
 
VF Law, 6000 Meadows Road, Suite 500, Lake Oswego, OR  97035  503.684.4111 

Website: www.vf-law.com  

ANDREW H. STAMP 
503.684.4111 X400050 

FAX 503.598.7758 
ANDREW.STAMP@VF-LAW.COM  

Admitted to practice in: 
Oregon 

 
May 30, 2024 

P18379-001 
SENT VIA EMAIL  
 
Mr. Joe Turner, Land Use Hearings Officer 
c/o Dept. of Land Use & Transportation   
Washington County  
Public Services Building  
155 N. First Ave, Suite 350, MS. #350-13  
Hillsboro, OR 97124  

 

Re: Brown Contracting Contractor Establishment Application   
 Modification of Application to Request Exceptions to Critical Services.  

County Casefile S2300221 
 

Dear Mr. Turner,  
 

This letter and exhibits constitute the Applicant’s First Open Record Period Submittal.   
 
I. Introduction.  
 

The City of Wilsonville raised concerns in their May 15, 2024 letter about whether the 
application meets Washington County approval standards related to public facilities and services.  
Specifically, the city raises issues related to “critical and essential services.”  As explained 
below, the city provides no basis for denial of the application.  

 
Oddly, the City of Wilsonville also seeks to have the County Hearings Officer apply 

certain provisions of the City of Wilsonville Development Code and the City of Wilsonville 
Public Works Construction Standards. This letter explains why the city’s standards do not apply.             

 
This letter serves four additional purposes.  First, it seeks to clarify the applicable 

requirements set forth in CDC 501. Second, it explains why the applicant meets the applicable 
county standards in CDC 501, and in a few instances, it provides additional evidence to close any 
potential evidentiary gaps in the application. Third, as a precaution, it seeks to modify the above-
cited application to specifically request “exceptions” to certain public facilities and services 
which may or may not actually be required.  

 
Fourth, as requested by the hearings officer, we discuss certain conditions of approval 

that we have not been able to come to a full agreement on with county staff.  We will continue to 
work with staff on these issues. Staff has committed to a site visit, which we think will be most 
helpful in resolving these issues. 

http://www.vf-law.com/
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II. Facts.  

 
A. Background on the Planning Efforts in this Area.   

 
This case is complicated by the fact that the subject property is located in an area that is 

in transition from rural uses to urban uses. To make matters worse, the road from which the 
subject property takes access from is located within the jurisdictional boundary of the City of 
Wilsonville.  This fact has caused confusion as to which standards apply to this land use 
decision.  

 
The land use history of the area provides some insight into the legal standards applicable 

to the subject property.  The planning area in question consists of approximately 847 acres, 
located west of I-5 between the cities of Tualatin and Wilsonville, known as the Basalt Creek 
and West Railroad Areas.  The planning area is generally referred to as the “Basalt Creek 
Planning Area (BCPA).” In 2004, Metro added the Basalt Creek Planning Area to the region’s 
Urban Growth Boundary (UGB) in order to accommodate growth in industrial employment. 
Metro Ordinance #04-104B. Metro included conditions, found at Exhibit F of Ord. 04-014B, that 
only pertain to the UGB expansion area north of Day Road. Exhibit 1.  Those conditions state:  
 

Tualatin Area 
1. Washington County or, upon annexation to the Cities of Tualatin or 
Wilsonville, the cities, in conjunction with Metro, shall complete Title 11 
planning within two years following the selection of the right-of-way 
alignment for the I-5/99W Connector, or within seven years of the 
effective date of Ordinance No. 04-1040, whichever occurs earlier. 
 
2. Title 11 planning shall incorporate the general location of the 
projected right of way alignment for the I-5/99W connector and the 
Tonquin Trail as shown on the 2004 Regional Transportation Plan. If the 
selected right-of-way for the connector follows the approximate course 
of the “South Alignment,” as shown on the Region 2040 Growth 
Concept Map, as amended by Ordinance No. 03-1014, October 15, 2003, 
the portion of the Tualatin Area that lies north of the right-of-way shall 
be designated “Outer Neighborhood” on the Growth Concept Map; the 
portion that lies south shall be designated “Industrial.” 
 
3. The governments responsible for Title 11 planning shall consider 
using the I-5/99W connector as a boundary between the city limits of the 
City of Tualatin and the City of Wilsonville in this area. 

 
Id. at p. 2-3. Thus, Metro delegated to Tualatin and Wilsonville the task of deciding on where the 
eventual jurisdictional boundary would be located and that the boundary would be the location of 
an east-west “connector’ arterial road.    
 

In 2011, the two cities, Metro, and Washington County entered into an Inter-
Governmental Agreement (IGA) that outlines the coordinated planning responsibilities regarding 
the BCPA. The project team worked with property owners, citizens, service providers, regional 
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partners, and both cities’ Planning Commissions and City Councils to complete transportation, 
infrastructure and land use planning. The Cities of Tualatin and Wilsonville adopted the Basalt 
Creek Concept Plan in August 2018, which presents a unified framework for future development 
in the BCPA.  

 
The connector road, now known as 

the “Basalt Creek Parkway,” was agreed 
upon in the 2018 Basalt Creek Concept 
Plan.  Exhibit 2. The connector is now 
shown on the County TSP.  It will 
eventually serve to route traffic away from 
the North Wilsonville interchange, and 
facilitate traffic mobility between Sherwood 
and south Stafford.     
 

The parties also entered into various planning agreements needed to carry out the concept 
plan, including the “Washington County – Wilsonville Urban Planning Area Agreement.”  
Exhibit 3. The Washington County – Wilsonville Urban Planning Area Agreement sets forth 
additional details pertaining to the planning history. Section II.B.3 of the WC/W UPAA sets 
forth certain coordination requirements that the County must follow when processing quasi-
judicial land use applications in the Urban Planning Area. A map of the UPA is included as an 
Exhibit A to the WC/W UPAA, and included the subject property.   
 

The City of Wilsonville adopted Comprehensive Plan and Transportation Systems Plan 
(TSP) amendments in 2019, which implement the Basalt Creek Concept Plan and Basalt Creek 
Transportation Refinement Plan. Exhibit 5.  The City of Wilsonville placed a Comprehensive 
Plan designation of “Industrial” on the subject property.  Exhibit 4. This designation will go into 
effect upon annexation.   

 
The City of Wilsonville has also enacted an overlay zoning district known as the 

“Coffee Creek Industrial Design Overlay District (Coffee Creek DOD).”  Exhibits 6 & 7. The 
subject property is not included in that overlay district.  

 
Having reviewed the UPAA discussed above as well as other legal authority, we are not 

aware of any legal requirement that makes City of Wilsonville standards of any type applicable 
to this case.   

 
B. Correction of Incorrect Factual Statements Made by the City of Wilsonville.  

 
At various places in the City of Wilsonville’s submittals to date, the city demands that the 

proposed “open-air storage building” be “removed.”  See, e.g., Planning Director’s Letter dated 
May 15, 2024, at p. 6.  See also DKS Technical Memorandum, at p. 1, n1.  Contrary to the 
misinformation supplied by the city, the proposed “open-air storage building” has not been built.  
The city could have easily verified this by viewing the property on Google Earth.   The general 
location of the proposed building is circled in the aerial below.   
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III. Legal Analysis.  
 

A. City Standards Do Not Apply.   
 

In her letter dated May 15, 2024, the City of Wilsonville’s Planning Director states that 
“[t]he City has road authority over SW Day Road and, therefore, the City’s public facility 
standards apply to this facility.”  She does not cite any provision of law for this novel 
proposition, and we are not aware of any law which supports her position. To the contrary, the 
city’s standards do not apply because this application must be judged by standards set forth in the 
county’s Development Code. ORS 215.416(8)(a). Stated another way, the zoning of the property 
determines which set of zoning laws apply to it, which is to say that the zoning laws follow the 
property, not the roads next to the property.  This property is zoned FD-20, and therefore the 
county zoning laws apply to it.   

 
Both ORS 215.416(8)(a) and its counterpart applicable to cities, ORS 227.173(1), set 

forth what is known to land use practitioners as the “codification requirement.”  It requires that 
permits issued by the county be decided based on text and maps adopted into the county’s zoning 
codes:   
 

Approval or denial of a permit application shall be based on 
standards and criteria which shall be set forth in the zoning 
ordinance or other appropriate ordinance or regulation of the county 
and which shall relate approval or denial of a permit application to 
the zoning ordinance and comprehensive plan for the area in which 
the proposed use of land would occur and to the zoning ordinance 
and comprehensive plan for the county as a whole. 
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The primary purpose of the codification requirement is to assure that permit decisions will be 
based on pre-existing legislation.  BCT Partnership v. City of Portland, 130 Or App 271, 276 n2, 
881 P2d 176 (1994); Zirker v. City of Bend, 233 Or App 601, 227 P3d 1174 (2010).  An example 
of how a zoning ordinance can run afoul of this requirement is provided by State ex rel. West 
Main Townhomes v. City of Medford, 233 Or App 41, 43, 225 P3d 56 (2009), adhered to as 
modified on recons, 234 Or App 343, 228 P 3d 607 (2010).1  See also Oster v. City of Silverton, 
79 Or LUBA 447 (2019); Waveseer of Oregon, LLC v. Deschutes County, 81 Or LUBA 583 
(2020), aff’d, 308 Or App 494, 482 P3d 212 (2021);2 Hollander Hospitality v. City of Astoria, __ 
Or LUBA __ (LUBA No, 2021-061, Sept. 30, 2021);  Landwatch Lane County v. Lane County 
(Fallon), 81 Or LUBA 656 (2020).    

 
Therefore, the only way that “city standards” can apply is if there is something in the 

county’s Development Code that incorporates those city standards by reference.  Unfortunately 
for the city, the CDC only cites to county “Road Design and Construction Standards.”  See e.g., 
CDC 501-8.2(F) & (G).  The city seeks to apply access spacing standards set forth in the City of 
Wilsonville Public Works Standards, but the CDC demands that the review authority apply 
access spacing standards set forth in CDC 501-8.5.  There is simply no legal support for the idea 
that the city’s status as “road authority” over SW Day Road somehow makes the applicant 
subject to city’s public facility standards.  In the absence of a more developed argument, the city 
provides the Hearings Officer no basis for denial of this application on the basis of city 
standards.        

    
B. The City Fails to Understand that the Applicant is Proposing “Interim” 

Development under the County FD-20 Zone, Not the “Final / Build-out” 
Development Envisioned by the Basalt Creek Concept Plan.  
 
In her letter dated May 15, 2024, the City of Wilsonville’s Planning Director makes an 

interesting concession when she states: 
 

The infrastructure planned by the City is designed to serve the 
industrial uses planned for the Basalt Creek Industrial Area where 
this property is located. Improvements are needed to accommodate 

 
1 The relevant section of the Medford zoning code stated that all development must be consistent with an adopted 
neighborhood circulation plan and, if such a plan did not exist, it was the developer's responsibility to demonstrate 
that the development “will not impair the future development of a comprehensive neighborhood circulation system.” 
The parties agreed that there was no “plan” for the neighborhood at issue.  The Court of Appeals held that the code 
did not give sufficient notice of what was required.  The Court noted that the standard refers to eventual 
development of adjoining property and future provision of access, and there was no way to show compliance with 
such future standards. 
 
2 In Waveseer, the county denied an application for a marijuana production facility based upon a 10-factor analysis 
and conclusion that the proposed facility would be too close to a “youth activity center.”  The court held that 
“nothing in the provisions of the code signal[ed] the notion of a 10-factor analysis, let alone the particular 10 factors 
identified by the county as relevant.” Under those circumstances, the court held that LUBA was correct to conclude 
that the county's interpretation of the “‘youth activity center’ criterion in [the code] violate[d] the codification 
requirement of ORS 215.416(8).” 
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this traffic and provide safe, multi-modal access for nearby residents 
and the hundreds of future employees that will work in the area. The 
City does not have a deferral or fee in lieu program for 
improvements and construction must occur at the time of 
development; therefore the City cannot support County Condition of 
Approval III. 5. For all these reasons, the exception in Washington 
County Code Section 501 does not apply, and the City requests that 
the Hearings Officer deny the application or incorporate the City’s 
conditions of approval related to completing street improvements 
into the final land use decision rendered. 

 
See letter from Planning Director dated May 15, 2024, at p. 7-8. It is interesting that the city 
concedes that planned infrastructure is intended to serve future planned industrial uses. The 
applicant’s use is not one of the “industrial uses planned for the Basalt Creek Industrial Area.”  
Rather, the applicant is proposing an interim use of land that will be eventually replaced by the 
“industrial uses planned for the Basalt Creek Industrial Area,” upon future annexation into the 
city. 
 

Policy 18 of the Washington County Comprehensive Plan describes the FD-20 zone as a 
holding zone:   
 

Future Development 20-Acre District (FD-20) Characterization: The 
FD-20 District shall be applied to land added to the Regional UGB by 
Metro during or after June 1999 through a major or legislative 
amendment. The FD-20 District is intended to protect and retain for 
future urban density development lands which are predominantly in 
limited agricultural, forest or residential use. Pursuant to Section 
3.07.1110.C. of Metro’s Urban Growth Management Functional Plan 
(UGMFP), the minimum lot area for the creation of new parcels shall 
be 20 acres. These properties shall remain FD-20 until any appeals 
regarding the Metro UGB amendment have been finalized and the 
planning requirements of Title 11 of Metro’s UGMFP have been 
completed and adopted by ordinance. 

 
A contractor establishment is one of the few interim uses allowed in the FD-20 zone. The 

reason for this is straightforward: such uses do not require much in the way of public 
infrastructure and they typically do not result in expensive private improvements that would 
discourage future transition to other land uses.  To quote CDC 308, “the FD-20 District 
recognizes the desirability of encouraging and retaining limited interim uses until the urban 
comprehensive planning for future urban development of these areas is complete.”  

 
 The city’s misconception of the FD-20 zone is revealed in the following quote:  
  

The industrial-style use proposed by this application is not consistent 
with the Basalt Creek Concept Plan or with the intent behind the 
County’s FD-20 zoning designation. The FD-20 zoning was applied as a 
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result of Metro amending the Urban Growth Boundary to accommodate 
future industrial growth in this area. The intent of applying this zoning 
designation is to indicate the land is slated for future development. 

 
Id. at p. 7. While it is certainly true that a contractor establishment is inconsistent with the 
long-term goals of the Basalt Creek Concept Plan, it is entirely consistent with the FD-20 
holding zone because it is a “limited interim use” of the land. The city is at least 10-20 years 
away from being able to provide the infrastructure needed to support final buildout, and in the 
interim, the land should not lie fallow.  Given that realization, it is not appropriate to burden an 
interim land use with the infrastructure intended to serve future planned industrial land uses 
which are not contemplated by the applicant.       
 

Continuing, the city’s Planning Director states:  
 
County staff assessment is that half-street improvements can be 
completed later. However, if the improvements are not a condition 
of approval, then there is no mechanism to require them of the 
applicant. Essentially, Washington County is attempting to force the 
costs to do this work in the future onto City taxpayers, despite the 
facility already being a City road. The City will not accept this 
unjustified cost shifting for the benefit of private development to the 
detriment of the taxpayer. The time to require necessary public 
improvements is at the time of development, which is now.  

 
Id. at p. 7. The city misses staff’s point: this is not the “time of development.”  This is the time of 
an interim, temporary development.  The city will get another bite at the apple when it annexes 
the property and zones it for a more valuable land uses that will justify the future ROW 
exactions. In short, the city will get its road improvements when it comes to the table with 
municipal water and sewer and other urban infrastructure needed by developers who are willing 
to invest in land uses authorized by the city’s zoning code.   
 

Furthermore, the city sheds crocodile tears when it complains about shifting the burden of 
paying for infrastructure on “city taxpayers.” Both the county and the city collect SDCs to widen 
Day Road, including bike lanes and sidewalks on both sides of the road, so the city taxpayers are 
not paying for the full cost of the road improvements. The city’s SDC-CIP provides that the city 
should pay 25% of the total $10.7 million dollars of the project, with the other 75% coming from 
other funding sources.  Of that 25% subtotal, the city has determined that city taxpayers should 
pay 50% and city developers should pay 50% via SDCs:       
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Exhibit 8, at p. 17.  
 

Similarly, Washington County continues to collect a TDT (aka: SDC) for this exact same 
project, even though the county no longer has jurisdiction over Day Road:  
 
 

 
 
Exhibit 9.  In other words, cost allocation decisions have already been made, and this land use 
application does nothing to upset that decision-making.  The applicant will pay the county’s 
TDT, which will be used to pay some proportional share of the Day Road improvements.   
 

The discussion set forth above provides a good segue to the next topic, which is the 
unconstitutionality of proposed conditions intended to exaction both land and roadway 
infrastructure from the applicant.    
 

C. The City’s Proposed Transportation Exactions violate Nollan / Dolan / Koontz. 
 

The city seeks to violate the U.S Constitution by demanding land dedications and 
exactions without even having the courtesy of providing proposed Nollan / Dolan findings.  As 
an initial matter, we object to the city’s use of dirty tactics to try to obtain its desired exactions 
by hook or by crook. The city seeks to have the Hearings Officer impose conditions on the land 
use approval that would allow the city to extort land, road improvements and monetary 
exactions:  

 
 The city improperly seeks to use a fire hydrant to force annexation;   
 The city improperly threatens to prohibit access on Day Road unless land is 

dedicated.  
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See Letter from Planning Director dated May 15, 2024, at p. 6.  The city demonstrates its lack of 
understanding of exactions law when it states:  
 

Widening SW Day Road along the site’s frontage to include an 
additional 11-foot-wide travel lane, curb, planter strip, street trees, 
bike lane, sidewalk, and street lights would resolve the level of service 
deficiency in improvements. As these improvements are less than the 
local half street requirement, and as such, the City has not prepared 
essential nexus and rough proportionality analysis. 

 
See letter from Planning Director dated May 15, 2024, at p. 5.  Day Road is a major arterial, so 
"local half street" dedications do not apply to this case.  We will provide more thorough analysis 
of the Nollan / Dolan / Koontz trilogy in our final argument.  For now, it should suffice to say 
that the Fifth Amendment to the U.S. Constitution does not have a de-minimus exception for 
exactions that are less than “local half street requirements.”   
 

To the contrary, exactions law is premised on the relationship between the negative 
externalities of development and the cost and extent of the solution the government seeks to 
remedy those impacts. To this point, one of the most important themes of the unconstitutional 
exactions doctrine was aptly stated by Justice Black in Armstrong v. United States: 
 

The Fifth Amendment's guarantee that private property shall not be 
taken for a public use without just compensation was designed to 
bar Government from forcing some people alone to bear public 
burdens which, in all fairness and justice, should be borne by the 
public as a whole. 

 
Armstrong v. United States, 364 U.S. 40, 49 (1960).  Here, the decision to convert Day Road to a 
major freight arterial has absolutely nothing to do with Brown Contracting’s interim 
development.  Rather, Day Road is needed to serve regional traffic between Sherwood, Tualatin, 
and Wilsonville and to serve future planned industrial and employment uses.    
 

The 2018 version of Metro’s 2035 Regional Transportation Plan (RTP) called for detailed 
project planning and near-term construction of an extension of SW 124th Avenue from Tualatin-
Sherwood Road to the I-5 / Elligsen Road interchange, supporting industrial access from the 
Tonquin, Southwest Tualatin, and Basalt Creek Planning Areas.  The Regional Transportation 
Plan (2018) included project #14, which was summarized as “Day Road reconstruction to 
accommodate trucks (Grahams Ferry Road to Boones Ferry Road).” 

 

 
 
Exhibit 10.  
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The Basalt Creek Transportation Refinement Plan Recommendations provided further 
detailed explanation.  It stated:   
 

Planning Context. The need to plan for the future transportation 
system in the Basalt Creek area is driven not only by future growth in 
the Basalt Creek Planning area itself, but by future growth in 
surrounding areas targeted for industrial development. Basalt Creek 
currently lacks the multi-modal transportation facilities needed to 
support economic and urban-level development. Several planning 
efforts, summarized below, provide background and context for the 
Basalt Creek Transportation Refinement Plan:  
 

•     The I-5/99W Connector Study recommended an alternative 
that spreads east-west traffic across three smaller arterials 
rather than a single expressway. Although specific alignments 
for these arterials were not defined, the eastern end of the 
Southern Arterial was generally located within the Basalt 
Creek Planning Area, south of Tonquin Road. The present 
planning effort aims to further define the location of the 
connection between the SW 124th Avenue Extension and the 
I-5/Elligsen interchange in a manner that does not preclude 
the future Southern Arterial west of SW 124th.  

 
      * * * * *.  

•     The Tonquin Employment Area, Southwest Tualatin 
Concept Planning Area, and Coffee Creek Planning Area 
together comprise about 1,000 acres surrounding the Basalt 
Creek area that are planned primarily for industrial use. These 
areas are expected to generate growing freight and work-
related travel demands on the multi-modal transportation 
network that runs through the Basalt Creek area.  (Emphasis 
Added).  

 
Exhibit 5 at p. 1-2.  So the planning goal was to relieve pressure on the Tualatin-Sherwood 
highway by rerouting traffic from Sherwood to Wilsonville.  Furthermore, the planning for the 
region recognized that future industrial uses in this area needed increased mobility and freight 
movement.   
 

The Basalt Creek Transportation Refinement Plan Recommendations also detailed the 
City of Wilsonville’s special interest in Day Road:  
 

During the planning process, the City of Wilsonville expressed 
concern about the structural condition of Day Road (i.e., failing 
roadway base and resulting pavement deterioration) and its ability to 
carry freight traffic for further development of industrial lands. While 
the Basalt Creek Transportation Refinement Plan focused on 
roadway needs related to capacity, the PAG agreed that the function 
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of the arterial network in the Basalt Creek area includes providing 
roadways with adequate structural design for regional freight needs. 
Therefore, the PAG agreed that the project recommendations 
include a commitment to address the construction, operations, and 
maintenance of the arterial network through the concept planning 
process. (Emphasis Added). 

 
Id. at p. 3.  So the City of Wilsonville speaks here with a forked tongue.  On the one hand, it 
previously convinced regional decisionmakers to dedicate resources to widen and rebuild Day 
Road to support “regional freight needs” and the “further development of industrial lands” in the 
Basalt Creek Planning Area and Coffee Creek Planning Area.  Here, it attempts to saddle the 
owners of an interim contractor establishment with the requirement to dedicate land and build the 
very same infrastructure at no cost to the city to support unrelated future industrial land uses.  
This blatant disregard for Constitutional norms is both shocking and unacceptable.      
 

D. Public Facilities and Services, Generally.  
 

The CDC creates three categories of facilities and services: critical, essential, and 
desirable. The CDC defines these three categories at CDC 501-7.1: 

 
Levels of Public Facilities and Services 
 
501-7.1 Implementation strategies of the Comprehensive Plan have 
placed Public Facilities and Services into three categories for 
development: 
 

A.  Critical Services. Public water, public sewer, fire protection, 
drainage and access on Local and Neighborhood Route 
roads; 

 
B.   Essential Services. Schools, Arterial (including State 

highways) and Collector roads, Regional Trails identified on 
the Transportation System Plan Pedestrian System map, 
transit improvements, police protection, street lighting and 
on-site pedestrian and bicycle facilities in the public right-
of-way; and 

 
C.   Desirable Services. Public transportation service, parks, 

traffic calming devices, mid-block crossings, Community 
Trails identified on the Transportation System Plan 
Pedestrian System Map, Special Area Trails, Pedestrian 
Connectivity Areas identified on the Community Plans and 
off-site pedestrian and bicycle facilities. 

 
The code requires an applicant to either provide the listed critical and essential services or take 
an exception to their provision.  It has been a longstanding pattern of practice in Washington 
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County to grant such exceptions to contractor facilities.  See Exhibits 12-16 (examples of 
contractor establishment decisions where exceptions have been granted).    
 

C. Critical Services. 
 

As defined, “critical services” include five separate types of service: (1) public water, (2) 
public sewer, (3) public stormwater facilities, (4) fire protection, and (5) access onto either a 
local road or a neighborhood route road. These five critical services can be categorized into those 
three services for which the county requires Service Provider Letters (“SPLs”), and two other 
critical services for which no SPLs are required.   

 
1. Critical Services Where Service Provider Letters are Required.  

 
 Three of the five critical services are addressed in CDC 501-8.1.  This section requires an 
applicant proposing development to obtain SPLs for water, sewer, and fire protection.     
 

501-8.1 Critical Services 
 
An applicant for development[3] shall provide documentation from the appropriate 
non-county service provider that adequate water, sewer and fire protection can be 
provided to the proposed development prior to occupancy. The documentation shall 
be no more than 90 days old. 

 
In this case, the only one of the three identified critical services set forth in CDC 501-8.1 

that is available to the subject property is fire protection, which is discussed below.  Neither 
water or sewer service is available to serve the subject property.  In 2015, the Hearings Officer 
applied CDC 5.01-6.1 and granted requested “exceptions” for water, sewer, and surface water 
management.  See Final Order Casefile 14-431-D (IND) at p. 1.  CDC 5.01-6.1(C) provides the 
criteria for such exceptions:  

 
501-6 Exceptions for Critical and Essential Services 
 
501-6.1 Development proposals that cannot ensure critical and 
essential services applicable to the development, other than those 
required by Sections 501-8.1 B (9) or 501-8.2 G. (Half-street 
improvements), within the required time frames shall be denied 
unless all of the following findings can be made: 

 
3 CDC 106-57 defines “development” as:  
 
“[a]ny man-made change to improved or unimproved real estate or its use, including but not limited to construction, 
installation or change of land or a building or other structure, change in use of land or a building or structure, land 
division, establishment, or termination of right of access, storage on the land, tree cutting, drilling, and site alteration 
such as that due to land surface mining, dredging, grading, construction of earthen berms, paving, improvements for 
use as parking, excavation or clearing. Also refer to Section 421-2.2 for definition of development for flood and drainage 
hazard area management purposes.”  
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A.  The particular inadequate facility(ies) or service(s) is not 
necessary for the particular proposal within the time period 
identified by the service provider; 

B.  The approval of the development application will not 
substantially interfere with the ability to later provide the 
particular inadequate facility(ies) or service(s) to 
anticipated uses in the vicinity of the subject property; 

C.   The approval of the development application without the 
assurance of the particular inadequate facility(ies) and 
service(s) will not cause a danger to the public or residents 
in the vicinity of the subject property; and 

D.   It is shown that the applicant has exhausted all practical 
methods within the ability of the applicant to ensure the 
provisions of the unacceptable facility(ies) and service(s). 

 
Thus, CDC 5.01-6.1 provides a set of standards under which development can be approved 
without necessary infrastructure where such facilities are not needed to serve the applicant. CDC 
5.01-6.1 is intended to allow interim development that does not need full urban services, which is 
consistent with the entire purpose of the FD-20 zone. CDC 5.01-6.1 also ensures that the 
applicant’s interim development does not preclude the provision of facilities at a later time.  
CDC 5.01-6.1(B).   
 

As mentioned above, the Hearings Officer applied CDC 5.01-6.1 in 2015 and granted 
requested “exceptions.”  For this expansion request, staff directed that these existing exceptions 
be applied to the remainder of site, since the applicant is not planning on building structures that 
would generate need for service on the expanded tax lots. See staff report at p. 12.  
 

a. Water.   
 
The City of Wilsonville takes the position that no water service lines can be extended 

beyond the city limits, and we agree that their code generally prohibits such extensions.  For 
example, with regard to water, the Wilsonville Municipal Code (WMC) 3.100(13) provides: 

 
(13)  Water service lines[4] shall not be extended outside the City 
limits and water shall not be metered or sold outside the City limits, 
except, however, when the Council may approve and authorize, by 
motion, the extension of a line or lines for the purpose of furnishing 
City water or sewer to any property or facility which is owned, used, 
occupied, leased or operated by any agency or department of 
Federal, State, County or special district; or a public entertainment 

 

4 The City code defines the term “Water Service Line” to mean “the water supply system from the water main line 
to the property line.” Also, the city’s municipal code stated that a “Water Main Line shall mean water main lines 
which are six inches or larger, constructed within a City right-of-way or dedicated easement.”  
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facility that is privately owned, or privately-owned property where 
extension of service is required to alleviate a clearly-defined health, 
safety or fire condition. The extension of a water or sewer line 
outside the City limits and beyond the Urban Growth Boundary may 
be approved provided that the City Council adopts findings 
demonstrating substantial compliance with statewide Planning 
Goals 2, 3, 4, 11 and 14. Any extension outside the City limits shall 
be subject to 3.116 of this Code and such additional fees as shall be 
determined from time to time by the City Council to be reasonable 
and prudent. All water and sewer service user fees, whether 
permanent or temporary, for any services provided outside the City 
limits shall be billed at two times the normal rate as previously 
established by Resolution. Except for publicly-owned property or 
facilities, all other property owners who receive City services under 
this section shall execute a Consent to Annexation as shall be 
provided by the City. 

 
The City of Wilsonville has tied water 
availability to annexation, which is not 
something that the applicant is interested 
in pursuing. In part, this is because the 
city has already assigned a provisional 
“Industrial” comprehensive plan 
designation to the property, See City of 
Wilsonville Ordinance 834 (2019) 
(Exhibit 3, at p. 28). The city intends to 
rezone the property upon annexation in a 
manner that prohibits contractor 
establishments.  In this regard, the city 
points out that a contractor 
establishment is most assuredly not a 
part of this future vision. See letter from 
Planning Director dated May 15, 2024, at 
p. 7 (“The industrial-style use proposed 
by this application is not consistent with 
the Basalt Creek Concept Plan * * *.).  
The BCCP calls for this area to be a 
“High Tech Employment District.”  
 

 
 
The applicant meets the criteria for an exception for public water requirement. With 

regard to CDC 501-6.1(A), municipal water is not necessary for this particular proposal 
because Brown Contracting does not use large quantities of water.  The applicant obtains water 
from an existing onsite well, which is sufficient to serve the needs of the existing business.  The 
applicant’s employees use water primarily for bathroom facilities. There are three bathrooms in 
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the office located on TL 309.  The office also features a small kitchen, in which only a 
microwave and coffee machine are used. The employees use bottled water for drinking because 
the well water, although safe to consume, has a disagreeable taste.  A shower facility is available 
but is not used. TL 309 has a drip irrigation system used to water some shrubs along the west 
fence line.  The applicant also uses water to run a power washer every other day for short periods 
of time. The applicant will occasionally, but not regularly, fill up a 200-gallon water buffalo5 for 
use at remote sites.  Overall, the level of water usage as part of the business is generally the same 
or slightly more than a typical residence.   

 
A contractor establishment is an interim land use that does not substantially interfere 

with the ability to provide water service in the future. CDC 501-6.1(B).  No party has provided 
any facts that suggest that the city cannot provide public water to the site or the area in the 
future upon annexation.  

 
The contractor establishment was established in 2015, and experience on the site has 

shown that the 2015 approval of the development application without municipal water has not 
caused a danger to the public or residents in the vicinity of the subject property.  CDC 501-
6.1(C).   

 
Finally, there are no “practical methods within the ability of the applicant” to ensure the 

provision of municipal water. CDC 501-6.1(D). Specifically, the City of Wilsonville has 
conceded, rather emphatically in fact, that they will not extend water lines outside their city 
limits unless the property is annexed.  The city has further conceded that a contractor 
establishment would not be allowed once the property is annexed.    
 

b. Sewer.  
 

The applicant meets the criteria for an exception for municipal sewer disposal. The 
applicant manages effluent via an on-site septic system. With regard to CDC 501-6.1(A), 
municipal sewer is not necessary for this particular proposal because the existing septic system 
is sufficient to serve the needs of the contractor establishment.  See Exhibit 3 to Letter from 
Andrew Stamp dated May 15, 2024.  A contractor establishment is an interim land use that 
does not substantially interfere with the ability to provide sewer service in the future. CDC 
501-6.1(B). The contractor establishment was established in 2015, and experience on the site 
has shown that the 2015 approval of the development application without municipal sewer has 
not caused a danger to the public or residents in the vicinity of the subject property.  CDC 501-
6.1(C).  Finally, there are no “practical methods within the ability of the applicant” to ensure 
the provision of municipal sewer. CDC 501-6.1(D).   
    
 
 
  

 
5 A water buffalo or water wagon is a trailer with a tank used to store and transport water for livestock, farms, 
ranches, construction contractors, industrial facilities, and auxiliary fire prevention. A water buffalo does not use a 
pump. Water is gravity fed to the required location. 
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c. Fire Protection.  
 

The only critical service that can be provided is fire protection.  The applicant has 
submitted a SPL from TVF&R.  TVF&R concluded that fire protection can be provided to the 
subject property.  See Application Exhibit E.  
 

CDC 501-7.4 states as follows: 
 

The service provider's information shall be treated as a rebuttable 
assumption as to the ability to provide an acceptable level of service. 
However, the evidence that can rebut it must be compelling evidence 
based upon objective data in order to controvert the determination of 
the service provider. 

 
Although the City of Wilsonville does not call out CDC 501.7-4, it seeks to rebut the 

presumption by stating that the TVF&R SPL is “inaccurate.”  See letter from Planning Director 
dated May 15, 2024, at p. 4.  However, the city does not provide any “compelling evidence based 
upon objective data,” as required by code.  Rather, the city’s Planning Director argues, in 
essence, that annexation is required before a fire hydrant located in the city’s jurisdictional 
boundary can be used to put out a fire on property located outside the city.  Id. The city is simply 
wrong on this point, and its attempt to rebut the presumption fails.  

 
The city’s core assumption is that the SPL is premised on the presence of a fire hydrant in 

city ROW.  That assumption is unfounded. The Deputy Fire Marshal II who approved the SPL, 
Mr. Brian Ernst, explained to us that TVF&R did not rely on the presence of a fire hydrant to 
issue the SPL.  Rather, TVF&R considers this property to be a “rural un-hydrated area.”  In these 
areas, TVF&R uses Type III wildland fire trucks (aka: “brush trucks”), which carry water on 
board and also have the capability to pump water from ponds and streams, etc.   

 
We submitted a copy of the TVF&R policy document entitled “New Construction Fire 

Code Applications for Commercial and Multi-Family Development.”6  This document sets forth 
the relevant policy at page 10: 
 

RURAL COMMERCIAL BUILDINGS - REQUIRED FIRE FLOW: 
Commercial structures in rural and suburban areas where adequate 
and reliable water supply systems DO NOT exist will require a 
firefighting water supply system sized in accordance with NFPA 
Standard 1142 (or an approved alternate) capable of delivering a 
minimum of 500 gpm at 20 psi through an approved fire hydrant in 
an approved location. (OFC 507, B103.2, and B105) 
 

 
6 We provided a copy of the TVF&R policy standards, which we downloaded from the following source: 
https://www.tvfr.com/DocumentCenter/View/1296/NC-Fire-Code-Application-Guide-for-Commercial-
Development?bidId= 
 

https://www.tvfr.com/DocumentCenter/View/1296/NC-Fire-Code-Application-Guide-for-Commercial-Development?bidId=
https://www.tvfr.com/DocumentCenter/View/1296/NC-Fire-Code-Application-Guide-for-Commercial-Development?bidId=
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•     Exception: Buildings less than 24,000 square feet do not 
require an onsite firefighting water supply. (OFC B103.1). 
(Emphasis added).  

 
Because the applicant is not proposing any structures which are 24,000 s.f. or larger, the TVF&R 
policy dictates that no onsite firefighting water supply is required.  Therefore, the city fails to 
meet its burden under CDC 501-7.4. 
 
 The city is also wrong to assume that a water hydrant located on city-owned ROW cannot 
be used to fight a fire located on neighboring land outside the city limits.  The city’s suggestion 
seems preposterous on its face, and the city provides no legal analysis to support its ridiculous 
argument. As noted above, WMC 3.100(13) prohibits the extension of “water service lines” 
outside the city’s jurisdictional boundary.  However, water used by TVF&R is not provided by a 
“water service line.”  Regardless, TVF&R has concluded that it would bring its own water to a 
fire, so the point is moot in any event.  Again, in the absence of a more developed legal 
argument, the city provides the Hearings Officer no basis for denial of this application.   
 

2. Critical Services Where Service Provide Letters Are Not Required.  
 

As discussed above, CDC 501-8.1 requires an applicant proposing development to obtain 
Service Provider Letters (“SPLs”) for water, sewer, and fire protection.  There are two other 
critical services that do not require service provider letters: (1) surface water management, and 
(2) access on Local and Neighborhood Route roads.   
 

a. Drainage / Stormwater Management.  
 

The city seeks to impose a demand that the applicant conduct an unnecessary drainage 
analysis, stamped by a civil engineer licensed in the State of Oregon, which includes a 
“downstream analysis.”  See letter from Planning Director dated May 15, 2024, at p. 6. The city 
seeks a drainage analysis report “that shows how stormwater will be managed in accordance with 
the Clean Water Services Standards and ODOT Hydraulics Manual.  Id.  We object to this 
request.   

 
As an initial matter, we intend to design a surface water management system that complies 
with Clean Water Services’ “Design and Construction Standards for Sanitary Sewer and 
Surface Water Management.”  However, the ODOT Hydraulics Manual does not appear to have 
mandatory regulatory application to this case.  See WCC 15.08.330.010 (stating that in areas 
which are outside of CWS’s service boundary, the CWS standards, and the ODOT Hydraulics 
Manual, shall “provide design guidance.”7  Therefore, we object to any condition that requires 
strict compliance with its mandates, whatever they might be. 

 
7 15.08.330.010 - General. 
  
The following and the Clean Water Services (CWS) Design and Construction Standards establish the requirements for 
the design of drainage facilities within their service boundary. 
 
Outside CWS service boundary, the CWS standards, and the ODOT Hydraulics Manual, shall  
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Second, we object to any conditions that require a “downstream analysis.”  The city 
recently completed a Stormwater Master Plan that extensively studied Basalt Creek where it 
enters the city’s jurisdictional boundary, identified existing deficiencies and problems caused by 
future urbanization, and recommended design solutions to remedy the existing and anticipated 
deficiencies.  Exhibit 17 (Excerpts from 2024 Wilsonville Stormwater Master Plan). The city 
has, therefore, already completed the “downstream analysis.”   

Based on our conversation with the city, it is clear that the city staff does not understand 
Oregon drainage law.  The city seemed to think that it can prohibit upgradient landowners from 
allowing surface waters onto downgradient property owned by the city, and that upgradient 
landowners may not add water to any watercourse that enters city boundaries.  The city is 
confused.   

Oregon’s law of drainage is based on common law.  Oregon is a modified civil rule state.   
Under the purest form of the civil law rule, drainage easements for natural flows are recognized 
by operation of law.  These easements, which are located at points of natural drainage, ensure 
that the upper landowner has the right to allow water naturally draining from his land to cross the 
lower landowner’s property.  Rehfuss v. Weeks, 93 Or 25, 33, 182 P 137 (1919).  In this regard, 
the civil law rule approaches the issue of drainage from a property law standpoint, as opposed to 
a tort law approach. 

Like most states that use the civil law rule, Oregon has adopted a modification known as 
the “acceleration” principle. See Garbarino v. Van Cleave, 214 Or 54, 330 P2d 28 (1958); 
Harbison v. Hillsboro, 103 Or 257, 271, 204 P 613 (1922); Rehfuss v. Weeks, 93 Or 25, 33, 182 
P 137 (1919); Whitney v. Willamette Bridge Ry. Co., 23 Or 188, 31 P 472 (1892).  Under this 
principle, the upper landowner may, subject to a “reasonableness” limitation,8 make use of 
manmade features such as pipes, drainage ditches, tiles, and drains to rid his land of surface 

 
provide design guidance. 
 
These requirements shall apply to all storm drainage facilities in existing and proposed county road rights-of-way, 
public rights-of-way, public drainage easements and tracts of common ownership in unincorporated areas. Storm 
drainage facilities include, but are not limited to ditches, culverts, inlets, drainage structures, swales, low impact 
development approaches (LIDA) and detention facilities, creeks and rivers. 
 

8 There are limits to the acceleration principle, particularly as related to urban areas.  See e.g., Levene v. 
City of Salem, 191 Or 182, 191, 229 P2d 255 (1951). For example, in Harbison, the court noted in dicta that the 
“due regard” must be observed “for the interest of the adjacent landowner so as to cause no unreasonable 
inconvenience.”  Id. at 273-4. In Rehfuss, the court stated that the up-gradient landowner must act “with prudent 
regard for the interests of such [down-gradient] owner.”  Rehfuss, 93 Or at 32.  In adopting these limits to the 
acceleration principle, Oregon courts have added tort law concepts to the civil law rule.   

 
The limits can only be decided on a case-by-case basis, and it is somewhat difficult to assess what is meant 

by the “unreasonable inconvenience / due regard” limitation.  The Garbarino court seemed to express some 
frustration in these formulations, noting that “[n]one of the opinions give us a clue as to the exact meaning of this 
language or the extent of limitation, if any, imposed thereby on the right of the upland owner to accelerate the 
natural flow of surface water.”  Garbarino, 214 Or at 561.  This case does not involve any facts which bring the 
reasonableness limit into question.   
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water, even though such actions increase the rapidity with which water will collect and discharge 
into natural drainage channels which drain onto and/or traverse across the lower property.   

 
This principle is expressed - without its moniker - in the following oft-cited passage from 

the treatise “Smurr on Farm Drainage.” The quote set forth below had been adopted into Oregon 
law outside of the context of farm drainage, and provides a good summary of the modified “civil 
rule:”   

 
“Under the rule of the civil law, which has found favor in most of 
the common- law courts of England and of this country, where 
two fields adjoin and one is lower than the other, as between the 
owners of such adjacent lands, the owner of the lower ground has 
no right to erect embankments or to do anything that will stop the 
natural flow of water thereto from the upper land, nor anything 
that will cast it back upon the land above; such lower field being 
necessarily subject to all the natural flow of water from the upper 
field. That is, the owner of the higher tract of land has the right to 
have the surface water flowing or coming naturally upon his 
premises by rains or melting snows pass off the same through the 
natural channels upon or over the lower or servient estate, and the 
owner of the dominant heritage may make such drains and ditches 
for agricultural purposes on his own lands as may be required by 
good husbandry, although by so doing the flow of water may be 
increased in the natural channels which carry the water from the 
upper to the lower fields; and no one has the right to complain that 
the volume of water in its natural channels is increased by the 
artificial drainage of lands which naturally drain therein.” 
(Emphasis Added). 

 
Smurr on Farm Drainage § 3, quoted in Harbison, 103 Or at 272. 

 
The “acceleration” rule is perhaps the least understood principle of drainage law, because 

people often confuse an increase in velocity or rapidity, which is (within limits) legally 
permissible, with increases in water quantity, which is not. Simply put, increasing the velocity of 
water flow is not increasing the quantity of water. Engineers will measure the time required for 
runoff to travel from the hydraulically most distant point in the watershed to the outlet.  This is 
referred to as the “Time of concentration” or (Tc). The hydraulically most distant point is the 
point with the longest travel time to the watershed outlet, and not necessarily the point with the 
longest flow distance to the outlet. Time of concentration is generally applied only to surface 
runoff and may be computed using many different methods. 

 
Thus, although the City of Wilsonville has stated to us that the applicant is not allowed to 

add any water to any waterbody that flows into the city, that statement clearly misconstrues 
Oregon drainage law. Upstream property owners have a property right - in the nature of an 
easement - to send water into natural drainage channels, and that right includes the right to 
accelerate water via development. The city has no right to complain about any surface water that 
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the applicant turns into its roadway, or any channelized flow that it turns into natural drainage 
channels such as Tapman / Basalt Creek.     

Contrary to an earlier position taken by the city in conversations with us, the city now 
acknowledges that city stormwater standards do not apply to this application. See letter from 
Planning Director dated May 15, 2024, at p. 5.  Instead, the city concedes that CDC 501-8.1(C) 
provides the applicable standard.  CDC 501-8.1(C) states: 

C.  No development shall be approved without adequate drainage 
as prescribed by the county Drainage Master Plan or the adopted 
Drainage Ordinance or Resolution and Order, and adequate 
provisions for stormwater, surface water and water quality 
management as required by the Clean Water Services' "Design and 
Construction Standards for Sanitary Sewer and Surface Water 
Management" or its successor. 

 
We address this criterion in the application at page 48.  Although that analysis is brief, the 
application addresses stormwater in much greater detail in response to CDC 423-10 and in the 
site design plans.  See application at p. 43 and Application Exhibit A. The property is within 
unincorporated Washington County, inside of the UGB and outside of the CWS jurisdictional 
boundary.  
 

The planned grading activities are necessary to create a ground surface suitable for siting 
a covered, open-air storage building and areas for outdoor equipment storage and staging. The 
Preliminary Grading and Erosion Control Plan (Application Exhibit A) illustrates the planned 
covered, open-air storage building footprint with finished floor elevation, the gravel areas to be 
resurfaced or remain as they exist, the existing and planned stormwater facilities, and the wetland 
boundary.  

 
Accommodations for stormwater runoff from the new impervious area(s) are planned to 

be managed on-site in accordance with county stormwater management standards, as applicable. 
See Exhibit 18. Stormwater management is planned to be accomplished by providing interceptor 
soakage trenches which will collect and route above ground surface stormwater to two below-
ground stormwater detention facilities with flow control structures, ensuring that the site’s peak 
post-developed flow is less than or equal to its corresponding peak pre-developed flow for each 
of the required storm events. The Preliminary Drainage Analysis & Stormwater Report (Exhibit 
18) and the Preliminary Plans (Application Exhibit A) demonstrate that County stormwater 
management standards can be satisfied. 
 

In response to the 2015 land use application, the applicant did successfully design an 
exceptionally large soakage bed design that is currently functioning as intended. The following 
documents demonstrate that we applied for permits and obtained them. 
 

 WACO Grading Permit Set – Existing Conditions and Grading Plans. See Exhibit 2 to 
letter from Andrew H., Stamp dated May 15, 2024.  

 Final As-Built Drawing (12/9/2015). Id.  
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The City of Wilsonville seems to think that the applicant “pulled a fast one” on the 
county by not including gravel as impervious surface. To the contrary, the final “As-Built” 
drawing shows that the building coverage, gravel, and concrete surfacing were all totaled to 
arrive at the overall impervious surface for the site. This final “As-Built” drawing was required 
to get a “final” on the County grading permit, as well as to arrive at the Type I “Final” for the 
Contractor’s Establishment Development Review LUA.   

 
 See Type I Final Approval signed by Ryan Marquardt (3/31/17). Exhibit 4 to letter 

from Andrew H. Stamp dated May 15, 2024. 
 See email from Miranda Bateschell to County Planner, confirming the conditions of 

approval were completed (3/27/2017), a copy of which is found at Exhibit 4 to letter 
from Andrew H. Stamp dated May 15, 2024. 

 See letter from Wilsonville, Michael Carr, confirming public work was completed 
(10/24/2016) See Exhibit 4 to letter from Andrew H. Stamp dated May 15, 2024. 

 
In summary, the applicant has met its burden to show that it qualifies for an exception for 

municipal stormwater service.  The applicant’s operations do not generate sufficient stormwater 
to create a need to be served by a municipal stormwater system.  CDC 501-6.1(A). 

 
A contractor establishment is an interim land use that does not substantially interfere 

with the ability to provide stormwater service to the property or neighboring properties in the 
future. CDC 501-6.1(B).  

 
The contractor establishment was established in 2015, and experience on the site has 

shown that the 2015 approval of the development application without municipal stormwater 
has not caused a danger to the public or residents in the vicinity of the subject property.  CDC 
501-6.1(C).   

 
Finally, there are no “practical methods within the ability of the applicant” to ensure the 

provision of public stormwater management. CDC 501-6.1(D).   
 

b. Access on Local and Neighborhood Route Roads 
 

The fifth and final critical service is access to a local road or neighborhood route.  CDC 
501-8.1(B)(2) states:  
 

B.  No development shall be approved without an adequate level of 
access to the proposed development in place or assured at the 
time of occupancy, with "adequate" defined for critical road 
services as [stated definitions are not applicable]: 
* * * * *.  
(2)  Right-of-way along the entire site frontage meets the following, 
at minimum, unless modified through a Type II exception approval 
under Section 501-8.4 B(2), or the site fronts only private street(s). 
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The county previously found that CDC 501-8.1(B)(2) was met via a series of road exactions that 
the applicant did not contest.  This 2024 expansion application is really aimed at adding more 
storage space, and is not intended to increase the operational capacity of the business beyond 
current levels.  
 
The City of Wilsonville requests the Hearings Officer adopt a condition that includes both a 
ROW dedication and the ridiculous statement that:  
 

“If City public facility standards are not met, such as dedication of 
sufficient future right-of-way to match the City’s Transportation System 
Plan (TSP) and associated frontage improvements, the City will not allow 
site access via SW Day Road.  

 
See letter from City Planning Director dated May 15, 2024, at p. 6.  The quote above misstates 
Oregon law and overstates the city’s authority.  
    
 The applicant enjoys a common law right of access, known as “abutters rights,” which 
are property rights in the nature of an easement.  State ex rel. Dept. of Transp. v. Alderwoods 
(Oregon), Inc., 358 Or 501 366 P3d 316 (2015). Such rights are not shared by the public, and 
include the following:  

 
the right of access, often called that of ingress and egress; (2) the 
right to light and air; (3) the right of view; (4) the right to have the 
street kept open and continued as a public street for the benefit of 
their abutting property; and (5) whatever adds to the value of the 
street to the abutter, separately and distinct from whatever rights 
the abutter may have relating to the street in common with other 
owners, or with the general public. 

 
Lowell v. Pendleton Auto Co., 123 Or. 383, 261 P. 415 (1927) (Quoting 3 McQuillin, Municipal 
Corp, Section 1322). See also Willamette Iron Works v. Oregon R & Nav. Co., 26 Or 224, 228-9, 
37 P 1016 (1984); McQuaid v. Portland and Vancouver Railway Co., 18 Or 237, 22 P 899 
(1889); Brown v. Jackson, 268 Or 111, 519 P2d 87 (1974). 
 

In Willamette Iron Works, supra, the Oregon Supreme Court discussed abutter’s right of 
access, as follows:  

 
“But there is a limitation to legislative or municipal power over a 
street, which cannot be exceeded without invading the 
constitutional rights of abutting owners. An abutting proprietor is 
entitled to the use of the street in front of his premises to its full 
width as a means of ingress and egress, and for light and air, and 
this right is as much property as the soil within the boundaries of 
his lot; and therefore any impairment thereof or interference 
therewith, caused by the use of the street for other than legitimate 
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street purposes, is a taking within the meaning of the Constitution, 
whether the fee of the street is in the abutting owner or not.” 

 
Id. at 228.  In Lowell v. City of Pendleton, 123 Or at 404-5, the court recognized that an abutter 
can object to any use of the street which is incident to public travel if such use interferes with the 
rights he or she possesses as an abutting property owner.  Although abutters rights are generally 
stated to be subject to the public’s right to use and improve the public road, Oregon Investment 
Co. v. Schrunk, 242 Or 63, 408 P2d 89 (1965), the government cannot close all access points 
enjoyed by a parcel of land without paying just compensation.  State ex rel. Dept. of Transp. v. 
Alderwoods (Oregon), Inc., 358 Or at 516 (citing cases).   

Since the subject property has no reasonable alternative access to the street system, any 
government action to prohibit the applicant from using Day Road for ingress and egress 
constitutes a taking. State v. Schoppert, 82 Or App 311, 314, 728 P2d 80 (1986); Douglas 
County v. Briggs, 34 Or App 409, 578 P2d 1261 (1978), aff’d, 286 Or 151, 593 P2d 1115 (1979). 

 The City of Wilsonville submitted a traffic analysis completed by DKS Associates.  
Based on the DKS analysis, the city argues that the “locations of the access driveways do not 
meet the City’s access spacing and sight distance requirements, creating safety issues along SW 
Day Road.”  See letter from City Planning Director dated May 15, 2024, at p. 4.  The city makes 
no effort to explain why the city’s “access spacing and sight distance standards” apply, other 
than to say that it is the “road authority,” whatever that means.  In fact, the referenced standards 
do not apply.   

 
The “Technical Memorandum” from DKS Associates states that it is quoting Section 

4.113.05C of the Wilsonville Development Code (“WDC”).  See Technical Memo from DKS 
Associates dated May 13, 2024, at p. 2. The reference is a typographic error, as the language 
quoted by DKS is actually found at WDC 4.133.05.C, a section of the WDC that governs an area 
in the southern part of the city known as the “Wilsonville Road Interchange Area.”  The subject 
property is not located in that area, however, and so it is unclear why DKS cites to code 
provisions that clearly do not apply.    

 
But that is not the only mistake that DKS makes.  DKS also seeks to apply “Table 2.12, 

Access Spacing Standards, Public Works Standards, City of Wilsonville, 2017."  See Technical 
Memo from DKS Associates dated May 13, 2024, at p. 3, n3.  The subject property is not located 
in the City of Wilsonville, and the applicant does not propose any construction in city-owned 
ROW.  Therefore, the city’s standards, including their driveway access spacing standards in 
Table 2.12, do not apply.             
 

CDC 501-8.1(B)(2) does not state that the county review authority should apply city 
standards.  To the contrary, CDC 501-8.1(B)(2) merely requires that the access be “adequate.”  
Although CDC 501-8.1(B)(1) defines the term “adequate” in relation to certain types of 
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housing,9 the term is left undefined with regard to non-residential land uses.  Nonetheless, the 
CDC also says that the dictionary should be used to define otherwise undefined terms:  
 

106-1.3 Any word or term not herein defined shall be used as 
defined by "Webster's Third New International Dictionary," 
copyright 1993, located in the Washington County Department of 
Land Use and Transportation. 

 
For this reason, we turn to Webster’s.  Generally speaking, the term “adequate” means 
“sufficient to meet a need” or “legally sufficient,” even if it is “narrowly or barely sufficient.”  
See Websters Third New International Dictionary, Unabridged (1993) at p. 25.  LUBA has 
affirmed an interpretation of the term “adequate” where it was interpreted to mean “barely 
sufficient to meet the need.”  Dickas v. City of Beaverton, 17 Or LUBA 578 (1989).  Thus, the 
standard to be applied in this case is a rather low one.  
 
 The attached analysis from Lancaster Engineering demonstrates that the County sight 
distance standards are met. Exhibit 20.     
 

The applicant has met its burden to show that it qualifies for an exception to the 
requirement that it take access from a local road.  The current road is more than adequate to 
service its needs, despite not being a local road. The “particular inadequate facility” (the city’s 
arterial) is “not necessary for the particular proposal within the time period identified by the 
service provider.” CDC 501-6.1(A).  

 
Although the city complains that there is “inadequate right-of-way,” the city uses the 

wrong measuring stick.  In her letter dated May 15, 2024, the Planning Director states:   
 

Additionally, there is inadequate right-of-way along the site frontage 
to meet the City’s Major Arterial right-of-way standards. Without the 
proper right-of-way dedication, this land use action impedes the 
City’s ability to provide adequate facilities and services to meet the 
needs of the proposed development and, in the future, to meet 
anticipated uses in the vicinity of the subject property. The additional 
vehicle trips generated by on-site modifications have changed the use 
at the site driveways and at City/County intersections in the vicinity 
of the site. The increase in trips and expansion of use further 
exacerbates access spacing and sight distance issues. (Emphasis 
added).  

 
Id. at p. 4.  The applicant does not need an arterial to conduct its operations.  It just needs a local 
road for access.  The fact that the city wants an arterial is irrelevant to the approval criterion.  As 
quoted above, the city states that “this land use action impedes the city’s ability to provide 
adequate facilities and services to meet the needs of the proposed development.”  But this is 

 
9 This was done for the purpose of complying with the “clear and objective” requirements set forth in state law 
pertaining to approval standards for housing.   
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simply not true.  Day Road is already more than adequate to meet the applicant’s needs, as 
evidenced by the last seven years of operation.  In fact, any abutting local street would meet the 
applicant’s need.  Because no local road is available, the city and county must provide – and 
have provided - direct access to the arterial.    
 

The applicant also meets CDC 501-6.1(B), because the approval of the development 
application will not substantially interfere with the ability of the city to provide any anticipated 
uses in the vicinity of the subject property with city roads.  The city states that “this land use 
action impedes the City’s ability to provide adequate facilities and services” * * * “to meet 
anticipated uses in the vicinity of the subject property.”  However, the city provides no evidence 
to prove its point.  To the contrary, the city has condemnation authority, and can therefore 
condemn the requested right-of-way at any time.  The applicant is not proposing any 
development that would make it more expensive to condemn the needed ROW.  Moreover, a 
contractor establishment is exactly the type of interim land use contemplated in the FD-20 zone, 
and preserves the land for future urbanization.   

 
The city also collects SDCs to widen Day Road, including bike lanes and sidewalks on 

both sides of the road.  The city’s SDC-CIP provides:       
  

 
  
Exhibit 8, at p. 17.  If the city and county are both collecting SDCs for this project, then why 
would city staff think that it could demand land dedication and road improvement exactions from 
landowners?  That would constitute double-dipping, or in this case, triple-dipping.    
 

The contractor establishment was established in 2015, and experience on the site has 
shown that the 2015 approval of the development application without a full arterial-level road 
width has caused no problems.  The current road width has not caused a danger to the public or 
residents in the vicinity of the subject property.  CDC 501-6.1(C).   

 
Finally, there are no “practical methods within the ability of the applicant” to ensure the 

provision of municipal arterial transportation systems. CDC 501-6.1(D).  Even if the applicant 
built the arterial along its frontage, the remainder of Day Road would still only function at its 
current capacity.   

 
Therefore, the Hearings Officer should grant an exception to the any requirement that 

the applicant provide a direct access to a local road, and find that the existing access is 
adequate to meet the needs to this interim land use.     
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B. Essential Services. 
 

In accordance with Section 501-8.2 of the Code, the following facilities and services are 
considered essential: 
 
 Schools & Police or Sheriff protection 
 Transit agency service and improvements  
 Regional Trails  
 Adequate Level of Arterial and Collector Roads 
 Street Lighting 
 Gravel roads are unacceptable for development within the Urban Growth Boundary 
 On-site pedestrian and bicycle facilities in public ROW 
 Half-Street improvements  

 
We address each of these issues below, except for the “gravel roads” issue, which does not 
apply.   
 

1. Schools & Police Protection.   
 

The only essential services that can be provided in this case are police protection and 
street lighting.   CDC 501-8.2(A)(1) addresses service provider documentation.  It states: 
 

(1) An applicant shall provide documentation from the appropriate 
school district, police or sheriff department, transit agency, trail 
provider and highway department that adequate levels of service are 
available or will be available to the proposed development within the 
time-frames required by the service provider. * * * * *.  

 
An adequate level of school service is not considered applicable to this development 

application for a contractor’s establishment because it does not create a need for additional 
school capacity.  

 
The applicant has provided a new service provider letter from the Washington County 

Sheriff’s Department establishing that police protection is available to the site. See Exhibit 21.   
 
The “transit agency” is Tri-Met.  This application does not trigger the need to seek a SPL 

from Tri-Met because Tri-Met does not provide bus service to Day Road.  The City of 
Wilsonville also operates its own transit agency called SMART Transit, which also does not 
provide service to Day Road.  Adequate levels of transit service are not available and will not be 
available to the proposed development in the foreseeable future.    

 
The “Highway Department” is ODOT, and this application does not trigger the need to 

seek a SPL from ODOT because the traffic counts are too low to trigger such analysis.     
 
There is no “Trail Provider” and no trails are planned on or near the subject property.   
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2. Transit Agency Service  
 

No “transit improvements” exist on Day Road and none are required at this time. As 
shown on the Preliminary Plans (Application Exhibit A), adjacent property frontages are 
unimproved and do not provide pedestrian (or roadway) improvements to connect transportation 
facilities to. The nearest cross street (i.e. SW Boones Ferry Road, Arterial facility) is 
approximately 650 feet to the east. Therefore, this criterion is not triggered.  
 

3. Regional Trails.   
 

CDC 501-8.2(A)(2)(d) addresses regional trails identified on the Transportation System 
Plan Pedestrian System Map, as follows: 
 

(i) The applicant shall provide documentation from the current or 
identified long-term trail provider about needed open space or 
easement reservations or dedications and/or any necessary 
improvements for any identified Regional Trail on the Transportation 
System Plan; and 
(ii) The applicant shall include in the submitted site plan any open 
space or easement reservation or dedication area and/or off-street 
trail, pathway or walkway identified by the trail provider in the 
documentation provided pursuant to (i) above. 

 
The site is not burdened by a “Regional trail identified on the Transportation System Plan 
Pedestrian System Map.”  See Exhibit 22.   
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4. Adequate Level of Arterial and Collector Roads 
 

CDC 501-8.2(B) addresses “adequate level of arterial and collector roads," as follows:  
 

No development shall be approved without an adequate level of 
Arterial and Collector roads available to the proposed development 
in place or assured at the time of occupancy. This requirement is 
satisfied by payment of the Transportation Development Tax. In 
addition, payment of the Transportation Development Tax is not an 
assurance for improvements required by Sections 501-8.2 C. through 
J.  

 
The applicant will pay the required SDC fee (aka: TDT).   
 

Continuing, CDC 501-8.2(B) further states:   
 

In addition to payment of the Transportation Development Tax an 
applicant shall, at a minimum, assure the following with said 
assurance provided prior to issuance of a building permit: 

(1)  All identified safety improvements within the impact and 
analysis area (pursuant to Resolution and Order No. 86-95 
"Determining Traffic Safety Improvements under the Traffic 
Impact Fee Ordinance - Process Documentation" as modified 
or updated), shall be constructed prior to occupancy of the 
development; except that [exception not applicable].  

 
R&O 86-95 requires the county to distinguish between traffic safety and traffic 

convenience improvements, a distinction necessary to determine which public improvements 
must be in place prior to adding vehicle trips to county roads and which improvements may be 
assured for construction over time. R&O 86-95 provides the process outline to determine if a 
transportation impact study is required, and the staff analysis required to determine the traffic 
safety improvements and capacity deficiencies that may be warranted.  Since the trip thresholds 
are not met, an Access Report (a.k.a. Traffic Analysis) was not required, per R&O 86-95. 
Therefore, the analysis area and safety improvements discussed in R&O 86-95 (as referenced 
above) are not triggered by this application.   

 
In addition to payment of the Transportation Development Tax an 
applicant shall, at a minimum, assure the following with said 
assurance provided prior to issuance of a building permit: 
* * * * *.  

(2)  On-site road drainage is adequate to protect the facility. On-
site means all lands in the land use application and ½ the 
right-of-way of existing roads lying adjacent to such lands. * 
* * * *. 
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The applicant is not adding any stormwater to the arterial facility, and therefore, the applicant 
cannot be required to improve the system. Having said that, it is true that SW Day Road is 
already improved with curbs, gutters, and subsurface drainage facilities. 

 
In addition to payment of the Transportation Development Tax an 
applicant shall, at a minimum, assure the following with said 
assurance provided prior to issuance of a building permit: 
* * * * *.  

(3)  Entering sight distance meets standards as specified in "A 
Policy on Geometric Design of Highways and Streets," 
American Association of State Highway and Transportation 
Officials (AASHTO); 

 
Lancaster Engineering provided a sight distance analysis dated May 30, 2024. Exhibit 20. 

Lancaster's analysis is intended to supersede any previous sight distance analysis that the 
applicant submitted with the initial application. Lancaster concluded that sight distance is 
adequate. 

 
In addition to payment of the Transportation Development Tax an 
applicant shall, at a minimum, assure the following with said 
assurance provided prior to issuance of a building permit: 
* * * * *.  

 
(4)  Right-of-way on or adjacent to the frontage property meets 

Washington County Functional Classification Standards 
including Streetscape Overlay and Enhanced Major Street 
Bikeway designations; except that [exception not applicable]. 

 
Neither the city or county have provided Nollan / Dolan findings justifying any ROW 

dedication.  No party to this case contests the fact that the access to Day Road is adequate to 
serve this interim land use.    

 
In addition to payment of the Transportation Development Tax an 
applicant shall, at a minimum, assure the following with said 
assurance provided prior to issuance of a building permit: 
* * * * *.  

 
(5)  Access to Arterials and Collectors is in accordance with Section 

501-8.5, except that [exception not applicable]. 
 

CDC 501-8.2(5) is discussed below. 
  
In addition to payment of the Transportation Development Tax an 
applicant shall, at a minimum, assure the following with said 
assurance provided prior to issuance of a building permit: 
* * * * *.  
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(6)  Collectors or Arterials inside the UGB that abut a site and have 
an existing gravel surface must be brought up to urban 
standards in accordance with Section 501-8.2 E; except that 
[exception not applicable]. 

 
CDC 501-8.2(B) is not applicable.  
 

5. Street Lighting.  
 

CDC 501-8.2(C) is entitled “Street Lighting,” and requires:  
 

For all new Local, Neighborhood Route, Collector and Arterial 
streets, and half-street improvements an applicant shall provide 
street lighting consistent with county engineering standards and 
procedures and the requirements of the electrical utility company 
providing service to the area. The applicant shall ensure the 
construction, maintenance and power costs of street light facilities 
through the annexation and petition for service to an existing county 
service district for lighting or other funding method approved by the 
County Engineer. This standard does not apply to [not applicable]. 

 
Adequate street lighting is provided on Day Road.  There is existing street lighting on the 

south side of SW Day Road, across from the two (2) access points planned for the contractor’s 
establishment at 9675 and 9775 SW Day Road. The addresses are shown circled in the Google 
Earth imagery below.  

 

 
STREET LIGHTS SHOWN AT BOTH 9675 AND 9775 SW DAY ROAD 
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9675 SW DAY ROAD 

 

  9775 SW DAY ROAD 
 
6. On-site Pedestrian and Bicycle Facilities in the Public Right-of-Way 
 
There are no “on-site pedestrian and bicycle facilities in the public right-of-way” and the 

county has not provided Dolan findings.  This is discussed on pages 22-24 of the narrative. 
 
This application for development review involves an industrial use of land and is 

therefore associated with exception 408-2.1.B(5), above, and does not require the provision of 
the standards of Section 408-4 through Section 408-9. The subject site is designated FD-20 
District and provides an industrial use that is not open to the general public, nor is the vicinity 
conducive to park and recreation facilities. Considering the nature of this land use, encouraging 
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pedestrian and bicycle uses through the site is not appropriate. People who visit and/or are 
employed at the contractor’s establishment generally travel in equipment or service vehicles, and 
generally do not arrive by foot or bicycle, although there is an existing bicycle lane along the 
site’s frontage on SW Day Road. Further, the Washington County Transportation System Plan 
(TSP) does not identify a future regional or community trail within the project boundaries. 
Approval of this application will not preclude pedestrian facilities from being constructed in the 
future, at the time ultimate transportation improvements are implemented. 

 
Section 408-10 Internal Pedestrian Connection Design.  The site currently operates as a 

contractor’s establishment that will remain industrial in nature and is generally not open to the 
public; permanent sidewalk improvements are not desired as the majority of the site will remain 
graveled for the storage of heavy equipment and materials. As shown on the Preliminary Plans 
(Exhibit A), the property is currently improved with a ±20-foot-wide concrete driveway 
extending from SW Day Road to the existing and future buildings on-site, which provides 
sufficient connection for pedestrians and vehicles. There are no existing sidewalks along the 
north side of SW Day Road within over 500 feet to the east or west of the site. Use of the site is 
not intended for public use or pedestrians, and thus, connections through the site are not required 
or provided. Further, adjacent properties are similar in nature and do not provide transportation 
facilities (i.e. sidewalks) for connection. For these reasons, an internal pedestrian route is not 
necessary, but can be provided if required by the county. 

 
Section 408-10.3 Pedestrian Connection Design. This project involves construction of a 

new open-air structure intended to be used for outdoor storage for an existing contractor’s 
establishment. A reduction in the number of pedestrian connections is not proposed because none 
are specifically required pursuant to CDC 408-10.1. This site is industrial in nature and is not 
open to the public. Authorized persons who enter the site will typically do so by traveling in 
company trucks/vehicles. The subject site is within the UGB and has frontage along SW Day 
Road, an Arterial roadway under City of Wilsonville jurisdiction. A pedestrian connection at this 
location will not decrease out of direction travel from the street, as there are no sidewalks, transit 
stops, or pedestrian crossings in the vicinity. As shown on the Preliminary Plans (Exhibit A), 
adjacent property frontages are unimproved and do not provide pedestrian (or roadway) 
improvements to connect transportation facilities to. The nearest cross street (i.e. SW Boones 
Ferry Road, Arterial facility) is approximately 650 feet to the east. Therefore, this criterion is not 
relevant. 

 
Section 408-11 Community Plan Ped Connectivity.  The subject site is designated within 

Area of Special Concern 5 (ASC 5) on the Comprehensive Framework Plan (CFP) for the Urban 
Area and is not associated with an additional community plan. Further, the site is identified on 
Washington County CFP Future Development Area Maps A, B, and C, although pedestrian 
connectivity areas are not detailed. Lastly, as shown on the Preliminary Plans (Exhibit A), 
adjacent property frontages do not provide pedestrian facilities (sidewalks) to connect to. 
Therefore, the provisions above are not applicable. 
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7. Half Street Improvement.  
 
CDC 501-8.2(G) states: 
 

G.  A half-street improvement shall be constructed along the site's 
frontage of existing Collector and Arterial roads which abut the site 
and are not improved in accordance with the Washington County 
Transportation System Plan and Road Design and Construction 
Standards. This standard does not apply to [exception not 
applicable]. 

 
The City of Wilsonville cites to this standard in support of their argument that the 

applicant is required to build Day Road to arterial standards. See letter from City Planning 
Director dated May 15, 2024, at p. 4.  The applicant objects to this requirement on the grounds 
that the application of CDC 501-8.2(G) is unconstitutional as applied to this case.  See Nollan v. 
California Coastal Comm'n, 48 US 825, 831-32, 107 SCt 3141 (1987); Dolan v. City of Tigard, 
512 US 374, 384, 114 SCt 2309 (1994); Koontz v. St. Johns River Water Management Dist., 570 
US 595, 133 SCt 2586 (2013).   
 

The fact that a zoning code may legislatively require the improvements is immaterial to 
the Nollan / Dolan analysis. For example, in Carver v. City of Salem, 42 Or LUBA 305 (2002), 
aff’d w/o op., 184 Or App 503 (2002), LUBA held that a landowner’s choice to seek 
development in an area with inadequate public facilities, rather than wait an indefinite period of 
time until the local government or another developer provides the missing facilities, does not 
constitute a voluntary waiver of the landowner’s rights under the Takings Clause, or otherwise 
allow the county or city to impose an exaction of land to provide the missing facilities, without 
satisfying Dolan’s rough proportionality test.  
 

Similarly, in Hill v. City of Portland, 293 Or App 283 428 P3d 986 (2018), the City of 
Portland imposed a condition requiring the landowner to dedicate a two- to seven-foot-wide 
right-of-way along the site’s frontage along SE 122nd Avenue to accommodate future street 
improvements. The City of Portland defended this exaction by pointing out, correctly, that their 
code standards demanded such exactions by creating road standards. The Court of Appeals held 
that this exaction was subject to the Nollan / Dolan test. The court found that the City of Portland 
could not sidestep Nollan / Dolan by merely legislatively incorporating the desired exactions into 
the Development Code.  
 

Thus, in this case, the county and city cannot evade Nollan’s requirement that it 
demonstrate that the impacts of a particular proposal “substantially impede” a legitimate 
governmental interest (so as to permit the denial of a permit outright), simply by defining 
approval criteria that do not take into account a proposal’s impacts. See Koontz, 570 US at 606-
07 (rejecting notion that a government can evade the requirements of Nollan and Dolan through 
artful phrasing).  
 

Both LUBA and Oregon courts have held that a local government must either disregard 
or modify its own standards if that is the only way to avoid violating Nollan / Dolan. See Dudek 
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v. Umatilla County, 42 Or LUBA 427 (2002), aff’d, 187 Or App 504, 69 P3d 751 (2003); 
Gensman v. City of Tigard, 29 Or LUBA 505, 515 (1995). See also Lincoln City Chamber of 
Commerce v. City of Lincoln City, 164 Or App 272, 991 P2d 1080 (1999) (the city may adopt 
rules that exceed “rough proportionality” for some land use applicants because city will apply 
rules only if they are “roughly proportional.”).  

 
Both county staff and the city declined to prepare the required Nollan/Dolan findings. See 

letter from City Planning Director dated May 15, 2024, at p. 4.  CDC 501-8.2(G) cannot be 
applied to this applicant in the absence of such findings.  
 
IV. Contested Conditions.  
 

As requested, staff and the applicant resolved more of the issues that the applicant 
identified with the proposed conditions set forth in the staff report. We very much appreciate 
staff's efforts to reach consensus on these issues. Only six of staff’s proposed conditions 
remain problematic.     
 

In our meeting with staff on April 25th, 2024, county staff made a point about using CDC 
207-5.1 as authority to impose conditions on the applicant.  We reviewed that provision and have 
some concerns / objections to how it is being used.  To recap, CDC 207-5.1 provides:    

 
207-5.1 The Review Authority may impose conditions on any Type II 
or III development approval. Such conditions shall be designed to 
protect the public from potential adverse impacts of the proposed 
use or development or to fulfill an identified need for public 
services within the impact area of the proposed development. 
Conditions shall not restrict densities to less than that authorized 
by the development standards of this Code. 

 
At the outset, we wish to clarify that we do not take issue with the unremarkable principle that 
the county possesses the general authority to impose conditions of approval on a land use 
approval. See SkyDive Oregon, Inc. v. Clackamas County, 122 Or App 342, 857 P2d 879 (1993); 
Von Clemm v. City of Portland, 66 Or LUBA 379, 383-84 (2012).  However, CDC 207-5.1 is not 
an independent approval standard.  Rather, it is both a delegation of authority and a limitation on 
the delegation. The distinction is important. 
  

Where a problem arises is if the review authority tries to use CDC 207-5.1 to create what 
amounts to a new approval standard or a modification of an existing standard.  For example, if 
the code sets forth a 10-foot setback, CDC 207-5.1 cannot be used as authority to impose a 20-
foot setback under the guise of “protect[ing] the public from potential adverse impacts of the 
proposed use.”  ORS 215.427(1)-(3).  LUBA and the courts have often stated that a local 
government cannot interpret its code in a manner that amounts to a de-facto amendment of its 
language.  1000 Friends of Oregon v. Wasco County Court, 299 Or 344, 703 P2d 207 (1985) 
(LCDC interpretation overturned as de facto amendment of its own rule). “To amend legislation 
de facto or to subvert its meaning in the guise of interpreting it is not a permissible exercise.” 
Goose Hollow Foothills League v. City of Portland, 117 Or App 211, 843 P2d 992, 995 (1992); 
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Von Lubken v. Hood River County, 104 Or App 683, 803 P2d 750 (1990), on recons, 106 Or App 
226, rev den, 311 Or 349 (1991).  The same holds true for conditions of approval.  

 
Thus, the quoted code language should be read as a limitation, which is to say that any 

condition which does not “protect the public from potential adverse impacts of the proposed 
use” violates CDC 207-5.1. See generally Applebee v. Washington County, 54 Or LUBA 364, 
401-2 (2007) (rejecting county’s argument that interprets CDC 207-5.1 as providing authority to 
impose conditions unrelated to the impacts of the proposed development, but rather for the 
purpose of addressing alleged code violations related to an unrelated permit).  A condition needs 
to be tied to an actual approval standard independent of CDC 207-5.1.  

 
In KB Trees v. Washington County, 81 Or LUBA 325 (2020), LUBA rejected the 

argument that CDC 207-5.1 imposed a duty upon the review authority to impose conditions on 
an applicant. LUBA noted that the petitioners argued that a condition that the hearings 
officer imposed was inadequate because it does not “protect the public from potential adverse 
impacts of the proposed use,” within the meaning of CDC 207-5.1.”  Although LUBA’s precise 
reasoning for rejecting petitioner’s argument is not entirely clear from the opinion, it is clear that 
LUBA did not treat CDC 207-5.1 as an independent approval standard, as the petitioner in that 
case clearly desired. 

 
Thus, it is important that the county tie any condition of approval to an actual substantive 

approval criterion.  That is not to say that substantive approval criteria exist in this case on which 
a condition of approval can be based. Our point is merely that the path taken is as important as 
the destination.     

 
 With that in mind, we turn to the contested conditions:  
 

A. Proposed Condition II(A). 
 

A. Obtain a Grading Permit from the Washington County Building Services 
Division. The Grading Permit application must follow the grading submittal 
package checklist from the Building Services Division. 

 
NOTE: Revise the grading plans to reflect no disturbance through either 
grading or fill in the area of Tax lot 303 north of the east-west lot line between 
Tax Lots 306 and 309. Additionally, revise the grading plans to reflect no 
encroachment on Tax Lot 311 west of the west facade of the existing dwelling 
on site as of the date of this staff report.  

 
Applicant Response to Proposed Condition:  Proposed condition of approval II(A) attempts to 
prohibit the applicant from using a large portion of its property under the guise of protecting 
“significant natural resources.”  The staff report states:  
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Section 422 Significant Natural Resources  
 
STAFF: The Comprehensive Framework Plan for the Urban Area 
(CFP) indicates the presence of significant natural resources on 
the subject site. Policy 41 of the CFP describes the area in the 
vicinity of the site as containing Significant Natural Areas and 
Natural Resource areas (Water Areas and Wetlands and Fish and 
Wildlife Habitat). The Significant Natural Area consists of the 
Tonquin Scablands. In staff’s review of Casefile L1400431-
D(IND), which covered the original Contractor’s Establishment and 
tax lot 3S102B000309, staff found that Significant Natural Areas 
and Natural Resource areas (Water Areas and Wetlands and Fish 
and Wildlife Habitat) were not present on tax lot 3S102B000309.  
 
The applicant included an assessment of the new lots and found 
that wetlands and Tile 13 Riparian Resources are present 
generally along the western part of three of the added lots (see 
Figure 7 of Attachment D of the application). The assessment 
concluded that none of the proposed site grading or tree removal 
encroaches within the mapped wetlands and Title 13 Riparian 
resources (see Figure 8 of Attachment D of the application). At 
such time as the site is annexed into the City of Wilsonville 
subsequent development of the property would be subjected to 
Wilsonville’s significant resource protection regulations 
(Vegetative Corridors are not currently required since the site is 
not within the CWS service district boundary). However, in order 
to ensure adequate protection of the existing wetlands and Title 
13 Riparian resources and to minimize impacts on adjacent 
residential uses to the north and west at this time, staff 
recommends the following Conditions of Approval:  
 
Revise the grading plans to reflect no disturbance through either 
grading or fill in the area of Tax lot 303 north of the east-west lot 
line between Tax Lots 306 and 309. Additionally, revise the 
grading plans to reflect no encroachment on Tax Lot 311 west of 
the west facade of the existing dwelling.  
 
Said Recommended Conditions of Approval pursuant to Section 
207-5.1 are intended to protect the public from potential adverse 
impacts of the proposed use or development on the wetlands. Due 
to the large acreage of the development site, staff does not find 
that the reduced grading resulting from the above two 
Recommended Conditions of Approval will adversely impact the 
ability to develop the site in a manner commensurate with the 
need for expansion. A large percentage of the site can be grading 
to support the needed business expansion while at the same time 
ensuring minimized impacts on the natural environment and 
nearby residences.  
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The assessment also concluded that the geologic features 
characteristic of the designated Significant Natural Area (i.e., 
Tonquin Scablands Geologic Area) were not present on the 
development site. The applicant further concluded that the 
proposed site grading (i.e., surface level site improvements) will 
not result in impacts to the unique geological characteristics of the 
area. This is due in large part to the fact that very little removal 
(cut) of earthen material will be required to develop the site. 
Rather, fill material will be brought on site to provide a level 
expansion area. Consequently, staff does not anticipate that the 
existing geological substrate will be adversely impacted (altered) 
given that the expanded parking and storage areas shall be 
leveled with pervious gravel, lessening impacts to the areas 
geological resource. 
  
Based on this assessment the applicant concluded that the  
 
“planned site improvements shown on the Preliminary Plans 
(Exhibit A) and the Natural Resource Assessment (Exhibit D) will 
provide preservation of natural resources in accordance with 
Section 422.”  
 
Staff concurs with the applicant’s assessment and find that the 
proposed development does not impact or otherwise encroach 
within the wetlands and Title 13 Riparian Resources. However, as 
stated above, slight modifications to site grading are needed to 
further protect the natural resources as well to protect the abutting 
residences from potential impacts of the grading as originally 
proposed. The standards of Section 422 are met. 

 
See staff report at p. 18-19.  
 
 As an initial matter, the applicant has proposed to regrade only portions of the property 
that are not regulated as “Natural Resource areas.” The Staff report attempts to impose the 
condition as a necessary means for protecting the “existing wetlands and Title 13 Riparian 
resources,” but the staff report does not provide any scientific explanation for this conclusion.  
Ironically, the location of land staff seeks to “protect” from development reveals to the real 
reason for the proposed condition:  it is simply being done to appease the McClendon family.  
There is no nexus between the goals of CDC 422 and the land sought to be regulated.  If the true 
objective of the condition was to protect the wetlands, the condition would be written so as to 
apply existing code standards in a manner that creates a buffer between the wetland and the land 
sought to be regraded.  But the condition does not operate in any such logical manner. Instead, 
the condition is designed to make the northern portion of TL 303 and 311 a de-facto extension of 
the McClendon family’s backyard.  This is simply not an acceptable application of CDC 422. 
The proposed condition is arbitrary and capricious and serves no legitimate governmental 
purpose.      
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 At our meeting with staff, we were asked why Brown Contracting needed so much room 
for the contractor establishment.  As we understood the concern, staff did not want Brown 
Contracting to unnecessarily antagonize the McClendon family by using portions of TL 303 that 
were highly visible to McClendon, particularly if that land was not needed to conduct their 
operations.  The applicant does not seek to antagonize the McClendon family.  To the contrary, 
the applicant has taken extraordinary steps to reduce conflicts with its neighbors.  Nonetheless, 
this is a neighborhood in transition to urban uses of land, and Brown Contracting seeks to use as 
much of the property that is feasible for the contractor establishment.  The northern portion of 
TL 303 is relatively flat and is ideal for use as long term storage space.  This area would be used 
for items that are needed less frequently, and hence, there would not be as much activity in this 
area.  The applicant is making great effort to place the noisier aspects of its operations as far 
south as possible. The applicant is willing to provide screening as a mechanism to reduce 
impacts.     
 

Land appropriately zoned and priced for contractor establishments is rare in Oregon.  
Usually, zoning codes allow them on some urban industrial lands and urban commercial lands.  
However, contractor establishments do not typically need urban services such as municipal water 
and sewer, making these uses a waste of precious urban industrial and urban commercial land. 
Moreover, contractors usually cannot afford to pay for urban industrial or commercial land when 
they are essentially seeking to use that land as a glorified parking lot or storage area.   

 
On the other hand, neither EFU, forest, nor rural residential lands allow contractor 

establishments.  Rural commercial and rural industrial land do allow such uses, and would 
conceptually be the ideal location for such uses.  However, rural commercial and rural industrial 
land is very scarce by design.  Rural industrial and rural commercial zoning designations were 
typically only applied to land that supported such uses at the time of initial zoning, and therefore 
opportunities to buy such lands are few and far between.  Small scale contractor establishments 
operations can sometimes be permitted as home occupations in rural residential zones, but home 
occupation permits are often difficult to obtain, and contractors usually outgrow the conditions of 
the permit in short order.  Thus, Oregon land use laws work against contractor establishments, 
despite the fact that the construction industry is a key driver of economic growth in the state. 

 
We respectfully ask that the hearings officer not impose proposed condition IIA.  

 
B.  Proposed Condition II(A)(1)-(3). 

  
A. Complete the following items through the City of Wilsonville: 

1. Any construction work done within the existing and proposed additional right-of-
way shall need to be constructed in conformance with the City’s Public Works 
Standards and done under a City of Wilsonville Public Works Permit, available 
through the City Engineering Division. Please submit plans of proposed 
construction within the right-of-way for review by engineering staff; plan review 
fee is 2% of the engineer’s estimate and Public Works Permit fee is an additional 
5% of the engineer’s estimate. 
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2. Dedicate additional right-of-way along the SW Day Road frontages of Tax Lots 
3S102B000309, 3S102B000310, 3S102B000302, and 3S102B000311 required 
to provide 53.5 feet from centerline for the City’s Arterial designation.  

3. Record any necessary bicycle and pedestrian easements within the SW Day 
Road right-of-way with the city of Wilsonville.   

 
Applicant Response to Proposed Condition: These proposed conditions are based on requests 
from the City of Wilsonville. The applicant objects to any condition that requires it to interact 
with the City of Wilsonville in any manner, other than the ROW permit for construction access.  
As mentioned elsewhere in this letter, any demand to “dedicate additional right-of-way along the 
SW Day Road” to bring the road up to full major arterial standard requires Nollan / Dolan 
findings.  The same is true for the requested “bicycle and pedestrian easements.” The city has not 
provided the necessary findings, and does not appear to even understand how to conduct the 
required analysis.  The applicant has no intention of dedicating anything to Wilsonville, nor does 
the applicant intend to conduct any construction work in city of Wilsonville ROW other than 
construction access.   
 

Frankly, the “bicycle and pedestrian easement” condition does not make any sense, 
because if these easements are required to be located “within the SW Day Road right-of-way,” 
then an easement is redundant.  After all, when used in this context, the term “right-of-way” is 
nothing more than an easement granted in favor of the public.    
 

C. Proposed Condition III(B)(4).  
Planting plans for a landscape buffer consisting of evergreen shrubs (e.g., 
arborvitae) having a minimum height of six feet at maturity along the west 
property line of Tax Lot 311 in a manner that does not interfere with intersection 
sight distance standards for nearby driveways and shall otherwise extend from 
the right-of-way north to the wetland boundary. 

 
Applicant Response to Proposed Condition:  We were initially supportive of the provision of 
arborvitae along the western property line.   However, after a recent site visit and a visit with our 
neighbor to the west, Patti Kief, we are of the opinion that a full row of arborvitae along the 
entire west property line would be pointless.  She submitted a letter into the record. Exhibit 26. 
The applicant will make efforts to buy this property in the future. As shown in photographs we 
took dated May 24, 2024, Exhibit 24, photos 10-23, the boundary between TL 311 and TL 312 is 
already heavily vegetated in most places, especially near the dwelling on TL 312.  Arborvitae 
would not likely survive in that area due to the heavy tree canopy.  We would be amenable to 
providing a six-foot-tall sight obscuring fence as an alternative.      

 
 

// 
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D. Proposed Condition III(B)(5)  
 

i. Obtain a building permit for the fence located north of the existing shop 
buildings on Tax Lot 309. The fence is limited to a maximum height of 
seven feet, unless either a Type II Adjustment (formerly Hardship Relief 
Variance) or a Type III Variance (for greater than a 20% increase in 
height) is applied for and approved to allow fence height over seven feet. 

 
Applicant Response to Proposed Condition: This is a condition requiring a building permit and 
variance for the proposed sound wall.  The applicant does understand that a variance and 
building permit are required.  The concern is that the permitting will be complicated from a 
building code and engineering standpoint.  For this reason, the applicant seeks to decouple 
proposed condition III(B)(5) from the rest of the approval by moving the condition to Section 
VII.  That way, it moves forward on its own timeline and process, rather than tying up the 
remainder of the approval.   Right now, the condition is in Section III, which requires it to be 
completed “prior to final approval….”  This will delay progress unnecessarily.    
 

E. Proposed Condition III(B)(9).  
 

9. Completed Service Provider Letter information from the City of Wilsonville for 
transportation. 

 
Applicant Response to Proposed Condition:  The CDC does not require the applicant to obtain a 
“Service Provider Letter” (“SPL”) from the City of Wilsonville for transportation.   With regard 
to critical services, CDC 501-8.1 requires an applicant proposing development to obtain SPLs for 
water, sewer, and fire protection.  CDC 501-8.2(A)(1) addresses service provider documentation 
for essential services.  It states: 
 

(1) An applicant shall provide documentation from the appropriate 
school district, police or sheriff department, transit agency, trail 
provider and highway department that adequate levels of service are 
available or will be available to the proposed development within the 
time-frames required by the service provider. * * * * *.  

 
Wilsonville is not a school district, police agency, transit agency, trail provider, or highway 
department.  Therefore, no SPL is required from Wilsonville pertaining to transportation.  The 
code does not appear to tie adequate levels of Arterial and Collector Roads to a service provider 
letter requirement.  County staff can determine “adequacy” using the county code.  
 

CDC 203-4(N) has a requirement for “city coordination letter,” which is different than a 
SPL.  CDC 203-4(N) states:   
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203-4 Application 
… 
N. For Standard Land Divisions and development actions subject to 
Type II or III Development review on lands within a City Coordination 
Area (see map(s) on file with Current Planning), documentation from 
the appropriate city that ensures early coordination has occurred 
and confirms the City was informed of the pending application and 
was provided the opportunity to communicate regarding connection 
to city services. Changes of use that do not propose any new 
structures are exempt from this requirement. The documentation 
shall be no more than 180 days old. 

 
According to staff, the “City Coordination Area maps” don’t actually exist. See Exhibit 25.  That 
aside, CDC 203-4(N) is where the “City Coordination Letter” comes from. The UPAA has 
similar coordination language. See Exhibit 3.   However, the County did not mark this 
requirement as necessary at the pre-app, and thus, we did not send a request.  
 

In light of this, we respectfully request that the Hearings Officer omit Condition III B(9) 
in its entirety. 
 

F. Proposed Condition IV(C)  
 

C. Complete all required on-site improvements, including but not limited to planting 
plans for a landscape buffer consisting of evergreen shrubs (e.g., arborvitae) 
having a minimum height of six feet at maturity along the west property line of 
Tax Lot 311 and obtain final sign-off by Project Planner, Paul Schaefer. Please 
contact staff a minimum of 48 hours in advance of the requested final Current 
Planning inspection. 

Applicant Response to Proposed Condition:  For the reasons stated above, we ask that the 
Hearings Officer omit or modify this condition as well.   
 
V. Conclusion. 
 

We thank the Hearings Officer for taking the time to review this case.   
  
       Sincerely, 
 
       VF Law 
        

/s/ Andrew H. Stamp 
 
       Andrew H. Stamp 
AHS/nbro 
Enclosure 
cc: Client  

AKS Engineering & Forestry, LLC  



Page 1 - Ordinance No. 04-1040B 
m:\attorney\confidential\7.2.13\04-1040B.red.006 
OMA/RPB/kvw (06/18/04) 

BEFORE THE METRO COUNCIL 
 
FOR THE PURPOSE OF AMENDING THE 
METRO URBAN GROWTH BOUNDARY, THE 
REGIONAL FRAMEWORK PLAN AND THE 
METRO CODE TO INCREASE THE CAPACITY 
OF THE BOUNDARY TO ACCOMMODATE 
GROWTH IN INDUSTRIAL EMPLOYMENT 

) 
) 
) 
) 
) 
) 
) 

ORDINANCE NO. 04-1040B 
 
 
 
 
Introduced by the Metro Council 

 
 WHEREAS, by Ordinance No. 02-969B (For The Purpose Of Amending The Urban Growth 

Boundary, The Regional Framework Plan And The Metro Code In Order To Increase The Capacity Of 

The Boundary To Accommodate Population Growth To The Year 2022), the Council amended Title 4 

(Industrial and Other Employment Areas) of the Urban Growth Management Functional Plan to increase 

the capacity of industrial land to accommodate industrial jobs; and 

 WHEREAS, the Metro Council adopted an Employment and Industrial Areas Map as part of 

Title 4 (Retail in Employment and Industrial Areas) in Ordinance No. 96-647C (For the Purpose of 

Adopting a Functional Plan for Early Implementation of the 2040 Growth Concept) on 

November 21, 1996; and 

 WHEREAS, the Council amended the Regional Framework Plan (“RFP”) by Exhibit D to 

Ordinance No. 02-969B (For the Purpose of Amending the Metro Urban Growth Boundary, the Regional 

Framework Plan and the Metro Code in Order to Increase the Capacity of the Boundary to Accommodate 

Population Growth to the Year 2022), adopted on December 5, 2002, to establish a new 2040 Growth 

Concept design type entitled “Regionally Significant Industrial Area” (“RSIA”) and to add Policies 1.4.1 and 

1.4.2 to protect such areas by limiting conflicting uses; and 

 WHEREAS, by Exhibit F to Ordinance No. 02-969B the Council amended Title 4 (Industrial and 

Other Employment Areas) of the Urban Growth Management Functional Plan (“UGMFP”) to implement 

Policies 1.4.1 and 1.4.2 of the RFP; and 

 WHEREAS, by Exhibit E of Ordinance No. 02-969B the Council adopted a “Generalized Map of 

Regionally Significant Industrial Areas” depicting certain Industrial Areas that lay within the UGB prior to 

its expansion as part of Task 2 of periodic review as RSIAs; and 
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 WHEREAS, Title 4 calls upon the Council to delineate specific boundaries for RSIAs derived 

from the “Generalized Map of Regionally Significant Industrial Areas” after consultation with cities and 

counties; and 

 WHEREAS, by Ordinance No. 02-969B, the Council added capacity to the UGB but did not add 

sufficient capacity to accommodate the full need for land for industrial use; and  

 WHEREAS, the Metro Council submitted Ordinance No. 969B, in combination with other 

ordinances that increased the capacity of the UGB, to the Land Conservation and Development 

Commission (LCDC) as part of Metro’s periodic review of the capacity of its UGB; and 

 WHEREAS, on July 7, 2003, LCDC issued its “Partial Approval and Remand Order 03-

WKTASK-001524” that approved most of the Council’s decisions, but returned the matter to the Council 

for completion or revision of three tasks: (1) provide complete data on the number, density and mix of 

housing types and determine the need for housing types over the next 20 years; (2) add capacity to the 

UGB for the unmet portion of the need for land for industrial use; and (3) either remove tax lots 1300, 

1400 and 1500 in Study Area 62 from the UGB or justify their inclusion; and 

 WHEREAS, the Council completed its analysis of the number, density and mix of housing types 

and the need for housing over the planning period 2002-2022 and incorporated its conclusions in a 

revision to its Housing Needs Analysis; and  

 WHEREAS, the Council increased the capacity of the UGB both by adding land to the UGB and 

by revising the Regional Framework Plan and Title 4 of the UGMFP to meet the previously unmet 

portion of the need for land for industrial use; and 

 WHEREAS, a change in design type designation of a portion of Study Area 12 added to the UGB 

on December 5, 2002, by Ordinance No. 02-969B from residential to industrial will help the region 

accommodate the need for industrial use without reducing the region’s residential capacity below the 

region’s residential need; and 

 WHEREAS, the Council decided to remove tax lots 1300, 1400 and 1500 in Study Area 62 from 

the UGB; and 
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 WHEREAS, the Council consulted its Metropolitan Policy Advisory Committee and the 24 cities 

and three counties of the metropolitan region and considered comments and suggestions prior to making 

this decision; and 

 WHEREAS, prior to making this decision, the Council sent individual mailed notification to 

more than 100,000 households in the region and held public hearings on Title 4 and the efficient use of 

industrial land on December 4 and 11, 2003, public workshops at six locations around the region in 

March, 2004, on possible amendments to the UGB, and public hearings on the entire matter on April 22 

and 29, May 6, May 27, and June 10 and 24, 2004; now, therefore 

 THE METRO COUNCIL HEREBY ORDAINS AS FOLLOWS: 
 
 1. Policy 1.12 of the Regional Framework Plan is hereby amended, as indicated in Exhibit 

A, attached and incorporated into this ordinance, to guide the choice of farmland for 
addition to the UGB when no higher priority land is available or suitable. 

 
 2. Title 4 (Industrial and Other Employment Areas) of the Urban Growth Management 

Functional Plan is hereby amended, as indicated in Exhibit B, attached and incorporated 
into this ordinance, to improve implementation of Title 4 by cities and counties in the 
region. 

 
 3. The Employment and Industrial Areas Map is hereby amended, as shown in Exhibit C, 

attached and incorporated into this ordinance, to depict the boundaries of Regionally 
Significant Industrial Areas pursuant to Policy 1.4.1 of the Regional Framework Plan in 
order to ensure more efficient use of the areas for industries reliant upon the movement of 
freight and to protect the function and capacity of freight routes and connectors in the 
region. 

 
 4. The Revised Housing Needs Analysis, January 24, 2003, is hereby further revised, as 

indicated in Exhibit D, Addendum to Housing Needs Analysis, April 5, 2004, attached 
and incorporated into this ordinance, to comply with the first item in LCDC’s “Partial 
Approval and Remand Order 03-WKTASK-001524.” 

 
 5. The Metro UGB is hereby amended to include all or portions of the Study Areas shown 

on Exhibit E with the designated 2040 Growth Concept design type, and more precisely 
identified in the Industrial Land Alternative Analysis Study, February, 2004, Item (c) in 
Appendix A, subject to the conditions set forth in Exhibit F, and to exclude tax lots 1300, 
1400 and 1500 in Study Area 62 and the southeast portion of Study Area 9 from the 
UGB, also shown on Exhibit E and more precisely identified in the Staff Report, “In 
Consideration of Ordinance No. 04-1040, For the Purpose of Amending the Metro Urban 
Growth Boundary, the Regional Framework Plan and the Metro Code to increase the 
capacity of the Boundary to Accommodate Growth in Industrial Employment”, Item (a) in 
Appendix A.  Exhibits E and F are attached and incorporated into this ordinance to 
comply with the second and third items in LCDC’s “Partial Approval and Remand Order 
03-WKTASK-001524.” 
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 6. Ordinance No. 02-969B is hereby amended to change the 2040 Growth Concept design 
type designation for that 90-acre portion of Study Area 12 that projects from the rest of 
the study area to the southeast along Highway 26 from “Inner Neighborhood” to “Regionally 
Significant Industrial Area.” 

 
 67. The Appendix, attached and incorporated into this ordinance, is hereby adopted in 

support of the amendments to the UGB, the Regional Framework Plan and the Metro 
Code in sections 1 through 3 of this ordinance.  The following documents comprise the 
Appendix: 

 
  a. Staff Report, “In Consideration of Ordinance No. 04-1040, For the Purpose of 

Amending the Metro Urban Growth Boundary, the Regional Framework Plan 
and the Metro Code to increase the capacity of the Boundary to Accommodate 
Growth in Industrial Employment”, April 5, 2004. 

 
  b. 2002-2022 Urban Growth Report: An Employment Land Need Analysis, 

June 24, 2004 Supplement. 
 
  c. Industrial Land Alternative Analysis Study, February, 2004. 
 
  d. Measure 26-29 Technical Report: Assessment of the Impacts of the June, 2004, 

UGB Expansion on Property Owners. 
 
  e. Industrial Land Expansion Public Comment Report, March, 2004. 
 
  f. “An Assessment of Potential Regionally Significant Industrial Areas”, 

memorandum from Mary Weber to Dick Benner, October 21, 2003. 
 
  g. “Recommended Factors for Identifying RSIAs”, memorandum from Mary Weber 

to MTAC, June 30, 2003. 
 
  h. “Slopes Constraints on Industrial Development”, memorandum from Lydia Neill to 

David Bragdon, November 25, 2003. 
 
  i. “Limited Choices: The Protection of Agricultural Lands and the Expansion of the 

Metro Area Urban Growth Boundary for Industrial Use”, prepared by the Metro 
Agricultural Lands Technical Workgroup, April, 2004. 

 
  j. “Technical Assessment of Reducing Lands within Alternatives Analysis Study 

Areas”, memorandum from Lydia Neill to David Bragdon, October 30, 2003. 
 
  k. Agriculture at the Edge: A Symposium, October 31, 2003, Summary by Kimi 

Iboshi Sloop, December, 2003. 
 
  m. “Industrial Land Aggregation Methodology, Test and Results”, memorandum from 

Lydia Neill to David Bragdon, September 24, 2003. 
 
  n. “Industrial Areas Requested by Local Jurisdictions”, memorandum from 

Tim O”Brien to Lydia Neill, July 29, 2003. 
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Exhibit A to Ordinance No. 04-1040B 
 
 
REGIONAL FRAMEWORK PLAN POLICY 1.12 
Protection of Agriculture and Forest Resource Land 
 
1.121.12.1  Agricultural and forest land outside the UGB shall be protected from urbanization, and 
accounted for in regional economic and development plans, consistent with this Plan.  However, Metro 
recognizes that all the statewide goals, including Statewide Goal 10, and Goal 14, Urbanization, are of 
equal importance to Goals 3 and 4, which protect agriculture and forest resource lands.  These goals 
represent competing and, some times, conflicting policy interests which need to be balanced. 
 
1.12.1 Rural Resource Lands 
 Rural resource lands outside the UGB that have significant resource value should actively be 

protected from urbanization.  However, not all land zoned for exclusive farm use is of equal 
agricultural value. 

 
1.12.2  When the Council must choose among agricultural lands of the same soil classification for 
addition to the UGB, the Council shall choose agricultural land deemed less important to the continuation 
of commercial agriculture in the region. 
 
1.12.2 Urban Expansion 
 Expansion of the UGB shall occur in urban reserves, established consistent with the urban rural 

transition objective.  All urban reserves should be planned for future urbanization even if they 
contain resource lands. 

 
1.12.3  Metro shall enter into agreements with neighboring cities and counties to carry out Council policy 
on protection of agricultural and forest resource policy through the designation of Rural Reserves and 
other measures. 
 
1.12.3 Farm and Forest Practices 
 Protect and support the ability for farm and forest practices to continue.  The designation and 

management of rural reserves by the Metro Council may help establish this support, consistent 
with the Growth Concept.  Agriculture and forestry require long term certainty of protection from 
adverse impacts of urbanization in order to promote needed investments. 

 
1.12.4  Metro shall work with neighboring counties to provide a high degree of certainty for investment in 
agriculture in agriculture and forestry and to reduce conflicts between urbanization and agricultural and 
forest practices. 
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Exhibit B to Ordinance No. 04-1040B 
 
TITLE 4: INDUSTRIAL AND OTHER EMPLOYMENT AREAS 
 
3.07.410  Purpose and Intent 
 
A.  The Regional Framework Plan calls for a strong economic climate.  To improve the region’s 
economic climate, [the plan] Title 4 seeks to provide and protect [the] a supply of sites for employment 
by limiting [incompatible uses within] the types and scale of non-industrial uses in Regionally 
Significant Industrial Areas (RSIAs), Industrial Areas and Employment Areas.  Title 4 also seeks to 
provide the benefits of “clustering” to those industries that operate more productively and 
efficiently in proximity to one another than in dispersed locations.  Title 4 further seeks [T]to 
protect the capacity and efficiency of the region’s transportation system for the movement of goods and 
services, and to [promote the creation of jobs within designated Centers and discourages certain 
kinds of commercial retail development outside Centers] encourage the location of other types of 
employment in Centers, Employment Areas, Corridors, Main Streets and Station Communities.  [It 
is the purpose of Title 4 to achieve these policies.] The Metro Council will [consider amendments to 
this title in order to make the title consistent with new policies on economic development adopted] 
evaluate the effectiveness of Title 4 in achieving these purposes as part of its periodic [review] 
analysis of the capacity of the urban growth boundary.  
 
3.07.420   Protection of Regionally Significant Industrial Areas 
 
A.  Regionally Significant Industrial Areas (RSIA) are those areas [that offer the best opportunities for 
family-wage industrial jobs] near the region’s most significant transportation facilities for the 
movement of freight and other areas most suitable for movement and storage of goods.  Each city 
and county with land use planning authority over [areas] RSIAs shown on the [Generalized Map of 
Regionally Significant Industrial Areas adopted in Ordinance No. 02-969] Employment and 
Industrial Areas Map shall derive specific plan designation and zoning district boundaries of [the 
areas] RSIAs within its jurisdiction from the Map, taking into account the location of existing uses that 
would not conform to the limitations on non-industrial uses in [subsection C, D and E] this section, and 
[its] the need [of individual cities and counties] to achieve a mix of [types of] employment uses. 
 
B.  [Each city and county with land use planning authority over an area designated by Metro on the 
2040 Growth Concept Map, as amended by Ordinance No. 02-969, as a Regionally Significant 
Industrial Area shall, as part of compliance with section 3.07.1120 of the Urban Growth 
Management Functional Plan, derive plan designation and zoning district boundaries of the areas 
from the Growth Concept Map] Cities and counties shall review their land use regulations and 
revise them, if necessary, to include measures to limit the size and location of new buildings for 
retail commercial uses - such as stores and restaurants - and retail and professional services that 
cater to daily customers – such as financial, insurance, real estate, legal, medical and dental offices - 
to ensure that they serve primarily the needs of workers in the area.  One such measure shall be 
that new buildings for stores, branches, agencies or other outlets for these retail uses and services 
shall not occupy more than 3,000 square feet of sales or service area in a single outlet, or multiple 
outlets that occupy more than 20,000 square feet of sales or service area in a single building or in 
multiple buildings that are part of the same development project, with the following exceptions: 
 
 1. Within the boundaries of a public use airport subject to a facilities master plan, 
customary airport uses, uses that are accessory to the travel-related and freight movement activities 
of airports, hospitality uses, and retail uses appropriate to serve the needs of the traveling public; 
and 
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 2. Training facilities whose primary purpose is to provide training to meet industrial needs.  
 
C. [After determining boundaries of Regionally Significant Industrial Areas pursuant to 
subsections A and B, the city or county] Cities and counties shall [adopt implementing ordinances 
that limit development in the areas to industrial uses, uses accessory to industrial uses, offices for 
industrial research and development and large corporate headquarters in compliance with 
subsection E of this section, utilities, and those non-industrial uses necessary to serve the needs of 
businesses and employees of the areas] review their land use regulations and revise them, if 
necessary, to include measures to limit the siting and location of new buildings for the uses 
described in subsection B and for non-industrial uses that do not cater to daily customers - such as 
bank or insurance processing centers - to ensure that such uses do not reduce off-peak performance 
on Main Roadway Routes and Roadway Connectors shown on Metro’s Freight Network Map, 
November, 2003, below standards set in the 2004 Regional Transportation Plan or require added 
road capacity to prevent falling below the standards. 
 
D. [Notwithstanding subsection C, a city or county shall not approve: 
 
 1. A commercial retail use with more that 20,000 square feet of retail sales area in a 
 single building or in multiple buildings that are part of the same development 
 project; 
 or 
 
 2. Commercial retail uses that would occupy more than five percent of the net 
 developable portion of all contiguous Regionally Significant Industrial Areas] No city or 
county shall amend its land use regulations that apply to lands shown as RSIA on the Employment 
and Industrial Areas Map to authorize uses described in subsection B that were not authorized 
prior to July 1, 2004. 
 
E.  [As provided in subsection C of this section, a city or county may approve an office for industrial 
research and development or a large corporate headquarters if: 
 
 1. The office is served by public or private transit; and 
 
 2. If the office is for a corporate headquarters, it will accommodate for the initial 
 occupant at least 1,000 employees]  
 
[F. A city or county] Cities and counties may allow division of lots or parcels into smaller lots or 
parcels as follows: 
 
 1.  Lots or parcels [less] smaller than 50 acres may be divided into any number of smaller lots or 
parcels[;]. 
 
 2.  Lots or parcels [50 acres or] larger than 50 acres may be divided into smaller lots and parcels 
pursuant to a master plan approved by the city or county so long as the resulting division yields [the 
maximum number of lots or parcels of] at least [50 acres] one lot or parcel of at least 50 acres in 
size[;]. 
 
 3.  Lots or parcels 50 acres or larger, including those created pursuant to paragraph (2) of 
this subsection, may be divided into any number of smaller lots or parcels pursuant to a master 
plan approved by the city or county so long as at least 40 percent of the area of the lot or parcel has 
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been developed with industrial uses or uses accessory to industrial use, and no portion has been 
developed, or is proposed to be developed, with uses described in subsection B of this section.  
 
 4.  Notwithstanding paragraphs 2[,] and 3 [and] of this subsection, any lot or parcel may be 
divided into smaller lots or parcels or made subject to rights-of-way for the following purposes: 
 
 a.  To provide public facilities and services; 
 
 b.  To separate a portion of a lot or parcel in order to protect a natural resource, to 
 provide a public amenity, or to implement a remediation plan for a site identified 
 by the Oregon Department of Environmental Quality pursuant to ORS 465.225; 
 
 c.  To separate a portion of a lot or parcel containing a nonconforming use from the 
 remainder of the lot or parcel in order to render the remainder more practical for a 
 permitted use; or 
 
 d.  [To reconfigure the pattern of lots and parcels pursuant to subsection G or this section]  
 
 [e.] To allow the creation of a lot for financing purposes when the created lot is 
 part of a master planned development. 
 
[G. A city or county may allow reconfiguration of lots or parcels less than 50 acres in area if the 
reconfiguration would be more conducive to a permitted use and would result in no net increase in 
the total number of lots and parcels.  Lots or parcels 50 acres or greater in area may also be 
reconfigured so long as the resulting area of any such lot or parcel would not be less than 50 acres.] 
 
[H] F.  Notwithstanding subsections [C and D] B of this section, a city or county may allow the lawful 
use of any building, structure or land existing at the time of adoption of its ordinance to implement this 
section to continue and to expand to add up to 20 percent more floor area and 10 percent more land area.  
Notwithstanding subsection E of this section, a city or county may allow division of lots or parcels 
pursuant to a master plan approved by the city or county prior to [December 31, 2003] July 1, 2004. 
 
3.07.430 Protection of Industrial Areas 
 
A.  [In Industrial Areas mapped pursuant to Metro Code section 3.07.130 that are not Regionally 
Significant Industrial Areas, c] Cities and counties shall [limit new and expanded retail commercial 
uses to those appropriate in type and size to serve the needs of businesses, employees and residents 
of the Industrial Areas] review their land use regulations and revise them, if necessary, to include 
measures to limit new buildings for retail commercial uses - such as stores and restaurants - and 
retail and professional services that cater to daily customers – such as financial, insurance, real 
estate, legal, medical and dental offices - in order to ensure that they serve primarily the needs of 
workers in the area. One such measure shall be that new buildings for stores, branches, agencies or 
other outlets for these retail uses and services shall not occupy more than 5,000 square feet of sales 
or service area in a single outlet, or multiple outlets that occupy more than 20,000 square feet of 
sales or service area in a single building or in multiple buildings that are part of the same 
development project, with the following exceptions: 
 
 1. Within the boundaries of a public use airport subject to a facilities master plan, 
customary airport uses, uses that are accessory to the travel-related and freight movement activities 
of airports, hospitality uses, and retail uses appropriate to serve the needs of the traveling public; 
and 
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 2. Training facilities whose primary purpose is to provide training to meet industrial needs. 
 
B. [In an Industrial Area, a city or county shall not approve: 
 
 1. A commercial retail use with more than 20,000 square feet of retail sales area in a  single 
building or in multiple buildings that are part of the same development project; or 
 
 2. Commercial retail uses that would occupy more than ten percent of the net developable 
portion of the area or any adjacent Industrial Area] Cities and counties shall review their land use 
regulations and revise them, if necessary, to include measures to limit new buildings for the uses 
described in subsection A to ensure that they do not interfere with the efficient movement of freight 
along Main Roadway Routes and Roadway Connectors shown on Metro’s Freight Network Map, 
November, 2003.  Such measures may include, but are not limited to restrictions on access to freight 
routes and connectors, siting limitations and traffic thresholds.  This subsection does not require 
cities and counties to include such measures to limit new other buildings or uses. 
 
C.  No city or county shall amend its land use regulations that apply to lands shown as Industrial 
Area on the Employment and Industrial Areas Map to authorize uses described in subsection A of 
this section that were not authorized prior to July 1, 2004. 
 
D.  Cities and counties may allow division of lots or parcels into smaller lots or parcels as follows: 
 
 1.  Lots or parcels smaller than 50 acres may be divided into any number of smaller lots or 
parcels. 
 
 2.  Lots or parcels larger that 50 acres may be divided into smaller lots and parcels 
pursuant to a master plan approved by the city or county so long as the resulting division yields at 
least one lot or parcel of at least 50 acres in size. 
 
 3. Lots or parcels 50 acres or larger, including those created pursuant to paragraph (2) of 
this subsection, may be divided into any number of smaller lots or parcels pursuant to a master 
plan approved by the city or county so long as at least 40 percent of the area of the lot or parcel has 
been developed with industrial uses or uses accessory to industrial use, and no portion has been 
developed, or is proposed to be developed with uses described in subsection A of this section.  
 
 4.  Notwithstanding paragraphs 2 and 3 of this subsection, any lot or parcel may be divided 
into smaller lots or parcels or made subject to rights-of-way for the following purposes: 
 
 a.  To provide public facilities and services; 
 
 b.  To separate a portion of a lot or parcel in order to protect a natural resource, to 
 provide a public amenity, or to implement a remediation plan for a site identified 
 by the Oregon Department of Environmental Quality pursuant to ORS 465.225; 
 
 c.  To separate a portion of a lot or parcel containing a nonconforming use from the 
 remainder of the lot or parcel in order to render the remainder more practical for a 
 permitted use; or 
 
 d.  To allow the creation of a lot for financing purposes when the created lot is 
 part of a master planned development. 



Page 5 – Exhibit B to Ordinance No. 04-1040B 
 m:\attorney\confidential\7.2.13\04-1040B.Ex B.red.003 
 OMA/RPB/kvw (06/18/04) 

 
E.  Notwithstanding [subsection B] subsection A of this section, a city or county may allow the lawful 
use of any building, structure or land existing at the time of [enactment of an] adoption of its ordinance 
[adopted pursuant to this section] to implement this section to continue and to expand to add up to 20 
percent more [floorspace] floor area and 10 percent more land area.  Notwithstanding subsection D of 
this section, a city or county may allow division of lots or parcels pursuant to a master plan 
approved by the city or county prior to July 1, 2004. 
 
3.07.440  Employment Areas 
 
A.  Except as provided in subsections C, D and E, in Employment Areas mapped pursuant to Metro 

Code Section 3.07.130, cities and counties shall limit new and expanded retail commercial uses to 
those appropriate in type and size to serve the needs of businesses, employees and residents of the 
Employment Areas. 

 
B. Except as provided in subsections C, D and E, a city or county shall not approve a commercial 

retail use in an Employment Areas with more than 60,000 square feet of gross leasable area in a 
single building, or retail commercial uses with a total of more than 60,000 square feet of retail 
sales area on a single lot or parcel, or on contiguous lots or parcels, including those separated 
only by transportation right-of-way. 

 
C. A city or county whose zoning ordinance applies to an Employment Area and is listed on Table 

3.07-4 may continue to authorize retail commercial uses with more than 60,000 square feet of 
gross leasable area in that zone if the ordinance authorized those uses on January 1, 2003. 

 
D. A city or county whose zoning ordinance applies to an Employment Area and is not listed on 

Table 3.07-4 may continue to authorize retail commercial uses with more than 60,000 square feet 
of gross leasable area in that zone if: 

 
 1. The ordinance authorized those uses on January 1, 2003; 
 

2. Transportation facilities adequate to serve the retail commercial uses will be in place at 
the time the uses begin operation; and 

 
3. The comprehensive plan provides for transportation facilities adequate to serve other uses 

planned for the Employment Area over the planning period. 
 
E. A city or county may authorize new retail commercial uses with more than 60,000 square feet of 

gross leasable area in Employment Areas if the uses: 
 

1. Generate no more than a 25 percent increase in site-generated vehicle trips above 
permitted non-industrial uses; and 

 
2. Meet the Maximum Permitted Parking – Zone A requirements set forth in Table 3.07-2 of Title 2 
of the Urban Growth Management Functional Plan. 
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Exhibit D to Ordinance No. 04-1040B 
Addendum to Housing Needs Analysis 

April 5, 2004 
 
 
I. INTRODUCTION 
 
The attached three Tables satisfy the requirements of ORS 197.298(5)(a)(E) to provide at least 3 years of 
data on the number, density and average mix of housing for vacant, partially vacant, redevelopment and 
infill (refill) and mixed use designated land.  Table 5(a)(E) – 1 provides number, density and mix data on 
refill land for the period 1997 through 2001.  Table 5(a)(E) – 2 provides the same data for development 
on vacant and partially vacant land for the period 1998 through 2001.  Table 5(a)(E) – 3 displays the 
number, density and mix data for development on mixed use land for the period 1998 – 2001. 
 
As noted in the original Housing Needs Analysis submission, the data in the attached Tables are subsets 
of more aggregated data contained in the original Housing Needs Analysis Report.  While interesting and 
informative, the data in the attached Tables do not contradict the conclusions and actions taken in 
conjunction with the Urban Growth Report and periodic review.  Nor do the data affect the 
determinations of the overall average density and overall mix of housing types at which residential 
development must occur in order to meet housing needs through 2022, as depicted in the original Housing 
Needs Analysis, pages 2 through 7 and Figures 3.1, 3.2, 3.3, 5.1 and 5.3. 
 
The remainder of the report consists of an explanation of methodology and data sources and a synopsis of 
the data content of each of the tables. 
 
II. METHODOLOGY AND DATA SOURCES 
 
 A. Data Sources 
 
 In order to retrospectively meet the requirements of State Statute we made maximum use of 
Metro’s RLIS archived data that extend back in some degree to 1995.  These data consist of the following 
elements: 
 
  1. Land use data at the tax lot level designating land by vacant, developed and 

zoning category. 
 
  2. County assessor tax lot data showing use, value, sales data, etc. 
 
  3. Geo-coded building permit data by building type. 
 
  4. Air photos for each year taken approximately in July of each year with a trend of 

improving resolution level over time. 
 
 B. Sampling Approach 
 
 We elected to measure the data using a 20% sampling approach so that we could manually audit 
each of the selected data points to insure accuracy.  Machine processing of the data is not possible due to 
the following sources of measurement error. 
 
  1. Building permit geo-coding variability as approximately 70% of building permits 

actually geo-code exactly to the correct tax lot. 
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  2. Building permit data error due to incomplete reporting, undetected duplicates and 

inaccurate descriptions of building type, work done and location. 
 
  3. Slight registration discrepancies between tax lot maps, air photos and archived 

land use coverages. 
 
  4. Variability between the time a building permit is issued, building takes place and 

the tax lot is created and enumerated in the County Assessor’s tax lot coverage.  
The practical consequence of this is often that a row house constructed on a 
2,500 sq. ft. lot appears to be on a 100,000 sq. ft. plus lot because the subdivision 
plat is not yet available in the data base. 

 
 For multi-family units we modified the 20% sample to include 100% of all building permits for 
20 or more units and applied the 20% rate to permits of under 20 units.  This avoided the potential 
sampling errors associated with having a few permits for multi-family of over 100 or more units. 
 
 C. Expansion Back to the Population Totals 
 
 Because we elected a 100% count of multi-family the sample was not self-weighting.  As a 
consequence after the analysis was complete we used a two phase approach to estimate the building 
permit population.  First, we expanded our sample by building type back to the totals reported in our 
building permit data base.  Secondly, since our building permit data base is incomplete relative to the 
totals reported to the State and Federal Government, we expanded our building permit data base to match 
the County totals by building type. 
 
 D. Definition of Entities Being Measure 
 
 State Statute requires we report on the number and densities by building type of development on 
“refill”, “vacant”, “partly vacant” and “mixed use” land.  These entities we define and discuss in the 
context of our RLIS data base and measurement protocols as follows: 
 
  1. Refill:  Housing units developed on land that Metro already considers developed 

in its data base.  Refill is further divided into redevelopment and infill. 
Redevelopment occurs after an existing building has been removed.  Infill is 
additional building without removal of existing buildings. 

 
   a. Method of Measurement:  We measure refill by counting the number of 

permits that locate on land Metro considers developed in the next fiscal 
year.  For instance for the year “1998” we would compare the RLIS 
developed and vacant lands inventory for the year ending June 30, 1998 
with all building permits issued beginning July 1, 1998 and ending June 
30, 1999.  Building permits located on land Metro classed vacant as of 
June 30, 1998 would be classed as development on vacant land and 
permits landing on land Metro classed as developed as of June 30, 1998 
would be classed as refill. 

 
   b. Measurement Protocols:  As noted earlier we select a 20% sample of all 

permits for new residential construction from the RLIS data base for the 
relevant years (with the exception of the 100% of multi-family permits 
equal to or exceeding 20 units).  Each permit is scrutinized manually by a 
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trained intern using the RLIS data base and air photos to insure it is 
properly located and that the permit is for valid construction that did 
occur as the permit indicated.  The analyst then determines whether the 
permit constitutes refill or vacant land development. Beginning with this 
study the analyst further classifies the permit to “legal – Urban Growth 
Report” refill and “economic – MetroScope” refill.  This distinction 
results from the fact that RLIS analysts classify some individual lots in 
developing green field areas as developed prior to actual development 
occurring and also classify land cleared for urban renewal areas as 
vacant.  In the former case the economic interpretation is development on 
new and in the latter case the economic interpretation is refill 
development.  However, to be consistent with the RLIS land accounting 
system on which the Urban Growth Report is based we classify 
development the way RLIS accounts for it.  On the other hand, the 
MetroScope land use model used for forecasting and policy evaluation 
counts green field development as vacant land consumption and urban 
renewal as refill (redevelopment).  Consequently, we report refill data for 
both classifications. 

 
  2. Vacant and partially vacant:  In RLIS tax lots that are “completely vacant” (90% 

vacant) are classed as totally vacant.  If the unoccupied portion of a tax lot with 
development exceeds ½ acre, the unoccupied portion is classed a partially vacant.  
Green field sites under development may transition from vacant to partially 
vacant, back to totally vacant to developed and back again to totally vacant 
depending on the patterns of tax lot subdivision activity and zone changes.  This 
also is true for urban renewal redevelopment sites.  There are also a limited 
number of partially vacant sites in established residential areas where present 
zoning would allow further subdivision and development. 

 
   a. Method of Measurement:  Using the audited building permit sample we 

machine processed the permits classed as legally vacant to fully vacant 
and partially vacant.  Due to map registration discrepancies the RLIS 
developed lands coverage for 1997 could not be used so we dropped 600 
observations for that year.  In addition, another 1400 observations failed 
the machine screening in that they could not be conclusively classed as 
either vacant or partially vacant without manual auditing.  The 2000 
observations excluded from the vacant and partially vacant analysis 
resulting in the number of units developed on some type of vacant land 
dropping from 39,000 to 25,000.  Though not relevant to the refill study 
or overall results, discussions with RLIS analysts indicated that the 
machine filtering process was more likely to exclude partially vacant 
than vacant tax lots.  The bias, resulting from this procedure was 
minimized, by restating our inventory totals of vacant and partially 
vacant land using the same screening procedures. 

 
   b. Measurement Protocols:  Once the refill data base was reclassed 

between vacant and partially vacant, we tabulated all the development on 
vacant land by the type of vacant land it fell on by building type (multi-
family and single family) and by lot size. 
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  3. Mixed use development:  In our RLIS data base mixed use development is 
classed as MUC1, MUC2 and MUC3. From the original audited refill data base 
we selected all the records of building permits that fell on land classed as MUC1, 
MUC2 or MUC3 regardless of whether it was refill, vacant or partially vacant.  
Again matching the RLIS land use inventory for 1997 proved problematic for 
machine selection procedures and this year was excluded.  The resulting selection 
process produced 402 observations representing over 4,600 units constructed 
from 1998 through 2001. 

 
 E. Years of Data Included in the Retrospective Analysis 
 
 We included building permit data from 12/97 through 6/2002 that could be reliably recovered and 
geo-coded from our existing RLIS data base.  This time period allows us to evaluate 5 years of recent 
history in regard to “refill” and 4 years of history for “vacant”, “partly vacant” and “mixed use” land.   
 
III. SYNOPSIS OF RESULTS 
 
 A. Data Table 5E1:  Refill Numbers by Type and Density 1997 – 2001 
 
 The data displayed on Table 5E1 show the amount of residential development of vacant and refill 
land that occurred during the period 1997 through 2001.  During that period nearly 54,000 dwelling units 
located within the Metro region.1  Of the 54,000 dwelling units, 26.5% occurred as refill according to the 
legal – Urban Growth Report definition.  Using the economic-MetroScope definition 30.4% were refill 
reflecting the increasing importance of redevelopment in urban renewal areas and centers.  Nearly 20,000 
of the units constructed were multi-family with a legal refill rate of 31.5% and an economic rate of 
40.2%. 34,000 units constructed were single family with a legal refill rate of 23.6% and an economic rate 
of 24.7%.  Average lot sizes are also reported for every category.2 For multi-family average lot sizes 
range from 1,800 to 2,000 sq. ft. depending on category.  For single family average lot sizes range from 
6,600 to 8,400 sq. ft. with refill development generally in the 6,500 – 7,000 sq. ft. range. 
 
 B. Table 5E1(a):  Median Lot Size Data 
 
 This table provides additional and somewhat more meaningful weighted median lot size data.  
When we compare the average lot sizes in Table 5E1, we observe substantive differences in most cases.  
In general the median lot sizes are 30% less for vacant single family, 25% more for vacant multi-family, 
25% less for refill single family and 30% less for refill multi-family.  For all types combined the weighted 
median is 27% less for vacant and 26% less for refill.  Assuming that the present median is a superior 
measure of long run average lot size, the combined weighted median of 4,417 sq. ft. should be used to 
determine vacant land consumption.  This figure combined with the 39,619 units located on legally vacant 
land over the 5 year period implies a land consumption of slightly over 4,000 net buildable acres.  Using a 
plausible range of gross to net conversion factors of .55 - .7 yields a gross buildable acre consumption of 
1,150 to 1,450 acres per year, within the range estimated in the original Housing Needs Analysis.3 

                                                 
1 Real Estate Report for Metropolitan Portland, Oregon, Spring 2003. Numbers are based on building permits 
summarized at the County level and only approximate the UGB. This procedure slightly overstates UGB land 
consumption. 
2  Average as contrasted to median inflates land consumption as the measure is substantially influenced by a few 
large lot single family permits on urban land still zoned RRFU that will subsequently be subdivided. RLIS 
procedure of assuming ½ acre of land consumption for permits on non-subdivided land also inflates average lot size.  
3  While appearing precise, attempting to estimate long run densities and land consumption from individual lot sizes 
involves substantial uncertainties. The most serious of these is the gross to net conversion factor as we only observe 
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 C. Table 5E2:  Housing on Fully Vacant and Partially Vacant Land 
 
 The accompanying table presents the required data on development on a subcategory of vacant 
land – fully vacant land and land partially vacant.  As noted in the methods section, fully or partially 
vacant is classified relative to the tax lot existing at the time of the RLIS vacant and developed lands 
inventory. As also noted in the methods section, due to procedures and quirks of the land development 
and reporting process land may be fully vacant, partially vacant or developed refill land several times 
during the development process.  In addition as a result of attempting to categorize and measure “partially 
vacant” we discover that the acreage totals are extremely volatile and sensitive to whatever criteria we use 
in the machine query process to differ partial from full.  Very minor discrepancies between vacant land 
coverages and assessor’s tax lot coverages can dramatically change the inventories of fully and partially 
vacant.  In the methods section we note that we use the same selection criteria for both the inventory 
totals and the classification of the refill sample into fully and partially vacant. 
 
 Of the over 39,000 legal vacant units located in the Metro Region for the period 1997 – 2001 we 
were able to reliably classify 25,000 units covering the period 1998 – 2001.  Of these 15,500 (62.6%) 
were on fully vacant land and 9,300 (37.4%) were on partially vacant land.  Looking at Table 5E2(a) 
Fully Vacant and Partially Vacant Land Inventory 1998 – 2001 (replacing Table 4.1AB in the original 
Housing Needs Analysis) that on average partially vacant comprised 34.3% of the vacant land inventory.  
In sum development on partially vacant land overall has been occurring at roughly the same rate as 
development on fully vacant land and appears to not be materially different. 
 
 At the same time we recognize that there are a number of instances where partially vacant land 
shares a tax lot with a high valued single family home.  In order to better understand the likelihood of 
further development under these circumstances, we used our single family sales price study to estimate 
the “optimum lot size” by neighborhood and house size.  We define optimum lot size as the lot size at 
which at the loss of value to a homeowner by selling off part of his lot just equals the amount he gains by 
selling the land.  If the homeowner sells more land, the value of his house declines more than he gains by 
the sale.  Conversely, if he sells less land, the land unsold contributes less to the value of his home than 
the amount he would receive were he to sell it.  Making that calculation for Dunthorpe we found that a 
$1,000,000 home on 5 acres would have a positive incentive to sell off land down to about 1 – 1.5 acres.  
By comparison, a $600,000 home on 1 acre would have an incentive to sell off no more than ½ acre.  
Significantly, in 2000 the average Dunthorpe selling price was $590,000 for a 3,100 sq. ft. house on a 
22,000 sq. ft. lot, almost exactly the optimum lot size determined from our estimates.  On average then we 
would expect Dunthorpe to have no additional capacity other than that resulting from subdivision of lots 
at least 1 acre to sizes no smaller than ½ acre.  Optimum lot size calculations vary dramatically by 
neighborhood.  For instance, the average house in the Powellhurst-Gilbert neighborhood has a positive 
incentive to sell off land down to and sometimes below a 5,000 sq. ft. lot minimum.  This is more often 
the case within the Metro region notwithstanding the exceptionally high value areas such as Dunthorpe. 
 
 D. Table 5E3:  Housing on Mixed Use Designated Land 
 
 As required by statute the accompanying table shows development for the period 1998 – 2001 
that occurred on land Metro considered at the time of development to be MUC1, MUC2 and MUC3.  As 
pointed out in the methods section, the mixed use inventory includes refill, vacant and partially vacant 

                                                                                                                                                             
net buildable land consumption and cannot measure land lost to streets, parks, schools, freeways, etc. The second 
drawback is that average lot size measures are always exaggerated by a few large lot placements (often of 
manufactured homes) done by private individuals that will undoubtedly be further subdivided sometime in the 
future. 
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Exhibit F to Ordinance No. 04-1040B 
Conditions on Addition of Land to the UGB 

 
 
I. GENERAL CONDITIONS APPLICABLE TO ALL LANDS ADDED TO THE UGB 
 
 A. The city or county with land use planning responsibility for a study area included in the 
UGB shall complete the planning required by Metro Code Title 11, Urban Growth Management 
Functional Plan (“UGMFP”), section 3.07.1120 (“Title 11 planning”) for the area.  Unless otherwise 
stated in specific conditions below, the city or county shall complete Title 11 planning within two years 
after the effective date of this ordinance.  Specific conditions below identify the city or county responsible 
for each study area. 
 
 B. The city or county with land use planning responsibility for a study area included in the 
UGB, as specified below, shall apply the 2040 Growth Concept design types shown on Exhibit E of this 
ordinance to the planning required by Title 11 for the study area. 
 
 C. The city or county with land use planning responsibility for a study area included in the 
UGB shall apply interim protection standards in Metro Code Title 11, UGMFP, section 3.07.1110, to the 
study area until the effective date of the comprehensive plan provisions and land use regulations adopted 
to implement Title 11. 
 
 D. In Title 11 planning, each city or county with land use planning responsibility for a study 
area included in the UGB shall recommend appropriate long-range boundaries for consideration by the 
Council in future expansions of the UGB or designation of urban reserves pursuant to 660 Oregon 
Administrative Rules Division 21. 
 
 E. Each city or county with land use planning responsibility for an area included in the UGB 
by this ordinance shall adopt provisions – such as setbacks, buffers and designated lanes for movement of 
slow-moving farm machinery – in its land use regulations to enhance compatibility between urban uses in 
the UGB and agricultural practices on adjacent land outside the UGB zoned for farm or forest use. 
 
 F. Each city or county with land use planning responsibility for a study area included in the 
UGB shall apply Title 4 of the UGMFP to those portions of the study area designated Regionally 
Significant Industrial Area (“RSIA”), Industrial Area or Employment Area on the 2040 Growth Concept 
Map (Exhibit C).  If the Council places a specific condition on a RSIA below, the city or county shall 
apply the more restrictive condition. 
 
 G. In the application of statewide planning Goal 5 (Natural Resources, Scenic and Historic 
Areas, and Open Spaces) to Title 11 planning, each city and county with land use responsibility for a 
study area included in the UGB shall comply with those provisions of Title 3 of the UGMFP 
acknowledged by the Land Conservation and Development Commission (“LCDC”) to comply with 
Goal 5.  If LCDC has not acknowledged those provisions of Title 3 intended to comply with Goal 5 by 
the deadline for completion of Title 11 planning, the city or county shall consider, in the city or county’s 
application of Goal 5 to its Title 11 planning, any inventory of regionally significant Goal 5 resources and 
any preliminary decisions to allow, limit or prohibit conflicting uses of those resources that is adopted by 
resolution of the Metro Council. 
 
 H. Each city and county shall apply the Transportation Planning Rule (OAR 660 Div 012) in 
the planning required by subsections F (transportation plan) and J (urban growth diagram) of Title 11. 
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II. SPECIFIC CONDITIONS FOR PARTICULAR AREAS 
 
 A. Damascus Area 
 
  1. Clackamas County and Metro shall complete Title 11 planning requirements 

through the incorporation of this area into the greater Damascus/Boring Concept 
Plan planning effort currently underway.  This planning shall be completed 
within the same time frame as specified in Ordinance No. 02-969B. 

 
  2. In the planning required by Title 11, subsections (A) and (F) of section 

3.07.1120, Clackamas County or any future governing body responsible for the 
area shall provide for annexation of those portions of the area whose planned 
capacity is sufficient to support transit to the Tri-met District. 

 
 
  3. In the planning required by Title 11, subsections (A) and (F) of section 

3.07.1120, Clackamas County or any future governing body responsible for the 
area shall provide for annexation of those portions of the area whose planned 
capacity is sufficient to support transit to the Tri-met District. 

 
 B. Beavercreek Area 
 
  1. Clackamas County or, upon annexation to Oregon City, the city and county, with 

Metro, shall complete Title 11 planning for the area. 
 
  2. This area shall be planned in conjunction with the adjoining tax lot added to the 

UGB in 2002, under Ordinance No. 02-969B. 
 
 C. Borland Area – North of I-205 
 
  1. Clackamas County or, upon annexation to the City of Tualatin, the city and 

county, in coordination with the Cities of Lake Oswego, Tualatin, and West Linn 
and Metro, shall complete Title 11 planning within four years following the 
effective date of Ordinance No. 04-1040.  The county and city, in conjunction 
with Lake Oswego and West Linn and Metro shall recommend long-range 
boundaries in the Stafford Basin and general use designations for consideration 
by the Council in future expansions of the UGB. 

 
  2. Until the effective date of new regulations adopted pursuant to Title 11, the city 

or county with land use planning responsibility for the area shall not allow the 
division of a lot or parcel that is 50 acres or larger into lots or parcels smaller 
than 50 acres. 

 
 DC. Tualatin Area 
 
  1. Washington County or, upon annexation to the Cities of Tualatin or Wilsonville, 

the cities, in conjunction with Metro, shall complete Title 11 planning within four 
two years following the selection of the right-of-way alignment for the I-5/99W 
Connector, or within seven years of the effective date of Ordinance No. 04-1040, 
whichever occurs earlier. 
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  2. Title 11 planning shall incorporate the general location of the projected right of 
way location alignment for the I-5/99W connector and the Tonquin Trail as 
shown on the 2004 Regional Transportation Plan.  If the selected right-of-way for 
the connector follows the approximate course of the “South Alignment,” as 
shown on the Region 2040 Growth Concept Map, as amended by Ordinance 
No. 03-1014, October 15, 2003, the portion of the Tualatin Area that lies north of 
the right-of-way shall be designated “InnerOuter Neighborhood” on the Growth 
Concept Map; the portion that lies south shall be designated “Industrial.” 

 
  3. The governments responsible for Title 11 planning shall consider using the I-

5/99W connector as a boundary between the city limits of the City of Tualatin 
and the City of Wilsonville in this area. 

 
 ED. Quarry Area 
 
  1. Washington County or, upon annexation to the cities of Tualatin or Sherwood, 

the cities, and Metro shall complete Title 11 planning for the area. 
 
  2. Title 11 planning shall, if possible, be coordinated with the adjoining area that 

was included in the UGB in 2002 under Ordinance No. 02-969B. 
 
  3. Until the effective date of new regulations adopted pursuant to Title 11, the city 

or county with land use planning responsibility for the area shall not allow the 
division of a lot or parcel that is 50 acres or larger into lots or parcels smaller 
than 50 acres. 

 
  4. Title 11 planning shall incorporate the general location of the projected right-of-

way for the Tonquin Trail as shown on the 2004 Regional Transportation Plan. 
 
 FE. Coffee Creek Area 
 
  1. Washington and Clackamas Counties or, upon annexation of the area to the City 

cities of Tualatin or Wilsonville, the city, and in conjunction with Metro, shall 
complete the Title 11 planning for the area within four two years following the 
selection of the right-of-way alignment for the I-5/99W Connector, or within 
seven years of the effective date of Ordinance No. 04-1040B, whichever occurs 
earlier. 

 
  2. The concept Title 11 planning shall incorporate the general location of the 

projected right of way location for the I-5/99W connector and the Tonquin Trail 
as shown on the 2004 Regional Transportation Plan. 

 
 G. Wilsonville East Area 
 
  1. Clackamas County or, upon annexation of the area to the City of Wilsonville, the 

city, and Metro shall complete the Title 11 planning for the area within two years 
of the effective date of Ordinance No. 04-1040. 

 
  2. In the planning required by Title 11 a buffer shall be incorporated to mitigate any 

adverse effects of locating industrial uses adjacent to residential uses located 
southwest of the area. 
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  3. Until the effective date of new regulations adopted pursuant to Title 11, the city 

or county with land use planning responsibility for the area shall not allow the 
division of a lot or parcel that is 50 acres or larger into lots or parcels smaller 
than 50 acres. 

 
 HF. Cornelius Area 
 
  1. Washington County, or, upon annexation of the area to the City of Cornelius, the 

city and Metro shall complete the Title 11 planning for the area. 
 
 IG. Helvetia Area 
 
  1. Washington County, or upon annexation of the area to the City of Hillsboro, the 

city, and Metro shall complete the Title 11 planning for the area. 
 
  2. Until the effective date of new regulations adopted pursuant to Title 11, the city 

or county with land use planning responsibility for the area shall not allow the 
division of a lot or parcel that is 50 acres or larger into lots or parcels smaller 
than 50 acres. 
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Exhibit G to Ordinance No. 04-1040B 
Findings of Facts, Conclusions of Law 

 
Introduction 

 
 The Metro Council adopted Ordinance 04-1040B in response to LCDC Partial Approval and Remand 
Order 03-WKTASK-001524, entered July 7, 2003.  LCDC’s order followed its review of seven ordinances 
(Nos. 02-969B, 02-983B, 02-984A, 02-985A, 02-986A, 02-987A and 02-990A) adopted by the Metro Council 
as part of Periodic Review Work Task 2.  The findings of fact and conclusions of law that explained how those 
ordinances complied with state planning laws, together with the supplemental findings and conclusions set 
forth in this exhibit, are part of the explanation how Ordinance No. 04-1040B complies with those laws.  These 
findings also explain how Ordinance No. 04-1040B complies with the three requirements of the remand order. 
 
REQUIREMENT NO. 1: 
 
REMAND ORDER ON SUBTASK 17:  COMPLETE THE ACCOMMODATION OF THE NEED FOR THE 
INDUSTRIAL LAND NEED COMPONENT OF EMPLOYMENT LAND THAT REMAINS APPROVAL OF WORK 
TASK 2. 
 
I. GENERAL FINDINGS FOR TASK 2 REMAND DECISION ON UGB 
 
 A. Coordination with Local Governments 
 
 Metro worked closely with the local governments and special districts that comprise the metropolitan 
region.  The Metro Charter provides for a Metropolitan Policy Advisory Committee (“MPAC”) composed 
generally of representatives of local governments, special districts and school districts in the region.  MPAC 
reviewed all elements of this periodic review decision.  MPAC made recommendations to the Metro Council 
on most portions of the decision.  All recommendations were forwarded formally to the Council and the 
Council responded.  Metro Councilors and staff held many meetings with local elected officials in the year 
since LCDC’s remand (July 7, 2003). 
 
 The record of this decision includes correspondence between local governments and Metro, 
including Metro’s responses to concerns and requests from local governments and local districts related to 
industrial land. 
 
 Metro accommodated the requests and concerns of local governments as much as it could, consistent 
with state planning laws and its own Regional Framework Plan (Policy 1.11) and Regional Transportation 
Plan (Policy 2.0). 
 
 B. Citizen Involvement 
 
 These findings address Goal 1 and Regional Framework Plan Policy 1.13. 
 
 To gather public input on this Task 2 remand decision, Metro conducted an extensive citizen 
involvement effort.  The findings for Ordinance No. 02-969B set forth Metro’s effort leading to adoption of 
that ordinance on December 5, 2002.  Those findings are incorporated here.  Since that time, the Metro 
notified by mail nearly 75,000 people of the pending decision to expand the UGB for industrial land.  Metro 
also provided individual mailed notice to nearly 5,000 landowners of possible revisions to Title 4 (Industrial 
and Other Employment Areas) of the Urban Growth Management Functional Plan (“UGMFP”).  In March, 
2004, Metro held six workshops on industrial land throughout the region, attended by some 1,200 people. 
Finally, the Council held public hearings on the UGB expansion and Title 4 on December 4 and December 
11 of 2003 and April 22 and 29, May 6 and 27, and June 10 and 24 of 2004. 
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 These efforts bring Metro into compliance with Goal 1 and Metro’s Regional Framework Plan.  
More important, this work to involve Metro area citizens has contributed greatly to their understanding of the 
importance of this set of decisions for the region and have brought Metro invaluable comment on options 
available to it. 
 
 C. Need for Land 
 
 These findings address ORS 197.296; ORS 197.732(1)(c)(A); Goal 2, Exceptions, Criterion (c)(1); 
Oregon Administrative Rules 660-004-0010(1)(c)(B)(i) and 660-004-0020(2)(a); Goal 9 (local plan policies); 
Goal 10; Goal 14, Factors 1 and 2; Metro Regional Framework Plan (“RFP”) Policies 1.2, 1.4, 1.4.1 and 
1.4.2; and Metro Code 3.01.020(b)(1) and (2). 
 
 The findings for Ordinance No. 02-969B set forth Metro’s analysis of the need for land for new jobs 
through the year 2022.  The Urban Growth Report-Employment (“UGR-E”) provides the details of that 
analysis.  The analysis indicates that the region will need approximately 14,240 acres to accommodate an 
additional 355,000 jobs (all employment, commercial and industrial).  Based upon new information that 
came to the Council during hearings on Title 4 revisions and UGB expansion, Metro completed a supplement 
(Ordinance No. 04-1040B, Appendix A, Item b) to the UGR-E that describes emerging trends in industrial 
use. 
 
 Leading to adoption of the ordinances that expanded the UGB in December, 2002, Metro analyzed 
the capacity of the existing UGB to accommodate this employment growth.  The analysis determined that the 
UGB contained a surplus of land (759.6 acres) for commercial employment and a deficit of land (5,684.9 
acres) for industrial development.  The UGR-E provides the details of this analysis. 
 
 Following adoption of the December, 2002, ordinances, Metro analyzed the capacity of the expanded 
UGB.  Those ordinances left Metro with a deficit of 1,968 acres of industrial land and a surplus of 393 acres 
of commercial land.  From this analysis, the Council concluded that the UGB, as expanded by ordinances in 
December, 2002, did not have sufficient capacity to accommodate the remaining unmet need for industrial 
land.  This deficit was one reason for LCDC’s July 7, 2003, remand order directing Metro to complete the 
accommodation of this need for industrial land. 
 
 Based upon interviews with industrial developers, brokers and consultants, the Regional Industrial 
Land Survey (“RILS”) and Metro’s UGR-E, Metro refined the need for industrial land.  Not just any land 
will satisfy the need for industrial use.  Metro defined the need as 1,968 acres of land composed generally of 
less than 10 percent slope that lies either within two miles of a freeway interchange or within one mile of an 
existing industrial area.  RILS and the UGR-E also calculate the need for parcels of varying sizes by sectors 
of the industrial economy.  Table 13 of the UGR-E shows a need for 14 parcels 50 acres or larger for the 
warehouse and distribution and tech/flex sectors (page 25). 
 
 D. Alternatives:  Increase Capacity of the UGB 
 
 These findings address ORS 197.732(c)(B); Goal 14, Factors 3 and 4; Goal 2, Exceptions, Criterion 
2; OAR 660-004-0010(1)(B)(ii) and 660-004-0020(2)(b); Metro Code 3.01.020(b)(1)(E); and RFP Policies 
1.2, 1.3, 1.4, 1.6, 1.7, 1.8 and 1.9. 
 
 To address the shortfall in employment capacity, Metro considered measures to increase the 
efficiency of land use within the UGB designated for employment.  Metro’s UGMFP Title 4, first adopted in 
1996, limited non-employment uses in areas designated Industrial and Employment. Analysis of results of 
local implementation of Title 4 indicates that commercial uses and other non-industrial uses are converting 
land designated for industrial use to non-industrial use. 
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 In response to this information, the Metro Council amended the RFP in Ordinance No. 02-969B in 
December, 2002, to improve the protection of the existing industrial land base.  The Council created a new 
2040 Growth Concept design type – “Regionally Significant Industrial Land” (“RSIA”) – and revised Title 4 
to establish new limitations on commercial office and commercial retail uses in RSIAs.  Metro estimated that 
these new measures would reduce the shortfall in industrial land by 1,400 acres by reducing encroachment by 
commercial uses.  The Council counted this “savings” of industrial land in its determination that the deficit 
of industrial land following the December, 2002, expansion of the UGB was 1,968 net acres. 
 
 Following adoption of the December ordinances, the Council began implementation of the new 
policy and code, including the mapping of RSIAs.  The process of developing the map with cities and 
counties in the region uncovered implementation difficulties with the provisions of the new Title 4 that 
limited commercial retail and office uses.  With Ordinance No. 04-1040B, the Council once again revised 
Title 4 with two objectives: greater flexibility for traded-sector companies and retention of the 1,400-acre 
“savings” estimated from the December, 2002, revisions.  Based upon the analysis of Title 4 revisions in the 
supplement to the UGR-E (Ordinance No. 04-1040B, Appendix A, Item b), the Council estimates that the 
revisions, in combination with conditions placed upon areas added to the UGB for industrial use, will 
continue to “save” 1,400 acres of industrial land from intrusion by commercial uses. 
 
 During hearings on the remand from LCDC, the Council received testimony that an increasing 
number of industrial jobs is finding space in office buildings rather than in traditional industrial buildings.  
The Council relied upon this testimony to revise Title 4 limitations on offices in industrial areas.  The 
Council also relied upon the testimony to apply the 393-acre surplus of commercial land taken into the UGB 
by the December, 2002, ordinances to the need for 1,968 acres of industrial land.  The Council assumed that 
offices in the region’s designated Employment Areas, Centers, Corridors, Station Communities and Mains 
Streets would absorb industrial jobs.  This assumption reduced the need for industrial land from 1,968 to 
1,575 net acres. 
 
 Also during the hearings, the cities of Wilsonville, Oregon City and Fairview brought news of recent 
plan amendments (adopted after completion of Metro’s inventory of industrial land) adding land to the 
industrial land supply.  The Council concluded that the land added by Wilsonville (127 acres) and Oregon 
City (74 acres) are actually available for industrial use, subject to timing and infrastructure requirements.  
The Council concluded that the Fairview land, though designation industrial in the city’s comprehensive 
plan, is not yet appropriately zoned to make it available for industrial use.   These actions reduced the need 
for industrial land from 1,575 to 1,374 net acres. 
 
 The City of Gresham requested a change to the 2040 Growth Concept Map and the Title 4 
Employment and Industrial Areas map for a 90-acre tract that is part of Study Area 12 and adjacent to land 
added to the UGB in December, 2002, for industrial use.  The city says further planning work on its part has 
revealed that some 20 acres of the tract are suitable for industrial use.  The Council makes this change in 
Ordinance No. 04-1040B, reducing the need from 1,374 to 1,354. 
 
 In a further effort to accommodate industrial development more efficiently within the UGB, the 
Council discovered that it had assumed a commercial development refill rate of 50 percent, lower than the 
most recently observed rate of 52 percent.  For the reasons stated above, the Council concludes that this infill 
and re-development of lands in designated Employment Areas, Centers, Corridors, Station Communities and 
Mains Streets will accommodate some of the increasing number of industrial jobs that is locating in offices 
rather than factories or other traditional industrial buildings.  Correction of the commercial refill rate 
assumption reduces the need for industrial land from 1,354 to 1,180 acres. 
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 E. Alternatives:  Expand the UGB 
 
 These findings address ORS 197.732(c)(B), (C) and (D) and Goal 2, Exceptions; ORS 197.298(1); 
Goal 11; Goal 14, Factors 3-7; OAR 660-004-0010(1) and 660-004-0020(2); RFP Policies 1.2, 1.3.1, 1.4, 
1.4.1, 1.7, 1.7.2, 1.9, 1.12.1, 1.12.2 and 5.1.1; Regional Transportation Plan Policy 3.0 and Metro Code 
3.01.020(b)(3) through (7) and 3.01.020(d) 
 
 The measures taken by the Council to increase the capacity of the existing UGB for industrial use, 
described above leave an unmet need for industrial land of 1,180 acres. 
 
 Metro began the search for the most appropriate land for inclusion in the UGB by applying the 
priorities in ORS 197.298(1).  Because Metro has not re-designated “urban reserve” land since its 1997 
designation was invalidated on appeal, the highest priority for addition of land is exception land. 
 
 Metro first included for consideration all exception land that was studied for inclusion in the 
December, 2002, ordinances, but not included at that time (59,263 acres).  Metro then expanded the search to 
consider all other land, resource land included, that met the siting characteristics that help define the need for 
industrial land (less than 10 percent slope and within two miles of a freeway interchange or one mile of an 
existing industrial area (9,071 acres). In all, Metro looked at approximately 68,000 acres to find the most 
appropriate land. 
 
 Once Metro mapped land by its statutory priority, Metro analyzed the suitability of the land for 
industrial use, considering the locational factors of Goal 14, the consequences and compatibility criteria of 
the Goal 2 and statutory exceptions process, the policies of the Regional Framework Plan (RFP) and the 
criteria in the Metro Code that are based upon Goal 14.  This analysis is set forth in the Alternatives Analysis 
Study, Item (c) in Appendix A of Ordinance No. 04-1040B and  subsequent staff reports [Appendix A, Items 
(a) and (y)]. 
 
 The Alternatives Analysis and testimony from the hearings gave the Council few easy or obvious 
choices among the lands it considered.  The land most suitable for the types of industrial use forecast in the 
region for the next 20 years is flat land near freeway interchanges or near existing industrial areas.  In 
addition, the region needs parcels 50 acres or larger for the warehouse and distribution and tech/flex sectors.  
The land most likely to meet these needs at the perimeter of the UGB is agricultural land, the last priority for 
inclusion under ORS 197.298(1). 
 
 The highest priority for inclusion, under the priority statute, where no urban reserves have been 
designated, is exception land.  But the character of most exception areas makes them unable to fill the 
region’s needs for industrial use.  The great majority of exception land outside the UGB is designated for 
residential use, and most of that is settled with residences.  Parcels are generally small (five acres and 
smaller), the topography is usually rolling and often steep, and streams, small floodplains and wildlife habitat 
are common.  And residents, as evidenced by testimony at Council hearings, are often vigorously opposed to 
industrial intrusions into what they consider their neighborhoods. 
 
 The Council excluded from further consideration those exception lands that lie further than two 
miles from a freeway interchange and more than one mile from existing industries for the reason that these 
areas cannot meet the identified need for industrial land.  The Staff Report [Appendix A, Item (a)] describes 
these specific areas in detail at pages 13 to 18. 
 
 The Council excluded other study areas (or portions of them) from further consideration even though 
they could meet the identified need (less than 10 percent slope and either within two miles from a freeway 
interchange or within one mile from existing industries) because they are unsuitable for industrial use.  
Further analysis showed that some combination of parcelization, existing development, limitations on use 
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imposed by Title 3 of the UGMFP (Water Quality, Flood Management and Fish and Wildlife Conservation), 
poor road access, difficulty in providing public services and negative effects of urbanization on nearby 
agricultural practices renders the areas unsuitable for industrial use.  Portions of the areas contain designated 
farm or forest land.  The Staff Report [Appendix A, Item (a)] describes these specific areas in detail at pages 
18 to 25 (and portions of other areas at pages 13 to 18). 
 
 The Council also excluded those exception areas that are not contiguous to the UGB, or to areas 
added to the UGB for industrial use, and do not contain enough suitable land to comprise a minimum of 300 
gross acres.  Based upon an analysis of industrial areas within the pre-expansion UGB and reasoning set 
forth in “Formation of Industrial Neighborhoods”, memorandum from Lydia Neill to David Bragdon, 
October 24, 2003, the Council concludes that these small areas cannot satisfy the need for industrial land. 
 
 The Council looked next to resource land, beginning with land of lowest capability.  The Council 
included 354 acres (236 net acres) designated for agriculture in the Quarry Study Area, composed 
predominantly of the poorest soils (Class VII) in the region.  Other land with poor soils in the vicinity were 
rejected due to steep slopes.  The Council included 63 acres (30 net acres) designated for forestry in the 
Beavercreek Study Area composed of Class IV and VI soils and 102 acres (69 net acres) of Class III and IV 
soils in the Damascus West Study Area.  No other land with soil capability lower than Class II can meet the 
need for industrial use identified by the Council. 
 
 Finally, the Council turned to the many lands under consideration with predominantly Class II soils.  
To choose among thousands of acres of this flat farmland near urban industrial areas or near freeway 
interchanges, the Council considered the locational factors of Goal 14 and policies in its Regional 
Framework Plan (“RFP”) and Regional Transportation Plan (“RTP”).  Further, the Council sought advice 
from a group of farmers and agriculturalists in the three counties, assembled by the Oregon Department of 
Agriculture (“ODA”).  This group submitted a report to the Council entitled “Limited Choices: The 
Protection of Agricultural Lands and the Expansion of the Metro Area Urban Growth Boundary for Industrial 
Use.”  [Appendix A, Item (i).)]  Preliminary guidance from ODA led the Council to consider an amendment 
to Policy 1.12 of the RFP on agricultural land, adopted and applied in Ordinance No. 04-1040B: “When the 
Council must choose among agricultural lands of the same soil classification for addition to the UGB, the 
Council shall choose agricultural land  deemed less important to the continuation of commercial agriculture 
in the region.”  (Exhibit A.) 
 
 The Council finds that the region will be able to urbanize the lands it has added to the UGB in an 
efficient and orderly fashion.  The Council concludes that the overall consequences of urbanization of these 
lands are acceptable, especially given the protections in place in the RFP and Metro Code for sensitive 
resources.  Through mitigation measures required by the conditions in Exhibit F, the Council believes it can 
achieve compatibility between urbanization of the land added to the UGB and adjacent land outside the 
UGB. 
 
 The Council also believes that it is able to maintain separations between communities at the urban 
fringe sufficient to allow each community to retain a sense of place.  The Council chose ridgelines, streams, 
power lines, roads and property lines to define the boundaries of the UGB in an effort to provide a distinct 
boundary and a clear transition between urban and rural uses. 
 
 The Council also finds that the lands it added to the UGB for industrial use contribute to a compact 
urban form.  The lands are adjacent to the existing UGB.  Many involve exception lands that are already 
partially urbanized and contain some components of public facilities needed to serve urban industrial uses.  
The Council rejected some areas of exception land that extend far from the UGB and would require long 
extensions of linear services such as sewer, water and stormwater lines.  The Council chose land that adheres 
closely to siting characteristics needed by the industries likely to grow during the planning period: proximity 
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to existing industrial areas and accessibility to freeway interchanges.  These choices contribute to the 
region’s urban form which, among other things, calls for siting uses with higher densities (commercial and 
residential) in Centers and other design types served by high-capacity public transit. 
 
 Combined with areas added to the UGB for employment in the December, 2002, periodic review 
ordinances, areas added by Ordinance No. 04-1040B for industrial use are distributed round the region.  Most 
of the jobs land was added to the east side of the region in December, 2002.  This ordinance adds industrial 
land mostly to the south and west sides of the region.  In particular, addition of 262 acres north of Cornelius 
will add jobs, income, investment and tax capacity to a part of the region with disproportionately little of 
those resources. 
 
 F. Water Quality 
 
 Each local government responsible for an area added to the UGB must complete the planning 
requirements of Title 11, Urban Growth Management Functional Plan (“UGMFP”), including compliance 
with the water quality provisions of Title 3 of the UGMFP. 
 
 G. Areas Subject to Natural Disasters and Hazards 
 
 The Council has excluded environmentally constrained areas from the inventory of buildable land 
(see UGRs) and from its calculation of the housing and jobs capacity of each study area (see Alternatives 
Analysis).  Each local government responsible for an area added to the UGB must complete the planning 
requirements of Title 11, Urban Growth Management Functional Plan (“UGMFP”), including compliance 
with Title 3 of the UGMFP on floodplains and erosion control. 
 
 The Council considered the best information available on known hazards, including earthquake 
hazard.  The study areas with the highest earthquake hazard have been rejected.  The are small portions of 
several study areas with known earthquake hazards added to the UGB.  Local governments responsible for 
Title 11 planning are required by that title (and Goal 7) to take these portions into account in their 
comprehensive plan amendments. 
 
 H. Economic Development 
 
 As part of Task 2 of periodic review, Metro reviewed the economic development elements of the 
comprehensive plans of each of the 24 cities and three counties that comprise the metro area.  Metro used the 
review in its determination of the region’s need for employment land and for coordination with local 
governments of its choices to add land to the UGB for employment purposes. 
 
 Revisions to Title 4 (Industrial and Other Employment Areas) of the UGMFP and the conditions 
placed upon lands added to the UGB (Exhibit F of Ordinance No. 04-1040B and exhibits to December, 2002, 
ordinances) add significant protection to sites designated for industrial use, both those added to the UGB and 
those within the UGB prior to expansion, to help ensure their availability for that purpose. 
 
 Inclusion of these areas adds 1,920 acres (1,047 net acres) to the UGB for industrial use.  Combined 
with the efficiency measures described in Section D of these Findings (Alternatives:  Increase Capacity of 
the UGB), above, and actions taken in December, 2002, these additions to the UGB accommodate 
approximately 99 percent of the need for industrial land [identified in the 2002-2022 Urban Growth Report:  
An Employment Land Need Analysis (9,366 net acres)].  Given the unavoidable imprecision of the many 
assumptions that underlie the determination of need for industrial land – the population forecast; the 
employment capture rate; the industrial refill rate; employment density (particularly given changes in 
building types used by industry over time); the rate of encroachment by non-industrial uses; and the vintage 
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industrial relocation rate – the Council concludes that its actions in the December, 2002, ordinances and in 
this Ordinance No. 04-1040B provide a 20-year supply of industrial land for the region and comply with part 
2 (periodic review Subtask 17) of LCDC’s Partial Approval and Remand Order 03-WKTASK-001524, July 
7, 2003. 
 
II. SPECIFIC FINDINGS FOR PARTICULAR AREAS ADDED TO UGB IN TASK 2 REMAND 

DECISION 
 
 These findings address ORS 197.298; ORS 197.732(1)(c)(B), (C) and (D); Goal 2, Exceptions, 
Criteria (c)(2), (3) and (4); Oregon Administrative Rules (OAR) 660-004-0010(1)(B)(ii), (iii) and (iv); OAR 
660-004-0020(2)(b), (c) and (d); Goal 5; Goal 11; Goal 12; Goal 14, Factors 3 through 7; Metro Code 
3.01.020(b)(3) through (7) and 3.01.020(d); Metro RFP Policies 1.2, 1.3, 1.4, 1.6, 1.7, 1.11 and 1.12; and 
Regional Transportation Plan Policies 2.0, 3.0, 4.0 and 14.0. 
 
 A. Damascus West 
 
 The Council relies upon the facts and analysis in the Industrial Land Alternative Analysis Study  
[Appendix A, Item(c) in Ordinance No. 04-1040B, pp. 21-23; 111; A-1 – A-4] and the Staff Report 
[Appendix A, Item (a), p. 27] to support its conclusion that addition of a portion of Damascus West will 
provide for an orderly and efficient transition from rural to urban land use.  The Council chose this area of 
resource land because it contains a concentration of larger parcels (five parcels between 10 and 20 acres).  
Parcels of this range are needed for the types of industries Metro expects will grow during the planning 
period (UGR-E, p. 25) and are generally unavailable in exception areas.  Also, soils in the area are Class III 
and IV, of lower capability than other resource land under consideration.  In addition, the area lies within a 
ground-water restricted area designated by the Oregon Department of Water Resources.  Finally, it occupies 
a small notch that extends into land within the UGB and is relatively isolated by topography and forested 
land from other agricultural lands to the south, as noted in the report of the Metro Agricultural Lands 
Technical Workgroup led by the Oregon Department of Agriculture [“Limited Choices: The Protection of 
Agricultural Lands and the Expansion of the Metro Area Urban Growth Boundary for Industrial Use”, 
Appendix A, Item (i)]. 
 
  1. Orderly Services 
 
 The Council relies upon the Study Area Goal 14 Analysis Summary and the Ratings for 
Transportation Services Feasibility contained in its Alternative Analysis Study (Appendix A, Item 6, pages 
111 and Table A-2, respectively) for its determination that these services can be provided to the Damascus 
West area in an orderly and economic manner by extending services from existing serviced areas. Condition 
IIA(1) of Exhibit F calls for transportation and public facility and service plans within the same four years 
allowed for Title 11 planning of the entire Damascus area by Condition IIA(1) of Exhibit M of Ordinance 
No. 02-969B. 
 
 The Alternative Analysis Study (p. 20) sets forth the likely service providers for sewer, water and 
storm-water services and assigns a serviceability rating for the larger Damascus Study Area.  Serviceability 
generally ranges from “easy” to “difficult” to serve (Table 1, p. 111) and compares favorably with areas not 
included (such as Borland Road South, Norwood/Stafford and Wilsonville West).  Transportation services 
will be only moderately difficult to provide for reasons set forth in the Alternative Analysis Study, p. 21. 
 
  2. Efficiency 
 
 The Council relies on the same information on provision of essential services mentioned above for 
its conclusion that the area can urbanize efficiently, particularly knowing that Damascus West will be 
planned in conjunction with the greater Damascus area added to the UGB in December, 2002. The Council 
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also relies upon its findings and conclusions above (part I, General Findings, section D, Alternatives: 
Increase Capacity of UGB) regarding actions it has taken to increase the efficiency of the use of employment 
land within the existing UGB. 
 
  3. Consequences 
 
 The Council relies upon the analysis of the consequences of urbanization on the Damascus West area 
set forth in the Alternative Analysis Study, pp. 21-22 and Table A-3.  The analysis indicates that the 
consequences will be low, especially considering the requirements of Title 11 of the UGMFP that 
comprehensive planning and land use regulations for the area protect the portions (streams, wetlands, 
floodplains and steep slopes) of the area subject to Title 3 of the UGMFP and the conditions in Exhibit F of 
Ordinance No. 04-1040B. 
 
 The Council has placed a condition on comprehensive planning for the area that the local 
government responsible for planning considered Metro’s adopted Goal 5 inventory during its planning (see 
Condition IG, Exhibit F).  The local governments will eventually adopt provisions to implement Metro’s 
Goal 5 program following the Council’s adoption of that program, if the local government’s ordinance do not 
already comply. 
 
  4. Compatibility 
 
 The Agricultural Analysis Consequences shows that urbanization of the Damascus West area would 
have low adverse consequences for nearby agriculture (Alternative Analysis Study, p. 21; Table A-4).  This 
is, in part, due to the facts that the area occupies a small notch that extends into land within the UGB and is 
relatively isolated by topography and forested land from other agricultural lands to the south, as noted in the 
report of the Metro Agricultural Lands Technical Workgroup led by the Oregon Department of Agriculture 
[“Limited Choices: The Protection of Agricultural Lands and the Expansion of the Metro Area Urban 
Growth Boundary for Industrial Use”, Appendix A, Item (i)].  Ordinance No. 04-1040B, Exhibit F, imposes 
Condition IE upon urbanization of Damascus West to reduce conflict and improve compatibility between 
urban use in the area and agricultural use on land to the south. 
 
  5. Natural and Cultural Resources 
 
 The Alternative Analysis Study addresses Goal 5 and 6 resources in the Damascus West area 
protected by Clackamas County in its acknowledged comprehensive plan (p. 22).  The county will be 
responsible for protecting these resources in the area when it amends its comprehensive plan and zoning 
ordinance to implement expansion of the UGB.  Condition IG of Exhibit F requires the county to consider 
Metro’s inventory of Goal 5 resources in their application of Goal 5 to the Damascus area.  Title 3 (Water 
Quality, Flood Management and Fish and Wildlife Conservation) of the UGMFP requires Clackamas County 
to protect water quality and floodplains in the area.  Title 11 of the UGMFP, section 3.07.1120G, requires the 
county to protect fish and wildlife habitat and water quality.  Title 11, section 3.07.1110, protects the status 
quo in the interim period of county planning for the area. 
 
  6. Public Utilities and Services 
 
 Under statewide Planning Goal 11, Metro is responsible for coordination of the preparation of public 
facility plans within the district.  Metro will fulfill this responsibility through implementation of Title 11 of 
the UGMFP, which (1) prohibits Clackamas County from upzoning and from dividing land into resulting lots 
or parcels smaller than 20 acres until the county revises its comprehensive plan and zoning ordinances to 
authorize urbanization of land Metro brings into the UGB; and (2) requires the county to develop public 
facilities and services plans and urban growth diagrams with the general locations of necessary public 
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facilities such as sanitary sewers, storm sewers and water lines for the area.  Metro and the county began this 
work with the evaluation of the serviceability of the Damascus area in the Alternative Analysis Study (pages 
20-21 and 111). 
 
  7. Transportation 
 
 Metro shares responsibility to ensure that its Task 2 decision for the Damascus West area does not 
significantly affect a transportation facility or allow uses that are inconsistent with the identified function, 
capacity and performance standards of transportation facilities.  Metro fulfills this responsibility through 
implementation of Title 11 of the UGMFP, which (1) prohibits Clackamas County from upzoning and from 
land divisions into resulting lots or parcels smaller than 20 acres in the area until the county revises its 
comprehensive plans and zoning ordinances to authorize urbanization of land Metro brings into the UGB; 
and (2) requires the county to develop conceptual transportation plans and urban growth diagrams with the 
general locations of arterial, collector and essential local streets for the area. Metro and Clackamas County 
began this work with the evaluation of the serviceability of the area in the Alternative Analysis Study (p. 21 
and Table A-2) and consideration of how to provide services as part of the analysis required to satisfy Goal 
14, factors 3 and 4. 
 
 Metro’s 2000 Regional Transportation Plan (RTP) anticipated inclusion of the area within the UGB. 
The plan’s “Priority System” of planned transportation facilities shows improvements planned for the area to 
serve anticipated growth.  Among the improvements is the Sunrise Highway, a likely alignment for which 
(shown on the 2040 Growth Concept Map) borders the portion of the Damascus West Study Area included 
by this ordinance.  The “Financially Constrained System” includes improvements that will add capacity to 
East Sunnyside Road near the included area (see discussion of RTP below). 
 
  8. Regional Framework Plan 
 
 The area lies within ½-mile of Damascus Town Center and will provide additional employment to 
support the center.  The area will not only provide employment opportunities for new residents of the 
Damascus area, but also improve the ratio between jobs and housing in the east side of the region. 
 
  9. Regional Transportation Plan 
 
 Through its Joint Policy Advisory Committee on Transportation, Metro has coordinated 
transportation planning and funding of transportation improvements with local governments in the region.  
The Regional Transportation Plan adopted a “Priority System” of improvements through the year 2020.  The 
Priority System includes the most critical improvements needed to implement the 2040 Growth Concept.  
Among the improvements are the “East Multnomah County Transportation Projects” and the “Pleasant 
Valley and Damascus Transportation Projects” that will provide the basic transportation services to the area 
(pages 5-49 to 5-57).  Figures 1.4, 1.12, 1.16, 1.17, 1.18 and 1.19 of the RTP show how the region’s street 
design, motor vehicle, public transportation, freight, bicycle and pedestrian systems will extend into the 
Damascus area. 
 
 B. Beavercreek 
 
 The Council relies upon the facts and analysis in the Alternative Analyses Study [2003 in Appendix 
A, Item(d) in Ordinance No. 04-1040B, pp. 32-34; 111; A-1 – A-4] and the Staff Report [Appendix A, Item 
(a), p. 25] to support its conclusion that addition of a portion of the Beavercreek area will provide for an 
orderly and efficient transition from rural to urban land use.  The Council added this single tract, zoned for 
forest use but occupied by a portion of a larger golf course, in part because the Council included the other 
half of the golf course in the UGB by Ordinance No. 02-969B in December, 2002 (as part of Task 2), and 
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designated it for industrial use.  The predominant soils on the tract are Class IV and VI.  This parcel (63 
acres; 30 net acres) helps satisfy the identified need for large parcels (see UGR-E, page 25), particularly in 
combination with the other part of the golf course included in December, 2002. 
 
  1. Orderly Services 
 
 The Council relies upon the Study Area Goal 14 Analysis Summary and the Ratings for 
Transportation Services Feasibility contained in its Alternative Analysis Study (Appendix A, Item 6, pages 
111 and Table A-2, respectively) for its determination that these services can be provided to this portion of 
the Beavercreek area in an orderly and economic manner by extending services from existing serviced areas. 
Condition IA of Exhibit F calls for transportation and public facility and service plans within two years.  
Condition IIB(2) specifies that Title 11 planning of the area be done in conjunction with Title 11 planning for 
the adjoining area added to the UGB by Ordinance No. 02-969B. 
 
 The Alternative Analysis Study (p. 32-33) sets forth the likely service providers for sewer, water and 
storm-water services and assigns a serviceability rating for the larger Beavercreek area.  The developable 
portion of the area included in the UGB adjoins and will be served by the same providers that will serve the 
area added to the UGB in December, 2002.  Serviceability generally ranges from “easy” to “difficult” to 
serve (Table 1, p. 111) and compares favorably with areas not included (such as Borland Road South, 
Norwood/Stafford and Wilsonville West).  Table A-2 shows transportation services for the larger 
Beavercreek area to be difficult.  However, for the portion of Beavercreek added, transportation services will 
be the same as those provided to the adjoining property added to the UGB in December, 2002. 
 
  2. Efficiency 
 
 The Council relies on the same information on provision of essential services mentioned above for 
its conclusion that the area can urbanize efficiently, particularly knowing that this portion of the Beavercreek 
area will be planned in conjunction with the portion added to the UGB and designated for industrial use in 
December, 2002.  Both portions can be urbanized more efficiently if the portions are planned and urbanized 
together. 
 
 The Council also relies upon its findings and conclusions above (part I, General Findings, section D, 
Alternatives: Increase Capacity of UGB) regarding actions it has taken to increase the efficiency of the use of 
employment land within the existing UGB. 
 
  3. Consequences 
 
 The Council relies upon the analysis of the consequences of urbanization on this portion of the 
Beavercreek area set forth in the Industrial Land Alternative Analysis Study, p. 34 and Table A-3).  The 
analysis indicates that the consequences will be high if the Council were to include the entire Beavercreek 
study area (2,540 acres).  But Ordinance No. 04-1040B includes only a single, 63-acre tract, half of a golf 
course the other half of which was included in the UGB by Ordinance No. 02-969B.  Title 11 of the UGMFP 
requires that comprehensive planning and land use regulations for the area protect the portions (streams, 
wetlands, floodplains and steep slopes) of the tract subject to Title 3 of the UGMFP and the conditions in 
Exhibit F of this ordinance. 
 
 The Council has placed a condition on comprehensive planning for the area that the local 
government responsible for planning considered Metro’s adopted Goal 5 inventory during its planning (see 
Condition IG, Exhibit F).  The local governments will eventually adopt provisions to implement Metro’s 
Goal 5 program following the Council’s adoption of that program, if the local government’s ordinance do not 
already comply. 
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  4. Compatibility 
 
 The Agricultural Analysis Consequences shows that urbanization of the Beavercreek area would 
have moderate adverse consequences for nearby agriculture (p. 111).  There will be little effect on agriculture 
from urbanization of this small portion of the area, however, because the tract itself is part of a golf course, 
and there are no nearby agricultural activities. 
 
  5. Natural and Cultural Resources 
 
 The Alternative Analysis Study addresses Goal 5 and 6 resources in the larger Beavercreek area 
protected by Clackamas County in its acknowledged comprehensive plan (page 34).  The single portion of 
the larger area added to the UGB by this ordinance contains no inventoried Goal 5 sites protected by 
Clackamas County.  Condition IG of Exhibit F requires the county to consider Metro’s inventory of Goal 5 
resources in their application of Goal 5 to the small portion of the Beavercreek area included in the UGB.  
Title 3 (Water Quality, Flood Management and Fish and Wildlife Conservation) of the UGMFP requires 
Clackamas County to protect water quality and floodplains in the area.  Title 11 of the UGMFP, section 
3.07.1120G, requires the counties to protect fish and wildlife habitat and water quality.  Title 11, section 
3.07.1110, protects the status quo in the interim period of county planning for the area. 
 
  6. Public Facilities and Services 
 
 Under statewide Planning Goal 11, Metro is responsible for coordination of the preparation of public 
facility plans within the district.  Metro will fulfill this responsibility through implementation of Title 11 of 
the UGMFP, which (1) prohibits Clackamas County or Oregon City from upzoning and from dividing land 
into resulting lots or parcels smaller than 20 acres until the county or city revises its comprehensive plan and 
zoning ordinances to authorize urbanization of land Metro brings into the UGB; and (2) requires the county 
or city to develop public facilities and services plans and urban growth diagrams with the general locations of 
necessary public facilities such as sanitary sewers, storm sewers and water lines for the area.  Metro, the 
county and the city began this work with the evaluation of the serviceability of the Beavercreek area in the 
Alternative Analysis Study done as part of Ordinance No.02-969B (pages 108-09; A-9, A-13;) and the 
Industrial Land Alternative Analysis Study done as part of Ordinance No. 04-1040A (pages 25, 32-33 and 
111). 
 
  7. Transportation 
 
 Metro shares responsibility to ensure that its Task 2 decision for the Beavercreek area does not 
significantly affect a transportation facility or allow uses that are inconsistent with the identified function, 
capacity and performance standards of transportation facilities.  Metro fulfills this responsibility through 
implementation of Title 11 of the UGMFP, which (1) prohibits Clackamas County or Oregon City from 
upzoning and from land divisions into resulting lots or parcels smaller than 20 acres in the area until the 
county or city revises its comprehensive plan and zoning ordinances to authorize urbanization of land Metro 
brings into the UGB; and (2) requires the county or city to develop a conceptual transportation plan and 
urban growth diagram with the general locations of arterial, collector and essential local streets for the area.  
Metro, the county and the city began this work with the evaluation of the serviceability of the Beavercreek 
area in the Alternative Analysis done as part of Ordinance No.02-969B (pages 108-09; A-9, A-15-19) and 
the Analysis done as part of Ordinance No. 04-1040B (pages 25 and 33 and A-2). 
 
 The City of Oregon City indicates that the Beavercreek area can be provided with transportation 
services.  The small included portion adjoins an area that is more serviceable than other portions of the larger 
Beavercreek area considered by the Council.  It is contiguous to the city and can be served in an orderly 
manner. 
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  8. Regional Framework Plan 
 
 This small addition of industrial land (63 acres) will be planned in combination with adjoining 
industrial land added by Ordinance No. 02-969B to comprise a more efficient industrial area.  The area will 
provide employment to support the Oregon City Regional Center. 
 
  9. Regional Transportation Plan 
 
 Through its Joint Policy Advisory Committee on Transportation, Metro has coordinated 
transportation planning and funding of transportation improvements with local governments in the region.  
The Regional Transportation Plan adopted a “Priority System” of improvements through the year 2020.  The 
Priority System includes the most critical improvements needed to implement the 2040 Growth Concept.  
Among the improvements is the “Highway 213 Corridor Study” to complete a long-term traffic management 
plan and identify projects to implement the plan (pages 5-59 to 5-61). 
 
 C. Quarry (Partial) 
 
 The Council relies upon the facts and analysis in the Industrial Land Alternative Analyses Study 
[Appendix A, Item(c) in Ordinance No. 04-1040B, pp. 64-66; 111; A-1 – A-4] and the Staff Report 
[Appendix A, Item (a), pp. 26-27] to support its conclusion that addition of a portion of the Quarry Study 
Area will provide for an orderly and efficient transition from rural to urban land use.  The Council chose this 
area of resource land because it contains a concentration of larger parcels, relatively few of which are 
developed with residences.  Parcels of this range are needed for the types of industries Metro expects will 
grow during the planning period (UGR-E, p. 25) and are generally unavailable in exception areas.  Also, soils 
in the area are predominantly Class VII, of lower capability than other resource land under consideration.  
Significant portions are devoted to quarry operations, which have removed soils altogether.  There are major 
quarry operations adjoining this area to the east and elsewhere nearby.  There is also significant industrial 
development and zoning north and east of the Quarry area.  See “Perfect for Industry”, prepared by Davis, 
Wright, Tremaine, LLP, April 29, 2004.  The Council included one of the quarry areas in the UGB in 
Ordinance No. 02-990A for industrial use.  Some agricultural activity takes place in the northern section of 
this area, but it is isolated from other areas devoted to agriculture by quarry operations and other nonfarm 
activities [Tualatin Valley Sportsmens Club (gun club), for example]. 
 
  1. Orderly Services 
 
 The Council relies upon the Quarry Study Area Goal 14 Analysis Summary and the Ratings for 
Transportation Services Feasibility contained in its Industrial Land Alternative Analysis Study (Appendix A, 
Item (c), pages 111 and Table A-2, respectively) for its determination that urban services can be provided to 
the Quarry area in an orderly and economic manner by extending services from existing serviced areas.  
Condition IIE(2) of Exhibit F calls for coordination of transportation and public facility and service planning 
for this area with the adjoining area added to the UGB for industrial use on December 12, 2002. 
 
 The Alternatives Analysis (p. 64-65) sets forth the likely service providers for sewer, water and 
storm-water services and assigns a serviceability rating for the Quarry Study Area.  Serviceability  ranges 
from “easy” to “moderately difficult” to serve (Table 1, p. 111) and compares favorably with areas not 
included (such as Borland Road South, Norwood/Stafford and Wilsonville West).  Transportation services 
would be easy to provide for reasons set forth in the Alternative Analysis Study, p. 65. 
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  2. Efficiency 
 
 The Council relies on the same information on provision of essential services mentioned above for 
its conclusion that the area can urbanize efficiently, particularly knowing that this portion of the Quarry 
Study Area will be planned in conjunction with the quarry area to the east, added to the UGB and designated 
for industrial use in December, 2002.  This portion lies close to existing services and Tualatin-Sherwood and 
Oregon Roads.  Both portions can be urbanized more efficiently if the portions are planned and urbanized 
together. 
 
 The Council also relies upon its findings and conclusions above (part I, General Findings, section D, 
Alternatives: Increase Capacity of UGB) regarding actions it has taken to increase the efficiency of the use of 
employment land within the existing UGB. 
 
  3. Consequences 
 
 The Council relies upon the analysis of the consequences of urbanization on this portion of the 
Quarry Study Area set forth in the Alternative Analysis Study, p. 65-66 and Table A-3).  The analysis 
indicates that the environmental consequences will be low.  In addition, Title 11 of the UGMFP requires that 
comprehensive planning and land use regulations for the area protect the portions (streams, wetlands, 
floodplains and steep slopes) of the area subject to Title 3 of the UGMFP and the conditions in Exhibit F of 
this ordinance. 
 
 The Council has placed a condition on comprehensive planning for the area that the local 
government responsible for planning considered Metro’s adopted Goal 5 inventory during its planning (see 
Condition I G, Exhibit F).  The local governments will eventually adopt provisions to implement Metro’s 
Goal 5 program following the Council’s adoption of that program, if the local government’s ordinance do not 
already comply. 
 
  4. Compatibility 
 
 The Agricultural Analysis Consequences shows that urbanization of the Quarry Study Area would 
have few adverse consequences for nearby agriculture.  The area has the UGB on three sides and quarry 
operations to the east and southeast.  The portion devoted to agriculture is in the northwest portion, isolated 
from agricultural operations south of the quarries. 
 
  5. Natural and Cultural Resources 
 
 The Alternative Analysis Study addresses Goal 5 and 6 resources in the Quarry Study Area protected 
by Washington County in its acknowledged comprehensive plan (page 65-66).  Significant portions of the 
area are identified as aggregate sites in the county’s Goal 5 inventory and are protected by aggregate 
overlays. Under Metro’s Title 11, current county land use regulations will remain in place until the county, or 
one of the cities (Tualatin or Sherwood), adopts new plan provisions and land use regulations to allow 
industrial uses in the area, at which time the county or city will apply Goal 5 to the area and re-consider the 
decision to protect the quarries under Goal 5. 
 
 Condition IG of Exhibit F requires the county or cities to consider Metro’s inventory of Goal 5 
resources in its application of Goal 5 to the Quarry area included in the UGB.  Title 3 (Water Quality, Flood 
Management and Fish and Wildlife Conservation) of the UGMFP requires the county to protect water quality 
and wetlands in the area.  Title 11 of the UGMFP, section 3.07.1120G, requires the county to protect fish and 
wildlife habitat and water quality.  Title 11, section 3.07.1110, protects the status quo in the interim period of 
county or city planning for the area. 
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  6. Public Facilities and Services  
 
 Under statewide Planning Goal 11, Metro is responsible for coordination of the preparation of public 
facility plans within the district.  Metro will fulfill this responsibility through implementation of Title 11 of 
the UGMFP, which (1) prohibits Washington County or the City of Sherwood or Tualatin from upzoning and 
from dividing land into resulting lots or parcels smaller than 20 acres until the county or city revises its 
comprehensive plan and zoning ordinances to authorize urbanization of land Metro brings into the UGB; and 
(2) requires the county or city to develop public facilities and services plans and urban growth diagrams with 
the general locations of necessary public facilities such as sanitary sewers, storm sewers and water lines for 
the area.  Metro, the county and the cities began this work with the evaluation of the serviceability of the 
Quarry Study Area in the Alternative Analysis done as part of Ordinance No.02-969B (pages 161-63; A-9) 
and the Analysis done as part of Ordinance No. 04-1040B (pages 64-65 and 111). 
 
  7. Transportation 
 
 Metro shares responsibility to ensure that its Task 2 decision for the Quarry Study Area does not 
significantly affect a transportation facility or allow uses that are inconsistent with the identified function, 
capacity and performance standards of transportation facilities.  Metro fulfills this responsibility through 
implementation of Title 11 of the UGMFP, which (1) prohibits Washington County or the City of Sherwood 
or Tualatin from upzoning and from land divisions into resulting lots or parcels smaller than 20 acres in the 
area until the county or city revises its comprehensive plan and land use regulations to authorize urbanization 
of land Metro brings into the UGB; and (2) requires the county or city to develop a conceptual transportation 
plan and urban growth diagram with the general locations of arterial, collector and essential local streets for 
the area.  Metro and the county and cities began this work with the evaluation of the serviceability of the area 
in the Alternatives Analysis done as part of Ordinances No.02-969B (pages 108-09; A-9, A-15-19) and 990A 
and the Analysis done as part of Ordinance No. 04-1040B (pages 64-65 and A-2).  The cities indicate a 
willingness to serve the Quarry area with transportation services pending the determination of service 
boundaries. 
 
  8. Regional Framework Plan 
 
 This addition of industrial land will be planned in coordination with adjoining industrial land to the 
east added by Ordinance No. 02-990A to comprise a more efficient industrial area.  The area will provide 
employment to support the Sherwood and Tualatin Town Centers.  The Quarry area runs along the Tualatin-
Sherwood Road within two miles of the two centers. Given that the added portion of the Quarry area is 
suitable for the types of industry likely to grow in the future, the Council includes the area notwithstanding 
that this part of the region is relatively well-endowed with employment. 
 
 By adding the Quarry area to the UGB, following addition of the quarry area to the east, Metro will 
be bringing a “notch” into the UGB that lies between the two cities of Sherwood and Tualatin.  This keeps 
the form of the region compact and efficient.  
 
  9. Regional Transportation Plan 
 
 Through its Joint Policy Advisory Committee on Transportation, Metro has coordinated 
transportation planning and funding of transportation improvements with local governments in the region.  
The Regional Transportation Plan adopted a “Priority System” of improvements through the year 2020.  The 
Priority System includes the most critical improvements needed to implement the 2040 Growth Concept.  
Among the improvements are the “The Tualatin-Sherwood Major Investment Study”, to complete 
environmental design for the I-5 to 99W principal arterial connector, and the “Tualatin-Sherwood 
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Connector”, to construct the four-lane tollway connection (pages 5-65 to 5-67).  Although a final corridor for 
this facility has not yet been chosen, it is almost certain that it will pass less than a mile from the south border 
of the Quarry area. 
 
 D. Coffee Creek (partial) 
 
 The Council relies upon the facts and analysis in the Alternatives Analyses [Appendix A, Item(c) in 
Ordinance No. 04-1040B, pp. 58-60; 111; A-1 – A-4] and the Staff Report [Appendix A, Item (a), pp. 26] to 
support its conclusion that addition of a portion of the Coffee Creek Study Area [264 acres (97 net acres) of 
442 in the study area] will provide for an orderly and efficient transition from rural to urban land use.  The 
Council chooses this portion because it is almost entirely exception land (there is a 4.6-acre tract of resource 
at the northern edge), it can be planned in conjunction with land added to the UGB in December, 2002, for 
industrial use, urban services are available in the vicinity, and urbanization will have no effect on agricultural 
practices on adjacent land due to its isolation from agricultural activities. 
 
  1. Orderly Services 
 
 The Council relies upon the Coffee Creek Study Area Goal 14 Analysis Summary and the Ratings 
for Transportation Services Feasibility contained in its Industrial Land Alternative Analysis Study (Appendix 
A, Item 6, pages 111 and Table A-2, respectively) for its determination that urban services can be provided to 
the Quarry area in an orderly and economic manner by extending services from existing serviced areas. 
Condition IIF(1) of Exhibit F allows four years for Title 11 planning for this area so that planning for urban 
services can be done in conjunction with such planning for the adjoining area added to the UGB for 
industrial use on December 5, 2002. 
 
 The Alternative Analysis Study sets forth the likely service providers for sewer, water and storm-
water services and assigns a serviceability rating for the Coffee Creek area (p. 58-60; Table 1, p. 111).  
Serviceability ranges from “moderate” to “difficult” to serve and compares favorably with areas not included 
(such as Borland Road South and Wilsonville West). 
 
  2. Efficiency 
 
 The Council relies on the same information on provision of essential services mentioned above for 
its conclusion that the area can urbanize efficiently, knowing that this portion of the Coffee Creek Study 
Area will be planned in conjunction with the area to the east, added to the UGB and designated for industrial 
use in December, 2002.  The area lies adjacent to a principal north-south rail line that will make industrial 
use and movement of freight more efficient. 
 
 The Council also relies upon its findings and conclusions above (part I, General Findings, section D, 
Alternatives: Increase Capacity of UGB) regarding actions it has taken to increase the efficiency of the use of 
employment land within the existing UGB. 
 
  3. Consequences 
 
 The Council relies upon the analysis of the consequences of urbanization on this portion of the 
Coffee Creek area set forth in the Alternative Analysis Study, p. 58-60 and Table A-3).  Because the Council 
included only the easternmost portion of the study area – the portion that borders the UGB on the west – the 
adverse consequences will be reduced.  Title 11 of the UGMFP requires that comprehensive planning and 
land use regulations for the area protect the portions (streams, wetlands, floodplains and steep slopes) of the 
area subject to Title 3 of the UGMFP and the conditions in Exhibit F of this ordinance. 
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 The Council has placed a condition on comprehensive planning for the area that the local 
government responsible for planning considered Metro’s adopted Goal 5 inventory during its planning (see 
Condition IG, Exhibit F, Ordinance No. 04-1040B).  The local government will eventually adopt provisions 
to implement Metro’s Goal 5 program following the Council’s adoption of that program, if the local 
government’s ordinance do not already comply. 
 
  4. Compatibility 
 
 The Agricultural Analysis Consequences shows that urbanization of the included portion of the 
Coffee Creek area would have no adverse consequences for nearby agriculture (p. 111).  The area has quarry 
operations nearby and is isolated from commercial agricultural activity by stream drainages.   
 
  5. Natural and Cultural Resources 
 
 The Alternative Analysis Study addresses Goal 5 and 6 resources in the Coffee Creek Study Area 
protected by Washington County in its acknowledged comprehensive plan (p. 60).  The quarries in the area 
are protected by aggregate overlays by Washington County.  Under Metro’s Title 11, current county land use 
regulations will remain in place until the county, or the City of Wilsonville or Tualatin, adopts new plan 
provisions and land use regulations to allow industrial uses in the area, at which time the county or city will 
apply Goal 5 to the area and re-consider the decision to protect the quarries under Goal 5. 
 
 Condition IG of Exhibit F requires the county or city to consider Metro’s inventory of Goal 5 
resources in its application of Goal 5 to the portion of Coffee Creek area included in the UGB.  The area 
contains streams, wetlands and floodplains.  Title 3 (Water Quality, Flood Management and Fish and 
Wildlife Conservation) of the UGMFP requires the county or city to protect water quality and wetlands in the 
area.  Title 11 of the UGMFP, section 3.07.1120G, requires the county or city to protect fish and wildlife 
habitat and water quality.  Title 11, section 3.07.1110, protects the status quo in the interim period of county 
or city planning for the area. 
 
  6. Public Facilities and Services  
 
 Under statewide Planning Goal 11, Metro is responsible for coordination of the preparation of public 
facility plans within the district.  Metro will fulfill this responsibility through implementation of Title 11 of 
the UGMFP, which (1) prohibits Washington County or the City of Wilsonville or Tualatin from upzoning 
and from dividing land into resulting lots or parcels smaller than 20 acres until the county or city revises its 
comprehensive plan and zoning ordinances to authorize urbanization of the area; and (2) requires the county 
or city to develop public facilities and services plans and urban growth diagrams with the general locations of 
necessary public facilities such as sanitary sewers, storm sewers and water lines for the area. 
 
  7. Transportation 
 
 Metro shares responsibility to ensure that its Task 2 decision for the Coffee Creek Study Area does 
not significantly affect a transportation facility or allow uses that are inconsistent with the identified function, 
capacity and performance standards of transportation facilities.  Metro fulfills this responsibility through 
implementation of Title 11 of the UGMFP, which (1) prohibits the county or city from upzoning and from 
land divisions into resulting lots or parcels smaller than 20 acres in the area until the county or city revises its 
comprehensive plan and zoning ordinance to authorize urbanization of the area; and (2) requires the county 
or city to develop conceptual transportation plans and urban growth diagrams with the general locations of 
arterial, collector and essential local streets for the area. 
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  8. Regional Framework Plan 
 
 This addition of industrial land will be planned in combination with adjoining industrial land to the 
east added by Ordinance No. 02-969B to comprise a more efficient industrial area.  The Coffee Creek Study 
Area will provide employment to support the Tualatin and Wilsonville Town Centers, to the north and south 
respectively. Given that the developable portion of the area is exception land and is suitable for the types of 
industry likely to grow in the future, the Council includes the Coffee Creek area notwithstanding that this 
part of the region is relatively well-endowed with employment. 
 
 Adding the Coffee Creek area to the UGB, lying between and adjacent to the Cities of Tualatin and 
Wilsonville, following addition of the area to the east, keeps the form of the region compact and efficient. 
 
  9. Regional Transportation Plan 
 
Through its Joint Policy Advisory Committee on Transportation, Metro has coordinated transportation 
planning and funding of transportation improvements with local governments in the region.  The Regional 
Transportation Plan (“RTP”) adopted a “Priority System” of improvements through the year 2020.  The 
Priority System includes the most critical improvements needed to implement the 2040 Growth Concept.  
Among the improvements are improvements to Boones Ferry Road from Durham Road in the north to 
Elligsen Road in the south, east of the Coffee Creek Study Area. 
 
 The RTP also includes “The Tualatin-Sherwood Major Investment Study”, to complete 
environmental design for the I-5 to 99W principal arterial connector, and the “Tualatin-Sherwood 
Connector”, to construct the four-lane tollway connection (pages 5-65 to 5-67).  Although a final corridor for 
this facility has not yet been chosen, it is almost certain that it will pass through or just to the north of the 
Coffee Creek area, likely enhancing its access to I-5.  Finally, the principal north-south rail line that lies 
along the eastern boundary of the area will offer an additional mode of transport for movement of freight in 
the area. 
 
 E. Tualatin 
 
 The Council relies upon the facts and analysis in the Industrial Land Alternative Analyses Study 
[Appendix A, Item(c) in Ordinance No. 04-1040B, pp. 61-63; 111; A-1 – A-4] and the Staff Reports 
[Appendix A, Item (a), pp. 27-28] to support its conclusion that addition of a portion of the Tualatin Study 
Area will provide for an orderly and efficient transition from rural to urban land use.  The Council chose this 
area because it is exception land (rural residential and rural industrial) with characteristics that make it 
suitable for industrial use.  It lies within two miles of the I-5 corridor and within one mile of an existing 
industrial area, and portions of the area are relatively flat.  These characteristics render it the most suitable 
exception area under consideration for warehousing and distribution, a significant industrial need facing the 
region. 
 
 The City of Tualatin and many residents of the area expressed concern about compatibility between 
industrial use and residential neighborhoods at the south end of the city.  They have also worried about 
preserving an opportunity to choose an alignment between Tualatin and Wilsonville for the I-5/99W 
Connector; the south alignment for this facility passes through the northern portion of the Tualatin Study 
Area. 
 
 In response to these concerns, the Council placed several conditions upon addition of this area to the 
UGB.  First, the Council extended the normal time for Title 11 planning for the area: two years following the 
identification of a final alignment for the Connector, or seven years after the effective date of Ordinance No. 
04-1040B, whichever comes sooner.  This allows Title 11 planning by Washington County, the cities of 
Tualatin and Wilsonville and Metro to accommodate planning for the Connector alignment.  Second, the 
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Council states that, so long as the alignment for the Connector falls close to the South Alignment shown on 
the 2040 Growth Concept Map, it will serve as the buffer between residential development to the north (the 
portion least suitable for industrial uses) and industrial development to the south (the portion of the area most 
suitable for industrial use) 
 
  1. Orderly Services 
 
 The Council relies upon the Tualatin Study Area Goal 14 Analysis Summary and the Ratings for 
Transportation Services Feasibility contained in its Industrial Land Alternative Analysis Study (Appendix A, 
Item (c), pages 111 and Table A-2, respectively) for its determination that urban services can be provided to 
the area in an orderly and economic manner by extending services from existing serviced areas. 
 
 The Alternatives Analysis (pp. 61-62) sets forth the likely service providers for sewer, water and 
storm-water services and assigns a serviceability rating for the Tualatin Study Area.  Serviceability ranges 
from “easy” to “difficult” to serve (Table 1, p. 111).  Throughout Task 2 of periodic review the Council has 
found, however, that provision of services to almost every exception area is difficult and expensive.  The 
City of Wilsonville anticipates further industrial development in the portion of the study area north and 
northwest of the existing city, in part due to the siting of the Coffee Creek Correctional Facility, and expects 
to be the service provider over time. Given the critical need for sites proximate to interchanges on I-5 and the 
rarity of such sites, the Council has decided to include the Tualatin Study Area notwithstanding. 
 
  2. Efficiency 
 
 The Council relies on the same information on provision of essential services mentioned above 
(Orderly Services) for its conclusion that the area can urbanize efficiently.  The Council also relies upon its 
findings and conclusions above (part I, General Findings, section D, Alternatives: Increase Capacity of UGB) 
regarding actions it has taken to increase the efficiency of the use of employment land within the existing 
UGB. 
 
 This area lies between two cities and among areas added to the UGB for industrial use in December, 
2002, making urbanization of the area more efficient than projecting urbanization from the UGB into a rural 
area.  Given the likelihood that the region will build the I-5/99W Connector through this area, industrial 
development in the area will ensure efficient use of that facility. 
 
  3. Consequences 
 
 The Council relies upon the analysis of the consequences of urbanization on the Tualatin Study Area 
set forth in the Alternative Analysis Study, pp. 62-63 and Table A-3).  The analysis indicates that the 
consequences will be low to moderate, especially considering the requirements of Title 11 of the UGMFP 
that comprehensive planning and land use regulations for the area protect the portions (streams, wetlands, 
floodplains and steep slopes) of the area subject to Title 3 of the UGMFP and the conditions in Exhibit F of 
Ordinance No. 04-1040B. 
 
 The Council has placed a condition on comprehensive planning for the area that the local 
government responsible for planning considered Metro’s adopted Goal 5 inventory during its planning (see 
Condition IG, Exhibit F).  The local governments will eventually adopt provisions to implement Metro’s 
Goal 5 program following the Council’s adoption of that program, if the local government’s ordinance do not 
already comply. 
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  4. Compatibility 
 
 The Agricultural Analysis Consequences shows that urbanization of the Tualatin Study Area would 
have low adverse consequences for agriculture (Alternative Analysis Study, p. 62; Table A-4).  Although 
there are a few agricultural uses in the study area itself, the area is designated entirely for rural residential 
and rural industrial uses, pursuant to exceptions from statewide planning Goals 3 and 4.  The area is isolated 
from land designated for agriculture by the UGB, I-5 and mining operations to the west.  Hence, it is unlikely 
that industrial use will conflict with agricultural activities on land designated for agricultural or forest use. 
 
  5. Natural and Cultural Resources 
 
 The Alternative Analysis Study addresses Goal 5 and 6 resources in the Tualatin Study Area 
protected by Washington County in its acknowledged comprehensive plan (pp. 62-63).  There are aggregate 
mines in the vicinity; portions of Washington County’s Mineral and Aggregate Overlay District B cover 
small portions of the study are in the northwest and southwest corners and the top central portion. 
 
 The county, or the City of Wilsonville or Tualatin upon annexation to one of the cities, will be 
responsible for protecting these resources when it amends its comprehensive plan and zoning ordinance to 
implement expansion of the UGB.  Condition IG of Exhibit F requires the county or city to consider Metro’s 
inventory of Goal 5 resources in their application of Goal 5 to the Tualatin Study Area.  Title 3 (Water 
Quality, Flood Management and Fish and Wildlife Conservation) of the UGMFP requires the county or city 
to protect water quality and floodplains in the area.  Title 11 of the UGMFP, section 3.07.1120G, requires the 
county or city to protect fish and wildlife habitat and water quality.  Title 11, section 3.07.1110, protects the 
status quo in the interim period of county or city planning for the area. 
 
  6. Public Facilities and Service  
 
 Under statewide Planning Goal 11, Metro is responsible for coordination of the preparation of public 
facility plans within the district.  Metro will fulfill this responsibility through implementation of Title 11 of 
the UGMFP, which (1) prohibits Washington County and the cities of Wilsonville and Tualatin from 
upzoning and from dividing land into resulting lots or parcels smaller than 20 acres until the county or city 
revises its comprehensive plan and zoning ordinances to authorize urbanization of the area; and (2) requires 
the county or city to develop public facilities and services plans and urban growth diagrams with the general 
locations of necessary public facilities such as sanitary sewers, storm sewers and water lines for the area. 
 
  7. Transportation 
 
 Metro shares responsibility to ensure that its Task 2 decision for the Tualatin Study Area does not 
significantly affect a transportation facility or allow uses that are inconsistent with the identified function, 
capacity and performance standards of transportation facilities.  Metro fulfills this responsibility through 
implementation of Title 11 of the UGMFP, which (1) prohibits Washington County and the cities of Tualatin 
and Wilsonville from upzoning and from land divisions into lots or parcels smaller than 20 acres in the area 
until the county or city revises its comprehensive plan and zoning ordinances to authorize urbanization of 
land added to  the UGB; and (2) requires the county or city to develop conceptual transportation plans and 
urban growth diagrams with the general locations of arterial, collector and essential local streets for the area. 
Metro began this work with the evaluation of the serviceability of the area in the Alternative Analysis Study 
(pp. 61-62 and Table A-2) and consideration of how to provide services as part of the analysis required to 
satisfy Goal 14, factors 3 and 4. 
 
 Table A-2 recognizes that provision of transportation to new industrial uses in the area will be 
difficult.  The Oregon Department of Transportation, Region 1 (“ODOT”), expects the volume-to-capacity 
ratio on I-5 in the vicinity of the North Wilsonville interchange to be “extremely poor” by 2025, and states 
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that the interchange “may need to be reviewed for impact” if the Council adds land to the UGB dependent 
upon the interchange. The “Priority System” in Metro’s RTP calls for improvement to Boones Ferry Road 
from Durham Road in Tualatin to Elligsen Road in Wilsonville and for construction of a four-lane tollway 
between I-5 and Highway 99W, the sourthern and most likely alignment of which passes through the study 
area.  There is no planned improvement to the capacity of the freeway or the interchange in the RTP or either 
city’s TSP.  In 2002, however, a joint ODOT/Wilsonville study concluded that in 2030, widening of I-5 to 
eight lands would be required to meet interstate freeway capacity standards set by Metro and ODOT. This 
study will help Metro, ODOT, Wilsonville and Tualatin understand the improvements needed to 
accommodate industrial use in the study area.  The 2004 Federal RTP also identifies a corridor refinement 
study for I-5 in the vicinity.  These studies will inform Title 11 planning for the study area. 
 
  8. Regional Framework Plan 
 
 The Tualatin Study Area lies midway between the Tualatin and Wilsonville Town Centers, and is 
nearly as close to the Sherwood Town Center as to Tualatin and Wilsonville.  Industrial development in the 
study area will provide additional employment to support businesses in those centers.  The Council includes 
this area, notwithstanding that this part of the region is relatively well-endowed with employment, because it 
has more of the characteristics needed for warehousing and distribution than other areas considered.  The 
Wilsonville South Area has many of the same characteristics.  But it lies on the opposite side of the 
Willamette River and requires a trip on I-5 across the river to gain access to the Wilsonville Town Center.  
The Council concludes that addition of the north portion of the Tualatin Study Area provides better urban 
form to the city and the region than adding land on the south side of the Willamette River. 
 
  9. Regional Transportation Plan 
 
 Through its Joint Policy Advisory Committee on Transportation, Metro has coordinated 
transportation planning and funding of transportation improvements with local governments in the region.  
The Regional Transportation Plan adopted a “Priority System” of improvements through the year 2020.  The 
Priority System includes the most critical improvements needed to implement the 2040 Growth Concept.  
Among the improvements in the vicinity of the Tualatin Study Area are improvement to Boones Ferry Road 
from Durham Road in Tualatin to Elligsen Road in Wilsonville and construction of a four-lane tollway 
between I-5 and Highway 99W, the southern and most likely alignment of which passes through the study 
area. 
 
 F. Helvetia (Partial) 
 
 The Council relies upon the facts and analysis in the Industrial Land Alternative Analyses Study 
[Appendix A, Item(c) in Ordinance No. 04-1040B, pp. 104-06; 111; A-1 to A-4] and the Staff Reports 
[Appendix A, Item (a), p. 28] to support its conclusion that addition of a 249-acre portion of the Helvetia 
Study Area will provide for an orderly and efficient transition from rural to urban land use.  The Council 
chose this area because it has several characteristics that render it among the most suitable sites under 
consideration for industrial use:  a large parcels; relatively flat land; and proximity to a freeway interchange.  
The Urban Growth Report-Employment (UGR-E) identifies a specific need for large parcels (50 acres or 
larger) (Ordinance No. 02-969B, Appendix A, Item 4, page 25).  This portion of the Helvetia Study Area 
contains one parcel between 50 and 100 acres. 
 
 Two-thirds of this area (162 acres) is designated for agriculture in Washington County’s 
comprehensive plan (predominantly Class II soil).  The farmland portion lies between the existing UGB (to 
the south and east) and the exception land portion to the west.  West Union Road separates the included 
farmland from excluded farmland to the north.  The Council includes this farmland because the exception 
land portion (87 acres) contains some land suitable for industrial use.  Also, among farmlands considered, 
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this farmland is already affected by nearby urban and rural residential use.  Further, the Council found only 
two areas designated for agriculture of higher priority (Class IV or III soils) suitable for industrial use 
(Damascus West and Quarry Study Areas) (see discussion of West Union Study Area, below). 
 
 The Council considered including a portion of the Evergreen Study Area, which also contains a 
combination of exception land and Class II farmland, because it, too, contains several large parcels.  The 
Council favored the Helvetia area because the farmland portion of the Evergreen area that lies between the 
UGB to the east, the exception land to the west and NW Meek Road to the north includes considerably more 
farmland than the included portion of the Helvetia Area (478 acres versus 162 acres in Helvetia).  Further, 
unlike the exception land portion of Helvetia, the exception land portion of the Evergreen Study Area does 
not contain land suitable for industrial use. 
 
 The Council also considered inclusion of the West Union Study Area, which contains farmland of 
Class II and III soils.  The Council chose the Helvetia area rather that the West Union area because the 
portion of the West Union area with higher-priority Class III soils is not suitable for industrial use (slopes 
greater than 10 percent), and this portion lies to the north of the portion with predominantly Class II soils 
(adjacent to the UGB).  Also, the Council found no good barrier in the West Union area to separate farmland 
included from farmland excluded until Cornelius Pass Road to the north, which would enclose many more 
acres of farmland (862 acres) than the 162 acres in the Helvetia area. 
 
 The Council also considered Class II farmland in the Wilsonville East Study Area in order to find 
large parcels suitable for industrial use.  The Council chose the Helvetia Study Area over the Wilsonville 
area because the former will be considerably easier to provide with public facilities and services (p. 111).  As 
a result, inclusion of the Helvetia area has the support of the City of Hillsboro, while the City of Wilsonville 
opposes inclusion of the Wilsonville East area. 
 
 The Council considered two other study areas composed predominantly of Class II soils: the Noyer 
Creek and South Hillsboro areas.  According to the report of the Metro Agricultural Lands Technical 
Workgroup led by the Oregon Department of Agriculture [“Limited Choices: The Protection of Agricultural 
Lands and the Expansion of the Metro Area Urban Growth Boundary for Industrial Use”, Appendix A, Item 
(i)], both areas have higher value for commercial agriculture than the Helvetia area. 
 
 Finally, the Council considered Class II farmland south of Wilsonville, near the I-5 corridor on the 
south side of the Willamette River.  The Council rejected this farmland because inclusion would constitute a 
projection away from the urbanization portion of the metropolitan region, toward Marion County to the 
south.  Industrial development south of the river would also be separated from the services of the City of 
Wilsonville and the rest of the metropolitan region, connected only by a limited access (interstate highway) 
bridge across the river.  Inclusion of the Helvetia area would better achieve the compact urban form sought 
by Policies 1 and 1.6 of the RFP and Policy 3 of the Regional Transportation Plan.  The Oregon Department 
of Agriculture urged the Council not to add farmland south of the Willamette River because it would further 
introduce urban uses into that core area of the Willamette Valley’s commercial agriculture.  Although the 
department also expressed concern about inclusion of the Helvetia area, it placed a higher priority on 
protection of farmland south of the Willamette River.  The Council concludes that inclusion of the Helvetia 
area rather than the Wilsonville South Study area farmland better achieves Policy 1.12.2 of the RFP. 
 
 In short, of the Class II farmlands considered by the Council, this portion of the Helvetia Study Area 
best meets the identified need for industrial land and is most separated from nearby agricultural lands.  Other 
than the exception lands that are part of this study area, there are no other exception lands that can help the 
region meet its need for larger parcels for industrial use. 
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  1. Orderly Services 
 
 The Council relies upon the Helvetia Study Area Goal 14 Analysis Summary and the Ratings for 
Transportation Services Feasibility contained in its Industrial Land Alternative Analysis Study (Appendix A, 
Item (c), pages 111 and Table A-2, respectively) for its determination that urban services can be provided to 
the area in an orderly and economic manner by extending services from existing serviced areas. 
 
 The Alternatives Analysis (pp. 104-05) sets forth the likely service providers for sewer, water and 
storm-water services and assigns a serviceability rating for the larger Helvetia Study Area.  Serviceability 
ranges from “easy” to “moderate” to serve the entire area (Table 1, p. 111).  It will be easier to serve the 
smaller portion of the study area included by the Council because it is the portion closest to the existing UGB 
(borders on east and south) and services just to the east. 
 
  2. Efficiency 
 
 The Council relies on the same information on provision of essential services mentioned above 
(Orderly Services) for its conclusion that the area can urbanize efficiently.  The Council also relies upon its 
findings and conclusions above (part I, General Findings, section D, Alternatives: Increase Capacity of UGB) 
regarding actions it has taken to increase the efficiency of the use of employment land within the existing 
UGB. 
 
 This area borders the UGB on two sides, with employment and industrial uses on the urban sides of 
the UGB, making urbanization of the area for industrial use more efficient than projecting urbanization from 
the UGB into a rural area. 
 
  3. Consequences 
 
 The Council relies upon the analysis of the consequences of urbanization on the Helvetia Study Area 
set forth in the Alternative Analysis Study, pp. 105-06 and Table A-3).  The analysis indicates that the 
consequences will be moderate.  The requirements of Title 11 of the UGMFP that comprehensive planning 
and land use regulations for the area protect the portions (streams, wetlands, floodplains and steep slopes) of 
the area subject to Title 3 of the UGMFP and the conditions in Exhibit F of Ordinance No. 04-1040B will 
reduce adverse consequences from urbanization of the area. 
 
 The Council has placed a condition on comprehensive planning for the area that the local 
government responsible for planning consider Metro’s adopted Goal 5 inventory during its planning (see 
Condition IG, Exhibit F).  The local government will eventually adopt provisions to implement Metro’s Goal 
5 program following the Council’s adoption of that program, if the local government’s ordinance do not 
already comply. 
 
  4. Compatibility 
 
 The Agricultural Analysis Consequences shows that urbanization of the Helvetia Study Area would 
have high adverse consequences for nearby agriculture (Alternative Analysis Study, pp. 105-06; Table A-4).  
The analysis, however, is based urbanization of the entire Helvetia Study Area (1,339 acres) rather than just 
the portion included within the UGB (249 acres).   Adverse consequences and incompatibility from 
urbanization of the included portion will be much reduced, given that the UGB borders this portion on the 
east and south sides, West Union Road borders the portion on the north side, and much of this portion (87 
acres) is exception area lying between the included farmland portion and the excluded farmland portion to 
the west. 
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 According to the report of the Metro Agricultural Lands Technical Workgroup led by the Oregon 
Department of Agriculture [“Limited Choices: The Protection of Agricultural Lands and the Expansion of 
the Metro Area Urban Growth Boundary for Industrial Use”, Appendix A, Item (i)], the included portion of 
the Helvetia area is less important to commercial agriculture in the region than other agricultural areas under 
consideration because it lies amid urban and rural residential uses: “However, the workgroup could not 
ignore the land use pattern both within the area, the location of the area within a small notch of the current 
urban growth boundary and the two hard edges provided by Helvetia and West Union Roads” (p. 11). 
 
 Ordinance No. 04-1040B, Exhibit F, imposes Condition IE upon urbanization of the area to reduce 
conflict and improve compatibility between urban use in the area and agricultural use on land to the north 
and west. 
 
  5. Natural and Cultural Resources 
 
 The Alternative Analysis Study addresses Goal 5 and 6 resources in the Helvetia Study Area 
protected by Washington County in its acknowledged comprehensive plan (p. 106).  The county, or the City 
of Hillsboro upon annexation to the city, will be responsible for protecting these resources in the area when it 
amends its comprehensive plan and zoning ordinance to implement expansion of the UGB.  Condition IG of 
Exhibit F requires the county or the City of Hillsboro to consider Metro’s inventory of Goal 5 resources in 
their application of Goal 5 to the Helvetia area.  Title 3 (Water Quality, Flood Management and Fish and 
Wildlife Conservation) of the UGMFP requires the county or city to protect water quality and floodplains in 
the area.  Title 11 of the UGMFP, section 3.07.1120G, requires the county or city to protect fish and wildlife 
habitat and water quality.  Title 11, section 3.07.1110, protects the status quo in the interim period of county 
or city planning for the area. 
 
  6. Public Facilities and Services 
 
 Under statewide Planning Goal 11, Metro is responsible for coordination of the preparation of public 
facility plans within the district.  Metro will fulfill this responsibility through implementation of Title 11 of 
the UGMFP, which (1) prohibits Washington County or the City of Hillsboro from upzoning or from 
dividing land into resulting lots or parcels smaller than 20 acres until the county or city revises its 
comprehensive plan and zoning ordinances to authorize urbanization of land Metro brings into the UGB; and 
(2) requires the county or city to develop public facilities and services plans and urban growth diagrams with 
the general locations of necessary public facilities such as sanitary sewers, storm sewers and water lines for 
the area. 
 
  7. Transportation 
 
 Metro shares responsibility to ensure that its Task 2 decision for the Helvetia Study Area does not 
significantly affect a transportation facility or allow uses that are inconsistent with the identified function, 
capacity and performance standards of transportation facilities.  Metro fulfills this responsibility through 
implementation of Title 11 of the UGMFP, which (1) prohibits Washington County or the City of Hillsboro 
from upzoning and from land divisions into resulting lots or parcels smaller than 20 acres in the area until the 
county or city revises its comprehensive plan and zoning ordinances to authorize urbanization of land Metro 
brings into the UGB; and (2) requires the county or city to develop conceptual transportation plans and urban 
growth diagrams with the general locations of arterial, collector and essential local streets for the area. Metro 
began this work with the evaluation of the serviceability of the area in the Alternative Analysis Study (pp. 
104-05 and Table A-2) and consideration of how to provide services as part of the analysis required to satisfy 
Goal 14, factors 3 and 4. 
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 The Oregon Department of Transportation (“ODOT”), Region 1, notes that the Shute Road 
interchange on Hwy. 26, to which most of the trips generated by development in the Helvetia area will go, 
“is already inadequate to accommodate the 2003 Urban Growth Boundary (“UGB”) expansion in this area.”  
Metro’s 2004 RTP includes an interchange improvement to serve the industrial land added to the UGB for 
industrial use in December, 2002, with partial funding.  The RTP also identifies the need to widen several 
stretches of Hwy. 26 from four to six lanes.  The county or city, together with Metro, will fully assess the 
effects of development on these facilities during Title 11 planning.  Title 11 calls for a conceptual 
transportation plan as part of amendment of city or county comprehensive plans and land use regulations, to 
which statewide planning Goal 12 and the Transportation Planning Rule apply. 
 
  8. Regional Framework Plan 
 
 The Helvetia Study Area lies adjacent to, and will likely become part of the North Hillsboro 
Industrial Area.  This industrial area is the anchor of the high tech cluster that runs from this tract to 
Wilsonville.  It contains the largest concentration of high technology firms in the state.  The area supports 
businesses in the Hillsboro Regional Center, other Centers on the west side of the region, and the Central 
City.  Industrial development in the Helvetia Study Area will provide additional employment to support 
those centers.  The Council includes this area, notwithstanding that this part of the region is relatively well-
endowed with employment, because, as noted above,  it the characteristics needed for the industrial sectors 
likely to grow during the planning period. 
 
  9. Regional Transportation Plan 
 
 Through its Joint Policy Advisory Committee on Transportation, Metro has coordinated 
transportation planning and funding of transportation improvements with local governments in the region.  
The Regional Transportation Plan (“RTP”) adopted a “Priority System” of improvements through the year 
2020.  The Priority System includes the most critical improvements needed to implement the 2040 Growth 
Concept.  Among the improvements in the vicinity of the Helvetia Study Area in Metro’s 2004 RTP is an 
interchange improvement to serve the industrial land added to the UGB for industrial use in December, 2002, 
with partial funding. 
 
 G. Cornelius 
 
 The Council relies upon the facts and analysis in the Industrial Land Alternative Analyses Study 
[Appendix A, Item(c) in Ordinance No. 04-1040B, pp. 84-87; 111; A-1 to A-4] and the Staff Reports 
[Appendix A, Item (a), p. 27] to support its conclusion that addition of this 262-acre portion of the Cornelius 
Study Area will provide for an orderly and efficient transition from rural to urban land use. Slightly more 
than half (56 percent) of the included portion is designated for agriculture in Washington County’s 
comprehensive plan (predominantly Class II soil).  The farmland portion lies in two tracts separated by an 
exception area.  A second tract of exception land borders the farmland on the east side.  Together, these four 
adjacent tracts comprise the portion of the study area included in the UGB. 
 
 The Council chose this portion of the study area because it has characteristics that render it suitable 
for industrial use: large and mid-sized parcels and relatively flat land.  The Urban Growth Report-
Employment (UGR-E) identifies a specific need for large parcels (50 acres or larger) (Ordinance No. 02-
969B, Appendix A, Item 4, page 25).  The included portion of the study area contains one parcel between 50 
and 100 acres [Appendix A, Item (a), p.30]. 
 
 The Council also chose this area to help achieve Policies 1.2, 1.3.1 and 1.4 of the Regional 
Framework Plan (RFP), which call, among other things, for an equitable and balanced distribution of 
employment opportunities, income,  investment and tax capacity throughout the region.  The Council 
considered the fiscal and equity effects of including this area on the City of Cornelius.  Given that the city 
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has the highest poverty rate, the lowest property tax revenue per capita, the lowest land improvement market 
value and the longest average commute in the region, the Council concluded that industrial development in 
this area would help achieve these policies better than inclusion of any other Class II agricultural land. 
 
 The Council considered including a portion of the Evergreen Study Area, which also contains a 
combination of exception land and Class II farmland, because it, too, contains several large parcels.  The 
Council favored the Cornelius area for the reasons stated above, and because the farmland portion of the 
Evergreen area that lies between the UGB to the east, the exception land to the west and NW Meek Road to 
the north includes considerably more farmland than the included portion of the Cornelius Study Area (478 
acres versus 147 acres in the Cornelius area). 
 
 The Council also considered inclusion of the West Union Study Area, which contains farmland of 
Class II and III soils.  The Council chose the Cornelius area rather that the West Union area because the 
portion of the West Union area with higher-priority Class III soils is not suitable for industrial use (slopes 
greater than 10 percent), and this portion lies to the north of the portion with predominantly Class II soils 
(adjacent to the UGB). 
 
 The Council also considered Class II farmland in the Wilsonville East Study Area in order to find 
large parcels suitable for industrial use.  The Council chose the Cornelius area over the Wilsonville area for 
the reasons stated above, and because the former will be considerably easier to provide with public facilities 
and services (p. 111).  As a result, inclusion of the Cornelius area has the support of the City of Cornelius, 
while the City of Wilsonville opposes inclusion of the Wilsonville East area. 
 
 The Council considered two other study areas composed predominantly of Class II soils: the Noyer 
Creek and South Hillsboro areas.  The Cornelius area is easier to provide with public services than either 
Noyer Creek or South Hillsboro.  Inclusion of industrial land in the Cornelius area will better accomplish 
Policies 1.2, 1.3.1 and 1.4 of the RFP than inclusion of Noyer Creek or South Hillsboro. 
 
 Finally, the Council considered Class II farmland south of Wilsonville, near the I-5 corridor on the 
south side of the Willamette River.  The Council rejected this farmland because inclusion would constitute a 
projection away from the urbanization portion of the metropolitan region, toward Marion County to the 
south.  Industrial development south of the river would also be separated from the services of the City of 
Wilsonville and the rest of the metropolitan region, connected only by a limited access (interstate highway) 
bridge across the river.  Inclusion of the Cornelius area would better achieve the compact urban form sought 
by Policies 1 and 1.6 of the RFP and Policy 3 of the Regional Transportation Plan.  The Oregon Department 
of Agriculture urged the Council not to add farmland south of the Willamette River because it would further 
introduce urban uses into that core area of the Willamette Valley’s commercial agriculture.  Although the 
department also expressed concern for expansion of the UGB north of Council Creek in the Cornelius area 
(part of the included area lies north of Council Creek; part lies south), it placed a higher priority on 
protection of farmland south of the Willamette River.  The Council concludes that inclusion of the Cornelius 
area rather than the Wilsonville South Study Area farmland better achieves Policy 1.12.2 of the RFP. 
 
  1. Orderly Services 
 
 The Council relies upon the Cornelius Study Area Goal 14 Analysis Summary and the Ratings for 
Transportation Services Feasibility contained in its Industrial Land Alternative Analysis Study (Appendix A, 
Item (c), pages 111 and Table A-2, respectively) for its determination that urban services can be provided to 
the area in an orderly and economic manner by extending services from the City of Cornelius. 
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 The Alternatives Analysis (pp. 84-85) sets forth the likely service providers for sewer, water and 
storm-water services and assigns a serviceability rating for the entire Cornelius Study Area.  Serviceability 
ranges from “easy” to “moderate” to serve the entire area (Table 1, p. 111).  It will be easier to serve the 
portion of the study area included by the Council because it is the portion closest to the existing UGB 
(borders on south) and existing services. 
 
  2. Efficiency 
 
 The Council relies on the same information on provision of essential services mentioned above 
(Orderly Services) for its conclusion that the area can urbanize efficiently.  The Council also relies upon its 
findings and conclusions above (part I, General Findings, section D, Alternatives: Increase Capacity of UGB) 
regarding actions it has taken to increase the efficiency of the use of employment land within the existing 
UGB. 
 
 This area borders the UGB to the south, with employment and industrial uses along a portion of the 
urban side of the UGB.  The included portion also includes two exception area of predominantly rural 
residential use.  Inclusion of the exceptions areas will, over time, lead to more efficient use of the areas. 
 
  3. Consequences 
 
 The Council relies upon the analysis of the consequences of urbanization on the Cornelius Study 
Area set forth in the Alternative Analysis Study, pp. 86-87 and Table A-3).  The analysis indicates that the 
consequences will be moderate.  The requirements of Title 11 of the UGMFP that comprehensive planning 
and land use regulations for the area protect the portions (streams, wetlands, floodplains and steep slopes) of 
the area subject to Title 3 of the UGMFP and the conditions in Exhibit F of Ordinance No. 04-1040B will 
reduce adverse consequences from urbanization of the area. 
 
 The Council has placed a condition on comprehensive planning for the area that the local 
government responsible for planning consider Metro’s adopted Goal 5 inventory during its planning (see 
Condition IG, Exhibit F).  The local government will eventually adopt provisions to implement Metro’s Goal 
5 program following the Council’s adoption of that program, if the local government’s ordinance do not 
already comply. 
 
  4. Compatibility 
 
 The Agricultural Analysis Consequences shows that urbanization of the Cornelius Study Area would 
have high adverse consequences for nearby agriculture (Alternative Analysis Study, pp. 84-85; Table A-4).  
The analysis, however, is based urbanization of the entire study area (1,154 acres) rather than just the portion 
included within the UGB (262 acres).   Adverse consequences and incompatibility from urbanization of the 
included portion will be much reduced, given that the UGB borders this portion on the south side, and that 
the farmland portions of the included area border two exception areas, also included. 
 
 Ordinance No. 04-1040B, Exhibit F, imposes Condition IE upon urbanization of the area to reduce 
conflict and improve compatibility between urban use in the area and agricultural use on land to the north 
and west. 
 
  5. Natural and Cultural Resources 
 
 The Alternative Analysis Study addresses Goal 5 and 6 resources in the Cornelius Study Area 
protected by Washington County in its acknowledged comprehensive plan (p. 86).  The county, or the City of 
Cornelius upon annexation to the city, will be responsible for protecting these resources in the area when it 
amends its comprehensive plan and zoning ordinances to implement expansion of the UGB.  Condition IG of 
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Exhibit F requires the county or the city to consider Metro’s inventory of Goal 5 resources in their 
application of Goal 5 to the area.  Title 3 (Water Quality, Flood Management and Fish and Wildlife 
Conservation) of the UGMFP requires the county or city to protect water quality and floodplains in the area.  
Title 11 of the UGMFP, section 3.07.1120G, requires the county or city to protect fish and wildlife habitat 
and water quality.  Title 11, section 3.07.1110, protects the status quo in the interim period of county or city 
planning for the area. 
 
  6. Public Facilities and Services 
 
 Under statewide Planning Goal 11, Metro is responsible for coordination of the preparation of public 
facility plans within the district.  Metro will fulfill this responsibility through implementation of Title 11 of 
the UGMFP, which (1) prohibits Washington County or the City of Cornelius from upzoning or from 
dividing land into resulting lots or parcels smaller than 20 acres until the county or city revises its 
comprehensive plan and zoning ordinances to authorize urbanization of land Metro brings into the UGB; and 
(2) requires the county or city to develop public facilities and services plans and urban growth diagrams with 
the general locations of necessary public facilities such as sanitary sewers, storm sewers and water lines for 
the area. 
 
  7. Transportation 
 
 Metro shares responsibility to ensure that its Task 2 decision for the Cornelius Study Area does not 
significantly affect a transportation facility or allow uses that are inconsistent with the identified function, 
capacity and performance standards of transportation facilities.  Metro fulfills this responsibility through 
implementation of Title 11 of the UGMFP, which (1) prohibits Washington County or the City of Cornelius 
from upzoning and from land divisions into resulting lots or parcels smaller than 20 acres in the area until the 
county or city revises its comprehensive plan and zoning ordinances to authorize urbanization of land Metro 
brings into the UGB; and (2) requires the county or city to develop conceptual transportation plans and urban 
growth diagrams with the general locations of arterial, collector and essential local streets for the area. Metro 
began this work with the evaluation of the serviceability of the area in the Alternative Analysis Study (pp. 85 
and Table A-2) and consideration of how to provide services as part of the analysis required to satisfy Goal 
14, factors 3 and 4. 

 The Oregon Department of Transportation (“ODOT”), Region 1, notes that industrial development in 
the Cornelius area will worsen the level of service on the Tualatin Valley Highway between Cornelius and 
Hilslboro.  The “Financially Constrained” and “Priority System” in Metro’s Regional Transportation Plan 
(“RTP”) include several projects that will address congestion in the corridor (Projects 3156, 3164, 3166, 
3167, 3168 and 3171).  The county or city, together with Metro, will fully assess the effects of development 
on these facilities during Title 11 planning.  Title 11 calls for a conceptual transportation plan as part of 
amendment of city or county comprehensive plans and land use regulations, to which statewide planning 
Goal 12 and the Transportation Planning Rule apply. 
 
  8. Regional Framework Plan 
 
 The included portion of the Cornelius Study Area lies directly north of and adjacent to the City of 
Cornelius.  The area is within one mile of the designated Main Street of Cornelius (there is no designated 
Town Center).  Industrial development in the included area will provide additional employment to support 
the businesses on Main Street, and provide employment opportunities for the many residents of Cornelius 
who now travel to other parts of the region for work.  As stated above, industrial development in this area 
will help achieve Policies 1.2, 1.3.1 and 1.4 of the RFP better than inclusion of any other land, including 
other farmland. 
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  9. Regional Transportation Plan 
 
Through its Joint Policy Advisory Committee on Transportation, Metro has coordinated transportation 
planning and funding of transportation improvements with local governments in the region.  The Regional 
Transportation Plan (“RTP”) adopted a “Priority System” of improvements through the year 2020.  The 
Priority System includes the most critical improvements needed to implement the 2040 Growth Concept.  
Among the improvements in the vicinity of the included portion of the Cornelius Study Area in Metro’s RTP 
are intersection safety improvements on the TV Highway couplet and improved transit service (see list of 
projects noted in section 8, above). 
 
REQUIREMENT NO. 2: 
 
REMAND ORDER ON SUBTASK 17:  EITHER REMOVE TAX LOTS 1300, 1400 AND 1500 FROM THE 
BOUNDARY OF EXPANSION AREA 62, OR JUSTIFY THEIR INCLUSION UNDER GOAL 14. 
 
 Ordinance No. 04-1040A amends the UGB to remove Tax Lots 1300, 1400 and 1500, all in Study 
Area 62, from the UGB (Exhibit E).  The Council concludes that there is no need to include these lots given 
the small surplus of land for residential use that resulted from expansion of the UGB by Ordinance No. 02-
969B. 
 
REQUIREMENT NO. 3: 
 
REMAND ORDER ON SUBTASK 12B:  PROVIDE DATA ON THE ACTUAL NUMBER DENSITY AND AVERAGE 
MIX OF HOUSING TYPES AS REQUIRED BY ORS 197.296(5) AND DETERMINE THE OVERALL AVERAGE 
DENSITY MUST OCCUR IN ORDER TO MEET HOUSING NEEDS OVER THE NEXT 20 YEARS AS REQUIRED BY 
ORS 197.296(7) 
 
 Ordinance No. 04-1040A further revises the Revised Housing Needs Analysis (“HNA”) to display  
data required by ORS 197.296(5) (Exhibit D).  The data show the number, density and average mix of 
housing types arranged by type of buildable land (vacant, partially vacant, redevelopment and infill and 
mixed-use land).  These data were subsets of aggregated data in the HNA, but were not displayed in the 
Revised HNA submitted to LCDC with the Task 2 Submittal on January 24, 2003. 
 
 The purpose for collecting the data is to help determine “the overall average density and overall mix 
of housing types at which residential development of needed housing types must occur in order to meet 
housing needs over the next 30 years.”  ORS 197.296(7).  Metro determined the overall density and mix of 
needed housing types in the Revised HNA submitted on January 24, 2003 (see pages 2-7, Figures 3.1, 3.2, 
3.3, 5.1 and 5.3).  [add text and explanation from earlier HNA]  The data newly displayed in this revision do 
not affect Metro’s earlier determination. 
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SUPPLEMENTAL STAFF REPORT 

 
IN CONSIDERATION OF ORDINANCE                                         ORDINANCE NO. 04-1040B 
NO. 04-1040B, FOR THE PURPOSE OF 
AMENDING THE METRO URBAN GROWTH BOUNDARY,  
THE REGIONAL FRAMEWORK PLAN AND THE  METRO 
CODE TO INCREASE THE CAPACITY OF 
THE BOUNDARY TO ACCOMMODATE GROWTH 
IN INDUSTRIAL EMPLOYMENT  

                               
 
Date: June 21, 2004                                                                                          Prepared by: Lydia Neill 
 
INTRODUCTION 
This staff report is intended to summarize the deliberations by the Metro Council and the Metropolitan 
Policy Advisory Committee (MPAC) that have taken place since April 2004. Discussions and 
recommendations by MPAC are highlighted in italics. This report will also introduce several technical 
memorandums that address issues raised during testimony at public hearings in May and June 2004. 
Discussions in this supplemental staff report will address the Metro Council’s revision to the Chief 
Operating Officer’s (COO) recommendation. The primary staff report dated April 5, 2004 contains 
information that formed the basis for the COO recommendation. 
 
BACKGROUND  
Metro is required to assess the capacity of the urban growth boundary (UGB) every five years under ORS 
197.299(1). Metro is currently in Periodic Review with the Department of Land Conservation and 
Development (DLCD) under work program approval order #001243. As part of this review Metro is 
required to forecast and provide a 20-year land supply for residential, commercial and industrial uses 
inside the UGB. The Metro Council had forecasted a shortage of 38,700 dwelling units, 140 acres of 
commercial land and 4,285 acres of industrial land for the period 2002 to 2022. In December 2002 the 
Metro Council added 18,638 acres of land to the UGB that satisfied all of the demand for residential and 
commercial uses but only a portion of the overall need for industrial land.  
 
A remand work order was issued by the Land Conservation and Development Commission (LCDC) due 
to the incomplete actions on industrial lands and several other issues. The remand order 03-WK Task 
001524 requires Metro to fulfill the industrial land need, complete the Housing Needs Analysis by 
providing data on the number mix and housing types required by ORS 197.296(5), and either remove tax 
lots 1300, 1400 and 1500 adjacent to King City or provide a justification for their inclusion in the UGB 
by June 2004.   
 
The 2002-2022 Urban Growth Report: An Employment Land Need Analysis Updated December 2002 
(Employment UGR), identified a demand for 4,285 net acres of industrial land and a demand for 140 net 
acres of commercial land. The Metro Council’s December expansion decision included roughly half of 
the industrial land need. The 2002 UGB decision added 2,850 net acres of job land to the UGB that is 
divided among three 2040 design types; 533 net acres of employment land, 818 net acres of industrial 
land and 1,499 net acres of Regionally Significant Industrial Area (RSIA) land.1 Thus, within the 2002 
UGB expansion there is a current industrial land need of 1,968 net acres and a commercial land surplus of 
393 net acres.  

                                                 
1 RSIAs are a 2040 design type that identifies industrial areas that have regional significance because of their location near the 

region’s most important transportation facilities for the movement of traded sector freight.  
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The Employment UGR identified the demand for vacant industrial land by employment sector and 
distributed the demand by parcel size. These sectors represent the industries that are expected to grow 
over the next 20 years and include their associated demand for land. This demand allocation reflects past 
demand, development practices and existing land use policies. The general demand for vacant industrial 
land is distributed as follows: 
� 70 percent warehouse and distribution  
� 13 percent general industrial 
� 17 percent tech/flex2 

  
 Fulfilling the Need for Industrial Land 
 
Adopting Efficiency Measures- Title 4 
As part of the tasks to complete Periodic Review, Metro examined ways to use land more efficiently and 
adopted policies to maximize the use of land within the UGB. In 2002, Metro adopted provisions in the 
Urban Growth Management Functional Plan, Title 4, that limits non-industrial uses in industrial areas. 
Subsequent to its adoption, local governments and industry representatives have come before the Metro 
Council to make the case that traditional land use categories are now less relevant to understanding 
industrial uses because many industrial activities including research and development, office and 
manufacturing often occur in the same facility. Amendments to Title 4 are intended to preserve land for 
industrial uses by restricting the amount and types of commercial uses that currently locate on industrial 
land.  
 
Changes to Title 4 will preserve the transportation capacity for the movement of goods and services and 
direct other types of employment to centers, employment areas, corridors, main streets and station 
communities. Both RSIA’s and industrial areas place limitations on the size of the retail commercial uses 
not serving the industrial area. Allowances are made for locating training facilities in industrial areas and 
commercial uses in airport locations. A discussion of the legislative changes to Title 4 are included on 
pages 7 and 8. 
 
Impacts of Adopting Title 4 on the UGR 
New Title 4 regulations specifically limit the amount and square footage of retail and office uses justify 
the savings of industrial land discussed in the Employment UGR. The Employment UGR estimates a 
savings of 1,400 acres of industrial land from implementing new measures and mapping of RSIA lands.3 
Table 1 discusses the supply of industrial land and the impact of the Title 4 policy changes to reduce the 
deficit of industrial land.  
 
Reductions to the Industrial Land Need 
 
Commercial Land Surplus 
The Employment UGR identified a commercial land surplus of 393 acres. The surplus is based upon the 
available supply of land for commercial purposes and an assumption that a percentage of commercial 
activities would continue to take place on industrially zoned lands. Testimony received during the 
discussion of revisions to Title 4, argued the traditional building types accommodating office and 
industrial uses are merging based on the needs of a knowledge-based economy. Approximately 30 percent 
of the land need identified in the Employment UGR is for tech-flex and general industrial uses. These 
uses have higher job densities that are consistent with office type buildings. Based on this fact additional 

                                                 
2 Tech-flex development is a building type that provides flexible space to accommodate a variety of users from light assembly, 
product storage and research. 

3 Employment UGR, page 46. 
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flexibility has been incorporated into Title 4 regulations to accommodate the need for industrial office 
uses. Concurrently, these same types of office, industrial uses, (i.e. software development etc.) could also 
locate on commercial land in traditional office building types. Therefore, the surplus of commercial land 
is being applied to help satisfy the overall need for industrial lands. 
 
Adjustments to the Commercial Refill Rate  
This adjustment to the refill rate is reflective of the changes taking place in the industrial marketplace. As 
discussed above the industrial economy is transitioning from traditional manufacturing to more 
knowledge and information based economy which contains more office type uses and results in higher 
floor area ratios. A two percent adjustment to the commercial refill rate applied in the Employment UGR 
reduces the overall need for industrial land by 174 acres and reflects this change in the marketplace. An 
increase in the refill rate from 50 to 52 percent represents the observed refill rate. The observed rate was 
obtained from metroScope modeling work completed in 2002.  
 
Table 1. Industrial Land Need Adjustments 
Supply of Industrial Land Net Vacant 

Acres 
Industrial Deficit 1,968 
Application of the commercial land surplus 393 
Less adjustment based on increasing the commercial refill rate  174 
Less adjustments:  
   - City of Oregon City (Comprehensive plan industrial) 74 
   - City of Wilsonville (Comprehensive plan industrial) 127 
   - Re-instatement of area south of Gresham 20 

Remaining Industrial Land Need 1,180 
 
Employment UGR Conversion Rate 
It was brought to Metro’s attention by the City of Wilsonville has asserted that Metro has misapplied the 
commercial conversion rate in the 2002-2022 Employment UGR calculations to determine the need for 
industrial land. A discussion of the how a rate of 15-20 percent was derived begins on page 16 of the 
Employment UGR. The rate was developed by performing an analysis of the covered geocodes of 
commercial uses located on industrially zoned land. The study found that 2 out of 10 jobs in industrial 
areas had a commercial standard industrial code (SIC). The confusion lies in calculating a conversion rate 
of 44 percent by including the marginal increases of land instead of all of the industrially zoned land 
supply to compute the correct rate of 22 percent.  
 
Adjustments Based on Zoning 
Both the City of Wilsonville and Oregon City have brought to Metro’s attention that several areas located 
within the current UGB have comprehensive plan designations of industrial but local zoning that does not 
reflect the future intent. Both cities use a two map system that anticipate rezoning of property consistent 
with the comprehensive plan. It is Metro’s practice to assess land based on zoning, not comprehensive 
plan designation. It was determined that it was appropriate to count these acres as industrially zoned 
because of the legislative intent. Since Metro has a surplus of housing units based on the 2002 decision, 
this change does not affect the housing need. The addition of 201 net acres of industrial land shown in 
Table 1. Industrial Land Need Adjustments.  
 
The area south of the City of Gresham (20 acres) is described as a re-instatement after its recommended 
removal by the COO. This acreage is part of the Springwater industrial area (designated as an RSIA) that 
is currently under concept planning. When this area was added to the UGB in 2002 it received a 2040 
designation of inner neighborhood. The concept planning for the broader area indicated that this area 



Staff Report to Ordinance No. 04-1040B 
  Page 4 of 10 

 

should be planned for industrial development and receive a 2040 designation of RSIA. The 20 year 
housing supply is not affected because Metro had a surplus of 666 net acres of residential land. 
 
Completing Periodic Review 
After adjustments the remaining industrial land need is 1,1180 net acres. The Metro Council expanded the 
UGB by adding 1,047 acres of land to substantially satisfy the need for Industrial land over the next 20 
years. These lands area located in the following areas: Damascus West, Tulatin, Beavercreek, Quarry, 
Coffee Creek, Cornelius and Helvetia. The areas are shown in Table 3. Metro Council UGB Expansion 
Areas, were chosen because they meet the requirements in Goal 14 in the following order:  

� Exception lands that meet the suitability factors identified for warehouse and distribution; 
general industrial and tech flex uses;  

� Successively lowest capability farmlands which meet the suitability factors or;  
� Located on lower priority farmland but are necessary to meet specific industry needs. 
 

Specifics of the suitability factors are outlined in the April 5, 2004 staff report. Departure from either the 
COO recommendation or the MPAC recommendation is discussed below. Careful consideration was paid 
to the potential impacts on farmland and farm industry operations.  
 
Table 2. Chief Operating Officer’s Recommendation 
 SUITABILITY FACTORS 
EXPANSION AREAS Total 

Acres 
Net 

Acres 
Dominant 

Earthquake Zone4 
Access Proximity Slope 

less 10% 
Damascus West 102 69 D 9  9  9  
Tualatin (MPAC-partial)      646 339 D 9  9  9  
Quarry (partial) 354 236 D 9  9  9  
Borland Rd N. (partial) 575 164 A 9  9  9  
Beavercreek. (partial) 63 30 D - - 9  9  
Coffee Creek (partial) 264 97 D 9  9  9  
Wilsonville East (partial) 641 460 B 9  9  9  
Cornelius (partial) 206 91 B 9  9  9  
Helvetia (partial) 249 149 A 9  9  9  

Additional Areas       
Evergreen 985 730 A 9  9  9  

West Union 368 133 A & B 9        - - 9  
TOTAL 3,100 1,635     

*Areas shown in bold/ italics were included in MPAC’s June 9th recommendation 
 
Soil Classifications of Areas Under Consideration 
Soil classifications of all areas under study. The soils were mapped to facilitate studying and choosing 
appropriate lands for UGB expansion that conform to Oregon Revised Statute 197.298. ORS 197.298 
establishes a hierarchy of lands based on soil quality which is divided into tiers. These tiers establish a 
priority for urbanizing land with exception land being the first priority followed successively by better 
quality soils. The tier system used for analysis examined the class of soils in each area and determined 
which soil class was most prominent. As study area boundaries have changed over the course of the 
analysis the predominant soil type changed in some cases. Table 3. Metro Council UGB Expansion 
Areas, shown on page 10 contains the predominant soil type unique to each area. Attachment 1 contains a 
complete discussion of the soil classes in all areas. 
 

                                                 
4 Based on 1997 Department of Geology and Mineral Study. Rating of A-D with D being the lowest hazard area. 
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Industrial Land Supply Available to Meet Demand 
The need for industrial land is classified by parcel size. The majority of the need for industrial land is 
contained in the smaller lot size categories that range from under 1 acre up to 25 acres. A need has been 
identified for large parcels to accommodate warehouse and distribution, general industrial and tech flex 
uses (25 acres up to 100 acres). Some of the areas under consideration due to their existing lotting 
patterns fulfill the large lot need better than other areas. Assembly of large lots can be reasonably 
accomplished if there are adjacent parcels of sufficient size or are under the same ownership. An 
aggregation study of these areas which is contained in the April 5, 2004 staff report, demonstrated that the 
need for large parcels can be met in the areas slated for UGB expansion. The best potential for addressing 
large lot needs can be found in Damascus West, Quarry, Coffee Creek, Helvetia and Cornelius areas.  
 
Assessment of Earthquake Hazards 
All of the areas included in the UGB were evaluated for their relative earthquake hazard potential. This 
evaluation was based on the 1997 Oregon Department of Geology and Minerals Study. The areas were 
ranked from A through with D being the lowest hazard potential. The western portion of the region that 
contains the Cornelius, Helvetia areas have the highest hazard potential. The higher hazard potential in 
these areas will be addressed during Title 11 concept planning by the responsible city or county pursuant 
to Metro Code 3.07.1120(G) and Statewide planning Goal 7. The hazard potential is shown in Table 2 
and a full discussion of this study is included in Attachment 2. 
 
COO Recommendation - Areas Excluded 
  
Assessment of Areas Excluded from Consideration 
A full discussion of this analysis of all lands under study that were excluded from consideration is 
included in the staff report dated April 15, 2004 and in the 2003 Alternatives Analysis and Addendum. 
 
Borland Road Area- North of I-205 
The Borland Road area has not been included in the UGB based on additional information contained in 
the record and further examination by staff. Although this area is composed entirely of exception land, a 
number of factors make it suitable for industrial use. The area previously under consideration contains 
575 gross acres of land with a number of conflicting uses (schools, churches, rural residential uses) and 
slopes/natural resources and yields only 164 net developable acres of land. The developable land is 
insufficient to allow formation of a cohesive industrial neighborhood and too small and too far from the 
existing UGB to justify the extension of urban services (see “Formation of Industrial Neighborhoods”, 
Appendix A, Item (u) of Ordinance No. 04-1040B).  
 
Previous work by staff to reduce the total number of acres under consideration from 68,334 acres of land 
to a more manageable 29,000 acre study area applied the following decision rules. The decision rules 
included: 1) non-contiguous to the UGB, 2) predominance of lots under 5 acres in size, 3) large areas of 
steep slopes and floodplains, 4) less that 300 acres and failure to meet both the proximity to other industry 
(1 mile) or access requirements (2 miles within an interchange). The Borland Road area has access to I-
205 but is not located adjacent to a developed industrial area. Based on possible access to I-205 this area 
was thought to be suitable for warehouse and distribution uses. A baseline size was established for 
industrial neighborhoods of 300 acres. This 300 acre threshold was obtained by analyzing metroScope 
results and comparing the sizes of different industrial areas located within the UGB. The Borland Road 
area has little chance of forming a 300 acre industrial neighborhood due to the fragmented buildable lands 
available in this area.  
 
On June 9, 2004 MPAC recommended that this area be removed from consideration for UGB expansion. 
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Wilsonville East 
The Wilsonville East area which contains over 400 net acres was removed from consideration due to 
servicing concerns raised by the City of Wilsonville and impacts on an existing single family 
neighborhood located south of the site. This site contains class II agricultural land. The Metro Council 
chose the Helvetia study area which also contains class II soils and exception lands over the Wilsonville 
East area due to the serviceability and because the area contained exception lands. The Helvetia area is 
particularly well suited to satisfy the demand for tech flex or general industrial land.  
 
On June 9, 2004 MPAC recommended that this area be removed from consideration for UGB expansion. 
 
Additional  Areas Added to the COO Recommendation 
No additional areas were added to the COO recommendation. 
 
On June 9, 2004 MPAC recommended that the Evergreen area be considered by the Metro Council to 
satisfy the need for industrial land. 
 
The Metro Council considered the inclusion of the Evergreen site to meet the need for industrial land. 
Deliberations weighed the potential impacts on the farm economy and the issue of establishing logical 
boundaries between urban and farm uses in this area. 
 
Expansion of the Cornelius Area 
The Metro Council expanded the Cornelius area (206 to 262 gross acres) to provide an additional 36 net 
acres of industrial land. Inclusion of this area will provide for an orderly and efficient transition from rural 
to urban use. Approximately 56 percent of the area is designated for agricultural use in the Washington 
County Comprehensive Plan and it contains class II soils. A total of 56 gross acres are isolated from the 
agricultural lands located north of Council creek. The Council chose this land because a portion of this 
land is located adjacent to an existing industrial area located south of Council Creek and contains large 
flat parcels suitable for industry.  
 
The Employment UGR identifies a specific need for large parcels (50 acres or larger) (Ordinance No. 02-
969B, Appendix A, Item 4, page 25).  The included portion of the study area contains one parcel between 
50 and 100 acres (Appendix A, Item (a), p.30).   
 
The Council also chose this area to help achieve Policies 1.2, 1.3.1 and 1.4 of the Regional Framework 
Plan (RFP), which call, among other things, for an equitable and balanced distribution of employment 
opportunities, income, investment and tax capacity throughout the region. The Council compared the 
fiscal and equity effects of including this area on the City of Cornelius. Given that the City of Cornelius 
has the highest poverty rate, the lowest property tax revenue per capita, the lowest land improvement 
market value and the longest average commute in the region, the Council concluded that industrial 
development in this area would help achieve these policies better than inclusion of any other Class II 
agricultural land. 
 
On June 9, 2004 MPAC recommended that the expanded Cornelius area be considered by the Metro 
Council to satisfy the need for industrial land. 
 
Other Changes to the COO Recommendation 
The COO recommendation called for removal of a small area south of Gresham based upon impacts to 
the Green Corridor Agreement with the City of Sandy. This area includes 90 gross acres of land that was 
proposed in the 2002 UGB expansion for residential use. The area will remain in the UGB and be 
assigned a 2040 designation as RSIA consistent with the area north of the site (Springwater Industrial 
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Area) which was also added to the UGB in 2002. The area provides approximately 20 net acres of land 
for industrial purposes.  
 
On June 9, 2004 MPAC did not recommend that this area remain in the UGB. 
 
Assigning 2040 Design Types and Conditions  
All areas included in the UGB must be assigned a 2040 design type of either Industrial or RSIA. Concept 
planning as required in Title 11 of the Functional Plan will determine the location and extent of the 
boundaries of all of the industrial areas. The 2040 design types are included on maps of all expansion 
areas in Ordinance No. 04-1040B in Exhibit E and the specific conditions are contained in Exhibit F. 
 
Generalized and specific conditions pertaining to all areas included in the UGB are found in Exhibit F. 
 
The Council added or revised conditions recommended by the COO to address concerns raised in 
testimony following the April 15, 2004, COO recommendation.  New conditions address compatibility 
between industrial use and nearby residential use, coordination of the timing of comprehensive planning 
and transportation planning, and improved protection of the future right-of-way for the I-5/99W 
Connector. 
 
The Oregon Department of Transportation (ODOT) submitted general information about the likely effects 
of new industrial development on lands added to the UGB on a number of state transportation facilities in 
the region. Of particular concern to ODOT are areas added in the vicinity of the North Wilsonville 
interchange on I-5 in Wilsonville and of the Shute Road interchange on U.S. Highway 26 at Hillsboro.  
ODOT believes that adoption of an “interchange area management plan”(IAMP), as described in the 
Oregon Highway Plan and outlined in ODOT rules (OAR 734-051-0125), would protect the capacity and 
function of the interchanges and improve their management.  ODOT prefers adoption of an IAMP at the 
time of Title 11 planning, prior to urban development.   
 
Local governments believe IAMPs are more likely to add value to what statewide planning Goal 12 
(Transportation) and the Transportation Planning Rule (TPR) already require if the IAMPs are adopted at 
the time that plans and commitments are made for improvements to the interchanges. They worry that 
limitations on industrial development that might be written into an IAMP prior to commitment of funding 
for improvements to the interchanges might, in light of budgetary constraints, become permanent or long-
range limitations, denying the region of the full benefits of industrial development near the interchanges. 
 
The Council shares ODOT’s concern that new industrial development in the region not cause the region’s 
transportation system to fail or fall below standards. The Council understands that new development, 
without timely investment in the region’s transportation system, will likely degrade the system. The 
Council expects, however, that, given the high priority state government places on making industrial sites 
ready for development, the region (Metro and other local governments), with the aid of state government, 
will find the resources to make the necessary improvements. In pursuit of those improvements, Metro will 
encourage and facilitate the adoption of IAMPs in cooperation with local governments at the earliest 
appropriate time in the process of approval of improvements to the Shute Road and North Wilsonville 
interchanges. 
 
Policy Changes 
Part of Metro’s review of the UGB includes examining ways to obtain more efficient utilization of land 
currently inside of the UGB. The proposed Title 4 amendments are one way of demonstrating to LCDC 
that Metro is achieving efficiencies inside of the UGB to meet the need for land in addition to expanding 
the UGB. The Metro Council adopted new measures to protect and maintain the supply of industrial land 
for future industrial uses in Ordinance 02-969B, adopted December 5, 2002. Title 4 Industrial and Other 
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Employment Areas regulations were amended in order to increase the capacity of industrial areas for 
industrial uses and to encourage non-industrial uses to locate in Centers and other more appropriate 2040 
design type areas.  
 
Metro staff, after consulting with cities, counties and other interests, developed a set of factors to consider 
in the identification of RSIAs. Metro staff worked with cities and counties in the region to apply the 
proposed factors to designated Industrial Areas within their jurisdictions. Several local governments, 
Portland, Gresham, Wilsonville and Clackamas County, submitted recommended Industrial Areas for 
consideration as RSIAs. Striving for region-wide consistency, Metro staff also applied the factors to areas 
in cities and counties that chose not to submit candidate areas.  The factors are: 
� Distribution - Area serves as support industrial land for major regional transportation facilities 

such as marine terminals, airports and rail yards;  
� Services - Availability and access to specialized utilities such as specialty gases, triple redundant 

power, abundant water, dedicated fire and emergency response services; 
� Access - Within 3 miles of I-5, I-205, I-84 (within the UGB), State Route 224 (within the UGB); 
� Proximity - Located within close proximity of existing like uses; and 
� Primary Use - Predominantly industrial uses. 

 
Considering these factors and much input from local governments, the Metro Council by Ordinance No. 
04-1040B (Exhibit C) adopted a generalized map of RSIA areas. Title 4 is amended to include a 
limitation on retail uses for single users of 5,000 square feet in Industrial areas and 3,000 square feet in 
RSIA areas, and added a performance based transportation requirement for non-industrial offices. The 
3,000 and 5,000 square foot limitations as it relates to commercial eating establishments refers to the size 
of the seating area and not to kitchen or storage areas. The Title 4 language changes are included in 
Exhibit B of Ordinance No. 04-1040B. The map depicting RSIA’s is included in Attachment 3. 
 
On April 14, 2004 MPAC recommended that Title 4 be amended to limit non-industrial retail uses to a 
maximum of 5,000 square foot for individual uses and 20,000 square foot for single buildings in both 
RSIA’s and industrial areas. This recommendation was incorporated into ordinance No. 03-1021B for 
Metro Council consideration. Other provisions  were consistent with the language in ordinance No. 04-
1040B. 
 
Regional Framework Plan Amendments 
The Regional Framework Plan is amended to add policy language to guide UGB decisions and minimize 
impacts on the agricultural industry. Comments from participants at the symposium called “Agriculture at 
the Edge” spurred the proposed policy changes. Expansion of the UGB has different impacts on nursery 
operations, farm related businesses and individual operations. Changes to Chapter 1, Land Use Policy 
1.12 provide greater certainty for farmers regarding urbanization and reduce potential conflicts between 
farm operations and urban uses. The changes the Regional Framework Plan provide the following policy 
guidance: 
� When choosing land among lands with the same soil class, chose land less important for 

commercial agriculture, and 
� Develop agreements with neighboring cities and counties to protect agriculture. 

 
On April 24, 2004 MPAC recommended that the original proposal introduced by Councilor Hostica in 
Ordinance No. 04-1041 included defining the region’s urbanizable area by restricting future urban 
growth boundary expansions to an area north of the Willamette River and east of Pudding River as well 
as containing the additional language to address the impacts on the agricultural industry and additional 
criteria to choose land for urbanization. 
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The Metro Council considered this recommendation to establish a hard boundary at the Willamette River 
and chose to defer this issue until a comprehensive region-wide discussion can take place to consider 
other areas that may be effected by similar circumstances. There are number of areas in the region where 
a policy of establishing a hard edge could be used effectively. The Metro Council expressed a desire to 
explore the use of this concept more fully in upcoming work that may take a longer view of planning for 
the region’s growth.  
  
Fulfilling The Remaining Periodic Review Requirements 
 
Housing Needs Analysis 
A revised Housing Needs Analysis report was prepared pursuant to the remand work order. The report 
addresses densities by housing type. The supplemental information provided in this report does not 
materially change the conclusions found in the UGR. The supplemental study does not change the overall 
density or mix of housing types needed for the next 20 years. Revised refill rates are in the range of 25-30 
percent.  
 
KNOWN OPPOSITION 
The selection of lands for inclusion into the UGB has been hotly debated in a number of areas for both 
inclusion and exclusion from the UGB. Details of the comments received throughout the workshops and 
public hearing processes are detailed in the Public Comment reports, Volume I and II dated May 2004 
and the addendums to the original reports dated June 2004 contain comments up through the final hearing 
on June 24, 2004.  
 
LEGAL ANTECEDENTS 
Title 4 is part of the adopted and acknowledged Urban Growth Management Functional Plan.  Authority 
to amend the 2040 Growth Concept map comes from ORS 268.380 and ORS 268.390(5). UGB 
evaluation and amendment requirements are found in ORS 197.298 and 197.299. 
 
ANTICIPATED EFFECTS 
Adoption of Ordinance No. 04-1040B will result in fulfilling the requirements in Metro code section 
3.07.420I, which requires Metro to adopt a map of Regionally Significant Industrial Areas with specific 
boundaries that is derived from the Generalized Map of Regionally Significant Industrial Areas adopted 
in Ordinance No. 02-969B. Amendments to Title 4 address implementation issues and provides local 
governments with clear instructions as to the Metro Council’s policy intent on preserving industrial lands. 
This ordinance also satisfies the three requirements of LCDC’s Partial Approval and Remand Order #03-
WK Task 001524. The effective date of the new Title 4 regulations is September 24, 2004. Local 
governments will have two years following LCDC’s acknowledgement to adopt a local map and make 
changes to their codes.  
 
Adoption of amendments to the UGB provide the industrial land necessary for the continued economic 
growth over the next 20 years. 
 
BUDGET IMPACTS 
The UGB and Metro Code amendments become effective September 2004. Any additions to the UGB 
require FTE for monitoring and minor participation in Title 11 concept planning. Metro has a 
commitment of 1.43 FTE dedicated to ongoing concept planning in Hillsboro, Damascus, Gresham and 
the City of Tualatin. Additional FTE and potential grants to local governments may be needed to assist in 
the concept planning process. Implementation of Metro Code changes requires a corresponding 
amendment of local planning ordinances to implement the intent of these policies. Compliance 
monitoring is already included in the 2004/ 2005 budget. Community Development staff currently 
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monitors all ongoing zone, comprehensive plan and code changes at the jurisdictional level as well as 
other project responsibilities.  
 
DECISION 
The Metro Council expanded the UGB by adding 1,047 acres of land to substantially satisfy the need for  
Industrial land over the next 20 years. The removal of tax lots 1300, 1400 and 1500 adjacent to King City 
and the completion of the addendum to the Housing Needs Analysis addresses all of the outstanding 
issues in LCDC’s Partial Approval and Remand Order #03-WK Task 001524. 
 
Table 3. Metro Council UGB Expansion Areas 

 
EXPANSION 

AREAS 
Total 
Acres 

Net 
Acres 

2040 
Design 
Type 

            Soil Class 

Damascus West 102 69 Industrial class II & III 
Tualatin 646 339 Industrial class IV & III 
Quarry (partial) 354 236 Industrial class VII 
Beavercreek 63 30 Industrial class IV & V 
Coffee Creek (partial) 264 97 Industrial exception land  
Cornelius (partial) 262 127 RSIA class II  
Helvetia (partial) 249 149 RSIA exception land & class II 

TOTAL 1,940 1,047   
 
 
 
 
Attachments: 
Attachment 1- Dominant Soil Classification for Proposed UGB Expansion Areas, dated June 15, 2004 
Attachment 2- Earthquake Hazard Memorandum, dated June 15, 2004  
Attachment 3- Title 4 Map 
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M E M O R A N D U M 
600 Northeast Grand 
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(tel) 503-797-1700

Portland, Oregon 
97232-2736 
(fax) 503-797-1797 

 

 
 
 

 
Date:   June 16, 2004 
 
To:  Lydia Neill, Principal Regional Planner 
 
From:  Amy Rose, Assistant Regional Planner 
 
Re: Dominant soil classifications for proposed UGB expansion areas 
 
 
Background 
The Metro Council is currently in the process of selecting land for inclusion in the urban 
growth boundary (UGB) for industrial use. The selection of appropriate land is dictated 
largely by Oregon Revised Statute (ORS) 197.298 that sets forth a hierarchical, tier-
based system of land categorization, which indicates the order land should be 
considered for inclusion in the UGB based on comprehensive plan designations.  
Resource land is further prioritized on soil classification, which indicates the capability 
level of the farmland and ultimately its place in the hierarchy of land. The hierarchical 
tiers of land identified in ORS 197.298 are defined as follows: 
 

• Tier 1 – exception land contiguous to the UGB and non-high value resource land 
completely surrounded by exception land. 

• Tier 1a – exception land not contiguous to the UGB (within the one mile extent of 
study area boundaries). 

• Tier 2 – marginal land, a unique classification of non-resource land in 
Washington County that allows dwelling units on EFU land.   

• Tier 3 – resource land that may be needed to serve exception land. 
• Tier 4 – resource land, majority of class III & IV soils, some class I & II soils. 
• Tier 5 – resource land, majority class I & II soils, some class III & IV soils. 
 

Purpose 
The purpose of this memorandum is to identify the dominant soil classification and 
resulting tier category under ORS 197.298 for each of the resource land areas proposed 
for inclusion in the UGB for industrial use. The dominant soil classification has been 
determined using GIS soil data, displayed on a map dated October 30, 2002 in the 
record and was only undertaken for study areas identified as resource land. This 
information is presented in tabular form. 
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Soil Classifications by study area 
 

Recommended 
Expansion Areas Total Acres Net Acres Tier  

 Dominant Soil 
Classification 

Damascus West 102 69 Tier 4 Class 3 & 4 

Quarry (p) 354 236 Tier 4 Class 7 

Beavercreek (p) 63 30 Tier 4 Class 4 & 6 

Wilsonville East (p) 641 460 Tier 5 Class 2 
Revised Wilsonville 

East 412  295 Tier 5 Class 2 

Cornelius (p) 206 91 Tier 5 Class 2 

Revised Cornelius 56  36  Tier 5 Class 2 

Helvetia (p) 249 149 Tier 5 Class 2 

West Union (p) 368 133 Tier 5 Class 2 

Evergreen  985 730 Tier 5 Class 2 

Noyer Creek 381 266 Tier 5 Class 2 

Hillsboro South 791 695 Tier 5 Class 2 
*Analysis was only undertaken for study areas identified as resource land. 
 
 
I:\gm\community_development\share\Amy Rose\UGB\Memos\Soils.doc  
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(tel) 503-797-1700 
Portland, Oregon 97232-2736 
(fax) 503-797-1797 

 
DATE:  June 16, 2004 
 
TO:  Dick Benner, Senior Metro Attorney  
 
FR:  Tim O’Brien, Senior Regional Planner 
 
RE: RELATIVE EARTHQUAKE HAZARD FOR PROPOSED INDUSTRIAL LAND 

EXPANSION AREAS 
 
 
Background 
In 1997 the Oregon Department of Geology and Mineral Industries (DOGAMI) produced data on 
the relative earthquake hazard for land in the Portland metropolitan region including a significant 
portion of land outside the Urban Growth Boundary (UGB).  The information included individual 
hazard factors of liquefaction, slope instability, and amplification, as well as a composite relative 
earthquake hazard map based on the individual factors.  Metro’s Data Resource Center (DRC) 
mapped the relative earthquake hazard data utilized in this analysis.  The map information does 
not cover all of the potential expansion areas nor has the information been updated since 1997.   
 
Analysis 
The relative earthquake hazard composite map is separated into four zones, A, B, C, and D, 
with A being the highest hazard, and D the lowest hazard.  The dominant zone for each of the 
proposed expansion areas is reported in the table below, along with additional comments.   
 
Relative Earthquake Hazard  
   
Expansion Area Dominant Zone Comments 
Damascus D Small areas of C & B 
Beavercreek D Significant portion of C and two pockets of B 
Borland Road A One large area of B southeast of Borland Rd./Stafford Rd. intersection 
Wilsonville East B Significant portions of C & D 
Coffee Creek D Areas of A, B & C.  No information for southwest corner of expansion area
Tualatin D Significant areas of B & C 
Quarry D Pockets of C and minor area of B 
Cornelius B A few pockets of A scattered throughout area 
Helvetia A Two pockets of B, one in the center and one at the very top of the area 
Evergreen A Some B, no information for northern portion of area 
West Union B & A Some areas of C, area of A along stream corridor 
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RELATIVE EARTHQUAKE HAZARD… 
June 16, 2004 
Page 2 
 
 
Summary 
Information for two of the areas, Evergreen and Coffee Creek, is incomplete.  In general the 
areas are either at the high or low hazard end of the range.  The Borland Road North, Helvetia, 
Evergreen and West Union expansion areas contain the most Zone A classified land and thus 
have the highest earthquake hazard status.  The Damascus, Beavercreek, Coffee Creek, 
Tualatin, and Quarry expansion areas contain mostly Zone D classified land and thus have the 
lowest earthquake hazard status.   
 
The Council has decided not to include the North Borland, Evergreen or West Union Areas 
(areas with the highest hazard).  The small hazard areas mapped in the Helvetia Area (also 
high) and other areas included in the UGB will be addressed in Title 11 planning by the 
responsible city or county, pursuant to Metro Code Section 3.07.1120G and statewide planning 
Goal 7. 
 
 
I:\gm\community_development\share\Task 3\2002 2003 Areas\final decision\earthquake memo.doc 
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Basalt Creek Technical Appendices can be accessed here:   
https://www.ci.wilsonville.or.us/sites/default/files/fileattachments/planning/page/8
4121/a._bccp_technical_appendices_final.pdf 
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Introduction 
The Basalt Creek Planning Area 
The Basalt Creek Planning Area consists of 847 acres located in Washington County between the Cities 
of Tualatin and Wilsonville. The Planning Area is irregularly shaped, generally oriented east-west with an 
extension southward at the western edge, which is commonly referred to as the West Railroad Area.  
The West Railroad Area is divided from the rest of the Planning Area by the Portland and Western 
Railroad (PNWR) and the Coffee Creek Correctional Facility. The rest of the Basalt Creek Planning Area is 
bound by Norwood and Helenius Roads to the north, Interstate 5 (I-5) to the east, Coffee Lake Creek to 
the west, and Day Road to the south until it reaches Coffee Creek Correctional Facility, where the 
boundary turns north on Graham’s Ferry and then westward again on Clay Road. The area also has 
distinctive natural features, particularly its namesake - Basalt Creek - and the surrounding wetlands 
habitat running north-south through the eastern half of the Planning Area. The primary existing land 
uses in Basalt Creek are rural agriculture, industrial, and rural residential consisting of low-density single-
family housing. Washington County recently completed construction of a portion of the Basalt Creek 
Parkway, extending 124th Avenue and connecting Tualatin-Sherwood Road to Grahams Ferry Road. In 
the future, the Parkway will run east-west across the Planning Area between Grahams Ferry Road and 
Boones Ferry Road, and eventually extend over I-5. The parkway will be a high-capacity major freight 
arterial with limited access to local streets providing industrial access from the Tonquin, Southwest 
Tualatin, and Basalt Creek Planning Areas. 
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Figure 1 Basalt Creek Planning Area and jurisdictional boundaries. 

 

A more detailed description of the Planning Area, including natural and historic resources, existing land 
uses and regulatory context can be found in the Existing Conditions Report (Appendix A). 

What is a Concept Plan? 
A concept plan identifies a vision and guides future land use and transportation decisions for the 
planning area. It helps ensure the area has the land capacity to contribute to meeting local and regional 
land use and transportation goals. Concept plans also ensure compliance with state land use goals, 
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regional policies, and other plans, including existing transportation plans.  A concept plan sets the 
framework for future development and outlines an implementation strategy for future provision of 
urban services (water, sanitary sewer, and storm water systems), public services (such as transit, parks, 
and open space), and protection of natural and cultural resources.  

Basalt Creek Concept Plan 
The Basalt Creek Concept Plan guides development in the Basalt Creek Planning Area over the next 
twenty years. To accomplish this, the plan: 

• Establishes a vision for urbanization of the Basalt Creek Planning Area that will meet local and 
regional goals  

• Coordinates future land use, transportation and infrastructure investments between Tualatin, 
Wilsonville, and Washington County 

• Establishes a new jurisdictional boundary between Tualatin and Wilsonville (to determine which 
parts of the Planning Area may be annexed into and served by each city) 

• Identifies preferred land uses across the area 
• Recommends high-level designs for transportation and infrastructure systems to support future 

development consistent with local, regional and state goals 
• Sets specific action items and implementation measures  

Figure 2 Basalt Creek Planning Area in regional context. 

 

In 2004, Metro identified the Basalt Creek Planning Area as a good candidate for industrial development 
because it is near I-5, adjacent to Wilsonville’s industrial area to the south, and contains large, flat sites 
suitable for industrial users. Metro passed an ordinance in 2004 to annex land into the existing Urban 
Growth Boundary (UGB), which included the Basalt Creek Planning Area, to ensure a sufficient regional 
supply of land for employment growth over the next twenty years. Based on Metro’s 2014 Employment 
and Housing Forecast, Metro projected the region would grow by 474,000 people and 365,000 jobs by 



9 
 

2035. The Basalt Creek Planning Area was expected to accommodate about 1,200 new housing units and 
2,300 new jobs (mostly industrial, with some service jobs and few retail jobs). A detailed explanation of 
these figures and the Industrial Land Alternative Analysis can be found in the Existing Conditions Report 
(Appendix A, starting on page 17).  

In the Metro region, areas brought into the UGB are required to have a land use and transportation 
Concept Plan before urban development can occur. The intent of the Basalt Creek Concept Plan is to 
meet this requirement and provide a roadmap for the development of the area that is consistent with 
state, regional and local land use planning laws. This Concept Plan involved a collaborative effort 
between two local jurisdictions – the Cities of Tualatin and Wilsonville. 

While several concept plans were developed over the last decade for other UGB annexation areas (e.g. 
Southwest Tualatin Plan, Tonquin Employment Area Plan, and Coffee Creek Industrial Area), Basalt 
Creek is somewhat unusual.  Its large size, location between (rather than at the edge of) other urbanized 
areas, and requirement to be jointly planned by two different cities—each with their own identity, goals 
and local governance—make it different from most other concept plans.  

While the process and context were unique, the final Basalt Creek Concept Plan incorporates the key 
elements consistent with other concept plans and meets all state and regional requirements for a 
concept plan.  

Table 1 Summary Table of Basalt Creek Concept Plan Elements 

Element Description 

Jurisdictional 
Boundary 

Follows the alignment of the Basalt Creek Parkway centerline with Tualatin to the north and 
Wilsonville to the south. 

Land Use and 
Development 

Land uses in Wilsonville focus on employment, while Tualatin has a mix of employment and housing. 
Housing in the northern part of the area is meant to buffer existing residential neighborhoods from 
non-residential land uses. There is a small retail node just east of the Basalt Creek Canyon and north of 
the jurisdictional boundary in the Planning Area, which will serve residents and workers. The land 
suitability analysis influenced the most appropriate locations for employment-based land uses. Land 
use types and densities were balanced to meet obligations for providing regional employment capacity 
while limiting negative impacts on congestion and traffic levels.  

Transportation Major new roads and improvements will be constructed as laid out in the 2013 Basalt Creek 
Transportation Refinement Plan (TRP), which is also coordinated with the 2014 Metro Regional 
Transportation Plan (RTP). Basalt Creek Parkway, portions of which are currently under construction, 
will be a major east-west arterial, with limited access (connecting only at Grahams Ferry and Boones 
Ferry Roads), creating a new connection between I-5 and 99W. Further roadway improvements—such 
as adding capacity to north-south collectors, widening Day Road to five lanes, and two additional I-5 
crossings at Day and Greenhill—will be needed to handle future traffic levels as the area is built out. 
Local roads connecting to this network will be planned and built by property owners as the area 
develops.  

Bicycle and 
Pedestrian 
Framework  

Opportunities for bike and pedestrian connections are identified, and additional bike/pedestrian 
facilities will be integrated into new and updated road projects in accordance with State, County and 
City standards. 
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Transit Transit service in the area will be coordinated between TriMet and SMART. Service will build on 
existing bus routes to enhance service and provide good connectivity both north-to-south and east-to-
west through the Planning Area. 

Parks & Open 
Space 

The Basalt Creek Canyon natural area spans both cities and there are opportunities for regionally-
connected trails and open space in the Planning Area. The Cities will each work to create a park plan 
for the area as part of their respective citywide plans and will coordinate on trail planning particularly 
as it relates to the Basalt Creek Canyon. 

Natural Resources The Cities recognize that the Basalt Creek Canyon is a significant natural resource and have agreed to 
coordinate on a joint approach to natural resource management practices. There are also significant 
riparian and upland habitat areas in the West Railroad Area. All natural resources in the Planning Area 
are mapped on Figure 13. 

Water Each city will provide its own drinking water infrastructure within its jurisdiction, with connections to 
existing water lines.  

Sewer Each city will provide sanitary sewer service for development within its jurisdiction to the extent 
reasonably possible with the understanding that a future agreement may address potential 
cooperative areas. Tualatin will coordinate with its provider – Clean Water Services (CWS) – to extend 
service to this area. 

Stormwater New stormwater infrastructure will be primarily integrated with the local road network. Tualatin, 
Wilsonville and CWS acknowledge they must follow requirements established for their respective 
stormwater MS4 permits.  Much of the area is in a basin that drains toward Wilsonville. Each City will 
serve its own jurisdictional area.  The Cities and CWS will adopt an Intergovernmental Agreement that 
addresses areas where cooperative stormwater management is needed.   

Implementation 
Strategies and 
Tools  

Recommendations for a public facilities phasing plan include conceptual overviews of the 
recommended facilities and Class 5 concept level costs and a general overview of possible funding 
strategies. The development phasing will include recommended near and long-term strategies for land 
use development. Implementation recommendations include sequential action items necessary for 
implementing the plan and readying the Basalt Creek Planning Area for future development. 

 

The Planning Process  
The Basalt Creek Concept Plan was developed through several years of planning that included extensive 
research and analysis and a variety of opportunities for input from stakeholders and citizens. The public 
was engaged at key points and invited to participate through a visioning workshop, an open house, 
online surveys, and community outreach meetings. The full Public Involvement Plan can be found in 
Appendix B. 

Decision Making Process 
The Tualatin and Wilsonville City Councils were the ultimate decision-making body for the final Basalt 
Creek Concept Plan. Joint Council meetings were held involving both City Councils at important project 
milestones. This role included approval of the guiding principles, selection of the preferred land use 
scenario, and identification of the future jurisdictional boundary and key elements of the plan. Individual 
City Council meetings were also held to provide periodic updates and discuss measures, ordinances, and 
resolutions specific to each city to adopt and implement the Basalt Creek Concept Plan. To ensure the 
greatest level of cooperation and collaboration with local and regional partners, the planning process 
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included a project management team with staff from both cities, an advisory Agency Review Team 
(ART), and both cities’ Planning Commissions.  

Joint Council 

Joint City Council meetings were held at key decision-making stages in the project with the Joint Council 
serving as the final decision-making body for the plan. There were five Joint Council meetings between 
October 2013 and December 2015. The purpose of Joint Council meetings was to approve Guiding 
Principles, determine jurisdictional boundaries, select a preferred land use scenario, and identify key 
elements for the final concept plan. All Joint Council meetings were advertised and open to the public. 
Themes from the Joint Council meetings were further developed into the Guiding Principles and 
included:  

• Meeting regional responsibility for jobs & housing 
• Capitalizing on the Planning Area’s assets 
• Protecting existing neighborhoods 
• Maintaining cities’ unique identities 
• Exploring creative approaches to land use, including integration of employment and housing 
• Ensuring appropriate transitions between land uses 
• Integrating high-quality design and amenities for employment 

Project Management Team 

The Project Management Team (PMT) was composed of each city’s project managers, department 
directors, relevant staff, and project consultant (see Appendix K for full list of members).  

The PMT met regularly to check the status of major deliverables, track and maintain a regular project 
schedule, coordinate materials for individual and Joint Council work sessions and meetings, plan public 
events and outreach strategies, and develop consistent messaging for project outcomes.  The Project 
Consultant team representatives participated in the PMT meetings on a bi-weekly basis as needed.  The 
plan’s content was guided and produced by the project consultant team and reviewed by the PMT.   

Agency Review Team 

The Agency Review Team (ART) represented local service providers and regional partners, who advised 
staff members of both cities about regulatory and planning compliance (see Appendix K for full list of 
members). Input gathered from the ART was incorporated into the Concept Plan and included in regular 
staff updates to the Planning Commissions and City Councils. Involvement was required for some key 
agencies that needed to approve or concur with the Concept Plan, while other agencies were invited to 
participate in the planning process as their advice was needed on specific issues. Metro, CWS, 
Washington County, and the Sherwood, Tigard-Tualatin and West Linn-Wilsonville school districts 
participated in the ART to provide support and concurrence with the Concept Plan. 

In addition to the above-mentioned, ART member agencies included the Oregon Department of 
Transportation (ODOT), Tualatin Valley Fire & Rescue, and the Bonneville Power Administration (BPA). 
Other agencies were invited to the planning process when their specific advice was necessary, 
specifically the City of Sherwood, City of Tualatin (including Planning, Community Development, 
Building, Community Services, Economic Development, Engineering, Parks and Recreation, and Public 
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Works departments/divisions), City of Wilsonville (including Planning, Community Development, SMART 
Transit, Public Works, Engineering, Parks and Recreation, Natural Resources, and Building 
departments/divisions), Clackamas County, Northwest Natural, Portland General Electric, and Tri-Met. 
This collaborative analysis and joint decision-making set a framework for the Basalt Creek Concept Plan 
to have the greatest possible chance for success for the community. 

The ART met three times throughout the project – in June and September of 2014, and then again in 
February 2016. The first meeting provided an opportunity to present an overview of the Basalt Creek 
Concept Plan project and process to the ART and inform members of key milestones and decision points 
where their input would be needed.  The project consultant also presented the proposed methodology 
for the Existing Conditions report, particularly soliciting feedback on the market analysis, infrastructure 
analysis, and transportation analysis components. The second meeting served to solicit feedback from 
ART members on the draft Existing Conditions report, clarify issues surrounding infrastructure, provide 
an overview of public feedback, and present the land suitability analysis for review. The third meeting 
was held on February 19, 2016 to further discuss transit, parks and open spaces, schools, parks, and 
trails.    

Information Gathering 
The project consultant conducted research on the existing conditions and future needs in the Planning 
Area, as well as reviewed previous planning efforts affecting the area. This research included land use, 
transportation, the real estate market, geology, water and sewer infrastructure, stormwater, natural 
resources and parks.  The Existing Conditions Report provides additional background information in 
Appendix A.  

Public Involvement Plan 

A Public Involvement Plan, developed by the PMT, was used to guide outreach strategies and events 
throughout the planning process (Appendix B).  

Public Workshop 

The planning process began with a community workshop for the Basalt Creek Concept Plan on June 17, 
2014. This was a visioning workshop and open house attended by roughly 40 people and solicited input 
on priorities and preferences for future land use and transportation in the Planning Area. Key outputs 
included initial scenarios that identified important issues for the area, including a desire to keep the 
Basalt Creek Canyon as open space, the need for residential buffer areas, traffic challenges and ideas for 
new parks. Results indicated a preference for appropriate transitions between land uses and protection 
of existing neighborhoods, but an openness to a range of employment and commercial uses.  Instant 
polling at the workshop was combined with the results of the online survey for a total of 160 responses 
from participants living both inside and outside the Planning Area. Survey results included a strong 
interest in public access to natural resources and were less focused on housing or industrial 
warehousing. This participation informed the establishment of Guiding Principles for the project. 
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Figure 3 Example of the Basalt Creek Planning Area Base Map used for workshop activity. Participants used these maps to draw 
and design a vision for future uses of the Basalt Creek Planning Area.  
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Stakeholder Interviews/Focus Groups  

The Basalt Creek concept planning process included over a dozen focus group meetings and stakeholder 
interviews with developers and property owners in June and July 2014. Developer discussions included 
industrial, office, retail, residential, and mixed-use development. Knife River, Coffee Creek Correctional, 
Ibach Citizen Involvement Organizations and the Chamber of Commerce from each City also provided 
input. These discussions focused on future industrial development types, housing preferences, land 
assembly, and employer amenities. Property owners expressed a desire for flexibility in land uses and 
concern over how development will impact quality of life in the area. Developers were concerned with 
industrial development types changing, along with changing housing preferences, the land assembly 
challenge, and what employers will consider amenities in the area. These discussions informed the 
Concept Plan’s market analysis, land suitability analysis, building prototypes, development types and 
land use placements for testing different land use scenarios for the Planning Area. 

Open House 

A second open house was held on April 28, 2016 to share the draft Concept Plan elements, including 
land use, road network and improvements, transit, bike, pedestrian and trail network improvements, 
parks, natural areas, and infrastructure systems. Members of the public were invited to share feedback 
on the Concept Plan generally as well as specific options for future parks, natural areas, and the bike, 
pedestrian and trail network. Participants expressed general support for the preferred alternative 
presented at the Open House, and during instant polling, shared a desire to use the area for recreation, 
neighborhood parks and conservation areas.  

Email and Website Updates  

The Project Management Team (PMT) typically sent monthly updates to those on the interested parties 
list via email and to property owners via postal mail, which included approximately 300 people. Council 
and Planning Commission work sessions and updates were scheduled and held throughout the project, 
including before critical milestones and Joint Council meetings, all of which were open to the public and 
notice provided on City websites and the project website.   

Scenario Testing and Concept Plan Development 
What is Scenario Planning? 

Scenario planning is a tool used to estimate the likely future effects of growth and development 
patterns in a specific area. This information helps local governments make decisions about what type of 
land use, transportation and infrastructure plans and policies will best meet community needs in the 
future. Scenario planning helps identify challenges and opportunities for desired growth and allows 
exploration of different approaches to achieve the community vision for an area.  Unlike a plan, 
scenarios are very specific, intending to model likely future land uses.  Learning from these, a plan can 
be developed to allow for several beneficial scenarios.  

Scenario Planning for Basalt Creek Planning Area 

Scenarios were used to understand how different land use decisions, infrastructure investments, other 
regulations and policies might impact the future outcomes in Basalt Creek – and how well they achieve 
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the guiding principles. The scenarios that were designed and tested for the Basalt Creek Planning Area 
integrated many different variables (such as different land uses and service areas) and the relationships 
between those variables. By modifying the scenarios, the impact of different sets of decisions were able 
to be better understood.  

The scenario testing for Basalt Creek sought to answer questions about the implications of various 
development and infrastructure options. Taken together, these questions formed objectives for the 
scenario evaluation.  

• Where should the boundary between Tualatin and Wilsonville be? 
• What combination of land uses is most appropriate for the area? 
• What infrastructure is needed to support future development, and what will be the cost of that 

infrastructure? 
• Which agencies will provide public services to different parts of the area? 
• How will traffic generated by new development in this area impact traffic flows and congestion 

levels, both locally and regionally? 
• How will the benefits and costs of serving the area be balanced fairly between Tualatin and 

Wilsonville?  

The project team created and evaluated a Development Base Case and tested Alternative Development 
Scenarios. These development scenarios used existing buildings from both jurisdictions to model 
potential future development and reflect existing zoning and development regulations in the Envision 
Tomorrow modeling program (see Appendices C1 and C2). 

During the scenario development process, jurisdictional boundary discussions were ongoing and 
different scenarios considered different boundary alternatives.  A series of five scenarios were 
developed in an ongoing iterative process that tested the following variables: the location and amount 
of different land uses, the location of the jurisdictional boundary, location of service boundaries, and 
design of infrastructure systems.  The PMT also developed performance measures associated with the 
Guiding Principles, in addition to local and regional goals, to compare the different scenarios. As a 
complex set of conditions, the variables tested were interrelated and needed to be combined in 
scenarios to understand how changes in one variable impacted the others.  

These scenarios were vetted by the project’s PMT and each City Council, and then fully analyzed for the 
transportation, infrastructure, and land use implications. Based on these analyses, discussions among 
the PMT, and feedback from the Joint Councils, a preferred scenario was developed. The preferred 
scenario became the basis for the Basalt Creek Concept Plan. 

Final Plan Development 
The final phase of the project included further refinement of the Concept Plan using the preferred 
scenario, setting the jurisdictional boundary, and drafting an implementation strategy for the Concept 
Plan. The final Basalt Creek Concept Plan was designed to meet all the requirements associated with 
areas added to the urban growth boundary (see Title 11 Compliance Memo in Appendix D) and was 
forwarded to Metro for review. The Councils from the City of Tualatin and the City of Wilsonville each 
adopted the Concept Plan by resolution. Comprehensive Plan amendments and implementation 
strategies and tools are to be consistent with this Plan.  
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Concepts that Shaped the Plan 
Guiding Principles represent the collective interests and goals for the Basalt Creek Planning Area as agreed 
to and established by the Joint Council. They provided a framework for gathering input and developing 
transparent and meaningful measures that helped inform the decision-making process for this plan (see 
Appendix E for Guiding Principles Memo which provides further descriptions).  
 

1. Maintain and complement the Cities’ unique identities 

2. Capitalize on the area’s unique assets and natural location 

3. Explore creative approaches to integrate jobs and housing 

4. Create a uniquely attractive business community unmatched in the metropolitan region 

5. Ensure appropriate transitions between land uses 

6. Meet regional responsibility for jobs and housing  

7. Design cohesive and efficient transportation and utility systems 

8. Maximize assessed property value 

9. Incorporate natural resource areas and provide recreational opportunities as community 
amenities and assets 

In addition to the Guiding Principles, during a Joint Council meeting, the Councils  also identified ten key 
elements for successful implementation of the Basalt Creek Concept Plan that relate to key functions 
such as the sewer, water, and transportation services, land use and natural resources in the area. These 
considerations informed the key elements of the Concept Plan (see Appendix E for 10 Considerations of 
Success for further descriptions). 

Planning Area Conditions 
The project consultant team conducted research on the existing conditions and future needs in the 
Planning Area, as well as reviewed previous planning efforts affecting the area. The project team studied 
land use, transportation, the real estate market, geology, water and sewer infrastructure, stormwater, 
natural resources and parks.  

Planning Context and Urban Growth Boundary 

The Portland Metropolitan Area Urban Growth Boundary (UGB) includes three counties and 24 cities. 
Metro administers the UGB, which includes a mandatory six-year assessment of whether it includes 
sufficient land to accommodate 20 years of expected development for residential and job growth.  

During the 2004 analysis, Metro identified a shortfall of industrial land and a study identified good 
candidates for industrial development by looking at soil classification, earthquake hazard, slope 
steepness, parcel size, accessibility to regional transportation and necessary services, and proximity to 
existing industrial uses. Several areas of land identified as good candidates for industrial development 
were added to the UGB by Metro via Ordinance 04-1040B in 2004, two of which comprise the Basalt 
Creek Planning Area. The current 2040 Growth Concept Map identifies the Basalt Creek Planning Area as 
industrial, but the Ordinance does provide some flexibility to include housing in the Planning Area. The 
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Ordinance identified outer neighborhood as a potential land use in the northern portion of the Planning 
Area, to provide some housing and a buffer for existing residential neighborhoods in Tualatin. 

The industrial designation from Metro is defined within the Regional Framework Plan’s Glossary as “an 
area set aside for industrial activities. Supporting commercial and related uses may be allowed, provided 
they are intended to serve the primary industrial users. Residential development shall not be considered 
a supporting use, nor shall retail users whose market area is substantially larger than the industrial area 
be considered supporting uses.”   

The Land  

Landscape Context 
The general character of the area’s landscape was shaped by the Glacial Lake Missoula Ice Age floods, a 
series of cataclysmic floods that shaped the landscape of the Columbia River Gorge and the Willamette 
Valley during the last Ice Age. The Ice Age Tonquin Trail Master Plan describes the area as “comprised of 
upland prairie fragments, and oak and madrone woodlands. Rare wildflowers are found near basalt 
hummocks (scablands) to the west of the Planning Area, and rare reptiles (pond turtles) and amphibians 
(northern red-legged frogs) live in the kolk ponds.” Remains from the Ice Age floods that can be seen in 
and around the Basalt Creek Planning Area include glacial deposits, scablands, kolk ponds (ponds formed 
by eddies during the Missoula Floods), and flood channels. The terrain includes significant slopes of 
more than 25% and with a change in elevation from 250 ft above mean sea level (amsl) to a maximum 
elevation of 350 ft amsl.   

Existing Land Use 
The primary existing land uses in the Basalt Creek Planning Area are rural agriculture, industrial and rural 
residential consisting of low-density single-family housing. There are areas of agricultural uses, including 
a nursery, landscaping supply, and blueberry farms. Existing industrial land users include gravel quarries 
and cement manufacturing in the northwest corner of the Planning Area.  The existing housing in the 
area consists of detached single-family on large lots. A significant portion of single-family homes are 
located on the eastern edge of the Basalt Creek Canyon along Boones Ferry Road.  

Adjacent Land Uses  
The Planning Area is bounded to the north by Tualatin residential neighborhoods, to the south by 
Wilsonville commercial and industrial uses, I-5 to the east, and to the west by Coffee Lake Creek, 
wetland habitat, and rural and industrial lands.   

• The southernmost residential neighborhoods of Tualatin, including recently-built subdivisions 
such as Victoria Gardens, are located to the north of the Planning Area. These neighborhoods 
are zoned a mix of low- and medium-low density residential and are comprised primarily of 
high-quality, detached, single-family homes. Also, to the north is the 30-acre campus of Horizon 
High School (a private high school).  The campus is bordered on three of its sides by the 
Planning Area.   

• To the west, the Planning Area is bordered by unincorporated portions of Washington County 
including the Southwest Tualatin Concept Plan area where active quarries and an asphalt plant 
are located.  Further west of the Southwest Tualatin Concept Plan area is the Tonquin 
Employment Plan area which falls within the City of Sherwood’s urban planning area. Most of 
this land is undeveloped or vacant at this time. 
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• South of the Planning Area are existing and planned commercial, office and industrial uses 
located within the City of Wilsonville. The employment areas around SW Commerce Circle, 
Ridder Road, and 95th Avenue include advanced manufacturing, clean tech, warehouse, 
distribution, and logistics businesses. The Coffee Creek Planning Area abuts the Basalt Creek 
Planning Area along the south side of Day Road and south and west to the existing Wilsonville 
city boundary. The City adopted a Master Plan and Industrial Form-based Code for this area to 
create a high caliber business district.   

• Adjacent to the southern border of the Planning Area is Coffee Creek Correctional Facility. This 
is a state-owned correctional facility with 1,250 female inmates, and a fluctuating number of 
male inmates (around 400) undergoing intake until they are transferred to another facility.  The 
Correctional Facility employs 435 people with day and nighttime shifts comprising a 24-hour 
workforce. 

Natural Resources 
Wetlands, floodplain, upland habitat, streams, open water and riparian areas provide important natural 
resources in the planning area. Within the Basalt Creek Canyon and Coffee Lake Creek basin, there are 
open water, emergent and scrub-shrub wetlands. The small, forest patches scattered throughout the 
planning area provide travel corridors and habitat for a variety of species including Red-legged Frogs and 
the Pileated Woodpecker.  Land suitability studies for this area identified constrained lands including 
18,845 feet of natural streams; 1,402 feet of underground or piped streams, defined as water that flows 
under the surface in a definite channel; and 789 feet of intermittent streams in the Planning Area.   

There are two main streams in the Planning Area, Basalt Creek (also known as Seeley’s Creek or Tappin 
Creek) and Coffee Lake Creek and its east tributary, which run through the West Railroad Area. There is 
also an underground, piped stream near I-5 along the eastern edge of the Planning Area.  Coffee Lake 
Creek forms the western boundary of the Planning Area. There are also 69 acres of wetlands (8% of the 
Planning Area), including 49 acres of open water in the Planning Area. 

There are 116 acres of land designated by Metro as Water Quality and Flood Management Areas. 
Following Metro’s designations and associated regulations, local jurisdictions determine development 
rules and requirements that affect these areas.  Clean Water Services, who regulates environmental 
lands in the City of Tualatin and elsewhere in Washington County and the City of Wilsonville, have local 
ordinances in place that go beyond the level of conservation otherwise required by Metro. Existing local 
standards from each City would apply upon annexation of property into either Wilsonville or Tualatin. 
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Figure 4 Map of Streams by Category. 

 

 
Buildable Lands Assessment  
A buildable lands assessment for the Basalt Creek Planning Area (see Appendix F) screened out parcels 
where there is limited or no development potential to identify the places where development is most 
suitable given the environmental and regulatory context. There is a range of factors that influence 
development potential within the Planning Area, but they can be divided into two categories: hard and 
soft constraints. Hard constraints are either physical attributes or legal requirements that prohibit new 
development. These areas are excluded from the analysis.  Soft constraints are where physical attributes 
or legal requirements allow some development with guidance on appropriate land uses and 
development densities. Assumptions regarding the amount of development in these areas followed 
Metro guidelines calling for restrained development.   
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Land Suitability Analysis  
Determining the development capacity for the Planning Area starts with the buildable lands assessment 
and then further analyzes the land supply to estimate development capacity on any given parcel. The 
Planning Area includes land that is constrained by streams and easements. This land supply analysis then 
evaluates existing land uses, as provided by tax lot data via Metro’s Regional Land Information System 
(RLIS), visual surveys of the area via aerial photographs and online tools such as Google Earth, and site 
visits for verifying stream conditions and alignments. 

After completing this more detailed review of the land supply to determine development suitability, the 
land suitability analysis is combined with the buildable lands assessment to remove constrained land 
and to create a geographically referenced database of developable land within the Planning Area.  

Figure 5 Map of Hard Constraints within the Basalt Creek Planning Area. 
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The goal is to classify every parcel within the Planning Area into one of the categories described below:  

Table 2 Land Supply within the Basalt Creek Planning Area by Type and with Acreage. 

Land Supply by Type and Acreage 
Land Type Acres Description 
Vacant Land 331 Unconstrained land that is ready to build with no 

major structures located on the site 
Developed Land 125 Land already built upon which includes acreage 

covered by roadways 
Constrained Land  153 Land that cannot be built upon due to environmental 

or other hard constraints 
West Railroad Area 238 Excluded from development plan due to large 

amount of constraints and limited access 
Total Land Supply 847  

 

Figure 6 Land Supply by Type. 
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There were no redevelopment assumptions incorporated in this analysis. The values associated with the 
existing buildings were high enough to preclude redevelopment for purposes of determining the 
development types used during scenario testing. Thus, the developable land estimate for the Planning 
Area is 331 acres. This analysis forms the foundation for determining land use and development capacity 
on each parcel in the Planning Area. The development plan for the Basalt Creek Planning Area excludes 
the West Railroad Area from development due to the large amount of constraints on the land and 
limited access. 

Infrastructure and Services   

Roadways 
The Concept Plan looked at the existing transportation system and the planned transportation system 
developed as part of the TRP, which includes phased investments to support regional and local 
transportation needs through 2035. The plan provides 18 transportation investments broken into short, 
medium and long-term projects, all of which are important to ensure that the transportation network 
functions at acceptable levels over time. The key element is the East-West Connector to the 124th 
Avenue extension, the future and partially constructed Basalt Creek Parkway.  

Sanitary Sewer 
Currently, no sewer service is provided to the Planning Area. Existing homes use septic systems.  
Wastewater conveyance to the south of the Planning Area is under jurisdiction of the City of Wilsonville. 
Sewer service to the north of the Planning Area in Tualatin is provided by the City of Tualatin and Clean 
Water Services.  

The nearest treatment facility to the north of the Planning Area is the CWS Durham Advanced 
Wastewater Treatment Facility (AWTF). Eight gravity sewer mains exist near the north Planning Area 
boundary that could provide connection points for wastewater from the Basalt Creek Planning Area into 
the Tualatin collection system. The Victoria Woods Pump Station and associated force main are also 
located just to the north of the Planning Area boundary.  From these connection points, wastewater 
flows by gravity toward the AWTF, crossing the Tualatin River via the Lower Tualatin Pump Station in 
Tualatin Community Park. Pump stations will be required to lift flows from the Planning Area into the 
existing gravity system. Expansion of the service district area to include Tualatin’s portion of the Basalt 
Creek Planning Area needs to be approved by Clean Water Services at time of Annexation.  

The nearest treatment facility to the south of the Planning Area is the City of Wilsonville Wastewater 
Treatment Plant (WWTP), located approximately 3.2 miles south of the Planning Area. This facility was 
recently expanded to accommodate growth within the current city limits and allow for additional 
buildout to accommodate growth outside the city limits in Urban Growth Boundary expansion areas. 
Approximately half (300 acres) of the Basalt Creek Planning Area was accounted for in the year 2030 
build-out capacity assessment conducted as part of the facility expansion.   

The City of Wilsonville’s Coffee Creek Master Plan identifies a new sanitary main line to be constructed. 
After the adoption of that plan, more analysis was completed and determined the appropriate location 
of the sanitary sewer line to be along Garden Acres Road from Ridder Road and extending north to near 
Day Road and then continuing up Grahams Ferry Road. A second sanitary sewer line will extend from 
Garden Acres east and north to Day Road extending east to Boones Ferry Road. These lines are intended 
to provide conveyance of wastewater within the Coffee Creek area and are also intended to serve flows 



23 
 

from the Basalt Creek Planning Area to the WWTP. The Sanitary Sewer Collection System Master Plan 
has analyzed a range of potential flows from the Planning Area.    

The Tualatin Sanitary Sewer Master Plan Update is currently being updated and includes the Basalt 
Creek Planning Area as a sewer basin.  The City of Wilsonville updated its Sanitary Sewer Collection 
Systems Master Plan (MSA, 2014) which included the Basalt Creek Planning Area as a contributing area. 
The resulting updated master plans identify the improvements needed to increase the capacity of each 
system to convey flow from the Basalt Creek Planning Area. 

Drinking Water 
The Basalt Creek Planning Area currently has no municipal water infrastructure in place. Tualatin 
currently purchases its municipal water from the Portland Water Bureau. The City of Wilsonville Water 
Treatment Plant draws its potable water from the Willamette River. Based on the topography, the Basalt 
Creek Planning Area could be served from the south through The City of Wilsonville’s distribution 
system or from the north through the City of Tualatin’s distribution system. Lower elevations of the 
Basalt Creek Planning Area can be adequately served through existing lines in Wilsonville’s Pressure 
Zone B.  

Stormwater 
Existing stormwater infrastructure consists of roadside drainage ditches and culverts. Culverts in the 
Planning Area are under the jurisdiction of Washington County and may not have capacity for future 
urban conditions. Culverts to the south of the Planning Area are part of the City of Wilsonville 
stormwater system. The City of Tualatin has jurisdiction over the stormwater conveyance system to the 
north of the Planning Area. Culverts may need to be upsized to provide adequate capacity for runoff 
from new impervious areas, unless onsite retention or infiltration is required when the location of public 
drainage or the topography of the site make connection to the system not economically feasible.  

Basalt Creek itself flows to the south into Wilsonville as part of the Coffee Lake Creek Basin. Basalt Creek 
discharges into the Coffee Lake wetlands. Coffee Lake Creek flows south from the wetlands and 
combines with Arrowhead Creek before discharging to the Willamette River.  

The City of Wilsonville’s 2012 Stormwater Master Plan identifies capital improvement Project CLC-3 to 
restore a portion of the Basalt Creek channel, west of Commerce Circle, to increase capacity. The master 
plan also identifies Project CLC-1 for construction of a wetland for stormwater detention purposes, 
north of Day Road, to serve an area that includes the Basalt Creek Planning Area. The July 2014 Updated 
Prioritized Stormwater Project List identifies CLC-3 as a mid-term project (6 to 10 years) and CLC-1 as a 
long-term project (11 to 20 years). 

Locations where stormwater runoff from the Basalt Creek Planning Area could connect to existing 
stormwater infrastructure will require evaluation of the conveyance systems at time of development. 

Schools 
The Planning Area falls within the Sherwood School District, which has an estimated enrollment of 5,158 
and includes four elementary schools, two middle schools, Sherwood High School, and Sherwood 
Charter School.  Most of these schools are within three miles of the edge of the Basalt Creek Planning 
Area.  
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The Planning Area is near Tualatin High School, one of two high schools in the Tigard-Tualatin School 
District.  The district also includes three middle schools and ten elementary schools. It serves 12,363 
students overall. Horizon Christian High School (private) has 160 students enrolled on their campus with 
a vision of serving up to 1,000 students in the future. Existing parks, libraries, and schools are mapped in 
the Existing Conditions Report (see Appendix A).  

Parks 
No parks currently exist within the Planning Area.  Wilsonville Parks owns and maintains 16 different 
public parks, the closest of which is Canyon Creek Park located in Northeast Wilsonville on the other side 
of I-5. It has 1.41 developed acres and 6.87 acres of natural area popular for picnics and walking. The 
Other Wilsonville parks are located approximately 2 miles south of the Planning Area, including Graham 
Oaks Nature Park, which will be connected to the Planning Area when the regional Ice Age Tonquin Trail 
is complete. City of Tualatin Parks and Recreation owns and maintains 9 different parks, with Ibach Park 
being the closest to the Planning Area. Ibach includes an award winning and nationally recognized 
playground that incorporates Tualatin’s pre-historic, Native American, and pioneering past, with 
information on the cultural and natural history of the area.  

Trails 
Metro’s Ice Age Tonquin Trail Master Plan provides a framework for local and regional jurisdictions to 
embark on trail implementation efforts. The proposed trail alignments show about 22 miles of trails 
connected through Tualatin, Wilsonville and Sherwood, and includes a section traversing the Basalt 
Creek Planning Area.  
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Figure 7 Map from the Ice Age Tonquin Trail Master Plan 
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Market Analysis 

A market analysis (Appendix G) to identify the expected development potential for the Basalt Creek 
Planning Area as a future industrial and urban growth area was conducted by Leland Consulting Group.  

The Planning Area is contiguous with several other employment and industrial areas in the 
southwestern part of the Portland metropolitan region. The market area for the Concept Plan includes 
the cities of Tualatin, Wilsonville, and Sherwood, as well as some surrounding areas.  Each of these three 
cities is expecting business expansion and job creation.  Viewed together, these areas comprise one of 
the largest industrial and employment clusters in the region. 

Both Tualatin and Wilsonville have seen significant industrial and office development during the past 
three decades.  Industry clusters in which both cities are already highly competitive are expected to 
continue and provide significant business and job growth in the future. These include advanced 
manufacturing, corporate and professional services, health care and related fields, and other specific 
industrial clusters such as food processing and light manufacturing. The amount of industrial 
development (including warehousing, production, flexible office/industrial space, high tech, etc.) in both 
cities is significantly larger than the amount of office development. Office development—nationally and 
regionally—is not expected to bounce back from the recession with the same resiliency as industrial 
space. 

Employment development in the Planning Area will benefit from a number of competitive advantages. A 
major feature and competitive advantage of this “Southwest Metro” employment cluster in general, and 
the Basalt Creek Planning Area in particular, is its immediate access to I-5, the west coast’s most 
important transportation route.  Additional advantages are access to I-205, Highway 217, nearby arterial 
roads, and transit service, a growing and educated workforce, and established and expanding industry 
clusters nearby.   Employment corridors are located along transportation arterials that include the 124th 
Avenue Extension and the Basalt Creek Parkway located east west along the future jurisdictional 
boundary. 

The market area’s location and current demographics are also encouraging for new housing 
development. The Planning Area is immediately south of several south Tualatin residential 
neighborhoods, which contain attractive parks, street trees, and schools.  The neighborhoods create a 
positive environment for residential development along the northern edge of the Basalt Creek Planning 
Area. 

The Planning Area is already served by several major regional and sub-regional retail nodes located 
nearby—Bridgeport Village, central Tualatin, and Wilsonville’s Argyle Square. Any commercial space 
built in the Basalt Creek Planning Area will primarily serve residents and employees, as is consistent with 
Metro’s employment area designation.  
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Concept Plan for Basalt Creek 
Concept Plan Overview 
The Basalt Creek Concept Plan guides development within the Planning Area over the next twenty years. 
It identifies preferred land uses across the area and coordinates future land use, transportation and 
infrastructure investments between Tualatin, Wilsonville, and Washington County. The partnership 
between the two cities which shaped this Plan must continue during implementation to drive successful 
development in the future.   

In Ordinance No. 04-1040B, the Metro Council concluded that the Basalt Creek Planning Area can be 
planned for industrial use given there are urban services in the vicinity and that urbanization will have 
no effect on agricultural practices on adjacent land due to its isolation from agricultural activities. The 
Metro Council identified the area as the most suitable exception area under consideration for 
warehousing and distribution, a significant industrial need facing the region. The land use framework for 
the Concept Plan supports job growth in the area, while preserving natural space, buffering residential 
areas, and improving connectivity throughout the Planning Area. 

Key considerations and conclusions informed the Basalt Creek Concept Plan:  
• While there is a unified Concept Plan for the Basalt Creek area, it was also important to 

customize the land use types and implementation measures for each city. 
• Natural features, topography, and future roads identified in the Basalt Creek TRP influenced 

infrastructure service areas and the jurisdictional boundary. 
• Operating separate infrastructure systems along the jurisdictional boundary affords each 

jurisdiction the ability to develop and manage their own public utility systems.    
• The topography and geology in this area may present development challenges and 

infrastructure costs may be higher than average.  
• Various employment types impact performance of the transportation system differently; for 

example, retail uses generate more trips than industrial or warehousing. 
• There are uncertainties in estimating assessed value and property tax revenue of future 

development due to unpredictability of the market and the extent to which the modeled 
development types will be built over time; likewise, it is difficult to accurately estimate SDC 
revenue for future development. 

• The West Railroad Area has significant environmental, infrastructure, and transportation 
constraints and costs to serve new development; this area is likely to take longer to develop 
than the rest of the Planning Area.  When there is development interest, future planning would 
need to be conducted.  
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Figure 8 Basalt Creek Land Use Concept Map 
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Key Elements of the Concept Plan 

• Jurisdictional Boundary Determination 
• Land Use and Development 
• Transportation 
• Transit 
• Bicycle, Pedestrian and Trail 
• Parks and Open Space 
• Natural Resources 
• Water 
• Sewer 
• Stormwater 
• Implementation & Phasing 

Jurisdictional Boundary, Land Use and Development 
The Basalt Creek Planning Area is divided between the Cities of Tualatin and Wilsonville, and the Basalt 
Creek Parkway serves as the jurisdictional boundary between the two. Of the 847 acres in the Basalt 
Creek and West Railroad Areas, approximately 367 acres will be in the Tualatin planning area and 480 
acres will be in the Wilsonville planning area. The land use patterns in the Concept Plan are responsive 
to the setting and to the existing conditions.  Since the area is well suited and intended for industrial and 
housing uses, much of the Planning Area is designated for employment land uses. The Concept Plan land 
use pattern also anticipates the inclusion of transitional areas via development design standards to 
buffer new industrial land from adjacent existing uses and neighborhoods. 

The land use designations on the map represent real-world development types. Each development type 
(i.e. Manufacturing Park) is defined by a set of buildings, which are based on real buildings in each of the 
cities.  Tualatin’s land use designations which are north of the jurisdictional boundary are consistent 
with its current development code, and Wilsonville’s land use designations, south of the jurisdictional 
boundary, are consistent with its current development code.       

Using the land suitability analysis, and looking at adjacent land uses, the project team identified 
appropriate land use designations for properties within the Planning Area. These land use designations 
were further refined, and appropriate densities selected to provide for regional employment capacity 
and housing while also maintaining traffic counts consistent with the TRP.  

Tualatin land uses include a mix of residential and employment development types, with the housing 
land use designations in the northern and northeastern portions of the Planning Area.  The Plan calls for 
a small retail node just east of the Basalt Creek Canyon located to serve residents and workers. 
Wilsonville land uses include a mix of employment development types and a modest opportunity for 
live/work housing. These land uses support adjacent and nearby industrial areas such as the Coffee 
Creek Industrial Area and provide flexibility to meet a range of market demands. These uses could also 
be a good fit for the City’s Industrial Form-based Code, recently adopted for the Coffee Creek Industrial 
Area, if the City wanted to extend it north into the Basalt Creek Planning Area.  
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Development Types 

Table 3 Summary of Development Types Identified for Basalt Creek Planning Area by Jurisdiction 

Jurisdiction Land Use 
Designation 

Buildable 
Acreage 

Households Employment 

   
Count  Density per 

Gross Acre 
Count 
(jobs) 

Jobs per 
Gross Acre 

Tualatin High Density 
Residential 

3.36 67 19.9 - - 

Medium-Low 
Density Residential 

59.83 374 6.3 - - 

Low Density 
Residential 

24.83 134 5.4 - - 

Neighborhood 
Commercial 

2.89 - - 33 11.3 

Manufacturing Park 92.95 - - 1,897 20.4 

Functionally 
Unbuildable 

10.37 - - - - 

Tualatin Subtotal 194.23 575 
 

1,929 
 

       

Wilsonville Craft Industrial 1.25 6 4.8 27 21.7 

Light Industrial 
District 

35.30 - - 581 16.5 

High Tech 
Employment District 

94.47 - - 1,916 20.3 

Functionally 
Unbuildable 

5.62 - - - - 

Wilsonville Subtotal 136.64 6 
 

2,524 
 

       

Total 
 

330.87 581 
 

4,453 
 

 

Tualatin 
Employment. The Concept Plan allocates substantial land as Manufacturing Park, which is expected to 
accommodate 1,897 new jobs, calculated based on the expected square footage of development in this 
area and the average square footage needed per employee. The Manufacturing Park is located along the 
northern edge of the future Basalt Creek Parkway on the land west of Basalt Creek Canyon, including 
both sides of Tonquin Road and Graham’s Ferry (as shown on the above map).  
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Housing. Most of the remaining land north of the proposed Basalt Creek Parkway (beyond employment 
land) is allocated to a mix of residential uses at varying densities. The Concept Plan organizes residential 
land uses into two general areas that are intended to have easy access to services and be connected to 
parks, schools, and natural areas. 

1. The plan focuses the lowest density housing (a mixture of low-density and medium-low density) 
along the northern portion of the Planning Area and low density along the west side of Boone’s 
Ferry Road, adjacent to existing neighborhoods of Tualatin. This land is expected to 
accommodate 134 new households. 

2. The eastern portion of the Tualatin future annexation area is anticipated to be a mixture of high 
and medium-low density residential; the land immediately east of Boones Ferry Rd is intended 
for high density housing; The remainder of the land east and south of Horizon School is planned 
for medium-low density residential. This eastern subarea is expected to accommodate 407 new 
housing units in Tualatin. This land is near the intersection between Boones Ferry Road and the 
new Basalt Creek Parkway.   

Commercial. Neighborhood Commercial is planned north of the jurisdictional boundary and east of the 
Basalt Creek Canyon at, or near, the northeast corner of the intersection of Boones Ferry Road / Basalt 
Creek Parkway. It is intended to serve residents and workers. 

Wilsonville 
High-Tech Employment District. Most of the buildable acres in the Planning Area south of the proposed 
Basalt Creek Parkway are devoted to a mix of higher-density employment land.  The High-Tech 
Employment District is expected to accommodate the largest number of jobs (1,916) with a mix of 
warehousing, manufacturing and office buildings. This land use is in the southern and eastern sections of 
the Planning Area, covering all Wilsonville land east of Boones Ferry Road and most of the land south of 
Clay Street extending to Day Road and bordered to the west by Coffee Creek Correctional Facility. 

Craft Industrial. The southwest corner of the intersection of Boones Ferry Road and the new Basalt 
Creek Parkway is planned as Craft Industrial, which allows for a mix of smaller-scale commercial uses, 
which may include live-work units. These envisioned development types respond to the topography on 
those parcels and their location directly south across the Parkway from residential land and southwest 
of the neighborhood commercial node across the Parkway in Tualatin. Craft Industrial is a better fit with 
those surrounding uses, providing a transition to the higher intensity employment uses to the south. 
This area allows less than 20 percent residential use and is expected to accommodate 27 new jobs and 6 
new housing units in the form of live-work units.  

Light Industrial District. This land is located across the southern edge of the future Basalt Creek Parkway 
just north of Coffee Creek Correctional Facility and will be able to accommodate 581 new jobs primarily 
in warehousing and light manufacturing.  

West Railroad Future Planning Area 
The West Railroad Area is divided from the rest of the Planning Area by the Portland and Western 
Railroad (PNWR) and the Coffee Creek Correctional Facility. The area is heavily constrained by wetlands 
habitat (as seen in Figure 5), steep slopes, and fragmented property ownership. Initial estimates show it 
would be costly to serve this area with adequate water, sewer, and transportation infrastructure due to 
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its location. These initial cost estimates for the infrastructure are included in Appendix H (Basalt Creek 
Concept Plan Transportation Technical Analysis and Solutions Memo) and Appendix I (Basalt Creek 
Concept Plan Infrastructure Technical Memo).   Topography and the PNWR line also create a relative 
separation between this area and the rest of the Basalt Creek Planning Area as well as access issues for 
freight trucks.  Given these constraints, the area has potential for resource conservation and future 
public access to nature. Additional land uses may be appropriate but will need further analysis.   

Because it is considered to have much lower development potential than the rest of the Planning Area, a 
future land use scenario was not created for this area at this time – it is being considered an area for 
future study and consideration. Once development and the extension of infrastructure occurs in the rest 
of Basalt Creek as well as the Coffee Creek Industrial Area, additional analysis should be completed on 
infrastructure service costs and appropriate land uses. The West Railroad Area is south of the Basalt 
Creek Parkway and in the City of Wilsonville future annexation area. Wilsonville’s Comprehensive Plan 
amendment to adopt this Concept Plan will include a designation of Area of Special Concern for the 
West Railroad Area. The area will require master planning before any development occurs. 

Transportation 
Key Transportation Solutions  

The TRP sets the layout of major new roads and improvements for the area. Prior to land annexing into 
either city, a cooperative funding strategy needs to be agreed upon between the City of Wilsonville, the 
City of Tualatin, and Washington County to build out the transportation network as set forth in the TRP. 
The network must also coordinate with plans for the area as set out in the Metro Regional 
Transportation Plan.  

The Basalt Creek Parkway, of which the segment between 124th Avenue/Tonquin Road to Grahams 
Ferry Road is already under construction, is the major east-west arterial through the area. The Parkway 
allows for limited local access providing important freight connections between Tonquin, Southwest 
Tualatin, and Basalt Creek Employment Areas to I-5. It also serves as a future jurisdictional boundary 
between Tualatin and Wilsonville.  

Additional road improvements are necessary to handle projected traffic levels as the area develops, 
including adding capacity to north-south collectors and Day Road as well as two additional I-5 crossings 
(at Day Road and Greenhill). As the area develops, property owners will plan and build local roads 
connecting to this network. These roadway improvements will include enhanced bike and pedestrian 
facilities and connections to the future transit system.  

Roadway Network  

The roadway network for the Basalt Creek Concept Plan is shown in Figure 9. The transportation 
network includes projects considered likely to be in place by 2035. Metro’s model for forecasting 
depends partly on the projects planned for the Basalt Creek Planning Area, as well as those planned for 
the region (Metro’s 2035 Gamma model). Metro’s 2014 RTP, which lists projects reasonably likely to be 
funded by 2040, informed this analysis. Table 4 shows potential capacity-related projects from the 2014 
RTP list. The projects in the RTP originate from the Basalt Creek TRP (see Figure 10 below). 
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The planned roadway network includes the projects and facilities described in Table 4 below, with one 
exception. The East-West Arterial Overcrossing is not included on Figure 9 as that segment of the Basalt 
Creek Parkway is anticipated to be constructed after 2040. Figure 9 also depicts where local connections 
may be needed to provide access and circulation to existing development and developable parcels. Both 
Level of Service (LOS) and Volume to Capacity (V/C) performance measures are shown. Level of service 
(LOS) ratings and volume-to-capacity (v/c) ratios are two performance measures of intersection 
operations. 

Level of Service: relates the traffic service to a given flow rate of traffic and divides the quality of traffic 
into six levels ranging from Level A to Level F. A represents the best traffic where the driver has the 
freedom to drive with free flow speed and Level F represents the worst quality of traffic.  

Volume-to-capacity (v/c) ratio: A decimal representation (between 0.00 and 1.00) of the proportion of 
capacity that is being used at a turn movement, approach leg, or intersection. A lower ration indicates 
smooth operations and minimal delays as the ratio approaches 1.0 congestion increases and 
performance is reduced. Above that the intersection is at capacity and considered failing.  

Table 4 2014 RTP Projects Assumed for 2035 Forecasting 

Project 
Number 

Project and Description TRP Time 
Period 

In Place by 
2035? 

10736 124th Ave. Extension (Tualatin-Sherwood Rd. to Grahams Ferry Rd.) – new 
two-lane roadway extension 

2014-2017 Yes 

11243 Day Rd. (Grahams Ferry Rd. to Boones Ferry Rd.) – widen to five lanes 2018-2024 Yes 

10588 Grahams Ferry Rd. (Helenius St. to county line) – widen to three lanes 2025-2032 Yes 

10590 Tonquin Rd. (Grahams Ferry Rd. to Oregon St.) – widen to three lanes 2025-2032 Yes 

11438 Tonquin Rd./Grahams Ferry Rd. – add traffic signal 2025-2032 Yes 

11469 124th Ave. Extension (Tualatin-Sherwood Rd. to Grahams Ferry Rd.) – widen 
to five lanes 

2025-2032 Yes 

11470 East-West Arterial (Grahams Ferry Rd. to Boones Ferry Rd.) – new five-lane 
roadway extension 

2025-2032 Yes 

11487 Boones Ferry Rd. (East-West Arterial to Day Rd.) – widen to five lanes 2025-2032 Yes 

11488 Boones Ferry Rd./Commerce Circle/95th Ave. – Intersection improvement 
and access control 

2025-2032 Yes 

11489 Boones Ferry Rd./I-5 Southbound – add second southbound right turn lane 
on ramp 

2025-2032 Yes 

11490 Day Rd. Overcrossing (Boones Ferry Rd. to Ellgsen Rd.) – new four-lane 
roadway extension/overcrossing of I-5 

2033-2040 Yes 

11436 East-West Arterial Overcrossing (Boones Ferry Rd. to east side of I-5) – new 
four-lane roadway extension/overcrossing of I-5 

2033-2040 No 

Source: http://www.oregonmetro.gov/regional-transportation-plan 
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Figure 9 Transportation Preferred Alternative 2035 
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Figure 10 Basalt Creek Transportation Refinement Plan 

 

See Appendix J for more information on the full project list.  

The Concept Plan analyzed alternatives regarding future development – and therefore trip generation -- 
in the Basalt Creek/West Railroad area. The land uses assumed for the Concept Plan are key inputs in 
traffic forecasting and future traffic operations. Assumptions about regional land use (and intensity of 
trip generation) beyond the Concept Plan area in 2035 also have a strong impact on forecasting and 
future operations. Table 5 outlines the trip generation by land use in the Planning Area. The trips 
generated by the land uses in the Concept Plan are consistent with the trip generation assumed in the 
TRP and the 2014 RTP.  
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Table 5 Trips by Land Use Designation 

Jurisdiction Land Use Designation Trips Trips per Acre 

Tualatin High Density Residential                 42             12.52  
 

Medium-Low Density Residential              236                3.94  
 

Low Density Residential                 85                3.41  
 

Neighborhood Commercial                 24                8.26  
 

Manufacturing Park              725                7.80  
 

Tualatin Subtotal/Average          1,111                5.72  
    

Wilsonville Craft Industrial                 16             12.95  
 

Light Industrial District              218                6.17  
 

High Tech Employment District              717                7.59  
 

Wilsonville Subtotal/Average              951                6.96  

Planning 
Area 

Planning Area Average 
 

              6.23  

 
Total Trips          2,062   

 

Bicycle and Pedestrian Framework  

As noted in the existing conditions, the bicycle and pedestrian network is incomplete in the Planning 
Area. Additional bike and pedestrian facilities will be integrated into new and updated road projects in 
accordance with State, County and City standards and in conjunction with predicted traffic flows. The 
map below illustrates the location of these proposed upgrades, along with identified trail opportunities 
that would further enhance connectivity in the Planning Area and to surrounding areas.  
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Figure 11 Bikes, Trails, and Pedestrian Network Map 

 

While existing bike and pedestrian facilities run along Boones Ferry Road, Day Road, and sections of 
Grahams Ferry Road, planned improvements will increase safety and completeness. The additional 
facilities will offer significant east/west connections along the new Basalt Creek Parkway and Tonquin 
Road as well as an important north/south connection along the length of Graham’s Ferry Road within 
the Planning Area. These improvements will make connections between the proposed neighborhood 
commercial area on Boones Ferry Road with residential neighborhoods and employment areas as well as 
the future transit network. Given the nature of the Basalt Creek Parkway, an over or underpass may be 
preferred or necessary to make the best bike/pedestrian connections in the Planning Area.  
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Coordination between the cities, Washington County, Metro, ODOT, and possibly BPA will be necessary 
for a feasibility study, implementation and funding.  

Most participants polled at the April 2016 Open House suggested they would like to use future bike and 
pedestrian facilities to access recreation or for exercise, with almost half anticipating using these 
facilities at least once a week. These new connections will not only provide improved connectivity but 
also valuable access to local recreational areas, trails, and natural areas.  

With the conservation of significant natural areas, the plan outlines opportunities to connect these 
spaces to pedestrian and bike facilities in key locations to create active and passive recreation, outdoor 
education, and public art amenities.  The two main opportunities for trails within the Basalt Creek 
Planning Area are a Basalt Creek Canyon Ridge Trail and the I-5 easement Trail, which are shown in 
Figure 11 as Planning Area Trail Opportunities marked by large light green arrows. When trail alignments 
are considered in the future, access to the natural resource will not take priority over protection and 
enhancement.  

Currently, Basalt Creek Canyon is a barrier to east/west movement through the Planning Area. A 
north/south connection to the west of the Canyon would further improve the network and make 
connections to east/west roads that run north and south of the Canyon. The Basalt Creek Canyon Ridge 
Trail opportunity would be located upland, not within Basalt Creek, near or along the ridge of the Basalt 
Creek Canyon. This trail could be connected to the regional trail network by extending Tonquin Road 
with bike/pedestrian facilities across Graham’s Ferry to the new ridge trail. There is also opportunity to 
create a trail parallel to I-5 in the ODOT regional easement that would provide an additional north/south 
connection that would connect to existing bike and pedestrian facilities. 

Decision-making on investments should prioritize connections that link pedestrian and bike networks to 
transit stops and near locations with higher planned density. Potential funding sources for improving the 
bike/pedestrian network include Washington County (MSTIP) and Metro (i.e. MTIP, RFFA, SW Corridor, 
Natural Area Bonds). 

Coordination with Metro, Tualatin Community Services Department, and the Wilsonville Parks and 
Recreation Department will be necessary to establish a local trail network with regional connections. 
Metro’s Ice Age Tonquin Trail Master Plan provides a framework for local and regional implementation 
of the regional Ice Age Tonquin Trail, which is intended to complement the Ice Age Floods National 
Geological Trail Planning (the national trail will be a network of driving routes with spurs for biking and 
walking, from Montana to the Pacific Ocean). The preferred alignment for the regional Ice Age Tonquin 
Trail includes a section bordering the Basalt Creek Planning Area as part of a 22-mile trail alignment 
through Wilsonville, Tualatin, and Sherwood with trail facility types varying by location based upon 
landscape and setting.  The Ice Age Tonquin Trail is intended to connect in the north to the Tualatin 
River Greenway Trail, Fanno Creek Trail, and the Westside Trail, and to the south to the Willamette 
River.  
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Future Transit Framework  

Figure 12 Future Transit Framework 

 

The creation of additional bus lines along existing and new routes in the Basalt Creek Planning Area will 
be necessary to increase connectivity and to support the job and household growth envisioned for this 
area. Transit service in the area requires coordination between TriMet and SMART to enhance service 
along existing bus routes and to provide effective connections north-to-south and east-to-west through 
the Planning Area. This service would also provide access to surrounding and regional employment 
centers and residential neighborhoods. Transit service should facilitate riders commuting to and from 
work and visiting major local destinations such as the Wilsonville and Tualatin Town Centers. As such, 
transit service should reflect development and density patterns as the area grows.  
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SMART and TriMet routes will be integrated with the bike, pedestrian, and trail services with key access 
points along Grahams Ferry Road, Boones Ferry Road, Day Road, SMART Central, and the Correctional 
Facility. All extensions will comply with ADA requirements. SMART will continue to serve Wilsonville, 
including the areas annexed within the Planning Area into Wilsonville. The Cities will work with TriMet 
to integrate with SMART service. Lawmakers and staff will work together to ascertain the impacts of and 
process for a possible service boundary change. 

The existing Portland and Western Railroad (PNWR) runs along the western side of the Basalt Creek 
Planning Area. In addition to transporting freight, it also provides the Westside Express Service (WES), a 
commuter rail line serving Beaverton, Tigard, Tualatin and Wilsonville. WES runs on weekdays during the 
morning and afternoon rush hours, with trains every 30 minutes, connecting commuters to both the 
TriMet and SMART transit systems. The feasibility of a new WES station serving the Basalt Creek 
Planning Area should be studied with increased development and ridership demand. 

Civic Uses 
The Basalt Creek Concept Plan does not quantify the specific need or locations for civic uses such as 
libraries, parks and elementary schools within the Planning Area, but a minimum park space of a 15- to 
20-acre Neighborhood Park is needed to serve Tualatin residents and businesses in the Planning Area. 
The facilities for provision of schools and parks will be determined and funded as development occurs in 
the area and will be based on level of service standards for the subsequent population expansion. 
However, during scenario planning, assumptions were built into the model for the size and capacity of 
residential development types to serve as a guide. The development scenarios assumed school districts, 
cities, and other service providers would use their site selection and land acquisition processes to 
acquire the land needed for these facilities. Locations of any necessary facilities will be determined 
through a collaborative planning effort between the cities and service providers, as such they are not 
included on any plan maps. Cities have decided to provide library services for the Basalt Creek 
population through existing libraries that will be sized to accommodate the additional demand.  

Schools 

Capacity is the main concern for school planning. The school district will calculate the need for new 
schools based upon demographic and density estimates for future development in the Basalt Creek 
Planning Area according to operational standards related to the number of students allowed per school. 
The final development scenario estimates 1,156 future households in the Basalt Creek Planning Area. 

The Planning Area currently falls within the Sherwood School District. This district has an estimated 
enrollment of 5,158 and includes four elementary schools, two middle schools, Sherwood High School, 
and Sherwood Charter School.   

The Basalt Creek Planning Area is located in the Sherwood School District and in 2016 the voters in the 
District approved ballot measure 34-254 approving a bond.  This bond project will allow the District to 
accommodate an additional 2,000 students district-wide (according to information on the District’s 
website http://www.sherwood.k12.or.us/information/bond-visioning-process). 

Provision of any new schools will be coordinated with representatives of all nearby school districts for 
capital planning. The Planning Area is located very close to Tualatin High School. The Tigard-Tualatin 

http://www.sherwood.k12.or.us/information/bond-visioning-process
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School District has an estimated enrollment of 12,363, and includes ten elementary schools, three 
middle schools, and two high schools. A private high school, Horizon Christian, is located within the 
Planning Area and currently serves 160 students but plans significant expansion in the future.  

The addition of hundreds of new households can be expected to impact existing school districts, but at 
this time no district has indicated that they plan to locate any new facilities within the Planning Area. 
Although, the Basalt Creek Planning Area could provide opportunities for shared facilities, such as parks 
and recreation spaces. 

Parks and Open Space 

One of the guiding principles of the Basalt Creek Concept Plan is to protect key natural resources and 
sensitive areas while making recreational opportunities accessible by integrating new parkland, open 
spaces, natural areas and trails in the Planning Area and connecting to existing regional networks.  

The Planning Area provides an interesting opportunity for different types of parks, given the variety of 
land uses and the extensive Basalt Creek Canyon natural area: active and passive neighborhood parks, 
pocket parks, and even perhaps a large community or regional facility.  It also provides opportunities for 
jogging, hiking, or other outdoor recreation by area employees and nearby residents.  

Cities will determine specific locations of facilities as part of citywide parks planning and 
implementation, and will adopt funding methods for acquisition, capital and operating costs for 
parklands in the Basalt Creek Planning Area, including the use of their current System Development 
Charges for parks. Locating parks near schools, natural areas or other public facilities is preferable, 
especially when it provides an opportunity for shared use facilities. As in any park development, the 
acquisition is best done in advance of annexation and extension of services, with development of the 
parks occurring as the need arises.  

At the time of this writing, both cities are going through a Park and Recreation Master Plan update.  This 
update has considered the Basalt Creek Planning Area in the types of services and facilities that will be 
needed to serve residents and businesses in this area. Each City will include their respective portions of 
the Basalt Creek area in their independent Parks and Recreation Master Plan. 

Natural, Historical and Cultural Resources 
Overview 

The future vitality of the Basalt Creek Planning Area hinges on development that efficiently locates job 
growth on the land most suited for it, while preserving and capitalizing on the natural and cultural 
resources in the area. The identification of environmentally sensitive lands followed the regulatory 
framework described briefly below and is illustrated on the Natural Resources Map (Figure 13) and in 
the Existing Conditions Report (Appendix A starting on page 86).   

Developable lands for all scenario planning incorporated these findings.  Since Clean Water Services and 
Wilsonville have local regulations compliant with state and regional environmental protection 
requirements, and in some cases that go above and beyond basic requirements, the constraints analysis 
used them as a foundation for determining the necessary buffering around a natural feature.  
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Environmental constraints are summarized below and unless otherwise noted were fully excluded from 
the developable land input in the scenario testing for the Basalt Creek Concept Plan:  

• Open Water  
• Streams  
• Wetlands  
• Floodplains (50% reduction of developable area)  
• Title 3 Water Quality and Flood Management protections  
• Title 13 Nature in Neighborhoods (20% reduction of developable area in areas designated 

Riparian Habitat Classes I and II)  
• Steep Slopes (25% slopes and greater)  

 
Figure 13 Natural Resources Map 
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Regulatory Framework for Conserving Natural Resources  

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

Goal 5 protects natural resources and conserves scenic and historic areas and open spaces by directing 
local governments to adopt protection programs. Titles 3 and 13 of Metro’s Urban Growth Management 
Functional Plan implements Goal 5 in the Portland Metro region.  

Metro Title 3: Water Quality, Flood Management and Fish and Wildlife Conservation 

Title 3 requires local jurisdictions to limit or mitigate the impact of development activities on Water 
Quality and Flood Management Areas which includes wetlands and riparian areas. An inventory was 
conducted in 2001. There are 116 acres of land in the Basalt Creek Planning Area that have been 
designated by Metro as Water Quality and Flood Management Areas under Title 3. These lands are 
restricted for development and buffered by a vegetated corridor. Any development within the 
vegetated corridor must be mitigated by environmental restoration and/or stormwater retention and 
water quality measures. As a result of Title 3, these lands were excluded from the developable lands 
input in the scenario testing.  

Table 6 Title 3 Wetlands by Category and Acres 

Category Acres Description 
Open Water 49 acres Includes 50 ft. buffer 
Streams 31 acres Includes 15 to 50 ft. buffers 
Wetlands 69 acres Includes 25 to 50 ft. buffers 

 

Metro Title 13: Nature in Neighborhoods  

Title 13 requires local jurisdictions to protect and encourage restoration of a continuous ecologically viable 
streamside corridor system integrated with upland wildlife habitat and the urban landscape. Metro’s 
regional habitat inventory in 2001 identified the location and health of fish and wildlife habitat based on 
waterside, riparian and upland habitat criteria. These areas were named Habitat Conservation Areas.  

Table 7 Title 13 HCA Categories with Acreage 

HCA Categories Acres Description 
Riparian Wildlife Habitat Class I 130 Area supports 3 or more riparian functions 
Riparian Wildlife Habitat Class II 31 Area supports 1 or 2 primary riparian functions 
Riparian Wildlife Habitat Class III 7 Area supports only secondary riparian functions outside of 

wildlife areas 
Upland Wildlife Habitat Class A 103 Areas with secondary riparian value that have high value 

for wildlife habitat 
Upland Wildlife Habitat Class B 72 Area with secondary riparian value that have medium 

value for wildlife habitat 
Upland Wildlife Habitat Class C 37 Areas with secondary riparian value that have low value 

for wildlife habitat 
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Designated Aquatic Impact 
Areas 

52 Area within 150 ft. of streams, river, lakes, or wetlands 
that are not considered regionally significant natural 
resources but could have some adverse impacts 

 

Development in Title 13 areas is not prohibited but generally discouraged within the Basalt Creek 
Planning Area. Areas designated Riparian Habitat Classes I and II require 20% reduction in developable 
lands. Low impact design and mitigation strategies would be important to any development that might 
happen to maintain the function of these important ecological areas.  

Both the City of Wilsonville and Clean Water Services have local ordinances in place that go beyond the 
level of conservation required by Title 3 and existing local standards from each City would apply upon 
annexation of a Planning Area property into either Wilsonville or Tualatin. Future development in 
Tualatin must comply with Clean Water Services’ Design and Construction Standards & Service Provider 
Letters (SPLs) for impacts in sensitive areas such as vegetated corridors surrounding streams and 
wetland habitat, including the Tualatin River Watershed and the entire City of Tualatin. Within the City 
of Wilsonville, the Significant Resource Overlay Zone (SROZ) includes floodplains, wetlands, riparian 
corridors, and vegetated corridors. Impact areas are generally considered to be the areas within 25 feet 
of a Significant Resource area. Development can only be permitted through review of a Significant 
Resource Impact Report (SRIR) analyzing the impacts of development within mapped significant 
resource areas. 

Natural Resource Protection and Enhancement Strategies  

Most of the land with environmental constraints is in or near Basalt Creek Canyon and the West Railroad 
Area. To protect the natural areas, the Cities have agreed to management practices consistent with 
Metro Title 3 and 13. The Canyon is very valuable to the area and it needs to be protected, while also 
having visual or physical public access points in appropriate locations to connect to the bicycle, 
pedestrian and recreational facilities in the area and to serve the needs of residents and local 
employees. Future protection and enhancement opportunities may include: controlling invasive plant 
species, such as reed canary grass, Himalayan blackberry and English ivy, reintroducing native plants into 
aquatic and upland habitats, retaining and installing snags and woody debris. Important species include 
Red-legged Frogs, the Pileated Woodpecker, Oregon white oak, Ponderosa pine, and Geyer willow (see 
Appendix A for more information). 

Cultural Resources 

Community members through the planning process 
have identified the old Carlon Schoolhouse as a 
historically significant landmark. It sits off Grahams 
Ferry Road near Day Road and was in use as a school 
until the late 1800s. While the area has an interesting 
geologic history, it has not been identified as a 
resource for any significant archaeological artifacts.  

Figure 14 Picture of the Carlon Schoolhouse from Tualatin Life Newspaper on August 19, 2014 by Loyce Martinazzi 
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Infrastructure 
For the conceptual infrastructure systems, high level planning calculations were completed to estimate 
water demand and sewer flows (Appendix I). These values can vary widely depending on the actual 
future development. Each City’s individual master plans will be used to provide demand and flow 
projections when further planning the area.  

Water 

The conceptual water systems designed to serve the Basalt Creek Planning Area are shown below in 
Figure 15. The systems are independent looped systems that will not be connected to each other. Water 
lines for each city may be located along the proposed east-west arterial road, the future Basalt Creek 
Parkway, and other roadways throughout the Planning Area. 

Figure 15 Water Systems Concept for Basalt Creek Planning Area 

 
The existing service zones (levels B and C) from both communities provide sufficient pressure to provide 
service within each city’s planning area. The Tualatin pressure zones B (ground elevations 192 feet to 
306 feet) and C (ground elevations 260 feet to 360 feet) will serve the Basalt Creek Planning Area. To 
provide service to Wilsonville’s pressure zone C area (ground elevations 275 feet to 410 feet), the City 
has identified a need to install a booster pump station to serve the higher elevation areas (above 
approximately 285 feet) south of Greenhill Road. The booster pump station is one of the CIP projects 
listed in the 2012 Wilsonville Water Master Plan and has been included in the City’s city-wide cost 
estimates.  
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The Coffee Creek water system is shown outside of the Basalt Creek Planning Area (east of the railroad, 
west of SW Grahams Ferry Road, and south of SW Clay Road) to illustrate Wilsonville’s water system and 
how to connect services to the West Railroad Area.  That portion of the system would be installed and 
funded by development within the Coffee Creek Master Plan area.  

The West Railroad Area has a much lower potential for development due to several constraints including 
slope, geology, wetlands, habitat areas, access, and existing uses. Cost estimates to serve this area have 
been included as a separate column but would only be required if and when development occurs. 

Sanitary Sewer 

The conceptual sanitary sewer systems are shown in Figure 16.  While topography will be a major 
challenge, the sanitary systems use gravity as much as possible and sewers generally flow to the south 
and west following the slopes of the existing ground and along existing and proposed roadways and 
trails to avoid streams and natural areas. These systems include new pump stations, which are used to 
lift wastewater to higher elevations where it can then be transported by gravity flow systems.  

Figure 16 Sanitary Sewer Systems Concept for Basalt Creek Planning Area 

 
Five pump stations are proposed to serve the Tualatin system, managed and maintained by Clean Water 
Services (CWS), and one pump station is required for the proposed Wilsonville system.  

In the area between Basalt Creek Canyon and Boones Ferry Road in both Tualatin and Wilsonville service 
boundaries, residents and business owners who wish to connect to the proposed gravity system (or are 
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required due to septic failure) likely will require a private grinder pump to connect to public sewer. A 
grinder pump consists of a collection tank that grinds waste and pumps it to the public sewer system.  

The conceptual sewer system connects to the existing Tualatin system at SW 112th Avenue between SW 
Cowlitz Drive and SW Nootka Street, at SW Grahams Ferry Road and SW Helenius Street, at SW Boones 
Ferry Road and SW Norwood Road, and at SW Vermillion Drive and SW Norwood Road. The sewer 
system connects to the existing Wilsonville system in Garden Acres Road to SW Day Road, Grahams 
Ferry Road and Boones Ferry Road (the sewer line initially contemplated in the Coffee Creek Master Plan 
and included in the analysis for this Concept Plan has changed, shifting from a SW Kinsman Road 
extension to Garden Acres Road). 

Stormwater Drainage 

Stormwater detention and treatment will occur at local facilities and no regional facilities are planned 
for the area. Each City will serve its own jurisdiction area independently. The Cities acknowledge that 
they must follow requirements established in their guiding respective NPDES (National Pollution 
Discharge Elimination System) MS4 (Municipal Separate Storm Sewer System) permits. All flows that 
outlet within each city will be guided by their respective protocols, design standards, and/or stormwater 
management plans. Public stormwater systems are included in the road network cost estimate. 
Stormwater systems outside of the public right-of-way are assumed to be part of the development 
costs, which have not been estimated. 
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Implementation and Phasing Strategy 
Implementation Measures  
Implementing the Concept Plan will take a predictable path in this area:  

• First, each City will work with the County to update their Urban Planning Area 
Agreement.  

• Each City will also amend its comprehensive plan to include the essential elements of 
the Concept Plan.   

• Next, the Cities ensure that the zoning and/or development code is updated to enable 
development in the Planning Area, and includes appropriate zoning standards 

• Generally, annexation is predicated on investor interest, and the expectation is that 
investors will finance the extension of services.  

• Either city may decide to invest in service extension as a way to spur development or 
may decide to help a group of investors develop an area, for example by providing the 
formation of a Local Improvement District of other funding mechanism.   

 

Action Items 

1. Amend Urban Planning Area Agreements  

Comprehensive planning within the regional Urban Growth Boundary (UGB) is coordinated between 
Washington County and cities through Urban Planning Area Agreements (UPAAs). Upon adoption of the 
Concept Plan both Cities will work with the County to update their respective UPAAs. The UPAAs will 
acknowledge the future jurisdictional boundary and outline what areas may be annexed into by each 
city. The amended UPAAs provide the transfer of planning authority to the Cities enabling them to 
proceed with annexation and development.  

2. Amend Comprehensive Plans 

Tualatin, which has a “one map” system where the zoning and comprehensive plan are essentially the 
same map, will be adopted after adoption of the Concept Plan anticipated by May 2019.   

Wilsonville, which has a “two map” system where the Comprehensive Plan shows future conditions and 
not necessarily zoning, will adopt Comprehensive Plan amendments soon after the adoption of the 
Concept Plan.  The Comprehensive Plan amendments will draw from the Concept Plan and use its 
definitions of uses and standards to design the amendments. 

3. Assure zoning is compatible with future land use 

Each city will need to assess its zoning codes and ensure that they permit the anticipated uses with 
appropriate development standards.  This will be made fairly easy in that each city has its own 
development types, drafted around current zoning code standards.  However, new uses anticipated in 
some of the development types will need some zoning code amendments. 

In addition, the Cities will need to consider special design elements of the Concept Plan and determine if 
their respective development codes need to be updated. Specifically, the City of Tualatin will want to 
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determine what design standards are relevant to creating appropriate transitions between residential 
and employment uses, and the City of Wilsonville will want to consider the application of its Industrial 
Form-based Code to help create a uniquely attractive business community. 

4. Annex as demand occurs based on feasible phasing 

Utility improvements will be made as properties are annexed and developed in each city, so phasing will 
be driven by the pace of development. Generally, utility improvements will begin at the boundaries of 
the Planning Area that are adjacent to the existing city services and progress outward. Most of the utility 
infrastructure follows existing or proposed roadways and construction should be coordinated with new 
road construction and existing roadway improvements.  

The most formative of the utilities (sewer, water and roads) will be sanitary sewer.  This is because it is a 
gravity system that must be hooked into an existing sanitary system or drained to a pump station that 
will lift the sewage via pressure line to an existing sanitary line.  

Figure 17 Implementation Map 

 
Based on the Sewer Master Plan, several natural phasing districts are evident.  These are shown on 
Figure 17.  Tualatin has six potential phases based on existing sewer basins and five pump stations.  No 
one sewer basin is dependent on the other, so these areas could develop in any sequence.  If the initial 
installation can install the pump station and pressure line, development can proceed in increments, 
from the pump station uphill to the extent of the sewer basin.  Figure 17 shows Tualatin stages 
advancing from Ta through Tf.  

Wilsonville has four basins, three gravity and one with a pump station.  Figure 17 shows phasing 
progressing from Wa through Wd. District Wd, which serves the West Railroad Area, is the most 
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constrained and likely to see development last in the Planning Area.  The other three are gravity lines 
that can be constructed independently.  They can proceed from the inlet to the existing gravity system 
uphill in the basin. 

In both cities, the water and transportation infrastructure can be installed as needed although some 
enabling projects may be required to be constructed prior to development to connect properties to 
existing systems. Efficiency may be achieved when the underground utilities are constructed 
concurrently with the transportation system.   

5. Consider capital improvements to spur development 

In both systems, the sewer basin is large enough that it contains several property owners.  Each city has 
a method of reimbursing the developer for installing infrastructure when other development hooks in.  
However, the Cities may find that in some cases, the property owners of developers cannot finance the 
infrastructure themselves.  In that case, the city may decide to participate in one of several ways: 

• Finance the infrastructure themselves, charging reimbursement as projects hook up 
• Create a cooperative financing district such as a Local Improvement District or 

Reimbursement District, that would allow the infrastructure to be installed by a primary 
party and paid off over time by the property owners, relieving some of the burden of a 
large capital financial commitment  

• Develop the infrastructure as an inducement for desired development, such as for an 
important job creating project 
 

6. Master planning processes 

Many of the ideas proposed in this Concept Plan will require project development to determine the 
specific needs, feasibility, locations, costs, and other details through each City’s master planning 
process. Typically master plans are completed for infrastructure services, parks, open space, and trails. 
Master plans include public involvement processes, including Planning Commission review and City 
Council adoption.  
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CITY COUNCIL MEETING 
STAFF REPORT  
 
Meeting Date: April 15, 2019 
 
 

Subject: Ordinance No. 834 – 2nd Reading 
Comprehensive Plan & TSP Amendments Related to 
Basalt Creek Concept Plan 
 
Staff Members: Kimberly Rybold, AICP, Associate 
Planner 
 
Department: Community Development  
 

Action Required Advisory Board/Commission 
Recommendation  

☒ Motion ☒ Approval 
☒ Public Hearing Date:  

April 1, 2019 
☐ Denial 

☒ Ordinance 1st Reading Date: 
April 1, 2019 

☐ None Forwarded 

☒ Ordinance 2nd Reading Date: 
April 15, 2019 

☐ Not Applicable 

☐ Resolution Comments: At their February 13, 2019 meeting the 
Planning Commission unanimously recommended 
approval to the City Council. 
 

☐ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Staff recommends that Council adopt Ordinance No. 834 on 
second reading. 
Recommended Language for Motion: I move to approve Ordinance No. 834 on second 
reading. 
Project / Issue Relates To:  
☒Council Goals/Priorities: 
Basalt Creek Concept Plan 

☐Adopted Master Plan(s) 
 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL:  
Council will consider amendments to the City’s Comprehensive Plan & Transportation System 
Plan (TSP).  
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EXECUTIVE SUMMARY:  
In 2004, Metro added the Basalt Creek Planning Area to the region’s Urban Growth Boundary 
(UGB) in order to accommodate growth in industrial employment. The area consists of 
approximately 847 acres, located west of I-5 between the cities of Tualatin and Wilsonville, known 
as the Basalt Creek and West Railroad Areas and generally referred to as the “Basalt Creek 
Planning Area (BCPA).” In 2011, the two cities, Metro, and Washington County entered into an 
Inter-Governmental Agreement (IGA) that outlines the coordinated planning responsibilities 
regarding the BCPA. The project team worked with property owners, citizens, service providers, 
regional partners, and both Cities’ Planning Commissions and City Councils, to complete 
transportation, infrastructure and land use planning. The Cities of Tualatin and Wilsonville 
adopted the Basalt Creek Concept Plan (Attachment 2) in August 2018, which presents a unified 
framework for future development in the BCPA. The proposed Comprehensive Plan and 
Transportation Systems Plan (TSP) amendments will reflect the City’s adoption of the Basalt 
Creek Concept Plan and Basalt Creek Transportation Refinement Plan. Per the 2018 Inter-
Governmental Agreement with Metro outlining the land use decision-making process between 
Wilsonville and Tualatin, the Comprehensive Plan amendments associated with the Basalt Creek 
Concept Plan must be adopted by May 3, 2019. 
  
The proposed Comprehensive Plan and TSP amendments will reflect Wilsonville’s planning 
authority in Basalt Creek, and will set the stage for future master planning and implementation 
efforts in this area. The addition of projects from the Basalt Creek Concept Plan and Transportation 
Refinement Plan to the City’s TSP will also ensure consistency between the City and County’s 
TSPs.  
 
The proposed Comprehensive Plan Amendments (Attachment 1, Exhibit A) include: 

• Amendments to the Comprehensive Plan Map to apply the Industrial land use designation 
to Basalt Creek and the Coffee Creek Industrial Area, consistent with anticipated 
Washington County and City of Wilsonville Urban Planning Area Agreement (UPAA) 
revisions. 

• Amendments to the Area of Special Concern Map to include Wilsonville’s portion of the 
Basalt Creek Planning Area, including the West Railroad Area. 

• Amendments to the language of the Area of Special Concern section to provide guidance 
on future development and implementation planning efforts for Wilsonville’s portion of 
the Basalt Creek Planning Area and West Railroad Area. 

• Amendments to the language of the Industrial Development Policies section to include 
important principles from the Concept Plan for development of the BCPA. 

The proposed TSP Amendments (Attachment 1, Exhibit B) will be added to the Higher Priority 
Projects list in the TSP: 

• Current alignment of 124th Avenue extension and the Basalt Creek Parkway extension 
from 124th Avenue to Boones Ferry Road. 

• Grahams Ferry Road widening to three lanes from Day Road to Basalt Creek Parkway. 
• Boones Ferry widening to 5-lanes from Day Road to Basalt Creek Parkway. 
• Boones Ferry Road/95th Avenue Intersection access management project. 
• Second southbound right turn lane on the ramp at Boones Ferry Road/I-5 Southbound. 
• Basalt Creek Canyon and I-5 Easement trail projects on the bicycle/pedestrian map. 
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• Garden Acres Road (from Grahams Ferry Road to Ridder Road) designation as a Minor 
Arterial. 

• Selected Brown Road Extension Alignment to 5th Street. 
• Updated figures to show new City of Wilsonville jurisdiction.  

 
The following project will also be added to the Additional Planned Projects list in the TSP: 

• Day Road overcrossing (Boones Ferry Road to Elligsen Road) to the additional planned 
project list.  
 

City staff held a work session with the Planning Commission on December 12, 2018 to seek 
feedback on the proposed amendments. On February 13, 2019, a public hearing was held before 
the Planning Commission for consideration of a recommendation to the City Council on the 
Comprehensive Plan and TSP amendments. 
 
The proposed TSP amendments in Attachment 1, Exhibit B include one modification from the 
Planning Commission recommendation. The cost estimate for Project RE-P15, listed in Table 5-
9, has been changed from “Developer Funded” to $4,000,000 with a brief statement of project 
need added to the “Why Not Higher Priority?” column. While this project is a local road that would 
typically be funded by development, uncertainty surrounding the timing of development relative 
to the need for this connection, resulting from the anticipated failure of the Pioneer Court / Boones 
Ferry Road intersection, may require the City to construct this improvement prior to adjacent 
development.   
 
Additionally, staff from the City and Washington County coordinated to draft an update to the 
Urban Planning Area Agreement (UPAA) to include the Basalt Creek Planning Area to reflect the 
future boundary between Wilsonville and Tualatin as determined through the Concept Plan, giving 
Wilsonville planning authority over the portion of the BCPA south of the Basalt Creek Parkway 
and SW Greenhill Lane. City Council reviewed the UPAA amendments at a work session on 
February 21, and approved Resolution No. 2726 on March 4 authorizing the Mayor to execute this 
UPAA. Washington County is scheduled for hearings on March 20 and April 16 to adopt the new 
UPAA. 
 
EXPECTED RESULTS:  
Adoption of the Basalt Creek Comprehensive Plan and TSP Amendments and an updated UPAA 
with Washington County will set the stage for the next great business district in Wilsonville. 
 
TIMELINE: 
The public hearing and first reading is scheduled for April 1, 2019, with a second reading of the 
Ordinance on April 15. Washington County is expected to adopt the revised UPAA on April 16. 
 
CURRENT YEAR BUDGET IMPACTS:  
The fiscal year budget allocated $30,000 for CIP #3000 for staff time to adopt the Comprehensive 
Plan Amendments. An additional $15,000 was requested in March as a supplemental budget 
adjustment. A portion of the professional services funds from the Planning Division budget will 
cover consultant time to prepare the TSP Amendments.   
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FINANCIAL REVIEW / COMMENT:  
Reviewed by: CAR  Date: 3/20/2019 
 
LEGAL REVIEW / COMMENT:  
Reviewed by: BAJ  Date: 3/25/2019 
 
COMMUNITY INVOLVEMENT PROCESS:   
The concept planning process included participation from affected residents, businesses, and 
property owners. The City’s website is updated to reflect the most recent work and staff sent notice 
of the amendments to the interested parties list and property owners via email and U.S. postal mail. 
 
POTENTIAL IMPACTS or BENEFIT TO THE COMMUNITY:  
The Basalt Creek area is important for the long-term growth of Tualatin, Wilsonville, and the 
Metro region. The Basalt Creek area presents an opportunity to integrate jobs and housing, develop 
efficient transportation and utility systems, create an attractive residential and business 
community, incorporate natural resource areas, and provide recreational opportunities as 
community amenities and assets. 
 
ALTERNATIVES:   
The City Council may provide recommendations and modifications to the Comprehensive Plan 
and TSP Amendments.  
 
CITY MANAGER COMMENT:   
N/A 
 
ATTACHMENTS:  

1. Attachment 1: Ordinance No. 834 
Exhibits: 

A. Ordinance No. 834 Exhibit A – Comprehensive Plan Text and Map Amendments 
B. Ordinance No. 834 Exhibit B – Transportation System Plan Amendments 
C. Ordinance No. 834 Exhibit C – Planning Commission Record 

2. Attachment 2: Basalt Creek Concept Plan and Supporting Documentation: 
https://www.ci.wilsonville.or.us/sites/default/files/fileattachments/city_council/meeting/2
7721/06._att_2_concept_plan_and_supporting_documentation.pdf 
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ORDINANCE NO. 834 
 
 
 AN ORDINANCE OF THE CITY OF WILSONVILLE APPROVING 
COMPREHENSIVE PLAN TEXT AND MAP AMENDMENTS AND 
TRANSPORTATION SYSTEM PLAN AMENDMENTS RELATED TO THE BASALT 
CREEK CONCEPT PLAN AND APPROVING A COMPREHENSIVE PLAN MAP 
AMENDMENT RELATED TO THE COFFEE CREEK MASTER PLAN. 
 
 

WHEREAS, in 2004, the Metro Council added two areas located generally between the 

cities of Wilsonville and Tualatin to the Metro Urban Growth Boundary (“UGB”) in Metro 

Ordinance No. 04-1040B to meet an identified industrial land need; and  

WHEREAS, the above-described two areas are known as the Basalt Creek and West 

Railroad Planning Areas which are generally referred to as the “Basalt Creek Planning Area;” and  

WHEREAS, in 2011 the City of Wilsonville approved Resolution No. 2293 authorizing an 

Intergovernmental Agreement (“2011 IGA”) with Metro, Washington County, and the City of 

Tualatin (the “Parties”) to engage in concept planning for the Basalt Creek Planning Area; and 

WHEREAS, the above Parties agreed to memorialize and endorse the recommendations 

and results of the 2013 Basalt Creek Transportation Refinement Plan, and in 2013 the City of 

Wilsonville approved Resolution No. 2435 acknowledging the Basalt Creek Transportation 

Refinement Plan; and 

WHEREAS, from October 2013 through October 2016, the Wilsonville and Tualatin City 

Councils held five joint Council work sessions considering several boundary and land use 

alternatives for the Basalt Creek Planning Area; and 

WHEREAS, over that same time period, two public workshops were held and the 

Wilsonville and Tualatin Planning Commissions and City Councils convened several work 

sessions; and 

WHEREAS, the City of Wilsonville approved Resolution No. 2657 authorizing an 

Intergovernmental Agreement (“2017 IGA”) with Metro, Washington County, and the City of 

Tualatin to ask Metro to make an arbitration determination on the appropriate designation of the 

land use for an area within the Basalt Creek Planning Area that consists of approximately 52 net 

acres of land, commonly referred to as the “Central Subarea;” and  
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WHEREAS, in the 2017 IGA, the City agreed to pass a Resolution adopting the Concept 

Plan, reflecting the Metro determination, within 120 days after the date Metro’s decision becomes 

final and effective, and to adopt an Ordinance amending the City’s Comprehensive Plan within 

one year after the Metro determination; and 

WHEREAS, Metro made its determination on April 19, 2018 in accordance with the 2017 

IGA and adopted Resolution 18-4885 on May 3, 2018 acknowledging that decision and beginning 

the 120-day time period requiring the City to adopt the Basalt Creek Concept Plan and one year to 

adopt comprehensive plan amendments; and 

WHEREAS, on August 6, 2018, the City of Wilsonville approved Resolution No. 2697 

acknowledging the Basalt Creek Concept Plan; and 

WHEREAS, with respect to the Coffee Creek Industrial Area, on March 4, 2019, the City 

Council adopted Resolution No. 2726, amending the Urban Planning Area Agreement, which 

expands the City of Wilsonville Urban Planning Area Boundary and, among other things, removes 

the condition requiring annexation of property in Coffee Creek prior to application of a City 

Comprehensive Plan Map designation and thus allowing the City to include the Coffee Creek 

Industrial Area in its Comprehensive Plan Map; and 

WHEREAS, in April 2019, the City and Washington County anticipate executing the 

Urban Planning Area Agreement; and 

WHEREAS, on December 12, 2018 the Wilsonville Planning Commission held a work 

session to discuss and take public testimony on the Basalt Creek Comprehensive Plan and 

Transportation System Plan amendments; and 

WHEREAS, on February 21, 2019 the Wilsonville City Council held a work session to 

discuss the Basalt Creek Comprehensive Plan and Transportation System Plan amendments and 

Urban Planning Area Agreement; and 

 WHEREAS, following the timely mailing and publication of the required notice, the 

Planning Commission conducted a public hearing on February 13, 2019, wherein the Commission 

received public testimony, staff reports and input, and Attachments and Exhibits, and thereafter 

deliberated and voted unanimously to approve Resolution No. LP19-0001 recommending approval 

to the City Council; and 

WHEREAS, a copy of the record of the aforementioned Planning Commission action and 

recommendation is marked Exhibit C, attached and incorporated herein; and 
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WHEREAS, following the Planning Commission public hearing, the Wilsonville Planning 

Director forwarded the recommended Basalt Creek Comprehensive Plan and Transportation 

System Plan amendments to the City Council, along with a staff report and attachments, in 

accordance with the public hearing and notice procedures that are set forth in Sections 4.008, 

4.011, 4.012, and 4.198 of the Wilsonville Code; and 

WHEREAS, the City Council, after Public Hearing Notices were provided to a list of 

interested parties, property owners, and affected agencies, and posted in three locations throughout 

the City and on the City website, held a public hearing on April 1, 2019 to review the proposed 

Basalt Creek Comprehensive Plan and Transportation System Plan amendments, and to gather 

additional testimony and evidence regarding the proposal; and 

WHEREAS, the City Council has afforded all interested parties an opportunity to be heard 

on this subject and has entered all available evidence and testimony into the public record of their 

proceeding; and 

 WHEREAS, the City Council has duly considered the subject, including the Planning 

Commission recommendations and all the exhibits and testimony introduced and offered by all 

interested parties; 

  

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

1. FINDINGS. 

The above-recited findings are adopted and incorporated by reference herein as 

findings and conclusions of Resolution No. LP19-0001, which includes the staff report 

and attachments (Exhibit C). The City Council further finds and concludes that the 

adoption of the proposed Basalt Creek Comprehensive Plan and Transportation System 

Plan amendments are necessary to help protect the public health, safety, and welfare of 

the municipality by planning that will support the development of employment lands 

within the City limits. 

2. DETERMINATION. 

Based on such findings, the City Council hereby adopts Comprehensive Plan text and 

Comprehensive Plan Map amendments, attached hereto and marked as Exhibit A, and 

Transportation System Plan amendments, attached hereto and marked as Exhibit B, 

and incorporated by reference as if fully set forth herein. The City Recorder is hereby 
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directed to prepare final Comprehensive Plan formatting to make sure such style and 

conforming changes match the format and style of the Comprehensive Plan. 

3. EFFECTIVE DATE OF ORDINANCE. 

This Ordinance shall be declared to be in full force and effect thirty (30) days from 

the date of final passage and approval. 

 
 SUBMITTED to the Wilsonville City Council and read for the first time at a regular 

meeting thereof on the 1st day of April, 2019, and scheduled for a second reading at a regular 

meeting of the Council on the 15th day of April, 2019, commencing at the hour of 7:00 P.M. at the 

Wilsonville City Hall.  

 

      _________________________________  
      Kimberly Veliz, City Recorder 
 
 ENACTED by the City Council on the 15th day of April, 2019 by the following votes: 
  
Yes:___ No: ___ 
 
      ____________________________________ 
      Kimberly Veliz, City Recorder 
 
 
 DATED and signed by the Mayor this   day of April, 2019. 
 
 
             
      TIM KNAPP, Mayor 
 
SUMMARY OF VOTES: 
Mayor Knapp  
Council President Akervall  
Councilor Stevens  
Councilor Lehan  
Councilor West 
 
Exhibits:  

A. Comprehensive Plan Text and Map Amendments 
B. Transportation System Plan Amendments 
C. Planning Commission Record 
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LAND USE AND DEVELOPMENT 

INDUSTRIAL DEVELOPMENT 
Wilsonville is basically a compact City, for this reason all industrial development should be 
compatible with adjacent or nearby commercial and/or residential areas.  Therefore, there is little 
need for more than one industrial designation.  For all practical purposes, all development should 
be guided by the same general standards; dealing with intensity, etc.  

Policy 4.1.3 City of Wilsonville shall encourage light industry compatible with the 

residential and urban nature of the City. 

Implementation Measure 4.1.3.a   Develop an attractive and economically sound community. 

Implementation Measure 4.1.3.b   Maintain high-quality industrial development that enhances the 
livability of the area and promotes diversified economic growth and a broad tax base. 

Implementation Measure 4.1.3.c   Favor capital intensive, rather than labor intensive, industries 
within the City. 

Implementation Measure 4.1.3.d   Encourage industries interested in and willing to participate in 
development and preservation of a high-quality environment.  Continue to require 
adherence to performance standards for all industrial operations within the City. 

Implementation Measure 4.1.3.e   Site industries where they can take advantage of existing 
transportation corridors such as the freeway, river, and railroad. 

Implementation Measure 4.1.3.f   Encourage a diversity of industries compatible with the Plan to 
provide a variety of jobs for the citizens of the City and the local area. 

Implementation Measure 4.1.3.g   Encourage energy-efficient, low-pollution industries. 

Implementation Measure 4.1.3.h   The City, in accordance with Title 4 of the Metro Urban 
Growth Management Functional Plan, supports appropriate retail development within 
Employment and Industrial Areas.  Employment and Industrial areas are expected to 
include some limited retail commercial uses, primarily to serve the needs of people 
working or living in the immediate Employment or Industrial Areas, as well as office 
complexes housing technology-based industries.  Where the City has already designated 
land for commercial development within Metro’s employment areas, the City has been 
exempted from Metro development standards. 

Implementation Measure 4.1.3.i   The City shall limit the maximum amount of square footage of 
gross leasable retail area per building or business in areas designated for industrial 
development.  In order to assure compliance with Metro’s standards for the development 
of industrial areas, retail uses with more than 60,000 square feet of gross leasable floor 

Proposed additions to the
Comprehensive Plan text are
shown in purple.
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area per building or business shall not be permitted in areas designated for industrial 
development. 

Implementation Measure 4.1.3.j   All industrial areas will be developed in a manner consistent 
with industrial planned developments in Wilsonville.  Non-industrial uses may be allowed 
within a Planned Development Industrial Zone, provided that those non-industrial uses do 
not limit the industrial development potential of the area.   

Implementation Measure 4.1.3.k   Encourage high-growth employment industries in which the 
City is already competitive, including advanced manufacturing, corporate and professional 
services, and health care and medical-related fields. 

Implementation Measure 4.1.3.l   Encourage growth in industrial business types prevalent in the 
region but new to the City, such as “craft” manufacturing (such as bicycle manufacturing, 
breweries, distilleries). Consider integrating live/work units into “craft” manufacturing 
areas.  

Implementation Measure 4.1.3.m   Encourage new industrial development that contributes to 
employment districts with a high density of jobs and a range of employment opportunities. 

Implementation Measure 4.1.3.n   Encourage development that incorporates active urban green 
spaces, such as trails, linear parks, and pocket parks, and use vegetation for buffering 
where possible.  
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AREAS OF SPECIAL CONCERN 

AREA M 

This area, known as Basalt Creek, is located to the northwest of Wilsonville in Washington 

County. The area is generally oriented east-west, and is bound by Interstate 5 (I-5) to the east, 

the Portland and Western Railroad (PNWR) and the Coffee Creek Correctional Facility to the 

west, and Clay Street and Day Road to the south. The northern boundary is the location of the 

Basalt Creek Parkway, which extends from 124th Avenue and connects to Grahams Ferry 

Road. The Basalt Creek Parkway will run east-west between Grahams Ferry Road and Boones 

Ferry Road, and eventually extend over I-5. The Parkway is designed as a high-capacity major 

freight arterial with limited access to local streets providing industrial access between Tualatin, 

Sherwood, and Wilsonville. 

The primary existing land uses in Basalt Creek are rural agriculture, industrial and rural 

residential consisting of low-density single-family housing. South of the area within the City of 

Wilsonville are existing and planned commercial, office, and industrial uses. The employment 

areas around Commerce Circle, Ridder Road, and 95th Avenue include advanced 

manufacturing, clean tech, warehouse, distribution, and logistics businesses. Abutting Area M 

along the south side of Day Road is the Coffee Creek Industrial Area, which has an adopted 

Master Plan and Industrial Form-based Code to enable the creation of a high-caliber business 

district.  

The Cities of Wilsonville and Tualatin prepared the Basalt Creek Concept Plan to provide a 

framework for development and the provision of services in the area between the two cities. 

Land uses planned within the Wilsonville portion of Basalt Creek include a mix of employment 

development types and modest opportunities for live/work housing to support the nearby 

employment areas. The Concept Plan identifies three land use categories within Basalt Creek.  

 High Tech Employment District. Most of the buildable acres in this area are devoted

to a mix of higher density employment land.  The High Tech Employment District is

expected to accommodate jobs in manufacturing and high tech, with warehousing

components. This land use is in the southern and eastern sections of the area, covering
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all land east of Boones Ferry Road, and most of the land south of Clay Street, 

extending to Day Road and bordered to the west by Coffee Creek Correctional 

Facility. 

 Craft Industrial. The southwest corner of the intersection of Boones Ferry Road and

the future Basalt Creek Parkway is planned as Craft Industrial, which allows for a mix

of smaller scale commercial uses. This area allows less than 20 percent residential use

and is expected to accommodate live/work units. This development responds to the

topography on these parcels and their location directly south from residential land and

southwest of the neighborhood commercial node north of the Basalt Creek Parkway.

Craft Industrial provides a transition to the higher intensity employment uses to the

south.

 Light Industrial District. This land is located along the southern edge of the Basalt

Creek Parkway just north of the Coffee Creek Correctional Facility and will

accommodate jobs primarily in warehousing and light manufacturing.

The 2013 Basalt Creek Transportation Refinement Plan (TRP) sets the layout of major new roads 

and improvements for the area. As the area develops, property owners will plan and build local 

roads connecting to this network. These roadway improvements will include enhanced bike and 

pedestrian facilities and connections to the future SMART transit system. 

Design Objectives 

1. Consider adoption of a form-based code, similar to that adopted in the Coffee Creek

Industrial Area, for new industrial development located in Basalt Creek. A form-based

code in Basalt Creek would guide the development of a well-designed and uniquely

attractive business community, while providing flexibility for development.

2. Protect key natural resources and sensitive areas while making recreational

opportunities accessible by integrating the new parkland, open spaces, natural areas

and trails in Basalt Creek into existing regional networks. The area has distinctive

natural features, particularly its namesake - Basalt Creek - and the surrounding

wetlands habitat running north-south through the eastern half of the area.

Development should protect, enhance, and provide access to these natural resources.
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3. Locate north to south trails near the Basalt Creek Canyon and provide bicycle

connections that would connect to other cities and trail systems, serving as an asset for

both residents and employees in the area.

4. Provide strong transit access to support employment within Basalt Creek. Integrate

transit access with the bike, pedestrian, and trail services at key access points along

Grahams Ferry Road, Boones Ferry Road, Day Road, SMART Central, and the Coffee

Creek Correctional Facility.

AREA N  

This area, known as West Railroad, is south of the Basalt Creek Parkway and in City of 

Wilsonville jurisdiction. The West Railroad area is divided from the Basalt Creek area by the 

Portland and Western Railroad (PNWR) and the Coffee Creek Correctional Facility. The area is 

heavily constrained by wetlands habitat, steep slopes, limited access, and fragmented property 

ownership. Without addressing any of these constraints, development potential is limited, and 

initial estimates show it would be costly to serve this area with adequate water, sewer, and 

transportation infrastructure. However, once development and the extension of infrastructure 

occurs in the rest of Basalt Creek as well as the Coffee Creek Industrial Area, additional analysis 

should be completed on infrastructure service costs and appropriate land uses. The area also has 

potential for resource conservation and future public access to nature. The area will require 

master planning before any development occurs. 
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117 Commercial Street NE 
Suite 310 
Salem, OR 97301 
503.391.8773 
www.dksassociates.com 

MEMORANDUM 

 

DATE:  February 5, 2019 
 
TO:    Miranda Bateschell, Planning Manager | City of Wilsonville 
  Zach Weigel, Capital Projects Engineering Manager | City of Wilsonville 

 
FROM:  Scott Mansur, P.E., PTOE | DKS Associates 
 Jenna Hills, E.I. |DKS Associates 
 
SUBJECT: Wilsonville Transportation System Plan (TSP) Amendment Summary P18197-001 

 

The Basalt Creek Concept Plan was formally adopted by the City of Wilsonville on August 6, 2018.  A 
summary of the Basalt Creek Analysis is attached to memorandum for reference. This memorandum 
discusses necessary amendments to the City of Wilsonville’s Transportation System Plan (TSP) based on 
transportation requirements and projects identified in the plan. This memorandum also documents other 
amendments to the TSP based on general updates and a recent City Council Resolution. The TSP changes 
include: 

Basalt Creek Concept Plan  

 Show the current alignment of 124th Avenue extension and add the Basalt Creek Parkway 
extension project from 124th Avenue to Boones Ferry Road on the higher priority project list. 

 Add the Basalt Creek Parkway overcrossing of I-5 to the additional planned project list. 

 Add the Day Road overcrossing (Boones Ferry Road to Elligsen Road) to the additional planned 
project list (unfunded).  

 Add Boones Ferry Road widening to 5-lanes from Day Road to Basalt Creek Parkway on the 
higher priority project list. 

 Update Grahams Ferry Road widening to three lanes from Day Road to Basalt Creek Pkwy and 
move to the higher priority project list. 

 Update project UU-P4 text under “Why Not Higher Priority” to recognize the function of 
Grahams Ferry Road between Day and Clutter to serve Coffee Creek Industrial area. 

 Add the Boones Ferry Road/95th Avenue Intersection access management project on the higher 
priority project list. 

 Add Basalt Creek Canyon and the I-5 Easement trail projects to the bicycle/pedestrian map. 
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Wilsonville 2019 TSP Amendment 
February 5, 2019 
Page 2 of 8 

General Updates 
 Update Figure 3-1 to show Garden Acres Road, Clutter Road, and Advance Road to 60th Avenue 

as City of Wilsonville jurisdiction. 

 Update Figure 3-2 to show Garden Acres Road (from Grahams Ferry Road to Ridder Road) as a 
Minor Arterial and Ridder Road (from Garden Acres Road to Kinsman Road) as a Minor Arterial.  

 Add a second southbound right turn lane on the ramp at Boones Ferry Road/I-5 Southbound on 
the higher priority project list. 

 Update the Brown Road Extension Alignment to 5th Street that was selected and approved by 
Wilsonville City Council Resolution No. 2610.  

 Add the Pioneer Court roadway extension project to the Additional Planned Projects list. 

The following sections provide more detail for the specific proposed modifications to the TSP. 

PROPOSED AMENDMENTS FOR TSP COMPLIANCE 
The discussion of recommended revisions is generally organized by reference to the applicable chapter(s) of 
the TSP. In all chapters, revisions to existing TSP language are presented with deletions shown in 
strikethrough and additions shown as underlined. The revised TSP figures and text are attached to this 
memorandum. The revisions identified in this memorandum will also be addressed in a final amended TSP 
document once the revisions are approved by the Planning Commission and City Council. 

Executive Summary 
The following changes are recommended to the Executive Summary of the City of Wilsonville’s TSP. 

Higher Priority Projects Figure (Page iv) 
See the recommended changes to this figure in Chapter 5 (pages 3-4 of this memorandum). 

Higher Priority Projects Table (Page v) 
Add or update the following projects to this table: 

 RE-04B Brown Road Extension (with Bailey Street or 5th Street Connection) 

 RE-14 Basalt Creek Parkway Connection 

 RW-04 Boones Ferry Road Widening  

 RW-05 Grahams Ferry Road Widening 

 SI-07 Dual Southbound Right Turn Lanes on I-5 Off-Ramp at Boones Ferry Road 

 SI-08 Boones Ferry Road/95th Avenue Access Management 

 LT-02 Basalt Creek Canyon Ridge Trail 

 LT-03 I-5 Easement Trail 
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Page 3 of 8 

Chapter 3: The Standards 
The following changes are recommended to Chapter 3 of the City of Wilsonville’s TSP. 

Figure 3-1: Roadway Jurisdictions (Page 3-3) 
Summary of changes: 

 Change the jurisdiction of Clutter Road from Washington County to City. 

 Change the jurisdiction of Garden Acres Road (Day Road to Ridder Road) from Washington 
County to City. 

 Change the jurisdiction of Advance Road (to 60th Avenue) from Clackamas County to City. 

Figure 3-2: Functional Class Designations (Page 3-5) 
Summary of changes: 

 Update the functional classification of Clutter Road to Collector. 

 Modify the functional classification of Garden Acres Road (Day Road to Ridder Road) from 
Collector to Minor Arterial. 

 Modify the functional classification of Ridder Road (Garden Acres Road to Kinsman Road) from 
Collector to Minor Arterial.  

 Add the Day Road overcrossing (Boones Ferry Road to Elligsen Road) and show it as a Future 
Minor Arterial. 

Figure 3-4: Freight Routes (Page 3-9) 
Summary of changes: 

 Show Basalt Creek Parkway and Boones Ferry Road (between Day Road and Basalt Creek 
Parkway) as a Future Truck Route. 

Figure 3-5: Bicycle Routes (Page 3-11) 
Summary of changes: 

 Add the Basalt Creek Canyon Ridge trail project 

 Add the I-5 Easement trail project 

 Remove the bike lane and Tonquin Trail alignment for the Bailey Street Connection for the 
Brown Road Extension  

Access Management (Page 3-20) 
Add the following text to Page 3-20 after the third paragraph: 

 The Basalt Creek Parkway is considered an Access Management Interest Area because the 
parkway will be a high-capacity major freight arterial, limited to at-grade accesses at 124th 
Avenue, Grahams Ferry Road, and Boones Ferry Road. The parkway creates a new connection 
between I-5 and 99W. 
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Figure 3-13: Access Management Interest Areas (Page 3-21) 
Summary of changes: 

 Add Basalt Creek Parkway as Access Management Interest Area (from Grahams Ferry Road to 
Boones Ferry Road). 

Chapter 4: The Needs 
The following changes are recommended to Chapter 4 of the City of Wilsonville’s TSP. 

Figure 4-2: Future 2035 Capacity Deficiencies (Page 4-7) 
Summary of changes: 

 Remove the textbox that states “Basalt Creek Study will refine projects” 

Chapter 5: The Projects 
The following changes are recommended to Chapter 5 of the City of Wilsonville’s TSP. 

Figure 5-2: Higher Priority Projects (Page 5-5) 
Summary of changes: 

 Remove the alignment for the Bailey Street Connection for project RE-04 Brown Road Extension  

 Remove the Brown Road Extension Area of Special Concern textbox and callout 

 Add a new project RE-14 Basalt Creek Parkway Connection (from Grahams Ferry Road to Boones 
Ferry Road as a Major Arterial Roadway Extension 

 Add project RW-04 on Boones Ferry Road from Day Road to Basalt Creek Parkway (Major 
Arterial) 

 Add project RW-05 Grahams Ferry Road Widening from Day Road to Basalt Creek Parkway 
(Collector) 

 Add project SI-07 at the I-5 Southbound Exit Ramp at Boones Ferry Road intersection 

 Add project SI-08 for access management for the Boones Ferry Road/95th Avenue intersection  

 Add Basalt Creek Canyon Ridge Trail project LT-02 to Basalt Creek Planning Area as described in 
Table 5-2. 

 Add I-5 Easement Trail project LT-03 to Basalt Creek Planning Area as described in Table 5-2. 

Table 5-2: Higher Priority Projects (Northwest Quadrant) (Page 5-6) 
Add the following projects and their descriptions: 

 RE-14 Basalt Creek Parkway Connection 

Construct Basalt Creek Parkway as a limited access five-lane Major Arterial between 
Grahams Ferry Road and Boones Ferry Road. This project would be a joint Washington 
County, City of Wilsonville and City of Tualatin project and will work together to seek 
funding. RTP project #11470. 
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 RW-04 Boones Ferry Road Widening 

Widen Boones Ferry Road from Day Road to Basalt Creek Parkway to five lanes. RTP project 
#11487. 

 RW-05 Grahams Ferry Road Widening 

Widen Grahams Ferry Road from Day Road to Basalt Creek Parkway to three lanes with bike 
lanes, sidewalks, and transit improvements. 

 SI-07 Dual Southbound Right Turn Lanes on I-5 Off-Ramp at Boones Ferry Road. 

Add a second southbound right turn lane to the I-5 Exit Ramp at the Boones Ferry Road 
intersection. RTP project #11489 

 SI-08 Boones Ferry Road/95th Avenue Access Management. 

Improve operations at the Boones Ferry Road/95th Avenue intersection by removing the east 
private access approach. Pioneer Court access onto Boones Ferry Road will be right-in / 
right-out. Additional access will occur via a north-south local street connection between 
Pioneer Drive, passing under the Day Road I-5 overcrossing approach, and a new west-east 
local street (north of Day Road) with full intersection access with Boones Ferry Road. 

 LT-02 Basalt Creek Canyon Ridge Trail. 

Build a north/south trail connection within Basalt Creek (west of the Canyon) to improve the 
pedestrian and bicycle network and make connections to east/west roads that run north 
and south. This trail would require a grade-separated crossing of Basalt Creek Parkway and 
would be connected to the regional trail network by extending Tonquin Road with 
bike/pedestrian facilities across Graham’s Ferry to this future Basalt Creek Canyon Ridge 
Trail. 

 LT-03 I-5 Easement Trail. 

Build a trail parallel to I-5 in the ODOT easement that would provide an additional 
north/south connection connecting to existing bike and pedestrian facilities. 

Figure 5-3: Higher Priority Projects (Northwest Quadrant) (Page 5-7) 
Summary of changes: 

 Remove the textbox regarding the Basalt Creek Refinement Plan 

 Add Basalt Creek Parkway Connection project RE-14 as described in Table 5-2. 

 Add Boones Ferry Road project RW-04 from Day Road to Basalt Creek Parkway (Major Arterial) 

 Add Grahams Ferry Road Widening project RW-05 from Day Road to Basalt Creek Parkway 
(Collector) 

 Add I-5 Southbound Exit Ramp/Boones Ferry Road project SI-07. 

 Add Boones Ferry Road/95th Avenue intersection project SI-08. 
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 Add Basalt Creek Canyon Ridge Trail project LT-02 to Basalt Creek Planning Area as described in 
Table 5-2. 

 Add I-5 Easement Trail project LT-03 to Basalt Creek Planning Area as described in Table 5-2. 

 Add 124th Avenue extension to Grahams Ferry Road as a Collector Roadway  

Table 5-4: Higher Priority Projects (Southwest Quadrant) (Page 5-10) 
Update the following projects and their descriptions: 

 RE-04B Brown Road Extension  

Construct remaining 2-lane roadway with bike lanes, sidewalks, and transit stop 
improvements from Wilsonville Road to Boones Ferry Road (connecting at either Bailey 
Street or 5th Street); includes roadway connection to Kinsman Road (with bike lanes and 
sidewalks), portion of Ice Age Tonquin Trail connecting to trial terminus on Arrowhead 
Creek Lane, and Brown Road/Kinsman Road intersection 

Figure 5-5: Higher Priority Projects (Southwest Quadrant) (Page 5-11) 
Summary of changes: 

 Remove the textbox that states “Area of Special Concern:” 

 Remove the alignment for the Bailey Street Connection for project RE-04B Brown Road 
Extension. 

Brown Road Extension Alternatives (Page 5-15) 
 Remove entire page. 

Figure 5-7: Additional Planned Projects (Page 5-17) 
Summary of changes: 

 Remove the “124th Avenue Extension from Tualatin-Sherwood Road (Washington County 
Project)” text  

 Remove the “Possible Basalt Creek Connection (Conceptual)” text  

 Remove project RW-P1 Grahams Ferry Road Widening (move to Higher Priority Projects) 

 Add project RE-P6 Basalt Creek Overcrossing as a Minor Arterial (from Boones Ferry Road over I-
5) as described in Table 5-9.  

 Add project RE-P5 Day Road Overcrossing as a Minor Arterial (from Boones Ferry Road to 
Elligsen Road) as described in Table 5-10. 

 Add project RE-P15 Pioneer Court Extension as a Collector from Pioneer Court to 1,000 feet 
north of Day Road, then west to Boones Ferry Road. 

Table 5-9: Additional Planned Projects (Northwest Quadrant) (Page 5-18) 
Add, remove, or update the following projects and descriptions: 
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 RE-P6 Basalt Creek Overcrossing 

Extend Basalt Creek across I-5 as a four-lane overcrossing. This project would be a joint 
Washington County, City of Wilsonville and City of Tualatin project and will work together to 
seek funding. RTP project #11436. No funding has been identified within the planning 
horizon for this project. 

 RE-P15 Pioneer Court Extension 

Extend Pioneer Court to the north, approximately 1,000 feet north of Day Road, connect to 
Boones Ferry Road to the west. 

 UU-P4 Grahams Ferry Road Urban Upgrade 

Why Not Higher Priority? Grahams Ferry Road is primarily a rural road and Ice Age Tonquin 
Trail is a preferred option for providing north-south connection through this part of 
Wilsonville. Grahams Ferry Road will be a key urban connection to serve Coffee Creek 
Industrial Area. It is assumed that the roadway segment between Day Road and Clutter Road 
will be constructed as the Coffee Creek industrial lands develop.  

Figure 5-8: Additional Planned Projects (Northwest Quadrant) (Page 5-19) 
Summary of changes: 

 Remove the “124th Avenue Extension from Tualatin-Sherwood Road (Washington County 
Project)” text  

 Remove the “Possible Basalt Creek Connection (Conceptual)” text  

 Add project RE-P6 Basalt Creek Overcrossing as a Minor Arterial (from Boones Ferry Road over I-
5) as described in Table 5-9.  

 Remove project RW-P1 Grahams Ferry Road Widening (move to Higher Priority Projects) 

 Add project RE-P15 Pioneer Court Extension as a Collector from Pioneer Court to 1,000 feet 
north of Day Road, then west to Boones Ferry Road. 

Table 5-10: Additional Planned Projects (Northeast Quadrant) (Page 5-20) 
Add the following project and description: 

 RE-P5 Day Road Overcrossing 

Extend Day Road from Boones Ferry Road to Elligsen Road as a four-lane overcrossing of I-5. 
This project would be a joint Washington County, City of Wilsonville and City of Tualatin 
project and will work together to seek funding. RTP project #11490. No funding has been 
identified within the planning horizon for this project.  

 

Figure 5-9: Additional Planned Projects (Northeast Quadrant) (Page 5-21) 
Summary of changes: 
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 Add project RE-P5 Day Road Overcrossing as a Minor Arterial (from Boones Ferry Road to 
Elligsen Road). 

Please let us know if you have any questions. 

 

Attachments: 

 Basalt Creek TSP Amendment Analysis Summary 

 TSP Amendments (Figures, Tables, and Text) 
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Basalt Creek TSP Amendment Analysis 
February 2019 
 
The purpose of this document is to demonstrate that the solutions identified in the 2013 Basalt Creek 
Transportation Refinement Plan are still appropriate in response to the 2018 Regional Transportation 
Plan update. The Basalt Creek Transportation Refinement Plan was adopted in 2013 and provided the 
framework for the development of concept and comprehensive plans for the Basalt Creek Urban Growth 
Expansion Area. Since that time, the plans for the area have refined the types of expected urban 
development that will occur in the area. In addition, regional planning efforts, such as the 2018 Regional 
Transportation Plan, have continued to be refined. 
 
The Basalt Creek Transportation Refinement Plan was developed to determine the major transportation 
system necessary to serve development throughout the Basalt Creek Planning Area. The Basalt Creek 
Transportation Refinement Plan set the stage for concept planning and comprehensive plan 
development for the Basalt Creek Planning Area. The transportation investments identified by the Basalt 
Creek Transportation Refinement Plan considered not only future growth within the Basalt Creek 
Planning Area itself, but also future growth in adjacent areas, including: 

 Southwest Tualatin Concept Planning Area 
 Tonquin Employment Planning Area (in Sherwood) 
 Coffee Creek Planning Area in Wilsonville 

 
Since the development of the Basalt Creek Transportation Refinement Plan the Cities of Tualatin and 
Wilsonville have proceeded with concept and comprehensive planning for the Basalt Creek Planning 
Area. These planning efforts have built upon the Basalt Creek Transportation Refinement Plan as a 
framework for organizing the land use plans. 
 
Furthermore, the 124th Avenue connection and Basalt Creek Parkway has been constructed as an 
interim 3-lane facility between Tualatin-Sherwood Road and Grahams Ferry Road. Washington County is 
currently beginning design work for the extension of the Basalt Creek Parkway between Grahams Ferry 
Road and Boones Ferry Road. The interim improvement is intended to serve existing transportation 
needs. Development along the corridor is encouraged to dedicate the right-of-way and complete the 
ultimate cross-section as appropriate.  
 
The Regional Transportation Plan was updated in 2014 to reflect the Basalt Creek Transportation 
Refinement Plan. Regional land use growth assumptions and additional regional planning efforts have 
continued as the concept and comprehensive planning for the Basalt Creek area has been developed 
through an extensive multi-year and multi-jurisdictional public process. 
 
With the advent of the 2018 Regional Transportation Plan and revised growth assumptions it seemed 
prudent to revisit the Basalt Creek Transportation Refinement Plan to ensure that the transportation 
system anticipated at the start of the process was indeed still adequate to serve the Basalt Creek 
Planning Area. 
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The following tables document the land use assumptions for the Basalt Creek Planning Area. 
 
 

Land Use in the 2010 Regional Transportation Plan travel demand forecast 
(Land Use in the 2012 Basalt Creek Transportation Refinement Plan Technical Report) 

 
Zone 
Number 

2005 
Households 

2035 
Households 

2005 Total 
Employment 

2035 Total 
Employment 

1013 94 706 52 896 
1014 54 645 16 938 
Total 148 1,351 68 1,834 
 
 

Land Use in the 2018 Regional Transportation Plan travel demand forecast 
 
Zone 
Number 

2015 
Households 

2040 
Households 

2015 Total 
Employment 

2040 Total 
Employment 

980 45 0 79 1,447 
981 107 646 167 1,447 
Total 152 646 246 2,894 
 
 

Buildout of the Basalt Creek Concept Plan 
 
Zone 
Number 

2015 
Households 

2040 
Households 

2015 Total 
Employment 

2040 Total 
Employment 

980 45  79 2,227 
981 107 581 167 2,227 
Total 152 581 246 4,453 
 
 
It should be noted that the zone numbering system changed in 2013 but the geographic boundaries of 
these two zones remained the same. 
 
Also note the total 2040 employment for both zones is the same number; however the model assumed 
zone 981 will have slightly more service employment than zone 980. 
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The following table provides a list of transportation investments assumed in the 2040 regional travel demand forecast: 
 

2040 Financially Constrained RTP Projects near Basalt Creek Planning Area 
 

Nominating 
Agency 

2018 
RTP 
ID Project Name 

Start 
Location 

End 
Location Description 

Estimated 
Cost (2016 

Dollars) 
Time 

Period 
Financially 

Constrained 

RTP 
Investment 

Category 
Primary 
Purpose 

Washington 
County 

10568 Tualatin-
Sherwood Rd 
Improvements 

Langer 
Farms 
Pkwy 

Teton 
Ave 

Widen from three to five lanes with bike lanes and 
sidewalks. 

$35,000,000 2018-
2027 

Yes Roads and 
Bridges 

Relieve 
current 

congestion 
Sherwood 10674 Oregon-

Tonquin 
Intersection 
Improvements 

SW 
Oregon 
St 

SW 
Tonquin 
Rd 

Reconstruct and realign three leg intersection with 
a roundabout (partial two-lane roundabout) 
approx 400 feet northeast of existing roundabout 
at SW Oregon St & Murdock Rd. ROW, PE, design 
& construction. Potential for signal in-lieu of dual-
roundabout system if better for development and 
once SW 124th Ave project is completed. If 
roundabout, project will include rapid flashing 
beacons at new roundabout and retrofit of 
adjacent roundabout to meet MUTCD suggestions 
for pedestrian crossings at roundabouts. This is 
currently a Washington County facility but would 
likely become Sherwood's upon completion of 
project to TSP standards. 

$2,400,000 2018-
2027 

Yes Roads and 
Bridges 

Relieve 
future 

congestion 

Wilsonville 10588 Grahams 
Ferry Rd 
Improvements 

Day Rd County 
line 

Widen Grahams Ferry Road to 3 lanes, add 
bike/pedestrian connections to regional trail 
system and fix (project development only) 
undersized railroad overcrossing. 

$13,200,000 2028-
2040 

Yes Freight Improve 
freight 

access to 
indust & 

intermodal 
Washington 
County 

10590 Tonquin Rd 
Improvements 

Grahams 
Ferry Rd 

124th 
Ave 

Realign and widen to three lanes with bike lanes 
and sidewalks and street lighting. 

$11,400,000 2018-
2027 

Yes Roads and 
Bridges 

Build 
Complete 

Street 
Wilsonville 10853 Garden Acres 

Road 
Extension 

Day 
Road 

Ridder 
Road 

Construct three lane road extension with 
sidewalks and cycle track and reconstruct/reorient 
Day Road/Grahams Ferry Road/Garden Acres Road 
intersection. 

$14,260,000 2018-
2027 

Yes Roads and 
Bridges 

Relieve 
future 

congestion 

Wilsonville 11243 Day Rd 
Improvements 

Grahams 
Ferry Rd 

Boones 
Ferry Rd 

Widen street from 3 to 5 lanes with buffered 
bike lanes, sidewalks and street lighting. 
Improve structural integrity for increased 
freight traffic and provide congestion relief. 
Sidewalk infill and creation of Tonquin Trail 
multi-use path spur will reduce pedestrian and 
vehicle conflicts. Bike buffers will reduce 
bicycle and freight conflicts. 

$10,560,000 2028-
2040 

Yes Roads and 
Bridges 

Relieve 
future 

congestion 
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2040 Financially Constrained RTP Projects near Basalt Creek Planning Area (Continued) 
 

Nominating 
Agency 

2018 
RTP 
ID Project Name 

Start 
Location 

End 
Location Description 

Estimated 
Cost (2016 

Dollars) 
Time 

Period 
Financially 

Constrained 

RTP 
Investment 

Category 
Primary 
Purpose 

Tualatin 11417 Blake Street 
Extension 

115th 
Ave 

124th 
Ave 

Extend Blake Street to create an east-west 
connection between 115th and 124th. Install 
signal at Blake and 124th. New road section will 
provide an alternative route for industrial traffic 
on the high injury corridor: Tualatin/Sherwood 
Road. 

$17,000,000 2018-
2027 

Yes Roads and 
Bridges 

Increase 
access to 

jobs 

Washington 
County 

11470 Basalt Creek 
Parkway 

Grahams 
Ferry Rd 

Boones 
Ferry Rd 

Extend new 5 lane Arterial with bike lanes, 
sidewalks and street lighting. 

$31,700,000 2018-
2027 

Yes Roads and 
Bridges 

Serve new 
urban area 

Washington 
County 

11487 Boones Ferry 
Improvements 

Basalt 
Creek 
East-
West 
Arterial 

Day Rd Widen from 3 lanes to 5 lanes with bike lanes, 
sidewalks and street lighting 

$1,200,000 2028-
2040 

Yes Roads and 
Bridges 

Relieve 
future 

congestion 

Wilsonville 11489 Boones Ferry / 
I-5 off ramp 
improvements 

SB I-5 off 
ramp 

Boones 
Ferry Rd 

construct second right-turn lane $1,063,000 2028-
2040 

Yes Roads and 
Bridges 

Relieve 
current 

congestion 
Tualatin 11962 Grahams 

Ferry Rd 
SW 
Ibach Rd 

Helenius 
Rd 

Upgrade SW Grahams Ferry Road to roadway 
standards between SW Ibach Road and 
Helenius Road. 

$5,048,800 2028-
2040 

Yes Roads and 
Bridges 

Build 
Complete 

Street 
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Financially Constrained 2018 Regional Transportation Plan Network 
2040 PM 1 Hour Total Vehicle Volume Forecast Results 
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Financially Constrained 2018 Regional Transportation Plan Network 
2040 PM 1 Hour Basalt Creek Vehicles (and Total Vehicles) Forecast Results 
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Summary 
 
The 2018 Regional Transportation Plan contains a number of Financially Constrained projects identified 
in the Basalt Creek Planning Area. These projects were generally identified by the Basalt Creek 
Transportation Refinement Plan in 2012. It is anticipated that these projects will be implemented in 
conjunction with development in the area. The resulting planned system, including the build out 
scenario documented in the land use tables above, results in anticipated traffic operations consistent 
with regional and local level of service standards. 
 
The level of service maps and analysis in this report are intended to provide a planning level system 
assessment consistent with the requirements for Transportation Planning in Oregon. A detailed 
operational analysis will be necessary prior to project development. The detailed operational analysis 
should consider needed turn lanes and assess vehicular movements at intersections to determine the 
appropriate design configuration. This analysis is intended to provide a generalized system assessment 
that would be an appropriate input into an operational evaluation necessary for project development. 
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Zd-Ϭϰ tĂƚĞƌĨƌŽŶƚ�dƌĂŝů�/ŵƉƌŽǀĞŵĞŶƚƐ 

Zd-Ϭϱ tŝĞĚĞŵĂŶ�ZŽĂĚ�dƌĂŝů 

Zd-Ϭϲ tŝůůĂŵĞƩĞ�ZŝǀĞƌ��ŝŬĞͬWĞĚĞƐƚƌŝĂŶͬ�ŵĞƌŐĞŶĐǇ�
�ƌŝĚŐĞ�WƌŽũĞĐƚ��Ğǀ͘ 

dƌĂŶƐŝƚ�/ŵƉƌŽǀĞŵĞŶƚƐ 

d/-Ϭϭ WĞĚĞƐƚƌŝĂŶ��ĐĐĞƐƐ�ƚŽ�dƌĂŶƐŝƚ 

d/-ϬϮ dƌĂŶƐŝƚ�^ƚƌĞĞƚ�/ŵƉƌŽǀĞŵĞŶƚƐ 

EŽ͘ ,ŝŐŚĞƌ�WƌŝŽƌŝƚǇ�WƌŽũĞĐƚ 

ZŽĂĚǁĂǇ��ǆƚĞŶƐŝŽŶƐ�;DƵůƟŵŽĚĂů��ŽŶŶĞĐƟǀŝƚǇͿ 
Z�-Ϭϰ� �ŽƌƌŝĚŽƌ�^ƚƵĚǇ�ĨŽƌ��ƌŽǁŶ�ZŽĂĚ��ǆƚĞŶƐŝŽŶ 
Z�-Ϭϰ� �ƌŽǁŶ�ZŽĂĚ��ǆƚĞŶƐŝŽŶ�;ϱƚŚ�^ƚƌĞĞƚ��ŽŶŶĞĐƟŽŶͿ 

Z�-ϭϯ :ĂǀĂ�ZŽĂĚ��ŽŶŶĞĐƟŽŶ�ĂŶĚ�^ŝŐŶĂů 

Z�-ϭϰ �ĂƐĂůƚ��ƌĞĞŬ�WĂƌŬǁĂǇ��ŽŶŶĞĐƟŽŶ 

ZŽĂĚǁĂǇ�tŝĚĞŶŝŶŐ�;�ĂƉĂĐŝƚǇͿ 
Zt-Ϭϭ �ŽĞĐŬŵĂŶ�ZŽĂĚ��ƌŝĚŐĞ�ĂŶĚ��ŽƌƌŝĚŽƌ�

/ŵƉƌŽǀĞŵĞŶƚƐ 

Zt-ϬϮ �ĂǇ�ZŽĂĚ�tŝĚĞŶŝŶŐ 

Zt-Ϭϰ �ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�tŝĚĞŶŝŶŐ 

Zt-Ϭϱ 'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�tŝĚĞŶŝŶŐ 

hƌďĂŶ�hƉŐƌĂĚĞƐ�;DƵůƟŵŽĚĂů��ŽŶŶĞĐƟǀŝƚǇ�ĂŶĚ�^ĂĨĞƚǇͿ 

hh-Ϭϭ �ŽĞĐŬŵĂŶ�ZŽĂĚ��ŝƉ�/ŵƉƌŽǀĞŵĞŶƚƐ 

hh-ϬϮ �ŽĞĐŬŵĂŶ�ZŽĂĚ�hƌďĂŶ�hƉŐƌĂĚĞ 

hh-Ϭϯ �ƌŽǁŶ�ZŽĂĚ�hƉŐƌĂĚĞƐ 

hh-Ϭϰ 'ƌĂŚĂŵƐ�&ĞƌƌǇ�hƌďĂŶ�hƉŐƌĂĚĞ 

hh-Ϭϱ WĂƌŬǁĂǇ��ǀĞŶƵĞ�hƌďĂŶ�hƉŐƌĂĚĞ 

hh-Ϭϲ ^ƚĂīŽƌĚ�ZŽĂĚ�hƌďĂŶ�hƉŐƌĂĚĞ 

hh-Ϭϳ dŽŽǌĞ�ZŽĂĚ�hƌďĂŶ�hƉŐƌĂĚĞ 

hh-Ϭϴ 'ĂƌĚĞŶ��ĐƌĞƐ�ZŽĂĚ�hƌďĂŶ�hƉŐƌĂĚĞ 

^ƉŽƚ�/ŵƉƌŽǀĞŵĞŶƚƐ� 
;dƌĂŶƐƉŽƌƚĂƟŽŶ�^ǇƐƚĞŵ�DĂŶĂŐĞŵĞŶƚͬKƉĞƌĂƟŽŶƐͿ 

^/-ϬϮ 'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZĂŝůƌŽĂĚ�hŶĚĞƌĐƌŽƐƐŝŶŐ�WƌŽũĞĐƚ�
�ĞǀĞůŽƉŵĞŶƚ 

^/-Ϭϯ ^ƚĂīŽƌĚ�ZŽĂĚͬϲϱƚŚ��ǀĞŶƵĞ�/ŶƚĞƌƐĞĐƟŽŶ�
/ŵƉƌŽǀĞŵĞŶƚƐ 

^/-Ϭϰ tŝůƐŽŶǀŝůůĞ�ZĚͬdŽǁŶ��ĞŶƚĞƌ�>ŽŽƉ�tĞƐƚ�
/ŶƚĞƌƐĞĐƟŽŶ�/ŵƉƌŽǀĞŵĞŶƚƐ 

^/-Ϭϳ �ƵĂů�^ŽƵƚŚďŽƵŶĚ�ZŝŐŚƚ�dƵƌŶ�>ĂŶĞƐ�ŽŶ�/-ϱ�Kī-
ZĂŵƉ�Ăƚ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ 

^/-Ϭϴ �ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚͬϵϱƚŚ��ǀĞŶƵĞ��ĐĐĞƐƐ�
DĂŶĂŐĞŵĞŶƚ 

�ŝŬĞǁĂǇƐ�ĂŶĚ�tĂůŬǁĂǇƐ� 
;^ƚĂŶĚĂůŽŶĞ�WĞĚĞƐƚƌŝĂŶ�ĂŶĚ��ŝĐǇĐůĞ�/ŵƉƌŽǀĞŵĞŶƚƐͿ 

�t-Ϭϭ��ͬ� 
�ĂŶǇŽŶ��ƌĞĞŬ�ZŽĂĚ��ŶŚĂŶĐĞĚ�WĞĚĞƐƚƌŝĂŶ�
�ƌŽƐƐŝŶŐƐ 

�t-ϬϮ ϵϱƚŚ��ǀĞŶƵĞ�^ŝĚĞǁĂůŬ�/ŶĮůů 
�t-Ϭϯ �ŽďĞƌŐ�ZŽĂĚ�^ŝĚĞǁĂůŬ�/ŶĮůů 

�t-Ϭϰ �ŽĞĐŬŵĂŶ�ZŽĂĚ��ŝŬĞ�>ĂŶĞƐ�ĂŶĚ�^ŝĚĞǁĂůŬ�/ŶĮůů 

�t-Ϭϱ tŝůůĂŵĞƩĞ�tĂǇ��ĂƐƚ�^ŝĚĞǁĂůŬ�/ŶĮůů� 

�t-Ϭϲ tŝůůĂŵĞƩĞ�tĂǇ�tĞƐƚ�^ŝĚĞǁĂůŬ�/ŶĮůů� 

�t-Ϭϳ �ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�^ŚĂƌƌŽǁƐ 

+එඏඐඍක�3කඑකඑගඡ�3කඒඍඋගඛ��/එඛගඍඌ�$ඔඐඉඊඍගඑඋඉඔඔඡ�%ඡ�,ඕකඞඍඕඍඖග�
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)එඏඝකඍ��-���5ඉඌඟඉඡ�-ඝකඑඛඌඑඋගඑඖ 
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)එඏඝකඍ��-���)ඝඖඋගඑඖඉඔ�&ඔඉඛඛ�'ඍඛඑඏඖඉගඑඖඛ 
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)එඏඝකඍ��-���)කඍඑඏඐග�5ඝගඍඛ 
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)එඏඝකඍ��-���%එඋඡඋඔඍ�5ඝගඍඛ 
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�-�����:LOVRQYLOOH�7UDQVSRUWDWLRQ�6\VWHP�3ODQ����� 

 &+$37(5����7KH�6WDQGDUGV 

$උඋඍඛඛ�0ඉඖඉඏඍඕඍඖග 
�ĐĐĞƐƐ�ŵĂŶĂŐĞŵĞŶƚ�ƌĞĨĞƌƐ�ƚŽ�ƚŚĞ�ďƌŽĂĚ�ƐĞƚ�ŽĨ�
ƚĞĐŚŶŝƋƵĞƐ�ƚŚĂƚ�ĂƌĞ�ƵƐĞĚ�ƚŽ�ďĂůĂŶĐĞ�ƐĂĨĞ͕�ĞĸĐŝĞŶƚ͕�ĂŶĚ�
ƟŵĞůǇ�ƚƌĂǀĞů�ǁŝƚŚ�ƚŚĞ�ĂďŝůŝƚǇ�ƚŽ�ĂůůŽǁ�ĂĐĐĞƐƐ�ƚŽ�
ŝŶĚŝǀŝĚƵĂů�ƉƌŽƉĞƌƟĞƐ͘��ĐĐĞƐƐ�ŝƐ�ĂŶ�ŝŵƉŽƌƚĂŶƚ�
ĐŽŵƉŽŶĞŶƚ�ŽĨ�ƚŚĞ�ĐŝƚǇ͛Ɛ�ƚƌĂŶƐƉŽƌƚĂƟŽŶ�ŝŶĨƌĂƐƚƌƵĐƚƵƌĞ�
ĂŶĚ�ƐŝŐŶŝĮĐĂŶƚůǇ�ĂīĞĐƚƐ�ƐǇƐƚĞŵ�ŽƉĞƌĂƟŽŶƐ�ĂŶĚ�ƐĂĨĞƚǇ͘ 

tŝůƐŽŶǀŝůůĞ�ƐŚŽƵůĚ�ĐŽŶƟŶƵĞ�ƚŽ�ŵĂŶĂŐĞ�ƌŽĂĚǁĂǇ�ĂĐĐĞƐƐ�
ƚŽ�ŝŵƉƌŽǀĞ�ƚƌĂĸĐ�ŇŽǁ�ĂŶĚ�ƐĂĨĞƚǇ͘��Ǉ�ůŝŵŝƟŶŐ�ĂĐĐĞƐƐ�ƚŽ�
ŚŝŐŚĞƌ�ĐůĂƐƐŝĮĐĂƟŽŶ�ƌŽĂĚǁĂǇƐ�;ĞƐƉĞĐŝĂůůǇ�DĂũŽƌ�ĂŶĚ�
DŝŶŽƌ��ƌƚĞƌŝĂůƐͿ͕�ĐŽŶŇŝĐƚƐ�ďĞƚǁĞĞŶ�ǀĞŚŝĐůĞƐ�ĞŶƚĞƌŝŶŐ�
ĂŶĚ�ĞǆŝƟŶŐ�ĚƌŝǀĞǁĂǇƐ�ĂŶĚ�ǀĞŚŝĐůĞƐ�ŽŶ�ƚŚĞ�ƌŽĂĚǁĂǇ�ĂƌĞ�
ƌĞĚƵĐĞĚ͘�WĞĚĞƐƚƌŝĂŶƐ�ĂŶĚ�ďŝĐǇĐůŝƐƚƐ�ĂůƐŽ�ďĞŶĞĮƚ�ĨƌŽŵ�
ƌĞĚƵĐĞĚ�ĐŽŶŇŝĐƚƐ�ǁŝƚŚ�ǀĞŚŝĐůĞƐ�ĞŶƚĞƌŝŶŐ�ĂŶĚ�ĞǆŝƟŶŐ�ƚŚĞ�
ƌŽĂĚǁĂǇ͘ 

dĂďůĞ�ϯ-Ϯ�ůŝƐƚƐ�ƚŚĞ��ŝƚǇ͛Ɛ�ĂĐĐĞƐƐ�ƐƉĂĐŝŶŐ�ƐƚĂŶĚĂƌĚƐ͘�
�ĞĐĂƵƐĞ�ƚŚĞƌĞ�ĂƌĞ�ĞǆŝƐƟŶŐ�ŶŽŶ-ĐŽŶĨŽƌŵŝŶŐ�ĂĐĐĞƐƐĞƐ͕�
ƚŚĞƐĞ�ƐƚĂŶĚĂƌĚƐ�ǁŝůů�ƉƌŝŵĂƌŝůǇ�ŐƵŝĚĞ�ĂĐĐĞƐƐ�ůĂǇŽƵƚ�ŽĨ�
ĨƵƚƵƌĞ�ĚĞǀĞůŽƉŵĞŶƚ�ĐŽŶƐŝƐƚĞŶƚ�ǁŝƚŚ�ƚŚĞ�ƐƚƌĂƚĞŐŝĞƐ�
ůŝƐƚĞĚ�ŝŶ�ƚŚĞ�ĐĂůů-ŽƵƚ�ďŽǆ�Ăƚ�ƌŝŐŚƚ͘�K�Kd�ĂůƐŽ�ŚĂƐ�ĂĐĐĞƐƐ�
ƐƉĂĐŝŶŐ�ƐƚĂŶĚĂƌĚƐ�ƚŚĂƚ�ĂƉƉůǇ�ƚŽ�ƚŚĞ�/-ϱ�ŝŶƚĞƌĐŚĂŶŐĞ�
ĂƌĞĂƐ�ĂŶĚ�ƚŽ�ƚŚĞ�ƐĞĐƟŽŶ�ŽĨ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�ƚŚĂƚ�ŝƐ�
ƵŶĚĞƌ�K�Kd�ũƵƌŝƐĚŝĐƟŽŶ�;ŝ͘Ğ͕͘�ďĞƚǁĞĞŶ�WĂƌŬǁĂǇ�
�ǀĞŶƵĞ�ĂŶĚ��ĂǇ�ZŽĂĚͿ͘�dŚĞ�/-ϱͬtŝůƐŽŶǀŝůůĞ�ZŽĂĚ�

/ŶƚĞƌĐŚĂŶŐĞ��ƌĞĂ�DĂŶĂŐĞŵĞŶƚ�WůĂŶ�;/�DWͿ�ƐŚŽƵůĚ�ĂůƐŽ�
ďĞ�ĐŽŶƐƵůƚĞĚ�ǁŚĞŶ�ĐŽŶƐŝĚĞƌŝŶŐ�ĂĐĐĞƐƐ�ŶĞĞĚƐ�ŶĞĂƌ�ƚŚĞ�
tŝůƐŽŶǀŝůůĞ�ZŽĂĚ�ŝŶƚĞƌĐŚĂŶŐĞ͘ 

dŚĞ��ĂƐĂůƚ��ƌĞĞŬ�WĂƌŬǁĂǇ�ŝƐ�ĐŽŶƐŝĚĞƌĞĚ�ĂŶ��ĐĐĞƐƐ�
DĂŶĂŐĞŵĞŶƚ�/ŶƚĞƌĞƐƚ��ƌĞĂ�ďĞĐĂƵƐĞ�ƚŚĞ�ƉĂƌŬǁĂǇ�ǁŝůů�
ďĞ�Ă�ŚŝŐŚ-ĐĂƉĂĐŝƚǇ�ŵĂũŽƌ�ĨƌĞŝŐŚƚ�ĂƌƚĞƌŝĂů͕�ůŝŵŝƚĞĚ�ƚŽ�Ăƚ-
ŐƌĂĚĞ�ĂĐĐĞƐƐĞƐ�Ăƚ�ϭϮϰƚŚ��ǀĞŶƵĞ͕�'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ͕�
ĂŶĚ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�ĂƐ�ƐŚŽǁŶ�ŝŶ�&ŝŐƵƌĞ�ϯ-ϭϯ͘�dŚĞ�
ƉĂƌŬǁĂǇ�ĐƌĞĂƚĞƐ�Ă�ŶĞǁ�ĐŽŶŶĞĐƟŽŶ�ďĞƚǁĞĞŶ�/-ϱ�ĂŶĚ�
ϵϵt͘ 

)XQFWLRQDO 
&ODVVLILFDWLRQ 

$FFHVV�6SDFLQJ�6WDQGDUGVD 

'HVLUHGE 0LQLPXP 

EĞĂƌ�/ŶƚĞƌĐŚĂŶŐĞƐ 

DĂũŽƌ��ƌƚĞƌŝĂů ϭ͕ϯϮϬ�Ō ϭ͕ϬϬϬ�Ō 

DŝŶŽƌ��ƌƚĞƌŝĂů ϭ͕ϬϬϬ�Ō ϲϬϬ�Ō 

�ŽůůĞĐƚŽƌ ϯϬϬ�Ō ϭϬϬ�Ō 

>ŽĐĂů�^ƚƌĞĞƚ �ĐĐĞƐƐ��WĞƌŵŝƩĞĚ�ƚŽ��ĂĐŚ�>Žƚ 

K�Kd�ZĞƋƵŝƌĞƐ�ϭ͕ϯϮϬ�Ō 

dĂďůĞ�ϯ-Ϯ͘��ĐĐĞƐƐ�^ƉĂĐŝŶŐ�^ƚĂŶĚĂƌĚƐ 

Ă��^ƉĂĐŝŶŐ�ŝƐ�ŵĞĂƐƵƌĞĚ�ĨƌŽŵ�ĐĞŶƚĞƌůŝŶĞ�ƚŽ�ĐĞŶƚĞƌůŝŶĞ�ŽŶ�
DĂũŽƌ��ƌƚĞƌŝĂůƐ�ĂŶĚ�DŝŶŽƌ��ƌƚĞƌŝĂůƐ�ĂŶĚ�ďĞƚǁĞĞŶ�
ĂĚũĂĐĞŶƚ�ĐƵƌď�ƌĞƚƵƌŶƐ�ŽŶ��ŽůůĞĐƚŽƌƐ�ĂŶĚ�>ŽĐĂů�^ƚƌĞĞƚƐ 

ď���ĞƐŝƌĞĚ��ĐĐĞƐƐ�^ƉĂĐŝŶŐ�ƐŚĂůů�ďĞ�ĂĚŚĞƌĞĚ�ƚŽ�ƵŶůĞƐƐ�
ŽƚŚĞƌǁŝƐĞ�ĂƉƉƌŽǀĞĚ�ďǇ�ƚŚĞ��ŝƚǇ��ŶŐŝŶĞĞƌ͘�ZĞĂƐŽŶƐ�ĨŽƌ�
ĚĞǀŝĂƟŶŐ�ĨƌŽŵ��ĞƐŝƌĞĚ��ĐĐĞƐƐ�^ƉĂĐŝŶŐ�ŝŶĐůƵĚĞ�ĂůŝŐŶŝŶŐ�
ǁŝƚŚ�ĞǆŝƐƟŶŐ�ĚƌŝǀĞǁĂǇƐ͕�ƚŽƉŽŐƌĂƉŚǇ͕�ƉƌŽƉĞƌƚǇ�
ůŝŵŝƚĂƟŽŶƐ͕�ĂŶĚ�ŽƚŚĞƌ�ƐĂĨĞƚǇ�ƌĞůĂƚĞĚ�ŝƐƐƵĞƐ�ĂƐ�ŝĚĞŶƟĮĞĚ�
ŝŶ�Ă�ƚƌĂŶƐƉŽƌƚĂƟŽŶ�ƐƚƵĚǇ͘ 

$උඋඍඛඛ�0ඉඖඉඏඍඕඍඖග�6ගකඉගඍඏඑඍඛ 
dŚĞ��ŝƚǇ�ĐĂŶ�ƵƐĞ�ǀĂƌŝŽƵƐ�ĂĐĐĞƐƐ�ŵĂŶĂŐĞŵĞŶƚ�
ƐƚƌĂƚĞŐŝĞƐ�ƚŽ�ŚĞůƉ�ŝŵƉƌŽǀĞ�ŵŽďŝůŝƚǇ�ĂŶĚ�ƐĂĨĞƚǇ͗ 

· /ŶƚĞƌĐŚĂŶŐĞ��ƌĞĂƐ͗��ůŝŵŝŶĂƚĞ�Žƌ�ĐŽŶƐŽůŝĚĂƚĞ�
ĂĐĐĞƐƐĞƐ�ǁŝƚŚŝŶ�ŽŶĞ-ƋƵĂƌƚĞƌ�ŵŝůĞ�ŽĨ�ƚŚĞ�/-ϱ�
ŝŶƚĞƌĐŚĂŶŐĞƐ�ĂƐ�ŽƉƉŽƌƚƵŶŝƟĞƐ�ĂƌŝƐĞ͘ 

· �ĚũĂĐĞŶƚ�ƚŽ�,ŝŐŚ�sŽůƵŵĞ�/ŶƚĞƌƐĞĐƟŽŶƐ͗�WƵƌƐƵĞ�
ĂƉƉƌŽƉƌŝĂƚĞ�ƚƌĞĂƚŵĞŶƚƐ�Ăƚ�ĂĐĐĞƐƐĞƐ�ĂĚũĂĐĞŶƚ�ƚŽ�
ŚŝŐŚ�ǀŽůƵŵĞ�ŝŶƚĞƌƐĞĐƟŽŶƐ͕�ƉĂƌƟĐƵůĂƌůǇ�ǁŚĞŶ�
ƋƵĞƵĞƐ�ďůŽĐŬ�ĂĐĐĞƐƐ͘ 

· �ǆŝƐƟŶŐ��ƌŝǀĞǁĂǇƐ͗��ǀĂůƵĂƚĞ�ĂĐĐĞƐƐĞƐ�ƚŚĂƚ�ĚŽ�
ŶŽƚ�ĐŽŶĨŽƌŵ�ƚŽ�ƚŚĞ��ŝƚǇ͛Ɛ�ĂĐĐĞƐƐ�ƐƉĂĐŝŶŐ�
ƐƚĂŶĚĂƌĚ�ĂŶĚ�ĐŽŶƐŝĚĞƌ�ŵŽĚŝĮĐĂƟŽŶƐ�ĂƐ�
ƉƌĂĐƟĐĂďůĞ͕�ǁŚŝůĞ�ŵĂŝŶƚĂŝŶŝŶŐ�ƌĞĂƐŽŶĂďůĞ�
ĂĐĐĞƐƐ�ƚŽ�ĞĂĐŚ�ƉƌŽƉĞƌƚǇ͘ 

· KŶŐŽŝŶŐ��ĞǀĞůŽƉŵĞŶƚ�ZĞǀŝĞǁ͗�DĂŶĂŐĞ�ŶĞǁ�
ĚƌŝǀĞǁĂǇ�ůŽĐĂƟŽŶƐ�ĂŶĚ�ƐƉĂĐŝŶŐ�ŽŶ�Ă�ĐĂƐĞ-ďǇ-
ĐĂƐĞ�ďĂƐŝƐ͘�tŚĞƌĞ�ĚƌŝǀĞǁĂǇƐ�ĚŽ�ŶŽƚ�ŵĞĞƚ�
ƐƉĂĐŝŶŐ�ƐƚĂŶĚĂƌĚƐ͕�ĐŽŶƐŝĚĞƌ�ŵŝƟŐĂƟŽŶ�
ƚƌĞĂƚŵĞŶƚƐ͕�ƐƵĐŚ�ĂƐ�ĐŽŶƐŽůŝĚĂƟŶŐ�ĂĐĐĞƐƐĞƐ�Žƌ�

>ŽŽŬŝŶŐ�ĞĂƐƚ�ƚŽ�ƚŚĞ�/-ϱͬtŝůƐŽŶǀŝůůĞ�ZŽĂĚ�ŝŶƚĞƌĐŚĂŶŐĞ͘� 
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&+$37(5����7KH�6WDQGDUGV����-�� 

)එඏඝකඍ��-����$උඋඍඛඛ�0ඉඖඉඏඍඕඍඖග�,ඖගඍකඍඛග�$කඍඉඛ 
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&+$37(5����7KH�1HHGV����-� 

)එඏඝකඍ��-���)ඝගඝකඍ������&ඉඉඋඑගඡ�'ඍඎඑඋඑඍඖඋඑඍඛ 
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&+$37(5����7KH�3URMHFWV����-� 

)එඏඝකඍ��-���+එඏඐඍක�3කඑකඑගඡ�3කඒඍඋගඛ 
dŚŝƐ�ĮŐƵƌĞ�ƉƌŽǀŝĚĞƐ�ĂŶ�ŽǀĞƌĂůů�ƉĞƌƐƉĞĐƟǀĞ�
ŽĨ�ƚŚĞ�,ŝŐŚĞƌ�WƌŝŽƌŝƚǇ�ƉƌŽũĞĐƚƐ�ƚŚƌŽƵŐŚŽƵƚ�
ƚŚĞ�ĐŝƚǇ͘��ĚĚŝƟŽŶĂů�ĚĞƚĂŝůƐ�ĂƌĞ�ƉƌŽǀŝĚĞĚ�ŽŶ�
ƚŚĞ�ƉĂŐĞƐ�ƚŚĂƚ�ĨŽůůŽǁ�ĨŽƌ�ĞĂĐŚ�ŽĨ�ƚŚĞ��ŝƚǇ͛Ɛ�
ĨŽƵƌ�ƋƵĂĚƌĂŶƚƐ�;EŽƌƚŚǁĞƐƚ͕�EŽƌƚŚĞĂƐƚ͕�
^ŽƵƚŚǁĞƐƚ͕�^ŽƵƚŚĞĂƐƚͿ͕�ǁŚŝĐŚ�ƵƐĞ�/-ϱ�ĂŶĚ�
�ŽĞĐŬŵĂŶ�ZŽĂĚ�ĂƐ�ĚŝǀŝĚŝŶŐ�ůŝŶĞƐ͘ 
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�-����:LOVRQYLOOH�7UDQVSRUWDWLRQ�6\VWHP�3ODQ����� 

 &+$37(5����7KH�3URMHFWV 

3URMHFW� 'HVFULSWLRQ &RVW 

ZŽĂĚǁĂǇ��ǆƚĞŶƐŝŽŶƐ�� 

Z�-ϭϯ :ĂǀĂ�ZŽĂĚ��ŽŶŶĞĐƟŽŶ�
ĂŶĚ�^ŝŐŶĂů 

�ŽŶƐƚƌƵĐƚ�:ĂǀĂ�ZŽĂĚ�ĨƌŽŵ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�ƚŽ�'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�ĂŶĚ�'ĂƌĚĞŶ��ĐƌĞƐ�ZŽĂĚ�
ǁŝƚŚ�Ă�ƐŝŐŶĂů�Ăƚ�ƚŚĞ�:ĂǀĂ�ZŽĂĚͬ'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�ŝŶƚĞƌƐĞĐƟŽŶ��ĂŶĚ�ĚŝƐĐŽŶŶĞĐƚ��ůƵƩĞƌ�^ƚƌĞĞƚ�
ĨƌŽŵ�'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ͘ 

Ψϭ͕ϱϬϬ͕ϬϬϬ 

Z�-ϭϰ �ĂƐĂůƚ��ƌĞĞŬ�WĂƌŬǁĂǇ�
�ŽŶŶĞĐƟŽŶ 

�ŽŶƐƚƌƵĐƚ��ĂƐĂůƚ��ƌĞĞŬ�WĂƌŬǁĂǇ�ĂƐ�Ă�ůŝŵŝƚĞĚ�ĂĐĐĞƐƐ�ĮǀĞ-ůĂŶĞ�DĂũŽƌ��ƌƚĞƌŝĂů�ďĞƚǁĞĞŶ�'ƌĂŚĂŵƐ�
&ĞƌƌǇ�ZŽĂĚ�ĂŶĚ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ͘�dŚŝƐ�ƉƌŽũĞĐƚ�ǁŽƵůĚ�ďĞ�Ă�ũŽŝŶƚ�tĂƐŚŝŶŐƚŽŶ��ŽƵŶƚǇ͕��ŝƚǇ�ŽĨ�
tŝůƐŽŶǀŝůůĞ�ĂŶĚ��ŝƚǇ�ŽĨ�dƵĂůĂƟŶ�ƉƌŽũĞĐƚ�ĂŶĚ�ǁŝůů�ǁŽƌŬ�ƚŽŐĞƚŚĞƌ�ƚŽ�ƐĞĞŬ�ĨƵŶĚŝŶŐ͘�ZdW�ƉƌŽũĞĐƚ�
ηϭϭϰϳϬ͘ 

Ψϯϭ͕ϳϬϬ͕ϬϬϬ 

hh-Ϭϴ 'ĂƌĚĞŶ��ĐƌĞƐ�ZŽĂĚ�
hƌďĂŶ�hƉŐƌĂĚĞ 

hƉŐƌĂĚĞ�'ĂƌĚĞŶ��ĐƌĞƐ�ZŽĂĚ�ƚŽ�Ă�ƚŚƌĞĞͲůĂŶĞ�ĐŽůůĞĐƚŽƌ�ǁŝƚŚ�ďŝĐǇĐůĞ�ůĂŶĞƐ�ĂŶĚ�ƵƉŐƌĂĚĞ 
ƚŚĞ�'ĂƌĚĞŶ��ĐƌĞƐ�ZŽĂĚͬ�ĂǇ�ZŽĂĚ�ŝŶƚĞƌƐĞĐƟŽŶ�ƚŽ�ĞŝƚŚĞƌ�Ă�ƐŝŐŶĂů�Žƌ�Ă�ƌŽƵŶĚĂďŽƵƚ͘ 
ZĞĂůŝŐŶ�ZŝĚĚĞƌ�ZŽĂĚ�ƚŽ�'ĂƌĚĞŶ��ĐƌĞƐ�ZŽĂĚ͘��ůŽƐĞ�ƚŚĞ�ĞǆŝƐƟŶŐ��ůƵƩĞƌ�ZŽĂĚ�ĐŽŶŶĞĐƟŽŶ 
ƚŽ�'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�ĂŌĞƌ�ĐŽŵƉůĞƟŽŶ�ŽĨ�WƌŽũĞĐƚ�Z�Ͳϭϯ͘��ůŽƐĞ�ƚŚĞ�ĞǆŝƐƟŶŐ��ŽīĞĞ 
�ƌĞĞŬ��ŽƌƌĞĐƟŽŶĂů�&ĂĐŝůŝƚǇ�ĚƌŝǀĞǁĂǇ�ƚŽ�'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�ĂŶĚ�ƌĞůŽĐĂƚĞ�ƚŚĞ�ĚƌŝǀĞǁĂǇ 
ƚŽ��ĂŚĂůŝŶ�ZŽĂĚ͘ 

Ψϭϰ͕ϮϲϬ͕ϬϬϬ 

ZŽĂĚǁĂǇ�tŝĚĞŶŝŶŐ� 

Zt-ϬϮ �ĂǇ�ZŽĂĚ�tŝĚĞŶŝŶŐ tŝĚĞŶ��ĂǇ�ZŽĂĚ�ĨƌŽŵ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�ƚŽ�'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�ƚŽ�ŝŶĐůƵĚĞ�ĂĚĚŝƟŽŶĂů�ƚƌĂǀĞů�
ůĂŶĞƐ�ŝŶ�ďŽƚŚ�ĚŝƌĞĐƟŽŶƐ�ĂůŽŶŐ�ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ�ĂŶĚ�ƐŝĚĞǁĂůŬƐ͖�ƉƌŽũĞĐƚ�ŝŶĐůƵĚĞƐ�ŝŵƉƌŽǀĞŵĞŶƚƐ�Ăƚ�
ƚŚĞ��ĂǇ�ZŽĂĚͬ�ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�ĂŶĚ��ĂǇ�ZŽĂĚͬ'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�ŝŶƚĞƌƐĞĐƟŽŶƐ 

Ψϱ͕ϵϬϬ͕ϬϬϬ 

Zt-Ϭϰ �ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�
tŝĚĞŶŝŶŐ 

tŝĚĞŶ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�ĨƌŽŵ��ĂǇ�ZŽĂĚ�ƚŽ��ĂƐĂůƚ��ƌĞĞŬ�WĂƌŬǁĂǇ�ƚŽ�ĮǀĞ�ůĂŶĞƐ͘�ZdW�ƉƌŽũĞĐƚ�
ηϭϭϰϴϳ͘ 

Ψϭ͕ϮϬϬ͕ϬϬϬ 

Zt-Ϭϱ 'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�
tŝĚĞŶŝŶŐ 

tŝĚĞŶ�'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�ĨƌŽŵ��ĂǇ�ZŽĂĚ�ƚŽ��ĂƐĂůƚ��ƌĞĞŬ�WĂƌŬǁĂǇ�ƚŽ�ƚŚƌĞĞ�ůĂŶĞƐ�ǁŝƚŚ�ďŝŬĞ�
ůĂŶĞƐ͕�ƐŝĚĞǁĂůŬƐ͕�ĂŶĚ�ƚƌĂŶƐŝƚ�ŝŵƉƌŽǀĞŵĞŶƚƐ͘�ZdW�ƉƌŽũĞĐƚ�ηϭϬϱϴϴ͘ 

Ψϭϯ͕ϮϬϬ͕ϬϬϬ 

^ƉŽƚ�/ŵƉƌŽǀĞŵĞŶƚƐ� 

^/-ϬϮ 'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZĂŝůƌŽĂĚ�
hŶĚĞƌĐƌŽƐƐŝŶŐ�WƌŽũĞĐƚ�
�ĞǀĞůŽƉŵĞŶƚ 

WĞƌĨŽƌŵ�ƉƌĞůŝŵŝŶĂƌǇ�ĂŶĂůǇƐŝƐ�ƚŽ�ĚĞƚĞƌŵŝŶĞ�ŶĞĞĚƐ͕�ĨĞĂƐŝďŝůŝƚǇ͕�ĞƚĐ͘ ΨϱϬϬ͕ϬϬϬ 

^/-Ϭϳ �ƵĂů�^ŽƵƚŚďŽƵŶĚ�ZŝŐŚƚ�
dƵƌŶ�>ĂŶĞƐ� 

�ĚĚ�Ă�ƐĞĐŽŶĚ�ƐŽƵƚŚďŽƵŶĚ�ƌŝŐŚƚ�ƚƵƌŶ�ůĂŶĞ�ƚŽ�ƚŚĞ�/-ϱ��ǆŝƚ�ZĂŵƉ�Ăƚ�ƚŚĞ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�
ŝŶƚĞƌƐĞĐƟŽŶ͘�ZdW�ƉƌŽũĞĐƚ�ηϭϭϰϴϵ 

Ψϭ͕Ϭϲϯ͕ϬϬϬ 

^/-Ϭϴ �ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚͬϵϱƚŚ�
�ǀĞŶƵĞ��ĐĐĞƐƐ�
DĂŶĂŐĞŵĞŶƚ� 

/ŵƉƌŽǀĞ�ŽƉĞƌĂƟŽŶƐ�Ăƚ�ƚŚĞ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚͬϵϱƚŚ��ǀĞŶƵĞ�ŝŶƚĞƌƐĞĐƟŽŶ�ďǇ�ƌĞŵŽǀŝŶŐ�ƚŚĞ�ĞĂƐƚ�
ƉƌŝǀĂƚĞ�ĂĐĐĞƐƐ�ĂƉƉƌŽĂĐŚ͘�WŝŽŶĞĞƌ��ŽƵƌƚ�ĂĐĐĞƐƐ�ŽŶƚŽ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�ǁŝůů�ďĞ�ƌŝŐŚƚ-ŝŶ�ͬƌŝŐŚƚ-ŽƵƚ͘�
�ĚĚŝƟŽŶĂů�ĂĐĐĞƐƐ�ǁŝůů�ŽĐĐƵƌ�ǀŝĂ�Ă�ŶŽƌƚŚ-ƐŽƵƚŚ�ůŽĐĂů�ƐƚƌĞĞƚ�ĐŽŶŶĞĐƟŽŶ�ďĞƚǁĞĞŶ�WŝŽŶĞĞƌ��ŽƵƌƚ�;Z�-
WϭϱͿ͕�ƉĂƐƐŝŶŐ�ƵŶĚĞƌ�ƚŚĞ��ĂǇ�ZŽĂĚ�/-ϱ�ŽǀĞƌĐƌŽƐƐŝŶŐ�ĂƉƉƌŽĂĐŚ͕�ĂŶĚ�Ă�ŶĞǁ�ǁĞƐƚ-ĞĂƐƚ�ůŽĐĂů�ƐƚƌĞĞƚ�
;ŶŽƌƚŚ�ŽĨ��ĂǇ�ZŽĂĚͿ�ǁŝƚŚ�ĨƵůů�ŝŶƚĞƌƐĞĐƟŽŶ�ĂĐĐĞƐƐ�Ăƚ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ͘ 

ΨϮ͕ϱϬϬ͕ϬϬϬ 

^ƚĂŶĚĂůŽŶĞ�WĞĚĞƐƚƌŝĂŶ�ĂŶĚ��ŝĐǇĐůĞ�/ŵƉƌŽǀĞŵĞŶƚƐ�;�ŝŬĞǁĂǇƐ�ĂŶĚ�tĂůŬǁĂǇƐͿ� 

�t-ϬϮ ϵϱƚŚ��ǀĞŶƵĞ�^ŝĚĞǁĂůŬ�
/ŶĮůů 

&ŝůů�ŝŶ�ŐĂƉƐ�ŝŶ�ƚŚĞ�ƐŝĚĞǁĂůŬ�ŶĞƚǁŽƌŬ�ŽŶ�ƚŚĞ�ĞĂƐƚ�ƐŝĚĞ�ŽĨ�ϵϱƚŚ��ǀĞŶƵĞ�ĨƌŽŵ��ŽĞĐŬŵĂŶ�ZŽĂĚ�ƚŽ�
,ŝůůŵĂŶ��ŽƵƌƚ͕�ĂŶĚ�ĐŽŶƐƚƌƵĐƚ�ƚƌĂŶƐŝƚ�ƐƚŽƉ�ŝŵƉƌŽǀĞŵĞŶƚƐ 

Ψϴϱ͕ϬϬϬ 

^ƚĂŶĚĂůŽŶĞ�WĞĚĞƐƚƌŝĂŶ�ĂŶĚ��ŝĐǇĐůĞ�/ŵƉƌŽǀĞŵĞŶƚƐ�;ZĞŐŝŽŶĂů�dƌĂŝůƐͿ�� 

Zd-Ϭϯ� /ĐĞ��ŐĞ�dŽŶƋƵŝŶ�dƌĂŝů�
;EŽƌƚŚͿ 

�ŽŶƐƚƌƵĐƚ�ƐĞĐƟŽŶƐ�ŽĨ�ƚŚĞ�/ĐĞ��ŐĞ�dŽŶƋƵŝŶ�dƌĂŝů�ŶŽƌƚŚ�ŽĨ��ŽĞĐŬŵĂŶ�ZŽĂĚ͖��ŝƚǇ�ƚŽ�ĐŽŶƐƚƌƵĐƚ�
ƉŽƌƟŽŶ�ǁŝƚŚŝŶ��ŝƚǇ�ůŝŵŝƚƐ�;ĂƉƉƌŽǆŝŵĂƚĞůǇ�ΨϳϱϬ͕ϬϬϬͿ�ĂŶĚ�ĐŽŽƌĚŝŶĂƚĞ�ƉŽƌƟŽŶ�ĨĂƌƚŚĞƌ�ŶŽƌƚŚ�ǁŝƚŚ�
tĂƐŚŝŶŐƚŽŶ��ŽƵŶƚǇ�ĂŶĚ�ŶĞŝŐŚďŽƌŝŶŐ�ĐŝƟĞƐ 

ΨϮ͕ϬϰϬ͕ϬϬϬ 
;WĂƌƟĂů�ZĞŐŝŽŶĂů�

ĨƵŶĚŝŶŐͿ 

^ƚĂŶĚĂůŽŶĞ�WĞĚĞƐƚƌŝĂŶ�ĂŶĚ��ŝĐǇĐůĞ�/ŵƉƌŽǀĞŵĞŶƚƐ�;>ŽĐĂů�dƌĂŝůƐͿ�� 

>d-ϬϮ �ĂƐĂůƚ��ƌĞĞŬ��ĂŶǇŽŶ�
ZŝĚŐĞ�dƌĂŝů� 

�ƵŝůĚ�Ă�ŶŽƌƚŚͬƐŽƵƚŚ�ƚƌĂŝů�ĐŽŶŶĞĐƟŽŶ�ǁŝƚŚŝŶ��ĂƐĂůƚ��ƌĞĞŬ�;ǁĞƐƚ�ŽĨ�ƚŚĞ��ĂŶǇŽŶͿ�ƚŽ�ŝŵƉƌŽǀĞ�ƚŚĞ�
ƉĞĚĞƐƚƌŝĂŶ�ĂŶĚ�ďŝĐǇĐůĞ�ŶĞƚǁŽƌŬ�ĂŶĚ�ŵĂŬĞ�ĐŽŶŶĞĐƟŽŶƐ�ƚŽ�ĞĂƐƚͬǁĞƐƚ�ƌŽĂĚƐ�ƚŚĂƚ�ƌƵŶ�ŶŽƌƚŚ�ĂŶĚ�
ƐŽƵƚŚ͘�dŚŝƐ�ƚƌĂŝů�ǁŽƵůĚ�ƌĞƋƵŝƌĞ�Ă�ŐƌĂĚĞ-ƐĞƉĂƌĂƚĞĚ�ĐƌŽƐƐŝŶŐ�ŽĨ��ĂƐĂůƚ��ƌĞĞŬ�WĂƌŬǁĂǇ�ĂŶĚ�ǁŽƵůĚ�ďĞ�
ĐŽŶŶĞĐƚĞĚ�ƚŽ�ƚŚĞ�ƌĞŐŝŽŶĂů�ƚƌĂŝů�ŶĞƚǁŽƌŬ�ďǇ�ĞǆƚĞŶĚŝŶŐ�dŽŶƋƵŝŶ�ZŽĂĚ�ǁŝƚŚ�ďŝŬĞͬƉĞĚĞƐƚƌŝĂŶ�
ĨĂĐŝůŝƟĞƐ�ĂĐƌŽƐƐ�'ƌĂŚĂŵ͛Ɛ�&ĞƌƌǇ�ƚŽ�ƚŚŝƐ�ĨƵƚƵƌĞ��ĂƐĂůƚ��ƌĞĞŬ��ĂŶǇŽŶ�ZŝĚŐĞ�dƌĂŝů͘ 

ΨϰϱϬ͕ϬϬϬ 

>d-Ϭϯ /-ϱ��ĂƐĞŵĞŶƚ�dƌĂŝů �ƵŝůĚ�Ă�ƚƌĂŝů�ƉĂƌĂůůĞů�ƚŽ�/-ϱ�ŝŶ�ƚŚĞ�K�Kd�ĞĂƐĞŵĞŶƚ�ƚŚĂƚ�ǁŽƵůĚ�ƉƌŽǀŝĚĞ�ĂŶ�ĂĚĚŝƟŽŶĂů�ŶŽƌƚŚͬƐŽƵƚŚ�
ĐŽŶŶĞĐƟŽŶ�ĐŽŶŶĞĐƟŶŐ�ƚŽ�ĞǆŝƐƟŶŐ�ďŝŬĞ�ĂŶĚ�ƉĞĚĞƐƚƌŝĂŶ�ĨĂĐŝůŝƟĞƐ͘ 

ΨϳϱϬ͕ϬϬϬ 

hƌďĂŶ�hƉŐƌĂĚĞƐ� 

dĂďůĞ�ϱ-Ϯ͘�,ŝŐŚĞƌ�WƌŝŽƌŝƚǇ�WƌŽũĞĐƚƐ�;EŽƌƚŚǁĞƐƚ�YƵĂĚƌĂŶƚͿ 
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�-�����:LOVRQYLOOH�7UDQVSRUWDWLRQ�6\VWHP�3ODQ����� 

 &+$37(5����7KH�3URMHFWV 

dĂďůĞ�ϱ-ϰ͘�,ŝŐŚĞƌ�WƌŝŽƌŝƚǇ�WƌŽũĞĐƚƐ�;^ŽƵƚŚǁĞƐƚ�YƵĂĚƌĂŶƚͿ 

3URMHFW� 'HVFULSWLRQ &RVW 

ZŽĂĚǁĂǇ��ǆƚĞŶƐŝŽŶƐ�� 

Z�-Ϭϰ� �ŽƌƌŝĚŽƌ�^ƚƵĚǇ�ĨŽƌ�
�ƌŽǁŶ�ZŽĂĚ�
�ǆƚĞŶƐŝŽŶ 

WĞƌĨŽƌŵ�Ă�ĐŽƌƌŝĚŽƌ�ƐƚƵĚǇ�ƚŽ�ĚĞƚĞƌŵŝŶĞ�ƚŚĞ�ƌĞĐŽŵŵĞŶĚĞĚ��ƌŽǁŶ�ZŽĂĚ�ĞǆƚĞŶƐŝŽŶ�
ĂůŝŐŶŵĞŶƚ 

ΨϮϬ͕ϬϬϬ 

Z�-Ϭϰ� �ƌŽǁŶ�ZŽĂĚ�
�ǆƚĞŶƐŝŽŶ 

�ŽŶƐƚƌƵĐƚ�ƌĞŵĂŝŶŝŶŐ�Ϯ-ůĂŶĞ�ƌŽĂĚǁĂǇ�ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ͕�ƐŝĚĞǁĂůŬƐ͕�ĂŶĚ�ƚƌĂŶƐŝƚ�ƐƚŽƉ�
ŝŵƉƌŽǀĞŵĞŶƚƐ�ĨƌŽŵ�tŝůƐŽŶǀŝůůĞ�ZŽĂĚ�ƚŽ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�;ĐŽŶŶĞĐƚ�Ăƚ�ϱƚŚ�^ƚƌĞĞƚͿ͖�
ŝŶĐůƵĚĞƐ�ƌŽĂĚǁĂǇ�ĐŽŶŶĞĐƟŽŶ�ƚŽ�<ŝŶƐŵĂŶ�ZŽĂĚ�;ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ�ĂŶĚ�ƐŝĚĞǁĂůŬƐͿ͕�ƉŽƌƟŽŶ�ŽĨ�
/ĐĞ��ŐĞ�dŽŶƋƵŝŶ�dƌĂŝů�ĐŽŶŶĞĐƟŶŐ�ƚŽ�ƚƌŝĂů�ƚĞƌŵŝŶƵƐ�ŽŶ��ƌƌŽǁŚĞĂĚ��ƌĞĞŬ�>ĂŶĞ͕�ĂŶĚ��ƌŽǁŶ�
ZŽĂĚͬ<ŝŶƐŵĂŶ�ZŽĂĚ�ŝŶƚĞƌƐĞĐƟŽŶ͘ 

Ψϭϱ͕ϮϬϬ͕ϬϬϬ 

hƌďĂŶ�hƉŐƌĂĚĞƐ� 

hh-Ϭϯ �ƌŽǁŶ�ZŽĂĚ�
hƉŐƌĂĚĞƐ 

hƉŐƌĂĚĞ�ƚŽ�ŵĞĞƚ�ĐƌŽƐƐ-ƐĞĐƟŽŶ�ƐƚĂŶĚĂƌĚƐ�;ŝ͘Ğ͕͘�ϯ�ůĂŶĞƐ�ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ͕�ƐŝĚĞǁĂůŬƐ͕�ĂŶĚ�
ƚƌĂŶƐŝƚ�ƐƚŽƉƐͿ 

Ψϯ͕ϱϬϬ͕ϬϬϬ 

hh-Ϭϰ 'ƌĂŚĂŵƐ�&ĞƌƌǇ�
hƌďĂŶ�hƉŐƌĂĚĞ 

hƉŐƌĂĚĞ�ƚŽ�ŵĞĞƚ�ĐƌŽƐƐ-ƐĞĐƟŽŶ�ƐƚĂŶĚĂƌĚƐ�;ŝ͘Ğ͕͘�ϯ�ůĂŶĞƐ�ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ͕�ƐŝĚĞǁĂůŬƐ͕�ĂŶĚ�
ƚƌĂŶƐŝƚ�ƐƚŽƉ�ŝŵƉƌŽǀĞŵĞŶƚƐͿ͖�ŝŶĐůƵĚĞƐ�ƌŽƵŶĚĂďŽƵƚ�Ăƚ�'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚͬ�ĂƌďĞƌ�^ƚƌĞĞƚ�
ŝŶƚĞƌƐĞĐƟŽŶ 

ΨϮ͕ϰϬϬ͕ϬϬϬ 

hh-Ϭϳ dŽŽǌĞ�ZŽĂĚ�hƌďĂŶ�
hƉŐƌĂĚĞ 

hƉŐƌĂĚĞ�ƚŽ�ŵĞĞƚ�ĐƌŽƐƐ-ƐĞĐƟŽŶ�ƐƚĂŶĚĂƌĚƐ�;ŝ͘Ğ͕͘�ϯ�ůĂŶĞƐ�ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ͕�ƐŝĚĞǁĂůŬƐ͕�ĂŶĚ�
ƚƌĂŶƐŝƚ�ƐƚŽƉ�ŝŵƉƌŽǀĞŵĞŶƚƐͿ͖�ŝŶĐůƵĚĞƐ�ƌŽƵŶĚĂďŽƵƚ�Ăƚ�'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚͬdŽŽǌĞ�ZŽĂĚ�
ŝŶƚĞƌƐĞĐƟŽŶ 

Ψϳ͕ϵϬϬ͕ϬϬϬ 

^ƚĂŶĚĂůŽŶĞ�WĞĚĞƐƚƌŝĂŶ�ĂŶĚ��ŝĐǇĐůĞ�/ŵƉƌŽǀĞŵĞŶƚƐ�;�ŝŬĞǁĂǇƐ�ĂŶĚ�tĂůŬǁĂǇƐͿ� 

�t-Ϭϯ �ŽďĞƌŐ�ZŽĂĚ�
^ŝĚĞǁĂůŬ�/ŶĮůů 

&ŝůů�ŝŶ�ŐĂƉƐ�ŝŶ�ƚŚĞ�ƐŝĚĞǁĂůŬ�ŶĞƚǁŽƌŬ�ŽŶ�ƚŚĞ�ĞĂƐƚ�ƐŝĚĞ�ŽĨ�ƚŚĞ�ƌŽĂĚǁĂǇ�ĨƌŽŵ��ŽĞĐŬŵĂŶ�ZŽĂĚ�
ƚŽ��ĂƌďĞƌ�^ƚƌĞĞƚ͕�ĂŶĚ�ĐŽŶƐƚƌƵĐƚ�ƚƌĂŶƐŝƚ�ƐƚŽƉ�ŝŵƉƌŽǀĞŵĞŶƚƐ 

Ψϯϳϱ͕ϬϬϬ 

�t-Ϭϱ tŝůůĂŵĞƩĞ�tĂǇ�
�ĂƐƚ�^ŝĚĞǁĂůŬ�/ŶĮůů 

&ŝůů�ŝŶ�ŐĂƉƐ�ŝŶ�ƚŚĞ�ƐŝĚĞǁĂůŬ�ŶĞƚǁŽƌŬ�ŽŶ�ƚŚĞ�ǁĞƐƚ�ƐŝĚĞ�ŽĨ�ƚŚĞ�ƌŽĂĚǁĂǇ�ĨƌŽŵ��ŚĂŶƟůůǇ�ƚŽ�
ƐŽƵƚŚ�ŽĨ��ŚƵƌĐŚŝůů�;ƉĂƌƚ�ŽĨ�/ĐĞ��ŐĞ�dŽŶƋƵŝŶ�dƌĂŝůͿ 

ΨϱϬ͕ϬϬϬ 

�t-Ϭϲ tŝůůĂŵĞƩĞ�tĂǇ�
tĞƐƚ�^ŝĚĞǁĂůŬ�/ŶĮůů 

�ŽŶƐƚƌƵĐƚ�Ă�ŶĞǁ�ƐŝĚĞǁĂůŬ�ŽŶ�ǁĞƐƚ�ƐŝĚĞ�ŽĨ�ƚŚĞ�ƌŽĂĚǁĂǇ�ĨƌŽŵ�tŝůƐŽŶǀŝůůĞ�ZŽĂĚ�ƚŽ�WĂƵůŝŶĂ�
�ƌŝǀĞ 

ΨϱϬ͕ϬϬϬ 

�t-Ϭϳ �ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�
^ŚĂƌƌŽǁƐ 

^ƚƌŝƉĞ�ƐŚĂƌƌŽǁƐ�;ƐŚĂƌĞĚ�ƚƌĂǀĞů�ůĂŶĞƐͿ�ĨƌŽŵ�ϱƚŚ�^ƚƌĞĞƚ�ƚŽ��ŽŽŶĞƐ�&ĞƌƌǇ�WĂƌŬ͖�ƚŚŝƐ�ǁŝůů�
ĐŽŶŶĞĐƚ�/ĐĞ��ŐĞ�dŽŶƋƵŝŶ�dƌĂŝů�;ŽŶĐĞ�ƚŚĞ�ƉŽƌƟŽŶ�ĂůŽŶŐ�ƚŚĞ��ƌŽǁŶ�ZŽĂĚ��ǆƚĞŶƐŝŽŶ�ŝƐ�
ĐŽŵƉůĞƚĞĚͿ�ƚŽ�tĂƚĞƌĨƌŽŶƚ�dƌĂŝů 

Ψϱ͕ϬϬϬ 

�t-ϭϯ sŝůůĞďŽŝƐ�>ŽŽƉ�dƌĂŝů �ŽŶƐƚƌƵĐƚ�ƐŚĂƌĞĚ-ƵƐĞ�ƉĂƚŚ�ĂƐ�ƉĂƌƚ�ŽĨ�sŝůůĞďŽŝƐ�ĚĞǀĞůŽƉŵĞŶƚ͖�ŝŶĐůƵĚĞ�ĐŽŶŶĞĐƟŽŶƐ�ƚŽ�
sŝůůĞďŽŝƐ�'ƌĞĞŶǁĂǇ͕�ƚŚĞ�/ĐĞ��ŐĞ�dŽŶƋƵŝŶ�dƌĂŝů͕�ĂŶĚ�ƚŚĞ�sŝůůĂŐĞ��ĞŶƚĞƌ 

ΨϭϴϬ͕ϬϬϬ 

^ƚĂŶĚĂůŽŶĞ�WĞĚĞƐƚƌŝĂŶ�ĂŶĚ��ŝĐǇĐůĞ�/ŵƉƌŽǀĞŵĞŶƚƐ�;^ĂĨĞ�ZŽƵƚĞƐ�ƚŽ�^ĐŚŽŽůͿ� 

^Z-ϬϮ �ŽŽŶĞƐ�&ĞƌƌǇ�
WƌŝŵĂƌǇ�^ĂĨĞ�ZŽƵƚĞƐ�
ƚŽ�^ĐŚŽŽů�
/ŵƉƌŽǀĞŵĞŶƚƐ 

�ŽŶƐƚƌƵĐƚ�ƐŚĂƌĞĚ-ƵƐĞ�ƉĂƚŚ�ďĞƚǁĞĞŶ��ŽŽŶĞƐ�&ĞƌƌǇ�WƌŝŵĂƌǇ�ĂŶĚ�tŽŽĚ�DŝĚĚůĞ�^ĐŚŽŽů͕�Ă�
ďŝĐǇĐůĞ�ƉĂƌŬŝŶŐ�ƐŚĞůƚĞƌ�ŶĞĂƌ�ƚŚĞ�ƐĐŚŽŽů͕�ĂŶĚ�Ă�ƐŚĂƌĞĚ-ƵƐĞ�ƉĂƚŚ�ĐŽŶŶĞĐƟŶŐ�ƚŚĞ�ďŝĐǇĐůĞ�
ƐŚĞůƚĞƌ�ƚŽ�ƚŚĞ�ƐŝĚĞǁĂůŬƐ�ĂůŽŶŐ�tŝůƐŽŶǀŝůůĞ�ZŽĂĚ 

ΨϮϬϬ͕ϬϬϬ 

^Z-Ϭϯ >ŽǁƌŝĞ�WƌŝŵĂƌǇ�^ĂĨĞ�
ZŽƵƚĞƐ�ƚŽ�^ĐŚŽŽů�
/ŵƉƌŽǀĞŵĞŶƚƐ 

�ŽŶƐƚƌƵĐƚ�ƐŚĂƌĞĚ-ƵƐĞ�ƉĂƚŚ�ĨƌŽŵ�ĞǆŝƐƟŶŐ�ĐŽŶŶĞĐƟŽŶ�ŽĨ�>ŽǁƌŝĞ�WƌŝŵĂƌǇ�^ĐŚŽŽů�ƚŽ��ĂƌďĞƌ�
^ƚƌĞĞƚ�ĂƐ�ƉĂƌƚ�ŽĨ�sŝůůĞďŽŝƐ�ĚĞǀĞůŽƉŵĞŶƚ͖�ŝŶĐůƵĚĞ�ĐŽŶŶĞĐƟŽŶƐ�ƚŽ�ŶĞǁ�ƐĐŚŽŽů͕�/ĐĞ��ŐĞ�
dŽŶƋƵŝŶ�dƌĂŝů͕�ĂŶĚ��ĂƌďĞƌ�^ƚƌĞĞƚ�ƚŽ�ĨƵƚƵƌĞ�ĐŽŶŶĞĐƟŽŶƐ 

ΨϭϱϬ͕ϬϬϬ 

^Z-Ϭϰ tŽŽĚ�DŝĚĚůĞ�
^ĐŚŽŽů�^ĂĨĞ�ZŽƵƚĞƐ�
ƚŽ�^ĐŚŽŽů�
/ŵƉƌŽǀĞŵĞŶƚƐ 

�ŽŶƐƚƌƵĐƚ�Ă�ďŝĐǇĐůĞ�ƉĂƌŬŝŶŐ�ƐŚĞůƚĞƌ�ŶĞĂƌ�ƚŚĞ�ƐĐŚŽŽů�ĂŶĚ�Ă�ƐŚĂƌĞĚ-ƵƐĞ�ƉĂƚŚ�ĐŽŶŶĞĐƟŶŐ�ƚŚĞ�
ďŝĐǇĐůĞ�ƐŚĞůƚĞƌ�ƚŽ�ƚŚĞ�ƐŝĚĞǁĂůŬƐ�ĂůŽŶŐ�tŝůƐŽŶǀŝůůĞ�ZŽĂĚ͖�ĂůƐŽ�ǁŝĚĞŶ�ĂŶĚ�ƐƚƌŝƉĞ�ƚŚĞ�WĂƌŬ�Ăƚ�
DĞƌƌǇĮĞůĚ�dƌĂŝů͕�ǁŚŝĐŚ�ĐŽŶŶĞĐƚƐ�tŽŽĚ�DŝĚĚůĞ�^ĐŚŽŽů�ƚŽ��ĂŵĞůŽƚ�^ƚƌĞĞƚ�ƚŽ�ƚŚĞ�ŶŽƌƚŚ 

ΨϭϱϬ͕ϬϬϬ 

^ƚĂŶĚĂůŽŶĞ�WĞĚĞƐƚƌŝĂŶ�ĂŶĚ��ŝĐǇĐůĞ�/ŵƉƌŽǀĞŵĞŶƚƐ�;ZĞŐŝŽŶĂů�dƌĂŝůƐͿ�� 

Zd-Ϭϯ�ͬ� /ĐĞ��ŐĞ�dŽŶƋƵŝŶ�
dƌĂŝů�;sŝůůĞďŽŝƐͿ 

�ŽŶƐƚƌƵĐƚ�ƚŚĞ�ƌĞŵĂŝŶŝŶŐ�ƐĞĐƟŽŶƐ�ŽĨ�ƚŚĞ�/ĐĞ��ŐĞ�dŽŶƋƵŝŶ�dƌĂŝů�ǁŝƚŚŝŶ�sŝůůĞďŽŝƐ�sŝůůĂŐĞ�ŝŶ�
ĐŽŶũƵŶĐƟŽŶ�ǁŝƚŚ�ĚĞǀĞůŽƉŵĞŶƚ�ĂŶĚ�ĂĚũĂĐĞŶƚ�ƌŽĂĚǁĂǇ�ŝŵƉƌŽǀĞŵĞŶƚƐ 

ΨϱϲϬ͕ϬϬϬ 

Zd-Ϭϲ tŝůůĂŵĞƩĞ�ZŝǀĞƌ�
�ŝŬĞͬWĞĚĞƐƚƌŝĂŶ�
ĂŶĚ��ŵĞƌŐĞŶĐǇ�
�ƌŝĚŐĞ�WƌŽũĞĐƚ�
�ĞǀĞůŽƉŵĞŶƚ 

WĞƌĨŽƌŵ�ĨĞĂƐŝďŝůŝƚǇ�ƐƚƵĚǇ�ĂŶĚ�ƉƌŽũĞĐƚ�ĚĞǀĞůŽƉŵĞŶƚ�ĨŽƌ�ďŝŬĞͬƉĞĚĞƐƚƌŝĂŶͬĞŵĞƌŐĞŶĐǇ�ďƌŝĚŐĞ�
ŽǀĞƌ�ƚŚĞ�tŝůůĂŵĞƩĞ�ZŝǀĞƌ�ƚŽ�ƉƌŽǀŝĚĞ�Ă�ŶŽŶ-ŵŽƚŽƌŝǌĞĚ�ĂůƚĞƌŶĂƟǀĞ�ƚŽ�ƚŚĞ�/-ϱ�ĨƌĞĞǁĂǇ�ĚĞĐŬ 

Ψϭ͕ϯϴϬ͕ϬϬϬ 
;WĂƌƟĂů�

ZĞŐŝŽŶĂů�
ĨƵŶĚŝŶŐͿ 
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dŚŝƐ�WĂŐĞ�/ŶƚĞŶƟŽŶĂůůǇ�>ĞŌ��ůĂŶŬ 
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)එඏඝකඍ��-���$ඌඌඑගඑඖඉඔ�3ඔඉඖඖඍඌ�3කඒඍඋගඛ 
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�-�����:LOVRQYLOOH�7UDQVSRUWDWLRQ�6\VWHP�3ODQ����� 

 &+$37(5����7KH�3URMHFWV 

3URMHFW� 'HVFULSWLRQ :K\�1RW�+LJKHU�3ULRULW\" &RVW 

ZŽĂĚǁĂǇ��ǆƚĞŶƐŝŽŶƐ�� 

Z�-Wϭ �ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�
�ǆƚĞŶƐŝŽŶ 

�ŽŶƐƚƌƵĐƚ�Ϯ-ůĂŶĞ�ƌŽĂĚǁĂǇ�ĨƌŽŵ�ZŝĚĚĞƌ�ZŽĂĚ�ƚŽ�
�ŽŵŵĞƌĐĞ��ŝƌĐůĞ�ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ͕�ƐŝĚĞǁĂůŬƐ͕�ĂŶĚ�ƚƌĂŶƐŝƚ�
ŝŵƉƌŽǀĞŵĞŶƚƐ�ƚŽ�ĨĂĐŝůŝƚĂƚĞ�ĂĐĐĞƐƐ�ĂŶĚ�ĐŝƌĐƵůĂƟŽŶ�ŝŶ�ƚŚĞ�
ĂƌĞĂ�ƐƵƌƌŽƵŶĚŝŶŐ�ZŝĚĚĞƌ�ZŽĂĚ�ĂŶĚ�ϵϱƚŚ��ǀĞŶƵĞ 

/ĚĞŶƟĮĞĚ�ĂƐ�ƉŽƚĞŶƟĂůůǇ�ŚĞůƉĨƵů�ĨƌĞŝŐŚƚ�
ĐŽŶŶĞĐƟŽŶ͕�ďƵƚ�ŶŽƚ�Ă�ĐƌŝƟĐĂů�ŶĞĞĚ�Ăƚ�ƚŚŝƐ�ƟŵĞ 

ΨϮ͕ϭϬϬ͕ϬϬϬ 

Z�-WϮ <ŝŶƐŵĂŶ�ZŽĂĚ�
�ǆƚĞŶƐŝŽŶ�;�ĞŶƚƌĂůͿ 

�ŽŶƐƚƌƵĐƚ�Ϯͬϯ-ůĂŶĞ�ƌŽĂĚǁĂǇ�ĨƌŽŵ��ŽĞĐŬŵĂŶ�ZŽĂĚ�ƚŽ�
ZŝĚĚĞƌ�ZŽĂĚ�ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ�ĂŶĚ�ƐŝĚĞǁĂůŬƐ 

,ŝŐŚ�ĐŽƐƚ�ĚƵĞ�ƚŽ�ŐƌĂĚĞ-ƐĞƉĂƌĂƚĞĚ�ZZ�ĐƌŽƐƐŝŶŐ�
ĂŶĚ�ĐŽŶƐƚƌƵĐƟŽŶ�ĂĐƌŽƐƐ�DĞƚƌŽ�ůĂŶĚƐ͖�
ĂůƚĞƌŶĂƟǀĞ�ƌŽƵƚĞ�;ϵϱƚŚ��ǀĞŶƵĞͿ�ŝƐ�ĂǀĂŝůĂďůĞ 

ΨϭϮ͕ϬϬϬ͕ϬϬϬ 

Z�-Wϲ �ĂƐĂůƚ��ƌĞĞŬ�
KǀĞƌĐƌŽƐƐŝŶŐ 

�ǆƚĞŶĚ��ĂƐĂůƚ��ƌĞĞŬ�ĂĐƌŽƐƐ�/-ϱ�ĂƐ�Ă�ĨŽƵƌ-ůĂŶĞ�
ŽǀĞƌĐƌŽƐƐŝŶŐ͘�dŚŝƐ�ƉƌŽũĞĐƚ�ǁŽƵůĚ�ďĞ�Ă�ũŽŝŶƚ�tĂƐŚŝŶŐƚŽŶ�
�ŽƵŶƚǇ͕��ŝƚǇ�ŽĨ�tŝůƐŽŶǀŝůůĞ�ĂŶĚ��ŝƚǇ�ŽĨ�dƵĂůĂƟŶ�ƉƌŽũĞĐƚ�
ĂŶĚ�ǁŝůů�ǁŽƌŬ�ƚŽŐĞƚŚĞƌ�ƚŽ�ƐĞĞŬ�ĨƵŶĚŝŶŐ͘�ZdW�ƉƌŽũĞĐƚ�
ηϭϭϰϯϲ͘� 

dŚŝƐ�ƉƌŽũĞĐƚ�ƟŵĞůŝŶĞ�ŝƐ�ŽƵƚƐŝĚĞ�ŽĨ�ƚŚĞ�ƉůĂŶŶŝŶŐ�
ŚŽƌŝǌŽŶ�ŽĨ�ƚŚĞ��ŝƚǇ͛Ɛ�ĐƵƌƌĞŶƚ�d^W 

Ψϰϲ͕ϬϬϬ͕ϬϬϬ 

Z�-Wϭϱ WŝŽŶĞĞƌ��ŽƵƌƚ�
�ǆƚĞŶƐŝŽŶ 

�ǆƚĞŶĚ�WŝŽŶĞĞƌ��ŽƵƌƚ�ƚŽ�ƚŚĞ�ŶŽƌƚŚ͕�ĂƉƉƌŽǆŝŵĂƚĞůǇ�ϭ͕ϬϬϬ�
ĨĞĞƚ�ŶŽƌƚŚ�ŽĨ��ĂǇ�ZŽĂĚ͕�ĐŽŶŶĞĐƚ�ƚŽ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�
ƚŽ�ƚŚĞ�ǁĞƐƚ͘ 

/ĚĞŶƟĮĞĚ�ƚŽ�ŚĞůƉ�ŝŵƉƌŽǀĞ�ŽƉĞƌĂƟŽŶƐ�Ăƚ�ƚŚĞ�
WŝŽŶĞĞƌ��ŽƵƌƚ�ͬ�ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�ŝŶƚĞƌƐĞĐƟŽŶ�
ĂŌĞƌ��ŽŽŶĞƐ�&ĞƌƌǇ�ZĚͬϵϱƚŚ��ǀĞ�/ŶƚĞƌƐĞĐƟŽŶ�
/ŵƉƌŽǀĞŵĞŶƚƐ�ĂƌĞ�ŵĂĚĞ�;^/-ϬϴͿ 

Ψϰ͕ϬϬϬ͕ϬϬϬ 

hƌďĂŶ�hƉŐƌĂĚĞƐ 

hh-WϮ� �ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�
hƌďĂŶ�hƉŐƌĂĚĞ 

hƉŐƌĂĚĞ��ŽŽŶĞƐ�&ĞƌƌǇ�ZŽĂĚ�ĨƌŽŵ�tŝůƐŽŶǀŝůůĞ�ZŽĂĚ�ƚŽ�
ZŝĚĚĞƌ�ZŽĂĚ�ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ�ŽŶ�ďŽƚŚ�ƐŝĚĞƐ�ĂŶĚ�ƐŝĚĞǁĂůŬƐ�
ŽŶ�ǁĞƐƚ�ƐŝĚĞ�ŽŶůǇ 

,ŝŐŚ�ĐŽƐƚ�ǁŝƚŚ�ůŝŵŝƚĞĚ�ĐŽŶŶĞĐƟǀŝƚǇ�ďĞŶĞĮƚ�
ĂůƚĞƌŶĂƟǀĞ�ƉĂƌĂůůĞů�ƌŽƵƚĞƐ�ĞǆŝƐƚ 

Ψϱ͕ϵϬϬ͕ϬϬϬ 

hh-Wϰ 'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�
hƌďĂŶ�hƉŐƌĂĚĞ 

hƉŐƌĂĚĞ�'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�ĨƌŽŵ��ĂǇ�ZŽĂĚ�ƚŽ�dŽŽǌĞ�
ZŽĂĚ�ƚŽ�ŵĞĞƚ�ĂƉƉůŝĐĂďůĞ�ĐƌŽƐƐ-ƐĞĐƟŽŶ�ƐƚĂŶĚĂƌĚƐ�;ŝ͘Ğ͕͘�ϯ�
ůĂŶĞƐ�ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ͕�ƐŝĚĞǁĂůŬƐ͕�ĂŶĚ�ƚƌĂŶƐŝƚ�
ŝŵƉƌŽǀĞŵĞŶƚƐͿ 

'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�ǁŝůů�ďĞ�Ă�ŬĞǇ�ƵƌďĂŶ�
ĐŽŶŶĞĐƟŽŶ�ƚŽ�ƐĞƌǀĞ��ŽīĞĞ��ƌĞĞŬ�/ŶĚƵƐƚƌŝĂů�
�ƌĞĂ͘�/ƚ�ŝƐ�ĂƐƐƵŵĞĚ�ƚŚĂƚ�ƚŚĞ�ƌŽĂĚǁĂǇ�ƐĞŐŵĞŶƚ�
ďĞƚǁĞĞŶ��ĂǇ�ZŽĂĚ�ĂŶĚ��ůƵƩĞƌ�ZŽĂĚ�ǁŝůů�ďĞ�
ĐŽŶƐƚƌƵĐƚĞĚ�ĂƐ�ƚŚĞ��ŽīĞĞ��ƌĞĞŬ�ŝŶĚƵƐƚƌŝĂů�ůĂŶĚƐ�
ĚĞǀĞůŽƉ� 

ΨϮ͕ϬϬϬ͕ϬϬϬ 

^ƉŽƚ�/ŵƉƌŽǀĞŵĞŶƚƐ� 

^/-WϮ 'ƌĂŚĂŵƐ�&ĞƌƌǇ�ZŽĂĚ�
hŶĚĞƌĐƌŽƐƐŝŶŐ�
/ŵƉƌŽǀĞŵĞŶƚƐ�Ăƚ�
ZĂŝůƌŽĂĚ��ƌŝĚŐĞ 

ZĞĐŽŶƐƚƌƵĐƚ�ĞǆŝƐƟŶŐ�ƌĂŝůƌŽĂĚ�ƵŶĚĞƌ-ĐƌŽƐƐŝŶŐ�ƚŽ��ŝƚǇ�ŽĨ�
tŝůƐŽŶǀŝůůĞ�DŝŶŽƌ��ƌƚĞƌŝĂů�ƐƚĂŶĚĂƌĚƐ͖�,ŝŐŚĞƌ�WƌŝŽƌŝƚǇ�
ƉƌŽũĞĐƚ�ůŝƐƚ�ŝŶĐůƵĚĞƐ�ƉƌŽũĞĐƚ�ĚĞǀĞůŽƉŵĞŶƚ�ƉŽƌƟŽŶ�ŽĨ�ƚŚŝƐ�
ƉƌŽũĞĐƚ�;ĐŽƐƚƐ�ĂƌĞ�ƐĞƉĂƌĂƚĞͿ 

>ŽĐĂƚĞĚ�ǁŝƚŚŝŶ�tĂƐŚŝŶŐƚŽŶ��ŽƵŶƚǇ�ũƵƌŝƐĚŝĐƟŽŶ͕�
ĂŶĚ�ŝƚ�ŝƐ�ĂŶ�ŝŵƉŽƌƚĂŶƚ�ƐĂĨĞƚǇ-ƌĞůĂƚĞĚ�ƉƌŽũĞĐƚ�
ǁŝƚŚ�ƉĂƌƟĐƵůĂƌ�ďĞŶĞĮƚƐ�ĨŽƌ�ĨƌĞŝŐŚƚ�ƚƌĂǀĞů͖�
ŚŽǁĞǀĞƌ͕�ŝƚ�ĐŽŵĞƐ�ǁŝƚŚ�ŚŝŐŚ�ĐŽƐƚ�ĂŶĚ�ĨƌĞŝŐŚƚ�
ƚƌĂĸĐ�ŚĂƐ�ĂůƚĞƌŶĂƚĞ�ƚƌĂǀĞů�ƌŽƵƚĞƐ� 

Ψϰ͕ϱϬϬ͕ϬϬϬ 

^ƚĂŶĚĂůŽŶĞ�WĞĚĞƐƚƌŝĂŶ�ĂŶĚ��ŝĐǇĐůĞ�/ŵƉƌŽǀĞŵĞŶƚƐ�;�ŝŬĞǁĂǇƐ�ĂŶĚ�tĂůŬǁĂǇƐͿ� 

�t-Wϭ �ĂŚĂůŝŶ�ZŽĂĚ��ŝŬĞ�
>ĂŶĞƐ�ĂŶĚ�^ŝĚĞǁĂůŬƐ 

�ŽŶƐƚƌƵĐƚ�ďŝŬĞ�ůĂŶĞƐ�ĂŶĚ�ƐŝĚĞǁĂůŬƐ�ĨƌŽŵ�<ŝŶƐŵĂŶ�ZŽĂĚ�
ĞǆƚĞŶƐŝŽŶ�ƚŽ�/ĐĞ��ŐĞ�dŽŶƋƵŝŶ�dƌĂŝů 

,ŝŐŚ�ĐŽƐƚ�ĚƵĞ�ƚŽ�ƌĂŝůƌŽĂĚ�ĐƌŽƐƐŝŶŐ�ďĂƌƌŝĞƌ ΨϳϬϬ͕ϬϬϬ 

�t-WϮ �ŽŵŵĞƌĐĞ��ŝƌĐůĞ�>ŽŽƉ�
^ŝĚĞǁĂůŬ�/ŶĮůů 

&ŝůů�ŝŶ�ŐĂƉƐ�ŝŶ�ƚŚĞ�ƐŝĚĞǁĂůŬ�ŶĞƚǁŽƌŬ�ŽŶ��ŽŵŵĞƌĐĞ���ŝƌĐůĞ�
>ŽŽƉ 

/ŶĚƵƐƚƌŝĂů�ĂƌĞĂ�ǁŝƚŚ�ŶŽ�ĐŽŶŶĞĐƟǀŝƚǇ�ƚŽ�ŽƚŚĞƌ�
ĨĂĐŝůŝƟĞƐ 

ΨϭϬϬ͕ϬϬϬ 

^ƚĂŶĚĂůŽŶĞ�WĞĚĞƐƚƌŝĂŶ�ĂŶĚ��ŝĐǇĐůĞ�/ŵƉƌŽǀĞŵĞŶƚƐ�;>ŽĐĂů�dƌĂŝůƐͿ��� 

>d-WϮ �ƌĞĂ�ϰϮ�dƌĂŝů ^ŚĂƌĞĚ�hƐĞ�WĂƚŚ�ĨƌŽŵ�<ŝŶƐŵĂŶ�ZŽĂĚ�ƚŽ��ĂǇ�ZŽĂĚ dŽ�ďĞ�ĐŽŶƐƚƌƵĐƚĞĚ�ĂƐ��ŽīĞĞ�>ĂŬĞ��ƌĞĞŬ�DĂƐƚĞƌ�
WůĂŶ��ƌĞĂ�ZĞĚĞǀĞůŽƉƐ 

ΨϮϮϬ͕ϬϬϬ 

>d-Wϯ �W��WŽǁĞƌ�>ŝŶĞ�dƌĂŝů ^ŚĂƌĞĚ�hƐĞ�WĂƚŚ�ĨƌŽŵ��ĂǇ�ZŽĂĚ�ƚŽ�/ĐĞ��ŐĞ�dŽŶƋƵŝŶ�dƌĂŝů�
ƉƌŽǀŝĚŝŶŐ�ƚƌĂŝů�ƵƐĞƌƐ�ƚŽ��ŝƚǇ͛Ɛ�ŶŽƌƚŚĞƌŶ�ŝŶĚƵƐƚƌŝĂů�ĂƌĞĂ 

/ĐĞ��ŐĞ�dŽŶƋƵŝŶ�dƌĂŝů�ƉƌŽǀŝĚĞƐ�ŬĞǇ�ĐŽŶŶĞĐƟŽŶ�
ƚŽ�ŶŽƌƚŚ�;ŵŽƌĞ�ĐƌŝƟĐĂů�ǁŚĞŶ��ŽīĞĞ�>ĂŬĞ��ƌĞĞŬ�
ĚĞǀĞůŽƉƐͿ 

ΨϱϬϬ͕ϬϬϬ 

dĂďůĞ�ϱ-ϵ͘��ĚĚŝƟŽŶĂů�WůĂŶŶĞĚ�WƌŽũĞĐƚƐ�;EŽƌƚŚǁĞƐƚ�YƵĂĚƌĂŶƚͿ 
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^ĞĞ�dĂďůĞ�ϱ-ϭϬ 
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�-�����:LOVRQYLOOH�7UDQVSRUWDWLRQ�6\VWHP�3ODQ����� 

 &+$37(5����7KH�3URMHFWV 

dĂďůĞ�ϱ-ϭϬ͘��ĚĚŝƟŽŶĂů�WůĂŶŶĞĚ�WƌŽũĞĐƚƐ�;EŽƌƚŚĞĂƐƚ�YƵĂĚƌĂŶƚͿ 

3URMHFW� 'HVFULSWLRQ :K\�1RW�+LJKHU�3ULRULW\" &RVW 

ZŽĂĚǁĂǇ��ǆƚĞŶƐŝŽŶƐ�� 

Z�-Wϯ tŝĞĚĞŵĂŶ�ZŽĂĚ�
�ǆƚĞŶƐŝŽŶ�;tĞƐƚͿ 

�ŽŶƐƚƌƵĐƚ�Ϯͬϯ-ůĂŶĞ�ƌŽĂĚǁĂǇ�ĨƌŽŵ�WĂƌŬǁĂǇ�
�ǀĞŶƵĞ�ƚŽ��ĂŶǇŽŶ��ƌĞĞŬ�ZŽĂĚ�ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ�
ĂŶĚ�ƐŝĚĞǁĂůŬƐ 

>ŝŵŝƚĞĚ�ŝŵƉĂĐƚ�ŽŶ�ƐǇƐƚĞŵ�ĐĂƉĂĐŝƚǇ͖�
ŵŽŶĞǇ�ďĞƩĞƌ�ƐƉĞŶƚ�ƵƉŐƌĂĚŝŶŐ�
�ŽĞĐŬŵĂŶ�ZŽĂĚ�ĂŶĚ��ůůŝŐƐĞŶ�ZŽĂĚ 

Ψϰ͕ϯϬϬ͕ϬϬϬ� 

Z�-Wϰ tŝĞĚĞŵĂŶ�ZŽĂĚ�
�ǆƚĞŶƐŝŽŶ�;�ĂƐƚͿ 

�ŽŶƐƚƌƵĐƚ�Ϯͬϯ-ůĂŶĞ�ƌŽĂĚǁĂǇ�ĨƌŽŵ��ĂŶǇŽŶ�
�ƌĞĞŬ�ZŽĂĚ�ƚŽ�^ƚĂīŽƌĚ�ZŽĂĚ�ǁŝƚŚ�ďŝŬĞ�ůĂŶĞƐ�
ĂŶĚ�ƐŝĚĞǁĂůŬƐ͖�ǁŽƵůĚ�ƌĞƋƵŝƌĞ�ĐŽŶƐƚƌƵĐƟŽŶ�
ŽǀĞƌ��ŽĞĐŬŵĂŶ��ƌĞĞŬ 

KŶůǇ�ŶĞĞĚĞĚ�ǁŝƚŚ�ĨƵƚƵƌĞ�ĚĞǀĞůŽƉŵĞŶƚ�
ŽŶ�ůĂŶĚ�ĞĂƐƚ�ŽĨ��ĂŶǇŽŶ��ƌĞĞŬ�ZŽĂĚ͖�
ĐŽƐƚůǇ�;ĞƐƉĞĐŝĂůůǇ�ŽǀĞƌ�ǁĞƚůĂŶĚƐͿ�ĂŶĚ�
ŚĂƐ�ůŝŵŝƚĞĚ�ŝŵƉĂĐƚ�ŽŶ�ƐǇƐƚĞŵ�ĐĂƉĂĐŝƚǇ͖�
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Basalt Creek Comprehensive Plan and Transportation System Plan Amendments 
 

 
 
Exhibit C - Planning Commission Resolution and Record 
 

https://www.ci.wilsonville.or.us/planning/page/basalt-creek 
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ATTACHMENT 2 
 
 
 

Basalt Creek Concept Plan and Supporting Documentation 
 

https://www.ci.wilsonville.or.us/sites/default/files/fileattachments/ci
ty_council/meeting/27721/06._att_2_concept_plan_and_supporting_
documentation.pdf 
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Basalt	  Creek	  Transportation	  Refinement	  
Plan	  Recommendations	  

Introduction	  
The Basalt Creek transportation planning effort analyzed future transportation conditions and 
evaluated alternative strategies for phased investments that support regional and local needs.1 This 
document reflects the Policy Advisory Group’s 
unanimous approval of the transportation 
investments, next steps for policy and plan 
updates, and potential funding strategies 
described in this document. 

Purpose	  
The purpose of this refinement plan was to 
determine the major transportation system 
connecting Tualatin-Sherwood Road to I-5 in 
North Wilsonville through the Basalt Creek 
Planning Area, which is 
currently an unincorporated 
urban area of Washington 
County between the cities of 
Tualatin to the north, and 
Wilsonville to the south (see 
Figure 1). This plan refines 
recommendations from the 
I-5/99W Connector Study and 
the Regional Transportation 
Plan, setting the stage for land 
use concept planning and 
comprehensive plan 
development for the Basalt 
Creek area. 

Planning	  Context	  
The need to plan for the future 
transportation system in the 
Basalt Creek area is driven not 
only by future growth in the Basalt Creek Planning area itself, but by future growth in surrounding 
areas targeted for industrial development. Basalt Creek currently lacks the multi-modal 
transportation facilities needed to support economic and urban-level development. Several planning 
  
                                                
1 See Basalt Creek Transportation Refinement Plan Technical Report for more information. 

The	  Basalt	  Creek	  Transportation	  Refinement	  
Plan	  was	  a	  joint	  effort	  involving:	  

• Washington	  County	  
• City	  of	  Tualatin	  
• City	  of	  Wilsonville	  
• Metro	  
• The	  Oregon	  Department	  of	  

Transportation	  
• Area	  Citizens	  

Figure	  1:	  Basalt	  Creek	  Planning	  Area	  Location 
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efforts, summarized below, provide background and context for the Basalt Creek Transportation 
Refinement Plan. 
 

• The I-5/99W Connector Study recommended an alternative that spreads east-west traffic 
across three smaller arterials rather than a single expressway. Although specific alignments 
for these arterials were not defined, the eastern end of the Southern Arterial was generally 
located within the Basalt Creek Planning Area, south of Tonquin Road. The present 
planning effort aims to further define the location of the connection between the SW 124th 
Avenue Extension and the I-5/Elligsen interchange in a manner that does not preclude the 
future Southern Arterial west of SW 124th. 

• The 2035 Regional Transportation Plan (RTP) calls for detailed project planning and 
near-term construction of an extension of SW 124th Avenue from Tualatin-Sherwood Road 
to the I-5/Elligsen Road interchange, supporting industrial access from the Tonquin, 
Southwest Tualatin, and Basalt Creek Planning Areas. The RTP also calls for the near-term 
construction of the Tonquin Trail (see below). 

• The Tonquin Employment Area, Southwest Tualatin Concept Planning Area, and 
Coffee Creek Planning Area together comprise about 1,000 acres surrounding the Basalt 
Creek area that are planned primarily for industrial use. These areas are expected to generate 
growing freight and work-related travel demands on the multi-modal transportation network 
that runs through the Basalt Creek area. 

• The SW 124th Avenue Extension Project, currently underway, is planning and designing the 
corridor described in the RTP from Tualatin-Sherwood Road to Tonquin Road. The present 
planning effort aims to extend the corridor to I-5 as envisioned in the RTP and ensure 
consistency with current SW 124th Avenue project. 

• Washington County’s Boones Ferry Road improvement project, also currently underway, 
provides pedestrian and bicycle improvements and an intermittent center turn lane between 
Norwood Road and Day Road. It is an assumed improvement for the Basalt Creek area. 

• Near-term construction of the Tonquin Trail is called for in the RTP. The master plan 
identifies an alignment for new bicycle and pedestrian connections between Sherwood, 
Tualatin, and Wilsonville, with connections to the larger regional trail system. The Tonquin 
Trail will travel through the Southwest Tualatin Concept Plan Area and the Tonquin 
Employment Concept Plan Area, and is an assumed improvement within the Basalt Creek 
Transportation Refinement Plan. 

• Transportation System Plan updates for Washington County, Tualatin, and Wilsonville are 
currently underway. Washington County will incorporate recommendations from this 
refinement plan into the County TSP update. The cities of Tualatin and Wilsonville will not 
incorporate these recommendations into their current TSP updates, but will carry the 
recommendations into land use concept planning and future TSP updates. 
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Facility	  Considerations	  and	  Characteristics	  
At the outset of this effort, agencies articulated a set of considerations to guide selection of the 
preferred transportation system as well as preferred characteristics of the primary east-west facility 
through the area. 
 

• Guiding considerations included: ability to fund and phase improvements, level of impacts 
(environmental, right-of-way, etc.), support for development, consistency with regional 
policy, and traffic operations performance. 

• Facility characteristics included: for the primary arterial connection, a 45 mph prevailing 
speed and access spacing of one-half mile to one mile to improve capacity. 

Recommendation	  
The Policy Advisory Group (PAG), which consists of elected officials and key staff from the 
project’s five partner agencies, recommends the following elements as part of an overall Action Plan 
(illustrated in Figure 2) for the area. 

Roadways	  
The final recommendation is for a combination of new and improved roadways through the Basalt 
Creek area. The key new roadway through the area is a five-lane east-west extension of SW 124th 
Avenue, aligned south of Tonquin Road and extending east to Boones Ferry Road. The 
recommendation also includes improvements to existing roadways in the area, such as Tonquin 
Road, Grahams Ferry Road, Boones Ferry Road, and Day Road. 
 
Protection of right-of-way for the new east-west roadway from the 124th Avenue extension to 
Boones Ferry Road is a key element of this recommendation. Right-of-way protection and purchase 
will be addressed separately, concurrent with the Basalt Creek land use concept planning. 
 
During the planning process, the City of Wilsonville expressed concern about the structural 
condition of Day Road (i.e., failing roadway base and resulting pavement deterioration) and its ability 
to carry freight traffic for further development of industrial lands. While the Basalt Creek 
Transportation Refinement Plan focused on roadway needs related to capacity, the PAG agreed that 
the function of the arterial network in the Basalt Creek area includes providing roadways with 
adequate structural design for regional freight needs.  Therefore, the PAG agreed that the project 
recommendations include a commitment to address the construction, operations, and maintenance 
of the arterial network through the concept planning process. 

Overcrossings	  
The ability to construct two new I-5 overcrossings, including an off-street multi-use path, should be 
preserved in order to provide for future circulation and connectivity across the Basalt Creek area and 
into areas east of I-5. These overcrossings are recommended as long-term improvements and are 
likely not needed until 2035 or later. Forecasts show that the second overcrossing is not needed 
unless surrounding urban reserve areas east of I-5 and south of I-205 are developed. This refinement 
plan is neutral on the timing of urban reserves development, and therefore does not specify the 
timing and order of overcrossing improvements. 
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Active	  Transportation	  
All improved roadways in the Action Plan include bike lanes and sidewalks consistent with 
Washington County urban standards. This recommendation also includes integration of the regional 
Tonquin Trail into the transportation network. Metro, in close coordination the cities of Tualatin, 
Wilsonville, Sherwood, and Washington and Clackamas counties, led the master planning effort that 
identified a preferred alignment that travels through the Basalt Creek Planning Area. Roadway cross-
sections and right-of-way purchases for the future east-west facility will consider needs for the 
Tonquin Trail in the design for the railroad overcrossing and improvements to Tonquin Road 
between Morgan Road and Tonquin Loop Road. Design for the east-west facility should also 
consider providing an of-street multi-use path that connects to the Tonquin Trail and extends east 
of I-5. Details of how this multi-use path will be integrated with the east-west facility design will be 
refined during later land use concept planning. 

Action	  Plan	  
The recommended Action Plan consists of 18 transportation investments, shown in Figure 2. 
Timing of projects was prioritized through an analysis of likely transportation needs in 2020, 2030, 
and 2035 based on growth assumptions from the adopted Regional Transportation Plan. Because of 
uncertainty regarding the years during which development in the Basalt Creek Planning Area and 
surrounding areas will occur, phasing for investments is classified as short-term, medium-term, and 
long-term. Descriptions of these investments, as well as timing and the funding needed, are shown 
in Table 1. Cost estimates include right-of-way. 
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Table	  1:	  Basalt	  Creek	  Action	  Plan	  

ID Project Short- 
Term 

Medium- 
Term 

Long- 
Term 

Cost 
($2012) 

1 124th Avenue Extension (Tualatin-Sherwood Road to Tonquin Road): 
Construct three lane road extension with bike lanes and sidewalks x   $20,000,000 

2 
Tonquin Road (124th Avenue to Grahams Ferry Road): Widen to three 
lanes with bike lanes and sidewalks, grade separate at railroad, improve 
geometry at Grahams Ferry Road1 

x   $10,500,000 

3 Grahams Ferry Road (Tonquin Road to Day Road): Widen to three lanes 
with bike lanes and sidewalks x   $5,400,000 

4 Boones Ferry Road (Norwood Road to Day Road): Widen to three lanes 
with bicycle and pedestrian improvements x   $10,800,000 

5 124th Avenue/Tonquin Road Intersection: Signal (may include Tonquin 
Trail crossing) x   -2 

6 Grahams Ferry Road/Tonquin Road Intersection: Signal x   $500,000 

7 Boones Ferry Road/Day Road Intersection: Add second southbound 
through approach lane x   -3 

8 
Boones Ferry Road/95th Avenue Intersection: Construct dual left-turn and 
right-turn lanes; improve signal synchronization, access management and 
sight distance 

x   $2,500,000 

9a Tonquin Trail (Clackamas County Line to Tonquin Loop Road): Construct 
multi-use trail with some segments close to but separated from road x   $8,900,0004 

9b 
Tonquin Trail (Tonquin Loop Road to Tualatin-Sherwood Road): 
Construct multi-use trail with some segments close to but separated from 
road 

 x  $7,100,0004 

10 124th Avenue Extension (Tualatin-Sherwood Road to Tonquin Road): 
Widen from three to five lanes with bike lanes and sidewalks  x  $14,000,000 

11 
East-West Arterial (124th Avenue to Boones Ferry Road): Construct 5 
lane roadway with railroad and creek crossings, integrate segment of 
Tonquin Trail5 

 x  $57,900,000 

12 Boones Ferry Road (East-West Arterial to Day Road): Widen to five lanes 
with bike lanes and sidewalks  x  $1,100,000 

13 Kinsman Road Extension (Ridder Road to Day Street): Construct three 
lane road extension with bike lanes and sidewalks  x  $10,400,000 

14 Day Road (Kinsman Road to Boones Ferry Road): Widen to five lanes 
with bike lanes and sidewalks  x  $5,800,000 

15 I-5 Southbound off-ramp at Boones Ferry Road/Elligsen Road: construct 
second right turn lane  x  $500,000 

16 Boones Ferry Road/95th Avenue Intersection: Access management  x  -6 

17 Day Road Overcrossing: Extend new four lane crossing over I-5 from 
Boones Ferry Road to Elligsen Road   x $33,700,000-

$44,100,0007 

18 
East-West Arterial Overcrossing: Extend new four lane crossing over I-5 
from Boones Ferry Road to Stafford Road. Integrate multi-use path in 
corridor that connects to Tonquin Trail 

  x $38,000,000 

 TOTAL $59M $97M $72-82M $228-238M 
1 Grade separation for Tonquin Road is optional. An at-grade crossing would reduce cost by around $2,000,000 
2 Cost included in Project 1 
3 Coordinate with Project 4. Cost of approach lane included in estimate for Project 12 
4 Tonquin Trail cost estimated by Metro as part of trail planning effort 
5 Project 11 can potentially be built in two phases funded separately, west and east of Grahams Ferry Road. However, traffic benefits 
needed in the medium term (around 2030) will not be realized unless entire project is completed 
6 Project details to be determined by further coordination between City of Wilsonville and ODOT. Cost expected to be minimal 
7 Specific alignment approaching Elligsen Road will determine project cost. Alignment to Parkway Center Drive is estimated at 
$33,700,000, and alignment to Canyon Creek Road is estimated at $44,100,000 
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Each investment adds important improvements to the major transportation system in the Basalt 
Creek area to support future development, adding new multimodal facilities and upgrading existing 
facilities to urban standards. Although not shown on the map, it is expected that future concept 
planning will identify locations for additional, lower-classification roads and other transportation 
facilities to serve future development as well. 

Are	  these	  new	  projects?	  
While cost estimates for the entire recommendation may total as high as $238,000,000, all of the 18 
projects have some relation to investments already planned in the adopted RTP. Table 2 shows 
projects from the RTP that have overlap or similarity to projects contained in the Action Plan. Note 
that many of these projects are different in scope from those contained in the Action Plan, 
and will have different cost estimates. Future RTP updates may include updated cost 
estimates from this study. 
 
Table	  2:	  Related	  projects	  from	  the	  Regional	  Transportation	  Plan	  

RTP ID RTP Project 
Related 

Action Plan 
Projects 

Time Period Cost 
($2007) 

10736 
124th Avenue: Construct new street from Tualatin-
Sherwood Road to Tonquin Road: 5 lanes 1,5,10,11 2008-2017 $82,500,000 

10590 
Tonquin Road: Realign and widen to three lanes with 
bike lanes and sidewalks (Oregon Street to Grahams 
Ferry Road) 

2,6 2018-2025 $28,406,000 

10588 

Grahams Ferry Road: Widen to three lanes, add 
bike/pedestrian connections to regional trail system 
and fix undersized railroad crossing (Helenius Street 
to Clackamas County line) 

3 2008-2017 $28,000,000 

10732 Boones Ferry Road: Widen to five lanes (Norwood 
Road to Day Road) 4,7,12 2018-2025 $40,050,000 

10852 95th/Boones Ferry/Commerce Circle Intersection 
Improvements 8,16 2008-2017 $2,500,000 

10854 
Tonquin Trail: Construct multi-use trail with some 
on-street segments (Tualatin-Sherwood Road to 
Clackamas County line) 

9a,9b 2008-2017 $3,000,000 

10853 
Kinsman Road extension with bike lanes and 
sidewalks (Ridder Road to Day Road) 13 2008-2017 $6,500,000 

11243 
Day Road reconstruction to accommodate trucks 
(Grahams Ferry Road to Boones Ferry Road) 14 2008-2017 $3,200,000 

11342 I-5/99W Connector Southern Arterial/I-5 Interface1 15,17,18 2026-2035 $50,000,000 
1 Construction of projects specifically related to the I-5/99W Connector Southern Arterial, such as the I-5 interface, are contingent on 
certain project conditions being met. See Regional Transportation Plan for details. 
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Policy	  and	  Plan	  Updates	  
Recommendations in this plan allow new concept planning efforts to move forward and provide 
guidance for updates of existing transportation plans. 

Basalt	  Creek	  and	  West	  Railroad	  Area	  Concept	  Planning	  
The transportation system recommended in this plan becomes the framework for more detailed land 
use concept planning of the Basalt Creek Planning Area and West Railroad Planning Area by the 
cities of Tualatin and Wilsonville. Key recommendations to be carried forward during concept 
planning include: 
 

• Protection of the major transportation facility corridors from development encroachment. 
• Coordination of the local transportation system with the transportation investments included 

in this plan (unless amended by the parties of this study). Each roadway in the Basalt Creek 
area has access spacing standards that protect the safety and operations of the system, and 
these standards help determine appropriate local street connections. The new east-west 
facility is limited to accesses at 124th Avenue, Grahams Ferry Road, and Boones Ferry Road. 

• Detailed concept planning in the Basalt Creek area should consider multi-use path 
connections to the Tonquin Trail that emphasize directness and minimize conflicts, 
enhancing bicycle and pedestrian access to new residential and employment areas. In the 
West Railroad area, concept planning will also include sections of the Tonquin Trail. 

Regional	  Transportation	  Plan	  
In many cases, this transportation refinement plan provides new detail and cost estimates for 
projects that are already in the adopted RTP. These refined project descriptions, cost estimates, and 
timing considerations should be considered when projects are forwarded to Metro for the next RTP 
update. Examples of RTP projects that overlap with projects in this refinement plan include: 
 

• 10590 (Tonquin Road). Action Plan project #2 includes a grade-separated railroad crossing, 
which is not included in the RTP project description. 

• 10852 (95th/Boones Ferry/Commerce). Action Plan projects 8 and 16 will require further 
coordination with ODOT to determine geometry and timing of intersection improvements. 

• 11243 (Day Road). Action Plan project #14, which widens part of Day Road, should also 
upgrade the roadway structure and pavement conditions to accommodate increasing heavy 
truck volumes. Although project #14 applies only to the section of Day Road between 
Kinsman Road and Boones Ferry Road, funding of roadway reconstruction between 
Kinsman Road and Grahams Ferry Road should also be discussed as part of land use 
concept planning. 

• 10854 (Tonquin Trail). Action Plan projects #2, #5, #11 all need to consider Tonquin Trail 
in their design, including most recent alignment information and cost estimates from the 
trail master plan. 

Washington	  County	  TSP	  Update	  
Most of the projects included in the Action Plan are new facilities in unincorporated Washington 
County or improved facilities already under County jurisdiction. An amendment to update the 
Washington County TSP will be done in 2013 to incorporate the descriptions, cost estimates, and 
timing of these projects. 
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Tualatin	  and	  Wilsonville	  TSP	  Updates	  
The Cities of Tualatin and Wilsonville are also currently updating their transportation system plans. 
However, because concept planning for Basalt Creek will include agreement on the future city limit 
boundary between the two cities, as well as more detailed transportation network considerations, the 
projects included in this plan will not be incorporated as part of the current TSP updates. Future 
TSP updates may reflect elements from this refinement plan by amending project lists, maps, and 
funding strategies. 

Funding	  
Funding for some short-term Action Plan projects has already been programmed by Washington 
County through their Major Streets Transportation Improvement Program (MSTIP). This includes 
$16.9 million ($10.9 million in MSTIP funding and $6 million from other sources) for an interim 
two-lane extension of SW 124th Avenue from Tualatin-Sherwood Road to Tonquin Road. It also 
includes an additional $10 million for right-of-way purchase or other improvements from the list 
identified by this Plan. Washington County has also provided $11 million in funding for the current 
Boones Ferry Road improvement project. 
 
While this recommendation does not identify a specific overall funding strategy for the Action Plan, 
there are many existing revenue sources that may be used to fund the recommended investments. 
Many are subject to a state or regionally competitive process where success can hinge on 
having a broadly supported plan in place. 
 
The revenue sources listed below form the basis of the financially constrained Regional 
Transportation Plan and related project list, which already contains many of the recommended 
Basalt Creek investments. The RTP assumes federal, state, and local sources, all of which will be key 
to funding the Action Plan. 

Federal	  
Based on MAP-212 legislation, sources may include: 

• National Highway Performance Program (NHPP).  These funds are intended for 
rehabilitation and expansion of principal arterials, especially those with important freight 
functions. 

• Regional Surface Transportation Program (STP) funds. These funds may be used for 
virtually any transportation purpose short of building local residential streets. 

• Congestion Mitigation/Air Quality (CMAQ) funds. These funds typically support 
biking, walking, and transit projects, and other projects that help to achieve air quality 
standards. 

• Transportation Alternatives (TA) funds. TA takes the place of previous programs such as 
Transportation Enhancements and Recreational Trails, and may be used to fund a variety of 
non-motorized projects. 

 

                                                
2 For more information see http://www.fhwa.dot.gov/map21/ 
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These funds are allocated to projects through a state or regionally managed competitive process for 
inclusion in the Metropolitan Transportation Improvement Program (MTIP) and the State 
Transportation Improvement Program (STIP). 
 

State	  
State sources include the statewide gas tax, vehicle registration fees, and weight-mile taxes on trucks. 
These funds typically go to road and bridge maintenance projects, but funding for projects of 
regional significance, such as those provided by Oregon House Bill 2001 Jobs and Transportation 
Act (JTA), may be made available for modernization. Again, having a plan in place allows projects to 
access funds when new funding opportunities become available. 

Local	  
A variety of local funding sources are available, although some, such as urban renewal and local 
improvement districts, are subject to approval. Sources may include: 

• Washington County Major Streets Transportation Improvement Program (MSTIP) 
• Local portion of State Highway Trust Fund 
• Local gas tax 
• Transportation System Development Charges (SDCs) or Transportation Development 

Taxes (TDTs) levied on new development 
• Urban renewal funding 
• Developer contributions 
• Local improvement districts (LIDs) 
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 c
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h
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Coffee Creek Master Plan Advisory Committee Meeting #5 
April 6, 2007 – Wilsonville Water Treatment Plant Conference Room 

Attending:  please refer to sign in sheet. 

Todd Chase summarized the project scope and work schedule, noting that the team is on 
schedule.

Todd summarized this meeting’s agenda and welcomed all in attendance. 

Project Schedule Update

Todd summarized the overall work program for members of the public and interested 
stakeholders that have not attended prior meetings.  Sandi Young identified tentative next 
meeting dates to include: 

April 11, City Planning Commission Work Session #2 (to review Draft Plan) 
May 16, City Planning Commission Hearing (to open hearing on recommending Draft 
Plan for adoption) 
Late May: public open house (TBD) 
Late May/June: City council work session and hearing 

Draft Master Plan Discussion

Next, Todd opened up the discussion regarding the Draft Recommended Master Plan, 
dated March 30, 2007).

Todd provided an update to the PAC members regarding activities that have occurred 
between now and the last PAC meeting in later February, including: receipt of a letter 
from Washington County citing concerns with any adoption efforts for the Coffee Creek 
area before location and traffic impact issues are fully understood regarding the I-5/99W 
Connector.  Other activities included input from the City Parks and Recreation 
Committee Meeting, and ongoing effort by the City to remap some of the SROZ land in 
Coffee Creek I.  Marah Danielson noted that ODOT has provided comments on the 
traffic analysis to DKS which have been addressed. 

Questions and recommendations from the PAC members included: 
Washington County, Sherwood (Rob Dixon) and Tualatin (Doug Rux) all citied 
similar concerns regarding moving forward with adoption of both the Master Plan 
south of Day and the Concept Plan (north of Day Road) at this time, in advance of 
location and traffic impact determinations regarding the I5/99W Connector 
Project.
Rob Dixon indicated that the I-5/99W committee and consultant team working on 
the connector study have narrowed down the alignment options from 127 to a 
dozen to be further evaluated this year. While none of the 5 “green alignments” 
and 16 “yellow alignments” directly impact land within the Coffee Creek Master 
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Plan and Concept Plan areas, there could still be traffic impacts that are 
significantly different than what have been determined thus far in the Coffee 
Creek Planning Process.  
Doug Rux indicated that a “no build” option is also being advanced for future 
study.
John Michael indicated that all future land use planning and development in this 
portion of the Metro Region cannot be put on hold indefinitely because of a lack 
of decision on the preferred alignment for the connector. Todd reminded the PAC 
that Metro has conditioned future completion of Title 11 Planning to be 
completed within 2 years of a I-5/99W Connector location decision for the area 
north of Day Road, but placed no conditions on the planning and 
annexation/development process relating to the Connector south of Day Road. 
Doug and Steve Kelley expressed concerns that the property owners in the Coffee 
Creek industrial area, and others will not know the true impact of traffic and 
related roadway mitigation improvements and costs until the Connector project 
location is determined and traffic models are completed. 
John Michael noted that the City has already coordinated with ODOT as part of 
the TSP, and has identified the I-5/Eligson interchange area as “an area of special 
concern” that will be subject to ongoing refinement planning and mitigation. 
Steve Kelley indicated that Day Road may need to be reclassified as an Arterial 
roadway depending upon Connector impacts. Todd indicated that the city may 
want to ensure that building setbacks in new developing areas are adequate to 
accommodate additional travel lanes that may be needed in the long term, 
depending upon the indirect traffic impacts generated by the Connector. 
John Michael recommended that the Introduction to the Master Plan be expanded 
to reference the desire for ongoing coordination with regard to the Connector 
Project.
Julie Kahoe reminded the PAC that there is an regional need for industrial land 
that is driving up land prices beyond what most tenants can afford, which could 
weaken the city and regional ability to compete for strategic employment growth. 
This issue will worsen if Coffee Creek I cannot move forward with annexation in 
the near term. 
Doris Wehler asked about the PGE substation that is seeking a development 
permit north of Day Road in the Concept Plan area.  Todd indicated that it was his 
understanding that this project would help address existing power supply 
deficiencies and help with long term growth in the area, and that such plans are 
preliminary. Steve Kelley had no knowledge of a PGE development application at 
this time. 
Terry Tolls requested that a revised Master Plan be prepared that shows potential 
driveway access points along the east segment of Day Road. 
Terry Tolls also recommended that the Day Road Design Overlay District allow 
up to 30% of the site to be developed with office (rather than the recommended 
20%) in light of increased construction costs due to higher quality building and 
site design standards. 
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Stacey Humphrey indicated that prior to adjusting any commercial land 
allocation; the City should make sure that it remains consistent with Metro Title 3 
regulations.
Todd and Sandi recommended that concerned PAC members should direct written 
input via email to Sandi prior to April 10 so that the Wilsonville Planning 
Commission can take them into account. 
 Peter Stahick noted that employee parking for industrial buildings if often located 
near the front administrative/office building area, so parking should be allowed 
along Day Road. Todd indicated that buffered parking would be an appropriate 
use along Day Road as long as any truck loading is screened and/or moved to 
behind the building. 

Acceptance of February 16 meeting notes

After deliberation, the PAC agreed to accept the prior meeting notes without changes. 

Todd indicated that this would likely be the last PAC meeting for the Coffee Creek 
planning process, and thanked all for their interest and contributions in this planning 
process.

Meeting notes prepared by Todd Chase. 
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Coffee Creek Master Plan Advisory Committee Meeting #4 
February 16, 2007 – Wilsonville Water Treatment Plant Conference Room 

Attending:  Sandi Young, Chris Neamtzu, John Michael (City of Wilsonville); Todd 
Chase (Otak); Scott Mansur (DKS); Doug Rux (City of Tualatin); Steve Kelley 
(Washington County); Stacey Humphrey (DLCD); Marah Danielson (ODOT); Julie 
Kahoe (ICPS); Rob Hatch (Hatch Western); Kevin McKoy; et.al. 

Todd Chase summarized the project scope and work schedule, noting that the team is on 
schedule.

Todd summarized this meeting’s agenda and welcomed all in attendance. 

Project Schedule Update

Todd summarized the overall work program for members of the public and interested 
stakeholders that have not attended prior meetings.  Todd indicated that a 45 day project 
delay was incurred when the decision was made to utilize most recent Metro 2030 land 
use forecasts that are consistent with the I-5/99W Connector Study. Todd identified 
tentative next meeting dates to include: 

March 30, PAC meeting #5 (to review Draft Plan) 
April 5, Public open house event (to review Draft Plan) 

Transportation and Infrastructure Recommendations

Next, Todd and Scott Mansur summarized the findings from the traffic analysis 
memorandum from DKS dated February 12, 2007) and the Fiscal Impact/Annexation 
Memorandum (dated February 6, 2007).  

Questions and recommendations from the PAC members included: 
Steve Kelley questioned the assumptions made for the I-5 off-ramp movement to 
95th Avenue left turn connection. Scott indicated that there is a current ODOT 
project that would signalize this movement to allow trucks to make the lane 
change from the ramp to 95th Avenue that would occur this summer. Scott 
indicated that additional access management measures are also recommended. 
Doug Rux asked the consultant team to clarify whether the no build 
improvements and recommendations for Alt. 1 and Alt. 2 (south and north of Day 
Road) are subsets or cumulative improvements. Todd indicated that they are 
cumulative, but the “no build” improvements are not necessary prior to the 
“build” improvements. 
Stacy Humphrey indicated that the Tonquin Road/Grahams Ferry Road 
intersection improvements are outside existing urban growth boundaries, and 
would require special exceptions to be permitted.  
Ray Phelps asked how much the traffic results would change if the I-5/99W 
connector project alignment was moved south of the Coffee Creek Industrial 
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Area, and what other major arterial improvements are assumed in the traffic 
model. Scott indicated that he would have to check on these assumptions. 
 Doug reminded the PAC and members in attendance that the project 
recommendations, impacts, and costs, are based on a “snap shot” of assumptions 
for 2007-2027. He indicated that in reality the actual costs will be much higher (as 
they are escalated to future year dollar amounts) and the impacts will change 
depending upon actual vs. projected regional and local growth, and any change in 
street connections.
Todd indicated that the preliminary list of project priorities will be revisited with 
City staff and refined as appropriate. 
Todd also indicated that all water, sewer and storm water improvement 
recommendations are considered to be “place holders” until more detailed system 
modeling is conducted by the city. 
Todd also noted that the fiscal impact findings generally indicate a positive fiscal 
impact for Alternatives 1 and 2 (south of Day Road).  Fiscal impact findings for 
the area north of Day indicated a positive fiscal impact for Alt. 1, but a slight loss 
for Alt. 2 (given more housing and less jobs in that alternative). 

Evaluation of the Alternatives:

Todd summarized the preliminary evaluation matrix dated February 13, 2007. Following 
discussion, the PAC conclusions for the area south of Day include: 

With regard to Goal 1, Consistency with Local, Regional and State 
Plans;Alternative 1 is more favorable than Alt. 2. DLCD staff (Stacey Humphrey) 
indicated preference to Alt. 1. Metro leadership also has openly supported Alt. 1. 
ODOT staff (Marah Danielson) had no preference at this time. 
With regard to Goal 2, Transportation, Alternative 2 is more favorable than Alt. 1. 
This is mostly due to the proposed realignment of Clutter/Grahams Ferry Road. 
Alt. 2 also included a Kinsman Road to Commerce Circle street connection, but 
the analysis by DKS indicated that it could hurt the level of service at the 95th

Avenue intersection with Boones Ferry Road.
With regard to Goal 3, Public Facilities, Alternative 1 is more favorable than Alt. 
2 given the potential cost economies that could be realized if storm water drainage 
improvements are made in conjunction with the Kinsman Road alignment shown 
in Alt. 1. 
With regard to Goal 4, Citizen Stakeholder Participation, Todd indicated that the 
initial public meeting provided “soft support” for the concept of a special design 
overlay standard for industrial buildings along Day Road, but mixed support for 
the two different road way networks. PAC members in attendance (and other 
property owners) at the meeting generally favored the simplified street network 
shown with Alt. 1, but supported the Design Overlay Concept shown with Alt. 2.

North of Day Road, the Alternatives were essentially tied for the area west of Basalt 
Creek. However, Alternative 1 scored relatively higher than Alternative 2 with regard to 
Goal 1 (Plan Consistency), and tied for most of the other criteria. 
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Doug voiced support for Alt. 1 in light of the additional traffic impacts it would likely 
generate (about 30% more peak hour trips than Alt. 2) and the inconsistent Metro and 
Washington County land use planning assumptions. John indicated that the Mixed 
Employment PUD concept would be preferable from the City’s perspective since it 
would help achieve a better housing/jobs balance and keep the traffic impacts relatively 
high (which is considered to be a more conservative approach for long term planning). 
Doris Wehler and other PAC members noted the rolling topography in this quadrant 
which would not be conduce to industrial buildings.

Recommended Draft Alternative 

Doris Wehler provided the PAC with the mix of improvements and land use assumptions 
that were endorsed by the Wilsonville Chamber of Commerce membership. They 
included:

Alt. 1 road network, with exceptions for the Clutter Road realignment and 
Commerce Circle connection shown in Alt. 2.
Design overlay along entire length of Day Road. 
Support for the Mixed Employment PUD concept north of Day Road as shown 
with Alt. 2 

Following a discussion about the advantages and disadvantages with each alternative, 
the PAC generally agreed to support the Chamber suggestions with the exception of the 
Commerce Circle-Kinsman Road  connection, which is to be shown as a trail. 

Acceptance of October 20 meeting notes

Todd and Chris indicated that in response the prior meeting issues regarding the mapped 
SROZ areas south of Day Road, City staff and property owner (Ray Phelps) have met and 
walked the subject property. It is likely that the subject site was inaccurately mapped in 
prior adopted SROZ ordinance and that a map revision could be appropriate.  Todd also 
indicated that Washington County Commission is now considering a proposed ordinance 
(#67) that would create holding zones for most of the areas brought into the UGB by 
Metro in 2004, and also designated most of the area north of Day Road as a “significant 
resource” for environmental planning purposes. 

Next meeting:  tentatively set for Friday, March 30, 2007 at 9 am at the City’s Water 
Treatment Plant. 

Meeting adjourned at 11:35 am. 

Meeting notes prepared by Todd Chase. 
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Coffee Creek Master Plan Advisory Committee Meeting 
August 18, 2006 – Wilsonville Water Treatment Plant Conference Room 

Attending:  Todd Chase, OTAK; Scott Mansur, DKS; Andrew Johnson, ODOT; Doug 
Rux, City of Tualatin; Eldon Johansen, City of Wilsonville; Doris Wechler, Wilsonville 
Chamber; Dave Brown, property owner; Tom Moes, Root Holdings, LLC; Ray Phelps, 
Allied Waste, property owner; Stacy Rumgay, property owner; Bob Jonas, property 
owner, Dick Kruger, property owner; Rob Hatch, property owner;  Stacey Hopkins, 
DLCD, Tim Marshall, MBI; Ron Snyder, property owner, Chris Neamtzu, City of 
Wilsonville, Sandi Young, City of Wilsonville (partial attendee). 

Updated project schedule flow chart was distributed.  Todd Chase summarized the 
project scope and work schedule, noting that the team is on schedule.  

Questions were raised about notification for the upcoming open house in September. The 
City indicated that newspaper ads would be supplemented with direct mailings to folks 
near the planning area.  Doug recommended inviting CPO leaders. Todd recommended 
signs posted along major roadways. 

Todd noted that the two northerly property owners in Area 2 have opted to be removed 
from the Concept Planning effort, and that the City and ODOT have agreed with these 
requests to amend the plan area boundary. 

Draft Goals and Objectives:

Todd distributed a two-page summary of the draft project goals, objectives and 
evaluation criteria, which summarizes the longer version already provided to Advisory 
Committee members. 

Questions and recommendations from the PAC members included: 
Doug Rux recommended inclusion of any specific Metro Ordinance provisions 
for properties brought into the UGB. 
It was noted that since there appears to be no 50 acre parcels within the plan 
areas, there should be some effort to encourage aggregation of tax lots. Sandi 
Young indicated that the City always utilizes Planned Unit Developments and it 
would be a requirement for new development to proceed. 
Doug and Stacey recommended adding Objective E. Compatibility with Statewide 
Planning Goals to Goal 1. 
Andy Johnson mentioned that we need to add objective G “compliance with State 
of Oregon Transportation Plans and policies” and objective H “implement 
Washington County TSP” under Goal 2. Transportation. 
Doris Wehler recommended that we add criteria 10 “Level of support from I-
5/99W Connector Coordination committee(s)” to Goal 2.  
Tom Moes recommended we move criteria D from Goal 5 up to Goal 2. 
Todd Chase recommended we reduce redundant criteria where possible. 
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Doug Rux recommended adding Criteria 8 “relative measure of Fiscal Impact” to 
Goal 3 Public Facilities.
Andy Johnson recommended Criteria 2 within Goal 4, and to gauge level of 
support from property owners regarding the potential marketability of their 
property.
PAC members felt Goal 5, Objective B should focus more emphasis on the 
opportunities for Green development of facilities, not types of uses. 
As the Parks and Recreation Department representative, Chris will seek level of 
support from Parks and Recreation subcommittee for a new criteria under Goal 5, 
“support for Parks and Open Space”. 

Draft Alternatives:

Todd described the two planning areas in terms of gross and net buildable land area. 
Todd noted that Area 1 (South of Day) has 216 gross acres, with about 207.5 suitable for 
industrial development. An additional 25% would be needed for public collector/arterial 
roads and various easements, leaving about 155.6 net acres for land development. 

North of Day Road Area 2 has approximately 81.2 acres, but because there are more 
slopes and drainages than the areas south of Day, there are only 65.9 acres suitable for 
industrial development (excluding 25% for streets). To better optimize urbanization 
potential, Todd recommended consideration of some non-industrial uses such as office 
and housing in Area 2 for one of the alternatives. 

Todd described both of the draft Alternatives. Todd noted that Alt. 1 is intended to be the 
more traditional industrial master plan with lower costs than Alt. 2.  Alt. 2 is focused on 
employment corridors and higher density development with efforts made to improve the 
area’s market image with higher building design standards than in Alt. 1, and a new 
neighborhood north of Day along Boones Ferry Road. 

The PAC’s comments included: 

Stacey Hopkins recommended that we make one alternative 100% compliant with 
the Metro Ordinance that was adopted when this area was brought into the UGB. 
Todd recommended we amend Alt. 1 to be 100% compliant. 
Several PAC members felt we should keep as many existing roadway alignments 
as possible on Alt. 1 and Alt. 2 to keep down the capital costs. 
Todd recommended a separate definition for gateway/waysides versus pocket 
park/waysides. Gateway waysides would be oriented towards area signage, 
landscaping and way finding (tenant/building rosters).  Pocket parks would have 
picnic shelters, open space, and perhaps sport courts with trail linkages. 
Several PAC members recommended focusing the higher standards for building 
design along Day Road in Alt.2, and liked the potential transition to a new 
residential neighborhood between the basalt creek drainage and Boones Ferry 
Road.
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Next meeting:  Friday, October 20 at 9 am at the City’s Water Treatment Plant. 

Meeting adjourned at 11:30 am. 

Meeting notes prepared by Todd Chase 
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Coffee Creek Master Plan Advisory Committee Meeting 
October 20, 2006 – Wilsonville Water Treatment Plant Conference Room 

Attending:  please refer to sign in sheet 

Todd Chase summarized the project scope and work schedule, noting that the team is on 
schedule.

Todd summarized this meeting’s agenda and welcomed all in attendance. 

Public Open House Input

Todd summarized the Task 3 Conceptual Master Plan Evaluation Brief, and highlighted 
feedback from the well-attended open house. 

Next, Todd and Scott Mansur summarized the findings from the existing traffic analysis 
and the revised Transportation Policy Memo, which takes into account issues raised by 
Steve Kelley of Washington County. One key unresolved issue pertains to which land use 
inputs to utilized for the transportation impact model. New land use assumptions have 
been developed since the city adopted its TSP. These “new” land use assumptions are 
being reviewed by the City and are being used for the Hwy.99/I-5 connector study, and if 
used for the Coffee Creek TGM project, would require a scope change. 

Questions and recommendations from the PAC members included: 
Ray Phelps and Steve Kelley recommended that the consultant team be directed 
by the city to utilize the latest land use inputs to be consistent with the connector 
study. Most TAC members agreed. 
Ray recommended a short-term fix for the Boones Ferry/95th Ave. intersection 
(which is out of the TGM study area) to include changing left-turn signal timing 
from Boones Ferry Road.  
Scott mentioned that the Boones Ferry/95th Ave. intersection is Level of Service 
“E” today, but can be improved to “D” after stage II improvements are made to it. 
Steve recommended realignment of Boones Ferry Road to be considered. 
Doug Rux would like to see the trip distribution and growth assumptions when 
the draft transportation analysis is presented. Doug would like to see changes in 
the roadway patterns in conjunction with this work. 
Ray expressed concern that the Hwy. 99/I-5 Connector study area includes all of 
the Coffee Creek Industrial Planning Area. Todd indicated that Metro ordinance 
allows development to proceed south of Day Road, but not north of Day until 2 
years after the connector alignment is chosen. 
Ray recommended (and TAC members agreed) that the alignment for Kinsman 
Road be shifted eastward along the SROZ corridor in Alt. 1 to keep as much 
contiguous land open for development as possible. 
Ray questioned the Significant Resource Overlay Zone (SROZ) designation for 
the portion of this land north of his operations. Sandi indicated that the SROZ 
designation was adopted by City Council and is subject to restrictions. 
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A property owner asked when the new taxes/regulations would apply to them. 
Sandi indicated that the City will only allow annexation when the majority of 
property owners in a sub-area support it—which would not be until property 
owners ask for it. 
Paul Ketcham indicated that it would be difficult for the Metro Council to endorse 
a change from Industrial designation to mixed use in the NE portion of the study 
area. There would need to be justification based on traffic, land constraints, etc. 

Proposed Revised Alternatives:

Todd described the public input on the two concept plans, and after discussion the TAC 
recommended the following revisions: 

Alternative 1: Industrial
Keep land use the same, but attempt to simply local road and proposed pedestrian 
network.
Align Kinsman Road to the east along the SROZ corridor. 

Alternative 2: Industrial/Mixed Use 
Consider mixed use area in NE portion of the planning area (North of Day Road) 
Reconfigure proposed Kinsman Road alignment, but keep traffic roundabout and 
connection to Commerce Circle, and realigned Clutter Road. 
Simplify the proposed local street and pedestrian network. 

Next meeting:  Friday, January 11, 2007 at 9 am at the City’s Water Treatment Plant. 

Meeting adjourned at 11:45 am. 

Meeting notes prepared by Todd Chase 
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Coffee Creek Master Plan Advisory Committee Meeting 
June 15, 2006 – Wilsonville Water Treatment Plant Conference Room 

Attending:  Todd Chase, OTAK; Scott Mansur, DKS; Doug Rux, City of Tualatin; Eldon 
Johansen, City of Wilsonville; Doris Wechler, Wilsonville Chamber; Dave Brown, 
property owner; Ray Phelps, Allied Waste, property owner; Jean Taylor, property owner;  
Stacy Rumgay, property owner; Rob Hatch, property owner;  Steve Kelly, Washington 
County; Tim Marshall, MBI; Don Richards for the Thompson property, Ron Snyder, 
property owner, Stu Peterson, Macadam Forbes; Chris Neamtzu, City of Wilsonville, 
Sandi Young, City of Wilsonville. 

Minutes of the first meeting were distributed.   

Todd Chase summarized the project scope and described the study area as lands east and 
north of the railroad, south of the correctional facility, lands south of Day Road outside 
the city boundary, lands north of Day Road and east of Grahams Ferry Road to 
approximately Clay Road extending east to Boones Ferry Road.  He said that the 
planning south of Day Road would be master planning, and the work north of Day Road 
would be concept planning.

Questions were raised about notification.  Doug Rux said he is referring folks to 
Wilsonville.  Signing the area was suggested.  Sandi Young said that there are two 
interested groups, the Advisory Committee members and a second group who wish to 
participate via e-mail.  A map of represented property owners was distributed.  Sandi said 
that information will be placed on the city’s website.  It was suggested that the existing 
Concept Plan be put on the website. 

Todd presented the planning schedule. 

The draft Goals and Objectives were distributed at this meeting.  They are taken from the 
City’s Comprehensive Plan, the Metro Urban Growth Management Functional Plan and 
other existing documents.  Please send any comments to Sandi via email to Linda 
Straessle at the city. 

The summary of Existing Plans and Policies prepared by OTAK was distributed for 
review by the committee. 

The next step is to develop Evaluation Criteria for the review of the various alternative 
scenarios, and then to develop the actual alternatives. 

The first public meeting will be on the draft Plan Alternatives in late September. 

The draft Master Plan will be prepared and reviewed in January/February 2007 with a 
final draft plan then prepared for review by the Planning Commission and City Council in 
April through June 2007. 
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Todd said that the Existing Plans and Policies document pulled the direction of a variety 
of applicable plans and documents.  He said that Metro had designated the area known as 
Coffee Creek I as Regionally Significant Industrial Land (RSIA), and that the remaining 
study area was taken into the UGB as Industrial land in 2004.  He began a review of the 
draft document. 

Todd said that the Metro Urban Growth Management Functional Plan sets criteria for 
RSIA lands, has restrictions on subdivision, while industrial lands can be subdivided if 
there is an approved master plan or shadow plat. Metro’s RSIA regulations limit retail 
and commercial activities to no more than 3,000 square feet per user for a single user, and 
no more than 20,000 square feet. Lots or parcels larger than 50 acres may be divided into 
smaller lots pursuant to a master plan.  Lots smaller than 50 acres may be divided into 
any number of smaller parcels. 
.

Doug asked if there were job/acre conditions applied when Metro added Coffee Creek I 
area to the UGB.  Todd responded that no unique job targets have been established by 
Metro for the study area by Metro, and the City of Wilsonville has an adopted RSIA 
Zone that appears to comply with Metro guidelines. 

Infrastructure:
Todd referred to page 17 of the Existing Plans and Policies report.  The water master plan 
indicates that there is plant capacity, and plans for a new line in Grahams Ferry, together 
with a new reservoir and pump station (2015) to serve this area.  Eldon Johanson said that 
a large water line was installed as part of the correctional facility infrastructure.   

Doug asked about Tualatin Valley and plans for a water line to serve Sherwood.  Eldon 
responded that plans are very fluid right now.  Several alternative line locations are being 
reviewed.

Parks: (pg. 20)   The City’s draft Parks Plan includes plans for linear trails, waysides and 
green spaces within and adjacent to this area.  The Parks Plan is expected to be adopted 
by council in Fall 2006. 

The Emergency Services Plan will be added to the report.    

Zoning in the area is both Clackamas and Washington Counties.  The line between 
counties is Ridder Road.  Clackamas County maintains all traffic signals in the area. 

Traffic:  Scott Mansur of DKS noted that, of the 6 road improvements in the 
Transportation Systems Plan affecting this area, 4 had been built.  The remaining 2 are 
related to the northerly extension of Kinsman Road to Day Road.  There are some 
wetland issues in the potential alignment which may cause problems.  The intersection of 
95th /Commerce Circle has capacity problems which will need to be addressed as part of 
this planning effort.  Stu Peterson remarked that the city owns much of the Kinsman 
ROW.  Eldon responded that actually Metro owns a good share of it.  Steve Kelly 
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remarked that the County currently maintains Ridder, Clutter and Graham’s Ferry Roads 
and that they are truck routes. 

Bike and trail improvements, as proposed by metro and the City’s draft Bike/Ped Plan 
were reviewed.  Steve Kelly said that the Tonquin Trail location, etc.  should be 
coordinated with metro.  Sandi responded that Chris Neamtzu , the City’s Parks Planner 
was working closely with Metro on all parks and trails work in and near the city.  The 
Bike/Ped Plan is expected to be adopted by Council in Fall 2006. 

The City’s draft Transit Plan proposes service to the Coffee Creek planning area.  The 
draft Transit Plan is expected to be adopted by Council in Fall 2006. 

Railroad, both a potential spur to serve the area, and any improvements to the overpass 
on Graham’s Ferry Road.  Todd said that ODOT has a railroad fund for projects related 
to jobs.  He will check with Andy Johnson (ODOT) on rail issues. 

Private Utilities:   Sandi remarked that PGE is represented on the Advisory Committee.  
It was recommended that we work to get BPA at the table. 

Draft Goals and Objectives:

Sandi said that the draft goals and objectives are taken from the City’s Comprehensive 
Plan, the Metro UGM Functional Plan and other applicable documents.  Discussion 
centered around Policy 1c:  Encourage energy efficient, low pollution industries. 
Suggestions were: a solar oriented street grid, use of recycled water on site, creating 
walkable street/pedestrian networks, or specific development code requiring sustainable 
development.  Todd described an industrial park in Bend that is being planned to include 
transit, passive solar street grids, recycled water use, etc.  He said that it allows those 
buying sites in the park to get LEED credit if they pursue this US Green Building Council 
certification.  Stu remarked that ecoroofs are costly for industrial buildings. 

Based on this discussion, Todd recommended that the design team come back with two 
development alternatives for the area: one focused on the most economically efficient 
street/land use layout; the other focused on the most environmentally sensitive layout. 
Both of these alternatives could be refined based on TAC and public input, and then 
subjected to the plan evaluation criteria. 

Sandi said that there were probably other goals and objectives to be added to the draft. 
She would do this prior to the next meeting, and for folks to get their comments to her. 

Next meeting:  Friday, August 18 at 9 am at the City’s Water Treatment Plant. 

Meeting adjourned at 11 am. 

Meeting notes prepared by Sandi Young 
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M e m o r a n d u m
 

To:  Sandi Young, AICP Planning Director, City of 
Wilsonville; Andrew Johnson, ODOT Region 1 

From: Todd Chase, Otak 

Copies: File 

Date: October 3, 2006 

Subject: Task 3 Conceptual Master Plan Evaluation Brief 

 
 
 
 
 
 
620 Kirkland Way, #100 

Kirkland, WA  98033 

Phone  (425) 822-4446 

Fax  (425) 827-9577 

Project #:  13612 

Summary of Open House Input 

Otak and the City of Wilsonville conducted a public open house on September 28, 2006 at Wilsonville City 
Hall to review and discuss preliminary master plan alternatives for the Coffee Creek Industrial Area. 
Approximately 40 members of the public attended the meeting, which was advertised in the Oregonian 
newspaper, though direct mailings to over 2,000 residents and through signs posted throughout the area. 
Exhibit A includes that meeting sign in sheet. 
 
This Open House served as the first of two public open house meetings that are planned as part of the 
Wilsonville Coffee Creek TGM project that is underway. The Agenda for the open house included: 

1. Welcome and Introduction 
2. Project Schedule and Overview 
3. Existing Conditions 
4. Alternatives Planning Concepts 
5. Open Discussion 

 
Public Input 
 
Public exist surveys were distributed to all attendees (see Exhibit B), and 19 have been tabulated to date. 
Comments were also recorded by Todd Chase on flip charts.  A summary of the public input is provided 
below. 
 
Which Alternative is Preferred? 
 
Todd indicated to the public in attendance that the alternatives being presented are considered to be very 
preliminary and conceptual at this stage in the planning process. The alternatives were refined based on input 
from the Technical Advisory Committee (at TAC meeting number 2) and will be refined again based on the 
public input, with the goal of narrowing the alternatives into one preferred alternative.  Hence, the intent of 
this public meeting is to obtain some general direction from the public regarding elements of each alternative 
that are liked or disliked, so the design team can create a hybrid alternative that has the most support from 
the City, the public, and other state, regional and local agencies. 
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The results of the 19 tabulated surveys regarding overall preference is shown below in Figure 1. 

Figure 1, Which Alternative Do You Prefer? 

Alt. 1
26%

Alt. 2
37%

Both
5%

None
32%

 
 
Additional comments regarding specific likes and dislikes are summarized below. 
 

Alternative 1 

What Folks Liked Most about Alt. 1 
Less restrictions, no design overlay (2) 
Like simple roadway and land use layout (4) 
Potential less cost burden on public infrastructure 
Like bicycle/ped layout (2) 
Like the fact that there would be more large industrial parcels 

 
What Folks Liked Least about Alt. 1 

Too many pocket parks/waysides (1) 
Too many road connections 
Too many bicycle/ped connections (4)  
Keep bike/ped network along streets not in power easements or trails 
Would like to show more land for light industrial, less for RSIA 
Prefer if Kinsman connection shifted to the east in existing power line easement (2) 
Need to include realignment of Clutter Road 
May want to consider office in lieu of housing in NE corner 
Consider additional trail network along Basalt Creek 



Sandi Young, Andrew Johnson  Page 3 
Wilsonville Coffee Creek  October 3, 2006   

N:\planning\coffee creek 1\Final CC1 Master Plan\Appendix\B Public Input\1.EvaluationBrief Memo.doc 

Alternative 2 

What Folks Liked Most about Alt. 2 
Liked the residential neighborhood shown in NE corner (1) 
Like the connection to Commerce Circle (3) 
Like Kinsman alignment 
Like all roadway connections (4) 
Like all bike/ped connections (5) 
Like the greenway and pocket parks/waysides 
Like relocation of Clutter Road 
Like Design Overlay on Day Road (2) 
Like variety of land use and building types in Alt. 2 
Like the traffic roundabout  

 
What Folks Liked Least about Alt. 2 

Kinsman should be shifted west to make larger parcels on east side of road (3) 
Do not like connection to Commerce Circle 
Should plan for retail along Day Road to support planned housing 
Do not like traffic roundabout (2) 
Do not like design overlays on industrial zone 
Too many bike/ped connections (5) 
Too many pocket parks/waysides 
Consider additional trail network along Basalt Creek 

 
There were additional comments made by the public that reflect broader policy questions with regard to 
transportation, and local land use and traffic issues that the TAC should consider.  These other comments are 
summarized below. 
 
Other Comments  

Put entire master plan on hold until bypass alignment is determined (1) 
Need to show public what is planned at 95th Ave./Freeway Interchange area to resolve existing 
traffic congestion (2) 
Include an option that shows how I-5/99W connector corridor can be accommodated south of the 
prison site through the master plan area. 
Concern about conflicts between this Master Plan and Metro�s policy stance on major roadway 
improvements 
Be sure to involve BPA in early discussions on planning 
How and when will annexation impact tax structure (2) 
Consider potential mixed-use PUD in area NE of Day Road 

 
Next Steps � Creating a Preferred Alternative  
 
Based on the public input it is apparent that there is a mix of support for either Alternative. It appears that 
the preferred alternative could maximize the public�s support if reflects elements that people are most 
passionate about, particularly the likes and dislikes noted below. 
 
Preliminary Modifications to Alternative 2 to consider include: 
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Kinsman should be shifted west to make larger parcels on east side of road  
Attempt to simplify the local street network, by eliminating some internal east-west connections 
Limit the bike/ped connections to major streets and BPA easements, but explore possibility of 
adding a planned trail along Basalt Creek north of Day Road.  
Limit the number of pocket parks/waysides 
Ensure that the roundabout is designed for large trucks 
Evaluate the traffic impacts of the Commerce Circle connection 
Consider a mixed-use PUD as an alternative in the NE area 

 
These items shall be discussed with the TAC at the next planned meeting on October 20, 2006 at the 
Wilsonville Water Treatment Plant.  
 
Please contact me with any questions regarding these findings or conclusions. 
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M e m o r a n d u m
 

To:  Chris Neamtzu and Sandi Young, City of Wilsonville;,  

From: Todd Chase, Otak 

Copies: Marah Danielson, ODOT Region 1 

Date: March 7, 2007 

Subject: Task 4, Evaluation of Alternatives, Parks Commission 
Work Session Input 

 
 
 
 
 
 
17355 SW Boones Ferry Rd. 

Lake Oswego, OR 97035 

Phone  (503)635-3618 

Fax  (503) 635-5395 

Project #:  13612 

Introduction 

In accordance with the Coffee Creek Industrial Area Transportation Growth Management planning grant, we 
are seeking direction from the City of Wilsonville�s Parks and Recreation Advisory Board to endorse the 
Preliminary Preferred Plan (shown in Figure 3) with or without conditions.  

This memorandum describes the revised draft ranking of evaluation findings and recommended next steps 
for the advancement of planning alternatives for the Coffee Creek Industrial Area TGM project. At this 
point, we have applied the revised draft evaluation criteria to the two alternatives (based on Planning 
Advisory Committee {PAC} input on August 18, 2006, October 20, 2006 and February 16, 2007), and have 
taken into account public input (based on a Public Open House on September 28, 2006).   
 
Park Facilities Recommendations 
 
The Wilsonville Parks and Recreation Master Plan addresses the park, recreation, and service needs of 
Wilsonville residents over the next 20 years, specifically envisioning �a comprehensive and interrelated system of 
parks, recreation, and natural areas, that: 

Offers a range of experiences, including active and passive recreation, for all ages and abilities; 
Contributes to a healthy and livable community; 
Conserves and educates about the natural environment; and 
Promotes community connectivity by linking parks, recreation facilities, schools, and other key community centers by trails, 
pathways, and public transit. 

 
The Parks and Recreation Master Plan implements Policy 3.1.11 of the Comprehensive Plan, which states 
that, The City of Wilsonville shall conserve and create open space throughout the City for specified objectives including park 
lands. 
 
The Master Plan specifically identifies the Northwest Industrial Area as having a strong need for accessible 
green space and recreation opportunities and recommends providing parks in this area and/or improving 
linkages between the Industrial Area and existing parks. 
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Parks are just as significant in commercial and industrial areas as in residential areas. 
However, the recreation and leisure needs of workers are different from residential needs, and they are often overlooked. The City 
of Wilsonville can be a leader in this regard by providing parks designed to serve the city�s workforce. For example, the Bike and 
Pedestrian Plan recommends a regional trail and community trail through the Northwest industrial area, offering opportunities to 
incorporate recreation amenities to serve nearby employees as well as trail users. Benches, picnic areas, and similar facilities may 
provide healthy opportunities to relax and socialize during lunch and work breaks. As these industrial areas are developed, the 
City can encourage employers to offer additional recreation opportunities, and other healthy-living amenities.  (Wilsonville Parks 
and Recreation Master Plan, Chapter 2) 
 
Protecting natural resources is a hallmark of the Comprehensive Plan and the Parks and Recreation Master 
Plan.  Natural resource protection and opportunities to partner with private land owners, as has historically 
been the case in Wilsonville, should be considered during the planning process for the Coffee Creek Area.  
Focus should also be placed on creating an interconnected park system including greenways and trails, but 
also connections for bike, pedestrian, and transit transportation choices. 
 
The project area has one identified parks improvement shown in Figure 1, which is listed in the Parks and 
Recreation Plan as �P12 Industrial Area Waysides.�   
 
 
 
 
 
 
 
 
 
 
 

Figure 1

Project Area
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P12 Industrial Area Waysides (Excerpt from the Parks and Recreation Master Plan) 
Wilsonville is currently planning for industrial uses in the Northwest Area, just south of the prison. There is a great opportunity 
to design pocket parks that serve social and recreational needs of employees into the overall plan for the area. The vision for this 
area is to provide pocket parks along the community trails that are easily accessible to employees. Figure 2 depicts potential 
wayside locations in this area. Recommendations for the waysides include: 
 
1. In this area, waysides should be provided within about ¼-mile of employees. 
2. As development occurs in this area, locate and design the waysides. Securing easements or land for each of the waysides 

should occur as part of the development review and approval process. 
3. Each wayside should include a small picnic shelter to increase year round usability, site furnishings, and a paved plaza area. 
 
 Figure 2 

Project Area
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Chapter 6 of the Parks and Recreation Master Plan provides capital project costs, including costs for the two 
projects within the plan area. 

P11 Industrial Area Waysides:  Allowance for design and implementation of 3 pocket parks along 
regional trails R1 and R6 and community trail C10. Allowance based on average cost of $200,000 per 
wayside, not including trail construction � $600,000 (2005 dollars).   
P12 Industrial Area Waysides: Allowance for design and implementation of 3 pocket parks along 
community connector trails. Allowance based on average cost of $200,000 per wayside, not including trail 
construction � $600,000 (2005 dollars).   

 
Preliminary Plan Recommendations 
 
The draft planning goals, objectives, and evaluation criteria were discussed and revised based on PAC input in 
August.  Otak applied general findings to the draft criteria that were presented to the public at the Open 
House in September. The results from the preliminary evaluation were presented to the PAC in October, and 
again in February 2007. During the February PAC meeting, the members discussed how each criterion can be 
used to make informed decisions regarding the advantages and disadvantages of the alternatives, then 
identified an overall recommendation for each Goal.  
 
The overall recommendation from the PAC is to prepare a draft Plan that is a �hybrid� combination of 
Alternatives 1 and 2 as a Preferred Alternative, as illustrated in Figure 3. 
 
Recommended long range parks and trails include: 

Kinsman Road Green Street Improvement (with parallel bike lanes/sidewalks) 
Grahams Ferry Road Green Street Improvements (with parallel bike lanes/sidewalks) 
Commercial Circle to Kinman Road pathway connection (estimated capital cost of $270,000) 
Construction of three new waysides south of Day Road (estimated capital cost of $60,000) 
Construction of one new wayside north of Day Road (estimated capital cost of $20,000) 
Basalt Creek trail north of Day Road (estimated cost of $90,000) 
BPA Powerline Easement Trail (to be dedicated for public use by private developers) 
Metro Regional Trail (to be constructed and maintained by Metro) 

 
Action Requested 
 
In accordance with the Coffee Creek Industrial Area Transportation Growth Management planning grant, we 
are seeking direction from the City of Wilsonville�s Parks and Recreation Advisory Board to endorse the 
Preliminary Preferred Plan (shown in Figure 3) with or without conditions.  
 
Please contact Todd Chase with any questions or comments. 
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Figure 3



















 

     

Oregon Department of Transportation
ODOT Region 1 

123 NW Flanders St 
Portland, OR 97209 - 4037 
Telephone (503) 731-8200 

FAX (503) 731-8259 
 
 
 

May 16, 2007 

Sandi Young, Planning Director 
City of Wilsonville 
29799 Town Center Loop E. 
Wilsonville, OR 97070 

Dear Sandi, 

The Oregon Department of Transportation commends the City for conducting a planning 
process that included active participation of a wide range of stakeholders for the Coffee Creek 
Master Plan. The resulting Coffee Creek Master Plan identifies a good local street network to 
address the needs of the properties in the study area. ODOT has jurisdiction of Boones Ferry 
Rd and the I-5/Boones Ferry Rd interchange within the study area. ODOT has an interest in 
ensuring that planned land uses are consistent with the identified function of these facilities in 
the Oregon Highway Plan (OHP).

ODOT supports all of the identified mitigations to State facilities identified in the DKS Coffee 
Creek Transportation Technical Memorandum #2 prepared May2, 2007 with the exception of 
the recommendation to restripe the northbound left turn pocket on Boones Ferry Rd at the Day 
Rd intersection to provide additional storage. The traffic analysis identified that the existing 
northbound left turn lane at the Day Rd/Boones Ferry Rd intersection would not have adequate 
storage to accommodate the future demand under the 2030 condition. DKS proposed striping 
modifications to address this issue which is not acceptable to ODOT. To accommodate the high 
volume of northbound left turning vehicles at the Day Rd/Boones Ferry Rd intersection, we 
recommend the City consider the following options: 

Option 1: Provide dual left turn lanes northbound on Boones Ferry Rd at Day Rd, or 
Option 2: Restrict Pioneer Court to right in/right out movements and provide an alternate access 
for the “auto Tech” building located north of Pioneer Court. The alternative access could be 
achieved when the adjacent property at the northeast quadrant of the intersection development. 
This option recommends extending Day Rd to the east to create a new north/south connection 
between Day Rd and Pioneer Court (see figure below). There is currently a partial fourth leg that 
has been constructed at the intersection. 

ODOT Log No:  



The City of Wilsonville is participating in the OR 99W to I-5 Connector Study being lead by 
Washington County with ODOT and Metro. The study is still in the process of identifying 
alignments to be studied. The Coffee Creek Master Plan is within the study area of the OR 99W 
Connector and planning for transportation facilities in this area may be effected by the outcome 
of this study and the preferred alternative. ODOT recommends that the City wait to annex the 
properties within the Coffee Creek Master Plan area until such time as a preferred alternative 
has been identified through the OR 99W Connector Study.  

I have appreciated working with the City through the Transportation Growth Management 
program. Please contact me if you have any questions or concerns at 503-731-8258. 

Sincerely,

Marah Danielson 
ODOT Senior Planner 

C: Lainie Smith, Fred Eberle, Lidwien Rahman, Tim Wilson, Amy Gibbons, Thanh Tran, Simon 
Eng, ODOT Region 1 
Stacy Humphrey, DLCD 
Todd Chase, OTAK and Scott Mansur, DKS 
Andy Back, Steve Kelly, Washington County 
Sherri Oeser, Metro 

ODOT Log No:  
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Introduction 

This memorandum provides an overview of relevant existing local, regional, and state plans and 
policies for consideration in the Coffee Creek TGM planning process.  The Coffee Creek planning 
effort is being conducted to create a detailed transportation and land use plan for the approximately 
309-acre study area located in northwest Wilsonville and unincorporated Washington and Clackamas 
Counties (see Figure 1). The planning process will include an evaluation of alternative land use 
patterns, transportation system connections, and the consideration of urban facilities (water, sanitary 
sewer system, storm sewer system).  

 

Ultimately, the project area will be annexed into the City of Wilsonville with the City providing 
urban services.  Hence, the plan will result in an amendment to the Wilsonville Comprehensive Plan 
that may require amendments to the Wilsonville Planning and Land Development Code, and an 
addendum to the Wilsonville Transportation Plan.  

The southern portion (Area 1 � Figure 2) of the study area was added to the Metro UGB in 2002 
(urban reserve area 42).  A Concept Plan for the former urban reserve area 42 was prepared in 1998.     
The northern portion (Area 2 � Figure 2) of the study area was added to the Metro UGB in 2004.  A 
concept plan for Area 2 will be developed as part of this planning effort.   

Figure 1
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This memorandum provides a summary of the existing local and regional land use policy documents, 
which pertain to the Plan area, including: 

Metro Urban Growth Management Functional Plan  
Wilsonville Comprehensive Plan 
Wilsonville Planning and Land Development Code 
Wilsonville Designated Significant Resource Overlay Zone (SROZ) Inventories and Compliance 
Policies 
Wilsonville Wastewater and Storm water Master Plans 
Wilsonville Parks and Recreation Master Plan 
Wilsonville Emergency Service Objectives 
Washington County Community Development Code 
Clackamas County Zoning and Development Ordinance 

Transportation goals and policies as well as a summary of transportation related documents are 
summarized in Appendix A.  These state, regional, and local transportation policy documents 
include: 
 

Figure 2
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Metro Urban Growth Management Functional Plan  
Wilsonville Transportation System Plan 
Wilsonville Bicycle and Pedestrian Master Plan 
Wilsonville Parks and Recreation Master Plan 
Wilsonville Transit Master Plan 

The Metro Urban Growth Management Functional Plan (effective 2/15/06) 

This regional land use policy document identifies design types and density levels for local 
governments within Metro�s jurisdiction and seeks to improve the region�s economy by providing 
and protecting a supply of sites for employment. As shown in Figure 3, the design type applied to 
the Coffee Creek Study Area is Regionally Significant Industrial Area (RSIA) as well as Industrial 
Areas.  The surrounding area is predominantly within the Industrial Area, except for the prison site, 
identified as Outer Neighborhood.   

 

Regionally Significant Industrial 
Area Applied to Coffee Creek 
Plan Study Area 

Figure 3
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Regionally Significant Industrial Area (South of Day Road) 
Regionally Significant Industrial Areas (RSIAs) are those areas near the region�s most significant 
transportation facilities for the movement of freight and other areas most suitable for movement 
and storage of goods. Each city and county with land use planning authority over RSIAs shown on 
the Employment and Industrial Areas Map shall derive specific plan designation and zoning district 
boundaries of RSIAs within its jurisdiction from the Map, taking into account the location of 
existing uses that would not conform to the limitations on non-industrial uses in this section and the 
need to achieve a mix of employment uses. 
 
According to section 3.07.170, the average density levels for employment design types are 
recommended to consist of 20 persons per acre in Employment Areas, nine employees per acre in 
Industrial Areas and nine employees per acre in RSIA.  
 
According to Section 3.07.420 (B), in Regionally Significant Industrial Areas,  
�cities and counties shall review their land use regulations and revise them, if necessary to include measures to limit 
the size and location of new buildings for retail commercial uses, such as stores and restaurants and retail and 
professional services that cater to daily customers � such as financial, insurance, real estate, legal, medical and dental 
offices � to ensure that they serve primarily the needs of workers in the area.  One such measure shall be that new 
buildings for stores, branches, agencies or other outlets for these retail uses and services shall not occupy more than 
3,000 square feet of sales or service area in a single outlet, or multiple outlets that occupy more than 20,000 square 
feet of sales or service area in a single building or in multiple buildings that are part of the same development project, 
with the following exceptions:  
 
1. Within the boundaries of a pubic use airport� 
2. Training facilities, whose primary purpose is to provide training to meet industrial need.  
 
Section  3.07.420 (C) also requires that,  
�cities and counties shall review their land use regulations and revise them, if necessary, to include measures to limit 
the siting and location of new buildings for the uses described in subsection B and for non-industrial uses that do not 
cater to daily customers�such as bank or insurance processing centers�to ensure that such uses do not reduce off-
peak performance on Main Roadway Routes and Roadway connectors shown on Metro�s Freight Network Map, 
November 2003, below standards set in the 2004 Regional Transportation Plan or require added road capacity to 
prevent falling below the standards. 

No city or county shall amend its land use regulation that apply to lands shown as RSIA on the Employment and 
Industrial Areas Map to authorize uses described in subsection B that were not authorized prior to July 1, 2004. 
[Section 3.07.420 (D)]. 

Cities and counties may allow division of lots or parcels into smaller lots or parcels as follows: 

1. Lots or parcels smaller than 50 acres may be divided into any number of smaller lots or parcels; 
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2. Lots or parcels larger than 50 acres may be divided into smaller lots and parcels pursuant to a master plan 
approved by the city or county so long as the resulting division yields at least one lot or parcel of at least 50 acres in 
size; 

3. Lots or parcels 50 acres or larger, including those created pursuant to paragraph (2) of this subsection, may be 
divided into any number of smaller lots or parcels pursuant to a master plan approved by the city or county so long 
as at least 40% of the area of the lot or parcel has been developed with industrial uses or uses accessory to 
industrial use, and no portion has been developed, or is proposed to be developed, with uses described in subsection 
B. 

4. Notwithstanding paragraph 2 and 3 of this subsection, any lot or parcel may be divided into smaller lots or 
parcels or made subject to rights-of-way for the following purposes: 

a. To provide public facilities and services; 
b. To separate a portion of a lot or parcel in order to protect a natural resource, to provide a public amenity, or 

to implement a remediation plan for a site identified by the Oregon Department of Environmental Quality 
pursuant to ORS 465.225; 

c. To separate a portion of a lot or parcel containing a nonconforming use from the remainder of the lot or parcel 
in order to render the remainder more practical for a permitted use; or 

d. To allow the creation of a lot for financing purposes when the created lot is part of a master planned 
development. [Section 3.07.420 (E)]. 

 
Notwithstanding subsection B of this section, a city or county may allow the lawful use of any building, structure, 
or land existing at the time of adoption of this ordinance to implement this section to continue and to expand to 
add up to 20% more floor area and 10% more land area.  Notwithstanding subsection E of this section, a City 
or county may allow division of lots or parcels pursuant to a master plan approved by the City or county prior to 
July 1, 2004 [Section 3.07.420 (F)]. 

 
General Industrial (North of Day Road) 
Many of the regulations which apply to RSIA�s also apply to Industrial areas, however the 
restrictions placed on retail uses and services in Industrial Areas is more relaxed than in RSIA�s.  The 
land uses allowed in Industrial Areas limit the amount of new buildings for retail commercial uses.  
These uses �shall not occupy more than 5,000 square feet of sales or service area in a single outlet, or multiple 
outlets that occupy more than 20,000 square feet of sales or service area in a single building or in multiple buildings 
that are part of the same development project�[Section 3.07.430 (A)]. 
 
In addition to restrictions on uses, the Industrial Areas also include similar restrictions to the RSIA 
on division of land including: 
 
Cities and counties may allow division of lots or parcels into smaller lots or parcels as follows: 
 
1. Lots or parcels smaller than 50 acres may be divided into any number of smaller lots or parcels; 
2. Lots or parcels larger than 50 acres may be divided into smaller lots and parcels pursuant to a master plan 

approved by the city or county so long as the resulting division yields at least one lot or parcel of at least 50 acres in 
size; 
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3. Lots or parcels 50 acres or larger, including those created pursuant to paragraph (2) of this subsection, may be 
divided into any number of smaller lots or parcels pursuant to a master plan approved by the city or county so long 
as at least 40 percent of the area of the lot or parcel has been developed with industrial uses or uses accessory to 
industrial use, and no portion has been developed, or is proposed to be developed, with uses described in subsection 
A of this section. 

4. Notwithstanding paragraph 2 and 3 of this subsection, any lot or parcel may be divided into smaller lots or 
parcels or made subject to rights-of-way for the following purposes: 

a. To provide public facilities and services; 
b. To separate a portion of a lot or parcel in order to protect a natural resource, to provide a public amenity, or 

to implement a remediation plan for a site identified by the Oregon Department of Environmental Quality 
pursuant to ORS 465.225; 

c. To separate a portion of a lot or parcel containing a nonconforming use from the remainder of the lot or parcel 
in order to render the remainder more practical for a permitted use; or 

d. To allow the creation of a lot for financing purposes when the created lot is part of a master planned 
development. [Section 3.07.430 (D)]. 

 
As a result of this planning process and in order to be compliant with Section 3.07.1120 of the 
Urban Growth Management Functional Plan, the City of Wilsonville will derive comprehensive land 
use plan designation and zoning district designations/boundaries to ensure that development in 
RSIA�s and surrounding Industrial Areas is consistent with the Functional Plan.  
 
 
Wilsonville Comprehensive Plan 

This overall guiding policy document for the City of Wilsonville establishes general comprehensive 
plan policies for land use, transportation, public facilities, housing, economic development, citizen 
involvement, and related items. Goals and Policies which are specific to the study plan are included 
below.   

The project study area is defined as Area H in the Areas of Special Concern section of the 
Wilsonville Comprehensive Plan, 

AREA H 
Note: the previous Area 8 has been replaced with Area H, dealing with the Day Road area, northwest of the current 
City limits, including the new State prison. This area is bordered by Clay and Day Roads on the north and railroad 
tracks on the west.  A master plan for this neighborhood will be needed to address property-owner concerns and 
mitigate the effects of the 110-acre prison development. The City is providing urban services to the prison prior to 
annexation, and expects to provide services to the entire area when it has been master planned and annexed. 

According to the Urban Growth Management section of the Comprehensive Plan, 
Wilsonville�s rapid growth is clearly demonstrated by the following statistics: of the land within the current City limits, 
three times as much was developed in 1999 as was the case in 1988; and the City�s population increased by nearly 
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400 percent in the same period. Economic development has grown just as rapidly, yielding an employment base that 
has grown as rapidly as the population. Figures provided by Metro in 1996 indicated that Wilsonville had more than 
three jobs for each housing unit within the City. 

Goal 2.1  To allow for urban growth while maintaining community livability, consistent with 
the economics of development, City administration, and the provision of public 
facilities and services. 

Implementation Measure 2.1.1.c. Encourage a balance between residential, 
industrial, and commercial land use, based on the provisions of this 
Comprehensive Plan. 
Implementation Measure 2.1.1.d. Establish and maintain revenue sources to 
support the City�s policies for urbanization and maintain needed public services 
and facilities. 
Implementation Measure 2.1.1.e. Allow new development to proceed 
concurrently with the availability of adequate public services and facilities as 
specified in Public Facilities and Services Section (Section C) of the 
Comprehensive Plan. 

Policy 2.2.1  The City of Wilsonville shall plan for the eventual urbanization of land within the 
local planning area, beginning with land within the Urban Growth Boundary. 

Implementation Measure 2.2.1.a.  Allow annexation when it is consistent with 
future planned public services and when a need is clearly demonstrated for 
immediate urban growth. 
Implementation Measure 2.2.1.b.  The City of Wilsonville, to the best of its 
ability based on infrastructure provided at the local, regional, and state levels, 
shall do its fair share to increase the development capacity of land within the 
Metro UGB. 

 
The City of Wilsonville shall comply with the provisions of the Metro Urban 
Growth Management Functional Plan, unless an exception to the 
requirements is granted as provided in that Functional Plan. 
The City shall comply with the provisions of Metro�s Urban Growth 
Management Functional Plan, as long as that compliance does not violate 
federal or state law, including Statewide Planning Goals. 

 
Implementation Measure 2.2.1.e.  Changes in the City boundary will require 
adherence to the annexation procedures prescribed by State law and Metro 
standards.  Amendments to the City limits shall be based on consideration of: 

1. Orderly, economic provision of public facilities and services, i.e., primary 
urban services are available and adequate to serve additional development or 
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improvements are scheduled through the City's approved Capital 
Improvements Plan. 

2. Availability of sufficient land for the various uses to insure choices in the 
marketplace for a 3 to 5 year period.  

3. Statewide Planning Goals. 
4. Applicable Metro Plans; 
5. Encouragement of development within the City limits before conversion of 

urbanizable (UGB) areas. 

Implementation Measure 2.2.1.g.  Urban sanitary sewer and water service shall 
not be extended outside the City limits� 

According to the Public Facilities and Services section of the Wilsonville Comprehensive Plan,  
The City�s policies for the provision of public facilities and services can be divided into three categories. The first is the 
City�s overall commitment to provide, or coordinate the provision of facilities and services to meet the community�s 
needs. The second concerns the timing of the provision of facilities and services relative to development (i.e., concurrency 
issues). The third concerns the costs of providing facilities and services and who is responsible for paying.

Goal 3.1  To assure that good quality public facilities and services are available with adequate 
capacity to meet community needs, while also assuring that growth does not exceed 
the community�s commitment to provide adequate facilities and services. 

Policy 3.1.1  The City of Wilsonville shall provide public facilities to enhance the health, safety, 
educational, and recreational aspects of urban living. 

Implementation Measure 3.1.1.c.  Developments shall continue to be required to 
extend services/facilities to the far side of the subject property � assuring that 
the adjacent properties have access to those services/facilities. It is noted that 
unusual existing circumstances may necessitate creative solutions for the 
extension of services/facilities. 
Implementation Measure 3.1.1.d.  The City shall periodically review and, where 
necessary, update its development densities indicated in the land use element of 
the Plan, based on the capacity of existing or planned services and/or facilities. 

Policy 3.1.2  The City of Wilsonville shall provide, or coordinate the provision of, facilities and 
services concurrent with need (created by new development, redevelopment, or 
upgrades of aging infrastructure). 

Implementation Measure 3.1.2.a.  Urban development will be allowed only in 
areas where necessary facilities and services can be provided. 

 
Policy 3.1.4  The City of Wilsonville shall continue to operate and maintain the wastewater 

treatment plant and system in conformance with federal, state, and regional water 
quality standards. 
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Implementation Measure 3.1.4.b.  The City shall continue to manage growth 
consistent with the capacity of sanitary sewer facilities. 
Implementation Measure 3.1.4.e.  The City shall continue to require all urban 
level development to be served by the City's sanitary sewer system. 

Policy 3.1.5  The City shall continue to develop, operate and maintain a water system, including 
wells, pumps, reservoirs, transmission mains and a surface water treatment plant 
capable of serving all urban development within the incorporated City limits, in 
conformance with federal, state, and regional water quality standards. The City shall 
also continue to maintain the lines of the distribution system once they have been 
installed and accepted by the City.

Policy 3.1.7  The City of Wilsonville shall develop and maintain an adequate storm drainage 
system. However, where the need for new facilities is the result of new development, 
the financial burden for drainage system improvements shall remain primarily the 
responsibility of developers. The City will use systems development charges, user 
fees, and/or other funding sources to construct facilities to improve storm water 
quality and control the volume of runoff. 

Implementation Measure 3.1.7.d.  Major natural drainage ways shall be retained 
and improved as the backbone of the drainage system and designated as open 
space. The integrity of these drainage ways shall be maintained as development 
occurs. Where possible, on-site drainage systems will be designed to complement 
natural drainage ways and designated open space to create an attractive 
appearance and will be protected by conservation, utility, or inundation 
easements. Alteration of minor drainage ways may be allowed provided that such 
alterations do not adversely impact stream flows and in-stream water quality of 
the major drainage ways and provide for more efficient use of the land. Such 
alteration must be approved by the City.  Remnant creek channels, which 
previously Public Facilities and Services Wilsonville Comprehensive Plan Page C 
� 16 Updated April 2004 carried water that has since been diverted, shall be 
evaluated for their wildlife habitat value before being selected for use as drainage 
ways. Where a remnant creek channel is found to provide unique habitat value 
without being a riparian zone, and that habitat value would actually be 
diminished through the re-introduction of storm water, alternate methods of 
conveying the storm water will be considered and, if feasible, used. 
Implementation Measure 3.1.7.e.  Existing culverted or piped drainage ways will 
be �daylighted� (converted from underground to surface facilities) when doing 
so will help to achieve the City�s goals for storm drainage without overly 
conflicting with development.  
Implementation Measure 3.1.7.f.  Conversion of existing swales or drainage ways 
to culverted or piped systems shall be permitted only where the City Engineer 
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determines that there is no other reasonable site development option. See 
Option A, above. 
Implementation Measure 3.1.7.i.  It is the intent of these measures to maximize 
the use of the natural drainage system to allow for ground water infiltration and 
other benefits to community aesthetics as well as habitat enhancement. This does 
not mean that natural drainage ways will be left unimproved. 

Policy 3.1.8  The City of Wilsonville shall continue to coordinate planning for fire safety with the 
Tualatin Valley Fire and Rescue District. 

Policy 3.1.11  The City of Wilsonville shall conserve and create open space throughout the City for 
specified objectives including park lands. 

Implementation Measure 3.1.11.a.  Identify and encourage conservation of 
natural, scenic, and historic areas within the City. 
Implementation Measure 3.1.11.b.  Provide an adequate diversity and quantity of 
passive and active recreational opportunities that are conveniently located for the 
people of Wilsonville. 
Implementation Measure 3.1.11.i.  Develop limited access natural areas 
connected where possible by natural corridors for wildlife habitat and watershed 
and soil/terrain protection. Give priority to preservation of contiguous parts of 
that network which will serve as natural corridors throughout the City for the 
protection of watersheds and wildlife. 

Policy 3.1.13  The City of Wilsonville shall coordinate planning activities with the utility 
companies, to insure orderly and efficient installation of needed service lines and 
equipment.

Policy 3.1.14  The City of Wilsonville shall, pursuant to Statewide Planning Goal 11 and within the 
confines of the City budget, maintain a qualified staff adequate to support the 
various service functions of the City. The City shall plan for the provision of 
adequate work spaces and facilities in order to maximize the accessibility of City 
services to the public. Facilities shall be funded in the manner deemed most cost-
effective and efficient by the Budget Committee and City Council. 

According to the Economic Development section of the Wilsonville Comprehensive Plan,  
Wilsonville is strategically located on the fringe of the metropolitan area, just south of the confluence of the I-5 and I-
205 freeways, making it very desirable for economic development.  Because of this, the City has an excellent 
opportunity to actively plan and guide its commercial and industrial development rather than remain in a passive 
review role. In this way, the City can ensure the type of development it wishes to occur. 

Goal 4.1  To have an attractive, functional, economically vital community with a balance of 
different types of land uses. 
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Implementation Measure 4.1.1.a.  To ensure overall economic stability, the City 
will continue to coordinate its policies with those of Clackamas County's and 
Washington County's Overall Economic Development Plans (OEDP), as well as 
the Oregon Economic Development Department. 
Implementation Measure 4.1.1.e.  The City shall protect existing and planned 
industrial and commercial lands from incompatible land uses, and will attempt to 
minimize deterrents to desired industrial and commercial development. 

Policy 4.1.2  The City of Wilsonville shall encourage commercial growth primarily to serve local 
needs as well as adjacent rural and agricultural lands. 

Implementation Measure 4.1.2.f.  The City, in accordance with Title 4 of the 
Metro Urban Growth Management Functional Plan, will encourage development 
of lands designated by Metro as �Employment� and �Industrial� areas to include 
supportive retail development. Commercial uses in those areas can be expected 
to include some limited retail uses, primarily to serve the needs of people 
working or living in the immediate area and office complexes housing 
technology-based industries. Where the City has already designated land for 
commercial development within Metro�s employment areas, the City has been 
exempted from Metro development standards. 

According to the Industrial Development section of the Wilsonville Comprehensive Plan,  
Wilsonville is basically a compact City, for this reason all industrial development should be compatible with adjacent or 
nearby commercial and/or residential areas.  

Policy 4.1.3  City of Wilsonville shall encourage light industry compatible with the residential and 
urban nature of the City. 

Implementation Measure 4.1.3.b.  Maintain high-quality industrial development 
that enhances the livability of the area and promotes diversified economic 
growth and a broad tax base. 
Implementation Measure 4.1.3.c.  Favor capital intensive, rather than labor 
intensive, industries within the City. 
Implementation Measure 4.1.3.e.  Site industries where they can take advantage 
of existing transportation corridors such as the freeway, river, and railroad. 
Implementation Measure 4.1.3.f.  Encourage a diversity of industries compatible 
with the Plan to provide a variety of jobs for the citizens of the City and the local 
area. 
Implementation Measure 4.1.3.h.  The City, in accordance with Title 4 of the 
Metro Urban Growth Management Functional Plan, supports appropriate retail 
development within Employment and Industrial Areas. Employment and 
Industrial areas are expected to include some limited retail commercial uses, 
primarily to serve the needs of people working or living in the immediate 
Employment or Industrial Areas, as well as office complexes housing 
technology-based industries. Where the City has already designated land for 
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commercial development within Metro�s employment areas, the City has been 
exempted from Metro development standards. 

Policy 4.1.5  Protect valuable resource lands from incompatible development and protect people 
and property from natural hazards. 

Implementation Measure 4.1.5.d.  Conserve and create open space throughout 
the City for specified objectives. 
Implementation Measure 4.1.5.e.  Protect the beneficial uses and functional 
values of resources within the Water Quality and Flood Management Areas 
identified by Metro by limiting or mitigating the impact on these areas from 
development activities. 
Implementation Measure 4.1.5.g.  Encourage identification and conservation of 
natural scenic and historic areas within the City. 
Implementation Measure 4.1.5.h.  Develop an attractive and economically sound 
community. 
Implementation Measure 4.1.5.k.  Develop open, limited, or restricted access 
natural areas connected where possible by natural corridors, for wildlife habitat, 
watershed, soil and terrain protection. Preservation of contiguous natural 
corridors throughout the City for the protection of watersheds and wildlife will 
be given priority in land use decisions regarding open space. 
Implementation Measure 4.1.5.q.  Continue to regulate development in potential 
disaster and hazard areas to minimize risks to life or property. 
Implementation Measure 4.1.5.y.  Riparian corridors, wetlands and wildlife 
habitat that are determined to be significant through the Goal 5 process shall be 
designated as one or more overlay zones on the City Zoning Map. 
Implementation Measure 4.1.5.z.  Protected natural resources within the 
Significant Resource Overlay Zone are intended to remain undeveloped with the 
possible exceptions of passive recreation and underground public facilities. These 
areas include the following: 

1. Riparian corridors, wetlands and wildlife habitat that are determined to be 
significant through the Goal 5 process and are included in the Significant 
Resource Overlay Zone. 

2. Water quality resource areas as defined by Metro�s Title 3 of the Urban 
Growth Management Functional Plan. 

Implementation Measure 4.1.5.nn.  Industrial and other potential noise 
generating activities will be located and designed so as to minimize noise 
conflicts with adjacent uses. The City Land Use and Development Wilsonville 
Comprehensive Plan Page D � 30 Updated April 2004 will cooperate with DEQ 
and ODOT in establishing and where practicable assisting in enforcing noise 
control standards. 
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Wilsonville Planning and Land Development Ordinance (January 2006)  

The purpose of the Wilsonville Planning and Land Development Ordinance is to �promote the general 
public welfare by ensuring procedural due process in the administration and enforcement of the City's Comprehensive 
Plan.  Changes in future development levels and land use activities in the planning area will be 
regulated by zoning contained in the Wilsonville Planning and Land Development Ordinance.  
Regulations specific to the planning area are summarized below. 
 
Section 4.117. Standards Applying To Industrial Developments in Any Zone 
(.01)  All industrial developments, uses, or activities are subject to performance standards. 

If not otherwise specified in the Planning and Development Code, industrial Section 4.118, developments, 
uses, and activities shall be subject to the performance standards specified in Section 4.135 (.07) (PDI 
Zone). 

Section 4.135. PDI- Planned Development Industrial Zone 
(.01)  Purpose: The purpose of the PDI zone is to provide opportunities for a variety of industrial operations and 

associated uses. 
(.02)  The PDI Zone shall be governed by Section 4.140, Planned Development Regulations, and as otherwise set 

forth in this Code. 

Section 4.135.5: Planned Development Industrial � Regionally Significant Industrial Area 
(.01)  Purpose. The purpose of the PDI-RSIA Zone is to provide opportunities for regionally significant industrial 

operations along with a limited and appropriate range of related and compatible uses; to provide the flexibility 
to accommodate the changing nature of industrial employment centers, to protect industrially zoned lands for 
industrial uses, primarily in those areas near significant transportation facilities for the movement of freight 
and to facilitate the redevelopment of under-utilized industrial sites. 

(.02)  The PDI-RSIA Zone shall be governed by Section 4.140, Planned Development Regulations, and as 
otherwise set forth in this Code. 

Tree Preservation and Protection Section 4.600.20. Applicability of Subchapter 
(.01)  The provisions of this subchapter apply to the United States and the State of Oregon, and to their agencies 

and subdivisions, including the City of Wilsonville, and to the employees and agents thereof. 
(.02)  By this subchapter, the City of Wilsonville regulates forest practices on all lands located within its urban 

growth boundary, as provided by ORS 527.722. (.03) The provisions of this subchapter apply to all land 
within the City limits, including property designated as a Significant Resource Overlay Zone or other areas or 
trees designated as protected by the Comprehensive Plan, City zoning map, or any other law or ordinance; 
except that any tree activities in the Willamette River Greenway that are regulated by the provisions of WC 
4.500 - 4.514 and requiring a conditional use permit shall be reviewed by the DRB under the application 
and review procedures set forth for Tree Removal Permits. 
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Wilsonville Designated Significant Resource Overlay Zone (SROZ) Inventories and Compliance 
Policies (January 2006) 

The Significant Resource Overlay Zone (SROZ) inventories and compliance policies are included in 
chapter 4.139.01 of the Wilsonville Planning and Land Development Ordinance.  This zone is, 
�intended to be used with any underlying base zone as shown on the City of Wilsonville Zoning Map The purpose 
of the Significant Resource Overlay Zone is to implement the goals and policies of the Comprehensive Plan relating to 
natural resources, open space, environment, flood hazard, and the Willamette River Greenway. In addition, the 
purposes of these regulations are to achieve compliance with the requirements of the Metro Urban Growth Management 
Functional Plan (UGMFP) relating to Title 3 Water Quality Resource Areas, and that portion of Statewide 
Planning Goal 5 relating to significant natural resources. It is not the intent of this ordinance to prevent development 
where the impacts to significant resources can be minimized or mitigated. (Section 4.139.01 SROZ - Purpose)

Section 4.139.02 Where These Regulations Apply 
The regulations of this Section apply to the portion of any lot or development site, which is within a Significant 
Resource Overlay Zone and its associated �Impact Areas�. The text provisions of the Significant Resource Overlay 
Zone ordinance take precedence over the Significant Resource Overlay Zone maps. The Significant Resource Overlay 
Zone is described by boundary lines shown on the City of Wilsonville Significant Resource Overlay Zone Map. For the 
purpose of implementing the provisions of this Section, the Wilsonville Significant Resource Overlay Zone Map is used 
to determine whether a Significant Resource Impact Report (SRIR) is required. Through the development of an SRIR, 
a more specific determination can be made of possible impacts on the significant resources. Unless otherwise exempted 
by these regulations, any development proposed to be located within the Significant Resource Overlay Zone and/or 
Impact Area must comply with these regulations. Where the provisions of this Section conflict with other provisions of 
the City of Wilsonville Planning and Land Development Ordinance, the more restrictive shall apply. The SROZ 
represents the area within the outer boundary of all inventoried significant natural resources. The Significant Resource 
Overlay Zone includes all land identified and protected under Metro�s UGMFP Title 3 Water Quality Resource 
Areas, as currently configured, significant wetlands, riparian corridors, and significant wildlife habitat that is 
inventoried and mapped on the Wilsonville Significant Resource Overlay Zone Map. 

The lands within the SROZ are shown in Figure 4, below. 
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Wilsonville Wastewater Collection System Master Plan Final Report (July 2001) 

This plan provides estimates of existing and future wastewater flows, including Urban Planning 
Areas outside the city, and sets forth a plan to adequately size a treatment plant, trunk lines, and 
interceptors within the service district.  The existing service area is served by five interceptors, 
ranging in size from 10 to 30 inches.  The existing sewer system includes 56 miles of gravity sewers 
and several pump stations.  

The Coffee Creek Urban Planning Area is located in the United Disposal Interceptor basin subarea. 
The majority of the Coffee Creek Urban Planning Area was included as Urban Planning Area 4 
(UPA-4) in the sewer master plan.  This area was assumed to include the Coffee Creek Correctional 
Institution (on 113-acres) and 313-acres of future industrial land. Future unit flow assumptions for 
industrial uses were forecasted to be 2,000 gallons/day/acre. After considering factors for average 
daily flows, the industrial portion of UPA-4 is assumed to generate 626,000 gallons per day (gpd) of 
sewer flow at build-out.  

Figure 4
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It should also be noted that the assumptions included in the Preliminary Urban Reserve Plan for 
Area 42 (prepared in 1998), which includes a portion of the Coffee Creek Planning Area, calculated 
sewer flows at 3.0 mgd for the prison and industrial sites, that can serve between 12 and 21 persons 
per acre.  The sewer master plan assumes 0.8 mgd of average flows from this area, which is 
consistent with the lower range of employment assumed by the Area 42 plan. 

The sewer master plan identifies two specific capital improvements that would be required to 
adequately serve the majority of the Coffee Creek Planning Area. These include: 

United Disposal Parallel Pipe (CIP-UD1). Includes construction of a 12-inch line from 
SMH3503 to SMH0269 to convey peak wastewater flows over a distance of 5,315 feet.  The 
project includes an 8-foot diameter manhole with a diversion weir. Railcrossing will require 
trenchless technology. Alternative alignments should be investigated to minimize impacts to 
wetland and natural areas.  Coordinate with Kinsman Road extension where possible.  Estimated 
cost of $1,105,704 (2001 dollars). 
Garden Acres Road New Trunk Sewer (CIP-UD3). Includes a new 12-inch trunk service 
extension along Garden Acres Road between Day Road and SW Ridder Road to serve future 
development.  Line covers 1,830 linear feet with estimated cost of $383,568 (2001 dollars). 

The sewer master plan also indicates that current operations and maintenance issues affecting system 
capacity, include �difficult access to the United Disposal line along the existing drainage way.  O&M 
efficiencies would likely be realized with implementation of the above mentioned projects. 

City of Wilsonville, Stormwater Master Plan Final Report (June 2001) 

This plan addresses the management of stormwater runoff quantity and quality within the City�s 
Urban Growth Boundary and adjoining planning areas. The plan specifically addresses 
Comprehensive Plan Policy 3.1.7 which requires that, The City of Wilsonville shall develop and maintain an 
adequate storm drainage system.  The Stormwater Master Plan is the mechanism which implements this 
Comprehensive Plan Policy and Implementation measures.  
 
The Coffee Creek Planning Area is located within the Coffee Lake Creek Basin. The north tributary 
to Basalt Creek is located south of Day Road.  Basalt Creek drains into Coffee Creek Lake and 
extends north of Day Road into the City of Tualatin UGB.   
 
The Stormwater Maser Plan identifies potential regional detention facilities in the Coffee Creek 
Planning Area as effective pollution reduction facilities. Planned facilities in the Planning Area 
include: 
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Project CLC-8, Detention Storage/Wetland Enhancement on North Tributary of Basalt Creek.  
The location north of Commerce Circle and south of Day Road contains existing wetlands on 
undeveloped property.  A portion of the project may be located under BPA power lines. The 
project would need to be inspected two to four times per year, and maintained annual to prevent 
obstructions near outlets.  Estimated capital cost is $1,157,000 (2001 dollars). 
Project CLC-13, Channel West of Commerce Circle. High water levels are created by a lack of 
consistent channel slope or restrictions at the downstream ends of local storm water pipes. This 
project would remove two short sections of pipe located at the south end of the channel and re-
grade pipework at the downstream end to remove restrictions to flow. Estimated cost is 
$114,000 (2001 dollars). 
North Wilsonville Planning Area comprehensive storm drainage system. The former Urban 
Reserve Area 42 (portion of Coffee Creek Planning Area) requires a system of storm drainage 
improvements in addition to on-site stormwater detention and treatment provided by 
developers. The off-site public facility improvements are estimated to cost $2.46 million (2001 
dollars). 

City of Wilsonville, Water Master Plan Final Report (January 2002) 

Prior to the construction of the City of Wilsonville�s Willamette Water Treatment Plant in 2002, the 
City relied on eight underground wells in the Columbia River Aquifer to serve its needs. The 
Willamette Treatment Plant now provides the majority of the City�s water needs, with its main 
transmission line that runs up Kinsman Road. The Water Master Plan provides a plan for evaluating 
future water system needs to meet anticipated growth.  
 
The Water Master Plan specifically addresses Comprehensive Plan Policies 3.1.1-3.1.5 and 
Implementation Measures: 

To assure that good quality public water supply and distribution facilities are available with adequate but not excessive 
capacity to meet community needs, while also assuring that growth does not exceed the community�s commitment to 
provide adequate facilities and services.

The Water Master Plan assumes current water usage rates of 44-gallons per day for industrial 
(average) and 176-gallons per day (peak) per user. The City�s Community Development Department 
has also assumed that two 1.0 mgd average daily demand (ADD) industrial users will locate in the 
City by 2020 that will also need to be accommodated. The resulting analysis of water demand 
indicates that average peak day demand for industrial uses will increase from 1.25 mgd (2000) to 8.35 
mgd (2020). Total water demand for the city is forecasted to increase from 6.8 mgd (2000) to 20.02 
mgd (2020).  
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The existing Willamette Treatment Plan combined with existing wells has the capacity to handle 
approximately 10 mgd of total water demand. Future capacity expansion is planned to include 5 mgd 
through reservoirs (using aquifer storage and recovery wells) and another 5 mgd through expansion 
at the Willamette Treatment Plant.  
 
The Water Master Plan is consistent with the Preliminary Urban Reserve Plan for Area 42 with 
regard to the preferred method of serving the Coffee Creek Planning Area.  The Water Master Plan 
includes a capital improvement phasing plan that identifies the need to add 4,220 linear feet of 12-
inch water line between Grahams Ferry to Ridder Road and Ridder Road to Garden Acres at a cost 
of $462,723 (2002 dollars).  Additional water system improvements could include a pro rata share of 
off-site improvements for the new reservoir and pump stations.  
 
 
Wilsonville Parks and Recreation Master Plan (Draft May 2006) 

The Wilsonville Parks and Recreation Master Plan addresses the park, recreation, and service needs 
of Wilsonville residents over the next 20 years, specifically envisioning �a comprehensive and interrelated 
system of parks, recreation, and natural areas, that: 

Offers a range of experiences, including active and passive recreation, for all ages and abilities; 
Contributes to a healthy and livable community; 
Conserves and educates about the natural environment; and 
Promotes community connectivity by linking parks, recreation facilities, schools, and other key community centers 
by trails, pathways, and public transit. 

 
The Parks and Recreation Master Plan implements Policy 3.1.11 of the Comprehensive Plan, which 
states that, The City of Wilsonville shall conserve and create open space throughout the City for specified objectives 
including park lands. 

The Master Plan specifically identifies the Northwest Industrial Area as having a strong need for 
accessible green space and recreation opportunities and recommends providing parks in this area 
and/or improving linkages between the Industrial Area and existing parks. 

Parks are just as significant in commercial and industrial areas as in residential 
areas. However, the recreation and leisure needs of workers are different from residential needs, and they are often 
overlooked. The City of Wilsonville can be a leader in this regard by providing parks designed to serve the city�s 
workforce. For example, the Bike and Pedestrian Plan recommends a regional trail and community trail through the  
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Northwest industrial area, offering opportunities to incorporate recreation amenities to serve nearby employees as well 
as trail users. Benches, picnic areas, and similar facilities may provide healthy opportunities to relax and socialize 
during lunch and work breaks. As these industrial areas are developed, the City can encourage employers to offer 
additional recreation opportunities, and other healthy-living amenities.  (Wilsonville Parks and Recreation Master 
Plan, Chapter 2) 

Protecting natural resources is a hallmark of the Comprehensive Plan and the Parks and Recreation 
Master Plan.  Natural resource protection and opportunities to partner with private land owners, as 
has historically been the case in Wilsonville, should be considered during the planning process for 
the Coffee Creek Area.  Focus should also be placed on creating an interconnected park system 
including greenways and trails, but also connections for bike, pedestrian, and transit transportation 
choices. 
 
The project area has one potential park site identified in Figure 5, which is the P12 Industrial Area 
Waysides.   
 
 
 

 
 
 
 

Figure 5

Project Area
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P12 Industrial Area Waysides 
Wilsonville is currently planning for industrial uses in the Northwest Area, just south of the prison. There is a great 
opportunity to design pocket parks that serve social and recreational needs of employees into the overall plan for the 
area. The vision for this area is to provide pocket parks along the community trails that are easily accessible to 
employees. Figure 6 depicts potential wayside locations in this area. Recommendations for the 
waysides include:

1. In this area, waysides should be provided within about ¼-mile of employees. 
2. As development occurs in this area, locate and design the waysides. Securing easements or land for each of the 

waysides should occur as part of the development review and approval process. 
3. Each wayside should include a small picnic shelter to increase year round usability, site furnishings, and a paved 

plaza area. 

Figure 6

Project Area
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Chapter 6 of the Parks and Recreation Master Plan provides capital project costs, including costs for 
the two projects within the plan area. 

P11 Industrial Area Waysides:  Allowance for design and implementation of 3 pocket parks 
along regional trails R1 and R6 and community trail C10. Allowance based on average cost of 
$200,000 per wayside, not including trail construction � $600,000 (2005 dollars).   
P12 Industrial Area Waysides: Allowance for design and implementation of 3 pocket parks along 
community connector trails. Allowance based on average cost of $200,000 per wayside, not 
including trail construction � $600,000 (2005 dollars).   

Wilsonville Bicycle and Pedestrian Master Plan 

The Wilsonville Bicycle and Pedestrian Master Plan focuses on bicycling and walking as a way to 
enhance the quality of life for residents and visitors of Wilsonville.  The Bicycle and Pedestrian 
Master Plan �is for all residents who desire to bicycle or walk to work; improve their level of daily physical activity; 
go for a family bicycle ride to the park, library, or down to the Willamette River; or experience an undeveloped natural 
area such as Graham Oaks, (Wilsonville Bicycle and Pedestrian Master Plan, March 2006).   
 
The goal of the plan is �to promote non-motorized travel and provide a safe, interconnected system of pedestrian 
and bicycle facilities, (Wilsonville Bicycle and Pedestrian Master Plan, March 2006).  This plan is integrated 
with the Parks and Recreation Master Plan to achieve city-wide goals. 

 
Wilsonville Transit Master Plan 

The Wilsonville Transit Master Plan provides strategies for reducing the demand on roads and 
parking as well as proposals for improved transit service. The Plan has two primary goals: 
 

To promote an effective transit system that is a viable alternative to the single occupant vehicle; responds to the mobility 
needs of residents, employers, and employees; permits easy shifts from one mode to another; offers choice and convenience; 
and connects to other regional transportation systems. 

To develop and implement Transportation Demand Management strategies in order to create greater choice and 
mobility; reduce automobile trips; make more efficient use of the roadway system; and minimize air pollution. 
 
This plan is also integrated with the Parks and Recreation Master Plan and Bicycle and Pedestrian 
Master Plan to achieve city-wide goals. 
 



Page 23 
Coffee Creek TGM, Technical Memo #1- REVISED August 18, 2006   

N:\planning\coffee creek 1\Final CC1 Master Plan\Appendix\C Existing Policies\Technical Memo#1 61206revised.doc 

Wilsonville Emergency Service Objectives 

The City of Wilsonville has the authority per Oregon Revised Statutes (ORS) 401.309 to declare a 
state of emergency, as appropriate, through locally adopted Resolution 1959. Resolution 1959 
defines emergencies as �imminent danger of suffering from a tornado, storm, flood, high water, wind-driven water, 
earthquake, volcanic eruption, landslide, mudslide, snow or ice storm, drought, fire, explosion, health hazard, 
infestation, toxic substance, civil disorder, disruption of community services, or any other catastrophe whereby 
extraordinary measures must be taken to save lives, protect public health, safety and welfare; minimize destruction of 
property or the environment; or avert or lesson the thereat of a major disaster.� 

The City of Wilsonville is also compliant with the use of the National Incident Management System 
(NIMS) through Resolution 1960.  

The City of Wilsonville has an adopted an Emergency Management Plan, October 3, 2005 through 
Resolution 1961.  The Emergency Management Plan identifies detailed policies and procedures 
regarding: city operations, responsibilities, city policies, and related items.  

Washington County Community Development Code & Clackamas County 
Zoning and Development Ordinance 

The Coffee Creek Planning Area is currently regulated by both the Washington County and 
Clackamas County Community Development Codes, although the majority of the land area is under 
Washington County jurisdiction. The purpose of these Codes is to implement the County(s) 
Comprehensive Plan and provide for the health, safety, and general welfare of County citizens.   

The study area within Washington County is designated Future Development-20 (FD-20) which 
applies to the unincorporated urban lands added to the urban growth boundary by Metro through a 
Major or Legislative Amendment process after 1998. The FD-20 District recognizes the desirability 
of encouraging and retaining limited interim uses until the urban comprehensive planning for future 
urban development of these areas is complete. The provisions of this District are also intended to 
implement the requirements of Metro�s Urban Growth Management Functional Plan. 

The Clackamas County portion of the project area is currently zoned R1, which permits residential 
development in accordance with the Clackamas County Zoning and Development Ordinance.  

Once the planning process is concluded and the study area annexed into Wilsonville, the City�s 
zoning will apply to the area rather than Clackamas and Washington County zoning ordinances.   

Revised Draft Goals and Objectives 
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The draft goals and objectives for this project are included in Appendix B, and will be revised based 
upon TAC input.  

Next Steps 

Otak will work closely with the project team to prepare draft land use and transportation alternatives 
for the study area, which will be presented to the Technical Advisory Committee (TAC) as well as 
other interested agencies.  The alternatives will then be reviewed with subjective and objective 
evaluation criteria and a recommended plan for the study area will be identified for implementation.  



Appendix A 
Transportation Goals & Policies � Summary 

Prepared by DKS 



MEMORANDUM

TO: Todd Chase, AICP, OTAK 

FROM: Scott Mansur, P.E., DKS Associates 

DATE: June 30, 2006 

SUBJECT: Wilsonville Coffee Creek I TGM  

Transportation Plans and Policies, Goals and Objectives Technical 
Memo #1 

This is the first in a series of memorandums that presents technical findings and recommendations for the 
Wilsonville Coffee Creek TGM project. The purpose of this memorandum is to provide the Technical 
Advisory Committee (TAC) with a summary of key transportation issues specific to the Coffee Creek project 
area that were addressed in the following past plans: 

2004 Regional Transportation System Plan 
1999 Oregon Highway Plan 
City of Wilsonville Transportation System Plan 
City of Wilsonville Bicycle and Pedestrian Master Plan 
City of Wilsonville Transit Master Plan (Draft) 
Washington County Transportation System Plan 

2004 Regional Transportation Plan, Metro, July 8, 2004. 
The Regional Transportation Plan (RTP) is a 20-year blueprint to ensure our ability to get from here to there 
as the Portland region grows. The RTP establishes transportation policies for all forms of travel - motor 
vehicle, transit, pedestrian, bicycle and freight - and lays out the priority projects for roads and freight 
movement as well as bicycling, walking and transit. The plan is based on forecasts of growth in population, 
households, and jobs as well as future travel patterns and analysis of travel conditions. It considers estimates 
of federal, state and local funding which will be available for transportation improvements. The plan also 
comes with cost estimates and funding strategies to meet these costs. Local transportation plans are required 
by state law to be consistent with the RTP. 

The following roadway classifications as shown in the table below as defined in the 2004 Regional 
Transportation Plan.  It should be noted that there are no regional trails or greenways shown with the Coffee 
Creek project area. 



Study Area Roadway Classifications as defined in the 2004 RTP: 

Roadway
Motor Vehicle 
Function Class 

Transit Bike Pedestrian Freight 

I-5 Principal Arterial 
(Freeway) 

ND ND ND Main Roadway 
Route

Boones Ferry 
Road

Minor Arterial Regional 
Bus

Regional
Corridor

Transit
Mixed Use 

Road Connector

ND-No Designation 

The following table provides the regional performance measures for the study area roadways. 

Regional Motor Vehicle Performance Measures as defined in the RTP: 

Preferred Operating Standard
Acceptable Operating 

StandardRoadway
Classificatio

n
1st Hour 2nd Hour 1st Hour 2nd Hour 

I-5 Principal 
Arterial

E D E E 

Boones Ferry 
Road

Minor
Arterial

E D E E 

2004 Regional Transportation Plan,  July 8, 2004 (Table 1.2).  LOS D defined as demand to capacity ratio of 0.8 
to 0.9, LOS E 0.9 to 1.0, and LOS F 1.0 to 1.1. 
 

1999 Oregon Highway Plan, Oregon Department of Transportation, May 1999.
The Oregon Highway Plan (OHP) is a specific element of the Oregon Transportation Plan.  The plan has 
three main elements: the Vision, the Policy Element and the System Element.  The Vision portion of the plan 
considers what Oregon�s highway system should look like, considering an anticipated 1.2 million new 
residents over the next 20 years, as well as projections for economic, demographic and technology forecasts.  
The Policy Element contains policies and actions under goals for System Definition, System Management, 
Access Management, Travel Alternatives, and Environmental and Scenic Resources.  The System Element 
begins with an analysis of 20-year state highway needs and lays out investment strategies to meet these needs.  
This element also lays out an implementation plan for the goals, policies and actions identified in the Policy 
Element. 
 
Currently, I-5 is classified as an Interstate Highway and Boones Ferry Road is classified as a District Highway 
within the Coffee Creek study area.  



These policies apply to the following study area roadways: 

V/C Standard* 
Highway Classification 

1st Hour 2nd Hour 

I-5 Interstate Highway 0.99 0.99 
Boones Ferry Road District Highway 0.99 0.99
*Based on the December 13, 2000 Amendment to the 1999 Oregon Highway Plan. 

Transportation System Plan (TSP), City of Wilsonville, June 2003. 
The City of Wilsonville TSP provides specific information regarding transportation needs to guide future 
transportation investment in the City and determine how land use and transportation decisions can be 
brought together beneficially for the City. The TSP also addressed current problem areas and looked into the 
future (20 years) to identify needs created by growth.  The table below identifies the projects that were 
recommended specific to the project area. 

Several projects have been listed in the TSP within the project area. 
Number Location Description (Project Status) 
W-2 Boones Ferry Road Widen Boones Ferry Road from 95th Avenue 

to Day Road to five lanes(this project has been 
constructed).

W-16 Day Road Widen Day Road to three lanes from Grahams 
Ferry Road to Boones Ferry Road (this project 
has been constructed). 

C-7 Kinsman Road Extension Construct two-lane extension of Kinsman 
Road from RxR tracks to Ridder Road (this 
project has not been constructed). 

C-24 Kinsman Road Extension Construct two-lane extension of Kinsman 
Road from Ridder Road to Day Road (this 
project has not been constructed). 

S-1 Grahams Ferry Road/Day 
Road Intersection 

Install traffic signal (this traffic signal has been 
constructed).

S-6 Boones Ferry Road/Day Road 
Intersection 

Install traffic signal and northbound through 
lane (this project has been constructed). 

All of the public street intersections within the City of Wilsonville are required to meet a level of service �D� 
standard. 

Bicycle and Pedestrian Master Plan, City of Wilsonville, March 2006 (Draft). 
The City of Wilsonville Bicycle and Pedestrian Master Plan was recently updated and provides information 
regarding bicycle and pedestrian needs and identified improvements within the Coffee Creek study area and 
are summarized in the following table. 



The following bicycle and pedestrian projects were identified within the project area. 
Number Location Description (Priority)
C14 Commerce Circle 

(west of 95th)
Commerce Circle serves north Wilsonville as a transit route, 
and major portions of the roadway lacks sidewalks on one or 
both sides. (11+ years) 

C35 Area 42 Trail 
(Kinsman to Day 
Road)

This trail was outlined in the Preliminary Urban Reserve 
Plan Area 42 and North Wilsonville Industrial Area 
Proposed Concept Plan providing a connection to the BPA 
powerline easement. Provides an off-street connection 
through the industrial lands. (6-10 years) 

C36 BPA Powerline 
Trail (Day Road to 
Tonquin Trail 

This trail connects bicyclists and pedestrians along Day Rd 
with the Tonquin Trail. Provides Tonquin trail users access 
to the northern industrial area of Wilsonville. (6-10 years) 

C37 Cahalin Road 
(Kinsman Road to 
Tonquin Trail) 

Provides a safe connection through the northern industrial 
area of Wilsonville. May provide additional connection to 
the Tonquin Trail. (6-10 years) 

C38 Clutter Road 
(Garden Acres 
Road to Grahams 
Ferry Road) 

Provides a safe connection through the northern industrial 
area of Wilsonville. (6-10 years) 

C39 Grahams Ferry 
Road (Day Road to 
Tooze Road) 

A major north south access road into Wilsonville that 
currently has no provisions for bicyclists or pedestrians. 
Providing dedicated facilities provides additional choices for 
bicycle commuters. (1-5 years) 

Transit Master Plan, City of Wilsonville, Draft May 2006. 
The draft Transit Master Plan provides strategies for reducing the demand on roads and parking as well as 
improved transit service. The draft plan proposes a future transit route (Route #203) that would provide 
service to the Coffee Creek project area via Day Road including a stop at the Coffee Creek Correctional 
Facility.  This revised route was intended to serve the future annexation of industrial lands. 
 

Transportation System Plan (TSP), Washington County, October 2002 
The Washington County 2020 Transportation System Plan is one of the several elements that comprise the 
Washington County Comprehensive Plan. The TSP contains the accumulation of recommended system and 
service improvements and programs that will be needed to serve long-term growth to 2020 and addresses 
transportation and safety issues related to motor vehicles, transit, pedestrian, bicycle, freight and other modes 
of transportation. The major work elements of the TSP are policies and strategies, data collection, existing 
travel conditions and future needs, travel mode alternatives, cost estimates and preparation of draft 
transportation plan. 
 
The following table provides the Washington County motor vehicle performance measures for the study area 
roadways.



Target Performance 
Measures

Acceptable performance 
Measures

Roadway Classification 
First Hour 

Second
Hour

First Hour 
Second
Hour

SW Boones 
Ferry Road 

Arterial D D E D 

SW Grahams 
Ferry Road 

Arterial – North of Day St. 
Collector – South of Day St. 

D D E D 

SW Day St Arterial D D E D 

Washington County 2020 TSP, October 29, 2002 (Table 5) LOS D defined as demand to capacity ratio of 0.81 to 0.9, 
LOS E 0.91 to 0.99. 

The table below shows the capacity enhancement projects that were listed in the Washington County 2020 
TSP technical appendix within the project area. 

Number Location Description 
131 Grahams Ferry 

Rd
Widen Grahams Ferry Road  to  three lanes from Tonquin to Clutter 
Rd and provide sidewalks 

132 Day St Widen Day St. to three lanes from Grahams Ferry Road to Boones 
Ferry Road and provide sidewalks 

133 Clutter/Ridder 
Rd

Widen Clutter/Ridder to three lanes from Grahams Ferry Road to 
Boones Ferry Road and provide sidewalks 

138 Tonquin Rd Widen and Realign Tonquin Rd from Grahams Ferry to Oregon St 
and provide sidewalks 

Washington County 2020 TSP, Technical Appendix B-2, C-4 May 3, 2002 



Appendix B 
Revised Draft Goals and Policies 



Coffee Creek Master/Concept Plan 
Summary of Draft Goals, Objectives and Criteria 
revised August 23, 2006 

Goal 1 Consistency with Local, Regional and State Plans 

Objectives A
Compatibility with Metro 2040 Framework Plan, and Statewide Land Use 
Goals

B
Limit location of other employment types on industrial lands consistent with 
Metro ordinance, and RSIA/Industrial land use designations 

C Support clustering of industries 
D Provide for retention and/or aggregation of large industrial sites 

 Criteria 1
Limit new retail space to less than 3000 (RSIA) to 5000 (Industrial) per user 
and less than 20,000 total. 

2 Number of potential "large contiguous industrial sites" over 20 acres in size 
3 At least 40% of land area to be developed with industrial or ancillary uses. 

4
Input from Metro, ODOT and DLCD regarding level of support for each 
alternative

    

Goal 2 Transportation
Objectives A Encourage location of other employment types on non-industrial lands 

B Site industries to take advantage of existing transportation networks 

C
Compatibility with the City's TSP,  County TSP, and Oregon Transportation 
Plans

D
Provide for adequate transit services, providing connection to Washington 
County's Commuter Rail station 

E
Provide for bicycle and pedestrian access consistsent with the Wilsonville 
Bike/Pedestrain Plan 

F Coordination with the I-5/99W Connector alignment 

 Criteria 1
Limit size of non-industrial uses to not reduce off peak performance on Main 
Routes shown on Metro's Freight Network Map. 

2 Planning area is located near regionally significant transportation facilities 
3 Kinsman Road extension from Ridder Road to Day Road 

4
Improvements to intersection of 95th Ave.,Elligsen Road and Boones Ferry 
Road

5
Improvements to Ridder Road, including intersection with Graham's Ferry 
Road

6 Improvements to Graham's Ferry Road from Day Road to RR underpass 
7 RR underpass improvements 

8
Connections to proposed SMART Route 203 bus shops/shelters at 
appropriate locations 

9
Include bike/ped improvements on Kinsman, Ridder, Graham's Ferry Roads 
and on internal street network 

   
    



Goal 3 Public Facilities 
Objectives A Plan for orderly, economic provision of public facilities and services 

B
Ensure adequate provision of urban services, or that improvements are 
scheduled through CIP and made within 2 yrs. 

C Identify capital costs for provision of public services for cost allocation 

D
Use payback agreements, development agreements and other financing 
techniques. Detention and water quality paid by developers. 

E
Work with PGE and BPA with regard to easements and other issues and 
concerns

 Criteria 1
Water: distribution lines consistent with City's Water System Management 
Plan

2
Sanitary Sewer: consistent with Wastewater Plan, particularly projects CIP-
UD-1 and CIP-UD-3. 

3
Storm Drainage: consistent with Storm water Master Plan. Detention and 
water quality to be provided by developers. 

4
Consistent with council direction in Resolution No. 1992 regarding relocation 
of CLC-8 

5
Does not negatively impact drainage patterns in the Commerce Circle area 
(CLC-13).

6
Consistent with direction of CLC-9 regarding location of 2 regional detention 
ponds upstream of the Railroad 

7 Obtain letters of support from PGE and BPA 
8 Relative fiscal impact of each alternative 

Goal 4 Citizen/Stakeholder Participation 

Objectives A
Involve property owners, adjacent communities and counties, business and 
industrial stakeholders, citizens, affected agencies 

 Criteria 1
Subjective interpretation of Public meeting record, and citizen feedback via 
exit surveys 

2
Consideration of the overall relaltive marketability of each alternative (from 
property owner's perspective) 

Goal 5 Maintain High Quality Industrial Development 

Objectives A
Require adherence to City's performance standards for all industrial 
operations

B
Encourage energy efficient "green" infrastructure and buildings within overall 
planning area 

C Protect valuable resource lands (SROZ areas) 

D
Provide for parks and recreation opportunities consistent with City's Parks and 
Recreation Plan 

 Criteria 1 Subjective consideration of environmental design based on input from TAC 

2
Consistency with Parks and Recreation Plan; relative support from City Parks 
Committee
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M e m o r a n d u m
 

To:  Sandi Young, AICP and Chris Neamtzu, City of 
Wilsonville;, Marah Danielson, ODOT Region 1 

From: Todd Chase, Otak 

Copies: File 

Date: February 19, 2007 

Subject: Task 5.3 Revised Draft Ranking of Alternatives 
Matrix 

 
 
 
 
 
 
17355 SW Boones Ferry Rd. 

Lake Oswego, OR 97035 

Phone  (503)635-3618 

Fax  (503) 635-5395 

Project #:  13612 

Introduction 

This memorandum describes revised draft ranking of evaluation findings and recommended next steps for 
the advancement of planning alternatives for the Coffee Creek Industrial Area TGM project. At this point, 
we have applied the revised draft evaluation criteria to the two alternatives (based on Planning Advisory 
Committee {PAC} input on August 18, 2006, October 20, 2006 and February 16, 2007), and have taken into 
account public input (based on a Public Open House on September 28, 2006).   
 
Preliminary Evaluation and Next Steps 
 
The draft planning goals, objectives, and evaluation criteria were discussed and revised based on PAC input in 
August.  Otak applied general findings to the draft criteria that were presented to the public at the Open 
House in September. The results from the preliminary evaluation were presented to the PAC in October, and 
again in February 2007. During the February PAC meeting, the members discussed how each criterion can be 
used to make informed decisions regarding the advantages and disadvantages of the alternatives, then 
identified an overall recommendation for each Goal.  

The overall recommendation from the PAC is to prepare a draft Plan that is a �hybrid� combination of 
Alternatives 1 and 2 as a Preferred Alternative. Recommendations from the PAC include: 

Alt. 1 road network, with exceptions for the Clutter Road realignment and Commerce Circle 
connection shown in Alt. 2.  
Design overlay along entire length of Day Road. 
Support for the Mixed Employment PUD concept north of Day Road as shown with Alt. 2. 
However, it is likely that both alternatives North of Day Road should be taken to Metro Council for 
comment prior to the City of Wilsonville endorsing or adopting a preferred version north of Day. 

 
The draft recommendations will be presented to the Public and the City Planning Commission and City 
Council for additional input during April and May. 
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Coffee Creek Master Plan Appendix 

Section E.  Existing Conditions Maps 
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Coffee Creek Master Plan Appendix 

Section F.  Future Conditions Maps 
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CITY COUNCIL WORKSESSION 
INFORMATION ITEM 
_________________________________________________________  

Coffee Creek Industrial Area Technical Assistance Infrastructure Grant   
 
Meeting Date:  June 6, 2011            Contact: Chris Neamtzu, Planning Director 
Report Date: May 24, 2011               Telephone Number:  503‐570‐1574 
Source of Item:  Planning Division                                E‐Mail: neamtzu@ci.wilsonville.or.us 
   

 

THERE IS NO RECOMMENDATION, THIS IS AN INFORMATION ITEM. 
 
BACKGROUND 
In 2010, the City’s Commuinty Development Department received a $48K technical assistance 
grant from the State Department of Land Conservation and Development (DLCD) to conduct a 
detailed infrastructure study building upon the findings contained in the Coffee Creek Industrial 
Area Master Plan (2007) and the Statewide Planning Goal 9 Economic Opportunities Analysis 
(2008).   
 
The goal of the study was to advance infrastructure design for all segments (sewer, water, 
storm, roads, parks and trails) to a 30% engineering level and to prepare a report that would 
analyze the financial tools that could assist in financing the infrastructure over time.  The 
purpose of creating this information is to help the City and its private development partners 
evaluate critical segments of infrastructue, understand the associated costs and sequence of 
phasing in preparation for future development.  This work will assist in beginning to prioritize 
the critical path projects that can then be considered as part of future CIP development.   
 
The financial analysis was preared by Todd Chase with the FCS Group.  The FCS Group’s work 
evaluates potential funding sources to assist in paying for the needed infrastructure to serve 
the area based on assumed levels of development.  Included in the project deliverables is a 
detailed report that analyzes the pros and cons of a variety of financial tools that are at the 
City’s disposal.  Those tools include: 
 

 Systems Development Charges (SDC’s) 
 Supplental SDC’s 
 Urban Renewal Program/Tax Increment Financing 
 Local Improvement District 
 Zone of Benefit, or Reimbursement District 
 Economic Improvement District 
 Utility Rates and connection charges 
 General Obligation Bonds and/or Revenue Bonds 
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The last task required under the grant contract will be the preparation of a marketing packet 
that can be used to promote and encourage business investment.  An artist’s rendering of the 
area at build‐out has been created providing a vantage point that emphasizes other significant 
Wilsonville corporations, local retail amenities, OIT, WES and transportation connections to 
Interstate‐5.  The rendering depicts a development style that is indicative of that envisioned in 
the Day Road Design Overlay Zone with multiple‐story corporate HQ’s or R and D buildings 
fronting on Day Road, and large warehouse/distribution and manufacturing facilities spread 
throughout the remainder of the area.  Staff will be working on the last deliverable over the 
next two weeks in preparation for final submittal to the State. 
 
Staff is finding that the information created for the grant will be of value not only to City staff 
and elected officials, but for the private development community as well.  Advancing this work 
has and will save efforts for future private developers.  The report contains pipeline locations, 
road cross‐sections/alignments, cost estimates and property dedication assumptions that are 
the foundation to understanding the complete costs of a private project and making it “pencil 
out”.  Providing this information up‐front, in a user‐friendly format is key to understanding the 
broad array of issues associated with land development.   
 
The DLCD believes that this work could become a model for other communities who seek to 
move into new urban areas and demonstrates a creative approach to public‐private 
partnerships.  Staff has held recent meetings to brief private developers about the findings and 
analysis.  The feedback received to date has been very positive.  The matrials are proving to be 
helpful as private parties prepare pro‐formas for specific projects in the area.   
 
ANALYSIS 
No formal action is required on the project.  Staff envisions these documents as tools for future 
planning of the area and will continue to share them with private developers and interested 
parties.  The financial analysis is largely informational and should be referred to as part of the 
larger economic development policy discussion the City Council will be conducting in the future.   
 
The Planning Commission conducted a worksession on the materials at their regular meeting in 
April.  Several comments were made and incorporated into the final draft.  The attached 
materials have been submitted to the State, and the first payment of $30K has been received.     
 
IMPACT ON CITY RESOURCES 
N/A 
 

POLICY ISSUES 
None at this time. 
 
ATTACHMENTS  

A. Artist’s rendering of the Coffee Creek industrial area at build‐out. 
B. 30% infrastructure design package and financial analysis prepared by FCS Group. 
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Coffee Creek Industrial Area 
Technical Assistance Grant Documents 

 
 

1. “Coffee Creek Planning Area Preliminary Engineering Summary – Infrastructure Development”  
 

2. "Coffee Creek Industrial Area Infrastructure Analysis”, Sheets C1 – C12 
 

3. An FCS Group Memorandum, dated April 5, 2011, from Todd Chase, regarding Coffee Creek 
Funding and Marketing Plan, Task 7 findings. 
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Coffee Creek Industrial Area 
Technical Assistance Grant Documents 

 

 

1. “Coffee Creek Planning Area Preliminary Engineering Summary – Infrastructure Development”  
   



Coffee Creek Planning Area
Preliminary Engineering Summary — Infrastructure Development

Differences between the 2007 Master Plan and this Preliminary Engineering Study

The infrastructure plan and preliminary layout of the Coffee Creek Planning Area (CCPA) remains
generally as presented in the 2007 Master Plan, with a few exceptions as noted below:

1. Study Areas 2A and 2B from the Master Plan (parcels north of Day Road) were not included in
the infrastructure development plan for this study.

2. The proposed local east-west street between Grahams Ferry Road and Kinsman Road was
designated as “Java Road” and relocated one parcel (approximately 330 feet) south from the
location shown in the Master Plan. This location was selected to correspond with the location of
an existing 21” sewer interceptor (thereby placing the sewer line in easily accessible Right of
Way), and also places the roadway along a parcel line, thereby minimizing the amount of Right
of Way acquisition needed from any one parcel.

3. The cul-de-sac for the west end of Clutter Road, and realigned extension of Clutter Road to
Grahams Ferry Road was deleted. Per the Master Plan, this realignment was driven by safety
concerns with sight distance at the Grahams Ferry / Clutter intersection. The current
engineering opinion is that sight distance issues can be resolved through proper design of the
reconstruction of Clutter Road, Grahams Ferry Road, and the intersection, thereby making an
expensive northward realignment of Clutter Road unnecessary.

4. Regional and Community Trails located outside the CCPA are not included in the current cost
analysis. These include the trail connector to Commerce Circle, the trail extension south of
Ridder Road, and the Regional Trail paralleling the railroad tracks. Trails and bikeways within
the CCPA remain in the analysis. Except for the Commerce Circle connection, the appropriate
length! distance of these regional trails to include in the current cost analysis is unknown.

5. Off-site water and sewer extensions or upsizing needed to service the CCPA were not addressed
in the 2007 Master Plan. Water and sewer improvements needed to service the CCPA and areas
north of the CCPA have now been evaluated as part of the preliminary engineering effort, and
are now shown on the plans and included in the cost estimates.

6. Cost estimates included in the 2007 Master Plan categorized infrastructure costs for years 1-5,
and for years 6-20. This Study categorizes costs for years 1-4, and years 5-20.

General Discussion of Infrastructure Needs

The ability to cost effectively provide street and utility infrastructure to properties within the Coffee
Creek Planning Area (CCPA) is primarily dependent on topography and the proximity of the parcel to the
major road network. The general intent of the infrastructure plan is to provide backbone sewer, water,
and storm sewer along or adjacent to the road network, and construct new roads only as needed to
facilitate access and general circulation within the CCRA. To comply with the requirements of the
Technical Assistance Grant, Task 6, the infrastructure development plan and cost estimates were divided
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into two phases representing early/initial development of the Planning Area within the first four years,
and later, five to twenty year, full build-out requirements.

Initial first phase development of the CCPA is linked to and facilitated by the presence of existing large
diameter water and sewer lines which are capable of servicing a limited number of parcels adjacent to
Garden Acres Road and Clutter Road, with minimum initial investment. With more investment,
additional first Phase parcels bordering Garden Acres Road and Clutter Road can also be developed.
Later phase parcels include parcels bordering Day Road and bordering the proposed extension of
Kinsman Road. These parcels will require construction of Kinsman Road and the associated water,
sewer, and stormwater management infrastructure adjacent to Kinsman Road. Parcels west of Grahams
Ferry Road and south of Clutter Road, and not adjacent to these roads, will be the most difficult to
develop, primarily due to topographic and access considerations.

There are nine “landlocked” parcels without access to the major road network and utility backbone. For
all of these parcels, individual (or community) sewage lift stations will be required, as well as new water
line extensions and new road easements through other properties. Construction of this infrastructure
by the City is not cost effective, therefore, for these parcels this study assumes road and utility
infrastructure must be developed privately. Development of these parcels must also wait for
construction of the backbone utility extensions in or adjacent to the major roads.

Utility Improvements

Water
Existing water distributions lines servicing the CCPA include an 18” main in Garden Acres Road which
bisects the CCPA, an 18” main in Day Road on the north and a 12” distribution main in Ridder Road on
the south. New water distribution infrastructure needed for the CCPA is limited to a 12” diameter loop
along Clutter and Grahams Ferry Road, a 12” main running parallel to the Kinsman Road extension
between Ridder Road and Day Road, and a 12” line in Java Road connecting the two distribution loops.
Ofisite improvements consisting of an 18” main in the future alignment of Kinsman Road south of Ridder
Road are also contemplated, but are not needed solely for service to the CCPA.

Sanitary Sewer
An 18” /21” sewer interceptor known as the United Disposal Interceptor zig-zags through the western
half of the CCPA, providing current service to the Correctional Facility located in the NW corner of the
CCPA. New interceptors required to service the CCPA are all tributary to the 21” main and include small,
8-10” diameter lines for local service in Garden Acres Road and Grahams Ferry Road, and larger, 12” to
15” diameter lines in the Kinsman alignment, and in Day Road. The Kinsman Road / Day Road
interceptors are designed to provide local service to CCPA properties as well as future service to the
Basalt Creek Planning Area through connections and northward extensions at Grahams Ferry Road,
Boones Ferry Road, and Kinsman Road. The 21” interceptor running through and south from the CCPA
has adequate capacity to handle all anticipated future flows, until reaching the connection with the
Edwards Trunk interceptor, just north of the railroad tracks. From this point south to Barber Road, the
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United Disposal interceptor is undersized for future buildout conditions and will require eventual
upsizing. For development of the CCPA, the critical restriction is the 14” diameter line under the railroad
alignment. This line is both too small and too flat to accommodate significant development in the CCPA
and should be considered a priority for replacement during early development of the CCPA.

Storm Sewer
Storm sewers and stormwater management features do not currently exist in the CCPA. Basalt Creek
borders the CCPA to the east, the Coffee Creek wetlands to the south and southwest, and a 24” storm
sewer line runs south from Ridder Road eventually discharging to the Coffee Creek wetlands. One of the
planning criteria contained in the 2007 Coffee Creek Master Plan is a desire to minimize stormwater
impacts from the CCPA through the use of innovative green street designs to handle runoff from paved
surfaces. Consistent with this planning criteria, most street sections are designed with combination
planter strips and bioswales located adjacent to the street and designed to filter and minimize runoff.
New piping is limited to road crossings, connection to the existing 24” storm sewer at Ridder Road, and
a new 30” diameter storm sewer running south from the Ridder Road / Grahams Ferry Road
intersection. This 30” pipe will service most of the western half of the CCPA, discharging to the Coffee
Creek wetlands east of Grahams Ferry Road.

A stormwater quality pond adjacent to Basalt Creek is proposed as a semi-regional facility to manage
stormwater runoff from the northern and eastern portions of the CCPA, as well as provide a limited
amount of additional flood storage capacity along Basalt Creek. However, this facility will not be
capable of providing 100% of the detention volume required for abutting properties, and site specific
detention facilities should be expected on newly developed sites.

TransDortation Improvements

Streets
With the exception of Day Road, all existing streets in the CCPA will require widening and reconstruction
to meet current City standards. Existing streets include Grahams Ferry Road — a designated Minor
Arterial, Garden Acres Road, and Clutter Road. Two new streets are proposed. A north-south extension
of Kinsman Road will connect Ridder Road and Day Road and provide primary access and circulation for
the CCPA. A second new street, Java Road, provides local east-west connectivity from Kinsman Road to
Grahams Ferry Road. Day Road will not require widening but will require reconstruction to a concrete
pavement surface to handle the increased heavy truck traffic. Reconstruction of Garden Acres Road, and
construction of Java Road can be assumed to benefit only properties within the CCPA. All other streets
are subject to a significant percentage of off-site traffic, requiring a similar percentage of the costs for
these improvements, or SDCs, allocated to off-site properties.

“Green Street” concepts have been incorporated into all street sections by converting the City standard
planting strips between the curb and sidewalk into bioswales. Runoff, and associated underground
stormwater infrastructure is therefore minimized. The “Collector Greenstreet” concept from Appendix
B of the Master Plan, incorporating a landscaped median, was not adopted for proposed street sections.
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Widening and construction of roads within the CCPA will require Right of Way acquisition from 42
separate properties. Table XX provides a summary of ROW area, and the percentage of the gross parcel
size to be acquired from each affected tax lot. Additional area will also need to be acquired from certain
tax parcels specifically for stormwater management facilities. In addition, there are two parcels where
acquisition needs exceed 35% of the gross parcel size, and where acquisition of the entire parcel may be
warranted.

Intersections
The Coffee Creek Master Plan evaluated a number of alternative development scenarios for the CCPA,
and identified a broad list of intersection improvements for each alternative. For the purposes of this
study and development of a capital improvement list for streets and intersections, only “Alternative 1 -

South of Day Road” from the Master Plan is being considered. For this alternative, the Master Plan
identified five intersection improvements to mitigate impacts from development in the CCPA. (See
Tables 16,17, and 18 of the Master Plan). Comparing this alternative to the No Build Alternative shows
that four of the five intersections require mitigation improvements irrespective of development within
the CCPA. As such, determination of System Development Charges for properties within the CCPA
should allocate a portion of the cost of these improvements to properties outside the CCPA.

Parks. Trails and Open Space

The scope of park, trail and open space development incorporated into the preliminary engineering
study is identical to the Master Plan, with the exception of off-site trails as mentioned previously. No
attempt was made to prepare preliminary designs for open space amenities (e.g., waysides), however,
costs for these feature are included in the project estimate. On-site trails are generally incorporated
into the road sections as wider linear features rather than as stand-alone features.

Consolidated Infrastructure Phasing Plan

General Discussion
It is good planning, and a general policy of the City to sequence and combine the construction of
underground (utility) and surface (street) infrastructure into a single project to the extent achievable.
Although requiring significant coordination and a larger up-front investment, larger combined projects
are more cost effective for both a developer and the taxpayer and result in a higher quality product. It
may be acceptable in certain circumstances to construct water and sewer lines without constructing a
road, but it is never acceptable to construct a road without first constructing the required utilities
beneath it.

Per the guidance provided by the TA Grant, Task 6, the phasing plan identifies improvements needed
over 1-4 years, nominally designated as “Phase 1”, and improvements needed from 5-20 years out,
nominally designated as “Phase 2”. The differentiation between Phase 1 and Phase 2 is governed by
three criteria:
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1. A comparison of site specific new infrastructure needs to build-out infrastructure needs.
2. The expected need to mitigate downstream or off-site impacts.
3. Right-of-Way and easement acquisition.

The phasing plan for build-out of the CCPA envisions and recommends restrictions be placed on the
ability of any developer to complete only partial improvements that would require future modification
or widening of a road, or upsizing and extension of underground utilities. At a minimum, streets and
utilities must be constructed at the size required for build-out conditions, must be extended beyond the
parcel boundary of the property / development in question in order to facilitate future expansion of the
system, and must include ancillary infrastructure such as franchise utilities, trails, bus stops, and open
space.

On-site infrastructure — infrastructure wholly contained within the CCPA, includes a combination of local
facilities — needed only to service CCPA properties, and regional facilities that also provide service to
properties outside the CCPA boundary. Depending on the size and infrastructure needs of a particular
property, it is entirely feasible to develop parcels in Phase 1 without completing the remainder of
infrastructure needed for the CCPA, or constructing the off-site or downstream improvements needed
at full buildout. The extent of minimum improvements needed for any particular development
including off-site improvements, will need to be determined through the development review process.

The timing of off-site street and intersection improvements, or downstream water or sewer
improvements will be dependent on the extent of the remaining system capacity (road, sewer, etc.)
used up by early initial developments within the CCPA. Engineering analysis indicates that off-site
improvements are not needed for development of Phase 1 properties, but will be needed prior to, or in
conjunction with phase 2. Costs for all offsite improvements are therefore allocated to phase 2,
although some offsite/downstream improvements can and likely will be constructed during Phase 1.
Specifically, some of the off-site intersection improvements identified in the Master Plan as required
under No-Build assumptions are currently budgeted in the Wilsonville 5 year capital plan, and it can be
assumed they will be completed in the Phase 1 timeframe. However, if not constructed during the
earlier phase, these improvements must be constructed prior to development of Phase 2 parcels.

There are no offsite/downstream improvements that are required solely because of development within
the CCPA. Downstream water and sewer improvements are needed to service future development
north of Day Road (within the Basalt Creek Planning Area) in addition to the CCPA. In addition,
downstream sewer improvements to the United Disposal Interceptor under the Railroad tracks is a pre
existing capacity deficiency, which must be mitigated before significant development in the CCPA (and
Basalt Creek) can occur.

Intersection improvements at Boones Ferry Road and 95thi Avenue, Boones Ferry Road and Day Rd, and
Grahams Ferry Road and Clutter Road are all listed in the Master Plan as required improvements under
the No-Build scenario, i.e., whether the CCPA develops or not. A fourth intersection, Grahams Ferry
Road and Tonquin Road, also requires improvement under the No-Build scenario, but is outside both the
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Planning Area and the city limits. For the purposes of the phasing plan and cost allocation of
improvements, the Grahams Ferry Road / Tonquin Road intersection was disregarded in evaluating
required offsite intersection improvements associated with buildout of the CCPA. The other three
intersections will experience quantifiable impacts from traffic generated in the CCPA, and a
corresponding allocation of cost for that traffic. These intersections therefore remain included in the
Phase 2 plan and cost allocation.

Phase 1
The Infrastructure Phasing Plan for the CCPA assumes initial development will occur in areas where the
costs to a developer for combined infrastructure improvements can be minimized, while at the same
time existing sewer, water, storm sewer, and transportation system capacities are maintained. Parcels
in Phase 1 on Sheet C4, meet that criteria.

Parcels (or portions of parcels) in Phase 1A have abutting access to large diameter water and sewer, and
require only reconstruction of the lower third of Garden Acres Road to provide adequate infrastructure
for development purposes. Parcels in Phase lB have abutting access to water or sewer, but require
construction of small diameter sewer or water extensions in addition to limited road improvements.
Most of the parcels in Phase 16 border Garden Acres Road north of the proosed Java Road. Parcels in
Phase 1C are characterized by a need for a combination of road, sewer, and water improvements, but
the extent of improvements are such that these improvements can be made independent of, or for
shorter distances than need for full buildout of the CCPA. Phase 1C includes properties along Clutter
Road and Java Road than can be serviced with partial extensions of the water, sewer, and road network.

Phase 2
All of the parcels in Phase 2 require major construction of sewer, water, storm, street, and intersection
capacity improvements, both within the CCPA and off-site. If done in conjunction with a proposed
development, infrastructure construction could be made a condition of approval, however, the extent of
improvements required makes that unlikely. If done independent of development, e.g., constructed by
the City, infrastructure capacity improvements must necessarily precede development. Ancillary
improvements, such as the trail system, should also be completed before, or in conjunction with major
development in Phase 2.

Development of Phase 2A requires completion of Kinsman Road from Ridder Road to Day Road, Java
Road from Kinsman to Garden Acres, two signalized intersections, construction of water, sewer, trail,
and stormwater management facilities in and adjacent to Kinsman Road and Ridder Road, construction
of sewer in Day Road, and reconstruction of Day Road to a concrete section. Easements and/or ROW
acquisition is required from 10 individual properties. The scope of improvements for Phase 2A and the
need for these improvements to be completed concurrently make it unlikely that a single developer, or
even a group of developers will have the resources to accomplish the construction.

Based on the availability of water, a completed road section, and proximity to Interstate 5, previous
planning documents identified a desire for properties bordering Day Road to developable during early
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stages of the Coffee Creek build out. However, engineering analysis indicates Day Road properties
cannot physically obtain sewer service until the sewer interceptor in the proposed Kinsman Road
alignments is constructed. This will prevent early development of these parcels.

Development of Phase 2B requires completion of Grahams Ferry Road, two signalized intersections, and
remaining water and sewer extensions in Clutter Road and Grahams Ferry Road. No municipal
infrastructure is extended west of Grahams Ferry Road. Parcels bordering Grahams Ferry Road will
obtain utility and street access at Grahams Ferry Road, but the limited number of properties,
topography, and distance make it infeasible to provide municipal services for parcels further west.
Topography makes gravity sewer service unachievable thereby requiring individual lift stations, and
unless easements or Right of Way can be obtained extending northward from Elligsen Way to Cahalin
Road, there is no ability to loop the water system as required for fire flow service, or provide street
interconnections. Constructing and maintaining individual lift stations, or small diameter dead-end
water service to private parcels is not cost effective for the City. Western parcels of Phase 2B can
therefore be expected to be the last parcels to develop within the CCPA.

Phase 2C includes the majority of off-site intersection and safety improvements and downstream utility
improvements. Off site improvements are not specifically shown on Sheet C4. The timing of utility
improvements within the year 5 to year 20 timeframe of Phase 2 is predicated on the number, timing
and location of major developments within the CCPA. Engineering analysis indicates approximately 50%
of the CCPA can be developed before downstream sewer improvements are needed. Downstream
water system improvements are needed only at full buildout, or with significant development within the
Basalt Creek area. Intersection improvements were previously noted as needed regardless of CCPA
development, and are therefore assumed to occur early in the development of Phase 2. Lastly,
construction of the two safety improvements (reconstruction and widening of the Grahams Ferry Road
railroad underpass, and realignment of Clutter Road) are assumed to coincide with the corresponding
road improvement, although the underpass work could occur independent of other Grahams Ferry Road
work.
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Coffee Creek Planning Area - Preliminary Engineering
Estimated Infrastructure Development Costs - 2010 dollars

Improvement Type Total Build Out Cost Phase 1 Cost** Phase 2 Cost
on-site
Streets $ 14,337,500.00 $ 5,617,500.00 $ 8,720,000.00
Intersections $ 2,625,000.00 — $ 600,000.00 $ 2,025,000.00
Water $ 1,296,100.00 — $ 319,325.00 $ 964,775.00
Sewer $ 1,102,500.00 $ 707,500.00 $ 395,000.00
Storm Sewer $ 2,003,700.00 — $ 622,700.00 $ 1,381,000.00
Park/Trail/ Other $ 1,370,500.00 — $ 375,000.00 $ 995,500.00

Total Onsite $ 22,735,300.00 $ 8,242,025.00 $ 14,481,275.00
off site
Water $ 3,960,000.00 $ 3,960,000.00
Sewer $ 960,000.00 — $ 960,000.00
Transportation

Railroad Underpass - GFR $ 4,000,000.00 $ 4,000,000.00
Other $ 2,016,000.00 $ 2,016,000.00

Total Offsite $ 10,936,000.00 — $ 10,936,000.00

Grand Total $ 33,671,300.00 $ 8,242,025.00 $ 25,417,275.00

** - Phase 1 Costs are only those project costs accrued in Year ito Year 4 $ 26,735,300.00
** - Phase 2 Costs are project costs accrued in Year S to Year 20

NOTES:
Three alternatives were considered for sewering North of Day Road. A central interceptor in the Kinsman
alignment, receiving flows from both GFR and BFR provides the highest capacity at the lowest cost.

The minimum infrastructure required for Phase 1 development includes water, sewer, storm drainage, and
street construction along Garden Acres Road and Clutter Road. Estimated Total Cost: $8.24M

Street/ ROW/ Green Street Sections vary slightly from standard classifications
No public Infrastructure extended west of Grahams Ferry Road

Cost Comparison to Master Plan: Streets & Intersections totals $21.OM vs $20.7M in Master Plan (App. B)
Water totals $1.30M vs $1.14M in Master Plan (App. C)
Sewer totals SliM versus $1.53M in Master Plan (App. C)
Storm Sewer totals $2.OM vs $300K in Master Plan (App. C)
Parks/Trails totals $1.4M vs $300K in Master Plan (App. C)

Total Estimated Buildout Cost = $26.7M vs $24.OM in Master Plan
Offsite sewer (5960K), water ($3.96M), and transportation ($2.O1M) costs WERE NOT included in Master Plan
Railroad Underpass ($4M) WAS included in Master Plan
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Coffee Creek Planning Area: Preliminary Engineering Summary - Transporation Projects I I I
NOTE: Street layout follows Alternative 1 (industrial use) of 2007 Master Plan, NOT configuration shown as Draft Recommended Master Plan (Alt 2- mixed industrial/commercial)

Phase 1 Project for Near
Street Improvements within Coffee TSP Street TSP Proposed Proposed Revised Proposed Revised Term Coffee Creek
Creek Planning Area Classification Configuration TSP Project U’s Status Street Classification Configuration Development NOTES

Rebuild to
Day Road Major Collector 3 lane, bike, SW W-16 COMPLETE same same no Concrete

3 lane w/ bike lanes,
Grahams Ferry Road Minor Arterial n/a n/a not built same sidewalks, bioswales no

2 lane w/ bikelanes,
Garden Acres Road Local n/a n/a not built Local sidewalks, bioswales yes Dead End at Day

2 lane w/ bikelanes, 10
2 lane w/ bike lanes conc. trail one side,

Kinsman Extension Minor Collector & sidewalks C-24 not built same bioswale other side no
2 lane w/ bike lanes 3 lane w/ bike lanes,

Clutter (Garden Acres west to GFR) Minor Collector & sidewalks T-16 not built major collector sidewalks, bioswales yes
Java Road (GFR to Gard. Ac.) locai n/a not built local 2 lane, no bike, SW yes
Java Road (Gard. Ac. to Kinsman) local n/a not built local 2 lane, no bike, SW no

Phase I Project for Near
Intersection Improvements within Widening for Turn Reqd under No-Build Required for Coffee Creek Term Coffee Creek
Coffee Creek Planning Area Signal Req’d? Lanes? TSP Project U’s Status Assumption? Buildout Development NOTES
GFR / Day Road exst yes T-14, T-1SB not built no no no
GFR/Java Road no no not built no yes no
GFR / Clutter Road yes yes T-5, T-6, T-7 not built yes yes yes
GFR / Railroad Crossing no no T-8 not built yes no no
GardenAcres/Day no no notbuilt no no no Nooutlet
Garden Acres /Java no no not built no yes yes
Garden Acres / Clutter no yes not built no yes yes
Kinsman / Day yes yes S-36 not built no yes no
Kinsman / Java No yes not built no yes no
Kinsman / Ridder yes yes C-24, S-lB not built no yes no
BFR / Day exst yes not built yes yes no

Other Related Offsite Improvements Scope of Improvement TSP Project U’s Status

Req’d under
No-Build
Assumption?

Required for Coffee
Creek Buildout

Ridder (Kinsman east to 95th) Sidewalk on S. side n/a not built no no no
Ridder (Gard. Acr.east to Kinsman) Sidewalk on N. side n/a not built no no no
BFR(Daytol-5) Widening T-17 COMPLETE yes no no NocosttoCoffeeCrk
BFR / 95th Turn Lanes T-1, T-2, T-3, T-4 partial yes yes no No cost to Coffee Crk

phase i Project for Near
Term Coffee Creek
Development NOTES
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Coffee Creek Planning Area
Transportation Projects and Estimated Costs

02/03/2 011

Grahams Ferry Road
Garden Acres Road Java
to Clutter
Garden Acres Road Day
to Java

Kinsman Extension
Clutter (Garden Acres
west to GFR)
Java Road (GFR to
Garden Acres)
Java Road (Gard Acr to
Kinsman)

Intersections

GFR / Day Road
GFR / Java
GFR / Clutter Road
Garden Acres / Day
Garden Acres / Java

Garden Acres / Clutter
Kinsman / Day
Kinsman/ new local
street
Kinsman / Ridder

Scope of Improvements

Full reconstruction to 3 lane minor arterial -

asphalt
Full reconstruction to 2 lane minor collector -

concrete
Full reconstruction to 2 lane minor collector -

concrete
New construction to 2 lane minor collector -

concrete
Full Reconstruction to 3 lane Major Collector•
asphalt
New Construction to 2 lane local street -

concrete
New Construction to 2 lane local street -

concrete

Full Coffee Creek Buildout
Quantity Units Unit Cost

1 Is $ 300,000 $
1 Is $ 300,000 $
1 Is $ 575,000 $

$

$ 4,290,000.00

$ 1,100,000,00

$ 1,760,000.00

$ 3,410,000.00

$ 1,950,000.00

$ 807,500.00

$ 1,020,000.00

$ 14,337,500.00

Total Cost

300,000.00
300,000.00
575,000.00

Phase 1 Projects
Quantity

Phase 2 Projects
Quantity

Is $ 300000.00
Is $ 300,000.00

$ 275,000.00

$ 575,000.00

$ 575,000.00
$ 2,025,000.00

I $ 10,745,000.00

Streets Total Cost Units Total Cost Units Total Cost

3300 lin ft $ 1,300.00

1000 lin ft $ 1,100.00

1600 in ft $ 1,100.00

3100 lin ft $ 1,100.00

1500 lin ft $ 1,300.00

950 Fin ft $ 850.00

1200 lin ft $ 850.00

subtotal

Quantity Units Unit CostScope of Improvements

1000 in ft $ 1,100,000.00

1600 lin ft $ 1,760,000.00

1500 in ft $ 1,950,000.00

950 in ft $ 807,500.00

$ 5,617,500.00

Quantity Units Total Cost

3300 in ft $ 4,290,000.00

3100 Iinft $ 3,410.000.00

1200 Iinft $ 1.020,000.00

$ 8,720,000.00

Quantity Units Total Cost

turn lanes
turn lanes
Signalization and turn lanes
none - leave as closed access
part of road construction

turn lanes
signalization and turn lanes

part of road construction
signalization and turn lanes

1 Is $ 300,000 $ 300,000.00
1 Is $ 575,000 $ 575,000.00

1 Is $ 575,000 $ 575,000.00
subtotal $ 2,625,000.00

Total On-Site Transportation Improvements

Offsite Transportation Improvements
Ridder (Kinsman east to
95th) Sidewalk on South Side
Ridder (Kinsman west to
Garden Acres Sidewalk north side
BFR / Day Road Turn Lanes

GFR / Railroad Crossing New Underpass
Day Road Rebuild to Concrete Surface

Total Offsite Improvements

TOTAL CCPA TRANSPORTATION IMPROVEMENTS

turn lanes

turn lanes

Phase ITOTAL

Iinft $ 40

link $ 40
Is $ 300,000

Is $ 4,000,000
linft $ 600

$ 300,000.00

$ 300000.00

$ 600,000.00

$ 6,217,500.00

Is -

I $ 6,217,500.00

2000

400
1

1
2700

GRAND TOTAL

$ 16,962,500.00

$ 80,000.00

$ 16,000.00
$ 300,000.00

$ 4,000,000.00
$ 1,620,000.00

$ 6,016,000.00

I $ 22,978,500.00

1
1

signal

ALL

All

2000 linft $ 80,000.00

400 un ft $ 16,000.00
1 Is $ 300,000.00

1 Is $ 4,000,000.00
2700 un ft $ 1.620.000.00

I $ 6,016,000.00

Phase 2 TOTAL $ 16,761,000.00
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Sewer Improvements

Coffee Creek Planning Area
Utility Prc~ects and Cost Estimates

location Scope of Improvements
Full Coffee Creek Suildout
Quantity Units Unit Cost Total Cost

Phase 1 (year 14) Projects
Scope of Improvements Unit Cost

phase 2 Projects (year 5-20)
Total Cost Scope of Improvements Unit Cost Total Cost

Water Improvements

Full Coffee Creek Buljdout
Quantity Units Unit Cont

Various
GFR and Kinsman
Kinsman to Commenrce Cir,
GFR
Kinsman

Waysides
Transit Bus Stop
Bike Path Connector
10, paved trail
10 paved trail

700
3000
3100

$ 300,000.00 $
$ 25,000.00 $
$ 65.00$

3 $ 300,000.00
2 $ 25,000.00

700 $ 65.00
ALL $ 55,00
ALL $ 65.00

$ 900,000.00
$ 50,000.00
$ 45,500.00

$ 995.500,00

Day Road West 12” PVC 1000 II $ 90,00 $ 90,000.00
Day Road East 12” PVC 1700 Ii $ 90.00 $ 153,000,00
GFR 5’ PVC 600 If $ 75,00 $ 45,000.00
Garden Acres 8” PVC 1300 If $ 75.00 $ 97,500.00
Clutter 8’ PVC 1400 If $ 75.00 $ 105,000,00
Ridder 15” PVC 850 If $ 120.00 $ 102,000,00
Kinsman 15” PVC 3100 If $ 120.00 $ 372,000.00
ALL Manholes ‘10’ 20’ Deep 7 $ 4,500.00 $ 31.500,00
ALL Manholes. less than 10’ deep 21 $ 2,500.00 $ 52,500.00
ALL Manholet. over 20’ deep 4 $ 9,500.00 $ 38,000.00
Ridder Asphalt Repair 400 Sf $ 40.00 $ 16,000.00

S 1,102.500.00
OFF SITE Sewer Improvements wf Manholes, etc 4880 LF $ 200.00 $ 960,000.00

Location

S 75,00
All $ 75,00 S 97,500.00
All $ 75.00 $ 105,000.00
All $ 120.00 $ 102,000.00
All $ 120.00 $ 372,000.00
2 $ 4,500.00 $ 9,000.00
5 $ 2,500.00 $ 12,500.00
1 $ 9,500.00 $ 9,500.00

Scope of Improvements

All S 90.00 $ 90,000.00
All $ 90.00 S 153,000.00
All $ 75.00 $ 45,000.00

$ 120.00
$ 120.00

5 $ 4,500.00
16 $ 2,500.00
3 $ 9,500.00

400 $ 40.00

ALL

Phase 1 (year 14) Projects
Total Cost Scope of Improvements

$ 707,500.00

unit Cost Total Cott

$ 22,500.00
$ 40,000.00
$ 28,500,00
$ 16,000.00
$ 395,000.00
$ 960,000.00

Phase 2 Projects (year 5-20)
Scope of Improvements unit Cost Total Cost

at hydrants 8” PVC pipe 300 If $ 75.00 $ 22,500.00 75 $ 75.00 $ 5,625.00 225 $ 75.00 $ 16,875,00
at hydrants 8” Valvet 20 ea $ 1,200.00 $ 24,000.00 5 $ 1,200.00 $ 6,000.00 15 $ 1,200.00 $ 18.000,00
at hydrants 8” Fittings 40 ea $ 600.00 $ 24,000.00 10 $ 600,00 $ 6,000.00 30 $ 600.00 $ 18,000.00
Clutter, GFR, Kinsman, Java 12” Dl pipe 9500 If $ 110,00 $ 1.045,000.00 2400 $ 110.00 $ 264,000.00 7100 $ 110,00 5 781,000,00
Clutter, GFR, Kinsman, Java 12” Valven 32 ea $ 2,100.00 $ 67,200.00 5 $ 2,100.00 $ 10,500.00 27 $ 2,100.00 $ 55,700.00
Clutter, GFR, Kinsman, Java 12” fittingt 52 ea $ 800.00 $ 41,600.00 8 $ 800.00 5 6,400.00 44 $ 800.00 $ 35,200.00
Garden Acres @ Java 18’ Valve 2 ea $ 5,000,00 $ 10,000.00 2 $ 5,000.00 $ 10,000,00 0 $ 5,000.00 $
Garden Acres @ Java 18’ Cross 1 ea S 1,800.00 $ 1,800,00 1 S 1,800.00 $ 1,800.00 0 S 1,800.00 $
Clutter, GFR, Kinsman, Java hydrant vu valve bos 20 ea $ 3,000.00 5 60,000.00 3 $ 3,000.00 $ 9,000.00 13 $ 3,000.00 $ 39,000.00

5 1,296,100.00 5 319,325.00 $ 964,775.00
OFF SITE Water Improvements: 18” Dl pipe WI valves eec. 7920 If $ 500.00 $ 3,960,000.00 ALL $ 3.960,000.00

Storm Sewer Improvements

Full Coffee Creek Buildoiat Phase 1 (year 14) Projects Please 2 Projects (year 5-20)
Location Scope of Improvements Quantity Units unit Cost Total Cost — Scope of Improvements Unit Cost Total Cost Scope of Improvements Unit Cost Total Cost

Lower GFR 50” RCP 300 If $ 140,00 $ 42,000.00 300 feet $ 140,00 $ 42,000,00
Lower GFR 30’ PCI5, Bored 200 If $ 900,00 $ 180,000.00 200 feet $ 900.00 $ 180,000.00
RidderlClutter @ GA 24’ PC? 400 If $ 110.00 $ 44,000.00 400 feet $ 110.00 $ 44,000.00
Clutter/Garden Acres 18’ PC? 300 If $ 90,00 $ 27,000.00 300 feet $ 90.00 $ 27,000.00
Kinsman, GA, GFR 18” CMP 740 If $ 75.00 $ 55,500.00 120 $ 75.00 $ 9,000.00 620 $ 75.00 $ 46.500,00
Clutter, lower Kinsman 12” RCP 1400 If $ 75.00 $ 105,000.00 240 $ 75.00 $ 18,000.00 1160 5 75,00 $ 87,000.00
Clutter, lower Kinsman Catch Basin and grate 12 ea $ 2,000.00 $ 24,000.00 3 $ 2,000.00 $ 6,000.00 9 $ 2.000,00 $ 18,000,00
Garden Acres, GFR FES 8 ea $ 400.00 $ 3,200.00 3 $ 400,00 $ 1,200.00 5 S 400.00 $ 2,000.00
GA, GFR, Kinsman Constructed svrale 16,000 If $ 65.00 $ 1,040,000.00 7800 $ 65.00 $ 507,000.00 8200 5 65.00 $ 533,000.00
lower GFR 5 dia Manhole 3 ea 5 4,000.00 $ 12,000.00 $ , 3 $ 4,000,00 5 12,000.00
Clutter/Ridder, Kinsman 4’ dia Manhole 10 ea $ 2,100.00 $ 21,000.00 5 $ 2,100.00 $ 10,500,00 S $ 2,100.00 S 10,500,00
KInsman, GA, GFR WQ/ Detention Pond 6 acres $ 75,000,00 $ 450,000.00 ALL $ 450,000.00

Total $ 2,003,700.00 $ 622,700.00 $ 1,381,000.00

Park and Trail lmprovemenss

Full Coffee Creek aujldout Phase 1 (year 14) Projects Phase 2 Projects (year 5-20)
Locat,on Scope of Improvements Quantity Units Unit Cost Total Cost — Scope of Improvements Unit Cost Total Cost Scope of Improvements Unit Cost Total Cost

Ca $ 300,000.00 $ 1,200,000.00
ea $ 25,000.00 $ 125,000,00
If 5 65,00 $ 45,500.00
If included w/ road cost
If included w/ road cost

$ 1,370,500.00

300,000.00
75,000.00

$ 375,000.00
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(FUTURE)

EXISTING DAY ROAD
VIEW LOOKING EAST

NOTES:
1. REMOVE ASPHALT AND RECONDrnON AND RECOMPACT SUGGRADE AND BASE.

WITH 8” CONCRETE ON 12” AGGREGATE BASE COURSE.
2 NORTH SIDE PLANTER STRIP AND SIDEWALK ARE FUTURE CONSTRUC11ON AND

RECONSTRUCT STREET SECTION

NOT PART OF THIS PROJECT.
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S
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I I
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Section A — Day Rd — Major Collector

DRAWING NUMBER: DRAWN BY: SJ SCALE: N.T.S.

FILE NAME: APPROVED BY: EM DATE: 1/24/11

CITY OF
WILSONVILLE

PUBLIC WORKS STANDARDS 



KINSMAN RD EXTENSION
VIEW LOOKING NORTH

56’

1. STREET TO BE APPROXIMATELY 8” CONCRETE ON 12” AGGREGATE BASE COURSE.
2. A 10’ BIOSWALE AND PLANTER STRIP IS REQUIRED ON THE WEST SIDE OF KINSMAN.

SEE PLANS AND DETAILS FOR LOCATION OF OPTIONAL STORM SEWER/UNDERDRAIN.
3. WIDTH OF CURB IS INCLUDED IN SIDEWALK OR PLANTER STRIP WIDTH.
4. COMBINATION WALKWAY/BIKEWAY TO REGIONAL TRAIL STANDARDS IS REQUIRED ON EAST

SIDE OF KINSMAN. SEE SPECIFICATIONS FOR CONSTRUCTION DETAILS.
5. STREET LIGHTS AND STREET TREES SHALL BE LOCATED WITHIN PLANTER STRIP AS

REQUIRED.
6. STRIPING AND SIGNAGE AS REQUIRED.
7. NO ON—STREET PARKING IS ALLOWED. TRANSIT STOP LOCATIONS TO BE DETERMINED

BY TRANSIT DIRECTOR.

Section B — Kinsman Rd
Minor Collector Template With Bioswale CITY OF

DRAWING NUMBER: I DRAWN BY: SJ SCALE: N.T.S. WILSONVILLE

FILE NAME: ~APPROVED BY: EM DATE: 1/24/11 PUBLIC WORKS STANDARDS
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NOTES:

GARDEN ACRES RD
VIEW LOOKING NORTH

1. STREET TO BE APPROXIMATELY 7” CONCRETE ON 8” AGGREGATE BASE COURSE.
2. A 6 1/2’ BIOSWALE AND 5’ SIDEWALK REQUIRED ON BOTH SIDES. SEE PLANS AND

DETAILS FOR LOCATION OF OPTIONAL STORMSEWER/UNDERDRAIN.
3. WIDTH OF CURB IS INCLUDED IN SIDEWALK OR PLANTER STRIP WIDTH.
4. STREET LIGHTS AND STREET TREES SHALL BE LOCATED WITHIN PLANTER STRIP AS

REQUIRED.
5. STRIPING AND SIGNAGE AS REQUIRED
6. NO ON—STREET PARKING IS ALLOWED. TRANSIT STOP LOCATIONS TO BE DETERMINED

BY TRANSIT DIRECTOR.
7. SECTION NORTH OF NEW JAVA ROAD MAY BE CONSTRUCTED AS A LOCAL STREET

SECTION — SEE SECTION F.

Section C — Garden Acres Rd
Minor Collector Template with Bioswale CITY OF

DRAWING NUMBER: DRAWN BY: SJ SCALE: N.T.S. WILSONVILLE

FILE NAME: APPROVED BY: EM DATE: 1/24/11 PUBLIC WORKS STANDARDS
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GRAHAMS FERRY RD
VIEW LOOKING NORTH

71—77’
RIGHT OF WAY

1. STREEt TO BE APPROXIMATELY 6” ASPHALT ON 15” AGGREGATE BASE COURSE.
2. WIDTH OF CURB IS INCLUDED IN SIDEWALK OR BIOSWALE WIDTH.
3. STREET LIGHTS SHALL BE LOCATED WITHIN PLANTER STRIP/BIOSWALE AS

REQUIRED.SEE PLANS AND DETAILS FOR LOCATION OF OPTIONAL
STORMSEWER/UNDERDRAIN.

4. STRIPING AND SIGNAGE AS REQUIRED.
5. ON—STREET PARKING IS NOT ALLOWED. TRANSIT STOP LOCATIONS TO BE

DETERMINED BY TRANSIT DIRECTOR.
6. MEDIAN SHALL BE LANDSCAPED WHEN NOT NEEDED AS A LEFT—TURN LANE.
7. SEE SPECIAL SETBACK REQUIREMENTS FOR MINOR ARTERIAL STREET SECTIONS.
8. MAXIMUM DISTANCE BETWEEN MANHOLES SHALL BE 1 600 FEET WITH THREE FLOW

THRU INLETS EVENLY SPACED BETWEEN EACH MANHOLE.

Section D — Grahams Ferry Rd
Minor Arterial Template with Bioswale

DRAWING NUMBER: DRAWN BY: SJ SCALE: N.T.S. WILSONVILLE

FILE NAME: APPROVED BY: EM DATE: 1/24/11 PUBLIC WORKS STANDARDS
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2. "Coffee Creek Industrial Area Infrastructure Analysis”, Sheets C1 – C12 
   



























3. An FCS Group Memorandum, dated April 5, 2011, from Todd Chase, regarding Coffee Creek 
Funding and Marketing Plan, Task 7 findings. 
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DEVELOPMENT	AND	INFRASTUCTURE	COST	ASSUMPTIONS	 
The Coffee Creek Master Plan envisions development of a new employment center in north 
Wilsonville for approximately 1,800 jobs.  The master plan for Coffee Creek includes new 
design standards that support multi-level industrial-office buildings along Day Road and a 
pedestrian/bicycle network that creates a transit and pedestrian-oriented “Class A” employment 
center. Green street design standards with a passive-solar building orientation/street grid are also 
incorporated into the employment center.  New development is expected to serve general 
industrial, warehouse, flex and research and development (R&D) functions.   The pedestrian and 
bicycle facilities will be provided along all collector and arterial streets (with direct access to the 
Metro regional Tonquin Trail) for convenient and safe access to all modes of travel.  
 
Current assumptions and findings from the preliminary engineering analysis indicate that there 
are no major environmental constraints in the Coffee Creek Master Plan area. The current 
estimate of development potential (based upon a current analysis by the city) indicates a total 
gross land area (private ownership) of 187 acres.  New roadways are expected to require 
approximately 13 acres of land area, leaving 174 net buildable acres for future development.1  
 
It is assumed that based on current zoning and market trends, the Coffee Creek Master Plan area 
will take between 20 and 30 years to achieve full build-out.  For purposes of this study, it is 
assumed that the 20-year build-out is a “high forecast” and a 30-year build-out scenario is 
assumed to be a “low forecast” for the funding analysis. 
 
The amount of potential development that could occur within the Coffee Creek Master Plan area 
over the 20 to 30 year absorption time period is expected to include a mix of general 
industrial/flex and R&D/tech buildings. This analysis assumes a mix of 2/3 general industrial/flex 
and 1/3 R&D/tech building types, and a floor-to-area (FAR) ratio of 0.30 for general 
industrial//flex buildings and 0.25 for R&D/tech buildings.  These assumptions result in 
approximately 2.1 million square feet of industrial development floor area at build-out.   
 
The total amount of permanent on-site employment within the Coffee Creek Master Plan area is 
expected to include approximately 1,800 direct jobs (including full and part-time employment) at 
build-out.   This estimate assumes a 10% vacancy rate, and an average of 1,250 SF per job for 
general industrial/flex space and 750 SF per job for R&D/tech building types.   
 
The total estimated cost of on-site public infrastructure needed to serve the Coffee Creek Master 
Plan area is $22.4 million (2011 dollars).  As indicated in Table 1, phase 1 improvements (years 
1-4) are expected to be approximately $8.1 million.  Streets and intersections are the primary 
infrastructure cost items with $6.2 million in phase 1 costs and $10.7 million in phase 2 costs, or 
nearly 75% of all on-site infrastructure cost requirements.  Off-site improvement requirements 
are expected to require about $10.9 million in improvements, including $4 million for a railroad 
underpass, $3.96 million for water system, $0.96 million for sewer upgrades, and $2 million for 
roads and trails. A conceptual illustration depicting potential phasing of future Coffee Creek 
development is provided in Figure 1. 

                                                   
1 In comparison, the 2007 Coffee Creek Master Plan assumed slightly higher gross/net acre assumptions 
with a larger master plan area that included public right-of-ways and Significant Resource Overlay Zone 
areas. 
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FUNDING	ANALYSIS	 
The implementation of large-scale master planned developments requires improvements to 
virtually all public infrastructure facilities, in a series of near-term and long-term capital 
improvement projects.  For a detailed list of the planned capital improvement projects for the 
Coffee Creek employment center please refer to the city of Wilsonville Preliminary Engineering 
Summary report. 
 
The planned infrastructure improvements necessary to serve Coffee Creek are a significant 
financial expenditure for the community. Since some of the enhancements to Coffee Creek will 
provide a direct benefit to on and off-site businesses and workers and residents, such as the 
Kinsman Road connection, Grahams Ferry Road, and Day Road improvements; and local 
pedestrian/bicycle system improvements; a mix of local and city-wide funding techniques would 
be appropriate to help spread the cost of the improvements to those who benefit.   
 
Potential Funding Options 
 
The primary purpose of this section is to consider ways the City of Wilsonville can work with 
existing and future property owners and private investors/developers/tenants to generate 
adequate revenues required to construct or fund necessary on-site infrastructure.  Potential 
funding options that have been evaluated include: 

 System Development Charges (SDC) 

 Supplemental Street SDCs  

 Urban Renewal Program, Tax Increment Financing 

 Local Improvement Districts (LID)  

 Zone of Benefit or Reimbursement District (ZBD)  

 Economic Improvement District (EID) 

 Utility Rates and Connection Charges 

 General Obligation and/or Revenue Bonds 
A brief summary of local funding techniques used in Oregon includes: 

System Development Charges 

ORS 223.297 – 223.314 provides “a uniform framework for the imposition of system 
development charges by governmental units” and establishes “that the charges may be used only 
for capital improvements.” An SDC can be formulated to include one or both of the following 
components: (1) a reimbursement fee, intended to recover an equitable share of the cost of 
facilities already constructed or under construction and (2) an improvement fee, intended to 
recover a fair share of future, planned, capital improvements needed to increase the capacity of 
the system.  ORS 222.299 defines “capital improvements” as facilities or assets used for: 

 Water supply, treatment and distribution; 
 Waste water collection, transmission, treatment and disposal; 



 
 

 Drainage and flood control; 
 Transportation; or 
 Parks and recreation. 

SDCs may include an “improvement fee” for new facilities and a “reimbursement fee” 
associated with capital improvements already constructed.  SDCs cannot be used for operation or 
routine maintenance.  

Wilsonville already collects SDCs for the above-mentioned categories and may apply SDC 
funding to designated Coffee Creek capital improvements that enhance capacity as required to 
address future growth needs.  Potentially applicable facilities include streets, transit facilities, 
pedestrian and bicycle facilities, storm drainage and flood control improvements.  
 
Since Coffee Creek is located primarily within Washington County, the city may also explore the 
use of Washington County Transportation Development Tax (TDT) revenues for eligible 
roadway elements, such as improvements to Grahams Ferry Road, Day Road and Kinsman Road. 
Note, the city could work with Washington County to amend the long-range transportation 
project list of eligible TDT projects.  
 
In order to enhance SDC revenues and allocate SDC funds, the city should consider revisiting 
and updating its SDC methodology reports for transportation, parks and storm water facilities. 
This would entail an update to the capital facilities program list, cost estimates, and calculation 
of improvement fee and reimbursement fee calculations.  Key objectives of the SDC updates 
could focus on:  

 Full Cost Recovery (the use of the current Coffee Creek capital facilities plan, with 
consideration of a reimbursement fee, improvement fee, and planning/permitting 
component, annual escalations). 

 Bike, pedestrian and transit facilities elements (relates to Full Cost Recovery for street 
and pedestrian, bicycle and transit facility improvements). 

 Incentive-Based SDCs (SDC adjustment/reduction for future developments in the Coffee 
Creek that provide on-site travel demand management techniques which lower peak trip 
generation).  

 Variable SDCs for higher density and “green” design (special SDC reductions can be 
provided for developments that meet certain policy objectives, such as density targets or 
“green design” standards). 

Rather than creating/adopting an SDC overlay for Coffee Creek (which may result in higher fees 
that discourage redevelopment there), the city may desire to revisit its overall methodology for 
calculating SDCs. 

Supplemental Transportation System Development Charges 
Wilsonville may consider working with Washington County and the city of Tualatin to create an 
SDC overlay district for the combined Coffee Creek and Basalt Creek planning areas.  Since 
transportation elements usually account for over ¾ of the total infrastructure costs, the primary 
emphasis in an SDC overlay district would likely include streets, pedestrian, bicycle and transit 



 
 

facilities. FCS GROUP has conducted a preliminary analysis of the revenue potential of a 
supplemental street SDC overlay for the Coffee Creek area in the next section. 

Local Improvement District 
Cities in Oregon have the statutory authority to establish local improvement districts and levy 
special assessments on the benefited property to pay for improvements. These are payable in 
annual installments for up to 30 years. LIDs are generally used for capital improvement projects 
that benefit numerous large tenants and/or private property owners. The formation of LID 
districts could be considered as a potential primary source of funding downtown streetscape 
improvements because there will be direct benefits to multiple property owners.  
The primary advantage of LIDs from the city’s perspective is the ability to attain a consistent 
level of revenue generation early in the development process. Financial intermediaries, such as 
banks, now view LIDs as a more reliable funding source than some funding sources (such as 
SDCs) and therefore are more apt to provide loans based on future LID revenue streams.  
However, the financing terms for “raw land” LIDs have become far more stringent since the 
2007 “financial crisis,” and are now far less favorable than the financing terms given to 
municipal bond issues or state infrastructure loans. 

Zone of Benefit or Reimbursement District 
Similar to LIDs, cities can negotiate public/private advance financing arrangements with 
developers, where a developer agrees to front capital improvements/investment within a 
designated zone of benefit district (ZBD).  The developer is then partially reimbursed as new 
land use development approvals are granted within the ZBD over a period that usually extends 
10-15 years. While ZBDs have been successfully utilized in Wilsonville in the past, there is no 
guarantee that future revenues will be as steady and reliable as with the LID or property tax 
assessments.  

Economic Improvement District 
Cities may establish an Economic Improvement District (EID) or business improvement district 
(BID) to create additional revenue for targeted infrastructure improvements or enhanced 
operating/advertising services (e.g., public safety or marketing within downtown).  EIDs require 
the formation of a special benefit district area, identification of improvements and services to be 
funded, along with an assessment mechanism and methodology report that is subject to approval 
by the majority of property owners within the district.  In Oregon, most EIDs are limited to 
relatively small annual assessments and used to enhance maintenance and marketing activities.   
For analysis purposes, FCS GROUP evaluated the revenue generation potential from a local 
special EID property tax assessment within the Coffee Creek area in the next section.    

Utility Fees and Connection Charges 
Utility rates and connection charges are a common way to raise local revenues to pay for 
required infrastructure facilities and operations but require approval and adoption by the City 
(utility district) and must meet state and local regulations.  In light of the fact that the City of 
Wilsonville has relatively high water rates (in comparison to other cities in the greater Portland 
region), a rate overlay district that results in higher water or sewer rates for the Coffee Creek area 
may render the area less competitive and is not recommended at this time.   



 
 

Urban Renewal District 
There may be opportunities to utilize funding from the creation of a new Coffee Creek Urban 
Renewal District (URD) for eligible economic development improvements.  In many cases, URD 
funds are combined with other local funding sources (e.g., LIDs) to leverage non-local grants or 
loans.  Based on discussions with city staff, the existing URD funding potential is limited by 
current URDs (which are approaching the maximum allowed land area levels).  Hence, a new 
URD is not a likely near-term funding option.  The establishment of a URD could be revisited in 
a few years.  The city may consider either creating a new URD or expanding an existing URD.   

Maximum Indebtedness Requirements 
After the passage of House Bill 3056 (passed by the Oregon Legislature in 2009) urban 
renewal agencies have new limits on the amounts of maximum indebtedness (MI) in an 
urban renewal plan adopted after January 1, 2010.  

 If the total “frozen tax base” is $50 million or less, the total MI may not exceed 
$50 million.   

 If the frozen base is more than $50 million, but less than or equal to $150 million, 
then MI may not exceed $50 million, plus ½ of the difference between $50 million 
and $150 million.  

 If the total frozen base is greater than $150 million, the total MI may not exceed 
$100 million, plus 35% of the amount over $150 million.  

 Increases in MI may not exceed an aggregate of 20% of the original MI of the UR 
Plan, but with an “indexing” of the original MI from July 1, 1999 or one year after 
the plan was initially approved, whichever is later. Indexing may only happen 
once. 

Revenue Sharing Possibilities  
There are also new possibilities for revenue sharing with overlapping districts for plans 
adopted or substantially amended to increase MI after January 1, 2010.  

 Revenue sharing among overlapping tax districts begins in the later of the 11th 
year after the initial plan was adopted, or when TIF collections equal or exceed 
10% of the initial MI. 

 For any year when TIF collections equal or exceed 10% of the initial MI, but are 
less than 12.5% of the initial MI, the UR agency receives the 10%, plus 25% of 
the tax increment between 10% and 12.5%. Overlapping tax districts receive 75% 
of the tax increment between 10% and 12.5%.  

 For any year when TIF collections equal or exceed 12.5% of the initial MI,  the 
UR agency receives the 12.5% tax increment, and any tax increment collections 
greater than 12.5% are distributed to overlapping taxing districts.  

Concurrence Waivers 
Variations in the maximum indebtedness requirements and the revenues sharing 
provisions can occur if the municipality obtains the written concurrence of the 
overlapping tax districts that impose at least 75% of the taxes imposed under the 
permanent rate limits in the URD.   



 
 

In light of these and other URD provisions, the city of Wilsonville may consider an 
expansion of an existing URD or the creation of a new district.  Revenue generation 
potential from urban renewal tax increment collections within a district that coincides 
with Coffee Creek is further analyzed in the next section.  

Issuing Bonds 
At present, the City is not in a financial position to pay for needed capital improvements with 
existing fund reserves or taxes. Absent existing available funding and low-cost loan programs 
(which may be available from the Oregon Special Public Works Fund or other source managed 
by the Business Oregon, Infrastructure Finance Authority), the City may rely on conventional 
municipal bond debt to finance the construction of its proposed capital program.  There are some 
benefits to this form of financing.  First, as with all debt, it spreads capital costs over the term of 
the bonds.  Furthermore, bonds implement a level of equity by dissipating the burden among 
current and future customers.  Finally, bonds allow flexibility that the aforementioned assisted 
programs do not through repayment options.   

General Obligation Bonds 
General Obligation (G.O.) Bonds offer attractive conditions relative to revenue bonds.  
G.O. bonds are issued against the City’s general fund and taxing authority.  G.O. bonds 
offer slightly lower interest rates than revenue bonds, being backed by the City’s tax 
base.  From the investor’s perspective, tax backed debt is more secure.  These bonds also 
carry no additional coverage requirement, allowing the City to collect revenues necessary 
to meet annual debt service with no additional financial consequences.  G.O. bonds can 
be politically unpalatable if the municipality’s constituency doesn’t support the project 
purpose.   
General obligation bonds, while issued against the taxing authority of the City, may be 
repaid by other dedicated revenues. This arrangement takes advantage of the more 
favorable terms, while still requiring system users to repay the debt.  The General Fund 
would ultimately remain responsible for debt repayment should rate revenues prove 
insufficient.   

Revenue Bonds 
Revenue Bonds are, by definition, backed by the revenue of a utility or enterprise fund, or 
some other dedicated revenue source.  Because the payment stream is less secured than 
tax backed bonds, revenue bonds carry higher interest rates than G.O. bonds.  This 
differential, however, may be minimal.   
Revenue bonds are perhaps the most common source of funding for construction of major 
public facility or utility projects. To issue revenue bonds, the City will be required to 
commit to certain security conditions related to repayment, specifically reserve and 
coverage requirements for annual rate revenues.  These conditions are included in the 
bond resolution to be adopted by the City and essentially impose certain conservative 
financial practices on the City as a way of making the bonds more secure.  
The reserve requirement commits the City to maintain a bond reserve, which could be 
used to meet payments if the utility is incapable of doing so.  This reserve is often set at 
the least of (a) 10 percent of the issue price of all new and outstanding parity bonds, (b) 
maximum annual debt service on all new and outstanding parity bonds, and (c) 1.25 times 
average annual debt service on all new and outstanding parity bonds.  The reserve 



 
 

requirement is dictated by the terms of the bond resolution.  Since the reserve can be 
invested and earn interest, the net cost of providing the reserve is relatively small.  The 
City has the option of borrowing the reserve requirement as part of the total loan amount, 
or can fund it over a five-year period through rates and interest earnings. 
Revenue bond coverage is a legal requirement binding a utility to demonstrate that annual 
revenues exceed expenses by a multiple of the debt service payment.  This factor is 
usually at least 1.25, and is higher for agencies with unrated bonds or low bond ratings.  
Revenue bond coverage factors can require higher utility rates than otherwise necessary 
in order to meet the coverage target.  Any accumulated assessment reserves or other 
available fund reserves may be used to pay off all or some of the outstanding principal.   

Double Barreled Bonds or Hybrid Bonds 
Double barreled bonds or hybrid bonds include municipal bonds that are backed by two 
or more revenue sources. These bond instruments may be viewed as less risky than 
revenue bonds, since there are multiple revenue streams that are dedicated to bond 
payments. 

Loans and Grants 
Federal and state grant programs, once readily available for financial assistance, were mostly 
eliminated or replaced by low-cost loan programs.  Remaining grant programs are generally 
limited in application, lightly funded and heavily subscribed.  Nonetheless, the economic benefit 
of grants and low-interest loans can make the effort of applying worthwhile.   
Common special programs identified as potential funding sources are summarized below: 

 Bank and State Loans:  The city may utilize private bank loans or state loans to make 
strategic capital facility upgrades.  Given the city of Wilsonville’s limited operating 
revenues, bank loans would only be viable for smaller budget improvements that promise 
rapid return on the investment. State loan funds available from Business Oregon currently 
include the Special Public Works Fund, and the Oregon Bond Bank. Special Public Works 
funds are available on a competitive basis to public jurisdictions and can fund projects up to 
$3.0 million in size, but require well-secured loan guarantees from the applicants.  Oregon 
Bond Bank or Oregon Infrastructure Finance Authority loan funds may be available if the 
project is well secured and other funding alternatives are not available.  

 Grants and Low-Interest Financing:  Grants offer some potential for the capital 
improvement projects and initiatives that the city is considering. The city may be able to 
leverage non-local dollars using dedicated local funding.  There are several regional, state 
and federal grant and loan programs that may be available for transportation, water, sewer, 
and storm water improvements.  Please refer to Metro and Business Oregon contacts for 
current grant and loan funding opportunities.  

EVALUATION	OF	FUNDING	OPTIONS	
A preliminary evaluation of funding options was conducted to ascertain the relative benefit of 
implementing the potential funding and financing measures identified above. The funding 
sources to be considered must be adequate to address all or part of the estimated $26.1 million in 
Coffee Creek infrastructure construction costs. 



 
 

To help evaluate the relative benefits of potential funding options, preliminary evaluation criteria 
were identified and compared to one another in Table 3. Initial funding evaluation criteria 
included: 

 Legal Precedence – Is this funding technique allowed under Oregon law?  Has it been 
applied in Wilsonville recently? 

 Funding or Financing Potential – Will the funding stream result in a stable and reliable 
source of revenues?  Will the revenues be deemed credit worthy by potential lenders, and 
become a source of near term funding for the planned improvements? 

 Direct Cost Burden on Coffee Creek Development – Will the funding technique be 
considered as an extraordinary development cost, and dissuade potential investment in 
Coffee Creek? 

 Equity – Will the funding technique and its implementation process be deemed equitable 
by those who pay? 

Table 3. Preliminary Evaluation of Funding Options  

 

Next, FCS GROUP conducted a preliminary 30-year cash flow analysis of selected infrastructure 
development finance techniques. The preliminary funding analysis helps determine a range of 
low to high revenue generation potential from local funding sources that may be used as a match 
towards non-local (regional, state or federal) grant funding programs.   The preliminary analysis 
included three development absorption forecasts ranging with low (20-year build-out) to medium 
(25-year build-out) to high (30-year build-out).   
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in Oregon 

Funding/ 
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Potential
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Burden on 

Coffee Creek 
Development Equity
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  Utility Fee Surcharge

  GO Bonds

  Revenue Bonds

  Loans
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Funding Option
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  System Development Charges

  Local Improvement District

  Zone of Benefit/Reimbursement Dist.



 
 

The preliminary fiscal revenue forecasts for the selected funding options are summarized in 
constant 2011 dollars in Table 4. The results indicate that the potential development assessed 
value that is created in Coffee Creek is expected to support or generate an additional $6.1 to $8.0 
million in local general government tax revenues over the next 30 years.   
 
Local system development charge (SDC) program revenues are expected to generate between 
$5.7 and $8.7 million in combined infrastructure funding, with between $3.5 and $5.3 million 
derived from local street SDC charges.  It should be noted that local SDC funds are not usually 
dedicated to specific locations, such as the Coffee Creek employment area, and instead are used 
to fund eligible projects anywhere in the city that are identified in the locally-adopted capital 
improvement program. 
 
Table 4. Revenue Forecast for Preliminary Funding Options (constant 2011 dollars)  

  Low High 
 Property Tax Revenues (City General Government)        

      Years 1‐10   $720,427 $1,046,626

      Years 11‐20   $2,253,526 $3,262,433

     Years 21‐30   $3,169,152 $3,657,222

 Subtotal  $6,143,106   $7,966,280 

 Development Impact Fees Base (SDCs)        

     Street SDC revenues   $3,518,102 $5,277,153

     Parks SDC revenues   $464,921 $697,382

     Water SDC revenues   $486,439 $729,659

    Sewer SDC & hook‐up revenues   $318,778 $678,002

    Stormwater revenues   $870,204 $1,305,307

 Subtotal  $5,658,445   $8,687,503 

 Supplemental Revenue Options        

      EID ‐ Levy (@ $0.50 per $1,000 assessed value)   $1,414,289   $1,834,027

     Supplemental Street SDC  $832,335 $1,248,502

     LID ‐ $2M (low) to $4M (high)  +/‐ bond/loan    $2,418,998 $4,837,996

     URD ‐ 15 year sunset   $23,151,454 $33,544,903

 Subtotal   $27,817,076 $41,465,428

 Total Excluding City Property Tax Revenue  $33,475,521 $50,152,930

 Grand total 
(including City General Government property tax revenues for yrs 21‐30) $36,644,700 $53,810,000

 * assumes 1.5% annual real discount rate.   

Source: derived from assumptions shown in Appendix A. 

 
Supplemental revenue options including establishment of an economic improvement district 
(EID), street SDC overlay district, local improvement district, and an urban renewal district were 
also evaluated, and are summarized in Table 4 with supporting details in the Appendix. 
 
A locally-adopted EID (limited to the Coffee Creek area and based on a $0.50 per $1,000 in 
assessed valuation property tax levy), could generate an additional $1.4 to $1.8 million in 



 
 

revenue over the next 30 years. Note, this relatively low level of funding is not likely to warrant 
implementation of this revenue source. 
 
A local supplemental street SDC limited to the Coffee Creek area, with a 25% increase in the 
base SDC rate would be expected to generate between $800,000 and $1.2 million in revenue 
over the build-out time frame. Note, it is recommended that this option be further considered in 
context with the Basalt Creek planning area, and not limited to the Coffee Creek area. 
 
Urban Renewal District Considerations 
 
Notwithstanding the political challenges, the creation of an urban renewal district could generate 
significant levels of tax increment financing (TIF) revenue as new development generates 
additional assessed valuation in the area.  The preliminary analysis by city staff and FCS 
GROUP indicates that Coffee Creek would be a prime candidate for an urban renewal program, 
where significant under-utilized areas could be enhanced with new development and 
employment growth.  TIF could enable the construction of new roads and water/sewer lines 
along with adequate public amenities such as parks and streetscapes to attract and sustain private 
development and job creation.   
 
Currently, the average assessed valuation in the Coffee Creek area is approximately $169,477 
per acre, and the Coffee Creek area has relatively low levels of employment and business 
activity.  Based on an analysis of several existing industrial areas and buildings in Wilsonville, 
the average assessed value for industrial campus/tech developments is $3,230,000 per acre; and 
the average assessed value for general industrial/warehouse/flex developments is $1,193,000 per 
acre. A blended average of these two development types yields a potential value of $1,872,000 
per acre for future development within Coffee Creek once it is built-out in accordance with the 
master plan. 
 
Based on these assumptions, a Coffee Creek Urban Renewal District with a 15-year sunset 
would support approximately $23 to $33 million in tax increment revenues.  A shorter10-year 
sunset would support about $13 to $19 million in tax increment revenues that could be used for 
capital project construction.  However, as noted previously, revenue sharing provisions may limit 
the amount of funding that may be used by the urban renewal agency.  
 
The city would need to work closely with affected special districts (and the public) before 
attempting to create a new URD. A preliminary property tax revenue potential analysis by FCS 
GROUP indicates that the largest property tax districts include: Sherwood School District #88, 
Washington County, City of Wilsonville and Tualatin Valley Fire and Rescue (please refer to 
Table 5). 
 
If a Coffee Creek URD area was created with a 10-15 year sunset provision, there would be a 
significant amount of tax revenues that accrue to special districts after that time.  A preliminary 
analysis indicates that the level of potential aggregate property tax revenues that would accrue to 
the special districts listed in Table 5 would range from $36 million to $45 million (cumulative 
revenues over years 15-30 stated in constant 2011 dollars). Hence, all affected special districts 
would experience an overall net gain in tax revenues after the URD sunsets.  
 
  



 
 

Table 5. Special Districts and Property Tax Rates within Coffee Creek Master Plan Area 

Special District Name 
Tax Rate Per $1000 

AV  Percent of Total 
Washington County  $ 2.9840 18% 

NW Regional ESD  $ 0.1538 1% 

Portland Community College  $ 0.6325 4% 

Sherwood School District #88  $ 8.9223 53% 

Tualatin Valley Fire & Rescue   $ 1.5976 9% 

City of Wilsonville   $ 2.1718 13% 

Port of Portland  $ 0.0566 0% 

Metro  $ 0.3883 2% 

Total  $16.9069  100% 

Source: Washington County Assessor, reflects tax district area 088.08 for fiscal year 2009/10. 

 

MARKETING	STRATEGY	
The recommended marketing strategy for the Coffee Creek employment center should highlight 
the vision for this emerging employment center using the conceptual rendering provided (see 
Figure 2).  The marketing brochure the city creates should also attempt to describe the 
advantages of the Coffee Creek area with respect to key site selection metrics, such as: 

 Transportation access (proximity and access to I-5); 
 Regional, west coast, and international market access (population, labor force, GDP within 50 

miles, 200 miles, 500 miles); 
 Labor force (regional labor force characteristics within Portland-Beaverton-Vancouver PMSA); 
 Local Employers (located in Wilsonville or nearby areas). List prominent business names and 

obtain testimonials from strategic clusters.  The clusters identified in the Wilsonville EOA 
include: light manufacturing, high tech manufacturing and software, specialty 
contractors/construction, sustainable product manufacturing and distribution, creative services, 
health care, and secondary education; 

 Infrastructure (high light available water, sewer and power capacity and high speed internet 
access); 

 Local amenities (reference existing city commercial and retail services and local parks and transit 
options, including WES and SMART); 

 Education and Workforce training (highlight new OIT campus plans, other colleges, and 
workforce investment programs); and 

 Proactive “business friendly” practices (assist property owners with obtaining Oregon Industrial 
Site Certification, or include state or local business and tax incentive programs that new 
businesses may opt for, such as Oregon Strategic Investment Program).  

POLICY	CONSIDERATIONS		
The findings contained in this analysis indicate that the Coffee Creek employment area has the 
potential to become a major economic engine for Wilsonville, Washington County, the Metro 
Region, and the state of Oregon.   The area can support over 1,800 direct jobs.  With adjacent 
sewer, water, and street systems, the upfront development cost for providing infrastructure is a 
relatively modest $8.1 million.  The primary cost item includes street and intersection related 
improvements expected to cost about $6.2 million.     
 



 
 

Given the importance of transportation improvements, and current lack of local funding for street 
projects, Wilsonville should attempt to establish public/private partnerships by working with 
Washington County, the city of Tualatin and private developers/property owners to explore 
creation of a supplemental transportation SDCs (in conjunction with the Basalt Creek concept 
plan), at least one other primary funding method, such as a LID, ZBD and/or URD. The city 
should consider creating a new urban renewal district in 2-5 years, with an established sunset.  
The SDC overlay in combination with the URD and local LIDs could likely fund most if not all 
major on-site and some off-site infrastructure projects.  
 
Long-term improvements, including the on- and off-site water and sewer capacity upgrades may 
require a review and update of the city’s water or sewer utility rates, after plans for the adjacent 
Basalt Creek Planning Area are formulated.  Also, major off-site rail/freight corridor investments 
with a new railroad truck underpass on Grahams Ferry Road should consider ODOT, Metro and 
federal funding opportunities to help leverage local funding. New pedestrian bridges and 
connections with the Tonquin Regional Trail may consider Metro funding for parks and open 
space improvements.   
 
The continuation of “business friendly” development policies may be pursued to help 
“streamline” the development approval process for new developments within Coffee Creek (or 
other locations identified by the city).  This could include: efforts to establish time lines for 
development approvals/annexation; seeking voter approval for annexing the Coffee Creek; and 
creating and adopting a long-term financial and phasing plan for the Coffee Creek area, with 
strategic funding options (such as the SDC, LID, URD, etc.).   
 
These policy actions would be intended to enable near-term developments to proceed if they 
propose financial arrangements that are consistent with the financial and phasing plan (such as 
remonstrance agreements to participate in existing or future funding districts).  The benefits of 
these policy actions would help facilitate near term private investment and job creation, and help 
alleviate some timeline uncertainty that property owners and developers would likely experience 
when seeking annexation into the city of Wilsonville. 
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TECHNICAL	APPENDIX		
 
  



 
 

A-1. Coffee Creek Employment Area Development Assumptions 
 
 
Development Assumptions Units
  Gross Buildable Acres 187 acres
  Less Public ROW & Easements 13
  Net Buildable Acres over 20 Years 174

Expected Development Type
  General Industrial/Warehouse/Flex 67% share of net acres
  Industrial R&D/Tech 33% share of net acres

20-Year Development Forecast
  General Industrial/Warehouse/Flex 115.9 acres
  Industrial R&D/Tech 58.1 acres
20-Year Development Forecast
  General Industrial/Warehouse/Flex 0.30 FAR
  Industrial R&D/Tech 0.25 FAR
20-Year Development Forecast
  General Industrial/Warehouse/Flex 1,514,372         Floor Area SF
  Industrial R&D/Tech 632,883            Floor Area SF

Total (SF) 2,147,255         Floor Area SF

Average Annual Absorption High (20 yrs) Medium (25 yrs)
  General Industrial/Warehouse/Flex 75,719              60,575                                 
  Industrial R&D/Tech 31,644              25,315                                 

Total (SF) 107,363            85,890                                 
Avg. Annual Potential Acres Absorbed 8.7                   7.0                                       

Employment Assumptions
  General Industrial/Warehouse/Flex 1,250                SF per job
  Industrial R&D/Tech 750                  SF per job
Vacancy Allowance 10% percent
Average Building Size 100,000            Floor Area SF
Impervious SF (average % of site area) 80% percent of land area

Induced Property Assessed Valuation Assumptions
Current AV in Coffee Creek Area 38,084,831$      AV as of 2010
Existing AV Per Acre 203,662$          AV as of 2010
  General Industrial/Warehouse/Flex 
  Industrial R&D/Tech 1,192,829$        Note 1
  Campus Industrial/Tech (AV) 3,230,169$        Note 1
   Weighted Average 1,873,301$        Note 1
Potential Change in AV Per Acre 1,669,638$        Note 1
Avg. Annual Change in AV per Year 2.5%



 
 

 
A-2. Coffee Creek Employment Area Funding Assumptions 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
A-3. Coffee Creek Employment Area Absorption Assumptions 
(by selected time increments) 

SDC Assumptions
Sewer - for "Other Industrial Facilities" 4,153$              per ERU
Sewer SDC Permit "commercial & Ind." 570$                 per ERU
Sewer Equivalent Residential Units (ERUs) 14,000              SF of floor area per ERU
Water SDC & Meter Fee - 2 inch line 36,306$            one time fee
Parks SDC for Ind. Business Park 347$                 TGSF
Street SDC for blended rate (flex and ind. park) 3,484$              TGSF
Street SDC for Flex 2,850$              TGSF
Street SDC for Industrial Park 5,002$              TGSF
Storm SDC for impervious drainage area 0.23$                per SF of imperv. area

Supplemental Street SDC for Flex 871$                 TGSF (25% increase)
Supplemental Street SDC for Industrial Park 713$                 TGSF (25% increase)

School Construction Excise Tax 0.50$                per floor area SF up to $25k
Metro Excise Tax 0.0012$            of valuation up to $12k

City Financing Long Term Debt Assumptions
  Term (years) 15                    
  Rate (annual) 6.0%
  Coverage (SDC or URD district) 1.5                   
  Coverage (utility rate district) 1.0                   
  Reserves 15%
Discount Rate 1.5%



 
 

 
 
A-4. Coffee Creek Employment Area, Street SDC Revenue 
Assumptions 
(by selected time increments) 

 

2013 2023 2033 2038 2043
Year: 1           10            20            25             30             

High Growth Forecast
  General Industrial/Flex (SF) 75,719   75,719      75,719      
  R&D Industrial/Tech (SF) 31,644   31,644      31,644      

Total SF 107,363 107,363    107,363    
  Cumulative New SF (Jan.) 966,265    2,039,893 
Acres Developed 8.7         8.7            8.7            
   Cumulative Acres (Jan.) 78.3          165.3        

Medium Growth Forecast
  General Industrial/Flex (SF) 60,575   60,575      60,575      60,575       
  R&D Industrial/Tech (SF) 25,315   25,315      25,315      25,315       

Total SF 85,890   85,890      85,890      85,890       
  Cumulative New SF (Jan.) 773,012    1,631,914 2,061,365  
Acres Developed 7.0         7.0            7.0            7.0             
   Cumulative Acres (Jan.) 62.6          132.2        167.0         

Low Growth Forecast
  General Industrial/Flex (SF) 50,479   50,479      50,479      50,479       50,479       
  R&D Industrial/Tech (SF) 21,096   21,096      21,096      21,096       21,096       

Total SF 71,575   71,575      71,575      71,575       71,575       
  Cumulative New SF (Jan.) 644,177    1,359,928 1,717,804  2,075,680  
Acres Developed 5.8         5.8            5.8            5.8             5.8             
   Cumulative Acres (Jan.) 52.2          110.2        139.2         168.2         

2013 2023 2033 2038 2043
Year: 1               10                 20                 25                  30                  

High Growth Forecast
  General Industrial/Flex 215,798$  215,798$       215,798$       
  R&D Industrial/Tech 158,284$  158,284$       158,284$       

Total 374,082$  374,082$       374,082$       
  Cumulative New SDCs 3,366,739$    7,107,560$    

Medium Growth Forecast
  General Industrial/Flex 172,638$  172,638$       172,638$       172,638$        
  R&D Industrial/Tech 126,627$  126,627$       126,627$       126,627$        

Total 299,266$  299,266$       299,266$       299,266$        
  Cumulative New SDCs 2,693,391$    5,686,048$    7,182,377$     

Low Growth Forecast
  General Industrial/Flex 143,865$  143,865$       143,865$       143,865$        143,865$        
  R&D Industrial/Tech 105,523$  105,523$       105,523$       105,523$        105,523$        

Total 249,388$  249,388$       249,388$       249,388$        249,388$        
  Cumulative New SDCs 2,244,493$    4,738,374$    5,985,314$     7,232,254$     



 
 

 
A-5. Coffee Creek Employment Area, Base Sewer SDC & Hook-up 
Revenue Assumptions (by selected time increments) 

 
 
 
A-6. Coffee Creek Employment Area, Base Water SDC Revenue 
Assumptions 
(by selected time increments) 

 
  

2013 2023 2033 2038 2043
Year: 1                10           20           25             30            

High Growth Forecast
    Floor Area Added 107,363     107,363   107,363   

Annual SDCs and Permit Fee Revenue $36,220 $36,220 $36,220
  Cumulative New SDCs & Permit Fee Rev. $325,976 $688,172

Medium Growth Forecast
    Floor Area Added 85,890       85,890     85,890     85,890      

Annual SDCs and Permit Fee Revenue $28,976 $28,976 $28,976 $28,976
  Cumulative New SDCs & Permit Fee Rev. $260,781 $550,538 $695,416

Low Growth Forecast
    Floor Area Added 50,479       50,479     50,479     50,479      50,479      

Annual SDCs and Permit Fee Revenue $17,029 $17,029 $17,029 $17,029 $17,029
  Cumulative New SDCs & Permit Fee Rev. $153,265 $323,560 $408,707 $493,855

2013 2023 2033 2038 2043
Year: 1                 10               20                25                30                

High Growth Forecast
    Buildings Added 1.1               1.1               1.1               

Annual SDCs and Permit Fee Revenue $38,979 $38,979 $38,979
  Cumulative New SDCs & Permit Fee Rev. $350,812 $740,603

Medium Growth Forecast
    Buildings Added 0.9 0.9 0.9 0.9

Annual SDCs and Permit Fee Revenue $31,183 $31,183 $31,183 $31,183
  Cumulative New SDCs & Permit Fee Rev. $280,650 $592,483 $748,399

Low Growth Forecast
    Buildings Added 0.7 0.7 0.7 0.7 0.7

Annual SDCs and Permit Fee Revenue 25,986$       $25,986 $25,986 $25,986 $25,986
  Cumulative New SDCs & Permit Fee Rev. $233,875 $493,736 $623,666 $753,596



 
 

A-7. Coffee Creek Employment Area, Base Parks SDC Revenue 
Assumptions 
(by selected time increments) 

 
 
 
A-8. Coffee Creek Employment Area, Base Storm Drainage SDC 
Revenue Assumptions (by selected time increments) 

 

2013 2023 2033 2038 2043
Year: 1                 10              20             25                30              

High Growth Forecast
  General Industrial/Flex $26,274 $26,274 $26,274
  R&D Industrial/Tech $10,981 $10,981 $10,981

Total $37,255 $37,255 $37,255
  Cumulative New SDCs $335,294 $707,843

Medium Growth Forecast
  General Industrial/Flex $21,019 $21,019 $21,019 $21,019
  R&D Industrial/Tech $8,784 $8,784 $8,784 $8,784

Total $29,804 $29,804 $29,804 $29,804
  Cumulative New SDCs $268,235 $566,274 $715,294

Low Growth Forecast
  General Industrial/Flex $17,516 $17,516 $17,516 $17,516 $17,516
  R&D Industrial/Tech $7,320 $7,320 $7,320 $7,320 $7,320

Total $24,837 $24,837 $24,837 $24,837 $24,837
  Cumulative New SDCs $223,529 $471,895 $596,078 $720,261

2013 2023 2033 2038 2043
Year: 1                   10              20              25                30                

High Growth Forecast
   Impervious Land Area Added (SF) 303,178         303,178      303,178      

Annual SDCs $69,731 $69,731 $69,731
  Cumulative New SDCs & Permit Fee Rev. $627,578 $1,324,886

Medium Growth Forecast
   Impervious Land Area Added (SF) 242,542         242,542      242,542      242,542       

Annual SDCs $55,785 $55,785 $55,785 $55,785
  Cumulative New SDCs & Permit Fee Rev. $502,062 $1,059,909 $1,338,832

Low Growth Forecast
   Impervious Land Area Added (SF) 202,118         202,118      202,118      202,118       202,118        

Annual SDCs $46,487 $46,487 $46,487 $46,487 $46,487
  Cumulative New SDCs & Permit Fee Rev. $418,385 $883,257 $1,115,694 $1,348,130



 
 

A-9. Coffee Creek Employment Area, Supplemental Street SDC 
Revenue Assumptions (assumes $846 average supplemental SDC 
per 1,000 sq.ft. of building floor area; by selected time 
increments) 

 
 
 
A-10. Coffee Creek Employment Area, Local Improvement 
District Revenue Sensitivity Analysis (assumes 15-year LID, by 
selected time increments) 

 

Coffee Creek Supplemental Street SDC Revenue Forecasts
(assumes 25% increase over base SDC) 

2013 2023 2033 2038 2043
Year: 1                10             20                  25                30                

High Growth Forecast
  General Industrial/Flex 65,956$     65,956$     65,956$          
  R&D Industrial/Tech 22,546$     22,546$     22,546$          

Total 88,503$     88,503$     88,503$          
  Cumulative New SDCs 796,524$   1,681,551$     

Medium Growth Forecast
  General Industrial/Flex 52,765$     52,765$     52,765$          52,765$        
  R&D Industrial/Tech 18,037$     18,037$     18,037$          18,037$        

Total 70,802$     70,802$     70,802$          70,802$        
  Cumulative New SDCs 637,219$   1,345,241$     1,699,252$   

Low Growth Forecast
  General Industrial/Flex 43,971$     43,971$     43,971$          43,971$        43,971$        
  R&D Industrial/Tech 15,031$     15,031$     15,031$          15,031$        15,031$        

Total 59,002$     59,002$     59,002$          59,002$        59,002$        
  Cumulative New SDCs 531,016$   1,121,034$     1,416,043$   1,711,052$   

2013 2018 2023 2028
Year: 1                       5                      10                   15                   

Net Present Value of LID Issue
@$2 million, annual assessment per SF $0.03 $0.03 $0.03 $0.03
@$4 million, annual assessment per SF $0.05 $0.05 $0.05 $0.05
@$6 million, annual assessment per SF $0.08 $0.08 $0.08 $0.08

Annual Revenues @ $2M LID $204,645 $204,645 $204,645 $204,645

Cumulative Revenues @ $2M LID $818,580 $1,841,804 $2,865,028

Annual Revenues @ $4M LID $409,290 $409,290 $409,290 $409,290

Cumulative Revenues @ $4M LID $1,637,159 $3,683,608 $5,730,057

Annual Revenues @ $6M LID $613,935 $613,935 $613,935 $613,935

Cumulative Revenues @ $6 M LID $2,455,739 $5,525,412 $8,595,085



 
 

A-11. Coffee Creek Employment Area, Economic Improvement 
District Analysis (based on local levy of $0.50 per $1,000 AV) 

 

2013 2023 2033 2038 2043
Year: 1                  10                   20                   25                   30                   

High Growth Forecast
Exisitng Assessed Valuation $38,084,831 $47,562,735 $60,884,322 $68,885,022 $77,937,080
New Development Assessed Valuation $14,525,854 $145,258,538 $290,517,075 $290,517,075 $290,517,075

Total Assessed Valuation $52,610,685 $192,821,273 $351,401,397 $359,402,097 $368,454,155
Annual Change in Assessed Value $15,685,920 $16,010,837 $1,680,122 $1,900,904
  Cumulative Change in Assessed Value $140,210,588 $298,790,712 $306,791,412 $315,843,470

      Annual  Property Tax Revenue $70,105 $149,395 $153,396 $157,922

Cumulative Property Tax Increment $279,642 $1,336,144 $2,090,924 $2,866,732

Net Present Value of Cash Flow to City
  Years 1-20 $1,226,661
Suportable Debt Calculation
Avg. Revenue First 10 Years $116,407
Supportable Debt (1.5 coverage, 6%, 15yr)
   Debt Payment $77,605
    Supportable Debt ($753,715)

2013 2023 2033 2038 2043
Year: 1                  10                   20                   25                   30                   

Medium Growth Forecast
Exisitng Assessed Valuation $38,084,831 $47,562,735 $60,884,322 $68,885,022 $77,937,080
New Development Assessed Valuation $11,620,683 $116,206,830 $232,413,660 $290,517,075 $290,517,075

Total Assessed Valuation $49,705,514 $163,769,565 $293,297,982 $359,402,097 $368,454,155
Annual Change in Assessed Value $12,780,750 $13,105,666 $13,300,805 $1,900,904
  Cumulative Change in Assessed Value $114,064,051 $243,592,468 $309,696,583 $318,748,641
      Annual  Property Tax Revenue $57,032 $121,796 $154,848 $159,374

Cumulative Property Tax Increment $227,349 $1,087,752 $1,762,640 $2,545,710
Net Present Value of Cash Flow to City
  Years 1-20 $1,209,549
Suportable Debt Calculation
Avg. Revenue First 10 Years $94,618
Supportable Debt (1.5 coverage, 6%, 15yr)
   Debt Payment $63,079
    Supportable Debt ($612,636)

2013 2023 2033 2038 2043
Year: 1                  10                   20                   25                   30                   

Low Growth Forecast
Exisitng Assessed Valuation $38,084,831 $47,562,735 $60,884,322 $68,885,022 $77,937,080
New Development Assessed Valuation $9,683,903 $96,839,025 $193,678,050 $242,097,563 $290,517,075

Total Assessed Valuation $47,768,734 $144,401,760 $254,562,372 $310,982,585 $368,454,155
Annual Change in Assessed Value $10,843,969 $11,168,886 $11,364,025 $11,584,807
  Cumulative Change in Assessed Value $96,633,027 $206,793,639 $263,213,851 $320,685,421
      Annual  Property Tax Revenue $48,317 $103,397 $131,607 $160,343

Cumulative Property Tax Increment $192,487 $922,158 $1,495,364 $2,210,647
Net Present Value of Cash Flow to City
  Years 1-20 $1,209,549
Suportable Debt Calculation
Avg. Revenue First 10 Years $80,092
Supportable Debt (1.5 coverage, 6%, 15yr)
   Debt Payment $53,395
    Supportable Debt ($518,583)



 
 

A-12. Coffee Creek Employment Area, Potential Local General 
Government Property Tax Revenue Analysis (by selected time 
increments) 

  

2013 2023 2033 2038 2043
Year: 1                  10                   20                   25                   30                   

High Growth Forecast
Existng Assessed Valuation $38,084,831 $47,562,735 $60,884,322 $68,885,022 $77,937,080
New Development Assessed Valuation $14,525,854 $145,258,538 $290,517,075 $290,517,075 $290,517,075

Total Assessed Valuation $52,610,685 $192,821,273 $351,401,397 $359,402,097 $368,454,155
Annual Change in Assessed Value $15,685,920 $16,010,837 $1,680,122 $1,900,904
  Cumulative Change in Assessed Value $140,210,588 $298,790,712 $306,791,412 $315,843,470

      Annual  Property Tax Revenue $304,509 $648,914 $666,290 $685,949

Cumulative Property Tax Increment $1,214,652 $5,803,677 $9,082,139 $12,451,935

Net Present Value of Cash Flow to City
  Years 1-20 $5,328,123
Supportable Debt Calculation
Avg. Revenue First 10 Years $505,625
Supportable Debt (1.5 coverage, 6%, 15yr)
   Debt Payment $337,083
    Supportable Debt ($3,273,834)

2013 2023 2033 2038 2043
Year: 1                  10                   20                   25                   30                   

Medium Growth Forecast
Existng Assessed Valuation $38,084,831 $47,562,735 $60,884,322 $68,885,022 $77,937,080
New Development Assessed Valuation $11,620,683 $116,206,830 $232,413,660 $290,517,075 $290,517,075

Total Assessed Valuation $49,705,514 $163,769,565 $293,297,982 $359,402,097 $368,454,155
Annual Change in Assessed Value $12,780,750 $13,105,666 $13,300,805 $1,900,904
  Cumulative Change in Assessed Value $114,064,051 $243,592,468 $309,696,583 $318,748,641
      Annual  Property Tax Revenue $247,724 $529,034 $672,599 $692,258

Cumulative Property Tax Increment $987,512 $4,724,761 $7,656,204 $11,057,547
Net Present Value of Cash Flow to City
  Years 1-20 $5,253,795
Supportable Debt Calculation
Avg. Revenue First 10 Years $410,983
Supportable Debt (1.5 coverage, 6%, 15yr)
   Debt Payment $273,989
    Supportable Debt ($2,661,045)

2013 2023 2033 2038 2043
Year: 1                  10                   20                   25                   30                   

Low Growth Forecast
Existng Assessed Valuation $38,084,831 $47,562,735 $60,884,322 $68,885,022 $77,937,080
New Development Assessed Valuation $9,683,903 $96,839,025 $193,678,050 $242,097,563 $290,517,075

Total Assessed Valuation $47,768,734 $144,401,760 $254,562,372 $310,982,585 $368,454,155
Annual Change in Assessed Value $10,843,969 $11,168,886 $11,364,025 $11,584,807
  Cumulative Change in Assessed Value $96,633,027 $206,793,639 $263,213,851 $320,685,421
      Annual  Property Tax Revenue $209,868 $449,114 $571,648 $696,465

Cumulative Property Tax Increment $836,085 $4,005,484 $6,495,265 $9,602,167
Net Present Value of Cash Flow to City
  Years 1-20 $5,253,795
Supportable Debt Calculation
Avg. Revenue First 10 Years $347,888
Supportable Debt (1.5 coverage, 6%, 15yr)
   Debt Payment $231,926
    Supportable Debt ($2,252,519)



 
 

 
A-13. Coffee Creek Employment Area, Potential Urban Renewal 
District Revenue Analysis (by selected time increments) 

 

Urban Renewal Dist. Value Per Acre: 29,705$        
 (constant 2011 $)

2013 2023 2028 2033
Year: 1                  10                   15                   20                   

High Growth Forecast
Exisitng Assessed Valuation $38,084,831 $47,562,735 $53,812,869 $60,884,322
New Development Assessed Valuation $14,525,854 $145,258,538 $217,887,806 $290,517,075

Total Assessed Valuation $52,610,685 $192,821,273 $271,700,675 $351,401,397
Annual Change in Assessed Value $15,685,920 $15,838,363 $16,010,837
  Cumulative Change in Assessed Value $140,210,588 $219,089,991 $298,790,712

      Annual  Property Tax Revenue $2,494,543 $3,897,918 $5,315,905

Cumulative Property Tax Increment $9,950,435 $25,224,408 $47,543,760

Net Present Value of Cash Flow to City
  Years 1-20 $43,648,018
Suportable Debt Calculation
Avg. Revenue First 10 Years $4,142,080
Supportable Debt (1.5 coverage, 6%, 15yr)
   Debt Payment $2,761,386
    Supportable Debt ($26,819,273)

Year: 1                  10                   15                   20                   
Medium Growth Forecast
Exisitng Assessed Valuation $38,084,831 $47,562,735 $53,812,869 $60,884,322
New Development Assessed Valuation $11,620,683 $116,206,830 $174,310,245 $232,413,660

Total Assessed Valuation $49,705,514 $163,769,565 $228,123,114 $293,297,982
Annual Change in Assessed Value $12,780,750 $12,933,192 $13,105,666
  Cumulative Change in Assessed Value $114,064,051 $178,417,600 $243,592,468
      Annual  Property Tax Revenue $2,029,359 $3,174,299 $4,333,851

Cumulative Property Tax Increment $8,089,701 $20,520,886 $38,705,273
Net Present Value of Cash Flow to City
  Years 1-20 $43,039,124
Suportable Debt Calculation
Avg. Revenue First 10 Years $3,366,774
Supportable Debt (1.5 coverage, 6%, 15yr)
   Debt Payment $2,244,516
    Supportable Debt ($21,799,297)

Year: 1                  10                   15                   20                   
Low Growth Forecast
Exisitng Assessed Valuation $38,084,831 $47,562,735 $53,812,869 $60,884,322
New Development Assessed Valuation $9,683,903 $96,839,025 $145,258,538 $193,678,050

Total Assessed Valuation $47,768,734 $144,401,760 $199,071,407 $254,562,372
Annual Change in Assessed Value $10,843,969 $10,996,412 $11,168,886
  Cumulative Change in Assessed Value $96,633,027 $151,302,673 $206,793,639
      Annual  Property Tax Revenue $1,719,237 $2,691,886 $3,679,148

Cumulative Property Tax Increment $6,849,212 $17,385,205 $32,812,949
Net Present Value of Cash Flow to City
  Years 1-20 $43,039,124
Suportable Debt Calculation
Avg. Revenue First 10 Years $2,849,903
Supportable Debt (1.5 coverage, 6%, 15yr)
   Debt Payment $1,899,936
    Supportable Debt ($18,452,647)



 
 

A-14. Coffee Creek Employment Area, Summary of Potential 
Local Revenues, Low Forecast (by five-year time increments) 

 
  

Wilsonville Coffee Creek Development Revenue Forecast
Low Forecast (30-year absorption)
 (constant 2011$)

1.0150               1.0773          1.1605          1.2502          1.3469          1.4509            1.5631            
2013 2018 2023 2028 2033 2038 2043

Cumulative Revenues 1                       5                  10                15                20                25                  30                  
Development Impact Fees
    Street SDC revenues $0 $997,552 $2,244,493 $3,491,433 $4,738,374 $5,985,314 $7,232,254
    Parks SDC revenues $0 $99,346 $223,529 $347,712 $471,895 $596,078 $720,261
    Water SDC revenues $0 $103,944 $233,875 $363,805 $493,736 $623,666 $753,596
   Sewer SDC & hook-up revenues $0 $68,118 $153,265 $238,413 $323,560 $408,707 $493,855
   Stormwater revenues $0 $185,949 $418,385 $650,821 $883,257 $1,115,694 $1,348,130

Subtotal $0 $1,454,910 $3,273,547 $5,092,184 $6,910,822 $8,729,459 $10,548,096
Wilsonville City Gov. Prop. Tax Revenues $0 $138,804 $836,085 $2,122,216 $4,005,484 $6,495,265 $9,602,167

Total (excluding franchise fees) $0 $1,593,714 $4,109,632 $7,214,400 $10,916,305 $38,168,437 $79,716,327

Supplemental Revenue Options
    EID ‐ Levy @ $0.50 per $1,000 AV) $0 $31,956 $192,487 $488,585 $922,158 $1,495,364 $2,210,647
    Street SDC overlay district $0 $236,007 $531,016 $826,025 $1,121,034 $1,416,043 $1,711,052
    LID - $2M+/- bond scenario $0 $818,580 $1,841,804 $2,865,028 $0 $0 $0
    URD - 10 year sunset $0 $1,080,553 $6,508,703 $16,520,899 $0 $0 $0

Subtotal $0 $2,167,096 $9,074,010 $20,700,537 $2,043,192 $2,911,408 $3,921,699

Net Present Value Analysis *
Property Tax Revenues
     Years 1-10 $720,427
     Years 11-20 $2,253,526
    Years 21-30 $3,169,152

Subtotal $6,143,106
Development Impact Fees Base (SDCs)
    Street SDC revenues $3,518,102
    Parks SDC revenues $464,921
    Water SDC revenues $486,439
   Sewer SDC & hook-up revenues $318,778
   Stormwater revenues $870,204

Subtotal SDCs $5,658,445
Supplemental Revenue Options
    EID ‐ Levy @ $0.50 per $1,000 AV) $1,414,289
    Street SDC overlay district $832,335
    LID - $2M+/- bond scenario $2,418,998
    URD - 10 year sunset $13,214,266

Subtotal $17,879,887
Grandtotal $28,961,011

* assumes 3.5% annual real discount rate.



 
 

A-15. Coffee Creek Employment Area, Summary of Potential 
Local Revenues, High Forecast (by five-year time increments) 
 

 
 
 

Wilsonville Coffee Creek Development Revenue Forecast
High Forecast (20-year absorption)
 (constant 2011$)

1.0150               1.0773          1.1605          1.2502          1.3469          1.4509            1.5631            
2013 2018 2023 2028 2033 2038 2043

Cumulative Revenues 1                       5                  10                15                20                25                  30                  
Development Impact Fees
    Street SDC revenues $0 $1,496,328 $3,366,739 $5,237,150 $7,107,560 $0 $0
    Parks SDC revenues $0 $149,020 $335,294 $521,568 $707,843 $0 $0
    Water SDC revenues $0 $155,917 $350,812 $545,708 $740,603 $0 $0
   Sewer SDC & hook-up revenues $0 $144,878 $325,976 $507,074 $688,172 $0 $0
   Stormwater revenues $0 $278,923 $627,578 $976,232 $1,324,886 $0 $0

Subtotal $0 $2,225,066 $5,006,399 $7,787,732 $10,569,065 $0 $0
Wilsonville City Gov. Prop. Tax Revenues $0 $201,898 $1,214,652 $3,079,149 $5,803,677 $9,082,139 $12,451,935

Total (excluding franchise fees) $0 $2,426,965 $6,221,051 $10,866,881 $16,372,742 $55,192,198 $110,673,457

Supplemental Revenue Options
    EID ‐ Levy @ $0.50 per $1,000 AV) $0 $46,482 $279,642 $708,893 $1,336,144 $2,090,924 $2,866,732
    Street SDC overlay district $0 $354,011 $796,524 $1,239,038 $1,681,551 $0 $0
    LID - $4M bond scenario $0 $1,637,159 $3,683,608 $5,730,057 $0 $0 $0
    URD - 15 year sunset $0 $1,571,727 $9,455,749 $23,970,376 $45,180,120 $0 $0

Subtotal $0 $3,609,379 $14,215,523 $31,648,364 $48,197,816 $2,090,924 $2,866,732

Net Present Value Analysis *
Property Tax Revenues
     Years 1-10 $1,046,626
     Years 11-20 $3,262,433
    Years 21-30 $3,657,222

Subtotal $7,966,280
Development Impact Fees Base (SDCs)
    Street SDC revenues $5,277,153
    Parks SDC revenues $697,382
    Water SDC revenues $729,659
   Sewer SDC & hook-up revenues $678,002
   Stormwater revenues $1,305,307

Subtotal SDCs $8,687,503
Supplemental Revenue Options
    EID ‐ Levy @ $0.50 per $1,000 AV) $1,834,027
    Street SDC overlay district $1,248,502
    LID - $4M+/- bond scenario $4,837,996
    URD - 15 year sunset $33,544,903

Subtotal $41,465,428
Grandtotal $57,072,585

* assumes 3.5% annual real discount rate.
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Sticky Note
POSTED ON BEHALF OF Mike Ward Civil Engineer - The alternative funding source expected was Urban Renewal Funds towards Project UU-01 - Boeckman Road Dip Improvements.UU-01 may still use TSDCs, as it remains on the project list and is covered by the MDSDC, but the rate does not include the project. 



























































Transportation Development Tax
Road Project List Amended

Appendix C: Road Project List
Ordinance 691-A as amended

R+O 23-24
April 18, 2023

Project 
ID Jurisdiction Facility From To Project  Project Cost  

Proportion of 
Project 

Related to 
Capacity (%)

Other 
Primary 
Funding 
Source

Other 
Primary 
Funding 
Revenue

 Eligible Capacity 
Amount  

Growth 
Share

 Eligible SDC 
Amount 

Estimated 
Project 

Completion 
Timeframe

2500 Banks OR 6 Aerts Road Construct intersection 
improvement or roundabout  $         5,800,000 100% City SDCs  $         5,800,000 100%  $         5,800,000 2025-2040

2501 Banks Banks Rd OR 47 Aerts Rd

Widen, improve intersection sight 
distance, provide shoulders, 
construct continuous or 
intermittent left-turn lanes

 $       10,200,000 100% City SDCs  $       10,200,000 100%  $       10,200,000 2025-2040

2502 Banks New Collector 
(West Banks)

Cedar Canyon 
Road

Main Street/OR 
47 (South of 
Sunset Park)

Construct new 2/3 lane collector  $       15,700,000 100% City SDCs  $       15,700,000 100%  $       15,700,000 2025-2040

2503 Banks New Collector 
(East Banks) Banks Road Aerts Rd (north 

of OR 6) Construct new 2/3 lane collector  $         5,500,000 100% City SDCs  $         5,500,000 100%  $         5,500,000 2025-2040

Banks TOTAL  $       37,200,000  $       37,200,000  $       37,200,000 

2000 Beaverton 114th/115th MAX Light Rail
Beaverton-
Hillsdale/ 
Griffith

Construct 2-lane multimodal  $       11,040,000 100%  $       11,040,000 100%  $       11,040,000 2014-2024

2001 Beaverton 120th Center Canyon Construct 2-lane multimodal  $         9,825,600 100%  $         9,825,600 100%  $         9,825,600 2014-2024
2002 Beaverton 125th Brockman Hall Extend 2-lane multimodal  $       15,345,600 100%  $       15,345,600 100%  $       15,345,600 2014-2024
2003 Beaverton Allen Hwy 217 Western Add turn lanes, signals, bike/ped  $         6,955,200 100%  $         6,955,200 100%  $         6,955,200 2014-2024

2004 Beaverton Allen Murray Hwy 217 Add turn lanes, bike lanes, 
sidewalks & signalize  $       45,926,400 100%  $       45,926,400 100%  $       45,926,400 2014-2024

2005 Beaverton Adaptive signal systems  $       11,040,000 100%  $       11,040,000 100%  $       11,040,000 2014-2024

2006 Beaverton Baltic US26 WB Barnes Add NB aux lane; Add SB aux lane  $            570,000 100%  $            570,000 100%  $            570,000 2025-2039

2007 Beaverton Barnes 117th Baltic Bus pullouts, shelters, and transit 
amenities  $            700,000 100%  $            700,000 100%  $            700,000 2014-2024

2008 Beaverton Barnes 116th Construct traffic signal; Construct 
2nd WB left turn lane  $            500,000 100%  $            500,000 77%  $            384,058 2014-2024

2009 Beaverton Barnes Cedar Hills Add 2nd EB to SB right turn lane  $            450,000 100%  $            450,000 100%  $            450,000 2014-2024

2010 Beaverton Barnes Cedar Hills Valeria Add WB aux lane; modify signals  $         1,250,000 100%  $         1,250,000 100%  $         1,250,000 2014-2024

2011 Beaverton Barnes Station 
North/Holly

Construct signal and interconnect; 
Add WB right turn lane  $            600,000 100%  $            600,000 100%  $            600,000 2014-2024

2012 Beaverton Barnes Station 
North/Holly Lois Add EB and WB aux lanes; Modify 

traffic signal and interconnect  $         1,900,000 100%  $         1,900,000 100%  $         1,900,000 2014-2024

2013 Beaverton Barnes Lois OR217
Add NB aux lane; Add 2nd SB left 
turn lane; Modify transit station 
entrance; Modify traffic signal

 $            600,000 100%  $            600,000 100%  $            600,000 2014-2024

2014 Beaverton Barnes OR 217

Add NB right turn lane; Add NB 
aux lane; Add Wb right turn lane; 
Add WB aux lane to US 26 WB; 
Modify traffic signal

 $         2,100,000 100%  $         2,100,000 100%  $         2,100,000 2014-2024

2015 Beaverton Barnes OR 217 Leahy Interconnect traffic signals  $            200,000 100%  $            200,000 88%  $            175,824 2025-2039

2016 Beaverton Barnes Baltic

Add EB right turn lane, Add WB 
left turn lane; Add WB aux lane; 
Add NB left turn lane; Add NB aux 
lane; Add dual NB right turn lane; 
Modify traffic signal

 $         2,700,000 100%  $         2,700,000 100%  $         2,700,000 2014-2024

2017 Beaverton Barnes Baltic Monterey Pl Add WB aux lane; Modify traffic 
signals  $            600,000 100%  $            600,000 100%  $            600,000 2025-2039

Allen: Murray to Scholls Ferry; Cedar Hills: 
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2018 Beaverton Barnes Monterey Add EB left turn lane; Modify traffic 
signal  $            500,000 100%  $            500,000 88%  $            439,560 2025-2039

2019 Beaverton Barnes Miller

Add aux lanes at all intersection 
approaches; Modify Miller SB lane 
approaches; Modify Miller SB lane 
assignments; Modify traffic signals

 $         2,500,000 100%  $         2,500,000 100%  $         2,500,000 2025-2039

2020 Beaverton Beaverton-
Hillsdale Western Turn lanes, signal improvements  $         2,064,480 100%  $         2,064,480 100%  $         2,064,480 2025-2039

2021 Beaverton Butner Cedar Hills

Add dual EB left turn lanes; Add 
single EB right turn lane; Modify 
signal; Interconnect to US26 
interchange signals

 $         1,430,000 100%  $         1,430,000 100%  $         1,430,000 2014-2024

2022 Beaverton Canyon 170th OR 217 Access management  $         1,000,000 100%  $         1,000,000 100%  $         1,000,000 2014-2024
2023 Beaverton Canyon Cedar Hills Turn lanes, signal improvements  $         6,922,080 100%  $         6,922,080 100%  $         6,922,080 2025-2039

2024 Beaverton Cedar Hills 300' north of 
Celeste Barnes Add NB and SB aux lanes, extend 

300' north of Celeste  $         2,330,000 100%  $         2,330,000 100%  $         2,330,000 2014-2024

2025 Beaverton Cedar Hills Barnes US 26 WB Add SB multi-use bike/ped facility  $            250,000 100%  $            250,000 100%  $            250,000 2014-2024

2026 Beaverton Cedar Hills US 26 WB

Add NB aux lane to Barnes; Add 
bike/ped tunnel under WB on 
ramp; Modify WB offramp lane 
assignments; Modify and 
interconnect signals

 $         1,000,000 100%  $         1,000,000 100%  $         1,000,000 2014-2024

2027 Beaverton Cedar Hills US 26 WB US 26 EB Construct sidewalks and bike 
lanes  $            670,000 100%  $            670,000 100%  $            670,000 2014-2024

2028 Beaverton Cedar Hills US 26 EB

Construct dual SB left turn lanes 
and EB aux lane; Construct EB left 
and right turn lanes; Construct 
signals and interconnect

 $         1,770,000 100%  $         1,770,000 100%  $         1,770,000 2014-2024

2029 Beaverton Cedar Hills US 26 EB Butner

Convert NB right turn lane into Th-
Rt Aux lane to US26 EB with ped 
island;  Add sidewalk and bike 
lanes

 $            448,000 100%  $            448,000 100%  $            448,000 2014-2024

2030 Beaverton Cedar Hills Walker Add double left turn lanes on all 
approaches, add EB rt turn lane  $         3,643,200 100%  $         3,643,200 97%  $         3,545,614 2025-2039

2031 Beaverton Cedar Hills Walker Farmington Add turn lanes, bike lanes  $       20,976,000 100%  $       20,976,000 100%  $       20,976,000 2014-2024
2032 Beaverton Cedar Hills Jenkins Turn lanes, signal improvements  $         2,550,240 100%  $         2,550,240 100%  $         2,550,240 2025-2039
2033 Beaverton Cedar Hills Hall Add NB rt turn lane  $            728,640 100%  $            728,640 100%  $            728,640 2025-2039

2034 Beaverton Cornell 113th Add aux lanes at all intersection 
approaches; Modify traffic signal  $            700,000 100%  $            700,000 100%  $            700,000 2014-2024

2035 Beaverton Cornell 107th Construct traffic signal  $            360,000 100%  $            360,000 100%  $            360,000 2014-2024
2037 Beaverton Davies Scholls Ferry Barrows Extend 2-lane multimodal  $         5,409,600 100%  $         5,409,600 100%  $         5,409,600 2014-2024

2038 Beaverton Dawson/ 
Westgate Rose Biggi Hocken Extend 2-lane multimodal  $         9,825,600 100%  $         9,825,600 100%  $         9,825,600 2014-2024

2039 Beaverton Denney Hall Scholls Ferry Add turn lanes, bike lanes & 
signalize  $         6,734,400 100%  $         6,734,400 100%  $         6,734,400 2014-2024

2040 Beaverton Farmington Cedar Hills Turn lanes, signal improvements  $         3,036,000 100%  $         3,036,000 100%  $         3,036,000 2025-2039
2041 Beaverton Farmington Lombard Add NB rt turn lane  $         1,689,120 100%  $         1,689,120 100%  $         1,689,120 2025-2039
2042 Beaverton Hall extension to Jenkins Construct 2 or 4 lane  $       15,897,600 100%  $       15,897,600 100%  $       15,897,600 2025-2039
2044 Beaverton Hall Cedar Hills Farmington Add turn lanes, bike lanes  $         5,740,800 100%  $         5,740,800 100%  $         5,740,800 2014-2024
2045 Beaverton Hall Center Turn lanes, signal improvements  $            121,440 100%  $            121,440 100%  $            121,440 2025-2039
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2046 Beaverton Hall Allen Add EB&WB rt turn lanes, NB&SB 
double lefts  $         2,373,600 100%  $         2,373,600 100%  $         2,373,600 2025-2039

2047 Beaverton Hall Denney Turn lanes, signal improvements  $            850,080 100%  $            850,080 100%  $            850,080 2025-2039

2048 Beaverton Hall 500' south of 
Allen 12th Add turn lanes, bike lanes  $         6,734,400 100%  $         6,734,400 100%  $         6,734,400 2014-2024

2049 Beaverton Millikan TV Hwy 141st Add turn lanes, signals, bike and ped  $       18,878,400 100%  $       18,878,400 100%  $       18,878,400 2014-2024

2050 Beaverton Millikan Murray Rt turn lane for WB Millikan  $            607,200 100%  $            607,200 100%  $            607,200 2025-2039

2051 Beaverton Millikan 141st Hocken Add signal, turn lanes, bike & ped  $         2,870,400 100%  $         2,870,400 100%  $         2,870,400 2014-2024

2052 Beaverton Millikan Watson 114th Extend 2-lane multimodal  $       15,235,200 100%  $       15,235,200 100%  $       15,235,200 2014-2024
2053 Beaverton Murray Allen   Turn lanes, signal improvements  $         1,578,720 100%  $         1,578,720 100%  $         1,578,720 2025-2039
2054 Beaverton Murray Brockman Add WB & SB rt turn lanes  $         1,280,640 100%  $         1,280,640 100%  $         1,280,640 2025-2039
2055 Beaverton New street Broadway 115th Construct 2-lane multimodal  $         4,968,000 100%  $         4,968,000 100%  $         4,968,000 2014-2024
2056 Beaverton Nimbus Denney Hall Extend 2-lane multimodal  $       17,001,600 100%  $       17,001,600 100%  $       17,001,600 2014-2024
2058 Beaverton Rose Biggi TV Hwy Broadway Extend 2-lane multimodal  $         3,312,000 100%  $         3,312,000 100%  $         3,312,000 2014-2024
2059 Beaverton Scholls Ferry Allen Turn lanes, signal improvements  $         4,128,960 100%  $         4,128,960 95%  $         3,929,172 2025-2039
2060 Beaverton Scholls Ferry Nimbus Turn lanes, signal improvements  $         1,733,280 100%  $         1,733,280 100%  $         1,733,280 2025-2039
2061 Beaverton Scholls Ferry 125th Add SB rt turn lane  $         1,280,640 100%  $         1,280,640 100%  $         1,280,640 2025-2039

2062 Beaverton Scholls Ferry Davies Add NB rt turn lane, close east end 
of Scholls Ferry @Barrows  $            331,200 100%  $            331,200 100%  $            331,200 2025-2039

2063 Beaverton Scholls Ferry Barrows (west 
end) Add SB rt turn lane  $            331,200 100%  $            331,200 100%  $            331,200 2025-2039

2064 Beaverton Sexton 
Mountain 160th 155th Extend 2-lane multimodal  $         2,760,000 100%  $         2,760,000 100%  $         2,760,000 2014-2024

2065 Beaverton Walker 173rd Turn lanes, signal improvements  $         2,760,000 100%  $         2,760,000 100%  $         2,760,000 2025-2039
2066 Beaverton Walker 167th Signalize, add SB left turn lane  $            187,680 100%  $            187,680 100%  $            187,680 2025-2039

2067 Beaverton Weir 155th 175th Turn lanes, bike lanes, sidewalks  $         4,526,400 100%  $         4,526,400 100%  $         4,526,400 2014-2024

2068 Beaverton 175th UGB Scholls Ferry Widen to 5 lanes  $         6,345,000 100% SCM TSDC  $         6,345,000 100% 6,345,000$          2014-2024

2069 Beaverton New East-West 
Collector Tile Flat Loon New 3 lane collector  $       22,755,000 100% SCM TSDC  $       22,755,000 100% 22,755,000$        2014-2024

2070 Beaverton New North-
South Collector UGB Scholls Ferry New 2 lane collector  $       11,020,000 100% SCM TSDC  $       11,020,000 100% 11,020,000$        2014-2024

2071 Beaverton Scholls Ferry Tile Flat 175th / Roy 
Rogers Widen to 5 lanes  $         8,165,000 100% SCM TSDC  $         8,165,000 100% 8,165,000$          2014-2024

2072 Beaverton Scholls Ferry Horizon/Teal
New right turn lanes at Scholls 
Ferry Rd / Horizon-Teal Blvd 
intersection

 $            500,000 100% SCM TSDC  $            500,000 100% 500,000$             2025-2039

2073 Beaverton Tile Flat UGB Scholls Ferry Widen to 3 lanes  $         3,025,000 100% SCM TSDC  $         3,025,000 100% 3,025,000$          2025-2039

2074 Beaverton Western Allen Beaverton-
Hillsdale 

Reconstruct 4-lane roadway as 3-
lane arterial with separated bicycle 
and pedestrian paths between 
Allen & 5th St. Add bike lanes 
between 5th St. and B-H Hwy. 
Includes traffic signals 
modification.

 $         6,500,000 100%  $         6,500,000 100% 6,500,000$          2014-2024

2075 Beaverton Hocken Ave RR Tracks Tualatin-Valley 
Hwy

Add 2nd southbound lane, bike 
lanes and sidewalks. Requires 
signal and RR crossing pole 
relocation

 $         2,500,000 100%  $         2,500,000 76%  $         1,900,000 2014-2024
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2076 Beaverton Watson Hall Farmington
Construct protected bike lanes, 
traffic signals and intersection 
improvements.

 $         5,000,000 100%  $         5,000,000 100%  $         5,000,000 2024-2034

Beaverton TOTAL  $     370,139,600  $     370,139,600  $     369,041,668 

7004 Cornelius Davis St 
Extension 4th 7th New 2-lane collector  $         2,255,000 100%  $         2,255,000 100%  $         2,255,000 2040+

7006 Cornelius Holladay St 
Extension

Yew (Forest 
Grove) 4th New 2-lane collector  $         2,960,000 100%  $         2,960,000 100%  $         2,960,000 2028-2040

7007 Cornelius Holladay St 
Extension 10th Gray New 2-lane collector  $         2,810,000 100%  $         2,810,000 100%  $         2,810,000 2040+

7008 Cornelius Holladay St 
Extension Gray 19th New 2-lane collector  $         3,085,000 100%  $         3,085,000 100%  $         3,085,000 2040+

7009 Cornelius 19th Ave 20th Ave Council Creek 
Bridge

Build complete street with sidewalk 
and bike facilities. Also new RR 
crossing and possible mini-
roundabouts at Holladay & Davis

 $         1,975,000 100%  $         1,975,000 100%  $         1,975,000 2018-2027

7011 Cornelius New N-S 
Collector Baseline Kodiak

New 2-lane collector for SE UGB 
Expansion Area, with improved rail 
crossing south of Baseline and 
new signalized intersection with 
Baseline.

 $         9,390,000 100%  $         9,390,000 100%  $         9,390,000 2018-2027

7012 Cornelius SE Cornelius 
New Collectors

South of Ginger 
St

South UGB 
Boundary

New collector through UGB 
expansion area: 20th, Jasper, 
26th, 29th, Kodiak, and shared-
use path south of Jasper 
Roundabout

 $       13,955,000 100%  $       13,955,000 100%  $       13,955,000 2018-2027

7014 Cornelius Dogwood 
Extension 28th 345th Extend collector within UGB 

expansion area  $         2,085,000 100%  $         2,085,000 100%  $         2,085,000 2028-2040

7015 Cornelius

Complete 
Collector 
Pedestrian 
Facilities

Citywide

4th Ave: Adair to Fawn
20th Ave: Alpine to Elder
29th Ave: North UGB to Baseline
Adair: 1st to 7th
Baseline: 4th to 10th (north side)

 $         2,913,000 100%  $         2,913,000 100%  $         2,913,000 2018-2027

7016 Cornelius Baseline North 
Frontage Rd East Lane NW 344th Ave

Create collector frontage road on 
north side of Baseline and 
intersection improvements with 
possible signal at NW 341st Ave

 $         2,830,000 100%  $         2,830,000 100%  $         2,830,000 2018-2027

7017 Cornelius Davis Street 
Extension 10th Ave

Fred Meyer 
Eastern 
Driveway

Complete pedestrian/bike facilities 
west of 19th and build new 
collector east of 19th

 $         3,490,000 100%  $         3,490,000 100%  $         3,490,000 2028-2040

7018 Cornelius 341st Ave Baseline  North terminus 
of street

Complete pedestrian facilities and 
improve to collector standards  $            526,000 100%  $            526,000 100%  $            526,000 2028-2040

7019 Cornelius Baseline St 26th Ave East Lane Complete pedestrian facilities  $         1,035,000 100%  $         1,035,000 100%  $         1,035,000 2028-2040

7020 Cornelius 29th Blvd S. City Limits
S. UGB 
(345th/Cook 
Rd)

New collector  $         2,120,000 100%  $         2,120,000 100%  $         2,120,000 2040+

7021 Cornelius Baseline St 20th E. City Limits Complete two-way bike blvd.  $         1,500,000 100% 1,500,000$          100% 1,500,000$          2040+

7022 Cornelius
Baseline 
Frontage Rd 
(south side)

NW 341st Ave E. City Limits Create collector frontage road   $         1,545,000 100% 1,545,000$          100% 1,545,000$          2040+
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7023 Cornelius Davis Street 
Extension Fred Meyer DriveN. 26th Ave Extend collector  $         2,065,000 100% 2,065,000$          100% 2,065,000$          2040+

7024 Cornelius

Complete 
Collector Ped 
and Bike 
facilities

Citywide

Complete bicycle facilities on 
collectors (e.g. pavement 
markings, shared streets, signage, 
etc.) and fill sidewalk gaps on 
collectors

 $         8,030,000 100% 8,030,000$          100% 8,030,000$          2040+

Cornelius TOTAL  $       64,569,000  $       64,569,000  $       64,569,000 

8000 Durham Upper Boones 
Ferry

At Tualatin 
River

Add 2 through lanes (Durham 
share of cost only)  $            600,000 100%  $            600,000 57%  $            342,857 2014-2024

Durham TOTAL  $            600,000  $            600,000  $            342,857 
7500 Forest Grove 19th Poplar HWY 47 Extend 2-lane collector  $         1,517,156 100%  $         1,517,156 100%  $         1,517,156 2019-2029
7501 Forest Grove 23rd/24th Hawthorne Quince Construct 2-lane collector  $         4,260,000 100%  $         4,260,000 100%  $         4,260,000 2025-2039

7502 Forest Grove 26th Sunset Oak Extend 2-lane collector and 
improve 26th Ave to city standards  $         9,800,000 95%  $         9,310,000 100%  $         9,310,000 2019-2029

7503 Forest Grove OR 47 Maple
Construct improvements (e.g. 
traffic signal including interconnect 
with rail crossing in longer term)

 $         5,000,000 75%  $         3,750,000 100%  $         3,750,000 2019-2029

7504 Forest Grove OR 47 Elm Construct improvements (e.g. 
traffic signal)  $            520,000 75%  $            390,000 100%  $            390,000 2019-2029

7506 Forest Grove David Hill Thatcher Road Forest Gale Dr. Full street reconstruction to urban 
collector standard  $         4,000,000 100%  $         4,000,000 100%  $         4,000,000 2021-2031

7507 Forest Grove E/Pacific/19th E 19th Extend 2-lane couplet  $         4,940,000 100%  $         4,940,000 100%  $         4,940,000 2019-2029
7508 Forest Grove Hawthorne 26th Willamina Extend 2-lane collector  $         7,885,582 100%  $         7,885,582 100%  $         7,885,582 2019-2029
7509 Forest Grove Heather OR 47 Mountain View Extend 2-lane collector  $         1,730,000 100%  $         1,730,000 100%  $         1,730,000 2019-2029
7510 Forest Grove Laurel 26th 22nd Extend 2-lane collector  $         8,598,914 100%  $         8,598,914 100%  $         8,598,914 2019-2029

7512 Forest Grove Oak OR 47 Pacific Upgrade to 2-lane collector; add 
signal  $         6,200,788 75%  $         4,650,591 100%  $         4,650,591 2019-2029

7513 Forest Grove Thatcher Gales Creek David Hill
Realign and signalize intersection; 
road improvements from Gales 
Creek to David Hill

 $       14,543,206 75%  $       10,907,405 100%  $       10,907,405 2019-2029

7514 Forest Grove TV Hwy Quince Add turn lanes / signal  $         4,294,293 25%  $         1,073,573 100%  $         1,073,573 2019-2029

7515 Forest Grove Willamina Main Sunset Improve collector to city standards  $         2,168,128 95%  $         2,059,722 100%  $         2,059,722 2019-2029

7516 Forest Grove Yew Adair Pacific Construct Improvements (e.g. 
traffic signal or restrictions)  $         3,000,000 100%  $         3,000,000 100%  $         3,000,000 2021-2031

7517 Forest Grove OR 47 Martin Construct Improvements (e.g. 
traffic signal or roundabout)  $         8,000,000 100%  $         8,000,000 100%  $         8,000,000 2019-2029

Forest Grove TOTAL  $       86,458,067  $       76,072,942  $       76,072,942 
9000 Gaston Church 3rd Trail Improve to collector standards  $            720,000 100%  $            720,000 100%  $            720,000 2014-2025
9001 Gaston Third Park Cottonwood Improve to collector standards  $            225,000 100%  $            225,000 100%  $            225,000 2014-2025

Gaston TOTAL  $            945,000  $            945,000  $            945,000 

3000 Hillsboro 1st/Glencoe Grant
Install traffic signal/ widen Glencoe 
for southbound left turn lane, add 
left turn lane on Grant

 $         2,000,000 100%  $         2,000,000 100%  $         2,000,000 2025-2039

3001 Hillsboro 13th/River TV Hwy Add EB right turn lane and NB left 
turn lane  $         4,500,000 100%  $         4,500,000 100%  $         4,500,000 2025-2039
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3002 Hillsboro 28th Cornell Main

Widen 3 lanes Main to Hyde 
Circle, Widen to 5-lanes Hyde 
Circle to Cornell, Modify LRT 
Crossing equipment

 $         5,000,000 100%  $         5,000,000 100%  $         5,000,000 2014-2024

3003 Hillsboro 69th Quatama Main New 3 lane extension  $         4,943,785 100%  $         4,943,785 100%  $         4,943,785 2025-2039

3004 Hillsboro 185th Walker Intersection capacity and signal 
improvements  $         6,000,000 100%  $         6,000,000 100%  $         6,000,000 2025-2039

3005 Hillsboro
Amberglen 
Pkwy/194th 
Extension

Cornell Amberglen 
Pkwy

New 3-lane collector, Remove 
segment Amberglen Pkwy 2,250,000$          100%  $         2,250,000 100%  $         2,250,000 2014-2024

3006 Hillsboro
Amberglen 
Pkwy/194th 
Extension

Stucki 
Extension Signalize or construct roundabout 1,100,000$          100%  $         1,100,000 100%  $         1,100,000 2025-2039

3007 Hillsboro
Amberglen 
Pkwy/194th 
Extension

Stucki 
Extension Wilkins New 3-lane collector 3,500,000$          100%  $         3,500,000 100%  $         3,500,000 2025-2039

3008 Hillsboro
Amberglen 
Pkwy/194th 
Extension

Wilkins Signalize 364,000$             100%  $            364,000 100%  $            364,000 2025-2039

3009 Hillsboro 205th/John 
Olson Wilkins MAX Light Rail Complete bike lanes 200,000$             100%  $            200,000 100%  $            200,000 2014-2024

3010 Hillsboro 209th Blanton Signalize; turn lane improvements 671,000$             100%  $            671,000 100%  $            671,000 2014-2024

3011 Hillsboro 209th Kinnaman Signalize; turn lane improvements 1,016,000$          100%  $         1,016,000 100%  $         1,016,000 2014-2024

3012 Hillsboro 209th McInnis Lane Construct traffic signal or 
roundabout 1,574,000$          100%  $         1,574,000 100%  $         1,574,000 2014-2024

3014 Hillsboro 209th Deline Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024
3015 Hillsboro 209th Vermont Signalize 364,000$             100%  $            364,000 100%  $            364,000 2025-2039
3016 Hillsboro 209th Murphy Lane Signalize 364,000$             100%  $            364,000 100%  $            364,000 2025-2039
3018 Hillsboro 67th Alexander Kinnaman Widen to 3 lanes 4,126,000$          100%  $         4,126,000 100%  $         4,126,000 2014-2024
3019 Hillsboro Century Kinnaman construct roundabout 1,027,000$          100%  $         1,027,000 100%  $         1,027,000 2014-2024

3020 Hillsboro Century Kinnaman Rosedale Widen to 3 lanes; Realign and 
construct Butternut Creek bridge 16,007,000$        100%  $       16,007,000 100%  $       16,007,000 2025-2039

3021 Hillsboro Century Murphy  Construct roundabout or signal 1,046,000$          100%  $         1,046,000 100%  $         1,046,000 2025-2039
3022 Hillsboro 231st MAX Light Rail Baseline Widen to 3 lanes  $         6,800,000 100%  $         6,800,000 100%  $         6,800,000 2014-2024
3026 Hillsboro Century Johnson Signalize 364,000$             100%  $            364,000 100%  $            364,000 2025-2039
3027 Hillsboro Starr Meek Evergreen New 3-lane collector 12,000,000$        100%  $       12,000,000 100%  $       12,000,000 2014-2024
3028 Hillsboro Starr Huffman Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024
3029 Hillsboro Starr Evergreen Signalize  $            364,000 100%  $            364,000 100%  $            364,000 2025-2039
3030 Hillsboro 25th Ave Cornell Intersection capacity and signal imp 6,000,000$          100% MSTIP 5,000,000$   $         1,000,000 100%  $         1,000,000 2014-2024
3031 Hillsboro 30th Meek Evergreen New 3 lane collector 15,250,000$        100%  $       15,250,000 100%  $       15,250,000 2025-2039
3032 Hillsboro 30th Huffman Signalize 364,000$             100%  $            364,000 100%  $            364,000 2025-2039

3033 Hillsboro 30th Evergreen Signalize and add EB, WB, SB 
right turn lanes 1,291,000$          100%  $         1,291,000 100%  $         1,291,000 2025-2039

3034 Hillsboro Airport (Butler) Brookwood Dawson Cr Widen to 3 lanes and install new 
signal at Brookwood Pkwy 1,100,000$          100% 1,100,000$          100% 1,100,000$          2025-2039

3037 Hillsboro Blanton 
Extension

East 
Neighborhood 
Route

Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024

3038 Hillsboro Aloclek Walker Cornelius Pass Extend 3 lane  $         3,909,666 100%  $         3,909,666 100%  $         3,909,666 2014-2024
3039 Hillsboro Walker Cornelius Pass John Olsen Widen to  3 lane  $         2,932,250 100%  $         2,932,250 100%  $         2,932,250 2014-2024
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3040 Hillsboro Walker 
Extension Amberbrook Stucki 

extension Extend 3 lanes 1,400,000$          100%  $         1,400,000 100%  $         1,400,000 2014-2024

3041 Hillsboro Walker 
Extension 194th Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024

3042 Hillsboro Bentley Brookwood Add EB Left turn lane and 
Signalize  $         1,100,000 100%  $         1,100,000 100%  $         1,100,000 2025-2039

3045 Hillsboro Brookwood Cornell Add SB through lane, Add EB and 
WB 2nd Left Turn Lanes  $         5,500,000 100%  $         5,500,000 100%  $         5,500,000 2014-2024

3046 Hillsboro Campus Ct 
extension West terminus Ray Circle Construct new 2/3 lane collector 1,800,000$          100% Developer $100,000  $         1,700,000 100%  $         1,700,000 2014-2024

3047 Hillsboro Century Baseline Lois New 3 lane and bridge over Rock 
Creek  $       16,500,000 100%  $       16,500,000 100%  $       16,500,000 2014-2024

3048 Hillsboro Century/229th West Union Evergreen Extend 3 lane, including Hwy 26 
overcrossing  $       21,000,000 100%  $       21,000,000 100%  $       21,000,000 2014-2024

3049 Hillsboro Century Johnson Alexander

Widen to 5 lanes; Reconstruct 
Railroad crossing, Add EB right 
turn lane, EB bus pullout, Modify 
TV Hwy signal

7,943,000$          100%  $         7,943,000 100%  $         7,943,000 2014-2024

3050 Hillsboro Century Alexander Signalize 364,000$             100%  $            364,000 100%  $            364,000 2025-2039

3051 Hillsboro Century Alexander Old UGB Construct multi-modal 
improvements 519,000$             100%  $            519,000 100%  $            519,000 2025-2039

3052 Hillsboro Century Davis 67th New 3 lane collector 5,127,000$          100%  $         5,127,000 100%  $         5,127,000 2014-2024

3054 Hillsboro Cornelius Pass TV Hwy

Extend Cornelius Pass Road 
south, Construct at-grade rail 
crossing and close private 
crossings, Add intersection 
capacity, modify signal

 $       27,429,000 100%  $       27,429,000 100%  $       27,429,000 2014-2024

3055 Hillsboro Cornelius Pass TV Hwy Rosedale

Extend as new 5 lane to Murphy 
Lane, 3-lane in 5-lane ROW to 
Rosedale, 7-lane ROW TV Hwy to 
Alexander-Blanton; Construct 
Butternut Creek 5-lane bridge

 $       45,848,000 100%  $       45,848,000 100%  $       45,848,000 2014-2024

3056 Hillsboro Cornelius Pass Town Center X-
ing Construct signalized Z-crossing 364,000$             100%  $            364,000 100%  $            364,000 2014-2024

3057 Hillsboro Cornelius Pass Blanton Signalize and add turn lanes 724,000$             100%  $            724,000 100%  $            724,000 2014-2024
3058 Hillsboro Cornelius Pass Kinnaman Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024
3059 Hillsboro Cornelius Pass McInnis Lane Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024

3060 Hillsboro Cornelius Pass Butternut Creek Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024

3061 Hillsboro Cornelius Pass Deline Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024
3062 Hillsboro Cornelius Pass Vermont Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024
3063 Hillsboro Cornelius Pass Murphy Lane Signalize 364,000$             100%  $            364,000 100%  $            364,000 2025-2039
3064 Hillsboro Cornelius Pass Rosedale Construct roundabout or signal 1,408,000$          100%  $         1,408,000 100%  $         1,408,000 2025-2039

3065 Hillsboro Cornell 25th Main
Widen 5 lane, Construct 
Intersection capacity/signal and/or 
safety improvements

 $       15,000,000 100%  $       15,000,000 100%  $       15,000,000 2025-2039

3067 Hillsboro Cornell Amberbrook Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024

3068 Hillsboro Cornell 185th Add EB right turn lane and 3rd SB 
through lane  $         1,200,000 100%  $         1,200,000 100%  $         1,200,000 2025-2039

3070 Hillsboro Edgeway (Salix 
Ext) Holly Walker New 3 lane extension  $         4,000,000 100%  $         4,000,000 100%  $         4,000,000 2014-2024

3071 Hillsboro Evergreen Jackson School 
(south) 15th Widen to 5 lanes 6,500,000$          100%  $         6,500,000 100%  $         6,500,000 2025-2039
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3072 Hillsboro Evergreen 229th
Add 2nd EB/WB Left turn lanes, 
Add NB Right Turn lane, and 
modify traffic signal

 $         2,500,000 100%  $         2,500,000 100%  $         2,500,000 2014-2024

3073 Hillsboro Evergreen Imbrie Add second eastbound left turn 
lane 2,000,000$          100%  $         2,000,000 100%  $         2,000,000 2014-2024

3076 Hillsboro Farmington 209th 
Modify signal, add SB right turn 
lane,  add 2nd SB left turn 
lane;add NB Right turn lane

1,067,000$          100%  $         1,067,000 100%  $         1,067,000 2025-2039

3077 Hillsboro Grant Cornell Add eastbound/westbound left turn 
lanes  $         1,000,000 100%  $         1,000,000 100%  $         1,000,000 2025-2039

3078 Hillsboro Harewood at Jackson 
School Construct Roundabout  $            772,466 100%  $            772,466 100%  $            772,466 2025-2039

3079 Hillsboro Huffman Jackson School Brookwood Construct 3 or 5-lane arterial  $       67,000,000 100%  $       67,000,000 100%  $       67,000,000 2014-2024

3080 Hillsboro Imbrie Evergreen Cornelius Pass Widen to accommodate second 
EB lane 2,500,000$          100%  $         2,500,000 100%  $         2,500,000 2014-2024

3081 Hillsboro Imlay TV Hwy Signalize  $            364,000 75%  $            273,000 100%  $            273,000 2025-2039

3082 Hillsboro Jackson School Evergreen Grant Widen to 3 lanes  $         7,000,000 100% MSTIP $5,000,000  $         2,000,000 100%  $         2,000,000 2014-2024

3083 Hillsboro Jacobson Century Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024
3084 Hillsboro Jacobson Croeni Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024
3085 Hillsboro Kinnaman 229th 209th New 3 lane collector 9,916,000$          100%  $         9,916,000 100%  $         9,916,000 2014-2024

3086 Hillsboro Kinnaman
West 
Neighborhood 
Route

Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024

3087 Hillsboro Kinnaman
East 
Neighborhood 
Route

Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024

3089 Hillsboro Meek West UGB Starr Widen to 3 lanes 13,500,000$        100%  $       13,500,000 100%  $       13,500,000 2025-2039
3090 Hillsboro Minter Bridge River Rd South UGB Construct ped/bike improvements 2,250,000$          100%  $         2,250,000 100%  $         2,250,000 2014-2024
3091 Hillsboro Quatama 227th 205th Widen to 3 lanes  $         8,210,299 100%  $         8,210,299 100%  $         8,210,299 2025-2039
3092 Hillsboro River Rood Bridge Add eastbound right turn lane  $            750,000 100%  $            750,000 100%  $            750,000 2025-2039
3093 Hillsboro Rosedale River Rd Construct roundabout 1,031,000$          100%  $         1,031,000 100%  $         1,031,000 2025-2039

3094 Hillsboro Rosedale River Rd 229th Widen 2-lane, add shoulder 
improvements 1,321,000$          100%  $         1,321,000 100%  $         1,321,000 2025-2039

3095 Hillsboro Rosedale Century Add EB left turn lane 380,000$             100%  $            380,000 100%  $            380,000 2025-2039
3096 Hillsboro Rosedale Century 209th Widen to 3 lanes 4,986,000$          100%  $         4,986,000 100%  $         4,986,000 2025-2039
3097 Hillsboro Rosedale 209th Signalize 364,000$             100%  $            364,000 100%  $            364,000 2014-2024

3098 Hillsboro Stucki 
Extension Walker Wilkins 

extension

New 3-lane Collector with Multi-
modal improvements; 5-lane at 
Walker Road approach, Realign 
Stucki North of Walker

15,000,000$        100%  $       15,000,000 100%  $       15,000,000 2025-2039

3099 Hillsboro Stucki 
Extension

Wilkins 
Extension Signalize 364,000$             100%  $            364,000 100%  $            364,000 2025-2039

3100 Hillsboro Stucki 
Extension Wilkins 205th/206th New 3-lane collector with Multi-

modal improvements 6,500,000$          100%  $         6,500,000 100%  $         6,500,000 2025-2039

3101 Hillsboro Stucki 
extension 205th/206th Signalize or construct roundabout 1,100,000$          100%  $         1,100,000 100%  $         1,100,000 2025-2039

3102 Hillsboro Murphy Century 209th New 3 lane collector 9,047,000$          100%  $         9,047,000 100%  $         9,047,000 2014-2024

3103 Hillsboro Wilkins 194th extension 185th New 3 lane extension  $       16,000,000 100%  $       16,000,000 100%  $       16,000,000 2025-2039

3104 Hillsboro Witch Hazel River signalize  $            364,000 100%  $            364,000 100%  $            364,000 2025-2039
3105 Hillsboro Hidden Creek 47th 53rd New 3 lane collector  $         5,000,000 100%  $         5,000,000 100%  $         5,000,000 2014-2024
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3106 Hillsboro Schaaf Helvetia 520 ft east of 
Helvetia Right-of-way acquisition only  $            600,000 100%  $            600,000 100%  $            600,000 2014-2024

3107 Hillsboro Meek West UGB Jackson School Safety improvements  $         2,000,000 100%  $         2,000,000 100%  $         2,000,000 2014-2024

3108 Hillsboro Evergreen Town Center 185th Construct 2nd Westbound through 
lane  $         2,500,000 100%  $         2,500,000 100%  $         2,500,000 2014-2024

3109 Hillsboro 185th Evergreen Sunset Hwy
Extend northbound right-turn lane 
to Evergreen, provide dual right-
turns onto WB on-ramp

 $         3,500,000 100%  $         3,500,000 100%  $         3,500,000 2014-2024

3110 Hillsboro 47th Brookwood/Ihly Hidden Creek Improve 2-lane roadway and 
construct sidewalk  $         3,000,000 100%  $         3,000,000 100%  $         3,000,000 2025-2039

3111 Hillsboro Huffman (east 
leg) Brookwood

Add second eastbound receiving 
lane and signalize future public 
street on eastern leg of 
intersection

 $         4,200,000 100%  $         4,200,000 100%  $         4,200,000 2018-2024

3112 Hillsboro Jackson School US 26 WB 
Ramps Meek Intersection improvements  $         8,356,000 100%  $         8,356,000 100%  $         8,356,000 2025-2039

3113 Hillsboro Jackson School Waible Creek Evergreen Widen 3-Lane Arterial  $         8,700,000 100%  $         8,700,000 100%  $         8,700,000 2014-2024

3114 Hillsboro Sewell Avenue Meek Evergreen Construct 2-Lane Collector  $         9,800,000 100%  $         9,800,000 100%  $         9,800,000 2025-2039

3115 Hillsboro 25th Jackson School Beacon Construct 3-Lane Arterial and 
Realignment  $       18,978,000 100%  $       18,978,000 100%  $       18,978,000 2025-2039

3116 Hillsboro Jackson School Huffman Signalize or Roundabout  $         1,108,000 100%  $         1,108,000 100%  $         1,108,000 2025-2039

3117 Hillsboro Jackson School 25th Signalize  $            500,000 75%  $            375,000 100%  $            375,000 2025-2039

3118 Hillsboro TV Hwy Brookwood Add SB Right-Turn Lane and Dual 
WB Left-Turn Lanes  $         3,812,000 100%  $         3,812,000 100%  $         3,812,000 2025-2039

3119 Hillsboro Brookwood Alexander River Construct 3-Lane Arterial and 
Gordon Creek Bridge  $       21,600,000 100%  $       21,600,000 100%  $       21,600,000 2025-2039

3120 Hillsboro Brookwood Hazeltine Construct Roundabout or Traffic 
Signal  $         1,108,000 100%  $         1,108,000 100%  $         1,108,000 2025-2039

3121 Hillsboro Brookwood Davis Signalize  $            471,000 75%  $            353,250 100%  $            353,250 2025-2039
3122 Hillsboro River Pheasant Signalize  $            453,000 75%  $            339,750 100%  $            339,750 2025-2039
3123 Hillsboro River Brookwood Construct Roundabout  $         1,108,000 100%  $         1,108,000 100%  $         1,108,000 2025-2039

3124 Hillsboro Baseline/ Main Century Add SB, EB, WB Right-Turn Lanes  $         3,480,000 100%  $         3,480,000 100%  $         3,480,000 2025-2039

3125 Hillsboro Helvetia West Union US26 Construct 3-Lane Arterial  $         8,800,000 100%  $         8,800,000 100%  $         8,800,000 2025-2039
3126 Hillsboro West Union Helvetia Cornelius Pass Construct 3-Lane Arterial  $       15,900,000 100%  $       15,900,000 100%  $       15,900,000 2025-2039
3127 Hillsboro Gibbs Walker Stucki Construct 3-Lane Collector  $         1,428,000 100%  $         1,428,000 100%  $         1,428,000 2014-2024
3128 Hillsboro Gibbs Walker Signalize  $            450,000 75%  $            337,500 100%  $            337,500 2025-2039

3129 Hillsboro Brookwood US26 WB 
Ramps

Modify signal control, lane 
configuration, and signage for WB 
to SB Exit Ramp

 $            810,000 75%  $            607,500 100%  $            607,500 2025-2039

3130 Hillsboro Brookwood US26 EB 
Ramps Add Dual NB Right-Turn Lanes  $         2,400,000 100%  $         2,400,000 100%  $         2,400,000 2025-2039

3131 Hillsboro River Davis UGB Widen to 3-Lane Arterial  $         7,455,000 100%  $         7,455,000 100%  $         7,455,000 2025-2039
3132 Hillsboro Hazeltine Brookwood UGB Construct 2-Lane Collector  $         5,151,000 100%  $         5,151,000 100%  $         5,151,000 2025-2039

3134 Hillsboro Brookwood Crescent Trail Construct grade-separated trail 
overcrossing  $         3,500,000 100%  $         3,500,000 100%  $         3,500,000 2025-2039

Hillsboro TOTAL  $     597,068,466  $     586,206,466  $     586,206,466 
8300 King City 131st Beef Bend Fischer Improve to collector standards  $         1,600,000 100%  $         1,600,000 86%  $         1,376,000 2014-2024
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King City TOTAL  $         1,600,000  $         1,600,000  $         1,376,000 

9600 North Plains Commercial Main Glencoe Widen street, add parking, bike 
and pedestrian facilities  $         4,320,000 100%  $         4,320,000 100%  $         4,320,000 2022-2032

9601 North Plains Cottage Gordon 321st Construct new two-lane collector  $         1,300,000 100%  $         1,300,000 100%  $         1,300,000 2025-2039

9602 North Plains Main Commercial Pacific Widen street, add parking, bike 
and pedestrian facilities  $         1,250,000 100%  $         1,250,000 100%  $         1,250,000 2014-2024

9603 North Plains Pacific Glencoe Add new signal  $            297,102 75%  $            222,827 100%  $            222,827 2025-2039

9604 North Plains West Union Glencoe Jackson School
Widen existing travel lanes to 
standard and add pedestrian and 
bicycle trails

 $         2,365,000 50%  $         1,182,500 100%  $         1,182,500 2025-2039

9605 North Plains Glencoe RR Tracks North UGB Add bike and pedestrian facilities 
and planter strip  $            865,000 100%  $            865,000 100%  $            865,000 2018-2024

9606 North Plains North Shadybrook Gordon

Full urban upgrade on both sides 
of street, including ADA, 
sidewalks, crossings, bike lanes, 
parking, landscape strip, etc.

 $         3,000,000 100%  $         3,000,000 100%  $         3,000,000 2018-2026

9607 North Plains Glencoe Commercial Add traffic signal or roundabout  $         7,000,000 100% MSTIP  $ 6,000,000  $         1,000,000 100%  $         1,000,000 2023-2028
9608 North Plains 322nd Ave Pacific Cottage New north-south collector street  $            400,000 100%  $            400,000 100%  $            400,000 2019-2025
9609 North Plains Gordon Commercial North Add sidewalks and bike lanes  $         2,125,000 100%  $         2,125,000 100%  $         2,125,000 2023-2028

9610 North Plains 313th Commercial Highland Ct Add sidewalks, bike lanes and 
planter strips  $         1,305,000 100%  $         1,305,000 100%  $         1,305,000 2019-2025

9611 North Plains Pacific Glencoe 322nd
Add sidewalks, bike lanes, planter 
strips, on-street parking, 
intersection bulb-outs

 $         3,695,000 100%  $         3,695,000 100%  $         3,695,000 2019-2025

9612 North Plains Glencoe North Roundabout or signalization and 
left-turn lane  $            750,000 100%  $            750,000 100%  $            750,000 2019-2025

North Plains TOTAL  $       28,672,102  $       21,415,327  $       21,415,327 

4001 Sherwood OR 99W Ice Age 
Tonquin Trail

Install Hwy 99W pedestrian 
regional trail undercrossing, 
includes stream and animal 
corridor sections

 $       21,000,000 100%  $       21,000,000 100%  $       21,000,000 2025-2035

4002 Sherwood Arrow Langer Farms Gerda Construct new 2-lane road to 
collector standards  $         7,427,562 100%  $         7,427,562 100%  $         7,427,562 2025-2039

4003 Sherwood Arrow/ 
Galbreath Gerda Cipole Construct 2-lane collector road  $         2,317,399 100%  $         2,317,399 100%  $         2,317,399 2014-2024

4004 Sherwood Baker Sunset UGB south
Upgrade road to 2-lane arterial 
with bike lanes, sidewalks, and 
planter strips.

 $            779,000 100%  $            779,000 100%  $            779,000 2014-2024

4005 Sherwood Baler Tualatin-
Sherwood Langer Farms

Construct 2-lane collector status 
road with bike lanes, sidewalks, 
and planter strips

 $         3,802,000 100%  $         3,802,000 100%  $         3,802,000 2025-2039

4006 Sherwood Brookman OR 99W

Realign Brookman Road to 
intersection with Hwy 99W north of 
existing location, install signalized 
intersection on Hwy 99W, install 
grade seperated railroad crossing

 $       21,400,000 100%  $       21,400,000 100%  $       21,400,000 2014-2024

4007 Sherwood Brookman OR 99W Ladd Hill Add turn lanes and center median  $       13,440,917 100%  $       13,440,917 100%  $       13,440,917 2014-2024
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4008 Sherwood Brookman Middleton
Traffic control improvements; add 
turn lane and relocate stop 
signage

 $            250,000 75%  $            187,500 100%  $            187,500 2025-2039

4009 Sherwood Cedar Brook Elwert Handley Construct 2-lane collector road  $       13,000,000 100%  $       13,000,000 100%  $       13,000,000 2025-2039

4010 Sherwood Edy Borchers Improve 3-leg intersection, 
possible roundabout  $         2,000,000 100%  $         2,000,000 100%  $         2,000,000 2025-2039

4011 Sherwood Edy City limit west Borchers
Widen to a 3-lane collector status 
with bike lanes, sidewalks, and 
planter strips.

 $         8,600,000 100%  $         8,600,000 100%  $         8,600,000 2014-2024

4012 Sherwood Edy/Sherwood Borchers 3rd Add turn lanes and center median  $         7,427,562 100%  $         7,427,562 100%  $         7,427,562 2014-2024

4013 Sherwood Edy OR 99W

Capacity improvements include 
adding turn lanes, eliminating split 
phase timing, and adding Hwy 
99W crossing on south approach

 $         1,070,000 100%  $         1,070,000 100%  $         1,070,000 2014-2024

4014 Sherwood
Edy to Roy 
Rogers 
Connector

Edy Roy Rogers
Construct 2-lane collector status 
road located between Lynnly Way 
and Cedarview Way

 $         3,400,000 100%  $         3,400,000 100%  $         3,400,000 2025-2039

4015 Sherwood Elwert Edy SW Haide
Widen to 3-lane arterial status with 
turn lanes, bike lanes, sidewalks, 
and planter strip.

 $       10,500,000 100%  $       10,500,000 100%  $       10,500,000 2014-2024

4017 Sherwood Elwert Edy Intersection improvement 5,500,000$          100%  $         5,500,000 100%  $         5,500,000 2014-2024

4018 Sherwood Herman Langer Farms Cipole

Construct collector status road to 
connect Cipole Road to Langer 
Farms Parkway North, includes 
bike lanes, sidewalks, and planter 
strips

 $         8,190,000 100%  $         8,190,000 100%  $         8,190,000 2025-2039

4019 Sherwood Ladd Hill Sunset UGB south
Widen to 3-lane arterial status with 
bike lanes, sidewalks, and planter 
strips.

 $         6,340,000 100%  $         6,340,000 100%  $         6,340,000 2014-2024

4020 Sherwood Langer Baler Sherwood

Construct improvements 
consistent with Town Center Plan; 
buffered bike lanes, on-street 
parking, wider sidewalks, narrower 
travel lanes, removal of center turn 
lane, landscaping

 $         2,000,000 100%  $         2,000,000 100%  $         2,000,000 2014-2024

4021 Sherwood Langer Farms
North and west 
of intersection 
with OR 99W

OR 99W Construct 2-lane collector status 
road.  $         3,243,000 100%  $         3,243,000 100%  $         3,243,000 2025-2039

4022 Sherwood Oregon Railroad 
crossing Murdock

Upgrade Oregon Street to 3-lane 
collector with sidewalk (south 
side), multi-use path (north side), 
bike lanes, and planter strips

 $         8,400,000 100%  $         8,400,000 100%  $         8,400,000 2014-2024

4023 Sherwood Oregon Tonquin Construct roundabout north of 
Oregon St/Murdock Roundabout  $         2,940,000 100%  $         2,940,000 100%  $         2,940,000 2014-2024

4024 Sherwood Pine Division Sunset

New road extension across 
railroad tracks from Railroad Street 
to Willamette Street, existing 
County road to be widened.  
Phase 2: upgrade road to collector 
standards.

 $         2,800,000 100%  $         2,800,000 100%  $         2,800,000 2014-2024
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4025 Sherwood Sherwood Langer

Remove traffic signal. Allow left-in 
turns only (no lefts from Langer to 
Sherwood Blvd); capacity issues 
related to queing at Hwy 99W

 $            900,000 25%  $            225,000 100%  $            225,000 2014-2024

4026 Sherwood Sherwood Century

Improve intersection, possible 
roundabout in conjunction with 
1050-30 (roundabout at Edy and 
Borchers); capacity issues related 
to queing at Hwy 99W

 $            386,233 100%  $            386,233 100%  $            386,233 2025-2039

4027 Sherwood Sunset Main Install Traffic Signal  $            250,000 100%  $            250,000 100%  $            250,000 2025-2039

4028 Sherwood Sunset Eucalyptus Aldergrove

Upgrade road to 3-lane arterial 
with bike lanes, sidewalks, planter 
strips.  Address vertical sight 
distance issue near Pine Street.

 $         8,316,000 100%  $         8,316,000 100%  $         8,316,000 2014-2024

4029 Sherwood Sunset Timbrel Install single lane roundabout  $            300,000 100%  $            300,000 100%  $            300,000 2025-2039

4030 Sherwood

Tonquin 
Employment 
Area East/West 
Collector

Oregon 124th

Construct collector status road to 
serve Tonquin Employment Area 
and connect Oregon Street to SW 
124th Avenue

 $       13,000,000 100%  $       13,000,000 100%  $       13,000,000 2025-2039

4031 Sherwood Hwy 99W Sunset
Construct a 630 foot long 12 foot 
wide pedestrian bridge across 
99W, Elwert and Kruger

 $       22,500,000 100%  $       22,500,000 100%  $       22,500,000 2020-2025

Sherwood TOTAL  $     201,479,673  $     200,742,173  $     200,742,173 
5000 Tigard 68th OR 99W Intersection improvement  $         2,394,646 100%  $         2,394,646 100%  $         2,394,646 2025-2039

5001 Tigard 68th Atlanta Haines Intersection improvement  $         2,000,000 100%  $         2,000,000 100%  $         2,000,000 2025-2039

5002 Tigard 72nd OR 99W Turn lanes  $         2,000,000 100%  $         2,000,000 100%  $         2,000,000 2025-2039

5003 Tigard 72nd OR 99W Hampton Complete Street, consistent with 
adopted plan up to 5-lanes  $       15,000,000 100%  $       15,000,000 100%  $       15,000,000 2014-2024

5004 Tigard 72nd Hampton Hunziker Add southbound right turn & 
protected left turn phasing  $            386,233 100%  $            386,233 100%  $            386,233 2025-2039

5005 Tigard 72nd Hampton Hunziker
Expand the 217 overpass at 72nd 
Ave. to accommodate all modes 
up to 5 lanes

 $       30,000,000 100%  $       30,000,000 100%  $       30,000,000 2014-2024

5006 Tigard 72nd Hunziker Bonita Complete missing sidewalks and 
bike lanes  $         7,261,185 100%  $         7,261,185 100%  $         7,261,185 2014-2024

5007 Tigard 72nd Bonita Intersection improvement  $         1,114,134 100%  $         1,114,134 90%  $            998,380 2025-2039

5008 Tigard 72nd Bonita Durham Complete Street, consistent with 
adopted plan up to 5-lanes  $         9,269,598 100%  $         9,269,598 100%  $         9,269,598 2014-2024

5009 Tigard 72nd Carman NB right turn lane  $            308,987 100%  $            308,987 100%  $            308,987 2025-2039

5010 Tigard 72nd Upper Boones 
Ferry

Intersection improvement & signal 
upgrade  $         1,544,933 100%  $         1,544,933 89%  $         1,368,928 2025-2039

5011 Tigard OR 99W Walnut Intersection improvements  $         5,000,000 100%  $         5,000,000 84%  $         4,220,000 2014-2024
5013 Tigard OR 99W Durham Intersection improvements  $       10,000,000 100%  $       10,000,000 99%  $         9,860,000 2014-2024
5014 Tigard 121st North Dakota New signal system  $            231,740 100%  $            231,740 100%  $            231,740 2025-2039

5015 Tigard 121st North Dakota Walnut Widen to 3 lanes with sidewalks & 
bikelanes  $         7,647,418 100%  $         7,647,418 100%  $         7,647,418 2025-2039

5016 Tigard 121st Whistler Tippit Widen with sidewalks and bike 
lanes  $         4,325,812 100%  $         4,325,812 100%  $         4,325,812 2025-2039

5017 Tigard Bonita Hall I-5 Widen to 4 lanes  $         6,179,732 100%  $         6,179,732 85%  $         5,272,615 2014-2024
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5018 Tigard Bonita Sequoia New traffic signal and turn lanes  $         1,000,000 100%  $         1,000,000 100%  $         1,000,000 2014-2024
5019 Tigard Carman I-5 Turn lanes  $         1,081,453 100%  $         1,081,453 100%  $         1,081,453 2025-2039
5020 Tigard Dartmouth OR 99W Intersection Improvements  $         6,000,000 100%  $         6,000,000 100%  $         6,000,000 2025-2039
5021 Tigard Dartmouth 72nd 68th Widen to 4 lanes  $         1,853,920 100%  $         1,853,920 100%  $         1,853,920 2014-2024

5022 Tigard Durham Upper Boones 
Ferry Intersection improvement  $         1,544,933 100%  $         1,544,933 89%  $         1,368,928 2025-2039

5023 Tigard Greenburg Olsen Hall Intersection improvement  $            849,713 100%  $            849,713 93%  $            791,613 2014-2024
5024 Tigard Greenburg Shady Tiedeman Widen to 5 lanes  $         8,000,000 100%  $         8,000,000 84%  $         6,745,098 2014-2024
5026 Tigard Greenburg Tiedeman OR 99W Complete street up to 5 lanes  $       14,900,000 100%  $       14,900,000 100%  $       14,900,000 2014-2024
5027 Tigard Hall Pfaffle New traffic signal and turn lanes  $         1,260,000 100%  $         1,260,000 100%  $         1,260,000 2014-2024

5028 Tigard Hall McDonald Bonita
Turn lanes at both intersections; 
aux lanes between intersections; 
bike lanes and sidewalks

 $         8,900,000 100%  $         8,900,000 93%  $         8,277,000 2014-2024

5029 Tigard Highway 217 
Overcrossing Hunziker Tigard Triangle 

(Beveland)
Construct new complete street 
overcrossing of Hwy 217  $       30,000,000 100%  $       30,000,000 100%  $       30,000,000 2014-2024

5030 Tigard Locust Greenburg Hall Complete street improvement  $         2,471,893 100%  $         2,471,893 100%  $         2,471,893 2025-2039

5031 Tigard McDonald Hall
Right turn lane from Hall to 
McDonald & signal system 
upgrade

 $            772,466 100%  $            772,466 99%  $            766,702 2025-2039

5032 Tigard Nimbus Scholls Ferry Intersection improvement  $         1,776,673 100%  $         1,776,673 100%  $         1,776,673 2025-2039

5033 Tigard Nimbus 
extension Scholls Ferry Greenburg 3-lane extension  $       23,173,994 100%  $       23,173,994 100%  $       23,173,994 2014-2024

5034 Tigard Scoffins Hunziker Hall
Reconfigure Scoffins to intersect 
Hall at Hunziker & modify to 4-way 
signal

 $       15,000,000 100%  $       15,000,000 100%  $       15,000,000 2025-2039

5035 Tigard Tiedeman / 
North Dakota Tigard Greenburg Realign one or both streets so they 

intersect west of the railroad  $       10,000,000 75%  $         7,500,000 89%  $         6,675,000 2014-2024

5036 Tigard Upper Boones 
Ferry Durham I-5 Widen to 5 lanes  $         6,000,000 100%  $         6,000,000 89%  $         5,340,000 2014-2024

5037 Tigard Walnut 121st Tiedeman Widen to 3 lanes  $         4,325,812 100%  $         4,325,812 100%  $         4,325,812 2025-2039
5038 Tigard Walnut Tiedeman OR 99W Widen to 3 lanes  $         3,862,332 100%  $         3,862,332 100%  $         3,862,332 2025-2039
5039 Tigard Walnut OR 99W Intersection improvement  $         1,776,673 100%  $         1,776,673 100%  $         1,776,673 2025-2039

5040 Tigard Walnut 
extension OR 99W Scoffins New 3-lane collector  $       29,353,726 100%  $       29,353,726 100%  $       29,353,726 2014-2024

5041 Tigard

Washington 
Square 
Overcrossing 
(South)

Nimbus South mall area 
(Locust St.)

2-lane overcrossing of Hwy. 217 
with sidewalks & bikelanes  $       39,781,536 100%  $       39,781,536 100%  $       39,781,536 2025-2039

5042 Tigard Roy Rogers Scholls Ferry UGB Widen to 5 lanes  $       39,400,000 100% RT TSDC  $       39,400,000 74%  $       29,156,000 2014-2024
5044 Tigard Atlanta 68th 74th Extend collector roadway  $       10,000,000 100%  $       10,000,000 100%  $       10,000,000 2025-2039

5045 Tigard 74th 99W Hermoso/
Beveland Extend collector roadway  $       10,000,000 100%  $       10,000,000 100%  $       10,000,000 2025-2039

5046 Tigard McDonald Hall 99W Complete street improvement  $       10,100,000 100%  $       10,100,000 96%  $         9,696,000 2014-2024
5047 Tigard Hunziker 72nd Hall Sidewalk infill and bike lanes  $         2,000,000 100%  $         2,000,000 100%  $         2,000,000 2014-2024

5049 Tigard Wall St Ext Wall Tech Center Dr New Street from Hunziker to Tech 
Center Dr  $         5,000,000 100%  $         5,000,000 100%  $         5,000,000 2019-2030

5050 Tigard Durham/Upper 
Boones Ferry

Upper Boones 
Ferry 92nd Ave Install traffic signal coordination on 

Durham and Upper Boones Ferry  $         1,000,000 100%  $         1,000,000 56%  $            560,000 2014-2024

5051 Tigard OR 99W Hall Blvd Intersection Improvements  $         6,500,000 100%  $         6,500,000 100%  $         6,500,000 2019-2029
Tigard TOTAL  $     402,349,541  $     399,849,541  $     383,039,894 
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6000 Tualatin 65th Nyberg Lane I-205 Multi-use path along 65th and 
northbound turn lane at Borland  $         9,734,000 100%  $         9,734,000 82%  $         8,023,973 2025-2039

6001 Tualatin 95th Tualatin-
Sherwood Avery Bike lanes   $         2,920,000 100%  $         2,920,000 100%  $         2,920,000 2014-2024

6003 Tualatin 115th Blake 124th New street - major collector  $       31,446,000 100%  $       31,446,000 100%  $       31,446,000 2025-2039

6004 Tualatin 124th/Basalt 
Creek

Tualatin-
Sherwood Grahams Ferry

Widen to 5 lanes, pedestrian & 
bicycle facilities, signal at 
Tonquin/124th

 $       14,000,000 100%  $       14,000,000 100%  $       14,000,000 2014-2024

6005 Tualatin Avery Tualatin-
Sherwood Teton Widen to 3 lanes  $         3,600,000 100%  $         3,600,000 100%  $         3,600,000 2025-2039

6006 Tualatin Avery 105th Signal - new  $            254,914 75%  $            191,185 100%  $            191,185 2025-2039
6007 Tualatin Avery Teton Signal - new  $            339,885 75%  $            254,914 100%  $            254,914 2025-2039

6008 Tualatin
Basalt Creek 
East-West 
Arterial

Boones Ferry I-5 Extend 4/5-lane arterial to I-5.  $         5,000,000 100%  $         5,000,000 100%  $         5,000,000 2040+

6009 Tualatin Blake 124th 115th New street - minor collector  $       10,000,000 100%  $       10,000,000 100%  $       10,000,000 2025-2039

6010 Tualatin Boones Ferry Lower Boones 
Ferry Fill sidewalk gaps  $              50,000 100%  $              50,000 100%  $              50,000 2014-2024

6011 Tualatin Boones Ferry Lower Boones 
Ferry Martinazzi Widen to 5 lanes and bridge  $       13,579,200 100%  $       13,579,200 90%  $       12,265,084 2014-2024

6012 Tualatin Boones Ferry Tualatin-
Sherwood Ibach Widen to 3 lanes  $         5,098,279 100%  $         5,098,279 92%  $         4,690,416 2014-2024

6013 Tualatin Boones Ferry Ibach South City 
Limits

Complete Street with capacity 
improvements for traffic growth.  $       15,000,000 100%  $       15,000,000 100%  $       15,000,000 2025-2039

6015 Tualatin Cipole OR 99W Tualatin-
Sherwood Add left turn lane & bike lanes  $       20,000,000 100%  $       20,000,000 100%  $       20,000,000 2025-2039

6016 Tualatin Cipole Cummins Signal - new  $            339,885 75%  $            254,914 100%  $            254,914 2025-2039

6017 Tualatin Cipole Herman Realign intersection - Signal or 
Roundabout  $         5,000,000 100%  $         5,000,000 100%  $         5,000,000 2014-2024

6018 Tualatin Grahams Ferry Ibach Helenius Widen to 3 lanes, fill sidewalk gaps  $       10,000,000 100%  $       10,000,000 100%  $       10,000,000 2014-2024

6019 Tualatin Grahams Ferry Helenius Signal - new  $         1,000,000 75%  $            750,000 100%  $            750,000 2025-2039
6020 Tualatin Hazelbrook OR 99W Jurgens Widen to 3 lanes  $         3,543,000 100%  $         3,543,000 100%  $         3,543,000 2025-2039
6021 Tualatin Helenius 109th Grahams Ferry Widen to 3 lanes  $         1,403,000 100%  $         1,403,000 100%  $         1,403,000 2025-2039
6022 Tualatin Herman 124th Tualatin Fill sidewalk & bike lane gaps  $         3,393,000 100%  $         3,393,000 100%  $         3,393,000 2014-2024

6023 Tualatin Herman Cipole 124th Add sidewalk, bike lanes, and 
center turn lane  $         5,000,000 100%  $         5,000,000 100%  $         5,000,000 2014-2024

6024 Tualatin Leveton 108th Signal - new  $            750,000 75%  $            562,500 100%  $            562,500 2025-2039
6026 Tualatin Martinazzi Boones Ferry Warm Springs Bike lane 2,403,000$          100%  $         2,403,000 100%  $         2,403,000 2014-2024

6028 Tualatin McEwan 65th Lake Oswego 
city limit

Urban Upgrade to complete street 
with sidewalks, bike lanes, and 
center turn lane.

 $       10,000,000 100%  $       10,000,000 100%  $       10,000,000 2025-2039

6029 Tualatin Myslony 124th 112th Widen to 3 lanes, add bridge  $         7,000,000 100%  $         7,000,000 100%  $         7,000,000 2014-2024

6030 Tualatin Norwood Boones Ferry East city limits Widen to 3 lanes, add sidewalks & 
bike lanes  $         3,129,000 100%  $         3,129,000 100%  $         3,129,000 2014-2024

6031 Tualatin Sagert I-5 overpass 72nd Bike lanes & sidewalks; Includes 
signal at Boones Ferry/Norwood  $         3,282,000 100%  $         3,282,000 100%  $         3,282,000 2028-2040

6033 Tualatin Teton Tualatin Signal - new  $         1,000,000 75%  $            750,000 100%  $            750,000 2014-2024

6034 Tualatin Teton Herman Tualatin-
Sherwood Widen to 3 lanes  $         2,464,000 100%  $         2,464,000 100%  $         2,464,000 2025-2039

6035 Tualatin Teton Tualatin-
Sherwood Add SB right turn lane  $            890,000 100%  $            890,000 100%  $            890,000 2014-2024
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6036 Tualatin Tualatin 115th Signal - new  $         1,000,000 75%  $            750,000 100%  $            750,000 2025-2039

6037 Tualatin Tualatin-
Sherwood Boones Ferry Intersection Improvement - 

additional turn or through lanes 10,000,000$        100%  $       10,000,000 100%  $       10,000,000 2014-2024

6038 Tualatin Nyberg I-5
Additional on-ramp lane from 
westbound Nyberg to northbound I-
5 (NE quadrant of interchange)

792,000$             100%  $            792,000 100%  $            792,000 2014-2024

6039 Tualatin Boones Ferry Salinan Intersection improvements 
including traffic signal, ADA  $         1,000,000 100%  $         1,000,000 100%  $         1,000,000 2020-2035

Tualatin TOTAL  $     204,411,163  $     203,239,992  $     199,807,987 

1000 Wash Co 80th Oleson Oak
Add sidewalks and bike lanes; add 
turn lanes at appropriate 
intersections

13,000,000$        90%  $       11,700,000 100%  $       11,700,000 2040+

1001 Wash Co 92nd/Allen Scholls Ferry Garden Home Widen to 3 lanes 3,922,000$          100%  $         3,922,000 85%  $         3,325,673 2025-2039
1002 Wash Co 113th McDaniel Rainmont New 2-lane collector road  $         6,000,000 100%  $         6,000,000 100%  $         6,000,000 2025-2039
1003 Wash Co 113th Rainmont Cornell Sidewalk infill 6,300,000$          90%  $         5,670,000 100%  $         5,670,000 2025-2039

1004 Wash Co 119th McDaniel Cornell
Add sidewalks and bike lanes; add 
turn lanes at appropriate 
intersections

12,000,000$        90%  $       10,800,000 100%  $       10,800,000 2040+

1005 Wash Co 160th TV Hwy Farmington Widen to 3 lanes 15,000,000$        100%  $       15,000,000 100%  $       15,000,000 2025-2039

1006 Wash Co 170th Merlo Alexander

Widen to 4/5 lanes with enhanced 
bicycle & pedestrian facilities; 
replace bridge over Beaverton 
Creek

 $       15,277,000 100%  $       15,277,000 84%  $       12,839,181 2014-2024

1007 Wash Co 173rd Bronson Cornell Extend 173rd Ave under or over 
US 26 connecting to 174th Ave  $       58,640,000 100%  $       58,640,000 100%  $       58,640,000 2025-2039

1008 Wash Co 174th Meadowgrass Bronson Widen to 3 lanes  $       16,230,000 100%  $       16,230,000 100%  $       16,230,000 2025-2039
1009 Wash Co 175th Rigert Weir Widen to 3 lanes  $       13,950,000 100%  $       13,950,000 100%  $       13,950,000 2014-2024
1010 Wash Co 175th Kemmer Intersection improvement  $         2,500,000 100%  $         2,500,000 100%  $         2,500,000 2014-2024

1011 Wash Co 175th Outlook Horse Tale Realign roadway, improve to 
standard  $         6,000,000 25%  $         1,500,000 100%  $         1,500,000 2025-2039

1012 Wash Co 185th UGB Springville Widen to 3 lanes 5,000,000$          100%  $         5,000,000 100%  $         5,000,000 2025-2039
1013 Wash Co 185th Springville West Union Widen to 5 lanes  $         5,100,000 100%  $         5,100,000 97%  $         4,948,515 2014-2024
1014 Wash Co 185th Blanton Farmington Widen to 5 lanes  $       12,163,000 100%  $       12,163,000 100%  $       12,163,000 2025-2039
1015 Wash Co 185th Farmington Bany Widen to 3 lanes  $       14,522,370 100%  $       14,522,370 100%  $       14,522,370 2025-2039

1016 Wash Co 197th/198th Baseline Alexander
Add sidewalks and bike lanes; add 
turn lanes at appropriate 
intersections; eliminate offset

 $       18,000,000 90%  $       16,200,000 100%  $       16,200,000 2040+

1017 Wash Co 198th Alexander Blanton Widen to 5 lanes; add 2nd WB 
and EB left turn lanes on TV Hwy  $       10,450,000 100%  $       10,450,000 100%  $       10,450,000 2014-2024

1018 Wash Co 198th Blanton Farmington Widen to 3 lanes  $       27,900,000 100%  $       27,900,000 100%  $       27,900,000 2014-2024

1019 Wash Co 205th/206th Quatama Baseline Widen to 5 lanes; replace bridge 
over Beaverton Creek  $       31,000,000 100%  $       31,000,000 100%  $       31,000,000 2025-2039

1020 Wash Co 209th TV Hwy Farmington

Widen to 5 lanes; reconstruct rail 
crossing and signal, add EB right 
turn lane at TV Hwy; widen 
Butternut Creek bridge

 $       44,396,000 100%  $       44,396,000 100%  $       44,396,000 2014-2024

1021 Wash Co Alexander 192nd 178th

Add sidewalks, streetscape 
features, bicycle facilities, signal at 
185th Ave, turn lanes at major 
intersections

 $         9,293,000 90%  $         8,363,700 100%  $         8,363,700 2014-2024

1022 Wash Co Barnes 119th Cedar Hills Widen to 5 lanes  $         4,000,000 100%  $         4,000,000 77%  $         3,072,464 2014-2024

4/18/2023 Page 15 of 19



Transportation Development Tax
Road Project List Amended

Appendix C: Road Project List
Ordinance 691-A as amended

R+O 23-24
April 18, 2023

Project 
ID Jurisdiction Facility From To Project  Project Cost  

Proportion of 
Project 

Related to 
Capacity (%)

Other 
Primary 
Funding 
Source

Other 
Primary 
Funding 
Revenue

 Eligible Capacity 
Amount  

Growth 
Share

 Eligible SDC 
Amount 

Estimated 
Project 

Completion 
Timeframe

1023 Wash Co Barnes Catlin Gabel 
entrance Miller Widen to 5 lanes  $       18,000,000 100%  $       18,000,000 88%  $       15,824,176 2014-2024

1024 Wash Co Barnes Miller County line Widen to 3 lanes  $         8,800,000 100%  $         8,800,000 100%  $         8,800,000 2025-2039

1025 Wash Co
Basalt Creek 
East-West 
Arterial

Grahams Ferry Boones Ferry Construct new 4/5-lane arterial  $       30,000,000 100%  $       30,000,000 100%  $       30,000,000 2025-2039

1026 Wash Co Beef Bend 150th 131st Widen to 3 lanes 15,000,000$        100%  $       15,000,000 100%  $       15,000,000 2040+
1027 Wash Co Bull Mountain Roy Rogers OR 99W Widen to 3 lanes 34,000,000$        100%  $       34,000,000 84%  $       28,697,248 2040+

1028 Wash Co Butner Murray Cedar Hills
Add sidewalks and bike lanes; add 
turn lanes at appropriate 
intersections

 $       12,730,247 90%  $       11,457,223 100%  $       11,457,223 2040+

1029 Wash Co Clutter/Ridder Grahams Ferry Garden Acres Widen to 3 lanes  $         2,100,000 40%  $            840,000 100%  $            840,000 2025-2039
1030 Wash Co Cornelius Pass Frances TV Highway Widen to 5 lanes  $       11,307,000 100%  $       11,307,000 100%  $       11,307,000 2014-2024
1031 Wash Co Cornell US 26 Murray Widen to 5 lanes  $       40,620,000 100%  $       40,620,000 100%  $       40,620,000 2025-2039

1032 Wash Co Cornell 143rd / Science 
Park Reconfigure intersection  $       12,400,000 100%  $       12,400,000 100%  $       12,400,000 2025-2039

1033 Wash Co Cornell 102nd County line Widen to 3 lanes 18,000,000$        100%  $       18,000,000 100%  $       18,000,000 2040+

1034 Wash Co Elligsen Wilsonville city 
limit 65th Widen to 3 lanes, add turn pockets 

& signal at 65th  $         5,000,000 60%  $         3,000,000 100%  $         3,000,000 2025-2039

1035 Wash Co Evergreen East of 25th West of 253rd Multi-modal improvements  $         1,800,000 100%  $         1,800,000 100%  $         1,800,000 2008-2017
1036 Wash Co Farmington 209th 185th Widen to 5 lanes  $       42,000,000 100%  $       42,000,000 85%  $       35,853,659 2025-2039
1037 Wash Co Farmington 185th Kinnaman Widen to 5 lanes  $       27,299,000 100%  $       27,299,000 99%  $       26,944,468 2025-2039

1038 Wash Co Fischer 131st OR 99W
Add sidewalks and bike lanes; add 
turn lanes at appropriate 
intersections

4,580,000$          90%  $         4,122,000 100%  $         4,122,000 2025-2039

1039 Wash Co Garden Home 92nd Oleson Widen to 3 lanes 9,000,000$          100%  $         9,000,000 100%  $         9,000,000 2025-2039
1040 Wash Co Germantown Cornelius Pass Intersection improvement 3,000,000$          100%  $         3,000,000 100%  $         3,000,000 2025-2039
1041 Wash Co Germantown 185th Intersection improvement 3,000,000$          100%  $         3,000,000 100%  $         3,000,000 2025-2039
1042 Wash Co Glencoe/1st Harewood Jackson Widen to 3 lanes  $       10,700,000 100%  $       10,700,000 100%  $       10,700,000 2025-2039

1043 Wash Co Grahams Ferry Helenius Clay Widen to 3 lanes; add signal and 
improve geometry at Tonquin Rd  $       11,100,000 100%  $       11,100,000 100%  $       11,100,000 2025-2039

1044 Wash Co Grahams Ferry Cahalin County line Widen to 3 lanes; upgrade railroad 
crossing; add signal at Clutter Rd  $         9,700,000 100%  $         9,700,000 100%  $         9,700,000 2025-2039

1045 Wash Co Greenburg Hall Locust Widen to 5 lanes  $       23,019,501 100%  $       23,019,501 93%  $       21,445,518 2025-2039
1046 Wash Co Hall Scholls Ferry Oleson Widen to 5 lanes  $         2,401,000 100%  $         2,401,000 100%  $         2,401,000 2025-2039
1047 Wash Co Hall Oleson OR 99W Widen to 3 lanes  $       13,800,000 100%  $       13,800,000 95%  $       13,164,474 2025-2039
1048 Wash Co Hall OR 99W Durham Widen up to 5 lanes  $       42,500,000 100%  $       42,500,000 92%  $       39,022,727 2025-2039
1049 Wash Co Jenkins 158th Murray Widen to 5 lanes  $       15,530,000 100%  $       15,530,000 79%  $       12,253,028 2014-2024

1050 Wash Co Johnson Cornelius Pass 185th
Add sidewalks and bike lanes; add 
turn lanes at appropriate 
intersections

 $       24,333,000 90%  $       21,899,700 100%  $       21,899,700 2025-2039

1051 Wash Co Johnson 185th 170th

Add sidewalks and bike lanes; add 
turn lanes at appropriate 
intersections; complete missing 
section over drainage

 $       14,027,000 95%  $       13,325,650 100%  $       13,325,650 2025-2039

1052 Wash Co Kaiser/143rd Bethany Cornell Widen to 3 lanes  $       38,357,000 100%  $       38,357,000 100%  $       38,357,000 2025-2039

1053 Wash Co Kinnaman 209th Farmington
Add sidewalks and bike lanes; add 
turn lanes at appropriate 
intersections

 $       26,810,000 90%  $       24,129,000 100%  $       24,129,000 2025-2039

1054 Wash Co Kinnaman 198th Realign offset intersection, 
signalize or add roundabout  $         4,971,000 100%  $         4,971,000 100%  $         4,971,000 2014-2024
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1055 Wash Co Laidlaw Skycrest Lakeview
Straighten curves; add sidewalks 
and bike lanes; add turn lanes at 
appropriate intersections

10,000,000$        90%  $         9,000,000 100%  $         9,000,000 2025-2039

1056 Wash Co Laidlaw Saltzman County line
Add sidewalks and bike lanes; add 
turn lanes at appropriate 
intersections

22,000,000$        90%  $       19,800,000 100%  $       19,800,000 2025-2039

1057 Wash Co Leahy/90th/ 
107th Cornell Barnes Add sidewalks and bike lanes; add 

turn lanes at Cornell and at Barnes 10,000,000$        90%  $         9,000,000 100%  $         9,000,000 2040+

1058 Wash Co McDaniel 119th County line
Add sidewalks and bike lanes; add 
turn lanes at appropriate 
intersections

21,000,000$        90%  $       18,900,000 100%  $       18,900,000 2040+

1059 Wash Co Merlo 170th MAX Light Rail Widen to 5 lanes  $       16,635,000 100%  $       16,635,000 100%  $       16,635,000 2014-2024

1060 Wash Co Miller Hill Farmington Gassner
Add sidewalks and bike lanes; add 
turn lanes at appropriate 
intersections

 $         9,000,000 90%  $         8,100,000 100%  $         8,100,000 2025-2039

1061 Wash Co Oleson Scholls Ferry Fanno Creek 
bridge

Realign Oleson Rd and 
reconfigure intersections with 
Scholls Ferry Rd and B-H Hwy

 $       34,200,000 100%  $       34,200,000 100%  $       34,200,000 2014-2024

1062 Wash Co River Farmington Intersection improvement  $         3,000,000 100%  $         3,000,000 100%  $         3,000,000 2025-2039

1063 Wash Co Saltzman Laidlaw Bayonne
Realign 2/3-lane collector road, 
including bridge over Bronson 
Creek

 $       11,100,000 100%  $       11,100,000 100%  $       11,100,000 2014-2024

1064 Wash Co Saltzman Bayonne Bauer Woods Widen to 3 lanes 8,000,000$          100%  $         8,000,000 100%  $         8,000,000 2025-2039

1065 Wash Co Scholls Ferry Beaverton-
Hillsdale Allen Widen to 3 lanes  $       22,587,000 100%  $       22,587,000 100%  $       22,587,000 2025-2039

1066 Wash Co Scholls Ferry Hall Intersection capacity and signal 
improvements  $         2,549,139 100%  $         2,549,139 100%  $         2,549,139 2025-2039

1067 Wash Co Scholls Ferry OR 217 121st Widen to 7 lanes  $       20,547,608 100%  $       20,547,608 91%  $       18,745,186 2040+

1068 Wash Co Scholls Ferry Murray Intersection capacity and signal 
improvements  $         1,390,440 100%  $         1,390,440 100%  $         1,390,440 2025-2039

1069 Wash Co Springville 185th PCC entrance Widen to 5 lanes  $       11,100,000 100%  $       11,100,000 100%  $       11,100,000 2014-2024
1070 Wash Co Springville PCC entrance Kaiser Widen to 3 lanes  $         3,600,000 100%  $         3,600,000 100%  $         3,600,000 2014-2024
1071 Wash Co Taylors Ferry Oleson Washington New 2/3-lane road  $         4,390,000 100%  $         4,390,000 100%  $         4,390,000 2025-2039
1072 Wash Co Thompson Saltzman County line Widen to 3 lanes 37,000,000$        100%  $       37,000,000 100%  $       37,000,000 2040+

1073 Wash Co Tonquin 124th Grahams Ferry
Widen to 3 lanes, grade separate 
at railroad, improve geometry at 
Grahams Ferry Rd

 $       10,500,000 100%  $       10,500,000 100%  $       10,500,000 2018-2025

1074 Wash Co Tualatin-
Sherwood Langer Farms Teton Widen to 5 lanes  $       31,500,000 100%

Willamette 
Water 
Supply, 
MSTIP

 $       31,500,000 93%  $       29,295,000 2014-2024

1075 Wash Co Tualatin-
Sherwood Baler

Reconfigure intersection at Baler 
Way and construct north leg of 
intersection

1,000,000$          100%  $         1,000,000 100%  $         1,000,000 2014-2024

1076 Wash Co Walker 194th extension 185th Widen to 5 lanes, right-of-way for 
turn/auxiliary lanes  $       20,000,000 100%  $       20,000,000 100%  $       20,000,000 2025-2039

1077 Wash Co Walker 185th 173rd Widen to 5 lanes  $       13,570,000 100%  $       13,570,000 68%  $         9,277,449 2014-2024

1078 Wash Co Walker 158th Intersection capacity and signal 
improvements  $         2,549,139 100%  $         2,549,139 100%  $         2,549,139 2014-2024

1079 Wash Co Walker Murray OR 217 Widen to 5 lanes  $       33,000,000 100%  $       33,000,000 90%  $       29,758,929 2014-2024
1080 Wash Co West Union Cornelius Pass 185th Widen to 5 lanes  $       26,192,000 100%  $       26,192,000 100%  $       26,192,000 2014-2024
1081 Wash Co West Union 185th 143rd Widen to 3 lanes  $       34,870,000 100%  $       34,870,000 100%  $       34,870,000 2025-2039
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1082 Wash Co 158th Walker MAX Light Rail Widen to 5 lanes  $         8,100,000 100%  $         8,100,000 100%  $         8,100,000 2014-2024

1083 Wash Co Murray Walker Additional turn lanes and auxiliary 
lanes  $       15,000,000 100%  $       15,000,000 100%  $       15,000,000 2014-2024

1084 Wash Co Thompson Circle A Saltzman Realign 3-lane arterial  $         6,000,000 100%  $         6,000,000 100%  $         6,000,000 2014-2024
1085 Wash Co Walker 158th Murray Widen to 5 lanes  $       10,200,000 100%  $       10,200,000 70%  $         7,140,000 2014-2024

1086 Wash Co Roy Rogers Borchers Sherwood UGB Widen to 5 lanes  $       12,000,000 100%  $       12,000,000 95%  $       11,400,000 2014-2024

1087 Wash Co Roy Rogers Sherwood UGB Tigard UGB Widen to 4/5 lanes   $       30,000,000 100%  $       30,000,000 70%  $       21,000,000 2025-2039

1088 Wash Co Cornelius Pass Rosedale Farmington New 3-lane road extension  $       31,800,000 100%  $       31,800,000 100%  $       31,800,000 2018-2030
1089 Wash Co Tile Flat Scholls Ferry Bull Mountain New 3-lane road extension  $       72,900,000 100%  $       72,900,000 100%  $       72,900,000 2018-2030
1090 Wash Co Tile Flat Bull Mountain Beef Bend New 3-lane road extension  $       48,500,000 100%  $       48,500,000 100%  $       48,500,000 2018-2030
1091 Wash Co Grabhorn Farmington UGB Realign curves; widen to 3-lanes  $         5,300,000 100%  $         5,300,000 100%  $         5,300,000 2025-2039
1092 Wash Co Kaiser Springville County line Widen to 3 lanes  $       12,000,000 100%  $       12,000,000 100%  $       12,000,000 2018-2030

1093 Wash Co All arterials and 
collectors Countywide Countywide

ADA facilities (including ramps, 
actuators, signal modifications, 
equipment, etc.)

 $       10,000,000 100%  $       10,000,000 100%  $       10,000,000 2018-2030

1094 Wash Co Science Park Dr Murray Cornell Complete streets, pedestrian 
crossing, safety  $         7,000,000 100%  $         7,000,000 100%  $         7,000,000 2019-2030

1095 Wash Co Hall Blvd Scholls Ferry Nimbus Bike lanes and sidewalks  $       10,000,000 100%  $       10,000,000 100%  $       10,000,000 2019-2030

1096 Wash Co Cornelius Pass West Union County line

Shoulder widening, bridge 
replacement at Rock Creek, traffic 
signal at Germantown, turn lanes 
and intersection improvements at 
West Union

 $       12,000,000 100%  $       12,000,000 100%  $       12,000,000 2019-2030

1097 Wash Co Roy Rogers Borchers Chicken Creek Widening, bicycle and pedestrian 
facilities  $       20,000,000 100%

Willamette 
Water 
Supply, 
MSTIP

 $       20,000,000 100%  $       20,000,000 2019-2030

1098 Wash Co Tualatin-
Sherwood Langer Farms OR 99W Widening, turn lanes, bike lanes  $       17,000,000 100%

Willamette 
Water 
Supply, 
MSTIP

 $       17,000,000 100%  $       17,000,000 2019-2030

1099 Wash Co Cornell 129th Saltzman
Add eastbound right-turn/bus 
bypass lane on Cornell at Barnes, 
ADA curbs, modify traffic signal

 $         1,500,000 100%  $         1,500,000 100%  $         1,500,000 2020-2030

1100 Wash Co Terman Murray Hocken Widen to 3 lanes  $       10,000,000 100%  $       10,000,000 100%  $       10,000,000 2025-2039

1101 Wash Co Shannon Pl Light Rail 
Tracks Terman Widen to 3 lanes  $         2,000,000 100%  $         2,000,000 100%  $         2,000,000 2025-2039

1102 Wash Co Jenkins Murray Cedar Hills Widen to 5 lanes  $       13,000,000 100%  $       13,000,000 100%  $       13,000,000 2025-2039

1103 Wash Co Blanton 209th 170th

Widening, turn lanes, bicycle and 
pedestrian facilities, intersection 
improvements at 198th Ave and 
185th Ave

 $       28,500,000 100%  $       28,500,000 100%  $       28,500,000 2025-2039

1104 Wash Co 198th Alexander Blanton Widen to 5-Lane Arterial  $       12,800,000 100%  $       12,800,000 100%  $       12,800,000 2025-2039
1105 Wash Co TV Hwy 198th Add Dual WB Left-Turn Lanes  $         2,200,000 100%  $         2,200,000 100%  $         2,200,000 2025-2039

Wash Co TOTAL  $  1,705,608,444  $  1,677,242,470  $  1,625,985,052 

8600 Wilsonville Boones Ferry
Basalt Creek 
East-West 
Arterial

Day Widen to 5 lanes  $         1,100,000 100%  $         1,100,000 100%  $         1,100,000 2025-2039

8601 Wilsonville Day Grahams Ferry Boones Ferry Widen from 3 to 5 lanes  $         5,800,000 80%  $         4,640,000 100%  $         4,640,000 2025-2039
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8602 Wilsonville Day Garden Acres
Intersection improvements, 
roundabout, signal/lane 
modifications

 $         8,600,000 100%  $         8,600,000 100%  $         8,600,000 2014-2024

8603 Wilsonville Day Boones Ferry I-5 Extend 4/5-lane arterial to I-5  $         5,000,000 100%  $         5,000,000 100%  $         5,000,000 2040+

8604 Wilsonville Elligsen Parkway Center Wilsonville city 
limit Widen to 3 lanes  $         3,000,000 60%  $         1,800,000 100%  $         1,800,000 2014-2024

8605 Wilsonville Grahams Ferry Day
South 
Washington Co. 
Limits

Widen to 3 lanes, urban upgrade  $       13,200,000 60%  $         7,920,000 100%  $         7,920,000 2014-2024

8606 Wilsonville Garden Acres Day Ridder Widen, construct 3-lane road  $       11,300,000 100%  $       11,300,000 100%  $       11,300,000 2014-2024

8608 Wilsonville Boones Ferry Basalt Creek 
Pkwy Day Widen to 5 lanes  $         1,200,000 100%  $         1,200,000 100%  $         1,200,000 2019-2025

8609 Wilsonville Grahams Ferry Basalt Creek 
Pkwy Day Widen to 3 lanes, urban upgrade  $       13,200,000 100%  $       13,200,000 100%  $       13,200,000 2019-2025

8610 Wilsonville I-5 Southbound Elligsen/Boones 
Ferry

Widen/Construct second 
southbound right-turn lane  $         1,063,000 100%  $         1,063,000 100%  $         1,063,000 2019-2025

8611 Wilsonville Boones Ferry 95th Access management  $         2,500,000 100%  $         2,500,000 100%  $         2,500,000 2019-2025

8612 Wilsonville Java Rd Boones Ferry Grahams Ferry

Construct new road (Java Rd) with 
signat at Grahams Ferry 
intersection, disconnect Clutter 
Street from Grahams Ferry

 $         1,500,000 100%  $         1,500,000 100%  $         1,500,000 2020-2035

8613 Wilsonville Grahams Ferry RR 
Undercrossing

Reconstruct existing railroad 
undercrossing to a 3-lane cross-
section.

 $         5,000,000 100%  $         5,000,000 100%  $         5,000,000 2020-2035

8614 Wilsonville
Basalt Creek 
Canyon Ridge 
Trail

Day Basalt Creek 
Parkway Extend ped/bike network  $            700,000 100%  $            700,000 100%  $            700,000 2024-2034

Wilsonville TOTAL  $       73,163,000  $       65,523,000  $       65,523,000 
TOTAL  $  3,774,264,057  $  3,705,345,511  $  3,632,267,367 
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Bus Line and Bus Stop Improvements

100 185th / Farmington 
Bus Line Upgrades

Shelter and stop improvements to support 
continued development of frequent service 
network (Line 52)

 $           2,503,000 0%  $          2,503,000 100%  $          2,503,000 100%  $          2,503,000 58%  $          1,441,728 2014-2024

101 B-H Hwy Bus Line 
Upgrades

Shelter and stop improvements to support 
continued development of frequent service 
network (Line 54)

 $              753,000 0%  $             753,000 100%  $             753,000 100%  $             753,000 58%  $             433,728 2014-2024

102
Beaverton - 
Tualatin Bus Line 
Upgrades

Shelter and stop improvements to support 
continued development of frequent service 
network (Lines 76/78)

 $           2,835,000 0%  $          2,835,000 100%  $          2,835,000 100%  $          2,835,000 58%  $          1,632,960 2014-2024

103

Jones Farm - 
South Hillsboro 
Bus Line 
Infrastructure

Shelter and stop infrastructure for new north-
south bus line along Veterans Drive, 
Brookwood Pkwy, Century Blvd, and 
Alexander St (Line 41)

 $           1,225,000 0%  $          1,225,000 100%  $          1,225,000 100%  $          1,225,000 58%  $             705,600 2025-2039

104 Cornell Rd Bus 
Line Upgrades

Shelter and stop improvements to support 
continued development of frequent service 
network (Line 48)

 $           2,933,000 0%  $          2,933,000 100%  $          2,933,000 100%  $          2,933,000 58%  $          1,689,408 2014-2024

105 Orenco-Bethany 
Bus Line Upgrades

Shelter and stop improvements to support 
continued development of frequent service 
network (Line 47)

 $           2,425,000 0%  $          2,425,000 100%  $          2,425,000 100%  $          2,425,000 58%  $          1,396,800 2014-2024

106
Pacific Hwy Near-
Term 
Improvements

Pacific Hwy near-term shelter, stop and other 
improvements leading up to SW Corridor 
HCT

 $              400,000 0%  $             400,000 100%  $             400,000 100%  $             400,000 58%  $             230,400 2014-2024

107 TV Hwy Near-Term 
Improvements

TV Hwy near-term shelter, stop and other 
improvements leading up to TV Hwy HCT  $           4,043,000 0%  $          4,043,000 100%  $          4,043,000 100%  $          4,043,000 58%  $          2,328,768 2014-2024

108 Other Bus Stop 
Improvements

Other shelter, stop and street improvements 
to support bus service as needed throughout 
Washington County, including North Plains, 
Banks, and Gaston

 $           3,500,000 20%  $          2,800,000 100%  $          2,800,000 100%  $          2,800,000 58%  $          1,612,800 2014-2024

109 Tigard - Transit 
Stop Improvements

Improve stations, stops, crossings and ADA 
access on Hall Blvd from Commercial St to 
Locust St

 $           1,000,000 0%  $          1,000,000 100%  $          1,000,000 100%  $          1,000,000 58%  $             580,000 2014-2024

110 Cornelius - Transit 
Stop Improvements

Upgrade transit stop amenities (shelters, 
seating, landing pads, route info, bike 
parking, lighting)

 $              500,000 0%  $             500,000 100%  $             500,000 100%  $             500,000 58%  $             290,000 2040+

111
Burnside/Cedar 
Hills Bus Line 
Upgrades

Shelter and stop improvements to support 
continued development of frequent service 
network (Line 20)

 $           1,300,000 0%  $          1,300,000 100%  $          1,300,000 100%  $          1,300,000 58%  $             754,000 2018-2024

112
Cornelius Pass 
Road Bus Line 
Infrastructure

Shelter and stop infrastructure for new 
frequent service bus line along Cornelius 
Pass Road (Line 47)

 $              400,000 0%  $             400,000 100%  $             400,000 100%  $             400,000 58%  $             232,000 2018-2024

113
Baseline/Jenkins 
Bus Line 
Infrastructure

Shelter and stop infrastructure for new bus 
lines along Main Street, Baseline Road and 
Jenkins Road (Lines 40/47)

 $           1,400,000 0%  $          1,400,000 100%  $          1,400,000 100%  $          1,400,000 58%  $             812,000 2018-2024

114
North Hillsboro – 
Willow Creek Bus 
Line Infrastructure

Shelter and stop infrastructure for bus line 
extension along Croeni Avenue, Jacobsen 
Street, Brookwood Pkwy, Shute Road, and 
Butler Street (Line 88)

 $           1,150,000 0%  $          1,150,000 100%  $          1,150,000 100%  $          1,150,000 58%  $             667,000 2025-2039

115 Merlo – Tigard Bus 
Line Infrastructure

Shelter and stop infrastructure for bus line 
extension along Merlo Road, 170th Avenue, 
155th Avenue, Beard Road, 121st Avenue, 
and Gaarde Street (Line 67)

 $           1,250,000 0%  $          1,250,000 100%  $          1,250,000 100%  $          1,250,000 58%  $             725,000 2025-2039

116
Progress Ridge 
Bus Line 
Infrastructure

Shelter and stop infrastructure for reroute or 
extension of bus lines along Scholls Ferry 
Road, Horizon Blvd, Murray Blvd, and 
Barrows Road (Lines 37/56/62)

 $              625,000 0%  $             625,000 100%  $             625,000 100%  $             625,000 58%  $             362,500 2025-2039
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117
South Cooper 
Mountain Bus Line 
Infrastructure

Shelter and stop infrastructure for bus line 
extension along Scholls Ferry Road, 
including bus layover in South Cooper 
Mountain (Line 56)

 $              275,000 0%  $             275,000 100%  $             275,000 100%  $             275,000 58%  $             159,500 2018-2024

118
West Beaverton 
Bus Line 
Infrastructure

Shelter and stop infrastructure for bus line 
reroute along Oak Street-Davis Road-Allen 
Blvd (Line 88)

 $              325,000 0%  $             325,000 100%  $             325,000 100%  $             325,000 58%  $             188,500 2025-2039

119 Durham Road Bus 
Line Infrastructure 

Shelter and stop infrastructure for bus line 
extension along Durham Road (Line 36)  $              425,000 0%  $             425,000 100%  $             425,000 100%  $             425,000 58%  $             246,500 2025-2039

120 141st/Terman Bus 
Line Infrastructure

Shelter and stop infrastructure for bus line 
reroute along 141st Avenue-Shannon Place 
and Terman Road (Line 62)

 $              125,000 0%  $             125,000 100%  $             125,000 100%  $             125,000 58%  $               72,500 2025-2039

121
McDonald/Bonita 
Bus Line 
Infrastructure

Shelter and stop infrastructure for bus line 
reroute along McDonald Street and Bonita 
Road (Line 38)

 $              500,000 0%  $             500,000 100%  $             500,000 100%  $             500,000 58%  $             290,000 2025-2039

122 Wilsonville Bus 
Line Infrastructure

Shelter and stop infrastructure for bus line 
extension along 95th Avenue (Line 96)  $              125,000 0%  $             125,000 100%  $             125,000 100%  $             125,000 58%  $               72,500 2025-2039

123
Sunset – Bethany 
Bus Line 
Infrastructure

Shelter and stop infrastructure for new north-
south bus line along Saltzman Road and 
Laidlaw Road (Line 49)

 $              825,000 0%  $             825,000 100%  $             825,000 100%  $             825,000 58%  $             478,500 2025-2039

124 Walnut Street Bus 
Line Infrastructure

Shelter and stop infrastructure for bus line 
extension along Walnut Street (Line 37)  $              350,000 0%  $             350,000 100%  $             350,000 100%  $             350,000 58%  $             203,000 2025-2039

125 Oleson Road Bus 
Line Infrastructure

Shelter and stop infrastructure for bus line 
extension along Oleson Road (Line 1)  $              225,000 0%  $             225,000 100%  $             225,000 100%  $             225,000 58%  $             130,500 2025-2039

126
Multnomah Blvd 
Bus Line 
Infrastructure

Shelter and stop infrastructure for bus line 
reoute along Multnomah Blvd (Line 92)  $                75,000 0%  $               75,000 100%  $               75,000 100%  $               75,000 58%  $               43,500 2025-2039

127
Beaverton – 
Sellwood Bus Line 
Infrastructure

Shelter and stop infrastructure for bus line 
reroute along Garden Home Road, 92nd 
Avenue, Allen Blvd, and Western Avenue 
(Line 45)

 $              500,000 0%  $             500,000 100%  $             500,000 100%  $             500,000 58%  $             290,000 2025-2039

128
Amberglen - 
Beaverton Bus 
Line Infrastructure

Shelter and stop infrastructure for bus line 
reroute along John Olsen Avenue, Aloclek 
Drive, Stucki Avenue, and Walker Road 
(Line 59)

 $           1,000,000 0%  $          1,000,000 100%  $          1,000,000 100%  $          1,000,000 58%  $             580,000 2025-2039

129 Basalt Creek Bus 
Infrastructure

Shelter and stop infrastructure for new north-
south bus line along 124th Avenue, Basalt 
Creek Parkway (or Tonquin Rd), Grahams 
Ferry Road, and Day Street (Line 94)

 $           1,125,000 0%  $          1,125,000 100%  $          1,125,000 100%  $          1,125,000 58%  $             652,500 2025-2039

Subtotal  $         34,117,000  $        33,417,000  $        33,417,000  $        33,417,000  $        19,302,192 
Transit Priority Treatments

200
Streamline Bus 
Efficiency 
Improvements

Bus efficiency treatments such as signal 
priority, queue bypasses, dedicated bus 
stops and other treatments to enhance 
efficiency and improve or preserve service 
speeds for Frequent Service and key bus 
lines throughout county

 $           2,750,000 0%  $          2,750,000 100%  $          2,750,000 100%  $          2,750,000 58%  $          1,584,000 2014-2024

201 Tigard - Transit 
Priority

Transit signal preemption at Hall Blvd and 
Hwy 99W intersection  $           5,000,000 0%  $          5,000,000 100%  $          5,000,000 100%  $          5,000,000 58%  $          2,900,000 2014-2024

Subtotal  $           7,750,000  $          7,750,000  $          7,750,000  $          7,750,000  $          4,484,000 
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Park & Rides / Transit Centers

300 P&R expansion

Expand park & ride capacities in smaller lots 
on sites within Washington County with direct 
transit service to Portland and/or Washington 
County employment areas

 $         15,000,000 0%  $        15,000,000 100%  $        15,000,000 100%  $        15,000,000 58%  $          8,640,000 2014-2024

301 OR 8 P&R Cornelius - Develop OR 8 Park & Ride 
facilities at 10th and 26th Avenues  $           1,700,000 0%  $          1,700,000 100%  $          1,700,000 100%  $          1,700,000 100%  $          1,700,000 2028-2040

Subtotal  $         16,700,000  $        16,700,000  $        16,700,000  $        16,700,000  $        10,340,000 
Pedestrian/Bicycle Access to Transit

400 65th Ave Multi-Use 
Trail

Ped/bike pathway connecting Tualatin River 
Greenway and multi-family neighborhoods 
with #76 bus service at Legacy Meridian 
Park Medical Center

 $           3,796,000 0%  $          3,796,000 100%  $          3,796,000 90%  $          3,416,400 100%  $          3,416,400 2025-2039

401 95th Ave Ped/Bike 
Connection

Ped/bike pathway connecting Springcrest 
Drive with Sunset Transit Center, including 
grade-separated ped/bike crossing of Barnes 
Rd

 $         11,546,000 0%  $        11,546,000 100%  $        11,546,000 90%  $        10,391,400 100%  $        10,391,400 2014-2024

402
Crescent 
Connection: Cedar 
Hills to Lombard

Construct a multi-use use path along 
Beaverton Creek from Cedar Hills Blvd to 
Beaverton Transit Center, providing access 
to Beaverton Central MAX station and 
Beaverton Transit Center

 $           1,230,000 0%  $          1,230,000 100%  $          1,230,000 75%  $             922,500 100%  $             922,500 2014-2024

403 TV Hwy Access to 
Transit

Enhanced bikeway facilities, sidewalks, 
pedestrian crossings, multi-use trail  $         11,667,500 0%  $        11,667,500 100%  $        11,667,500 90%  $        10,500,750 100%  $        10,500,750 2014-2024

404

Washington 
Square 
Overcrossing 
(North)

Pedestrian/bicycle overcrossing of Hwy 217 
and Scholls Ferry Rd between Nimbus Dr 
and north mall area, connecting to 
Hall/Nimbus WES commuter rail station

 $         39,781,536 0%  $        39,781,536 100%  $        39,781,536 90%  $        35,803,382 100%  $        35,803,382 2025-2039

405 Westside Trail: 
Cornell to Walker

Multi-use trail connecting employment and 
residential areas to bus transit lines on 
Cornell Rd, Walker Rd and 158th Ave, 
including grade-separated overcrossing of 
US 26

 $           9,450,000 0%  $          9,450,000 100%  $          9,450,000 90%  $          8,505,000 100%  $          8,505,000 2014-2024

406 Bike & Rides
Enclosed, key card accessed bicycle parking 
at high capcity transit or frequent service bus 
stops

 $           1,000,000 0%  $          1,000,000 100%  $          1,000,000 100%  $          1,000,000 100%  $          1,000,000 2014-2024

407
Other Access to 
Transit 
Improvements

Other pedestrian and bicycle improvements 
to support access to transit in Washington 
County, including sidewalks, pedestrian 
crossings, bike lanes, multi-use paths and 
bike parking.

 $           3,500,000 20%  $          2,800,000 100%  $          2,800,000 90%  $          2,520,000 100%  $          2,520,000 2014-2024

408 Basalt Creek 
Canyon Trail

North/south trail connection within Basalt 
Creek making connections to east/west 
roadways. Includes grade separation of 
Basalt Creek Pkwy

 $              450,000 0%  $             450,000 100%  $             450,000 90%  $             405,000 100%  $             405,000 2019-2029

409 I-5 Easement Trail
Trail parallel to I-5 providing north/south 
connection to existing bike and pedestrian 
facilities

 $              750,000 0%  $             750,000 100%  $             750,000 90%  $             675,000 100%  $             675,000 2019-2029

410 Council Creek 
Regional Trail

Multi-use trail on railroad right-of-way 
connecting employment and residential areas
to downtown Forest Grove, Cornelius, and 
Hillsboro Transit Center/Hatfield Government 
Station MAX.

 $         26,500,000 80%  $          5,300,000 100%  $          5,300,000 100%  $          5,300,000 100%  $          5,300,000 2025-2040

Subtotal  $       109,671,036  $        87,771,036  $        87,771,036  $        79,439,432  $        79,439,432 
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Transportation Development Tax
Transit Project List Amended

Appendix C: Transit Project List
Ordinance 691-A as amended

R + O 23-24
April 18, 2023

Project
ID Project Name Project Description Total Cost 

Expected 
Federal/State 

Share
Total Non-

Federal/State Cost
% within 

Washington Co.

Total Non-
Federal/State Cost 
within Wash. Co. Capacity %

Total Non-
Federal/State Cost 
within Wash. Co. 
Capacity Related

Future 
Growth 
Share

Eligible SDC 
Amount (Total Non-

Federal/State Cost 
within Wash. Co. 
Future Capacity 

Related)

Estimated 
Project 

Completion 
Timeframe

Transit System Requirements

500
Merlo Bus 
Operating Base 
Expansion

Long-term expansion of bus service in 
Washington County requires additional 
capacity at bus storage and maintenance 
shops.

 $           1,001,000 0%  $          1,001,000 100%  $          1,001,000 100%  $          1,001,000 58%  $             576,576 2014-2024

501 Elmonica LRV 
Expansion

Expansion of light rail vehicle yard and 
maintanance facility for increased service.  $           4,000,000 0%  $          4,000,000 100%  $          4,000,000 100%  $          4,000,000 58%  $          2,304,000 2025-2039

502
Electric Bus 
Supportive Capital 
Improvements

Capital improvements to support operation 
and maintenance of electric buses.  $         10,000,000 50%  $          5,000,000 32%  $          1,600,000 50%  $             800,000 58%  $             460,800 2025-2039

503
South Hillsboro 
Transit 
Improvements

Bus pullouts, shelters, bus layover  $           4,830,000 0%  $          4,830,000 100%  $          4,830,000 100%  $          4,830,000 100%  $          4,830,000 2025-2039

Subtotal  $         19,831,000  $        14,831,000  $        11,431,000  $        10,631,000  $          8,171,376 
High Capacity Transit (HCT)

600

Amber Glen 
Streetcar loop 
circulator or Red 
Line extension 

Amber Glen LRT spur. (Pending 
development with sufficient density) 
Alternative would be a streetcar circulator. 
Lower end of estimated project cost range is 
shown because detailed project scoping has 
not been developed.

 $       150,000,000 50%  $        75,000,000 100%  $        75,000,000 100%  $        75,000,000 100%  $        75,000,000 2025-2039

601
Red Line to Fair 
Complex/ Hillsboro 
Airport

Add a third track and switches and upgrade 
signals to allow for the Red Line MAX to be 
extended to the Fair Complex/Hillsboro 
Airport MAX Station

 $           6,000,000 50%  $          3,000,000 100%  $          3,000,000 100%  $          3,000,000 58%  $          1,728,000 2014-2024

602 Southwest Corridor 
HCT

Portland, Sylvania, Tigard and Tualatin high-
capacity transit.  $    1,075,000,000 50%  $      537,500,000 60%  $      322,500,000 100%  $      322,500,000 58%  $      185,760,000 2014-2024

603 Sunset Highway 
HCT

East-west HCT connecting Hillsboro and 
Tanasbourne, STC, and St. Vincent's. 
Detailed project scoping has not been 
developed.

 $       150,000,000 50%  $        75,000,000 100%  $        75,000,000 100%  $        75,000,000 58%  $        43,200,000 2025-2039

604 TV Highway HCT

East-west bus rapid transit linking Forest 
Grove, Cornelius, Hillsboro, Aloha-Reedville 
and Beaverton Transit Center via the TV 
Highway corridor. Hillsboro-Beaverton 
segment includes westbound Business 
Access & Transit Lane, eastbound bus 
pullouts, enhanced bikeway facilities, 
sidewalks, pedestrian crossings, signal 
modifications on TV Hwy.

 $       150,000,000 50%  $        75,000,000 100%  $        75,000,000 100%  $        75,000,000 58%  $        43,200,000 2014-2024

605 WES Commuter 
Rail Upgrades

Capital improvements to allow future service 
upgrades including double-tracking (for 
improved frequency and span of service.) 
Detailed project scoping has not been 
developed.

 $       250,000,000 50%  $      125,000,000 80%  $      100,000,000 100%  $      100,000,000 58%  $        57,600,000 2025-2039

606 185th Max 
Crossing

Construct Light-Rail Overcrossing and 
Modify Traffic Signal  $         85,435,000 80%  $        17,087,000 100%  $        17,087,000 100%  $        17,087,000 58%  $          9,910,460 2025-2039

Subtotal  $    1,866,435,000  $      907,587,000  $      667,587,000  $      667,587,000  $      416,398,460 
TOTAL  $    2,054,504,036  $   1,068,056,036  $      824,656,036  $      815,524,432  $      538,135,460 
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Land Use Category
ITE 

Code Unit*
Rates 7/1/2023 ‐ 

6/30/2024

Rates 7/1/2024 ‐ 

6/30/2025

Residential
Single Family Detached 210 /dwelling unit $10,599 $11,478

Apartment 220 /dwelling unit $6,935 $7,510

Residential Condominium/Townhouse 230 /dwelling unit $6,340 $6,866

Manufactured Housing (in Park) 240 /dwelling unit $5,304 $5,744

Assisted Living 254 /bed $3,277 $3,549

Continuing Care Retirement 255 /unit $3,313 $3,588

Recreational
Park 411 /acre $1,778 $1,925

Golf Course 430 /hole $18,841 $20,403

Golf Driving Range 432 /tee $14,907 $16,143

Multipurpose Recreational/Arcade 435 /T.S.F.G.F.A. $3,319 $3,594

Bowling Alley 437 /lane $1,079 $1,168

Multiplex Movie Theater 445 /screen $148,871 $161,212

Health/Fitness Club 492 /T.S.F.G.F.A. $10,439 $11,304

Recreation/Community Center 495 /T.S.F.G.F.A. $12,311 $13,332

Institutional/Medical
Elementary School (Public) 520 /student $511 $553

Middle/Junior High School (Public) 522 /student $580 $628

High School (Public) 530 /student $797 $863

Private School (K-12) 536 /student $592 $641

Junior College 540 /student $834 $903

University/College 550 /student $1,381 $1,495

Church 560 /T.S.F.G.F.A. $4,390 $4,754

Day Care Center/Preschool 565 /student $1,635 $1,771

Library 590 /T.S.F.G.F.A. $20,596 $22,303

Hospital 610 /bed $4,176 $4,522

Nursing Home 620 /bed $1,435 $1,554

Clinic 630 /T.S.F.G.F.A. $29,788 $32,257

Commercial/Services
Hotel/Motel 310 /room $3,010 $3,260

Building Materials/Lumber 812 /T.S.F.G.F.A. $10,581 $11,458

Free-Standing Discount Superstore with Groceries 813 /T.S.F.G.F.A. $20,225 $21,902

Specialty Retail Center 814 /T.S.F.G.L.A. $14,065 $15,231

Free-Standing Discount Store without Groceries 815 /T.S.F.G.F.A. $21,703 $23,502

Hardware/Paint Store 816 /T.S.F.G.F.A. $17,659 $19,123

Nursery/Garden Center 817 /T.S.F.G.F.A. $12,505 $13,542

Shopping Center 820 /T.S.F.G.L.A. $14,556 $15,763

Factory Outlet Center 823 /T.S.F.G.F.A. $11,417 $12,363

New Car Sales 841 /T.S.F.G.F.A. $16,392 $17,751

Automobile Parts Sales 843 /T.S.F.G.F.A. $15,787 $17,096

Tire Superstore 849 /T.S.F.G.F.A. $12,403 $13,431

Supermarket 850 /T.S.F.G.F.A. $29,343 $31,776

Convenience Market (24-hour) 851 /T.S.F.G.F.A. $34,576 $37,442

Convenience Market with Fuel Pump 853 /V.F.P. $33,201 $35,953

Wholesale Market 860 /T.S.F.G.F.A. $8,439 $9,139

Discount Club 861 /T.S.F.G.F.A. $22,785 $24,674

Home Improvement Superstore 862 /T.S.F.G.F.A. $8,488 $9,192

TRANSPORTATION DEVELOPMENT TAX RATE SCHEDULE



Land Use Category
ITE 

Code Unit*
Rates 7/1/2023 ‐ 

6/30/2024

Rates 7/1/2024 ‐ 

6/30/2025

TRANSPORTATION DEVELOPMENT TAX RATE SCHEDULE

Electronics Superstore 863 /T.S.F.G.F.A. $11,743 $12,716

Office Supply Superstore 867 /T.S.F.G.F.A. $15,787 $17,096

Pharmacy/Drugstore without Drive-Thru Window 880 /T.S.F.G.F.A. $15,787 $17,096

Pharmacy/Drugstore with Drive-Thru Window 881 /T.S.F.G.F.A. $15,787 $17,096

Furniture Store 890 /T.S.F.G.F.A. $1,993 $2,158

Bank/Savings: Walk-in 911 /T.S.F.G.F.A. $32,685 $35,395

Bank/Savings: Drive-in 912 /T.S.F.G.F.A. $34,576 $37,442

Quality Restaurant (not a chain) 931 /T.S.F.G.F.A. $31,382 $33,984

High Turnover, Sit-Down Restaurant (chain or stand alone) 932 /T.S.F.G.F.A. $26,325 $28,507

Fast Food Restaurant (No Drive-Thru) 933 /T.S.F.G.F.A. $34,576 $37,442

Fast Food Restaurant (With Drive-Thru) 934 /T.S.F.G.F.A. $34,576 $37,442

Drive-Thru Restaurant (No Seating) 935 /T.S.F.G.F.A. $34,576 $37,442

Drinking Place/Bar 936 /T.S.F.G.F.A. $28,287 $30,632

Quick Lubrication Vehicle Shop 941 /Service Stall $24,184 $26,189

Automobile Care Center 942 /T.S.F.G.L.A. $16,430 $17,792

Gasoline/Service Station (no Market or Car Wash) 944 /V.F.P. $20,746 $22,466

Gasoline/Service Station (with Market and Car Wash) 946 /V.F.P. $20,746 $22,466

Office
General Office Building 710 /T.S.F.G.F.A. $11,125 $12,047

Medical-Dental Office Building 720 /T.S.F.G.F.A. $37,692 $40,817

Government Office Building 730 /T.S.F.G.F.A. $73,809 $79,928

U.S. Post Office 732 /T.S.F.G.F.A. $94,622 $102,466

Office Park 750 /T.S.F.G.F.A. $14,711 $15,931

Port/Industrial
Truck Terminal 030 /T.S.F.G.F.A. $5,655 $6,124

General Light Industrial 110 /T.S.F.G.F.A. $7,519 $8,142

General Heavy Industrial 120 /T.S.F.G.F.A. $1,618 $1,752

Manufacturing 140 /T.S.F.G.F.A. $4,138 $4,481

Warehouse 150 /T.S.F.G.F.A. $5,311 $5,751

Mini-Warehouse 151 /T.S.F.G.F.A. $2,754 $2,982

Utilities 170 /T.S.F.G.F.A. $7,147 $7,739

* Abbreviations used in the "Unit" column:
   T.S.F.G.F.A. = Thousand Square Feet Gross Floor Area
   T.S.F.G.L.A. = Thousand Square Feet Gross Leasable Area
   V.F.P. = Vehicle Fueling Position

Note: all index adjustments per 3.17.050F
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Metro respects civil rights 

Metro fully complies with Title VI of the Civil Rights Act of 1964 that requires that no person be excluded 
from the participation in, be denied the benefits of, or be otherwise subjected to discrimination on the 
basis of race, color or national origin under any program or activity for which Metro receives federal 
financial assistance.

Metro fully complies with Title II of the Americans with Disabilities Act  and Section 504 of the 
Rehabilitation Act that requires that no otherwise qualified individual with a disability be excluded from 
the participation in, be denied the benefits of, or be subjected to discrimination solely by reason of their 
disability under any program or activity for which Metro receives federal financial assistance.

If any person believes they have been discriminated against regarding the receipt of benefits or services 
because of race, color, national origin, sex, age or disability, they have the right to file a complaint with 
Metro. For information on Metro’s civil rights program, or to obtain a discrimination complaint form, visit 
oregonmetro.gov/civilrights or call 503-797-1536. 

Metro provides services or accommodations upon request to persons with disabilities and people 
who need an interpreter at public meetings. If you need a sign language interpreter, communication 
aid or language assistance, call 503-797-1700 or TDD/TTY 503-797-1804 (8 a.m. to 5 p.m. weekdays) 5 
business days before the meeting. All Metro meetings are wheelchair accessible. For up-to-date public 
transportation information, visit TriMet’s website at trimet.org. 

Metro is the federally mandated metropolitan planning organization designated by the governor to 
develop an overall transportation plan and to allocate federal funds for the region. 

The Joint Policy Advisory Committee on Transportation (JPACT) is a 17-member committee that provides 
a forum for elected officials and representatives of agencies involved in transportation to evaluate 
transportation needs in the region and to make recommendations to the Metro Council. The established 
decision-making process assures a well-balanced regional transportation system and involves local 
elected officials directly in decisions that help the Metro Council develop regional transportation 
policies, including allocating transportation funds. 

Regional Transportation Plan website: oregonmetro.gov/rtp 

The preparation of this strategy was financed in part by the U.S. Department of Transportation, Federal 
Highway Administration and Federal Transit Administration. The opinions, findings and conclusions 
expressed in this strategy are not necessarily those of the U.S. Department of Transportation, Federal 
Highway Administration and Federal Transit Administration.
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If you picnic at Blue Lake or take your kids to the Oregon Zoo, enjoy 
symphonies at the Schnitz or auto shows at the convention center, put 
out your trash or drive your car – we’ve already crossed paths.

So, hello. We’re Metro – nice to meet you.

In a metropolitan area as big as Portland, we can do a lot of things better 
together. Join us to help the region prepare for a happy, healthy future.

Metro Council President
Tom Hughes

Metro Councilors
Shirley Craddick, District 1
Betty Dominguez, District 2
Craig Dirksen, District 3
Kathryn Harrington, District 4
Sam Chase, District 5
Bob Stacey, District 6

Auditor
Brian Evans

Stay in touch with news, stories and things to do.
oregonmetro.gov/news

If you have a disability and need accommodations, call 503-220-2781, 
or call Metro’s TDD line at 503-797-1804. If you require a sign language 
interpreter, call at least 48 hours in advance. 

For more information, visit 
oregonmetro.gov/rtp
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WASHINGTON COUNTY 
Department of Land Use & Transportation 
Current Planning Services  
155 North First Avenue, Suite #350-13 
Hillsboro, Oregon  97124-3072 
phone: (503) 846-8761  fax: (503) 846-2908  
www.co.washington.or.us 
 

STAFF REPORT  
& RECOMMENDATION 
 
PROCEDURE TYPE:  III  
 
CPO: 5  COMMUNITY PLAN:  
 Washington County Comprehensive Framework 
 Plan for the Urban Area     
  
LAND USE DISTRICT: 
 FD-20 (Future Development 20 Acre District)  
 
PROPERTY DESCRIPTION: 
ASSESSOR MAP#:   2S1 34B  
TAX LOT #:  500  
SITE SIZE: 5.12 acres  
ADDRESS:  No Address Assigned  
 

CASEFILE:   12-292-D  
 
APPLICANT: 
 Bob & Donna Albertson  
 PO Box 1329  
 Sherwood, OR 97140  
 
APPLICANT'S REPRESENTATIVE: 
 AKS Engineering & Forestry, LLC  
 Attn: Monty Hurley/Chris Goodell  
 13910 SW Galbreath Drive, Suite 100  
 Portland, OR  97219  
 
OWNER: 
 Albertson Trucking, Inc.  
 PO Box 1329  
 Sherwood, OR 97140  
 
LOCATION: 
 On the northeast side of SW McCamant Drive,   
 Approximately 1,000 feet northwest of the    
 Intersection of SW Tonquin Loop Road and   
 First Street  
 

 
PROPOSED DEVELOPMENT ACTION:   Development Review for a Contractor’s Establishment in  
        the FD-20 District.         
 
 

HEARING DATE:  October 18, 2012  
 
 
RECOMMENDATION: 
 
Based on the findings in this Report (Attachment C) and material in the Casefile, Staff recommends 
that the Hearing’s Officer approve the request for Development Review for a Contractor’s 
Establishment in the FD-20 District, subject to compliance with the Recommended Conditions of 
Approval (Attachment B). 
 
 
ATTACHMENTS A. Vicinity Map 
   B. RECOMMENDED CONDITIONS OF APPROVAL 
   C. Staff Report 
     
     
 

 

  



Casefile 12-292-D 

Attachment B  

RECOMMENDED CONDITIONS OF APPROVAL 
 
I. PRIOR TO COMMENCING ANY ON-SITE IMPROVEMENTS, INCLUDING GRADING, 

EXCAVATION AND/OR FILL ACTIVITIES, THE APPLICANT SHALL : 
 

Obtain a Grading Permit from the Washington County Building Services Division. 
 

NOTE: The Grading Permit application must follow the grading submittal package 
checklist from the Building Services Division. 

 
II. PRIOR TO FINAL DEVELOPMENT REVIEW APPROVAL AND ISSUANCE OF BUILDING 

PERMITS FOR THE SHOP BUILDING, THE APPLICANT SHALL (WITHIN TWO YEARS):  
 

A. Submit a Final Approval Application to Current Planning Services, Project Planner 
(Wayne Hayson, 503-846-3867), including the following: 

 
1. Final Approval form (Type I procedure; two copies).   
 

NOTE:  The final approval application shall contain a written statement and 
complete evidence/documentation that all Conditions of Approval have 
been met. 

 
2. Final Approval fee. 

 
3. Final landscaping plans showing that no less than 15% of the total site area 

consists of landscaping, including a minimum of 4 canopy trees per 100 lineal 
feet located within the “Additional Landscaping” area shown on Preliminary 
Landscape Plan P5, and located within the Casefile. 

 
4. Evidence that the landscaping plan described above has been implemented.  

Landscaping shall be maintained at all times. 
 
4. Written certification from an engineer that SW McCamant Drive has been 

improved to include the following: 
 

a) A minimum 12 foot gravel drivable surface width with a 20 foot 
unobstructed width, and a 13 foot 6 inch vertical clearance; and  

 
b) A minimum surface of 12 inches of crushed rock capable of supporting a 

12,500 pound point load (wheel load) and a 75,000 pound live load (gross 
vehicle weight); 

 
SW McCamant Drive shall be maintained to ensure fire apparatus access at all times. 

 
5. Written certification from an engineer that the employee parking area has been 

constructed in accordance with the requirements of Section 413-5.1. 
 
6. Written certification from an engineer that the heavy equipment/truck parking area 

has been constructed in accordance with the requirements of Section 413-5.4.. 
 

B. Pay the Transportation Development Tax. 
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III.  OPERATIONAL LIMITATIONS FOR THE CONTRACTOR’S ESTABLISHMENT : 
 
 This approval is limited to the vehicles, equipment, and operation by Bob and Donna 

Albertson/Albertson Trucking, Inc, as outlined in the Staff Report.  The addition of other uses, 
features, vehicles, or heavy equipment to this operation at this site may require subsequent 
approval through the land use application process.  (Section 207-5)  

 
IV. ADDITIONAL CONDITIONS:  
 

A. This development shall be constructed in accordance with the conditions of this decision, 
the approved final plans and the standards of the Community Development Code (Section 
207-5). 

 
 B. All conditions of approval shall be binding upon all heirs, successors and assigns (Section 

207-5). 
 
 C. Transferability of this Development Permit shall be in accordance with Section 201-8. 
 

D. No disposal of chemicals (pesticides, herbicides, fertilizers, etc.) is permitted on the subject 
property in conjunction with the contractor’s establishment (Section 207-5). 

 
E. The vehicles associated with the contractor’s establishment shall not be fueled on the 

subject parcel (Sections 207-5 & 423). 
 
F. A site evaluation approval/permit to construct from the appropriate agency (Washington 

County Dept. of Health & Human Services, 503-846-8881) shall be required prior to locating 
any on-site septic treatment system on the property.  If no site evaluation approval/permit to 
construct is obtained, site utilities such as water service and on-site septic disposal shall not 
be allowed. 

 
 G. This approval shall automatically expire two years from the date of this approval, unless 

development has commenced, an application for an extension is filed, or this approval is 
revoked or invalidated (Section 201-4). 
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Attachment C  

STAFF REPORT 
I. APPLICABLE STANDARDS :  
 

A. Washington County Comprehensive Framework Plan for the Urban Area 
B. Washington County Community Development Code: 

1. Article II, Procedures: 
Section 202-3 Type III Procedure 
Section 207-5 Conditions of Approval 

2. Article III, Land Use Districts: 
Section 308 FD-20 District 
Section 379 Mineral and Aggregate Overlay District 

3. Article IV, Development Standards: 
Section 403 Applicability 
Section 406 Building, Siting and Architectural Design 
Section 407 Landscape Design 
Section 408 Neighborhood Circulation 
Section 409 Private Streets 
Section 410 Grading and Drainage 
Section 411 Screening and Buffering 
Section 413 Parking and Loading 
Section 414 Signs 
Section 415 Lighting 
Section 423 Environmental Performance Standards 
Section 426 Erosion Control 

4. Article V, Public Facilities and Services 
Section 501 Public Facility and Service Requirements 

D. Transportation Plan 
E. Ordinance No. 691-A – Washington County Transportation Development Tax 
F. Resolution and Order No. 86-95 – Determining Traffic Safety Improvements Under the 

Traffic Impact Fee Ordinance 
G. Ordinance No. 738 – Road Design and Construction Standards 
 

II. AFFECTED JURISDICTIONS  
 

Streets:   Washington County Dept. of Land Use and Transportation 
 Fire Protection:  Tualatin Valley Fire and Rescue 
 Police Protection: Washington County Sheriff 

 
III. FINDINGS 
 
 Background 
 

1. The applicant is requesting development review approval for a contractor’s establishment in the 
FD-20 District, located on Tax Lot 2S134B000500.  The site is also identified as being located 
within Mineral and Aggregate Overlay District B.  The subject site is approximately 5.12 acres, and 
is surrounded by other properties in the FD-20 District to the north, west, and south, and property 
in the FD-10 District to the east.   

 
2. According to the applicant the proposed contractor’s establishment involves the storage of 

contractor’s equipment including trucks, trailers, heavy machinery, and construction equipment, and 
the storage of materials including rock, gravel, piping, and concrete blocks.  Although the site is 
primarily proposed as an unmanned facility, a small shop building of less than 3,600 square feet is 
proposed.  The site will not be open to the public/customers, only to the applicant’s employees.  
Access to the site will continue from SW McCamant Drive, an unmaintained gravel county road. 
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3. The applicant has requested an exception to the critical and essential service standards of 
Section 501-8 of the Community Development Code, as urban water, sanitary sewer, and surface 
water management services are not presently available at the site, and access to the site via SW 
McCamant Drive is not to County standard.  Staff finds that granting the exception for these 
services will not interfere with the ability to later provide these services to anticipated uses in the 
vicinity of the subject property, nor will granting the exception cause a danger to the public or 
residents in the vicinity of the subject property. 

 
4. Staff notes that if the Hearings Officer approves this application, the approval will be based on 

evidence in the record for this use.  Transfer of the property or business to another owner could 
result in changes in use that are not consistent with the use as described in this application.  
Therefore, Staff has included a recommended condition of approval in Attachment B, limiting 
approval to the vehicles, equipment, and operation of the contractor’s establishment as described 
in this application.  The addition of other uses, features, vehicles, or heavy equipment may require 
subsequent approval through the land use application process. 

 
5. The County mailed a public notice to all property owners within 500 feet of the site.  As of the writing of 

this Staff Report, staff had not received any written comments in response to the public notice.  Any 
written comments received prior to or during the hearing will be provided to the Hearings Officer.  

 
 A. Comprehensive Framework Plan for the Urban Area  
 
STAFF:  The goals and policies which relate to the development of land are implemented by the 

Washington County Community Development Code (the Code).  The applicant is not required 
to address, consider or implement any goal, policy or strategy of the Plan except where 
required by the Code.  In accordance with Section 308-3 of the Code, the proposed use is 
subject to Policy 41 of the Comprehensive Framework Plan for the Urban Area. 

 
The subject site is located within Area of Special Concern No. 3, as designated on Map C of 
Policy 41.  Area of Special Concern No. 3 is subject to the following: 

 
3.  Area of Special Concern 3 is comprised of approximately 63 acres of land 

located between Tualatin-Sherwood Road and Tonquin Road, west of the 
railroad tracks. The properties located in this Area of Special Concern are 
illustrated on the Future Development Areas Map (Map A).  These properties 
were added to the UGB by Metro Ordinance 02-969B in December 2002. This 
area is designated as a Regionally Significant Industrial Area by Metro.   

 
Title 11 planning and FD-20 development applications within this Area of 
Special Concern are subject to the following criteria: 

 
a)  Future lot/parcel reconfigurations shall result in the largest practicable 

parcel.  Reconfiguration of all remaining lots/parcels in this Area of 
Special Concern shall be in accordance with Section 3.07.420 of Metro’s 
Urban Growth Management Functional Plan. 

 
b)  New commercial retail uses are prohibited. 

 
Title 11 planning has not been completed or adopted for Area of Special Concern No.3.  As 
such, the application remains subject to the requirements of Section 308 of the Code.  The 
application does not involve the reconfiguration of the existing parcel, and does not constitute 
a commercial retail use. 

 
  According to the Rural/Natural Resource Plan Map, the site is located within Mineral and 

Aggregate Overlay District B.   
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 B.  Washington County Community Development Code:  
 
  1. Article II, Procedure: 
 
  Section 202-3 Type III 
 
  202-3.1 Type III actions involve development or uses which may be approved or 

denied, thus requiring the exercise of discretion and judgment when 
applying the development criteria contained in this Code or the applicable 
Community Plan.  Impacts may be significant and the development issues 
complex.  Extensive conditions of approval may be imposed to mitigate 
impacts or ensure compliance with this Code and the Comprehensive Plan. 

 
STAFF:  This request is being processed through the Type III procedure of the Community 

Development Code, pursuant to Section 308-4.6 of the Code.  In accordance with the Type III 
procedural requirements, public notice was sent to surrounding property owners 20 days prior 
to the hearing.  No letters of comment were received regarding this request prior to the writing 
of this report. 
 
Section 207-5 Conditions of Approval: 

 
  207-5.1 The Review Authority may impose conditions on any Type II or III 

development approval.  Such conditions shall be designed to protect the 
public from potential adverse impacts of the proposed use or development 
or to fulfill an identified need for public services within the impact area of the 
proposed development.  Conditions shall not restrict densities to less than 
that authorized by the development standards of this code. 

 
STAFF:  Conditions of approval may be imposed to ensure compliance with the standards of the Code 

and other County regulations and to mitigate any adverse impacts the use may have on the 
surrounding area.  Attachment “B” contains the Conditions of Approval as recommended by 
Staff.  The applicant shall comply with all of the applicable Code regulations and Departmental 
conditions, if this request is approved.   

 
2. Article III, Land Use District: 
 

Section 308 FD-20 District: 
 

Section 308-4 Uses Which May Be Permitted Through a Type III Procedure 
 

The following uses may be permitted unless specified otherwise by the applicable 
Community Plan or Policy 41 of the Comprehensive Framework Plan for the Urban 
Area.  These uses may be permitted subject to the specific standards for the use set 
forth below and in applicable Special Use Sections of Section 430, as well as the 
general standards for the District, the Development Standards of Article IV and all 
other applicable standards of the Code.  Approval may be further conditioned by the 
Review Authority pursuant to Section 207-5. 

 
308-4.6 Contractor’s Establishment. 

 
STAFF:  The applicant has proposed to operate a contractor’s establishment from the subject site.  As 

described by the applicant, the contractor’s establishment will involve the storage and 
maintenance of contractor’s equipment including trucks, trailers, heavy machinery, and 
construction equipment.  On-site storage of materials used in the contracting business is also 
proposed on the site, including the storage of rock, gravel, piping, and concrete blocks.  
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Although the site is primarily intended to be unmanned, a small shop building is proposed to 
be constructed near the south western boundary of the site.  The shop building is proposed to 
be less than 3,600 square feet in area, and is not proposed at this time to be provided with 
water or sewer service. 

 
 The proposed facility is not intended to be open to the public/customers, only to employees.  

Access to the site will continue to be provided from SW McCamant Drive, an unmaintained 
public local street.  A small paved parking area is located to the west of the proposed shop 
structure to provide employee parking for up to 3 vehicles, including 1 ADA space..  As shown 
on site plans submitted with the application, the applicant has proposed to gravel a large part 
of the site in order to provide for heavy vehicle maneuvering and materials storage. 

 
Section 308-5 Prohibited Uses 

 
308-5.9 Any parking or storage of tractor-trailers, semi-trucks, or heavy 

equipment, except in conjunction with an approved development or with a 
farm or forest use. 

 
STAFF:  As part of the proposed contractor’s establishment, the applicant proposes storing trucks, 

trailers, heavy machinery, and construction equipment on the site.  Approval of this request 
constitutes development approval, thereby permitting the storage of the above heavy 
equipment on the site, as specified in this application. 

 
Section 308-6 Dimensional Requirements 

 
308-6.2 Yard Requirements: 

 
The minimum yard requirements shall be: 

 
A. Thirty (30) foot front yard; 
 
B. Ten (10) foot side yard; 
 
C. Thirty (30) foot street side yard; 
 
D. Twenty-five (25) foot rear yard; 
 
E. Additional setbacks may be required as specified in Sections 411 

and 418; and 
 
F. Required yards shall be horizontally unobstructed except as 

provided by Section 418. 
 

STAFF:  The only structure proposed for the site is a shop building located towards the south western 
corner of the site.  Site plans show the shop building with a floor area of no more than 3,600 
square feet, and located approximately 45 feet from the nearest (southern) property line.  The 
setback meets or exceeds all setback requirements of the District. 

 
308-6.3 Height:  

 
A. The maximum height for structures shall be thirty-five (35) feet, 

except as modified by other Sections of this Code. 
 

B. The maximum height for accessory structures shall be fifteen (15) 
feet except as modified by other Sections of this Code. 
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C. Normal building appurtenances and projections such as spires, 

belfries, cupolas, chimneys, ventilators, elevator housings or other 
structures placed on or extending above roof level may exceed the 
thirty-five (35) foot building height limit to a maximum height of sixty 
(60) feet. 

 
STAFF: The applicant states that the proposed structure will meet the height requirements of the 

District.  Final compliance shall be determined through the building permit process, as 
Conditioned in Attachment B. 

 
308-6.4 Lot Dimensions: 

 
A. The minimum lot width at the street shall be forty (40) feet; 

 
B. The minimum lot width at the building line shall be seventy (70) 

feet; and 
 

C. The minimum lot depth shall be one-hundred (100) feet. 
 

STAFF: The proposed site meets the applicable requirements of this section. 
 

Section 308-7 Additional Standards 
 

308-7.1 All new permitted uses shall be constructed in a manner which does not 
interfere with future conversion of the land to planned urban densities 
and/or uses. 

 
308-7.3 Property in an Area of Special Concern on the Future Development 

Areas Map in the Comprehensive Framework Plan for the Urban Area is 
subject to the applicable Area of Special Concern provisions in Plan 
Policy 41. 

 
STAFF: The only new construction proposed with this development is for a shop building to support 

the operation of the site as a contractor’s establishment.  Staff finds that the development 
does not interfere with future conversion of the land to planned urban densities and/or uses, 
and is consistent with the applicable requirements of Policy 41 of the Comprehensive 
Framework Plan for the Urban Area. 

 
Section 379 Mineral and Aggregate Overlay District 

 
Section 379-3  Elements of the Mineral and Aggregate Overlay District 

 
379-3.2 District B:  

 
Mineral and Aggregate Overlay District B shall be applied to properties or portions of 
properties adjacent to or within one thousand (1000) feet of all District A sites except 
when District A sites are located inside of or within one-half mile of the Regional 
Urban Growth Boundary, in which case District B shall also include all those 
properties designated as urban within one-half mile of a District A site except where 
the County has no jurisdiction. The extent and location of District B shall be directly 
dependent upon the extent and location of District A and shall be determined at the 
time a District A site is proposed and designated. 
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STAFF:  The subject site is designated as District B on the Washington County Rural Natural 
Resources Plan, and is therefore subject to the requirements of this section. 

 
Section 379-11 Uses Which May be Permitted Through a Type III Procedure in 

District B  
 

379-11.1  Uses which may be permitted through a Type III procedure in the Primary 
Land Use District, subject to the applicable standards as set forth in 
Article IV and Section 379-14, and as may be conditioned by the Review 
Authority.  

 
STAFF:  A contractor’s establishment is permitted through a Type III procedure in accordance with 

Section 308-4.6, and is therefore a use permitted in District B through a Type III procedure.  
Recommended Conditions of Approval are included in Attachment B of this report. 

 
379-11.2  The affected quarry operator and quarry owner shall be notified of Type 

III actions pursuant to Section 204-4. 
 
STAFF:  Notice of the application was sent as required and in accordance with the requirements of 

Section 204-4. 
 

Section 379-14 Development Standards - District B  
 

In addition to the development standards required by the primary land use district, 
the establishment of noise sensitive uses and the creation of new parcels that are 
eligible for a dwelling within Mineral and Aggregate Overlay District B shall be 
subject to the following:  
 
379-14.1  Setbacks 
 

The location of new noise and dust sensitive uses, constructed after the 
establishment of District B, shall be situated on the parcel to minimize 
potential adverse effects of noise and dust. The location of new noise and 
dust sensitive uses shall take into consideration the surrounding 
topography and transportation system and, if necessary, setbacks 
greater than those required by the primary land use district may be 
imposed by the Review Authority.  

 
379-14.2 Noise Reduction Measures  
 

Noise reduction measures may be required of the owners of new noise 
sensitive uses constructed after the establishment of District B when 
determined by the Review Authority to be necessary to ensure 
compliance by the District A use with applicable noise regulations. Noise 
reduction measures may include, but not be limited to, vegetative buffers, 
berms, walls, insulation and orientation of windows, and shall be 
determined by the Review Authority.  

 
379-14.3  Waiver of Remonstrance  

 
Prior to issuance of any building permits for new noise sensitive uses 
after establishment of this District, the owner shall sign and record, in 
agreement form, in the Deed and Mortgage Records of the County, a 
waiver of remonstrance that the occupant of the property will not object to 
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mineral and aggregate resource extraction and processing activities as 
provided for in District A.  

 
379-14.4  Creation of New Lots or Parcels  

 
A notation shall be placed on the instrument creating a new lot or parcel 
which states the lot or parcel is within Mineral and Aggregate District B 
and is subject to the standards of Section 379, Mineral and Aggregate 
Overlay District. 

 
STAFF:  Noise sensitive uses are defined in Section 106-139 as a structure or use normally used for 

sleeping, or normally used as a school, church, hospital or public library. Structures or 
property used in industrial or agricultural activities are not considered “noise sensitive” unless 
they meet the above criteria in more than an incidental manner.  Accordingly, the proposed 
contractor’s establishment is not considered a noise sensitive use, nor is it considered a dust 
sensitive use.  As such the above requirements for additional setbacks, noise reduction 
measures, and the recording of a waiver of remonstrance are not required as part of this 
application.  No new lots or parcels are proposed as part of this application. 

 
 3. Article IV, Development Standards: 
 

Section 403 Applicability  
 
STAFF: The applicant has provided a site plan and written information to address the Development 

Review standards of Article IV.  
 

Section 406 Building, Siting and Architectural Design 
 
STAFF: The site is currently vacant.  The only structure proposed as part of this application is a shop 

building, with a maximum floor area of no more than 3,600 square feet.  For information regarding 
compliance with height and setback requirements, please see Section 308 of this report.  

 
Section 407 Landscape Design: 

 
STAFF: The subject site is predominantly clear of vegetation, with small patches of landscaping 

remaining around the north, east and south boundary lines of the site.   The Code has no 
specific provisions for landscaping of a contractor’s establishment, except subsection 407-1.4 
B.(1), which states 15% of the site shall be landscaped in industrial districts.  The applicant 
has indicated that approximately 0.99 acres of the site, or 19%, is proposed to be landscaped 
following this application.  Section 407-4 requires the applicant to submit a landscape plan, 
which has been included as Sheet P5 of the applicant’s submittal, while Section 411 allows 
the Review Authority to determine the extent of screening and buffering on the site. 

 
  The applicant has shown additional landscaping as part of the preliminary site plans submitted 

with the application, primarily along the northern property line, the south eastern corner of the 
site, and a small patch to the south western corner of the site.   Prior to final approval, the 
applicant shall be required to provide a revised landscaping plan to reflect a requirement for 
additional canopy trees to be provided in the south eastern corner of the site for screening 
and buffering purposes.  For further discussion of screening and buffering between the site 
and neighboring uses, please see Section 411 of this report.  As part of the Recommended 
Conditions of Approval, the applicant shall be required to demonstrate implementation of the 
landscaping plan consistent with the requirements of Section 407-4 of the Code, and 
confirming that no less than 15% of the total site area consists of landscaping. 

 
Section 408 Neighborhood Circulation 
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STAFF: This Section requires the applicant to provide a circulation plan for the area based on the 

proposed development.  Additionally this Section requires the applicant to design the 
proposed land use in a fashion that either provides for neighborhood circulation or does not 
preclude it.  The proposed project is not identified as a Local Street Connectivity Area; 
therefore, this project is subject to the requirements of Section 408-5. 
 
Staff finds that the applicant shall be granted a modification to the requirements of Section 
408-5.4, based on the existing development patterns in the project vicinity (408-5.5).  It is 
considered that the provision of through streets and pedestrian and bicycle accessways 
connecting to SW McCamant Drive, an unmaintained public street, are currently neither 
required nor feasible to provide for improved circulation in the vicinity of the subject site.   

 
Section 410 Grading and Drainage 

 
STAFF: The applicant submitted preliminary details as required by this section, including preliminary 

grading and drainage plans.  Washington County Building Engineers have reviewed the 
preliminary details and determined the plans meet the requirements of Section 410-1.1.  
However, during that review Washington County Building Engineers have highlighted that a 
DEQ 1200-C permit will be required for this development.  A Grading Permit meeting the 
requirements of Section 410 and Washington County Grading Ordinance 689 shall be obtained 
prior to any on-site work, and shall comply with the Conditions of Approval of this Casefile. 

 
Section 411 Screening and Buffering 

 
STAFF: The applicant has proposed a contractor’s establishment on the site, which has a land use 

designation of FD-20.  The Code includes no specific provisions for screening and buffering 
on FD-20 uses, with screening and buffering to be determined as required by the review 
authority.  However, inside the UGB, Code provisions specifically require screening and 
buffering when commercial and industrial uses adjoin residential uses.  In this case, the site is 
bordered on all sides by other industrial uses and users, located in the FD-20 or FD-10 
District.  The nearest residence is located approximately 400 feet east of the proposed work 
areas on the site, and is separated from the site by property in the FD-10 District, and public 
railroad right-of-way.  Staff finds that this provides a substantial buffer area between the 
proposed contractors establishment and residential uses, particularly given the site does not 
physically adjoin those residential uses.   

 
  However, staff finds that due to the existing elevation difference between the neighboring 

residences and the subject site, additional screening is warranted in this instance in 
accordance with Section 207-5, in order to avoid adverse impacts from the development.    
Accordingly, as a Recommended Condition of Approval included in Attachment B, prior to Final 
Approval the applicant shall be required to plant 4 canopy trees per 100 lineal feet within the 
additional landscape area identified in the south east corner of the site on Sheet P5 of the 
submitted site plans.  The requirement for 4 canopy trees per 100 lineal feet is consistent with 
a Type 3 screening and buffering standard between industrial and R5/6 land uses.  

 
Section 413 Parking and Loading 

 
STAFF:  Section 413 does not contain specific parking requirements for a contractor’s establishment.  

The applicant has indicated that 3 parking spaces are to be provided for employee parking on 
a paved pad, including 1 ADA parking space.  No customers are proposed to visit the site, 
and the site is closed to the general public.  In accordance with Section 413-5.1, the 3 parking 
spaces are proposed to be paved.  Prior to Final Approval, it is a Recommended Condition of 
Approval that the applicant provides written certification from an engineer that the employee 
parking area has been constructed in accordance with the requirements of Section 413-5.1.  
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In accordance with Section 413-5.6, the proposed parking spaces need not be striped, except 
as required to comply with ADA requirements. 

 
  In accordance with Section 413-5.4 of the Code, and based upon approval of a grading plan 

pursuant to Section 410, parking areas for the storage of heavy equipment or vehicles in the 
Industrial District may consist of a gravel surface with a minimum four (4) inches of base rock 
with two (2) inches of three-quarter (3/4) inch minus leveling course.  While the FD-20 district 
is not generally considered an industrial district, the applicant proposes an industrial use in an 
area identified in Policy 41 of the Comprehensive Framework Plan for the Urban Area as a 
future industrial area.  Accordingly, prior to Final Approval, it is a Recommended Condition of 
Approval that the applicant provides written certification from an engineer that the heavy 
equipment/truck parking area has been constructed in accordance with the requirements of 
Section 413-5.4. 

 
Section 414 Signs 

 
STAFF:  The applicant has not proposed a sign at this time.  If the applicant proposes to erect or 

otherwise locate any signs on the subject site at a later time, a sign permit shall be required to 
be obtained from Washington County Current Planning Services. 

 
  Section 415  Lighting 
 
STAFF:  The applicant has not proposed any lighting of the contractor’s establishment at this time. 
 

Section 423 Environmental Performance Standards 
 

Section 423-4 Air Quality 
 

All development shall comply with the State Department of Environmental Quality Air 
Quality Standards. 

 
STAFF:  The State Department of Environmental Quality (DEQ) standards pertaining to air quality apply 

to all land uses.  No unusual air quality problems are anticipated as a result of the proposed 
development.  However, the applicant shall comply with DEQ requirements at all times. 

 
Section 423-5 Odor 

 
All development shall comply with the State Department of Environmental Quality 
Standards pertaining to odor. 

 
STAFF:  The applicant states that none of the uses proposed for the site are associated with the 

release of odorous gases past the property line.     
 

Section 423-6 Noise 
 

All development shall comply with the State Department of Environmental Quality 
Standards relating to noise.  Demonstration of compliance may be required by the 
Review Authority. 

 
 
 

Section 423-7 Vibration 
 

No development shall generate ground vibration which is perceptible by the Director 
beyond the property line of origin without use of instruments.  Ground vibrations 
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caused by motor vehicles, trains, aircraft, or temporary construction work are exempt 
from strict application of these standards, but good faith efforts to control such 
vibrations shall be made by the originator. 

 
STAFF:  No unusual problems with noise or vibration are anticipated with the proposed development.  

The applicant shall be required to comply with the Washington County Noise Ordinance at all 
times.  

 
Section 423-8 Heat and Glare 

 
Heat and glare shall be limited as follows: 

 
423-8.1 Except for exterior lighting, operations producing heat or glare shall be 

conducted entirely within an enclosed building. 
 

423-8.2 Exterior lighting shall be directed entirely away from adjacent properties. 
 
STAFF:  According to the applicant, no heat and/or glare causing activities will be undertaken on-site.   
 

Section 423-9 Storage 
 

423-9.1 All materials, including wastes, shall be stored and all grounds 
maintained in a manner which will not attract or aid the propagation of 
insects or rodents or create a health hazard. 

 
423-9.2 No open storage of materials and equipment shall be permitted unless 

contained by a site obscuring fence or landscaped screening. 
 
STAFF: As described by the applicant and shown on site plans submitted with the application, the 

northern, southern, and eastern perimeters of the site will be landscaped, and will provide 
adequate screening of the site.  The applicant states that grounds will be maintained and 
materials stored in a manner which will not attract or aid the propagation of insects or rodents 
or create a health hazard. 

 
423-9.4 Storage of Hazardous Materials 

 
Developments which store hazardous materials must comply with State 
standards, OAR Chapter 340 Division 63, and the Federal standards, 40 
CFR Part 262 and 264 and shall demonstrate such compliance.  All 
hazardous materials must be stored above ground.  Transport of and 
disposal of such materials shall be in conformance with all applicable 
local, State and Federal regulations with such compliance demonstrated. 

 
STAFF:  No Hazardous materials are proposed to be stored on site as part of this application. 
 

Section 423-10 Drainage and Waste Water 
 

All development shall comply with the State Department of Environmental Quality 
Water Quality Standards for all runoff, drainage and waste water. 

 
STAFF:  The applicant has stated that the only new impervious surface will be the paved parking area, 

however the new shop building will also provide additional impervious surface.  Evidence of a 
DEQ 1200-C permit will be required as part of the Washington County Grading Permit process. 

 
Section 423-11 Adequate Water Supply 
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All development shall be required to have an adequate water supply.  Adequacy 
shall include: 

 
423-11.1 Adequate supply for the use prior to issuance of a building permit (see 

Section 501-5.1, Critical Services). 
 

STAFF:  According to the Watermaster, the subject property is within the Sherwood, Damisch-
Wilsonville Limited Groundwater Area.  Therefore, the site is classified for the exempt use of 
up to 5,000 gallons per day.  The applicant has stated, however, that the site has no need for 
water service. 

 
Section 423-12 Radioactive Materials 

 
The handling and storage of radioactive materials, the discharge of radioactive 
materials into air or water, and the disposal of radioactive waste in connection with 
all uses shall be in conformance with all applicable local, State, and Federal 
regulations with such compliance demonstrated. 

 
Section 423-13 Toxic or Noxious Matter 

 
All development shall comply with the State Department of Environmental Quality 
standards pertaining to omission of toxic or noxious matter and such compliance 
shall be demonstrated. 

    
STAFF:  The applicant states that no radioactive, toxic or noxious materials shall be created or 

disposed of on-site.    
 

Section 426 Erosion Control 
 
STAFF: As conditioned in Attachment B, the applicant/property owner shall submit 

sedimentation/erosion control plans prior to any site disturbances and issuance of a building 
permit.  The applicant will be required to submit plans showing compliance with Section 426 
and all grading shall be conducted using erosion control which meets the standards of the 
Washington County Erosion Control Plans Technical Guidance Book (January, 1991). 

 
  3. Article V, Public Facilities and Services:  
 

Section 501 Public Facility and Service Requirements 
 

Section 501-6 Exceptions for Critical and Essential Services 
 

501-6.1 Development proposals that cannot ensure critical and essential services 
within the required time frames shall be denied unless all of the following 
findings can be made: 

 
A. The particular inadequate facility(ies) or service(s) is not necessary 

for the particular proposal within the time period identified by the 
service provider; 

 
STAFF:  In accordance with Section 501-8.1 of the Code, the following facilities and services are 

considered critical: 
 

− Water; 
− Sewer; 
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− Fire protection;  
− An adequate level of access to the proposed development; 
− Adequate drainage and adequate provisions for storm water, surface water and water 

quality management; and 
− No development shall be approved on property that is located outside of the 

Washington County Urban Road Maintenance District; 
 
The applicant has provided a service provider letter from Tualatin Valley Fire and Rescue 
indicating that service for fire protection is available to the site.   
 
With regard to sewer and surface water management, the subject site is currently outside of 
the Clean Water Services service district.  Timeframes for the provision of sewer and surface 
water management services are unknown, as Title 11 Planning for the area has yet to be 
undertaken.  Currently the applicant states that the site will not be connected to a water 
service, and that no septic fixtures will be installed on the site.  The applicant states that 
should septic fixtures be desired at a later date, the applicant could install a subsurface 
sanitary sewer disposal (septic) system.  Accordingly, to demonstrate the feasibility of on-site 
disposal, evidence shall be required demonstrating that the applicant has obtained a valid Site 
Evaluation approval from Washington County Health and Human Services Department for a 
future on-site septic treatment system, prior to the issuance of plumbing permits.  Additionally, 
the State DEQ has advised Staff that the applicant may be required to obtain permits for 
surface water management and drainage prior to commencing operation, including a 1200-C 
permit.    As such, evidence shall also be required through the grading permit process that a 
1200-C permit has been obtained, or that no State DEQ permits are required.  Subject to the 
above Recommended Conditions of Approval, it is considered that the particular inadequate 
services are not necessary for the particular proposal. 
 
With regard to water services the site is currently located outside an established water district, 
and according to the Watermaster the subject property is within the Sherwood, Damisch-
Wilsonville Limited Groundwater Area.  Therefore, the site is classified for the exempt use of 
up to 5,000 gallons per day.  The applicant has stated, however, that the site has no need for 
water service at this time.  Timeframes for the provision of urban water services to the site are 
unknown, as Title 11 Planning has yet to be undertaken for the area. 

 
  In accordance with Section 501-8.2 of the Code, the following facilities and services are 

considered essential: 
 

− Schools 
− Police or Sheriff protection 
− Transit agency service 
− Adequate Level of Arterial and Collector Roads 
− Street Lighting 
− Gravel roads are unacceptable for development within the Urban Growth Boundary  
− Future alignments of Collectors or Arterials  
− Half street improvements 

 
An adequate level of school service is not considered applicable to this development 
application for a contractor’s establishment.  The applicant has provided a service provider 
letter from the Washington County Sheriffs Department establishing that police protection is 
available to the site.  The site is not required to annex into the Sheriffs Enhanced Patrol 
District, as per Policy 41 of the Washington County Comprehensive Framework Plan for the 
Urban Area. 
 

  As described by the applicant, SW McCamant Drive is an existing 30-foot right-of-way that is 
improved with an existing gravel surface; however it is not maintained by Washington County. 
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 It does not extend physically beyond the property to the north, and portions of the right-of-way 
have previously been vacated in that direction.  The road does not provide access to any 
other properties north of the subject site, and provides access to only two properties to the 
south, one of which is in the same ownership as the subject site.  There are no sidewalks or 
other similar frontage improvements existing in the vicinity of the subject site. The applicant 
states that the proposed contractor’s establishment will create zero pedestrian traffic (as it is 
accessed almost exclusively by heavy trucks and trailers) and only a very small amount of 
vehicular traffic on SW McCamant Drive.  

 
The applicant states that they met with Tualatin Valley Fire and Rescue staff at the property to 
discuss emergency services to the site.  Based on this meeting, TVF&R issued a letter 
supporting the proposal.  A copy of this letter is included in the Casefile.  TVF&R staff has 
also reviewed the application, and have advised staff that the department has no further 
comments with regard to the application. 

 
The applicant met with Washington County Planning staff in a pre-application conference, 
along with County Engineering staff to discuss the proposal and requirement for access to 
and use of SW McCamant Drive.  Following these discussions, the applicant requested and 
was approved a Design Exception from the County Engineer, permitting use of SW 
McCamant Drive in its current form with certain stipulations described in response to CDC 
Section 501-6.1.  A copy of the approved Design Exception is included in the Casefile.  The 
Design Exception requires that the applicant improve SW McCamant drive to include the 
following: 
 
- A 12 foot gravel drivable surface width, a 20 foot unobstructed width, and a 13 foot 6 

inch vertical clearance; 
- A minimum surface of 12 inches of crushed rock capable of supporting a 12,500 pound 

point load (wheel load) and a 75,000 pound live load (gross vehicle weight); and 
- The road shall be maintained to ensure fire apparatus access. 
 

B. The approval of the development application will not substantially 
interfere with the ability to later provide the particular inadequate 
facility(ies) or service(s) to anticipated uses in the vicinity of the 
subject property; 

 
STAFF:  The applicant requires an exception to the critical services standards of Section 501-8.1 of the 

Code for sewer, water, and storm water, surface water and water quality management.  Staff 
does not consider that anything in this application serves to interfere with the ability to later 
provide these services to anticipated uses in the vicinity of the subject property. 
 

C. The approval of the development application without the assurance 
of the particular inadequate facility(ies) and service(s) will not 
cause a danger to the public or residents in the vicinity of the 
subject property; and 

 
STAFF:  Water use on the site is currently subject to the restrictions on the Sherwood, Damisch-

Wilsonville Limited Groundwater Area, as administered by the Washington County 
Watermaster, and the applicant is required to provide evidence relating to compliance with 
appropriate on-site septic treatment and surface water management and drainage.  As such, 
it is considered that use of the site without the provision of urban water, sewer, and surface 
water management services will not cause a danger to the public or residents in the vicinity of 
the subject property. 

 
D. It is shown that the applicant has exhausted all practical methods 

within the ability of the applicant to ensure the provisions of the 
unacceptable facility(ies) and service(s). 
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STAFF:  As described above, timeframes for the provision of urban water, sewer, and surface water 

management services to the site are unknown, as Title 11 Planning has yet to be undertaken 
for the area.  As such, the applicant is unable to practically ensure the provisions of the 
unacceptable services. 

 
501-6.2 All exceptions to the Public Facility and Service Standards identified 

above will be reviewed through a Type III process.   
 
STAFF:  The request for exceptions to the Public Facility and Service Standards identified above is 

being reviewed through the Type III process.   
 
501-6.3 Development proposals that cannot ensure improvements required by 

Sections 501-8.1 B. (4) or 501-8.2 G. [Half-street improvements] within 
the required time frames shall be denied unless the Review Authority 
determines that the findings required under Sections 501-6.1 B. and C. 
plus the findings required by at least one of Sections 501-6.3 A. through 
C. below can be made. 

 
C. The County Engineer makes a written determination that there 

are technical feasibility constraints that preclude construction of 
the required improvements with the proposed development, 
including but not limited to one or more of the following: 

 
(1) The ultimate alignment and grade for the roadway cannot 

be established; 
 
(2) Construction of the required improvements would be 

inconsistent with the ultimate alignment and grade for the 
roadway, due to existing conditions in the vicinity of the 
proposed development site; 

 
(3) Topographic or environmental features make 

construction physically impracticable; or 
 
(4) Construction of the subject improvements would cause 

substantial negative effects on adjacent properties or on 
natural resources, provided that the negative effects 
could be avoided with a comprehensive public roadway 
improvement project on the subject road, designed and 
constructed in accordance with the Washington County 
Transportation Plan and Uniform Road Improvement 
Design Standards. 

 
STAFF:  As stated above, the County Engineer has issued a written Design Exception for 

improvements to SW McCamant Drive, excepting the applicant from improvements to SW 
McCamant Drive otherwise required under Section 501 of the Community Development Code, 
and Section 130, Page 9, Road Requirements, and Section 320, Road Design, of the 
Washington County Road Design and Construction Standards.  The Design Exception and 
supporting documentation are located in the Casefile.  

 
501-6.4 Requests for exceptions to the requirements of Sections 501-8.1 B. (4) or 

501-8.2 G. [Half-street improvements] as provided under Section 501-6.3 
shall be reviewed through the same procedure type otherwise required 
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for the proposed development action(s), separate from or in conjunction 
with other required development hearings. 

 
STAFF:  The request for exceptions to the Public Facility and Service Standards identified above is 

being reviewed through the Type III process.   
 

501-6.5 If an exception to Sections 501-8.1 B. (4) or 501-8.2 G. [Half-street 
improvements] is granted pursuant to Section 501-6.3, the applicant 
shall: 

 
A. Be required to provide improvements necessary to mitigate the 

impact of the proposed development on the road system; and 
 

B. Assure the following, with said assurance provided prior to 
issuance of a building permit: 
 
(1) All other applicable requirements of Sections 501-8.1 

and 501-8.2, as determined by the Review Authority, 
shall be satisfied prior to occupancy of the development; 

 
(2) All identified safety improvements, both on-site and 

within the impact and analysis area (pursuant to 
Resolution and Order No. 86-95 “Determining Traffic 
Safety Improvements under the Traffic Impact Fee 
Ordinance – Process Documentation” as modified or 
updated), shall be constructed prior to occupancy of the 
development; and 

 
(3) Sidewalks must be constructed adjacent to any road 

directly abutting the development site as otherwise 
required by this Article prior to occupancy of the 
development. 

 
STAFF:  As stated above, the County Engineer has issued a written Design Exception for 

improvements to SW McCamant Drive, excepting the applicant from improvements to SW 
McCamant Drive otherwise required under Section 501 of the Community Development Code, 
and Section 130, Page 9, Road Requirements, and Section 320, Road Design, of the 
Washington County Road Design and Construction Standards.  The Design Exception and 
supporting documentation are located in the Casefile. 

 
The Design Exception requires that the applicant improve SW McCamant drive to include the 
following, which shall be completed prior to Final Approval of the application: 
 
- A 12 foot gravel drivable surface width, a 20 foot unobstructed width, and a 13 foot 6 

inch vertical clearance; 
- A minimum surface of 12 inches of crushed rock capable of supporting a 12,500 pound 

point load (wheel load) and a 75,000 pound live load (gross vehicle weight); and 
- The road shall be maintained to ensure fire apparatus access. 
 
501-6.6  Notwithstanding the provisions of this Section 501-6, all new construction 

and expansion of the existing structures shall pay the Transportation 
Development Tax, except as provided in the Transportation Development 
Tax Ordinance (Ordinance 691).  No exception to the Transportation 
Development Tax shall be granted except as provided in the 
Transportation Development Tax Ordinance. 
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STAFF:  The applicant shall pay the TDT as required for a contractor’s establishment. 
 
 D. Transportation Plan 
 
STAFF:  The findings and recommendations for transportation standards are found in the body of this 

report. 
 
 E. Ordinance No. 691-A; Transportation Development Tax 
 
STAFF:  The Transportation Development Tax (TDT) is required of all new development and 

constitutes an assurance to satisfy a development's requirement to provide additional capacity 
to Collectors and Arterial streets needed for development. This tax is based on the number of 
daily vehicle trips a site generates and is due at issuance of a building permit. 

 
 F. Resolution and Order No. 86-95 - Determining Traffic Safety Improvements under the 

Traffic Impact Fee Ordinance 
 
STAFF:  The findings and recommendations for transportation standards are found in the body of this 

report. 
 

G. Ordinance No. 738 – Road Design and Construction Standards 
 
STAFF:  The findings and recommendations for transportation standards are found in the body of this 

report. 
 
VI. SUMMARY AND RECOMMENDATION  
 

The applicant has requested Development Review approval for a Contractor’s Establishment on 
the subject property for the contracting business operating as Albertson Trucking, Inc.  The 
required findings have been made for the applicable Code sections.  When implemented in 
accordance with the Recommended Conditions of Approval and the approved final plans, staff 
believes that the project will be in compliance with the Washington County Comprehensive 
Framework Plan for the Urban Area and the Washington County Community Development Code. 
  
Staff recommends the Hearing’s Officer approve the applicant’s request, subject to the Conditions 
of Approval set forth in Attachment “B” of this report. 

 
 
  



Washington County 
Department of Land Use and Transportation 
Current Planning Services 
155 N First Ave. Suite 350 
Hillsboro, OR 97124· 

NOTICE OF DECISION OF 

THE HEARINGS OFFICER 


PROCEDURE TYPE: III 

CPO:_5_ COMMUNITY PLAN: 
Washington County Comprehensive Framework 
Plan for the Urban Area 

LAND USE DISTRICT: 

FD-20 (Future Development 20 Acre District) 


PROPERTY DESCRIPTION: 

ASSESSOR MAP#:--,2."S!o!l-"3",,4,,,-B______ 

TAX LOT #:----".50"'0<,-_________ 

SITE SIZE: 5.12 acres 

ADDRESS: No Address Assigned 


CASEFILE :_1~2;:,-2=>9"'2"'-D"___________ 

APPLICANT: 
Bob & Donna Albertson 
PO Box 1329 
Sherwood. OR 97140 

APPLICANT'S REPRESENTATIVE: 
AKS Engineering & Forestry. LLC 
Attn: Monty Hurley/Chris Goodell 
13910 SW Galbreath Drive. Suite 100 
Portland. OR 97219 

OWNER: 
Albertson Trucking, Inc. 
PO Box 1329 
Sherwood,OR97f'4U'" 

LOCATION: 
On the northeast side of SW McCamant Drive, 
Approximately 1.000 feet northwest of the 
Intersection of SW Tonguin Loop Road and 
First Street 

PROPOSED DEVELOPMENT ACTION: Development Review for a Contractor's Establishment in 
the FD-20 District. 

DATE OF DECISION: 

October 22,2012 

A summary of the decision of the Hearings Officer and supplemental findings are attached. 

This decision may be appealed to the Land Use Board of Appeals (LUBA) by filing a notice of Intent to 
Appeal with LUBA within 21 days of the date of this decision. Contact your attorney if you have any 
questions in this regard. 

For further information contact the Land Use Board of Appeals at 503-373-1265. 

The complete casefile, including Notice of Decision, Application, Staff Report, Findings and 
Conclusions, and Conditions of Approval, if any, are available for review at no cost at the Department 
of Land Use and Transportation. Copies of this material will be provided at reasonable cost. 

Notice to Mortgagee, Lien Holder, Vendor or Seller: ORS Chapter 215 requires that if you receive this notice 
it must promptly be forwarded to the purchaser. 
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CASEFILE NUMBER: 12-292-0 

SUMMARY OF DECISION: 

On Oclober 22,2012, the Washington County Hearings Officer issued a written decision 
(Attach men I ' CO) for Washington County Casefile No. 12-292-0. The decision of the Hearings 
Officer is as follows: 

ORDER: 


The Development Review for a Contractor's Establishment is approved, subject to the 

Conditions of Approval inCluded in Attachment B. 


Attachments: 

A. Vicinity Map 
B. Conditions of Approval 
C. Hearings Officer's Findings, Conclusions, and Order 



ATIACHMENT A VICINITY MAP 
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SITE & SURROUNDING LAND USE DISTRICTS: 

FD-20 (Future Deyelopment 20-Acre District) 

EFU District (Exclusive Farm Use) 

FD-10 (Future Development, 10-Acre District) 

City of Tualatin 


REVIEW STANDARDS FROM CURRENT OR 
APPLICABLE ORDINANCE OR PLAN 
A. Washington County Comprehensive Plan 
B. Applicable Community Plan (See Front of Notice) 
C. Transportation Plan 
O. 	 Washington County Community Development Code: 

ARTICLE I, Inlroduction & General Provisions 
ARTICLE II, Procedures 
ARTICLE Ill, Land Use Districts 
ARTICLE IV, Development Standards 
ARTICLE V, Public Facilities and Services 
ARTICLE VI, Land Divisions & Lot Line Adjustments 
ARTICLE VII, Public Transportation Facilities 

E. R & 0 86-95 Traffic Safety ImprovemenLs 
F, ORO. NO. 738, DeSign and Construction Standards 
G. ORO. NO. 691 -A & 729, Transportation and Development Tax 
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Attachment B 

CONDITIONS 

OF APPROVAL 


I. 	 PRIOR TO COMMENCING ANY ON-SITE IMPROVEMENTS_ INCLUDING GRADING, 
EXCAVATION AND/OR FILL ACTIVITIES, THE APPLICANT SHALL: 

Obtain a Grading Permit from the Washington County Building Services Division. 

NOTE: 	 The Grading Permit application must follow the grading submittal package 
checklist from the Building Services Division. 

II. PRIOR TO FINAL DEVELOPMENT REVIEW APPROVAL AND ISSUANCE OF BUILDING 
PERMITS FOR THE SHOP BUILDING, THE APPLICANT SHALL (WITHIN TWO YEARS): 

A. 	 Submit a Final Approval Application to Current Planning Services, Project Planner 
(Wayne Hayson, 503-846-3867), including the following: 

1. 	 Final Approval form (Type I procedure; two copies). 

NOTE: 	The final approval application shall contain a written statement and 
complete eVidence/documentation that all Conditions of Approval have 
been met. 

2. 	 Final Approval fee. 

3. 	 Final landscaping plans showing Ihat no less than 15% of the total site area 
consists of landscaping, including a minimum of 4 canopy trees per 100 lineal 
feet located within the "Additional Landscaping" area shown on Preliminary 
Landscape Plan P5, and located within the Casefile. 

4. 	 Evidence that the landscaping plan described above has been implemented. 
Landscaping shall be maintained at all times. 

5. 	 Written certification from an engineer that SW McCamant Drive has been 
improved to include the following: 

a) 	 A minimum 12 foot gravel drivable surface width with a 20 foot 
unobstructed width, and a 13 foot 6 inch vertical clearance; and 

b) 	 A minimum surface of 12 inches of crushed rock capable of supporting a 
12.500 pound point load (wheel load) and a 75,000 pound live load (gross 
vehicle weight); 

SW McCamant Drive shall be maintained to ensure fire apparatus access at all 
times. 

6. 	 Written certification from an engineer that the employee parking area has been 
constructed in accordance with the requirements of Section 413-5.1. 

7. 	 Written certification from an engineer that the heavy equipment/truck parking area 
has been constructed in accordance with the requirements of Section 41 3-5.4 .. 
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B. 	 Pay the Transportation Development Tax. 

III. 	 OPERATIONAL LIMITATIONS FOR THE CONTRACTOR'S ESTABLISHMENT: 

This approval is limited to the vehicles, equipment, and operation described in the Casefile, and 
as outlined in the Staff Report. The addition of other uses, features, vehicles, or heavy 
equipment to this operation at this site may require subsequent approval through the land use 
application process. (Section 207-5) 

IV. 	 ADDITIONAL CONDITIONS: 

A. 	 This development shall be constructed in accordance with the conditions of this 
decision, the approved final plans and the standards of the Community Development 
Code (Section 207-5). 

B. 	 All conditions of approval shall be binding upon all heirs, successors and assigns 
(Section 207-5). 

C. 	 Transferability of this Development Permit shall be in accordance with Section 201-8.. 

D. 	 No disposal of chemicals (pesticides, herbicides, fertilizers, etc.) is permitted on the 
subject property in conjunction with the contractor's establishment (Section 207-5). 

E. 	 The vehicles associated with the contractor's establishment shall not be fueled on the 
subject parcel (Sections 207-5 & 423). 

F. 	 A site evaluation approval/permit to construct from the appropriate agency (Washington 
County Dep\. of Health & Human Services, 503-846-8881) shall be required prior to 
locating anyon-site septic treatment system on the property. If no site evaluation 
approval/permit to construcfis obtained, site utilities such as water service and on-site 
septic disposal shall not be allowed. 

G. 	 This approval shall automatically expire two years from the date of this approval, unless 
development has commenced, an application for an extension is filed, or this approval is 
revoked or invalidated (Section 201-4). 
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BEFORE THE LAND USE HEARINGS OFFICER 

OF WASHINGTON COUNTY, OREGON 


HEARINGS OFFICER'S 

FINDINGS, CONCLUSIONS AND FINAL ORDER 


Casefile: 12-292-D 
Applicant: Bob & Donna-Albertson 
Hearing Date: October 18, 2012 

I. SUMMARY 

The Applicant requests Development Review for a Contractor's Establishment in the 
FD-20 District. 

II. ORDER 

The Development Review for a Contractor's Establishment is approved, subject to the 
conditions in Attachment B of the Staff Report, with the following modification: 

Recommended Condition III is amended to read: 

III. 	 OPERATIONAL LIMITATIONS FOR THE CONTRACTOR'S 

ESTABLISHMENT: 


This approval is limited to the vehicles, equipment, and operation 
described in the Casefile, and as outlined in the Staff Report. The addition 
of other uses, features, vehicles, or heavy equipment to this operation at 
this site may require subsequent approval through the land use application 
process. (Section 207-5) 

III. HEARING AND RECORD HIGHLIGHTS 

A. 	 The Hearings Officer received testimony on this application, Casefile No. 12-292-D at 
the public hearing on October 18,2012. The application, Staff Report and all exhibits, 
were present at the hearing and have been received without objection and reviewed by the 
Hearings Officer. All Exhibits and records of testimony regarding this application are 
filed with and maintained by Washington County Department of Land Use and 
Transportation ("DLUT"). The Hearings Officer made the statements required by ORS 
197.763 arid disclaimed any bias, conflicts of interest, or ex parte contacts with interested 
persons. 

Page 1 of3 
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B. 	Wayne Hayson, Current Planning, identified the applicable criteria and summarized the 
Staff Report and recommendation. Mr. Hayson proposed tbat recommended Condition III 
be modified to clarify that it does not limit the ability of the current applicant to transfer 
the pennit to another party. He submitted a modified condition to reflect that intent. See 
Exhibit H-2. 

C. Cbris Goodell, AKS Engineering & Forestry, LLC, representing tbe Applicant, 
reported tbat the Applicant agrees with the findings and conclusions in the Staff Report 
and the recommended conditions of approval as modified in Exhibit H-2. 

D. Tbe Hearings Officer approved the app lication, subject to the conditions of approval 
recommended in the Staff Report, with the modification in Exhibit H-2. 

IV. FINDINGS OF FACT AND CONCLUSIONS OF LAW 

Tbe findings and conclusions of the Staff Report are adopted and incorporated into tbis 
Final Order. 

Planning Staff pointed out tbat tbe recommended Condition III, as written in Attachment 
B of the Staff Report, could prevent the Applicant from transferring the pennit to anotber 
party. As that was not the intent of Planning Staff, a modification was presented in 
Exhibit H-2, which clarifies that the condition is intended to ensure that the use of the 
property remains as specified in the application. The approved use is for the storage of 
contractor's equipment, including trucks, trailers, heavy macbinery, and construction 
equipment; and the storage of materials, including rock, gravel, piping, and concrete 
blocks. The site is not open to the public. 

The City of Tualatin submitted a letter, Exhibit H-3, outlining the understanding of the 
application reached by the City through a telephone conversation with Planning Staff. 
County Planning Staff explained the screening that would be required by the conditions 
of approval, pointing out that the northerly half of tbe east property. boundary has existing 
vegetation, including trees approximately 100 to 120 feet deep from the boundary, while 
the southerly half is open. For tbat reason, Planning Staff recommended conditions of 
approval requiring a more detailed landscape plan for the southern portion of the site that 
will include 5-6 canopy trees . Over time, the growth of the canopy ofthe trees will 
establish reasonable screening between the site and adjacent residential development. 

The City of Tualatin also asked that the Applicant observe the Oregon State Department 
of Environmental Quality standards relating to noise. Planning Staff did not include a 
condition requiring compliance with noise standards. Those standards are state law that 
applies to the approved use without a condition being imposed through this approval. 
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Based on the findings and conclusions of the Staff Report and those above, the Applicant 
has provided substantial evidence that all applicable criteria are met or will be met with 
compliance with the recommended conditions of approval, as modified in Exhibit H-2. 

V. DECISION 

The Development Review for a Contractor's Establishment must be approved, subject to 
the conditions in Attachment B of the Staff Report, as modified in Exhibit H-2. 

DATED this 22nd day of October, 2012. 

Elizabeth A. Normand 
Washington County Land Use Hearings Officer 

Page 3 of3 
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Date:  5/30/2024 
From:  Chuck Gregory, PE - Principal 
Project Name: 9675 SW Day Road 
AKS Job No.: 3916 
 

Subject: 9675 SW Day Road - Preliminary Drainage Analysis & Stormwater Report 
 

	

1.0		 Purpose	of	Report	
This report analyzes the effects of the proposed site improvements with respect to the existing and 
proposed stormwater management system. Evaluation of the stormwater system includes 
documentation of regulatory criteria, methodology, and informational sources used to design/evaluate 
the stormwater system. The results of the preliminary hydrology/hydraulic analysis are presented below 
and attached. 

 
2.0	 Project	Description	&	Location	
The proposed project will consist of constructing a new open-air covered building and installing additional 
gravel surfacing to provide an outdoor storage area. 
 
The updated site area is comprised of five properties (Tax Lots 302, 303, 309, 310, and 311 of 
Washington County Assessor’s Map 3S102B) and totals ±10.78 acres. The site is within unincorporated 
Washington County, more specifically located west of SW Boones Ferry Road, and east of SW Grahams 
Ferry Road, along the north side of SW Day Road. The whole site is designated FD-20 District and is 
surrounded by like-zoned properties. There is an electrical substation to the west, shipping and receiving 
operations occur to the east, and “rural” residential dwellings on larger homesites are present to the 
north and south. 
 

3.0	 Design	Methodology	
The Santa Barbara Urban Hydrograph (SBUH) Method was used to analyze stormwater runoff from the 
site. This method utilizes the SCS Type 1A 24-hour design storm. HydroCAD 10 computer software aided 
in the analysis. Representative CN numbers were obtained from the NRCS Technical Release 55 and are 
attached for reference. 
 

4.0	 Design	Parameters	
4.1 Design Storms  
Per Washington County’s Code of Ordinances, the stormwater analysis utilized 24-hour storm 
information for the evaluation and design of the existing and proposed stormwater facility. The 
following 24-hour rainfall intensities were utilized as the design storms for the recurrence intervals: 
 

Table 4-1:  Rainfall Intensities 

Recurrence Interval 
(Years) 

Total Precipitation Depth 
(Inches) 

2 2.50 

5 3.10 

10 3.45 

25 3.90 
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4.2 Pre-Developed Site Conditions 
4.2.1 Site Topography 
Existing on-site grades generally vary from 1%± to 50%±, with the site generally draining towards the 
west towards Tapman Creek. The site has a high point of 270± feet near the northeast property corner 
and a low point of 224± feet near the northwest property corner. 
 
4.3 Soil Type 
The following table outlines the Hydrologic Soil Group rating for each soil type located at the site: 
 

Table 4-3:  Hydrologic Soil Group Ratings 

NRCS Map Unit 
Identification 

 
NRCS Soil Classification 

Hydrologic Soil 
Group Rating 

5B Briedwell Stony Silt Loam B 

37B Quatama Loam C 

38B Saum Silt Loam C 

38C Saum Silt Loam C 

38D Saum Silt Loam C 

38E Saum Silt Loam C 

43 Wapato Silty Clay Loam C/D 
 

Further information on this soil type is included in the attached NRCS Soil Resource Report.   
 
4.4 Post-Developed Site Conditions 
4.4.1 Site Topography 
The on-site slopes will be modified with cuts and fills to accommodate the construction of the open-air 
covered building, additional gravel surfacing for outdoor storage, and stormwater facilities.  
 
4.4.2 Post-Developed Input Parameters 
See HydroCAD Analysis in the attached appendices. 
 
4.4.3 Description of Off-Site Contributing Basins 
The properties to the east of the site direct stormwater onto the site, therefore, the new stormwater 
system will be designed to allow for additional stormwater to be conveyed and passed through the new 
system’s underground piping, detention facilities, etc. 

5.0	 Stormwater	Analyses		
5.1 Proposed stormwater quantity control facility design 
The site has historically sent runoff west to Tapman Creek. Stormwater from the new building and 
additional graveled storage area will be routed via sheet flow and/or underground piping to an 
interceptor soakage trench containing a 10” perforated pipe (see attached Preliminary Utility Plan and 
Interceptor Soakage Trench Detail). Stormwater will then be routed to 48” diameter detention pipes 
located below the ground surface. Stormwater will be detained for all required 24-hour rain events 
via a combination of the subsurface detention pipes and flow control structures prior to being 
discharged to Tapman Creek. 
 
Due to the characteristics of the site, a portion of the newly improved area’s on-site stormwater 
cannot be captured, therefore, the detention pipe system described above has been designed in a 
manner that over detains the on-site stormwater captured so that the total stormwater leaving the 
site is less than or equal to pre-developed flows for the required storm events. Additionally, as shown 
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on the basin maps (attached), upstream (off-site) stormwater is also directed onto the site, therefore, 
the proposed stormwater conveyance system and detention system has been designed to convey and 
pass-through this additional stormwater. 
 

Table 5-1: Peak Flows Comparison 

 
Storm Event 

Peak Pre-Development 
Flows (cfs) 

Peak Post-Development 
Flows (cfs) 

Peak Flow Increase or 
(Decrease) – (cfs) 

2-Year 0.80 0.79 (0.01) 

5-Year 1.17 0.94 (0.23) 

10-Year 1.39 1.03 (0.36) 

25-Year 1.68 1.65 (0.03) 

 
As demonstrated by the peak flow comparison table above, the site’s peak post-developed flow is less 

than its corresponding peak pre-developed flow for each of the required storm events. Additionally, the 

site’s overall basin drainage pattern has been preserved and the stormwater will be directed to the same 

general downstream discharge point (wetland located on the development property) it historically has. 

These reasons substantiate that the improvements should not negatively affect any of the adjacent or 

downstream properties and downstream storm water facilities. 

If you have any questions, please feel free to call 503-563-6151 or email at chuckg@aks-eng.com. 
 
 
 
Sincerely,  

AKS ENGINEERING & FORESTRY, LLC 
Chuck Gregory, PE, Principal 
12965 SW Herman Road, Suite 100 
Tualatin, OR 97062 
503-563-6151 | chuckg@aks-eng.com 
 
 
 
 
 
 
Attachments: Preliminary Utility Plan - Attachment A 

Interceptor Soakage Trench Detail - Attachment B 
Flow Control Structure Details – Attachment C 
Soil Report - Attachment D 
Basin Map  - Attachment E 
HydroCAD Report - Attachment F 
TR55 Runoff Curve Numbers - Attachment G 
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Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.
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How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous 
areas in a specific area. They include a description of the soils and miscellaneous 
areas and their location on the landscape and tables that show soil properties and 
limitations affecting various uses. Soil scientists observed the steepness, length, 
and shape of the slopes; the general pattern of drainage; the kinds of crops and 
native plants; and the kinds of bedrock. They observed and described many soil 
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The 
profile extends from the surface down into the unconsolidated material in which the 
soil formed or from the surface down to bedrock. The unconsolidated material is 
devoid of roots and other living organisms and has not been changed by other 
biological activity.

Currently, soils are mapped according to the boundaries of major land resource 
areas (MLRAs). MLRAs are geographically associated land resource units that 
share common characteristics related to physiography, geology, climate, water 
resources, soils, biological resources, and land uses (USDA, 2006). Soil survey 
areas typically consist of parts of one or more MLRA.

The soils and miscellaneous areas in a survey area occur in an orderly pattern that 
is related to the geology, landforms, relief, climate, and natural vegetation of the 
area. Each kind of soil and miscellaneous area is associated with a particular kind 
of landform or with a segment of the landform. By observing the soils and 
miscellaneous areas in the survey area and relating their position to specific 
segments of the landform, a soil scientist develops a concept, or model, of how they 
were formed. Thus, during mapping, this model enables the soil scientist to predict 
with a considerable degree of accuracy the kind of soil or miscellaneous area at a 
specific location on the landscape.

Commonly, individual soils on the landscape merge into one another as their 
characteristics gradually change. To construct an accurate soil map, however, soil 
scientists must determine the boundaries between the soils. They can observe only 
a limited number of soil profiles. Nevertheless, these observations, supplemented 
by an understanding of the soil-vegetation-landscape relationship, are sufficient to 
verify predictions of the kinds of soil in an area and to determine the boundaries.

Soil scientists recorded the characteristics of the soil profiles that they studied. They 
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock 
fragments, distribution of plant roots, reaction, and other features that enable them 
to identify soils. After describing the soils in the survey area and determining their 
properties, the soil scientists assigned the soils to taxonomic classes (units). 
Taxonomic classes are concepts. Each taxonomic class has a set of soil 
characteristics with precisely defined limits. The classes are used as a basis for 
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic 
classification used in the United States, is based mainly on the kind and character 
of soil properties and the arrangement of horizons within the profile. After the soil 
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scientists classified and named the soils in the survey area, they compared the 
individual soils with similar soils in the same taxonomic class in other areas so that 
they could confirm data and assemble additional data based on experience and 
research.

The objective of soil mapping is not to delineate pure map unit components; the 
objective is to separate the landscape into landforms or landform segments that 
have similar use and management requirements. Each map unit is defined by a 
unique combination of soil components and/or miscellaneous areas in predictable 
proportions. Some components may be highly contrasting to the other components 
of the map unit. The presence of minor components in a map unit in no way 
diminishes the usefulness or accuracy of the data. The delineation of such 
landforms and landform segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, onsite 
investigation is needed to define and locate the soils and miscellaneous areas.

Soil scientists make many field observations in the process of producing a soil map. 
The frequency of observation is dependent upon several factors, including scale of 
mapping, intensity of mapping, design of map units, complexity of the landscape, 
and experience of the soil scientist. Observations are made to test and refine the 
soil-landscape model and predictions and to verify the classification of the soils at 
specific locations. Once the soil-landscape model is refined, a significantly smaller 
number of measurements of individual soil properties are made and recorded. 
These measurements may include field measurements, such as those for color, 
depth to bedrock, and texture, and laboratory measurements, such as those for 
content of sand, silt, clay, salt, and other components. Properties of each soil 
typically vary from one point to another across the landscape.

Observations for map unit components are aggregated to develop ranges of 
characteristics for the components. The aggregated values are presented. Direct 
measurements do not exist for every property presented for every map unit 
component. Values for some properties are estimated from combinations of other 
properties.

While a soil survey is in progress, samples of some of the soils in the area generally 
are collected for laboratory analyses and for engineering tests. Soil scientists 
interpret the data from these analyses and tests as well as the field-observed 
characteristics and the soil properties to determine the expected behavior of the 
soils under different uses. Interpretations for all of the soils are field tested through 
observation of the soils in different uses and under different levels of management. 
Some interpretations are modified to fit local conditions, and some new 
interpretations are developed to meet local needs. Data are assembled from other 
sources, such as research information, production records, and field experience of 
specialists. For example, data on crop yields under defined levels of management 
are assembled from farm records and from field or plot experiments on the same 
kinds of soil.

Predictions about soil behavior are based not only on soil properties but also on 
such variables as climate and biological activity. Soil conditions are predictable over 
long periods of time, but they are not predictable from year to year. For example, 
soil scientists can predict with a fairly high degree of accuracy that a given soil will 
have a high water table within certain depths in most years, but they cannot predict 
that a high water table will always be at a specific level in the soil on a specific date.

After soil scientists located and identified the significant natural bodies of soil in the 
survey area, they drew the boundaries of these bodies on aerial photographs and 

Custom Soil Resource Report
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identified each as a specific map unit. Aerial photographs show trees, buildings, 
fields, roads, and rivers, all of which help in locating boundaries accurately.

Custom Soil Resource Report
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of 
soil map units on the map and extent of each map unit, and cartographic symbols 
displayed on the map. Also presented are various metadata about data used to 
produce the map, and a description of each soil map unit.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Washington County, Oregon
Survey Area Data: Version 22, Sep 14, 2022

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Apr 16, 2021—Apr 
18, 2021

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

5B Briedwell stony silt loam, 0 to 7 
percent slopes

2.2 8.9%

37B Quatama loam, 3 to 7 percent 
slopes

4.2 17.2%

38B Saum silt loam, 2 to 7 percent 
slopes

0.3 1.1%

38C Saum silt loam, 7 to 12 percent 
slopes

9.8 40.0%

38D Saum silt loam, 12 to 20 
percent slopes

1.3 5.2%

38E Saum silt loam, 20 to 30 
percent slopes

0.8 3.1%

43 Wapato silty clay loam 6.0 24.4%

Totals for Area of Interest 24.5 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the 
soils or miscellaneous areas in the survey area. The map unit descriptions, along 
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more 
major kinds of soil or miscellaneous areas. A map unit is identified and named 
according to the taxonomic classification of the dominant soils. Within a taxonomic 
class there are precisely defined limits for the properties of the soils. On the 
landscape, however, the soils are natural phenomena, and they have the 
characteristic variability of all natural phenomena. Thus, the range of some 
observed properties may extend beyond the limits defined for a taxonomic class. 
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without 
including areas of other taxonomic classes. Consequently, every map unit is made 
up of the soils or miscellaneous areas for which it is named and some minor 
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the 
map unit, and thus they do not affect use and management. These are called 
noncontrasting, or similar, components. They may or may not be mentioned in a 
particular map unit description. Other minor components, however, have properties 
and behavioral characteristics divergent enough to affect use or to require different 
management. These are called contrasting, or dissimilar, components. They 
generally are in small areas and could not be mapped separately because of the 
scale used. Some small areas of strongly contrasting soils or miscellaneous areas 
are identified by a special symbol on the maps. If included in the database for a 
given area, the contrasting minor components are identified in the map unit 
descriptions along with some characteristics of each. A few areas of minor 
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components may not have been observed, and consequently they are not 
mentioned in the descriptions, especially where the pattern was so complex that it 
was impractical to make enough observations to identify all the soils and 
miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the 
usefulness or accuracy of the data. The objective of mapping is not to delineate 
pure taxonomic classes but rather to separate the landscape into landforms or 
landform segments that have similar use and management requirements. The 
delineation of such segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, however, 
onsite investigation is needed to define and locate the soils and miscellaneous 
areas.

An identifying symbol precedes the map unit name in the map unit descriptions. 
Each description includes general facts about the unit and gives important soil 
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for 
differences in texture of the surface layer, all the soils of a series have major 
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, 
salinity, degree of erosion, and other characteristics that affect their use. On the 
basis of such differences, a soil series is divided into soil phases. Most of the areas 
shown on the detailed soil maps are phases of soil series. The name of a soil phase 
commonly indicates a feature that affects use or management. For example, Alpha 
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas. 
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate 
pattern or in such small areas that they cannot be shown separately on the maps. 
The pattern and proportion of the soils or miscellaneous areas are somewhat similar 
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or 
miscellaneous areas that are shown as one unit on the maps. Because of present 
or anticipated uses of the map units in the survey area, it was not considered 
practical or necessary to map the soils or miscellaneous areas separately. The 
pattern and relative proportion of the soils or miscellaneous areas are somewhat 
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas 
that could be mapped individually but are mapped as one unit because similar 
interpretations can be made for use and management. The pattern and proportion 
of the soils or miscellaneous areas in a mapped area are not uniform. An area can 
be made up of only one of the major soils or miscellaneous areas, or it can be made 
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil 
material and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report
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Washington County, Oregon

5B—Briedwell stony silt loam, 0 to 7 percent slopes

Map Unit Setting
National map unit symbol: 220h
Elevation: 200 to 320 feet
Mean annual precipitation: 40 to 60 inches
Mean annual air temperature: 50 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Briedwell and similar soils: 85 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Briedwell

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Silty over gravelly alluvium

Typical profile
H1 - 0 to 12 inches: stony silt loam
H2 - 12 to 26 inches: clay loam
H3 - 26 to 60 inches: extremely cobbly clay loam

Properties and qualities
Slope: 0 to 7 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 5.7 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: B
Ecological site: R002XC006OR - Stream Terrace Group
Forage suitability group: Well drained < 15% Slopes (G002XY002OR)
Other vegetative classification: Well drained < 15% Slopes (G002XY002OR)
Hydric soil rating: No

Custom Soil Resource Report
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37B—Quatama loam, 3 to 7 percent slopes

Map Unit Setting
National map unit symbol: 21zm
Elevation: 140 to 250 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Quatama and similar soils: 85 percent
Minor components: 4 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Quatama

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loamy alluvium

Typical profile
H1 - 0 to 15 inches: loam
H2 - 15 to 30 inches: clay loam
H3 - 30 to 62 inches: loam

Properties and qualities
Slope: 3 to 7 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: About 24 to 36 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Moderate (about 8.8 inches)

Interpretive groups
Land capability classification (irrigated): 2e
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Ecological site: R002XC008OR - Valley Terrace Group
Forage suitability group: Moderately Well Drained < 15% Slopes (G002XY004OR)
Other vegetative classification: Moderately Well Drained < 15% Slopes 

(G002XY004OR)
Hydric soil rating: No

Custom Soil Resource Report
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Minor Components

Huberly
Percent of map unit: 4 percent
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Poorly Drained (G002XY006OR)
Hydric soil rating: Yes

38B—Saum silt loam, 2 to 7 percent slopes

Map Unit Setting
National map unit symbol: 21zq
Elevation: 250 to 1,200 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Saum and similar soils: 80 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Saum

Setting
Landform: Hills
Landform position (two-dimensional): Summit, toeslope
Landform position (three-dimensional): Interfluve, base slope
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed loess, old alluvium, and residuum weathered from basalt

Typical profile
H1 - 0 to 8 inches: silt loam
H2 - 8 to 23 inches: silty clay loam
H3 - 23 to 50 inches: stony silty clay loam
H4 - 50 to 54 inches: unweathered bedrock

Properties and qualities
Slope: 2 to 7 percent
Depth to restrictive feature: 40 to 60 inches to lithic bedrock
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None

Custom Soil Resource Report
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Available water supply, 0 to 60 inches: Moderate (about 8.2 inches)

Interpretive groups
Land capability classification (irrigated): 2e
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Ecological site: F002XB006OR - Foothill Group
Forage suitability group: Well drained < 15% Slopes (G002XY002OR)
Other vegetative classification: Well drained < 15% Slopes (G002XY002OR)
Hydric soil rating: No

38C—Saum silt loam, 7 to 12 percent slopes

Map Unit Setting
National map unit symbol: 21zr
Elevation: 250 to 1,200 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Saum and similar soils: 80 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Saum

Setting
Landform: Hills
Landform position (two-dimensional): Shoulder
Landform position (three-dimensional): Interfluve, base slope
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed loess, old alluvium, and residuum weathered from basalt

Typical profile
H1 - 0 to 8 inches: silt loam
H2 - 8 to 23 inches: silty clay loam
H3 - 23 to 50 inches: stony silty clay loam
H4 - 50 to 54 inches: unweathered bedrock

Properties and qualities
Slope: 7 to 12 percent
Depth to restrictive feature: 40 to 60 inches to lithic bedrock
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Moderate (about 8.2 inches)

Custom Soil Resource Report
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Interpretive groups
Land capability classification (irrigated): 2e
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Ecological site: F002XB006OR - Foothill Group
Forage suitability group: Well drained < 15% Slopes (G002XY002OR)
Other vegetative classification: Well drained < 15% Slopes (G002XY002OR)
Hydric soil rating: No

38D—Saum silt loam, 12 to 20 percent slopes

Map Unit Setting
National map unit symbol: 21zs
Elevation: 250 to 1,200 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Saum and similar soils: 80 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Saum

Setting
Landform: Hills
Landform position (two-dimensional): Backslope, footslope
Landform position (three-dimensional): Side slope, base slope
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed loess, old alluvium, and residuum weathered from basalt

Typical profile
H1 - 0 to 8 inches: silt loam
H2 - 8 to 23 inches: silty clay loam
H3 - 23 to 50 inches: stony silty clay loam
H4 - 50 to 54 inches: unweathered bedrock

Properties and qualities
Slope: 12 to 20 percent
Depth to restrictive feature: 40 to 60 inches to lithic bedrock
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Moderate (about 8.2 inches)

Interpretive groups
Land capability classification (irrigated): 3e

Custom Soil Resource Report
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Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: C
Ecological site: F002XB006OR - Foothill Group
Forage suitability group: Well Drained > 15% Slopes (G002XY001OR)
Other vegetative classification: Well Drained > 15% Slopes (G002XY001OR)
Hydric soil rating: No

38E—Saum silt loam, 20 to 30 percent slopes

Map Unit Setting
National map unit symbol: 21zt
Elevation: 250 to 1,200 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Saum and similar soils: 75 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Saum

Setting
Landform: Hills
Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Side slope
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed loess, old alluvium, and residuum weathered from basalt

Typical profile
H1 - 0 to 8 inches: silt loam
H2 - 8 to 23 inches: silty clay loam
H3 - 23 to 50 inches: stony silty clay loam
H4 - 50 to 54 inches: unweathered bedrock

Properties and qualities
Slope: 20 to 30 percent
Depth to restrictive feature: 40 to 60 inches to lithic bedrock
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Moderate (about 8.2 inches)

Interpretive groups
Land capability classification (irrigated): 4e
Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: C

Custom Soil Resource Report
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Ecological site: F002XB006OR - Foothill Group
Forage suitability group: Well Drained > 15% Slopes (G002XY001OR)
Other vegetative classification: Well Drained > 15% Slopes (G002XY001OR)
Hydric soil rating: No

43—Wapato silty clay loam

Map Unit Setting
National map unit symbol: 2203
Elevation: 100 to 300 feet
Mean annual precipitation: 40 to 60 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: Prime farmland if drained and either protected from flooding 

or not frequently flooded during the growing season

Map Unit Composition
Wapato and similar soils: 85 percent
Minor components: 7 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Wapato

Setting
Landform: Flood plains
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Recent alluvium

Typical profile
H1 - 0 to 14 inches: silty clay loam
H2 - 14 to 42 inches: silty clay loam
H3 - 42 to 60 inches: silty clay

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: About 0 to 12 inches
Frequency of flooding: NoneFrequent
Frequency of ponding: Frequent
Available water supply, 0 to 60 inches: High (about 10.1 inches)

Interpretive groups
Land capability classification (irrigated): 3w
Land capability classification (nonirrigated): 3w
Hydrologic Soil Group: C/D
Ecological site: F002XC002OR - Backswamp Group
Forage suitability group: Poorly Drained (G002XY006OR)

Custom Soil Resource Report

19



Other vegetative classification: Poorly Drained (G002XY006OR)
Hydric soil rating: Yes

Minor Components

Cove, silty clay loam surface
Percent of map unit: 4 percent
Landform: Flood plains
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes

Labish
Percent of map unit: 3 percent
Landform: Lakebeds (relict), flood plains
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Poorly Drained (G002XY006OR)
Hydric soil rating: Yes

Custom Soil Resource Report
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Soil Information for All Uses

Soil Properties and Qualities
The Soil Properties and Qualities section includes various soil properties and 
qualities displayed as thematic maps with a summary table for the soil map units in 
the selected area of interest. A single value or rating for each map unit is generated 
by aggregating the interpretive ratings of individual map unit components. This 
aggregation process is defined for each property or quality.

Soil Qualities and Features

Soil qualities are behavior and performance attributes that are not directly 
measured, but are inferred from observations of dynamic conditions and from soil 
properties. Example soil qualities include natural drainage, and frost action. Soil 
features are attributes that are not directly part of the soil. Example soil features 
include slope and depth to restrictive layer. These features can greatly impact the 
use and management of the soil.

Hydrologic Soil Group

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive precipitation 
from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when thoroughly 
wet. These consist mainly of deep, well drained to excessively drained sands or 
gravelly sands. These soils have a high rate of water transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well drained 
soils that have moderately fine texture to moderately coarse texture. These soils 
have a moderate rate of water transmission.

21



Group C. Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or fine texture. These soils have a slow rate of water 
transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay layer at 
or near the surface, and soils that are shallow over nearly impervious material. 
These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in their 
natural condition are in group D are assigned to dual classes.

Custom Soil Resource Report
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Rating Polygons
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A/D
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B/D
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C/D
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Not rated or not available

Soil Rating Lines
A

A/D
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B/D
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C/D
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Not rated or not available

Soil Rating Points
A

A/D
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B/D

C

C/D
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Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Washington County, Oregon
Survey Area Data: Version 22, Sep 14, 2022

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Apr 16, 2021—Apr 
18, 2021

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Table—Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

5B Briedwell stony silt loam, 
0 to 7 percent slopes

B 2.2 8.9%

37B Quatama loam, 3 to 7 
percent slopes

C 4.2 17.2%

38B Saum silt loam, 2 to 7 
percent slopes

C 0.3 1.1%

38C Saum silt loam, 7 to 12 
percent slopes

C 9.8 40.0%

38D Saum silt loam, 12 to 20 
percent slopes

C 1.3 5.2%

38E Saum silt loam, 20 to 30 
percent slopes

C 0.8 3.1%

43 Wapato silty clay loam C/D 6.0 24.4%

Totals for Area of Interest 24.5 100.0%

Rating Options—Hydrologic Soil Group

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher

Custom Soil Resource Report
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NORTH BASIN
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SOUTH BASIN

1L

TOTAL OUTFLOW

Routing Diagram for 3916 9675 SW Day Road Pre-Developed HydroCAD Analysis

Prepared by {enter your company name here},  Printed 5/29/2024
HydroCAD® 10.00-22  s/n 01338  © 2018 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



3916 9675 SW Day Road Pre-Developed HydroCAD Analysis
  Printed  5/29/2024Prepared by {enter your company name here}

Page 2HydroCAD® 10.00-22  s/n 01338  © 2018 HydroCAD Software Solutions LLC

Area Listing (all nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

2.969 86 <50% Grass cover, Poor, HSG C  (1S, 2S)
0.117 98 Paved parking, HSG C  (2S)
3.086 86 TOTAL AREA



3916 9675 SW Day Road Pre-Developed HydroCAD Analysis
  Printed  5/29/2024Prepared by {enter your company name here}

Page 3HydroCAD® 10.00-22  s/n 01338  © 2018 HydroCAD Software Solutions LLC

Soil Listing (all nodes)

Area
(acres)

Soil
Group

Subcatchment
Numbers

0.000 HSG A
0.000 HSG B
3.086 HSG C 1S, 2S
0.000 HSG D
0.000 Other
3.086 TOTAL AREA



3916 9675 SW Day Road Pre-Developed HydroCAD Analysis
  Printed  5/29/2024Prepared by {enter your company name here}
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Ground Covers (all nodes)

HSG-A
(acres)

HSG-B
(acres)

HSG-C
(acres)

HSG-D
(acres)

Other
(acres)

Total
(acres)

Ground
Cover

Subcatchment
Numbers

0.000 0.000 2.969 0.000 0.000 2.969 <50% Grass cover, Poor 1S, 2S
0.000 0.000 0.117 0.000 0.000 0.117 Paved parking 2S
0.000 0.000 3.086 0.000 0.000 3.086 TOTAL AREA



Type IA 24-hr  2-YR Rainfall=2.50"3916 9675 SW Day Road Pre-Developed HydroCAD Ana
  Printed  5/29/2024Prepared by {enter your company name here}
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Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points
Runoff by SBUH method, Split Pervious/Imperv.

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=44,118 sf   0.00% Impervious   Runoff Depth>1.24"Subcatchment 1S: NORTH BASIN
   Flow Length=137'   Slope=0.0850 '/'   Tc=11.6 min   CN=86/0   Runoff=0.27 cfs  0.104 af

Runoff Area=90,298 sf   5.65% Impervious   Runoff Depth>1.29"Subcatchment 2S: SOUTH BASIN
   Flow Length=266'   Slope=0.1200 '/'   Tc=17.2 min   CN=86/98   Runoff=0.53 cfs  0.223 af

   Inflow=0.80 cfs  0.327 afLink 1L: TOTAL OUTFLOW
   Primary=0.80 cfs  0.327 af

Total Runoff Area = 3.086 ac   Runoff Volume = 0.327 af   Average Runoff Depth = 1.27"
96.21% Pervious = 2.969 ac     3.79% Impervious = 0.117 ac



Type IA 24-hr  2-YR Rainfall=2.50"3916 9675 SW Day Road Pre-Developed HydroCAD Ana
  Printed  5/29/2024Prepared by {enter your company name here}
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Summary for Subcatchment 1S: NORTH BASIN

Runoff = 0.27 cfs @ 8.01 hrs,  Volume= 0.104 af,  Depth> 1.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  2-YR Rainfall=2.50"

Area (sf) CN Description
44,118 86 <50% Grass cover, Poor, HSG C
44,118 86 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.6 137 0.0850 0.20 Sheet Flow, 

Grass: Dense   n= 0.240   P2= 2.50"

Subcatchment 1S: NORTH BASIN

Runoff

Hydrograph
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Type IA 24-hr
2-YR Rainfall=2.50"

Runoff Area=44,118 sf
Runoff Volume=0.104 af

Runoff Depth>1.24"
Flow Length=137'

Slope=0.0850 '/'
Tc=11.6 min

CN=86/0

0.27 cfs
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Summary for Subcatchment 2S: SOUTH BASIN

Runoff = 0.53 cfs @ 8.03 hrs,  Volume= 0.223 af,  Depth> 1.29"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  2-YR Rainfall=2.50"

Area (sf) CN Description
82,798 86 <50% Grass cover, Poor, HSG C

2,400 86 <50% Grass cover, Poor, HSG C
5,100 98 Paved parking, HSG C

90,298 87 Weighted Average
85,198 86 94.35% Pervious Area

5,100 98 5.65% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
17.2 266 0.1200 0.26 Sheet Flow, 

Grass: Dense   n= 0.240   P2= 2.50"

Subcatchment 2S: SOUTH BASIN

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
2-YR Rainfall=2.50"

Runoff Area=90,298 sf
Runoff Volume=0.223 af

Runoff Depth>1.29"
Flow Length=266'

Slope=0.1200 '/'
Tc=17.2 min

CN=86/98

0.53 cfs
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Summary for Link 1L: TOTAL OUTFLOW

Inflow Area = 3.086 ac, 3.79% Impervious,  Inflow Depth > 1.27"    for  2-YR event
Inflow = 0.80 cfs @ 8.02 hrs,  Volume= 0.327 af
Primary = 0.80 cfs @ 8.02 hrs,  Volume= 0.327 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 1L: TOTAL OUTFLOW
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Inflow Area=3.086 ac
0.80 cfs

0.80 cfs
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Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points
Runoff by SBUH method, Split Pervious/Imperv.

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=44,118 sf   0.00% Impervious   Runoff Depth>1.74"Subcatchment 1S: NORTH BASIN
   Flow Length=137'   Slope=0.0850 '/'   Tc=11.6 min   CN=86/0   Runoff=0.40 cfs  0.147 af

Runoff Area=90,298 sf   5.65% Impervious   Runoff Depth>1.80"Subcatchment 2S: SOUTH BASIN
   Flow Length=266'   Slope=0.1200 '/'   Tc=17.2 min   CN=86/98   Runoff=0.77 cfs  0.310 af

   Inflow=1.17 cfs  0.457 afLink 1L: TOTAL OUTFLOW
   Primary=1.17 cfs  0.457 af

Total Runoff Area = 3.086 ac   Runoff Volume = 0.457 af   Average Runoff Depth = 1.78"
96.21% Pervious = 2.969 ac     3.79% Impervious = 0.117 ac
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Summary for Subcatchment 1S: NORTH BASIN

Runoff = 0.40 cfs @ 8.00 hrs,  Volume= 0.147 af,  Depth> 1.74"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  5-YR Rainfall=3.10"

Area (sf) CN Description
44,118 86 <50% Grass cover, Poor, HSG C
44,118 86 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.6 137 0.0850 0.20 Sheet Flow, 

Grass: Dense   n= 0.240   P2= 2.50"

Subcatchment 1S: NORTH BASIN

Runoff
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Type IA 24-hr
5-YR Rainfall=3.10"

Runoff Area=44,118 sf
Runoff Volume=0.147 af

Runoff Depth>1.74"
Flow Length=137'

Slope=0.0850 '/'
Tc=11.6 min

CN=86/0

0.40 cfs
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Summary for Subcatchment 2S: SOUTH BASIN

Runoff = 0.77 cfs @ 8.02 hrs,  Volume= 0.310 af,  Depth> 1.80"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  5-YR Rainfall=3.10"

Area (sf) CN Description
82,798 86 <50% Grass cover, Poor, HSG C

2,400 86 <50% Grass cover, Poor, HSG C
5,100 98 Paved parking, HSG C

90,298 87 Weighted Average
85,198 86 94.35% Pervious Area

5,100 98 5.65% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
17.2 266 0.1200 0.26 Sheet Flow, 

Grass: Dense   n= 0.240   P2= 2.50"

Subcatchment 2S: SOUTH BASIN

Runoff

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.85

0.8

0.75

0.7

0.65

0.6

0.55

0.5

0.45

0.4

0.35

0.3

0.25

0.2

0.15

0.1

0.05

0

Type IA 24-hr
5-YR Rainfall=3.10"

Runoff Area=90,298 sf
Runoff Volume=0.310 af

Runoff Depth>1.80"
Flow Length=266'

Slope=0.1200 '/'
Tc=17.2 min

CN=86/98

0.77 cfs
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Summary for Link 1L: TOTAL OUTFLOW

Inflow Area = 3.086 ac, 3.79% Impervious,  Inflow Depth > 1.78"    for  5-YR event
Inflow = 1.17 cfs @ 8.01 hrs,  Volume= 0.457 af
Primary = 1.17 cfs @ 8.01 hrs,  Volume= 0.457 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 1L: TOTAL OUTFLOW

Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=3.086 ac
1.17 cfs

1.17 cfs
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Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points
Runoff by SBUH method, Split Pervious/Imperv.

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=44,118 sf   0.00% Impervious   Runoff Depth>2.04"Subcatchment 1S: NORTH BASIN
   Flow Length=137'   Slope=0.0850 '/'   Tc=11.6 min   CN=86/0   Runoff=0.47 cfs  0.172 af

Runoff Area=90,298 sf   5.65% Impervious   Runoff Depth>2.10"Subcatchment 2S: SOUTH BASIN
   Flow Length=266'   Slope=0.1200 '/'   Tc=17.2 min   CN=86/98   Runoff=0.92 cfs  0.363 af

   Inflow=1.39 cfs  0.536 afLink 1L: TOTAL OUTFLOW
   Primary=1.39 cfs  0.536 af

Total Runoff Area = 3.086 ac   Runoff Volume = 0.536 af   Average Runoff Depth = 2.08"
96.21% Pervious = 2.969 ac     3.79% Impervious = 0.117 ac
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Summary for Subcatchment 1S: NORTH BASIN

Runoff = 0.47 cfs @ 8.00 hrs,  Volume= 0.172 af,  Depth> 2.04"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  10-YR Rainfall=3.45"

Area (sf) CN Description
44,118 86 <50% Grass cover, Poor, HSG C
44,118 86 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.6 137 0.0850 0.20 Sheet Flow, 

Grass: Dense   n= 0.240   P2= 2.50"

Subcatchment 1S: NORTH BASIN

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
10-YR Rainfall=3.45"

Runoff Area=44,118 sf
Runoff Volume=0.172 af

Runoff Depth>2.04"
Flow Length=137'

Slope=0.0850 '/'
Tc=11.6 min

CN=86/0

0.47 cfs
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Summary for Subcatchment 2S: SOUTH BASIN

Runoff = 0.92 cfs @ 8.02 hrs,  Volume= 0.363 af,  Depth> 2.10"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  10-YR Rainfall=3.45"

Area (sf) CN Description
82,798 86 <50% Grass cover, Poor, HSG C

2,400 86 <50% Grass cover, Poor, HSG C
5,100 98 Paved parking, HSG C

90,298 87 Weighted Average
85,198 86 94.35% Pervious Area

5,100 98 5.65% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
17.2 266 0.1200 0.26 Sheet Flow, 

Grass: Dense   n= 0.240   P2= 2.50"

Subcatchment 2S: SOUTH BASIN

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
10-YR Rainfall=3.45"

Runoff Area=90,298 sf
Runoff Volume=0.363 af

Runoff Depth>2.10"
Flow Length=266'

Slope=0.1200 '/'
Tc=17.2 min

CN=86/98

0.92 cfs
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Summary for Link 1L: TOTAL OUTFLOW

Inflow Area = 3.086 ac, 3.79% Impervious,  Inflow Depth > 2.08"    for  10-YR event
Inflow = 1.39 cfs @ 8.01 hrs,  Volume= 0.536 af
Primary = 1.39 cfs @ 8.01 hrs,  Volume= 0.536 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 1L: TOTAL OUTFLOW

Inflow
Primary

Hydrograph
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Inflow Area=3.086 ac
1.39 cfs

1.39 cfs
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Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points
Runoff by SBUH method, Split Pervious/Imperv.

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=44,118 sf   0.00% Impervious   Runoff Depth>2.44"Subcatchment 1S: NORTH BASIN
   Flow Length=137'   Slope=0.0850 '/'   Tc=11.6 min   CN=86/0   Runoff=0.58 cfs  0.206 af

Runoff Area=90,298 sf   5.65% Impervious   Runoff Depth>2.50"Subcatchment 2S: SOUTH BASIN
   Flow Length=266'   Slope=0.1200 '/'   Tc=17.2 min   CN=86/98   Runoff=1.11 cfs  0.433 af

   Inflow=1.68 cfs  0.639 afLink 1L: TOTAL OUTFLOW
   Primary=1.68 cfs  0.639 af

Total Runoff Area = 3.086 ac   Runoff Volume = 0.639 af   Average Runoff Depth = 2.48"
96.21% Pervious = 2.969 ac     3.79% Impervious = 0.117 ac
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Summary for Subcatchment 1S: NORTH BASIN

Runoff = 0.58 cfs @ 8.00 hrs,  Volume= 0.206 af,  Depth> 2.44"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-YR Rainfall=3.90"

Area (sf) CN Description
44,118 86 <50% Grass cover, Poor, HSG C
44,118 86 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.6 137 0.0850 0.20 Sheet Flow, 

Grass: Dense   n= 0.240   P2= 2.50"

Subcatchment 1S: NORTH BASIN

Runoff
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Type IA 24-hr
25-YR Rainfall=3.90"

Runoff Area=44,118 sf
Runoff Volume=0.206 af

Runoff Depth>2.44"
Flow Length=137'

Slope=0.0850 '/'
Tc=11.6 min

CN=86/0

0.58 cfs
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Summary for Subcatchment 2S: SOUTH BASIN

Runoff = 1.11 cfs @ 8.02 hrs,  Volume= 0.433 af,  Depth> 2.50"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-YR Rainfall=3.90"

Area (sf) CN Description
82,798 86 <50% Grass cover, Poor, HSG C

2,400 86 <50% Grass cover, Poor, HSG C
5,100 98 Paved parking, HSG C

90,298 87 Weighted Average
85,198 86 94.35% Pervious Area

5,100 98 5.65% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
17.2 266 0.1200 0.26 Sheet Flow, 

Grass: Dense   n= 0.240   P2= 2.50"

Subcatchment 2S: SOUTH BASIN

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
25-YR Rainfall=3.90"

Runoff Area=90,298 sf
Runoff Volume=0.433 af

Runoff Depth>2.50"
Flow Length=266'

Slope=0.1200 '/'
Tc=17.2 min

CN=86/98

1.11 cfs
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Summary for Link 1L: TOTAL OUTFLOW

Inflow Area = 3.086 ac, 3.79% Impervious,  Inflow Depth > 2.48"    for  25-YR event
Inflow = 1.68 cfs @ 8.01 hrs,  Volume= 0.639 af
Primary = 1.68 cfs @ 8.01 hrs,  Volume= 0.639 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 1L: TOTAL OUTFLOW

Inflow
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Inflow Area=3.086 ac
1.68 cfs

1.68 cfs
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Area Listing (all nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

0.425 74 >75% Grass cover, Good, HSG C  (3S, 4S)
1.928 98 Gravel Staging Area and New Storage Building, HSG C  (2S)
0.734 98 Gravel Staging Area, HSG C  (1S)
3.086 95 TOTAL AREA
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Soil Listing (all nodes)

Area
(acres)

Soil
Group

Subcatchment
Numbers

0.000 HSG A
0.000 HSG B
3.086 HSG C 1S, 2S, 3S, 4S
0.000 HSG D
0.000 Other
3.086 TOTAL AREA



3916 9675 SW Day Road Post-Developed HydroCAD Analysis
  Printed  5/29/2024Prepared by {enter your company name here}

Page 4HydroCAD® 10.00-22  s/n 01338  © 2018 HydroCAD Software Solutions LLC

Ground Covers (all nodes)

HSG-A
(acres)

HSG-B
(acres)

HSG-C
(acres)

HSG-D
(acres)

Other
(acres)

Total
(acres)

Ground
Cover

S
N

0.000 0.000 0.425 0.000 0.000 0.425 >75% Grass cover, Good
0.000 0.000 0.734 0.000 0.000 0.734 Gravel Staging Area
0.000 0.000 1.928 0.000 0.000 1.928 Gravel Staging Area and New 

Storage Building
0.000 0.000 3.086 0.000 0.000 3.086 TOTAL AREA



3916 9675 SW Day Road Post-Developed HydroCAD Analysis
  Printed  5/29/2024Prepared by {enter your company name here}

Page 5HydroCAD® 10.00-22  s/n 01338  © 2018 HydroCAD Software Solutions LLC

Pipe Listing (all nodes)

Line# Node
Number

In-Invert
(feet)

Out-Invert
(feet)

Length
(feet)

Slope
(ft/ft)

n Diam/Width
(inches)

Height
(inches)

Inside-Fill
(inches)

1 1R 236.00 235.80 10.0 0.0200 0.013 10.0 0.0 0.0
2 2R 238.40 238.20 10.0 0.0200 0.013 10.0 0.0 0.0
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Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points
Runoff by SBUH method, Split Pervious/Imperv.

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=31,952 sf   100.00% Impervious   Runoff Depth>2.27"Subcatchment 1S: NORTH GRAVEL AREA
   Tc=5.0 min   CN=0/98   Runoff=0.42 cfs  0.139 af

Runoff Area=83,964 sf   100.00% Impervious   Runoff Depth>2.27"Subcatchment 2S: SOUTH GRAVEL AREA
   Tc=5.0 min   CN=0/98   Runoff=1.11 cfs  0.364 af

Runoff Area=12,166 sf   0.00% Impervious   Runoff Depth>0.61"Subcatchment 3S: NORTH PLANTED AREA
   Tc=5.0 min   CN=74/0   Runoff=0.02 cfs  0.014 af

Runoff Area=6,342 sf   0.00% Impervious   Runoff Depth>0.61"Subcatchment 4S: SOUTH PLANTED AREA
   Tc=5.0 min   CN=74/0   Runoff=0.01 cfs  0.007 af

Avg. Flow Depth=0.21'   Max Vel=3.98 fps   Inflow=0.42 cfs  0.139 afReach 1R: PROPOSED 10" HDPE
10.0"  Round Pipe   n=0.013   L=10.0'   S=0.0200 '/'   Capacity=3.10 cfs   Outflow=0.42 cfs  0.139 af

Avg. Flow Depth=0.34'   Max Vel=5.21 fps   Inflow=1.11 cfs  0.364 afReach 2R: PROPOSED 10" HDPE
10.0"  Round Pipe   n=0.013   L=10.0'   S=0.0200 '/'   Capacity=3.10 cfs   Outflow=1.11 cfs  0.364 af

Peak Elev=235.00'  Storage=0.010 af   Inflow=0.42 cfs  0.139 afPond 1P: NORTH DETENTION
   Outflow=0.26 cfs  0.138 af

Peak Elev=236.11'  Storage=0.043 af   Inflow=1.11 cfs  0.364 afPond 2P: SOUTH DETENTION
   Outflow=0.50 cfs  0.362 af

   Inflow=0.28 cfs  0.152 afLink 1L: TOTAL OUTFLOW NORTH
   Primary=0.28 cfs  0.152 af

   Inflow=0.51 cfs  0.370 afLink 2L: TOTAL OUTFLOW SOUTH
   Primary=0.51 cfs  0.370 af

   Inflow=0.79 cfs  0.522 afLink 3L: TOTAL OUTFLOW
   Primary=0.79 cfs  0.522 af

Total Runoff Area = 3.086 ac   Runoff Volume = 0.524 af   Average Runoff Depth = 2.04"
13.77% Pervious = 0.425 ac     86.23% Impervious = 2.661 ac
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Summary for Subcatchment 1S: NORTH GRAVEL AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.42 cfs @ 7.90 hrs,  Volume= 0.139 af,  Depth> 2.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  2-YR Rainfall=2.50"

Area (sf) CN Description
* 31,952 98 Gravel Staging Area, HSG C

31,952 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1S: NORTH GRAVEL AREA

Runoff

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.46
0.44
0.42

0.4
0.38
0.36
0.34
0.32

0.3
0.28
0.26
0.24
0.22

0.2
0.18
0.16
0.14
0.12

0.1
0.08
0.06
0.04
0.02

0

Type IA 24-hr
2-YR Rainfall=2.50"

Runoff Area=31,952 sf
Runoff Volume=0.139 af

Runoff Depth>2.27"
Tc=5.0 min

CN=0/98

0.42 cfs
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Summary for Subcatchment 2S: SOUTH GRAVEL AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 1.11 cfs @ 7.90 hrs,  Volume= 0.364 af,  Depth> 2.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  2-YR Rainfall=2.50"

Area (sf) CN Description
* 83,964 98 Gravel Staging Area and New Storage Building, HSG C

83,964 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 2S: SOUTH GRAVEL AREA

Runoff

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

1

0

Type IA 24-hr
2-YR Rainfall=2.50"

Runoff Area=83,964 sf
Runoff Volume=0.364 af

Runoff Depth>2.27"
Tc=5.0 min

CN=0/98

1.11 cfs



Type IA 24-hr  2-YR Rainfall=2.50"3916 9675 SW Day Road Post-Developed HydroCAD An
  Printed  5/29/2024Prepared by {enter your company name here}

Page 9HydroCAD® 10.00-22  s/n 01338  © 2018 HydroCAD Software Solutions LLC

Summary for Subcatchment 3S: NORTH PLANTED AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.02 cfs @ 8.01 hrs,  Volume= 0.014 af,  Depth> 0.61"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  2-YR Rainfall=2.50"

Area (sf) CN Description
12,166 74 >75% Grass cover, Good, HSG C
12,166 74 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 3S: NORTH PLANTED AREA

Runoff

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.026

0.024

0.022

0.02

0.018

0.016

0.014

0.012

0.01

0.008

0.006

0.004

0.002

0

Type IA 24-hr
2-YR Rainfall=2.50"

Runoff Area=12,166 sf
Runoff Volume=0.014 af

Runoff Depth>0.61"
Tc=5.0 min

CN=74/0

0.02 cfs
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Summary for Subcatchment 4S: SOUTH PLANTED AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.01 cfs @ 8.01 hrs,  Volume= 0.007 af,  Depth> 0.61"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  2-YR Rainfall=2.50"

Area (sf) CN Description
6,342 74 >75% Grass cover, Good, HSG C
6,342 74 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 4S: SOUTH PLANTED AREA

Runoff

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.014

0.013

0.012

0.011

0.01

0.009

0.008

0.007

0.006

0.005

0.004

0.003

0.002

0.001

0

Type IA 24-hr
2-YR Rainfall=2.50"

Runoff Area=6,342 sf
Runoff Volume=0.007 af

Runoff Depth>0.61"
Tc=5.0 min

CN=74/0

0.01 cfs
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Summary for Reach 1R: PROPOSED 10" HDPE

[52] Hint: Inlet/Outlet conditions not evaluated

Inflow Area = 0.734 ac,100.00% Impervious,  Inflow Depth > 2.27"    for  2-YR event
Inflow = 0.42 cfs @ 7.90 hrs,  Volume= 0.139 af
Outflow = 0.42 cfs @ 7.90 hrs,  Volume= 0.139 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Max. Velocity= 3.98 fps,  Min. Travel Time= 0.0 min
Avg. Velocity = 2.26 fps,  Avg. Travel Time= 0.1 min

Peak Storage= 1 cf @ 7.90 hrs
Average Depth at Peak Storage= 0.21'
Bank-Full Depth= 0.83'  Flow Area= 0.5 sf,  Capacity= 3.10 cfs

10.0"  Round Pipe
n= 0.013  HDPE
Length= 10.0'   Slope= 0.0200 '/'
Inlet Invert= 236.00',  Outlet Invert= 235.80'

Reach 1R: PROPOSED 10" HDPE

Inflow
Outflow

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.46
0.44
0.42

0.4
0.38
0.36
0.34
0.32

0.3
0.28
0.26
0.24
0.22

0.2
0.18
0.16
0.14
0.12

0.1
0.08
0.06
0.04
0.02

0

Inflow Area=0.734 ac
Avg. Flow Depth=0.21'

Max Vel=3.98 fps
10.0"

Round Pipe
n=0.013
L=10.0'

S=0.0200 '/'
Capacity=3.10 cfs

0.42 cfs
0.42 cfs
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Summary for Reach 2R: PROPOSED 10" HDPE

[52] Hint: Inlet/Outlet conditions not evaluated

Inflow Area = 1.928 ac,100.00% Impervious,  Inflow Depth > 2.27"    for  2-YR event
Inflow = 1.11 cfs @ 7.90 hrs,  Volume= 0.364 af
Outflow = 1.11 cfs @ 7.90 hrs,  Volume= 0.364 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Max. Velocity= 5.21 fps,  Min. Travel Time= 0.0 min
Avg. Velocity = 3.01 fps,  Avg. Travel Time= 0.1 min

Peak Storage= 2 cf @ 7.90 hrs
Average Depth at Peak Storage= 0.34'
Bank-Full Depth= 0.83'  Flow Area= 0.5 sf,  Capacity= 3.10 cfs

10.0"  Round Pipe
n= 0.013  HPDE
Length= 10.0'   Slope= 0.0200 '/'
Inlet Invert= 238.40',  Outlet Invert= 238.20'

Reach 2R: PROPOSED 10" HDPE

Inflow
Outflow

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

1

0

Inflow Area=1.928 ac
Avg. Flow Depth=0.34'

Max Vel=5.21 fps
10.0"

Round Pipe
n=0.013
L=10.0'

S=0.0200 '/'
Capacity=3.10 cfs

1.11 cfs
1.11 cfs
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Summary for Pond 1P: NORTH DETENTION

Inflow Area = 0.734 ac,100.00% Impervious,  Inflow Depth > 2.27"    for  2-YR event
Inflow = 0.42 cfs @ 7.90 hrs,  Volume= 0.139 af
Outflow = 0.26 cfs @ 8.19 hrs,  Volume= 0.138 af,  Atten= 38%,  Lag= 17.3 min
Primary = 0.26 cfs @ 8.19 hrs,  Volume= 0.138 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev= 235.00' @ 8.19 hrs   Surf.Area= 0.006 ac   Storage= 0.010 af

Plug-Flow detention time= 9.6 min calculated for 0.138 af (100% of inflow)
Center-of-Mass det. time= 8.3 min ( 680.9 - 672.5 )

Volume Invert Avail.Storage Storage Description
#1 233.00' 0.020 af 48.0"  Round CMP_Round  48"

L= 68.0'

Device Routing     Invert Outlet Devices
#1 Primary 233.00' 2.7" Vert. Orifice/Grate    C= 0.600   
#2 Primary 236.90' 5.0' long  x 0.5' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00   
Coef. (English)  2.80  2.92  3.08  3.30  3.32   

Primary OutFlow  Max=0.26 cfs @ 8.19 hrs  HW=235.00'  TW=0.00'   (Dynamic Tailwater)
1=Orifice/Grate  (Orifice Controls 0.26 cfs @ 6.61 fps)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)

Pond 1P: NORTH DETENTION

Inflow
Primary

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.46
0.44
0.42

0.4
0.38
0.36
0.34
0.32

0.3
0.28
0.26
0.24
0.22

0.2
0.18
0.16
0.14
0.12

0.1
0.08
0.06
0.04
0.02

0

Inflow Area=0.734 ac
Peak Elev=235.00'

Storage=0.010 af

0.42 cfs

0.26 cfs
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Summary for Pond 2P: SOUTH DETENTION

Inflow Area = 1.928 ac,100.00% Impervious,  Inflow Depth > 2.27"    for  2-YR event
Inflow = 1.11 cfs @ 7.90 hrs,  Volume= 0.364 af
Outflow = 0.50 cfs @ 8.37 hrs,  Volume= 0.362 af,  Atten= 55%,  Lag= 28.5 min
Primary = 0.50 cfs @ 8.37 hrs,  Volume= 0.362 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev= 236.11' @ 8.37 hrs   Surf.Area= 0.025 ac   Storage= 0.043 af

Plug-Flow detention time= 28.8 min calculated for 0.362 af (99% of inflow)
Center-of-Mass det. time= 25.0 min ( 697.5 - 672.5 )

Volume Invert Avail.Storage Storage Description
#1 234.00' 0.080 af 48.0"  Round CMP_Round  48"

L= 277.0'

Device Routing     Invert Outlet Devices
#1 Primary 234.00' 3.7" Vert. Orifice/Grate    C= 0.600   
#2 Primary 237.90' 5.0' long  x 0.5' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00   
Coef. (English)  2.80  2.92  3.08  3.30  3.32   

Primary OutFlow  Max=0.50 cfs @ 8.37 hrs  HW=236.11'  TW=0.00'   (Dynamic Tailwater)
1=Orifice/Grate  (Orifice Controls 0.50 cfs @ 6.73 fps)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)

Pond 2P: SOUTH DETENTION

Inflow
Primary

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

1

0

Inflow Area=1.928 ac
Peak Elev=236.11'

Storage=0.043 af

1.11 cfs

0.50 cfs
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Summary for Link 1L: TOTAL OUTFLOW NORTH

Inflow Area = 1.013 ac, 72.42% Impervious,  Inflow Depth > 1.81"    for  2-YR event
Inflow = 0.28 cfs @ 8.14 hrs,  Volume= 0.152 af
Primary = 0.28 cfs @ 8.14 hrs,  Volume= 0.152 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 1L: TOTAL OUTFLOW NORTH

Inflow
Primary

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.3

0.28

0.26

0.24

0.22

0.2

0.18

0.16

0.14

0.12

0.1

0.08

0.06

0.04

0.02

0

Inflow Area=1.013 ac
0.28 cfs

0.28 cfs
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Summary for Link 2L: TOTAL OUTFLOW SOUTH

Inflow Area = 2.073 ac, 92.98% Impervious,  Inflow Depth > 2.14"    for  2-YR event
Inflow = 0.51 cfs @ 8.35 hrs,  Volume= 0.370 af
Primary = 0.51 cfs @ 8.35 hrs,  Volume= 0.370 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 2L: TOTAL OUTFLOW SOUTH

Inflow
Primary

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210
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w
  (
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0.25
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0.15
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0

Inflow Area=2.073 ac
0.51 cfs

0.51 cfs



Type IA 24-hr  2-YR Rainfall=2.50"3916 9675 SW Day Road Post-Developed HydroCAD An
  Printed  5/29/2024Prepared by {enter your company name here}

Page 17HydroCAD® 10.00-22  s/n 01338  © 2018 HydroCAD Software Solutions LLC

Summary for Link 3L: TOTAL OUTFLOW

Inflow Area = 3.086 ac, 86.23% Impervious,  Inflow Depth > 2.03"    for  2-YR event
Inflow = 0.79 cfs @ 8.24 hrs,  Volume= 0.522 af
Primary = 0.79 cfs @ 8.24 hrs,  Volume= 0.522 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 3L: TOTAL OUTFLOW

Inflow
Primary

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210
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0

Inflow Area=3.086 ac
0.79 cfs

0.79 cfs
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Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points
Runoff by SBUH method, Split Pervious/Imperv.

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=31,952 sf   100.00% Impervious   Runoff Depth>2.86"Subcatchment 1S: NORTH GRAVEL AREA
   Tc=5.0 min   CN=0/98   Runoff=0.53 cfs  0.175 af

Runoff Area=83,964 sf   100.00% Impervious   Runoff Depth>2.86"Subcatchment 2S: SOUTH GRAVEL AREA
   Tc=5.0 min   CN=0/98   Runoff=1.39 cfs  0.460 af

Runoff Area=12,166 sf   0.00% Impervious   Runoff Depth>0.97"Subcatchment 3S: NORTH PLANTED AREA
   Tc=5.0 min   CN=74/0   Runoff=0.05 cfs  0.023 af

Runoff Area=6,342 sf   0.00% Impervious   Runoff Depth>0.97"Subcatchment 4S: SOUTH PLANTED AREA
   Tc=5.0 min   CN=74/0   Runoff=0.03 cfs  0.012 af

Avg. Flow Depth=0.23'   Max Vel=4.24 fps   Inflow=0.53 cfs  0.175 afReach 1R: PROPOSED 10" HDPE
10.0"  Round Pipe   n=0.013   L=10.0'   S=0.0200 '/'   Capacity=3.10 cfs   Outflow=0.53 cfs  0.175 af

Avg. Flow Depth=0.39'   Max Vel=5.53 fps   Inflow=1.39 cfs  0.460 afReach 2R: PROPOSED 10" HDPE
10.0"  Round Pipe   n=0.013   L=10.0'   S=0.0200 '/'   Capacity=3.10 cfs   Outflow=1.39 cfs  0.460 af

Peak Elev=235.69'  Storage=0.014 af   Inflow=0.53 cfs  0.175 afPond 1P: NORTH DETENTION
   Outflow=0.31 cfs  0.175 af

Peak Elev=236.80'  Storage=0.060 af   Inflow=1.39 cfs  0.460 afPond 2P: SOUTH DETENTION
   Outflow=0.59 cfs  0.458 af

   Inflow=0.34 cfs  0.197 afLink 1L: TOTAL OUTFLOW NORTH
   Primary=0.34 cfs  0.197 af

   Inflow=0.60 cfs  0.469 afLink 2L: TOTAL OUTFLOW SOUTH
   Primary=0.60 cfs  0.469 af

   Inflow=0.94 cfs  0.667 afLink 3L: TOTAL OUTFLOW
   Primary=0.94 cfs  0.667 af

Total Runoff Area = 3.086 ac   Runoff Volume = 0.669 af   Average Runoff Depth = 2.60"
13.77% Pervious = 0.425 ac     86.23% Impervious = 2.661 ac
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Summary for Subcatchment 1S: NORTH GRAVEL AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.53 cfs @ 7.90 hrs,  Volume= 0.175 af,  Depth> 2.86"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  5-YR Rainfall=3.10"

Area (sf) CN Description
* 31,952 98 Gravel Staging Area, HSG C

31,952 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1S: NORTH GRAVEL AREA

Runoff

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210
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w
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Type IA 24-hr
5-YR Rainfall=3.10"

Runoff Area=31,952 sf
Runoff Volume=0.175 af

Runoff Depth>2.86"
Tc=5.0 min

CN=0/98

0.53 cfs
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Summary for Subcatchment 2S: SOUTH GRAVEL AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 1.39 cfs @ 7.90 hrs,  Volume= 0.460 af,  Depth> 2.86"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  5-YR Rainfall=3.10"

Area (sf) CN Description
* 83,964 98 Gravel Staging Area and New Storage Building, HSG C

83,964 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 2S: SOUTH GRAVEL AREA

Runoff

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210
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  (
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Type IA 24-hr
5-YR Rainfall=3.10"

Runoff Area=83,964 sf
Runoff Volume=0.460 af

Runoff Depth>2.86"
Tc=5.0 min

CN=0/98

1.39 cfs
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Summary for Subcatchment 3S: NORTH PLANTED AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.05 cfs @ 7.99 hrs,  Volume= 0.023 af,  Depth> 0.97"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  5-YR Rainfall=3.10"

Area (sf) CN Description
12,166 74 >75% Grass cover, Good, HSG C
12,166 74 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 3S: NORTH PLANTED AREA

Runoff
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Type IA 24-hr
5-YR Rainfall=3.10"

Runoff Area=12,166 sf
Runoff Volume=0.023 af

Runoff Depth>0.97"
Tc=5.0 min

CN=74/0

0.05 cfs
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Summary for Subcatchment 4S: SOUTH PLANTED AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.03 cfs @ 7.99 hrs,  Volume= 0.012 af,  Depth> 0.97"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  5-YR Rainfall=3.10"

Area (sf) CN Description
6,342 74 >75% Grass cover, Good, HSG C
6,342 74 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 4S: SOUTH PLANTED AREA

Runoff
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Type IA 24-hr
5-YR Rainfall=3.10"

Runoff Area=6,342 sf
Runoff Volume=0.012 af

Runoff Depth>0.97"
Tc=5.0 min

CN=74/0

0.03 cfs
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Summary for Reach 1R: PROPOSED 10" HDPE

[52] Hint: Inlet/Outlet conditions not evaluated

Inflow Area = 0.734 ac,100.00% Impervious,  Inflow Depth > 2.86"    for  5-YR event
Inflow = 0.53 cfs @ 7.90 hrs,  Volume= 0.175 af
Outflow = 0.53 cfs @ 7.90 hrs,  Volume= 0.175 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Max. Velocity= 4.24 fps,  Min. Travel Time= 0.0 min
Avg. Velocity = 2.42 fps,  Avg. Travel Time= 0.1 min

Peak Storage= 1 cf @ 7.90 hrs
Average Depth at Peak Storage= 0.23'
Bank-Full Depth= 0.83'  Flow Area= 0.5 sf,  Capacity= 3.10 cfs

10.0"  Round Pipe
n= 0.013  HDPE
Length= 10.0'   Slope= 0.0200 '/'
Inlet Invert= 236.00',  Outlet Invert= 235.80'

Reach 1R: PROPOSED 10" HDPE

Inflow
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Inflow Area=0.734 ac
Avg. Flow Depth=0.23'

Max Vel=4.24 fps
10.0"

Round Pipe
n=0.013
L=10.0'

S=0.0200 '/'
Capacity=3.10 cfs

0.53 cfs
0.53 cfs
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Summary for Reach 2R: PROPOSED 10" HDPE

[52] Hint: Inlet/Outlet conditions not evaluated

Inflow Area = 1.928 ac,100.00% Impervious,  Inflow Depth > 2.86"    for  5-YR event
Inflow = 1.39 cfs @ 7.90 hrs,  Volume= 0.460 af
Outflow = 1.39 cfs @ 7.90 hrs,  Volume= 0.460 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Max. Velocity= 5.53 fps,  Min. Travel Time= 0.0 min
Avg. Velocity = 3.21 fps,  Avg. Travel Time= 0.1 min

Peak Storage= 3 cf @ 7.90 hrs
Average Depth at Peak Storage= 0.39'
Bank-Full Depth= 0.83'  Flow Area= 0.5 sf,  Capacity= 3.10 cfs

10.0"  Round Pipe
n= 0.013  HPDE
Length= 10.0'   Slope= 0.0200 '/'
Inlet Invert= 238.40',  Outlet Invert= 238.20'

Reach 2R: PROPOSED 10" HDPE

Inflow
Outflow

Hydrograph

Time  (hours)
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Inflow Area=1.928 ac
Avg. Flow Depth=0.39'

Max Vel=5.53 fps
10.0"

Round Pipe
n=0.013
L=10.0'

S=0.0200 '/'
Capacity=3.10 cfs

1.39 cfs
1.39 cfs
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Summary for Pond 1P: NORTH DETENTION

Inflow Area = 0.734 ac,100.00% Impervious,  Inflow Depth > 2.86"    for  5-YR event
Inflow = 0.53 cfs @ 7.90 hrs,  Volume= 0.175 af
Outflow = 0.31 cfs @ 8.22 hrs,  Volume= 0.175 af,  Atten= 42%,  Lag= 19.4 min
Primary = 0.31 cfs @ 8.22 hrs,  Volume= 0.175 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev= 235.69' @ 8.22 hrs   Surf.Area= 0.006 ac   Storage= 0.014 af

Plug-Flow detention time= 11.9 min calculated for 0.174 af (100% of inflow)
Center-of-Mass det. time= 10.7 min ( 676.7 - 666.0 )

Volume Invert Avail.Storage Storage Description
#1 233.00' 0.020 af 48.0"  Round CMP_Round  48"

L= 68.0'

Device Routing     Invert Outlet Devices
#1 Primary 233.00' 2.7" Vert. Orifice/Grate    C= 0.600   
#2 Primary 236.90' 5.0' long  x 0.5' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00   
Coef. (English)  2.80  2.92  3.08  3.30  3.32   

Primary OutFlow  Max=0.31 cfs @ 8.22 hrs  HW=235.69'  TW=0.00'   (Dynamic Tailwater)
1=Orifice/Grate  (Orifice Controls 0.31 cfs @ 7.72 fps)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)

Pond 1P: NORTH DETENTION

Inflow
Primary

Hydrograph
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Inflow Area=0.734 ac
Peak Elev=235.69'

Storage=0.014 af
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Summary for Pond 2P: SOUTH DETENTION

Inflow Area = 1.928 ac,100.00% Impervious,  Inflow Depth > 2.86"    for  5-YR event
Inflow = 1.39 cfs @ 7.90 hrs,  Volume= 0.460 af
Outflow = 0.59 cfs @ 8.43 hrs,  Volume= 0.458 af,  Atten= 58%,  Lag= 31.7 min
Primary = 0.59 cfs @ 8.43 hrs,  Volume= 0.458 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev= 236.80' @ 8.43 hrs   Surf.Area= 0.023 ac   Storage= 0.060 af

Plug-Flow detention time= 35.8 min calculated for 0.457 af (99% of inflow)
Center-of-Mass det. time= 32.1 min ( 698.1 - 666.0 )

Volume Invert Avail.Storage Storage Description
#1 234.00' 0.080 af 48.0"  Round CMP_Round  48"

L= 277.0'

Device Routing     Invert Outlet Devices
#1 Primary 234.00' 3.7" Vert. Orifice/Grate    C= 0.600   
#2 Primary 237.90' 5.0' long  x 0.5' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00   
Coef. (English)  2.80  2.92  3.08  3.30  3.32   

Primary OutFlow  Max=0.59 cfs @ 8.43 hrs  HW=236.80'  TW=0.00'   (Dynamic Tailwater)
1=Orifice/Grate  (Orifice Controls 0.59 cfs @ 7.84 fps)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)

Pond 2P: SOUTH DETENTION

Inflow
Primary

Hydrograph
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Inflow Area=1.928 ac
Peak Elev=236.80'

Storage=0.060 af

1.39 cfs

0.59 cfs
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Summary for Link 1L: TOTAL OUTFLOW NORTH

Inflow Area = 1.013 ac, 72.42% Impervious,  Inflow Depth > 2.34"    for  5-YR event
Inflow = 0.34 cfs @ 8.10 hrs,  Volume= 0.197 af
Primary = 0.34 cfs @ 8.10 hrs,  Volume= 0.197 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 1L: TOTAL OUTFLOW NORTH
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Inflow Area=1.013 ac
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Summary for Link 2L: TOTAL OUTFLOW SOUTH

Inflow Area = 2.073 ac, 92.98% Impervious,  Inflow Depth > 2.72"    for  5-YR event
Inflow = 0.60 cfs @ 8.38 hrs,  Volume= 0.469 af
Primary = 0.60 cfs @ 8.38 hrs,  Volume= 0.469 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 2L: TOTAL OUTFLOW SOUTH
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Inflow Area=2.073 ac
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Summary for Link 3L: TOTAL OUTFLOW

Inflow Area = 3.086 ac, 86.23% Impervious,  Inflow Depth > 2.59"    for  5-YR event
Inflow = 0.94 cfs @ 8.25 hrs,  Volume= 0.667 af
Primary = 0.94 cfs @ 8.25 hrs,  Volume= 0.667 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 3L: TOTAL OUTFLOW
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Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points
Runoff by SBUH method, Split Pervious/Imperv.

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=31,952 sf   100.00% Impervious   Runoff Depth>3.21"Subcatchment 1S: NORTH GRAVEL AREA
   Tc=5.0 min   CN=0/98   Runoff=0.59 cfs  0.196 af

Runoff Area=83,964 sf   100.00% Impervious   Runoff Depth>3.21"Subcatchment 2S: SOUTH GRAVEL AREA
   Tc=5.0 min   CN=0/98   Runoff=1.56 cfs  0.516 af

Runoff Area=12,166 sf   0.00% Impervious   Runoff Depth>1.20"Subcatchment 3S: NORTH PLANTED AREA
   Tc=5.0 min   CN=74/0   Runoff=0.07 cfs  0.028 af

Runoff Area=6,342 sf   0.00% Impervious   Runoff Depth>1.20"Subcatchment 4S: SOUTH PLANTED AREA
   Tc=5.0 min   CN=74/0   Runoff=0.03 cfs  0.015 af

Avg. Flow Depth=0.25'   Max Vel=4.38 fps   Inflow=0.59 cfs  0.196 afReach 1R: PROPOSED 10" HDPE
10.0"  Round Pipe   n=0.013   L=10.0'   S=0.0200 '/'   Capacity=3.10 cfs   Outflow=0.59 cfs  0.196 af

Avg. Flow Depth=0.42'   Max Vel=5.69 fps   Inflow=1.56 cfs  0.516 afReach 2R: PROPOSED 10" HDPE
10.0"  Round Pipe   n=0.013   L=10.0'   S=0.0200 '/'   Capacity=3.10 cfs   Outflow=1.56 cfs  0.516 af

Peak Elev=236.16'  Storage=0.017 af   Inflow=0.59 cfs  0.196 afPond 1P: NORTH DETENTION
   Outflow=0.33 cfs  0.196 af

Peak Elev=237.29'  Storage=0.070 af   Inflow=1.56 cfs  0.516 afPond 2P: SOUTH DETENTION
   Outflow=0.64 cfs  0.513 af

   Inflow=0.38 cfs  0.224 afLink 1L: TOTAL OUTFLOW NORTH
   Primary=0.38 cfs  0.224 af

   Inflow=0.66 cfs  0.528 afLink 2L: TOTAL OUTFLOW SOUTH
   Primary=0.66 cfs  0.528 af

   Inflow=1.03 cfs  0.752 afLink 3L: TOTAL OUTFLOW
   Primary=1.03 cfs  0.752 af

Total Runoff Area = 3.086 ac   Runoff Volume = 0.755 af   Average Runoff Depth = 2.93"
13.77% Pervious = 0.425 ac     86.23% Impervious = 2.661 ac
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Summary for Subcatchment 1S: NORTH GRAVEL AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.59 cfs @ 7.90 hrs,  Volume= 0.196 af,  Depth> 3.21"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  10-YR Rainfall=3.45"

Area (sf) CN Description
* 31,952 98 Gravel Staging Area, HSG C

31,952 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1S: NORTH GRAVEL AREA
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Type IA 24-hr
10-YR Rainfall=3.45"

Runoff Area=31,952 sf
Runoff Volume=0.196 af

Runoff Depth>3.21"
Tc=5.0 min

CN=0/98

0.59 cfs
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Summary for Subcatchment 2S: SOUTH GRAVEL AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 1.56 cfs @ 7.90 hrs,  Volume= 0.516 af,  Depth> 3.21"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  10-YR Rainfall=3.45"

Area (sf) CN Description
* 83,964 98 Gravel Staging Area and New Storage Building, HSG C

83,964 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 2S: SOUTH GRAVEL AREA

Runoff

Hydrograph
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Type IA 24-hr
10-YR Rainfall=3.45"

Runoff Area=83,964 sf
Runoff Volume=0.516 af

Runoff Depth>3.21"
Tc=5.0 min

CN=0/98

1.56 cfs
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Summary for Subcatchment 3S: NORTH PLANTED AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.07 cfs @ 7.99 hrs,  Volume= 0.028 af,  Depth> 1.20"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  10-YR Rainfall=3.45"

Area (sf) CN Description
12,166 74 >75% Grass cover, Good, HSG C
12,166 74 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 3S: NORTH PLANTED AREA
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Type IA 24-hr
10-YR Rainfall=3.45"

Runoff Area=12,166 sf
Runoff Volume=0.028 af

Runoff Depth>1.20"
Tc=5.0 min

CN=74/0

0.07 cfs
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Summary for Subcatchment 4S: SOUTH PLANTED AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.03 cfs @ 7.99 hrs,  Volume= 0.015 af,  Depth> 1.20"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  10-YR Rainfall=3.45"

Area (sf) CN Description
6,342 74 >75% Grass cover, Good, HSG C
6,342 74 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 4S: SOUTH PLANTED AREA
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Type IA 24-hr
10-YR Rainfall=3.45"
Runoff Area=6,342 sf

Runoff Volume=0.015 af
Runoff Depth>1.20"

Tc=5.0 min
CN=74/0

0.03 cfs
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Summary for Reach 1R: PROPOSED 10" HDPE

[52] Hint: Inlet/Outlet conditions not evaluated

Inflow Area = 0.734 ac,100.00% Impervious,  Inflow Depth > 3.21"    for  10-YR event
Inflow = 0.59 cfs @ 7.90 hrs,  Volume= 0.196 af
Outflow = 0.59 cfs @ 7.90 hrs,  Volume= 0.196 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Max. Velocity= 4.38 fps,  Min. Travel Time= 0.0 min
Avg. Velocity = 2.50 fps,  Avg. Travel Time= 0.1 min

Peak Storage= 1 cf @ 7.90 hrs
Average Depth at Peak Storage= 0.25'
Bank-Full Depth= 0.83'  Flow Area= 0.5 sf,  Capacity= 3.10 cfs

10.0"  Round Pipe
n= 0.013  HDPE
Length= 10.0'   Slope= 0.0200 '/'
Inlet Invert= 236.00',  Outlet Invert= 235.80'

Reach 1R: PROPOSED 10" HDPE
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Avg. Flow Depth=0.25'
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S=0.0200 '/'
Capacity=3.10 cfs
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Summary for Reach 2R: PROPOSED 10" HDPE

[52] Hint: Inlet/Outlet conditions not evaluated

Inflow Area = 1.928 ac,100.00% Impervious,  Inflow Depth > 3.21"    for  10-YR event
Inflow = 1.56 cfs @ 7.90 hrs,  Volume= 0.516 af
Outflow = 1.56 cfs @ 7.90 hrs,  Volume= 0.516 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Max. Velocity= 5.69 fps,  Min. Travel Time= 0.0 min
Avg. Velocity = 3.32 fps,  Avg. Travel Time= 0.1 min

Peak Storage= 3 cf @ 7.90 hrs
Average Depth at Peak Storage= 0.42'
Bank-Full Depth= 0.83'  Flow Area= 0.5 sf,  Capacity= 3.10 cfs

10.0"  Round Pipe
n= 0.013  HPDE
Length= 10.0'   Slope= 0.0200 '/'
Inlet Invert= 238.40',  Outlet Invert= 238.20'

Reach 2R: PROPOSED 10" HDPE

Inflow
Outflow

Hydrograph

Time  (hours)
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Inflow Area=1.928 ac
Avg. Flow Depth=0.42'

Max Vel=5.69 fps
10.0"

Round Pipe
n=0.013
L=10.0'

S=0.0200 '/'
Capacity=3.10 cfs

1.56 cfs
1.56 cfs
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Summary for Pond 1P: NORTH DETENTION

[62] Hint: Exceeded Reach 1R OUTLET depth by 0.18' @ 8.25 hrs

Inflow Area = 0.734 ac,100.00% Impervious,  Inflow Depth > 3.21"    for  10-YR event
Inflow = 0.59 cfs @ 7.90 hrs,  Volume= 0.196 af
Outflow = 0.33 cfs @ 8.24 hrs,  Volume= 0.196 af,  Atten= 44%,  Lag= 20.3 min
Primary = 0.33 cfs @ 8.24 hrs,  Volume= 0.196 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev= 236.16' @ 8.24 hrs   Surf.Area= 0.005 ac   Storage= 0.017 af

Plug-Flow detention time= 13.3 min calculated for 0.196 af (100% of inflow)
Center-of-Mass det. time= 12.1 min ( 675.2 - 663.1 )

Volume Invert Avail.Storage Storage Description
#1 233.00' 0.020 af 48.0"  Round CMP_Round  48"

L= 68.0'

Device Routing     Invert Outlet Devices
#1 Primary 233.00' 2.7" Vert. Orifice/Grate    C= 0.600   
#2 Primary 236.90' 5.0' long  x 0.5' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00   
Coef. (English)  2.80  2.92  3.08  3.30  3.32   

Primary OutFlow  Max=0.33 cfs @ 8.24 hrs  HW=236.16'  TW=0.00'   (Dynamic Tailwater)
1=Orifice/Grate  (Orifice Controls 0.33 cfs @ 8.40 fps)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Pond 1P: NORTH DETENTION

Inflow
Primary
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Inflow Area=0.734 ac
Peak Elev=236.16'
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0.59 cfs

0.33 cfs



Type IA 24-hr  10-YR Rainfall=3.45"3916 9675 SW Day Road Post-Developed HydroCAD A
  Printed  5/29/2024Prepared by {enter your company name here}

Page 39HydroCAD® 10.00-22  s/n 01338  © 2018 HydroCAD Software Solutions LLC

Summary for Pond 2P: SOUTH DETENTION

Inflow Area = 1.928 ac,100.00% Impervious,  Inflow Depth > 3.21"    for  10-YR event
Inflow = 1.56 cfs @ 7.90 hrs,  Volume= 0.516 af
Outflow = 0.64 cfs @ 8.45 hrs,  Volume= 0.513 af,  Atten= 59%,  Lag= 33.0 min
Primary = 0.64 cfs @ 8.45 hrs,  Volume= 0.513 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev= 237.29' @ 8.45 hrs   Surf.Area= 0.019 ac   Storage= 0.070 af

Plug-Flow detention time= 39.9 min calculated for 0.513 af (100% of inflow)
Center-of-Mass det. time= 36.2 min ( 699.3 - 663.1 )

Volume Invert Avail.Storage Storage Description
#1 234.00' 0.080 af 48.0"  Round CMP_Round  48"

L= 277.0'

Device Routing     Invert Outlet Devices
#1 Primary 234.00' 3.7" Vert. Orifice/Grate    C= 0.600   
#2 Primary 237.90' 5.0' long  x 0.5' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00   
Coef. (English)  2.80  2.92  3.08  3.30  3.32   

Primary OutFlow  Max=0.64 cfs @ 8.45 hrs  HW=237.29'  TW=0.00'   (Dynamic Tailwater)
1=Orifice/Grate  (Orifice Controls 0.64 cfs @ 8.53 fps)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)

Pond 2P: SOUTH DETENTION

Inflow
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Inflow Area=1.928 ac
Peak Elev=237.29'

Storage=0.070 af
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Summary for Link 1L: TOTAL OUTFLOW NORTH

Inflow Area = 1.013 ac, 72.42% Impervious,  Inflow Depth > 2.65"    for  10-YR event
Inflow = 0.38 cfs @ 8.07 hrs,  Volume= 0.224 af
Primary = 0.38 cfs @ 8.07 hrs,  Volume= 0.224 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 1L: TOTAL OUTFLOW NORTH
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Summary for Link 2L: TOTAL OUTFLOW SOUTH

Inflow Area = 2.073 ac, 92.98% Impervious,  Inflow Depth > 3.06"    for  10-YR event
Inflow = 0.66 cfs @ 8.39 hrs,  Volume= 0.528 af
Primary = 0.66 cfs @ 8.39 hrs,  Volume= 0.528 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 2L: TOTAL OUTFLOW SOUTH
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Summary for Link 3L: TOTAL OUTFLOW

Inflow Area = 3.086 ac, 86.23% Impervious,  Inflow Depth > 2.92"    for  10-YR event
Inflow = 1.03 cfs @ 8.25 hrs,  Volume= 0.752 af
Primary = 1.03 cfs @ 8.25 hrs,  Volume= 0.752 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 3L: TOTAL OUTFLOW
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Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points
Runoff by SBUH method, Split Pervious/Imperv.

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=31,952 sf   100.00% Impervious   Runoff Depth>3.66"Subcatchment 1S: NORTH GRAVEL AREA
   Tc=5.0 min   CN=0/98   Runoff=0.67 cfs  0.224 af

Runoff Area=83,964 sf   100.00% Impervious   Runoff Depth>3.66"Subcatchment 2S: SOUTH GRAVEL AREA
   Tc=5.0 min   CN=0/98   Runoff=1.77 cfs  0.588 af

Runoff Area=12,166 sf   0.00% Impervious   Runoff Depth>1.52"Subcatchment 3S: NORTH PLANTED AREA
   Tc=5.0 min   CN=74/0   Runoff=0.09 cfs  0.035 af

Runoff Area=6,342 sf   0.00% Impervious   Runoff Depth>1.52"Subcatchment 4S: SOUTH PLANTED AREA
   Tc=5.0 min   CN=74/0   Runoff=0.05 cfs  0.018 af

Avg. Flow Depth=0.26'   Max Vel=4.54 fps   Inflow=0.67 cfs  0.224 afReach 1R: PROPOSED 10" HDPE
10.0"  Round Pipe   n=0.013   L=10.0'   S=0.0200 '/'   Capacity=3.10 cfs   Outflow=0.67 cfs  0.224 af

Avg. Flow Depth=0.45'   Max Vel=5.87 fps   Inflow=1.77 cfs  0.588 afReach 2R: PROPOSED 10" HDPE
10.0"  Round Pipe   n=0.013   L=10.0'   S=0.0200 '/'   Capacity=3.10 cfs   Outflow=1.77 cfs  0.588 af

Peak Elev=236.94'  Storage=0.020 af   Inflow=0.67 cfs  0.224 afPond 1P: NORTH DETENTION
   Outflow=0.46 cfs  0.223 af

Peak Elev=238.01'  Storage=0.080 af   Inflow=1.77 cfs  0.588 afPond 2P: SOUTH DETENTION
   Outflow=1.15 cfs  0.585 af

   Inflow=0.53 cfs  0.259 afLink 1L: TOTAL OUTFLOW NORTH
   Primary=0.53 cfs  0.259 af

   Inflow=1.18 cfs  0.603 afLink 2L: TOTAL OUTFLOW SOUTH
   Primary=1.18 cfs  0.603 af

   Inflow=1.65 cfs  0.862 afLink 3L: TOTAL OUTFLOW
   Primary=1.65 cfs  0.862 af

Total Runoff Area = 3.086 ac   Runoff Volume = 0.865 af   Average Runoff Depth = 3.36"
13.77% Pervious = 0.425 ac     86.23% Impervious = 2.661 ac
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Summary for Subcatchment 1S: NORTH GRAVEL AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.67 cfs @ 7.90 hrs,  Volume= 0.224 af,  Depth> 3.66"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-YR Rainfall=3.90"

Area (sf) CN Description
* 31,952 98 Gravel Staging Area, HSG C

31,952 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1S: NORTH GRAVEL AREA
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Type IA 24-hr
25-YR Rainfall=3.90"

Runoff Area=31,952 sf
Runoff Volume=0.224 af

Runoff Depth>3.66"
Tc=5.0 min

CN=0/98

0.67 cfs
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Summary for Subcatchment 2S: SOUTH GRAVEL AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 1.77 cfs @ 7.90 hrs,  Volume= 0.588 af,  Depth> 3.66"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-YR Rainfall=3.90"

Area (sf) CN Description
* 83,964 98 Gravel Staging Area and New Storage Building, HSG C

83,964 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 2S: SOUTH GRAVEL AREA

Runoff
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Type IA 24-hr
25-YR Rainfall=3.90"

Runoff Area=83,964 sf
Runoff Volume=0.588 af

Runoff Depth>3.66"
Tc=5.0 min

CN=0/98

1.77 cfs
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Summary for Subcatchment 3S: NORTH PLANTED AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.09 cfs @ 7.99 hrs,  Volume= 0.035 af,  Depth> 1.52"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-YR Rainfall=3.90"

Area (sf) CN Description
12,166 74 >75% Grass cover, Good, HSG C
12,166 74 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 3S: NORTH PLANTED AREA
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Type IA 24-hr
25-YR Rainfall=3.90"

Runoff Area=12,166 sf
Runoff Volume=0.035 af

Runoff Depth>1.52"
Tc=5.0 min

CN=74/0

0.09 cfs
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Summary for Subcatchment 4S: SOUTH PLANTED AREA

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.05 cfs @ 7.99 hrs,  Volume= 0.018 af,  Depth> 1.52"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-YR Rainfall=3.90"

Area (sf) CN Description
6,342 74 >75% Grass cover, Good, HSG C
6,342 74 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 4S: SOUTH PLANTED AREA
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Type IA 24-hr
25-YR Rainfall=3.90"
Runoff Area=6,342 sf

Runoff Volume=0.018 af
Runoff Depth>1.52"

Tc=5.0 min
CN=74/0

0.05 cfs
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Summary for Reach 1R: PROPOSED 10" HDPE

[52] Hint: Inlet/Outlet conditions not evaluated

Inflow Area = 0.734 ac,100.00% Impervious,  Inflow Depth > 3.66"    for  25-YR event
Inflow = 0.67 cfs @ 7.90 hrs,  Volume= 0.224 af
Outflow = 0.67 cfs @ 7.90 hrs,  Volume= 0.224 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Max. Velocity= 4.54 fps,  Min. Travel Time= 0.0 min
Avg. Velocity = 2.60 fps,  Avg. Travel Time= 0.1 min

Peak Storage= 1 cf @ 7.90 hrs
Average Depth at Peak Storage= 0.26'
Bank-Full Depth= 0.83'  Flow Area= 0.5 sf,  Capacity= 3.10 cfs

10.0"  Round Pipe
n= 0.013  HDPE
Length= 10.0'   Slope= 0.0200 '/'
Inlet Invert= 236.00',  Outlet Invert= 235.80'

Reach 1R: PROPOSED 10" HDPE
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S=0.0200 '/'
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Summary for Reach 2R: PROPOSED 10" HDPE

[52] Hint: Inlet/Outlet conditions not evaluated

Inflow Area = 1.928 ac,100.00% Impervious,  Inflow Depth > 3.66"    for  25-YR event
Inflow = 1.77 cfs @ 7.90 hrs,  Volume= 0.588 af
Outflow = 1.77 cfs @ 7.90 hrs,  Volume= 0.588 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Max. Velocity= 5.87 fps,  Min. Travel Time= 0.0 min
Avg. Velocity = 3.45 fps,  Avg. Travel Time= 0.0 min

Peak Storage= 3 cf @ 7.90 hrs
Average Depth at Peak Storage= 0.45'
Bank-Full Depth= 0.83'  Flow Area= 0.5 sf,  Capacity= 3.10 cfs

10.0"  Round Pipe
n= 0.013  HPDE
Length= 10.0'   Slope= 0.0200 '/'
Inlet Invert= 238.40',  Outlet Invert= 238.20'

Reach 2R: PROPOSED 10" HDPE
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Inflow Area=1.928 ac
Avg. Flow Depth=0.45'
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S=0.0200 '/'
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Summary for Pond 1P: NORTH DETENTION

[63] Warning: Exceeded Reach 1R INLET depth by 0.72' @ 8.15 hrs

Inflow Area = 0.734 ac,100.00% Impervious,  Inflow Depth > 3.66"    for  25-YR event
Inflow = 0.67 cfs @ 7.90 hrs,  Volume= 0.224 af
Outflow = 0.46 cfs @ 8.16 hrs,  Volume= 0.223 af,  Atten= 31%,  Lag= 15.6 min
Primary = 0.46 cfs @ 8.16 hrs,  Volume= 0.223 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev= 236.94' @ 8.17 hrs   Surf.Area= 0.001 ac   Storage= 0.020 af

Plug-Flow detention time= 14.9 min calculated for 0.223 af (100% of inflow)
Center-of-Mass det. time= 13.7 min ( 673.8 - 660.1 )

Volume Invert Avail.Storage Storage Description
#1 233.00' 0.020 af 48.0"  Round CMP_Round  48"

L= 68.0'

Device Routing     Invert Outlet Devices
#1 Primary 233.00' 2.7" Vert. Orifice/Grate    C= 0.600   
#2 Primary 236.90' 5.0' long  x 0.5' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00   
Coef. (English)  2.80  2.92  3.08  3.30  3.32   

Primary OutFlow  Max=0.45 cfs @ 8.16 hrs  HW=236.93'  TW=0.00'   (Dynamic Tailwater)
1=Orifice/Grate  (Orifice Controls 0.37 cfs @ 9.41 fps)
2=Broad-Crested Rectangular Weir  (Weir Controls 0.08 cfs @ 0.49 fps)
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Pond 1P: NORTH DETENTION
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Summary for Pond 2P: SOUTH DETENTION

[93] Warning: Storage range exceeded by 0.01'

Inflow Area = 1.928 ac,100.00% Impervious,  Inflow Depth > 3.66"    for  25-YR event
Inflow = 1.77 cfs @ 7.90 hrs,  Volume= 0.588 af
Outflow = 1.15 cfs @ 8.21 hrs,  Volume= 0.585 af,  Atten= 35%,  Lag= 18.8 min
Primary = 1.15 cfs @ 8.21 hrs,  Volume= 0.585 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev= 238.01' @ 8.22 hrs   Surf.Area= 0.000 ac   Storage= 0.080 af

Plug-Flow detention time= 43.9 min calculated for 0.584 af (99% of inflow)
Center-of-Mass det. time= 39.8 min ( 699.9 - 660.1 )

Volume Invert Avail.Storage Storage Description
#1 234.00' 0.080 af 48.0"  Round CMP_Round  48"

L= 277.0'

Device Routing     Invert Outlet Devices
#1 Primary 234.00' 3.7" Vert. Orifice/Grate    C= 0.600   
#2 Primary 237.90' 5.0' long  x 0.5' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00   
Coef. (English)  2.80  2.92  3.08  3.30  3.32   

Primary OutFlow  Max=1.10 cfs @ 8.21 hrs  HW=237.99'  TW=0.00'   (Dynamic Tailwater)
1=Orifice/Grate  (Orifice Controls 0.70 cfs @ 9.43 fps)
2=Broad-Crested Rectangular Weir  (Weir Controls 0.40 cfs @ 0.85 fps)
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Pond 2P: SOUTH DETENTION
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Summary for Link 1L: TOTAL OUTFLOW NORTH

Inflow Area = 1.013 ac, 72.42% Impervious,  Inflow Depth > 3.06"    for  25-YR event
Inflow = 0.53 cfs @ 8.15 hrs,  Volume= 0.259 af
Primary = 0.53 cfs @ 8.15 hrs,  Volume= 0.259 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 1L: TOTAL OUTFLOW NORTH
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Summary for Link 2L: TOTAL OUTFLOW SOUTH

Inflow Area = 2.073 ac, 92.98% Impervious,  Inflow Depth > 3.49"    for  25-YR event
Inflow = 1.18 cfs @ 8.21 hrs,  Volume= 0.603 af
Primary = 1.18 cfs @ 8.21 hrs,  Volume= 0.603 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 2L: TOTAL OUTFLOW SOUTH
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Summary for Link 3L: TOTAL OUTFLOW

Inflow Area = 3.086 ac, 86.23% Impervious,  Inflow Depth > 3.35"    for  25-YR event
Inflow = 1.65 cfs @ 8.21 hrs,  Volume= 0.862 af
Primary = 1.65 cfs @ 8.21 hrs,  Volume= 0.862 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 3L: TOTAL OUTFLOW
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

5B Briedwell stony silt loam, 0 to 7 
percent slopes

0.1 0.6%

37B Quatama loam, 3 to 7 percent 
slopes

4.1 23.4%

38B Saum silt loam, 2 to 7 percent 
slopes

0.4 2.4%

38C Saum silt loam, 7 to 12 percent 
slopes

8.3 47.3%

38D Saum silt loam, 12 to 20 
percent slopes

1.4 8.0%

38E Saum silt loam, 20 to 30 
percent slopes

0.2 1.0%

43 Wapato silty clay loam 3.0 17.2%

Totals for Area of Interest 17.6 100.0%
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Web Soil Survey
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5/17/2024
Page 3 of 3



Washington County, Oregon

38B—Saum silt loam, 2 to 7 percent slopes

Map Unit Setting
National map unit symbol: 21zq
Elevation: 250 to 1,200 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Saum and similar soils: 80 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Saum

Setting
Landform: Hills
Landform position (two-dimensional): Summit, toeslope
Landform position (three-dimensional): Interfluve, base slope
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed loess, old alluvium, and residuum 

weathered from basalt

Typical profile
H1 - 0 to 8 inches: silt loam
H2 - 8 to 23 inches: silty clay loam
H3 - 23 to 50 inches: stony silty clay loam
H4 - 50 to 54 inches: unweathered bedrock

Properties and qualities
Slope: 2 to 7 percent
Depth to restrictive feature: 40 to 60 inches to lithic bedrock
Drainage class: Well drained
Capacity of the most limiting layer to transmit water 

(Ksat): Moderately high (0.20 to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Moderate (about 8.2 

inches)

Interpretive groups
Land capability classification (irrigated): 2e
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Ecological site: F002XB006OR - Foothill Group

Map Unit Description: Saum silt loam, 2 to 7 percent slopes---Washington County, Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

5/17/2024
Page 1 of 2



Forage suitability group: Well drained < 15% Slopes 
(G002XY002OR)

Other vegetative classification: Well drained < 15% Slopes 
(G002XY002OR)

Hydric soil rating: No

Data Source Information

Soil Survey Area: Washington County, Oregon
Survey Area Data: Version 23, Sep 7, 2023

Map Unit Description: Saum silt loam, 2 to 7 percent slopes---Washington County, Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

5/17/2024
Page 2 of 2



Washington County, Oregon

38C—Saum silt loam, 7 to 12 percent slopes

Map Unit Setting
National map unit symbol: 21zr
Elevation: 250 to 1,200 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Saum and similar soils: 80 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Saum

Setting
Landform: Hills
Landform position (two-dimensional): Shoulder
Landform position (three-dimensional): Interfluve, base slope
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed loess, old alluvium, and residuum 

weathered from basalt

Typical profile
H1 - 0 to 8 inches: silt loam
H2 - 8 to 23 inches: silty clay loam
H3 - 23 to 50 inches: stony silty clay loam
H4 - 50 to 54 inches: unweathered bedrock

Properties and qualities
Slope: 7 to 12 percent
Depth to restrictive feature: 40 to 60 inches to lithic bedrock
Drainage class: Well drained
Capacity of the most limiting layer to transmit water 

(Ksat): Moderately high (0.20 to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Moderate (about 8.2 

inches)

Interpretive groups
Land capability classification (irrigated): 2e
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Ecological site: F002XB006OR - Foothill Group

Map Unit Description: Saum silt loam, 7 to 12 percent slopes---Washington County, Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

5/17/2024
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Forage suitability group: Well drained < 15% Slopes 
(G002XY002OR)

Other vegetative classification: Well drained < 15% Slopes 
(G002XY002OR)

Hydric soil rating: No

Data Source Information

Soil Survey Area: Washington County, Oregon
Survey Area Data: Version 23, Sep 7, 2023

Map Unit Description: Saum silt loam, 7 to 12 percent slopes---Washington County, Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

5/17/2024
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Washington County, Oregon

38D—Saum silt loam, 12 to 20 percent slopes

Map Unit Setting
National map unit symbol: 21zs
Elevation: 250 to 1,200 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Saum and similar soils: 80 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Saum

Setting
Landform: Hills
Landform position (two-dimensional): Backslope, footslope
Landform position (three-dimensional): Side slope, base slope
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed loess, old alluvium, and residuum 

weathered from basalt

Typical profile
H1 - 0 to 8 inches: silt loam
H2 - 8 to 23 inches: silty clay loam
H3 - 23 to 50 inches: stony silty clay loam
H4 - 50 to 54 inches: unweathered bedrock

Properties and qualities
Slope: 12 to 20 percent
Depth to restrictive feature: 40 to 60 inches to lithic bedrock
Drainage class: Well drained
Capacity of the most limiting layer to transmit water 

(Ksat): Moderately high (0.20 to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Moderate (about 8.2 

inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: C
Ecological site: F002XB006OR - Foothill Group

Map Unit Description: Saum silt loam, 12 to 20 percent slopes---Washington County, Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

5/17/2024
Page 1 of 2



Forage suitability group: Well Drained > 15% Slopes 
(G002XY001OR)

Other vegetative classification: Well Drained > 15% Slopes 
(G002XY001OR)

Hydric soil rating: No

Data Source Information

Soil Survey Area: Washington County, Oregon
Survey Area Data: Version 23, Sep 7, 2023

Map Unit Description: Saum silt loam, 12 to 20 percent slopes---Washington County, Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Washington County, Oregon

37B—Quatama loam, 3 to 7 percent slopes

Map Unit Setting
National map unit symbol: 21zm
Elevation: 140 to 250 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Quatama and similar soils: 85 percent
Minor components: 4 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Quatama

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loamy alluvium

Typical profile
H1 - 0 to 15 inches: loam
H2 - 15 to 30 inches: clay loam
H3 - 30 to 62 inches: loam

Properties and qualities
Slope: 3 to 7 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water 

(Ksat): Moderately high (0.20 to 0.57 in/hr)
Depth to water table: About 24 to 36 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Moderate (about 8.8 

inches)

Interpretive groups
Land capability classification (irrigated): 2e
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Ecological site: R002XC008OR - Valley Terrace Group
Forage suitability group: Moderately Well Drained < 15% Slopes 

(G002XY004OR)

Map Unit Description: Quatama loam, 3 to 7 percent slopes---Washington County, Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

5/17/2024
Page 1 of 2



Other vegetative classification: Moderately Well Drained < 15% 
Slopes (G002XY004OR)

Hydric soil rating: No

Minor Components

Huberly
Percent of map unit: 4 percent
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Poorly Drained (G002XY006OR)
Hydric soil rating: Yes

Data Source Information

Soil Survey Area: Washington County, Oregon
Survey Area Data: Version 23, Sep 7, 2023

Map Unit Description: Quatama loam, 3 to 7 percent slopes---Washington County, Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

5/17/2024
Page 2 of 2



1130 SW Morrison St., Suite 318 
Portland, OR 97205 

503.248.0313 
lancastermobley.com 

Memorandum
To: Sean Emrick, Brown Contracting 

Copy: Marie Holladay, AKS Engineering & Forestry 

From: Melissa Webb, PE 

Date: May 30, 2024 

Subject: Brown Contracting, Inc – Sight Distance Analysis 

Introduction
This memorandum reports the findings of a sight distance analysis performed at two access driveways for the 
Brown Contracting facility, located at 9675 SW Day Road within unincorporated Washington County, Oregon. 
This analysis was performed to examine sight lines along SW Day Road and to determine whether adequate 
sight distance is available to allow for safe operation of the access intersections. 

Project Location & Description 
The subject site is located north of SW Day Road and west of SW Boones Ferry Road within unincorporated 
Washington County. The existing Brown Contracting establishment is located on tax lot 309 of Map 3S102B. In 
addition, the company also owns four adjacent lots to the west (tax lots 302, 303, 310, and 311). Three of these 
lots have a single-family dwelling on site that is rented to company employees (tax lots 303, 310, and 311).  

The project involves expanding the existing contractor’s establishment to incorporate portions of the four 
adjacent tax lots for a graveled storage and equipment area for the business. In addition, a covered/open air 
storage building is planned on tax lot 309.  

There are two primary existing access locations for this project. The first access is the main contractor’s 
establishment entrance located on tax lot 309. The second access is located on tax lot 302. Both locations allow 
for access onto SW Day Road. 

Vicinity Roadway 

SW Day Road is under the jurisdiction of the City of Wilsonville and is classified as a Major Arterial. The roadway 
has a 3-4 lane cross section with a posted speed of 40 mph along the site frontage. On-street parking is not 
permitted/available along both sides of the roadway. Curbs and sidewalks are available intermittently along 
both sides of the roadway, and bicycle lanes are available along both sides of the roadway. 

The project site is shown in Figure 1. A site plan showing the access locations is included as an attachment to 
this memorandum. 
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Figure 1: Project Location (image from Google Earth) 

Sight Distance Definitions & Methodologies 
A sight distance analysis was conducted at the existing driveway access locations on tax lots 309 and 302. Both 
intersection sight distance (ISD) and stopping sight distance (SSD) were assessed. The ISD is an operational 
measure, intended to provide sufficient line of sight along the major street so that a driver can turn from the 
minor street without impeding the flow of through traffic. The SSD is the minimum requirement to allow for safe 
operation of the roadway and allows an oncoming driver to see a hazard in the roadway, react, and come to a 
complete stop, if necessary, to avoid a collision.  

According to Washington County Code 501-8.5, intersection sight distance shall be based on an eye height of 
3.5 feet and an object height of 4.25 feet above the road and be assumed to be 15 feet from the near edge of 
pavement. Based on a posted speed of 40 mph along SW Day Road, the minimum ISD shall be equal to ten 
times the vehicular speed of the roadway (i.e. 400 feet). This standard was applied to a typical passenger car. 
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A previous report submitted by DKS Associates1 referenced intersection sight distance requirements for single-
unit trucks based on standards established in the AASHTO manual A Policy of Geometric Design of Highways 
and Streets2, but did not provide any measurements taken at the project site. Washington County sight distance 
standards do not have a separate methodology for single-unit trucks: therefore, the sight distance 
measurements for single-unit trucks were taken in accordance with the AASHTO standards. Using these 
standards, the driver’s eye is assumed to be 14.5 feet from the near edge of the nearest travel lane of the 
intersecting street and at a height of 7.6 feet above the minor-street approach pavement for a single-unit truck. 
The oncoming vehicle driver’s eye height along the major-street approach is assumed to be 3.5 feet above the 
cross-street pavement. For a single-unit truck, based on a posted speed of 40 mph along SW Day Road, the 
recommended ISD is 560 feet, and the required SSD is 305 feet to both the east (looking left) and west (looking 
right). 

Sight Distance Measurements 
East Access Driveway (tax lot 309) 

The east access driveway for this project provides access to tax lot 309 and is located approximately 15 feet west 
of the site’s southeast property corner, onto SW Day Road. This location is the main access driveway for the 
Brown Contracting facility. 

Based on a posted speed of 40 mph along SW Day Road, the minimum recommended intersection sight 
distance is as follows: 

• Washington County Standards – 400 feet (passenger car with a driver’s eye height of 3.5 feet) 

• AASHTO standards for a single-unit truck – 560 feet (driver’s eye height of 7.6 feet) 

According to AASHTO standards, the required SSD is 305 feet to both the east and the west. 

Sight distance was measured to the east and the west for both vehicle types: 

• To the east 

o Sight distance was measured to be 450 feet for a passenger car. This measurement meets 
both the Washington County sight distance standard (400 feet) and the AASHTO required 
SSD standard (305 feet).  

o Sight distance was measured to be 600 feet for a single-unit truck. This measurement meets 
both the AASHTO recommended ISD standard (560 feet) and the required SSD standard (305 
feet). 

• To the west 

o Sight distance was measured to be in excess of 900 feet. This measurement meets the 
Washington County sight distance standard (400 feet) for a passenger car and meets both the 

 
1 DKS Associates, Technical Memorandum: Brown Contracting – Traffic Impact Study Criteria, May 13, 2024 
2 American Association of State Highway and Transportation Officials (AASHTO), A Policy on Geometric Design of Highways and Streets, 
7th Edition, 2018. 
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AASHTO recommended ISD standard (560 feet) and the required SSD standard (305 feet) for 
a single-unit truck. 

Based on the field measurements taken at the site access point to tax lot 309, there is adequate intersection 
sight distance for both passenger cars and single-unit trucks to make a left turn and a right turn from the 
accesses onto SW Day Road. In addition, all measurements meet the AASHTO required SSD standard. We 
recommend trimming and/or removing vegetation along both sides of the access point to tax lot 309 to 
maintain adequate clear views to the east and west. 

Images depicting field measurements conducted at the site are included as an attachment to this 
memorandum. 

West Access Driveway (tax lot 302) 

The west access driveway for this project provides access to tax lot 302 is located approximately 350 feet west of 
the site’s southeast property corner, onto SW Day Road. This location is planned to be a construction access. 

Based on a posted speed of 40 mph along SW Day Road, the minimum recommended intersection sight 
distance is as follows: 

• Washington County Standards – 400 feet (passenger car with a driver’s eye height of 3.5 feet) 

• AASHTO standards for a single-unit truck – 560 feet (driver’s eye height of 7.6 feet) 

According to AASHTO standards, the required SSD is 305 feet to both the east and the west. 

Sight distance was measured to the east and the west for both vehicle types: 

• To the east 

o Sight distance was measured to be 560 feet for a passenger car. This measurement meets 
both the Washington County sight distance standard (400 feet) and the AASHTO required 
SSD standard (305 feet).  

o Sight distance was measured to be approximately 280 feet for a single-unit truck due to 
overhanging branches along the roadway. If the overhanging branches are adequately 
trimmed, then a sight distance of 640 feet can be obtained. 

• To the west 

o Sight distance was measured to be in excess of 900 feet. This measurement meets the 
Washington County sight distance standard (400 feet) for a passenger car and meets both the 
AASHTO recommended ISD standard (560 feet) and the required SSD standard (305 feet) for 
a single-unit truck. 

At the access point to tax lot 302, there is adequate intersection sight distance to the west for both passenger 
cars and single-unit trucks. To the east, there is adequate intersection sight distance for a passenger car, but not 
for a single-unit truck due to overhanging branches along the roadway. If the trees along the right-of-way on 
SW Day Road between the two access locations are trimmed, then adequate sight distances can be obtained for 
a single-unit truck, and all measurements will meet the AASHTO required SSD standard. 
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Images depicting field measurements conducted at the site are included as an attachment to this 
memorandum. 

Conclusions 
Guidelines for sight distance requirements were based on Washington County sight distance standards for 
passenger cars as well as AASHTO sight distance standards for a single-unit truck.  

Sight distance measurements were taken in the field at the existing site access points to tax lot 309 (main Brown 
Contracting facility entrance) and tax lot 302 (construction access). Measurements were taken for both a 
standard passenger car as well as a single-unit truck. 

Based on the field measurements taken at the site access points to tax lots 309 and 302, there is adequate 
intersection sight distance for both passenger cars and single-unit trucks to make a left turn and a right turn 
from the accesses onto SW Day Road, subject to the following improvement:  

1. Tree branches trimmed back along property frontage of tax lot 310 

We also recommend trimming and/or removing vegetation along both sides of the access point to tax lot 309 
to maintain adequate clear views to the east and west. 

As previously stated, the SSD is the minimum requirement to allow for safe operation of the roadway and allows 
an oncoming driver to see a hazard in the roadway, react, and come to a complete stop, if necessary, to avoid a 
collision. At both site access locations, with the trimming of overhanging branches and vegetation along either 
side of the access, there is available sight distance to exceed the required SSD standard. 

With the above improvements made, the intersection is expected to operate safely and efficiently with regards 
to sight distance. No other sight distance mitigation is recommended. 

 

 

 

 

Attachments 

AKS Site Plan 

Sight Distance PDF 

Sight Distance Images 





Intersection Sight Distance

Approach Speed 40 mph 40 mph 40 mph
Number of Lanes 2 lanes 2 lanes 2 lanes
Vehicle Type (P/S/C) P Passenger Car P Passenger Car P Passenger Car
Extra Crossing Lanes 0 0 0
Time Gap 7.5 seconds 7.5 seconds 6.5 seconds

AASHTO Intersection Sight Distance 445 feet 445 feet 385 feet
Washington County Sight Distance 400 feet 400 feet 400 feet

Notes:

1)  For Approach speed, posted speed of 40 mph was used
2)  For Time Gap, use 7.5 seconds for passenger cars and 9.5 seconds for single-unit trucks
3)  Per AASHTO guidance, Time Gap can be decreased by 1.0 s for right-turn maneuvers 

Left Turn Looking Left Left Turn Looking Right Right Turn Looking Left



Intersection Sight Distance

Approach Speed 40 mph 40 mph 40 mph
Number of Lanes 2 lanes 2 lanes 2 lanes
Vehicle Type (P/S/C) S Single Unit Truck S Single Unit Truck S Single Unit Truck
Extra Crossing Lanes 0 0 0
Time Gap 9.5 seconds 9.5 seconds 8.5 seconds

AASHTO Intersection Sight Distance 560 feet 560 feet 500 feet
Washington County Sight Distance 400 feet 400 feet 400 feet

Notes:

1)  For Approach speed, posted speed of 40 mph was used
2)  For Time Gap, use 7.5 seconds for passenger cars and 9.5 seconds for single-unit trucks
3)  Per AASHTO guidance, Time Gap can be decreased by 1.0 s for right-turn maneuvers 

Left Turn Looking Left Left Turn Looking Right Right Turn Looking Left



Sight Distance Images 
 

Location 1 – Existing Driveway Access to Brown Contracting Facility (tax lot 309) 

From site access looking east (passenger car) 

 

 

  



 

 

 

From site access looking west (passenger car) 

 

 

  



 

From site access looking east (single-use truck) 

 

  



 

From site access looking west (single-use truck) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Sight Distance Images 
 

Location 2 – Existing Driveway Access (tax lot 302) 

From site access looking east (passenger car) 

 

 

  



 

 

 

 

From site access looking west (passenger car) 

 

 

 

  



 

From site access looking east (single-use truck) 

 

  



 

From site access looking west (single-use truck) 

 

 

 

 



 

 
 
Request For Statement Of Service 
Availability For Sheriff / Police Services 

 
 

 WASHINGTON COUNTY SHERIFF 

PRE-APPLICATION DATE:   

OWNER(S): 
NAME:   
ADDRESS:   
   
PHONE:   
Property Desc.: Tax Map(s): Lot Number(s): 
     

     

Site Size:    

Site Address:   
Nearest cross street (or directions to site): 
  

PROPOSED PROJECT NAME:   

PROPOSED DEVELOPMENT ACTION: (DEVELOPMENT REVIEW, SUBDIVISION, MINOR PARTITION, SPECIAL USE) 

   

EXISTING USE:   PROPOSED USE:   
 
IF RESIDENTIAL: 
NO. OF DWELLING UNITS:  
SINGLE FAM.  MULTI-FAM.  

IF INDUSTRIAL/COMMERCIAL: 
TYPE OF USE:   
NO. OF SQ. FT. (GROSS FLOOR AREA)   

IF INSTITUTIONAL: 
NO. SQ. FT.   
NO. STUDENTS/EMPLOYEES/MEMBERS:   

 
 

 SERVICE LEVEL IS ADEQUATE TO SERVE THE PROPOSED PROJECT.  (Use additional sheets if necessary.) 
 Please indicate what improvements, or revisions to the proposal are needed for you to provide adequate service to this project. 

 

 

 

 

 

 

SIGNATURE:   POSITION:  DATE:   

 SERVICE LEVEL IS INADEQUATE TO SERVICE THE PROPOSED PROJECT. 
 If the present or future service level is inadequate, please provide information documenting your inability to provide an adequate level of 

service.  Please also provide information regarding whether the use of alternative means can be employed to provide an adequate service 
level.  Documentation of adequacy and alternatives to provide an adequate service level may include but not be limited to the following: 

1. Contracting with private agency;  2. Contracting with other public agency;  3. Impact fees;  4. Any combination of these or other alternatives. 

SIGNATURE:   POSITION:  DATE:   

Shared\CurrentPlanning\CurrentPlanningLibrary\LIBRARY\Forms\public\Service Pro Sheriff.doc 07/05/16 

*****ATTENTION SERVICE PROVIDER***** 
PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE). 
RETURN THIS COMPLETED FORM TO THE APPLICANT AS LISTED ABOVE.   
(Do NOT return this form to Washington County.  The applicant will submit the completed form with their Land 
Development Application submittal). 
 

Service Provider: PLEASE RETURN THIS FORM TO: 
APPLICANT: 

COMPANY:   
CONTACT:   
ADDRESS:   
   
PHONE:   

WASHINGTON COUNTY 
Dept. of Land Use & Transportation 
Planning and Development Services  
Current Planning  
155 N. 1st Avenue, #350-13  
Hillsboro, OR 97124 
Ph. (503) 846-8761 Fax (503) 846-2908 
http://www.co.washington.or.us 

AKS Engineering & Forestry, LLC
Marie Holladay

12965 SW Herman Road, Suite 100
Tualatin, OR 97062
(503) 563-6151

Emrick Investments, LLC

2953 Airport Road
Eugene, OR 97402
Please contact applicant, above

3S102B 302, 303, 309, 310, 311

±10.78 combined acres

9675, 9775, 9779, 9805 SW Day Road

SW Boones Ferry Road

Brown Contractor's Establishment

Development review for a contractor's establishment and construction of a ±7,500sf open-air storage structure.

Industrial (contractor's establishment) Industrial (contractor's establishment)

±7,500 sf
Industrial

5/22/24

holladaym
Typewritten Text
12/13/2023
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Index to Photographs Set Forth at Exhibit 24 

1.  Mitigation plantings in the mapped riparian area on TL 311 (camera facing northeast)  

2.  Mitigation plantings in the mapped riparian area (camera facing south) 

3.  Barn structure on TL: 311 (camera facing south to northwest)  

4.  View of wetland from the crest of TL 302 (camera north to northwest)) 

5.  View of wetland from TL 302 (camera facing north to northwest)) 

6.  View of dwelling and barn on TL 311 from TL 302 (camera facing north to northwest) 

7.  View of dwelling TL 311 from crest of TL 302 (camera facing southwest) 

8. View of dwelling TL 311 from crest of TL 311 (camera facing south) 

9. View of dwelling TL 311 from crest of TL 311 in the vicinity of TL 312 (camera facing south) 

10. View of dwelling TL 311 from crest of TL 311 close to TL 312 boundary (camera facing south) 

11. View of TL 311 and 312 from crest of TL 311 close to TL 312 boundary (camera facing north) 

12. View of TL 312 from crest of TL 311 close to TL 312 boundary (camera facing west) 

13. View of TL 312 from crest of TL 311 close to TL 312 boundary (camera facing southwest) 

14. View of TL 312 from crest of TL 311 close to TL 312 boundary (camera facing west) 

15. View of TL 312 from crest of TL 311 close to TL 312 boundary (camera facing southwest) 

16. View of TL 312 from crest of TL 311 close to TL 312 boundary (camera facing southwest) 

17. View of TL 312 from TL 311 close to TL 312 boundary in the vicinity of the dwelling on 311 (camera 

facing west) 

18. View of TL 312 from TL 311 close to TL 312 boundary in the vicinity of the dwelling on 311 (camera 

facing west) 

19. View of TL 312 from TL 311 close to TL 312 boundary in the vicinity of the dwelling on 311 (camera 

facing west) 

20. View of TL 312 from TL 311 close to TL 312 boundary in the vicinity of the dwelling on 311 (camera 

facing west) 

21. View of TL 312 from TL 311 close to TL 312 boundary in the vicinity of the dwelling on 311 (camera 

facing west) 

22. View of TL 312 from the driveway on TL 311 (camera facing northwest) 

23. View of TL 312 from the driveway on TL 311 (camera facing northwest) 

24.  View looking generally to the northeast from the driveway on TL 311 (camera facing northeast) 

25.  View looking generally to the northeast from the driveway on TL 311 (camera facing northeast) 

26. View looking west at residence on TL 311 from TL 302 (camera facing west) 



27.  View to the east from the residential driveway on TL 311. (camera facing east) 

28. View to the east from the multipurpose driveway on TL 302. (camera facing east) 

29. View to the west from the multipurpose driveway on TL 302. (camera facing west) 

30. View to the south east from the multipurpose driveway on TL 302.  

31. View of dead and dying trees on TL 310.   

32. View of shop on TL 310 and dead and dying trees on TL 303.  (camera facing north to northeast) 

33. View of dwelling on TL 310 from TL 311. (camera facing east) 

34. View of dwelling on TL 302 (camera facing northeast) 

35. View of the backyard of dwelling on TL 303 (camera facing slightly to the northeast) 

36. View of the lower terrace and old orchard TL 303 (camera facing slightly to the northeast) 

37. View of the lower terrace and old orchard TL 303 (camera facing slightly to the northeast) 

38. View of the wetland on TL 303 (camera facing north to slightly northwest) 

39. View of the wetland on TL 303 from the lower terrace (camera facing west) 

40. View of the office and fence on TL 309 from the lower terrace of TL 303 (camera facing east) 

41. View of the southern portion of TL 309 from the driveway on TL 309 (camera facing west) 

42. View of the northern portion of TL 309 from the driveway on TL 309 (camera facing northwest) 

43. View of the southern portion of TL 309 from the driveway on TL 309 (camera facing southwest) 

44. view of TL 309, 310, 302, and 311 from the driveway on TL 309 (camera facing west) 

45. 180 degree panoramic view of TL 309, 310, 302, and 311 from the driveway on TL 309 (camera 

facing west)  

46. View of landscaping on TL 309.  Also shows the fuel tanks and parking area. (camera facing 

southwest) 

47. View of office and landscaping on TL 309 (camera facing northwest) 

48. View of bottled water station in office on TL 309 – well water has disagreable taste.  

49.  View of office, driveway and landscaping on TL 309 (camera facing north from deck) 

50. View of driveway and parked vehicles TL 309 (camera facing northwest from deck) 

51. View of driveway and parked vehicles TL 309 (camera facing west from deck) 

52. View of driveway and parked vehicles TL 309 (camera facing south from deck) 

53. View of water buffalo 

54. View of telehandler  

(additional video submitted by AKS under separate cover on May 30, 2024.  
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Natalie Brown

From: Cetera (Teri) Heino <Cetera_Heino@washingtoncountyor.gov>
Sent: Thursday, May 11, 2023 9:03 AM
To: Doria Mateja-Stellmacher
Cc: Marie Holladay; Naomi Vogel
Subject: FW: [EXTERNAL] City Coordination Area?

EXTERNAL	EMAIL: This email originated from outside AKS Engineering & Forestry.  
 
Hello Doria, 
Start at the boƩom of this message thread for background. 
Do you know where the “City CoordinaƟon Area” maps menƟoned in CDC 203‐4.2.N can be found? Specifically, the 
Sherwood area for Marie at AKS Engineering & Forestry (cc’d). 
Here’s the CDC text for reference:  

“For land divisions and development acƟons subject to Type II or III development review on lands within a City 
CoordinaƟon Area (see map(s) on file with Current Planning), documentaƟon from the appropriate city that 
ensures early coordinaƟon has occurred and confirms the City was informed of the pending applicaƟon and was 
provided the opportunity to communicate regarding connecƟon to city services. Changes of use that do not 
propose any new structures are exempt from this requirement. The documentaƟon shall be no more than 180 
days old.” 
 

Thank you, 
 

Cetera (Teri) Heino | Assistant Planner| 503‐846‐3834 
Washington County Land Use and Transportation Office Locations/Hours 

Development Review/Current Planning | LUT Services available online 

Cetera_Heino@washingtoncountyor.gov 

 
 

From: Marie Holladay <holladaym@aks‐eng.com>  
Sent: Thursday, May 11, 2023 8:32 AM 
To: Naomi Vogel <Naomi_Vogel@washingtoncountyor.gov>; Cetera (Teri) Heino 
<Cetera_Heino@washingtoncountyor.gov> 
Subject: RE: [EXTERNAL] City Coordination Area? 
 
Unfortunately I did not find an answer! Both current and long range planning did not seem to know what these maps are 
in code secƟon 203‐4.2(N).  
 
Thanks, 
 

Marie Holladay 
AKS ENGINEERING & FORESTRY, LLC 
P: 503.563.6151 Ext. 270 | www.aks‐eng.com | holladaym@aks‐eng.com 
 

From: Naomi Vogel <Naomi_Vogel@washingtoncountyor.gov>  
Sent: Wednesday, May 10, 2023 4:49 PM 
To: Marie Holladay <holladaym@aks‐eng.com>; Cetera (Teri) Heino <Cetera_Heino@washingtoncountyor.gov> 
Subject: RE: [EXTERNAL] City Coordination Area? 
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EXTERNAL	EMAIL: This email originated from outside AKS Engineering & Forestry.  
 
Sorry about the Ɵming! I’m going over my emails and just found this one.  
 
I have no idea what this is referring to other than the UPAA’s or USA’s which I thought were on the Long Range Planning 
page. 
 
Let me know if you found the answer so I’ll know as well. 
 
Thank you, 
 
Naomi Vogel | Associate Planner 
Washington County Department of Land Use & Transportation 
Operations and Maintenance | Urban Services 
1400 SW Walnut St., MS 51 | Hillsboro, OR 97123‐5625 
503.846.7639 direct | 971.294.8568 cell 
Naomi_Vogel@washingtoncountyor.gov | www.washingtoncountyor.gov/lut    

 
 

From: Cetera (Teri) Heino <Cetera_Heino@washingtoncountyor.gov>  
Sent: Tuesday, April 18, 2023 3:02 PM 
To: holladaym@aks‐eng.com 
Cc: Naomi Vogel <Naomi_Vogel@washingtoncountyor.gov> 
Subject: FW: [EXTERNAL] City Coordination Area? 
 
Hello Marie, 
I am forwarding you to Naomi Vogel (our City/County Coordinator) for assistance with your request.  
 

Cetera (Teri) Heino | Assistant Planner| 503‐846‐3834 
Washington County Land Use and Transportation Office Locations/Hours 

Development Review/Current Planning | LUT Services available online 

Cetera_Heino@washingtoncountyor.gov 

 
 

From: Marie Holladay <holladaym@aks‐eng.com>  
Sent: Tuesday, April 18, 2023 2:31 PM 
To: Cetera (Teri) Heino <Cetera_Heino@washingtoncountyor.gov> 
Subject: [EXTERNAL] City Coordination Area? 
 
Hi Teri, 
 
I am having trouble tracking down the City CoordinaƟon Area maps. Hoping you can direct me to the maps referenced in 
code secƟon 203‐4.2(N), below? Specifically looking for Sherwood. I appreciate your Ɵme—I haven’t had lucking 
calling/emailing the planning line. 
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Thank you, 

Marie Holladay 

 
AKS ENGINEERING & FORESTRY, LLC 
12965 SW Herman Road, Suite 100 | Tualatin, OR 97062 
P: 503.563.6151 Ext. 270 | www.aks‐eng.com | HolladayM@aks‐eng.com  
Offices in: Bend, OR | Keizer, OR | Tualatin, OR | Vancouver, WA 
 
 

CAUTION: This email originated from outside the County. Exercise caution when opening attachments or clicking links from 
unknown senders. Always follow the guidelines defined in the KnowBe4 training when opening email received from external 
sources. Contact the ITS Service Desk if you have any questions. 

 
 

INFO: Washington County email addresses has changed from @co.washington.or.us to @washingtoncountyor.gov. Please update 
my contact information. 

 
 

INFO: Washington County email addresses has changed from @co.washington.or.us to @washingtoncountyor.gov. Please update 
my contact information. 
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Natalie Brown

From: Cetera (Teri) Heino <Cetera_Heino@washingtoncountyor.gov>
Sent: Thursday, May 11, 2023 10:46 AM
To: Marie Holladay
Subject: FW: CityCoordinationAreaMapBW.pdf
Attachments: CityCoordinationAreaMapBW.pdf

EXTERNAL	EMAIL: This email originated from outside AKS Engineering & Forestry.  
 
Hi Marie, 
This is all we could find. See below and attached. 
Unfortunately I don’t think it answers your question. I’m going to follow up with Long Range Planning to try and figure 
out why the document reference in the CDC is so vague and not attached to the ordinance. 
 

Cetera (Teri) Heino | Assistant Planner| 503‐846‐3834 
Washington County Land Use and Transportation Office Locations/Hours 

Development Review/Current Planning | LUT Services available online 

Cetera_Heino@washingtoncountyor.gov 

 
 

From: Doria Mateja‐Stellmacher <Doria_Mateja@washingtoncountyor.gov>  
Sent: Thursday, May 11, 2023 9:59 AM 
To: Cetera (Teri) Heino <Cetera_Heino@washingtoncountyor.gov> 
Cc: Naomi Vogel <Naomi_Vogel@washingtoncountyor.gov> 
Subject: CityCoordinationAreaMapBW.pdf 
 

Hi Teri, 
Is this what’s she’s asking about? This was never a part of the formal ordinance process and this was 
concerning the City of Beaverton only. 
Doria 
 

INFO: Washington County email addresses has changed from @co.washington.or.us to @washingtoncountyor.gov. Please update 
my contact information. 
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Exhibit B

Vicinity Map

§̈¦5

18
5T

H

MU
RR

AY

WALKER

17
0T

H

FARMINGTON

17
5T

H

BARNES

20
9T

H

HART

BASELINE

ALLEN

OLESON

SCHOLLS FERRY

19
8T

H

CANYON

TILE FLAT

15
8T

H

JENKINS

12
1S

T

WEIR

EVERGREEN

CORNELL

WALNUT

BA
RR

OWS

DAVIS

KINNAMAN

14
3R

D

12
5T

H
BEAVERTON HILLSDALE

MILLIKAN
13

5T
H

RIGERT
GASSNER

WEST UNION

TEAL

BROCKMAN

92ND

W
ES

TE
RN

MERLO

ST
UC

KI

160TH

GRE
EN

WAY

VERMONT

HART
£¤10

£¤210

£¤8

£¤26

£¤99

£¤217

£¤10

£¤26

Beaverton Development Coordination Area
Beaverton




	Lowell v. Pendleton Auto Co., 123 Or. 383, 261 P. 415 (1927) (Quoting 3 McQuillin, Municipal Corp, Section 1322). See also Willamette Iron Works v. Oregon R & Nav. Co., 26 Or 224, 228-9, 37 P 1016 (1984); McQuaid v. Portland and Vancouver Railway Co.,...
	Id. at 228.  In Lowell v. City of Pendleton, 123 Or at 404-5, the court recognized that an abutter can object to any use of the street which is incident to public travel if such use interferes with the rights he or she possesses as an abutting propert...
	Since the subject property has no reasonable alternative access to the street system, any government action to prohibit the applicant from using Day Road for ingress and egress constitutes a taking. State v. Schoppert, 82 Or App 311, 314, 728 P2d 80 (...
	Exhibit 1 Metro Ord 04.1040B.pdf
	Ordinance No. 04-1040B
	Exhibit A to Ordinance No. 04-1040B
	Exhibit B to Ordinance No. 04-1040B
	Exhibit C to Ordinance No. 04-1040B
	Exhibit D to Ordinance No. 04-1040B
	Exhibit E to Ordinance No. 04-1040B
	Exhibit F to Ordinance No. 04-1040B
	Exhibit G to Ordinance No. 04-1040B
	Supplemental Staff Report
	Attachment 1 to Supplemental Staff Report
	Attachment 2 to Supplemental Staff Report
	Attachment 3 to Supplemental Staff Report

	Exhibit 2 basalt creek concept plan and technical appendices.pdf
	List of Tables
	List of Figures
	List of Appendices
	The Basalt Creek Planning Area
	What is a Concept Plan?
	Basalt Creek Concept Plan
	Decision Making Process
	Joint Council
	Project Management Team
	Agency Review Team

	Information Gathering
	Public Involvement Plan
	Public Workshop
	Stakeholder Interviews/Focus Groups
	Open House
	Email and Website Updates

	Scenario Testing and Concept Plan Development
	What is Scenario Planning?
	Scenario Planning for Basalt Creek Planning Area

	Final Plan Development
	Planning Area Conditions
	Planning Context and Urban Growth Boundary
	The Land
	Landscape Context
	Existing Land Use
	Adjacent Land Uses
	Natural Resources
	Buildable Lands Assessment
	Land Suitability Analysis

	Infrastructure and Services
	Roadways
	Sanitary Sewer
	Drinking Water
	Stormwater
	Schools
	Parks
	Trails

	Market Analysis

	Concept Plan Overview
	Jurisdictional Boundary, Land Use and Development
	Development Types
	Tualatin
	Wilsonville
	West Railroad Future Planning Area


	Transportation
	Key Transportation Solutions
	Roadway Network
	Bicycle and Pedestrian Framework
	Future Transit Framework

	Civic Uses
	Schools
	Parks and Open Space

	Natural, Historical and Cultural Resources
	Overview
	Regulatory Framework for Conserving Natural Resources
	Natural Resource Protection and Enhancement Strategies
	Cultural Resources

	Infrastructure
	Water
	Sanitary Sewer
	Stormwater Drainage

	Implementation Measures

	Exhibit 6 Coffee Creek Master Plan.pdf
	6a unlocked.pdf
	6b unlocked.pdf

	Exhibit 7 Coffee_Creek_industrial_area_infrastructure_report.pdf
	CCIA documents CC 05.11.pdf
	Index
	Index 1
	1. Preliminary Eng Summary-Infrastructure Dev.
	April 13 2011 Coffee Creek SR.pdf
	CCPA-Preliminary Engineering Analysis with costs


	Index 2
	2. Coffee Creek Infrastructure Analysis
	Index 3
	3. FCSMemoTask7v3 4.5.11


	Exhibit 9 TDT Project List.pdf
	Exhibit 9 TDT Project List - As Amended 04-18-23_ADOPTED.pdf
	TDT Project List - As Amended 04-18-23_ADOPTED_roads
	TDT Project List - As Amended 04-18-23_ADOPTED_transit

	Exhibit 9B TDT Rate Schedule FY 23-25.pdf

	Exhibit 11 RTP-Appendix_R_I_5_99W_Connector_Study_Recommendations_and_Conditions reduced.pdf
	AppendixR_I599Wconnectorstudyrecs_frontandbackcover.pdf
	AppendixR_I599Wconnectorstudyrecs_frontandbackcover.pdf
	AppendixR_I599Wconnectorstudyrecs_frontandbackcover.pdf
	INSET and BACKPAGE
	BACKPAGE.pdf



	AppendixR_I599Wconnectorstudyrecs_frontandbackcover2

	Blank Page

	Exhibit 12 Albertson Trucking Decision and Staff Report.pdf
	Exhibit 12A Albertson Trucking Staff Report 12-292-D.pdf
	Exhibit 12B 102212 Albertson Trucking - WashCo Notice of Decision.pdf

	Exhibit 17 Stormwater Master Plan.pdf
	Exhibit 17A Stormwater Master Plan.pdf
	Exhibit 17B Stormwater Master Plan App 1.pdf

	Exhibit 18 Preliminary Drainage Analysis & Stormwater Report.pdf
	3916 9675 SW Day Road - Trench Detail.pdf
	Sheets and Views
	Layout1



	Exhibit 19 Soils.pdf
	Exhibit 19A Soil_Map.pdf
	Exhibit 19B Saum_silt_loam_2_to_7_percent_slopes--Washington_County_Oregon.pdf
	Exhibit 19C _Saum_silt_loam_7_to_12_percent_slopes--Washington_County_Oregon.pdf
	Exhibit 19D_ Saum_silt_loam_12_to_20_percent_slopes--Washington_County_Oregon.pdf
	Exhibit 19E_ Quatama_loam_3_to_7_percent_slopes--Washington_County_Oregon.pdf

	Exhibit 20 Brown Contracting SD Memorandum.pdf
	Memorandum
	To: Sean Emrick, Brown Contracting
	Copy: Marie Holladay, AKS Engineering & Forestry
	From: Melissa Webb, PE
	Date: May 30, 2024
	Subject: Brown Contracting, Inc – Sight Distance Analysis
	Introduction
	Project Location & Description
	Vicinity Roadway

	Sight Distance Definitions & Methodologies
	Sight Distance Measurements
	East Access Driveway (tax lot 309)
	West Access Driveway (tax lot 302)

	Conclusions

	Appendix.pdf
	Intersection Sight Distance (P)
	Intersection Sight Distance (S)


	Exhibit 22 Pedestrian System Maps.pdf
	Exhibit 22B TSP Pedestrian Map 2.pdf
	Exhibit 22 TSP Pedestrian Map .pdf

	Exhibit 25 City Coordination Area.pdf
	em 1.pdf
	em 2.pdf
	Exhibit 25 ALSO NEEDS EMAILS ADDED CityCoordinationAreaMapBW.pdf




