
 

 Attachment D:  

Tualatin Planning Commission and City Council Minutes 







N:\planning\Basalt Crk Planning\Web\102913 Joint work session final notes.doc   Page 1 of 6 

CITY OF WILSONVILLE 
CITY COUNCIL WORK SESSION NOTES 

OCTOBER 29, 2013 
 

The Wilsonville City Council held a joint work session with the Tualatin City Council on 
Tuesday, October 29, 2013 at the Wilsonville City Hall beginning at 6 p.m. 
 
 
Wilsonville City Council members: 
Mayor Knapp 
Councilor Goddard  
Councilor Starr  
Councilor Fitzgerald 
Councilor Stevens 
 

Tualatin City Council members: 
Mayor Lou Ogden 
Councilor Monique Beikman 
Councilor Wade Brooksby 
Councilor Frank Bubenik 
Councilor Joelle Davis 
Councilor Nancy Grimes 
Councilor Ed Truax 

 
 
Wilsonville Staff: 
Bryan Cosgrove, City Manager 
Mike Kohlhoff, City Attorney 
Jeanna Troha, Assistant City Manager 
Sandra King, City Recorder 
Katie Mangle, Long Range Planner 
Chris Neamtzu, Planning Director 
Steve Adams, Engineering 
Barbara Jacobson, Assistant City Attorney 
Mike Ward, Engineering 
Nancy Kraushaar, Community Development Director 
Mark Ottenad, Government Affairs Director 
 
Tualatin Staff: 
Sherilyn Lombos, City Manager 
Alice Cannon Rouyer, Assistant City Manager 
Sean Brady, City Attorney 
Ben Bryant, Management Analyst 
Aquilla Hurd-Ravich, Planning Manager 
Cindy Hahn, Associate Planner 
Kaaren Hoffman, Engineering Manager 
 
Also in attendance were Washington County Planners, the Consulting Team, residents from the 
neighboring areas, and representatives of Metro. 
 
Mayor Knapp called the work session to order at 6:12 p.m. followed by introductions. 
 
 



N:\planning\Basalt Crk Planning\Web\102913 Joint work session final notes.doc   Page 2 of 6 

Staff Presentation 
 
Members of both cities Planning staffs presented an overview of the project. 
 
A. Overview of the project 
 

 A Memorandum of Understanding exists between the two cities for the cooperative 
planning of the Basalt Creek area.  Because Tualatin is the recipient of the grant, Tualatin 
will manage the grant funds.  The Wilsonville Council will be consulted at key 
milestones throughout the project, and will have decision making authority on any 
deliverables that pertain to the Wilsonville Planning area.   

 
 Planning will consider the regional context of the area and concurrency protocol.  The 

Tualatin SW Concept Plan includes light industrial/business park and the area will need 
to be annexed into Tualatin. 

 
 The Coffee Creek Industrial area is envisioned to be a large campus with industrial and 

warehousing using a form based code pattern book.  
 

 The concept planning is a high level guide that will comply with Metro Title 11, amend 
the urban planning agreement with Washington County and determine what areas will be 
annexed to each city. 

 
 Staff would like to hold additional joint Council work sessions at key milestones or joint 

decision points, such as boundary and governance. 
 

 Each City Council will make independent decisions about the character, land use, 
adoption, and implementation of the plan. 

 
 Staff recommends each City Council assign two Council members to a sub-committee to 

draft the decision making guidelines and provide direction to staff about the composition 
of a project steering committee.  

 
Roundtable Discussion 
 
The group participated in a roundtable discussion keeping the following objectives in mind:  

 To start the project with a shared understanding of the process and potential outcomes. 
 To identify issues and challenges that could be present during concept planning. 

 
Comments, ideas and suggestions were voiced by the participants to the questions listed below. 
 
1.  What should the guiding principles be for the concept plan? 

 Tualatin wants to protect its south neighborhoods 
 What is advanced should be in consideration with the other city, must be compatible 

with, and enhance the other city 
 Find continuity, enhance the other position 
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 A shared vision is necessary  
 Need to involve additional stakeholders and the property owners 
 Warehousing and trucking uses for the area was questioned 
 Stay true to each city’s vision 
 There will be a challenge with the residential and industrial/manufacturing 
 How do we have a clear understanding of, and honor each city’s vision through the 

process 
 Tualatin has grown towards the south from the north and is more residential while 

Wilsonville is growing from the south to the north and is industrial.   
 Negotiate with Metro to maintain residential; consider how to transition from residential 

to industrial.   
 Need to anticipate dealing with the impact of the employment numbers from Basalt 

Creek, traffic etc. 
 Look to Coffee Creek to complement those uses that are already there so we don’t 

conflict with them 
 Should include the public and stakeholders throughout the process 
 Assume the city boundaries will meet in the middle 
 Avoid examples seen in the region where infrastructure is impossible to build 
 Both cities should be willing to deal with the construction of infrastructure without any 

land grabs in mind  
 The difficult topography and the ability to provide services in a sustainable way should 

be considered 
 Enhance livability and quality of life. Provide employment opportunities, efficiently use 

limited resources (provide and share), serve the area in least expensive way possible 
 Environmental compatibility is important, preserve the landscape, wetlands, and use them 

as features on campuses. Attract the appropriate uses and users.  
 Important to keep in mind transportation and retain good quality standards 
 Traffic flow is a concern 
 Development should be attractive to potential tenants, leverage opportunity with state and 

Metro 
 Standards should include certain types of industrial development not just any kind 
 Protect the residential neighborhoods 
 What characteristics do we want in the industrial development and how will we achieve 

that goal 
 Not just about Tualatin and Wilsonville, private sector is involved also 
 Topography is a challenge 
 To have specific kinds/types of development need to be in touch with the market; must 

match resource to the right market and be real with what markets are viable there 
 Encourage high quality industrial development 

 
2.  What do you see as the big issues facing Basalt Creek? 

 There are a number of separately owned parcels 
 Transportation issues and funding 
 Topography is a challenge 



N:\planning\Basalt Crk Planning\Web\102913 Joint work session final notes.doc   Page 4 of 6 

 Funding and the regional significance; begs the need for state and federal funding so we 
have to have a gem to offer to developers 

 Overlay includes school district that is not part of either town, how do we draw a benefit 
to our towns 

 Transit is an issue with more jobs and additional traffic, what will TriMet be willing to do 
to provide  

 Funding. I-5/Boone Bridge, ability for I-5 to service the area and the region.  Will there 
be the capacity to serve.  

 What is the State willing to do to service the area and or protect the industry 
 Technology industry changing trucking needs - Mentor Graphics ships electronically, no 

trucks on the road 
 Protecting residential speaks to a having a buffer – the question is how large a buffer, 

which city will set it aside, how large will it be 
 Staging resources (staff) and timing development to occur in a planned way so the results 

are what we all want to see 
 
3.  What do you want to see accomplished from Basalt Creek/West Railroad planning?   
 What would a successful project look like to you?  Development could occur over the 
 next 5-15 years – what is the 5 year goal? Are there any short-term outcomes staff should 
 know about? 
 

 Coffee Creek should have similar uses 
 Facilities accessed through a common roadway 
 Identify top enabling conditions to success, identify what we already have in our 

transportation plans and see what we have in common 
 For big ticket items package the project that would have an appeal and attract high value 

funding streams 
 Branding the projects/sites 
 West Railroad area has different character, access to the area will come from where and 

how 
 West Railroad is a percentage of Basalt Creek – do the statements apply to both areas 
 What does 5 years look like, don’t know what seeds are in the area now.  Do need to 

recognize short term potential now 
 Perform an analysis of what is possible in each area given the topography and what it 

would take to make the land shovel ready.  (Wilsonville staff noted its GIS department 
has started to map out infrastructure and will share that information when it is 
completed.) 

 A successful project involves stakeholders in the area who have a strong vision of what 
they would like to see  

 Consider what the benefits and constraints are to the area around 124th  
 How does interaction with SW Concept Plan area transpire so there is no disconnect as 

we move from one area to another 
 Alignment issue in the 124th extension needs to be determined early and development 

will occur around that area 
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 Stakeholders should be involved in that discussion – how trucking will be affected with 
the location of the extension 

 Protecting alignment of the extension right-of-way early in the process will take 
investment by some public body   

 Success is a clear understanding of what each city‘s ambition is and how they can move 
forward to reach the vision.  What steps can we work on to begin the process to bring 
clarity of vision 

 Would come back to the benefits of both cities, making the area attractive to benefit both 
cities 

 Work together to make it a high demand area 
 In favor of both bodies working together  
 Need to match market at the right time 
 Include Washington County as a partner to go through the ideas now to provide for the 

transportation needs and set aside right-of-way 
 Raising the profile of the project with the two counties will look like success 
 Benefits both Washington and Clackamas counties so need to include both during the 

process 
 Involve Clackamas County later in the process at the time the overcrossing of I-5 occurs 

 
4.  What are your ideas for decision making and process? 

 Some decisions will be made together, some separately  
 Will have a stakeholder group for the project with wide variety of people and interests, 

involving a wide array of public process  
 Would like to have two representatives from each council to define who will be on the 

stakeholder committee 
 Decide land use first, neighborhood infrastructure first 
 Decide what decisions we need to make 
 First need to jointly create a vision we all share, then decide on how to accomplish that 
 Should be jurisdictionally blind until we get down to nuts and bolts 
 Agree that is the right way to do it - create vision then work out the details 
 Go into this with jurisdictional blindness, no idea of where a boundary should be 
 Share the vision process between the two cities  
 Subcommittee begin to develop this vision and take to their Council 
 Line will become evident as we plan thru this opportunity to show State a collaborative 

process to jointly plan the area 
 Need to be cognizant of pragmatic self-interests in the outcome.  Afterwards when the 

natural outcomes arise how to make it equitable. 
 How do you go about creating a joint vision 
 The subcommittee should be part of the effort to create a joint vision. 
 What is the role of the subcommittee and role of the Council; don’t know what it would 

or would not do 
 Would like more Council involvement in the process rather than less.  All Council 

members should be included in the big picture items vision.  
 Subcommittee limited to two Councilors from each city to help work through the process 

road map.  Both Councils will meet together at each milestone 
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 Agree with Mayor Ogden that the Council should be really involved; subcommittee 
would help staff develop structure of decision making and composition of steering 
committee 

o Large group 20 people, a diverse group to ground truth information 
o Small committee will be limited in scope to outline the process 

 What are the process steps 
 What will the subcommittee do? The comments made by both Councils are telling about 

the attitudes and perspectives.  
o Thought steering committee would be the two Councils; not clear what will be 

gained with a subcommittee.   
o What will the steering committee do, would rather see both Councils come 

together 
 Important to include other property owners in the committee 
 Outlining process for project; would it be helpful to have both Councils involved in the 

process 
 Would the two Councils want to participate 
 Scheduling meetings with everyone is difficult.  

o If dates are scheduled and not all Councilors can attend, will one Council 
outnumber the other, would that be a problem, how would that be handled 

 Staff should develop the structure; do not have issue with staff coming up with plan and 
then the Councilors can provide input on that 

 Trying to make effective use of people’s time. Can see value in bouncing ideas from 
staff, whatever ideas come out will be vetted by both Councils 

 Will provide input to structure and timeline and then come back.  
o Okay with subcommittee setting up structure of the process and recommendation 

on how to get other peoples’ input throughout process  
o Need robust information brought back to both Councils from the subcommittee 

 
Councilors Monique Beikman and Joelle Davis volunteered for the subcommittee from the City 
of Tualatin.  Councilors Richard Goddard and Susie Stevens volunteered to represent the City of 
Wilsonville.  
 
A consensus was reached to move forward with the subcommittee. The Councilors on the 
subcommittee will be communicating information to their own Council. 
 
Work Session adjourned at 8:24 p.m. 
 
      Respectfully submitted, 
 
      _________________________________________ 
      Sandra C. King, MMC, City Recorder 



















OFFICIAL 

These minutes are not verbatim. The meeting was recorded, and copies of the recording are 
retained for a period of one year from the date of the meeting and are available upon request. 

TUALATIN PLANNING COMMISSION     -    MINUTES OF June 19, 2014 

TPC MEMBERS PRESENT:  STAFF PRESENT 
Alan Aplin      Aquilla Hurd-Ravich 
Adam Butts Cindy Hahn 
Jeff DeHaan      Ben Bryant 
Bill Beers  Lynette Sanford  
Cameron Grile 
Jan Giunta 

TPC MEMBER ABSENT: Nic Herriges 

GUESTS:   Grace Lucini 

1. CALL TO ORDER AND ROLL CALL:

Alan Aplin, Chair, called the meeting to order at 6:30 pm and reviewed the agenda. Roll 
call was taken.  

2. APPROVAL OF MINUTES:

Mr. Aplin asked for review and approval of the May 15, 2014 TPC minutes. Ms. Hurd-
Ravich, Planning Manager, stated that there was communication from Grace Lucini to 
amend the minutes to include additional information regarding notices.  After 
discussion, it was agreed to keep the minutes as written, but add the materials 
submitted by Ms. Lucini at the May 15, 2014 TPC meeting as an attachment. MOTION 
by Giunta SECONDED by Butts to approve the minutes with the amendment. MOTION 
PASSED 6-0.   

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA:

None 

4. ACTION ITEMS:

A. Basalt Creek Concept Plan Project – Update and Review of Draft Guiding 
Principles and Existing Conditions Information 

Cindy Hahn, Associate Planner, presented an update on the Basalt Creek Concept Plan 
Project, including draft guiding principles and preliminary information about existing 
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conditions, which included a PowerPoint presentation. 

Ms. Hahn went through the schedule which begins with the public involvement plan and 
guiding principles and will continue through the end of 2015 with public hearings and 
adoption. Development and construction could begin in 2017. A Community Workshop 
was held on June 17 to gather input that will be used to create several alternative 
concepts for future development in the Basalt Creek area.    

The next steps in this process include a joint Council meeting on July 16 at 6:00 pm in 
the Tualatin Police Training Room. This meeting will focus on guiding principles, 
evaluation measures, and existing conditions information gathered to date. The next 
joint meeting is anticipated for December. The next steps in the planning process 
include creating alternative development concepts, evaluate and test alternative 
scenarios, and choose a preferred alternative. The Planning Commissions and City 
Councils of both Tualatin and Wilsonville will receive regular updates throughout the 
planning process.  

Mr. DeHaan asked who was responsible for writing the draft guiding principles. Ms. 
Hahn responded that the draft came from the consultants and staff members. Mr. 
DeHaan acknowledged that the changes increased readability. Ms. Giunta asked if 
Wilsonville is planning additional residential development or if they’re solely focusing on 
commercial and industrial. Ms. Hurd-Ravich responded that the focus is on commercial 
and industrial. Ms. Giunta asked if there is a way to increase the residential component 
and to incorporate livability of residential neighborhoods. Ms. Hurd-Ravich answered 
that she will make note of that. Mr. Aplin mentioned that the word “commercial” has 
been omitted from the fourth Guiding Principles. Ms. Hahn will make note of that.  

Ms. Hahn continued to discuss the demographic and environmental differences 
between Tualatin and Wilsonville. Ms. Giunta mentioned that there are wonderful 
wildlife areas in Basalt Creek and she is hoping that corridors are established to 
facilitate the movement of wildlife and the preservation of our ice age heritage.  

Ms. Hahn stated that an instant polling system was conducted at the workshop and the 
results will be forthcoming. The focus was on the different land uses and whether 
they’re appropriate in this area. The results of this polling and the on-line survey will be 
incorporated into a report for the development. Mr. DeHaan asked how many people 
attended the workshop. Ms. Hahn answered there were 40-50, and consisted of mostly 
land owners. Ms. Hurd-Ravich added that a map exercise was conducted at the 
meeting and these results will be digitized and put on our website.  

Grace Lucini, 23677 SW Boones Ferry Rd. 
Ms. Lucini stated she is following up on a comment made at our last meeting regarding 
the compliance with public notification.  She stated that her comments are on behalf of 
herself and the other citizens directly or indirectly affected by the Basalt Creek planning 
area. She stated the public meetings law 192.610 and 192.690 and the Oregon 
Department of Justice manual, January 2011, states an important issue regarding 
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public notice. Ms. Hurd-Ravich acknowledged that we are in agreement that property 
owners and interested parties will be advised about upcoming meetings by email and a 
monthly hard copy will be mailed.  

B. Metro’s Climate Smart Communities Project 

Ms. Hurd-Ravich, Planning Manager, presented the Metro’s Climate Smart 
Communities Project, which included a PowerPoint presentation. This project was 
enacted in 2009 as part of a statewide transportation funding bill to develop an 
approach for reducing greenhouse gas (GHG) emissions from small trucks and cars. 
The plan must seek to reduce emissions 20% below 2005 levels by 2035. The plan 
must be completed by 2014.  

Ms. Hurd-Ravich went through the slides which detailed the elements of each scenario. 
The desired outcomes will include building vibrant communities, equity, economic 
prosperity, transportation choices, clean air and water, and climate leadership. What 
Metro has found so far, based on the local and regional plans, is that we can 
accomplish this 20% reduction except that these plans are not fully funded.  

On May 30, the Metro Policy Advisory Committee (MPAC) and the Joint Policy Advisory 
Committee on Transportation (JPACT) made a joint recommendation to the Metro 
Council on a draft approach for testing. There are nine recommendations that are 
intended to provide Metro staff with sufficient direction to move forward with testing a 
draft approach that will be subject to further discussion and potential refinement after 
analysis.   

Ms. Guinta asked where in the policy choices does it include fuel efficient vehicles. Ben 
Bryant, Economic Development Manager, answered that in the previous slide it detailed 
that in 2010 vehicles averaged 29.2 miles per gallon and in 2035, the goal is 68.5 mpg.  
Ms. Giunta asked why they didn’t include heavy trucks. She stated that in CA and WA 
they have restrictive emission standards and the greenhouse gas levels are dropping. 
Ms. Hurd-Ravich responded that she will ask the question and get back to her. Mr. 
Bryant continued with the presentation that covered the straw poll results and what this 
means for communities.  

Ms. Hurd-Ravich added that the immediate next steps in this process include Metro 
staff evaluating the draft preferred and develop implementation recommendations. In 
September, they report back results to the regional advisory committees. From 
September through November, public and local government reviews results and draft 
preferred approach and in November and December final refinements and adoption will 
occur.   

Ms. Giunta asked about the implications for Tualatin and why it’s important to us. Mr. 
Bryant stated that Metro recognizes that local cities are already implementing plans to 
increase vibrancy and town centers, but what’s left are the regional issues which 
include transit and parking management that will influence future regional transportation 



TPC MEETING - Minutes for June 19, 2014 Page 4 

plans and urban growth boundaries. Discussion followed regarding different transit 
options and the limitations.  

5. COMMUNICATION FROM CITY STAFF:

None 

6. FUTURE ACTION ITEMS

Ms. Hurd-Ravich stated we are lacking agenda items for the July meeting and it may be 
canceled. In August, there is a full agenda with a Basalt Creek update and an update 
from Tom Mills at Trimet regarding the SW Enhancement Study.  There will also be 
information regarding the Plan Text Amendment on Mohave Court which is the area 
behind Applebees. In addition, there may be information regarding the Tigard ballot 
initiative that was passed in March. Mr. Grile asked about additional sign variances for 
Nyberg Rivers. Ms. Hurd-Ravich responded that we have not received any recently.  
Mr. DeHaan asked about the Espedal site. Ms. Hurd-Ravich answered that they 
recently submitted an architectural review. The project has been scaled back and did 
not need a variance.   

7. ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION

None. 

8. ADJOURNMENT

MOTION by Beers SECONDED by Aplin to adjourn the meeting at 7:57 pm. MOTION 
PASSED 6-0. 

_______________________________ Lynette Sanford, Office Coordinator 

































OFFICIAL 

These minutes are not verbatim. The meeting was recorded, and copies of the recording are 
retained for a period of one year from the date of the meeting and are available upon request. 

TUALATIN PLANNING COMMISSION     -    MINUTES OF September 18, 2014 

TPC MEMBERS PRESENT:  STAFF PRESENT 
Alan Aplin      Aquilla Hurd-Ravich 
Adam Butts Cindy Hahn 
Jeff DeHaan   Lynette Sanford 
Bill Beers 
Cameron Grile 
Jan Giunta (arrived after agenda item 2) 

TPC MEMBER ABSENT: Nic Herriges 

GUESTS:  

1. CALL TO ORDER AND ROLL CALL:

Alan Aplin, Chair, called the meeting to order at 6:31 pm and reviewed the agenda. Roll 
call was taken.  

2. APPROVAL OF MINUTES:

Mr. Aplin asked for review and approval of the June 19, 2014 TPC minutes. MOTION by 
Beers SECONDED by DeHaan to approve. MOTION PASSED 5-0.    

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA:

None 

4. ACTION ITEMS:

None 

5. COMMUNICATION FROM CITY STAFF:

A. TriMet’s Service Enhancement Plan 

Tom Mills, a Planner for TriMet, presented an update on the Southwest Service 
Enhancement Plan. This plan has been implemented to better serve the growing region 
by adding local and regional service throughout the region. Mr. Mills stated that when 
he met with the Planning Commission back in December of 2013, the plan was in the 
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public outreach and data analysis phase. The draft vision is now in the gathering 
feedback phase. Once feedback is gathered, the plan will be revised and they hope to 
have revisions finalized by spring.   

 
Mr. Mills shared a PowerPoint presentation which detailed maps of where Tualatin 
residents work and live. He added that TriMet held six community meetings for public 
input including four key population meetings and a Charette. Over 200 people 
participated in the various workshops and in addition, a survey was conducted on-line 
and through the mail which drew over 1800 responses.  
 
Mr. Mills continued with the slideshow that detailed the current bus lines. The lines 
currently consist of service heading north and south and acknowledged that east/west 
service is lacking throughout the region.  There is also interest among citizens to be 
able to ride public transit to PCC. Lastly, Mr. Mills discussed expanding the community 
connector service, which includes the Tualatin shuttle.   

 
Mr. Aplin inquired about the possibility of additional park and ride lots. Mr. Mills replied 
that the current plan does not include future park and ride lots due to the cost involved, 
but there is an option for this to be funded in the future by neighborhood partners such 
as churches and movie theaters. Mr. DeHaan inquired about the 76 bus and the 
ridership required for it to run more frequently.  Mr. Mills answered that it’s determined 
by boarding rides per vehicle, and the 76 bus is not quite up to the tipping point. Mr. 
DeHaan asked about rush hour commuter hours and if there is consideration about 
adding a run in the middle of the day. Mr. Mills answered that he does not predict there 
will be a demand for mid-day or late night service, outside of rush hour. Ms. Giunta 
asked if TriMet is looking at high capacity bus service, such as articulated buses. Mr. 
Mills answered that they are not discussing that at this time. Mr. Mills added that there 
is a survey on-line on the Tualatin Facebook page.  
 
B. Basalt Creek Concept Plan – Project Update 
 
Cindy Hahn, Associate Planner, presented a status update on the Basalt Creek 
Concept Plan which included a PowerPoint presentation. Ms. Hahn stated that there 
was a public workshop in June and a joint Council meeting in July which focused on 
themes derived from stakeholder input, a land capacity analysis, and a summary of the 
development themes that will be used to develop land use scenarios for the study area.  
Another joint Council meeting is scheduled for December and there will be an open 
house in January to look at the alternatives.  
 
Ms. Hahn reported many Tualatin and Wilsonville residents participated on the online 
survey and attended the workshop. The themes that came out of the workshop included 
protecting the existing neighborhoods, open to a range of employment and commercial 
uses, and appropriate transitions between land uses. The themes that resulted from the 
online survey included less focus on housing, additional support for retail and 
restaurants, less support for warehousing and industrial, and interest in public access to 
natural resources.  
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Ms. Hahn added that Manufacturing is a big part of the economy in Oregon and it is the 
second highest of output in the nation. In 2012 it represented 55.16 million dollars. Mr. 
Beers inquired about manufacturing area and how to keep truck traffic at a minimum. 
Ms. Hahn answered that warehouse and distribution is associated with a lot of truck 
traffic, whereas a high-tech campus style of business would be less.  

Mr. DeHaan asked if there has been analysis to determine which manufacturing and 
industrial type facilities would work best in Basalt Creek. Ms. Hurd-Ravich responded 
that industrial land developers were consulted to determine what the area would 
support. Ms. Hahn added that there was less demand for retail development since there 
are many nearby; however, there was a desire for smaller retail businesses.  

Ms. Hahn stated that developers have acknowledged that regarding residential 
development, there is a demand for single story houses for the seniors. A housing 
preference survey was conducted and the result was that there is clearly a preference 
for single-family detached houses on moderate sized lots even though smaller lots are 
becoming more acceptable.  Ms. Hahn stated that natural areas are also a priority as 
well as active recreational activities.  

Ms. Hahn reported that the next steps include the discussion of alternative land use 
scenarios in October. In November, findings will be drafted on infrastructure and 
refinement of alternative land use scenarios. The review of land use scenarios is 
scheduled for December and the alternatives will be presented to the public for 
feedback at the open house in January.   

6. FUTURE ACTION ITEMS

Ms. Hurd-Ravich stated that the Planning Commission meeting scheduled in October 
has a light agenda and may be canceled. In November, there will be updates. Ms. 
Giunta inquired about the Stafford Hamlet area. Ms. Hurd-Ravich responded that this 
topic will be on the Council agenda in October and the Planning Commission will 
discuss this in November.  Mr. Grile inquired asked about the Nyberg Rivers sign along 
the freeway and noted how small it is in comparison to the one advertising Nyberg 
Woods. Ms. Hurd-Ravich responded that the development could not ask for a sign 
variance because they City no longer allows new freeway oriented signs.  Nyberg 
Woods was able to use the existing sign. Ms.Hurd-Ravich added that LA Fitness is in a 
different planning zone and may request a sign variance for a larger sign.  

7. ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION

Mr. DeHaan inquired about Riverhouse property on Boones Ferry Rd. Ms. Hurd-Ravich 
responded that the Code Enforcement Officer forced them to remove the trailer, the 
tarps on the fence, and trim the weeds.  
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8. ADJOURNMENT

MOTION by Grile SECONDED by DeHaan to adjourn the meeting at 8:06 pm. MOTION 
PASSED 6-0. 

_______________________________ Lynette Sanford, Office Coordinator 
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NOTES FROM DECEMBER 2, 2014 JOINT CITY COUNCIL MEETING 

BASALT CREEK CONCEPT PLAN – BASE CASE SCENARIO 

Tualatin Mayor & Council highlighted 

SUMMARY OF KEY POINTS: 

• Desire to look at alternative locations for jurisdictional boundary than the E-W Arterial. 
• Interest in commute patterns, achieving a jobs/housing balance in the area to reduce reverse 

commuting. 
• Tualatin has desire for more residential; Wilsonville for more employment land. 
• Interest in looking at buffering alternatives to transition from residential to industrial and office. 

Recreational facilities or sports fields were suggested as a possibility. 
• Desire to look at alternative locations and ways to include neighborhood commercial in the 

planning area. 
• Concern with cost of sewer infrastructure, how the area will be served, and how to make the 

area marketable and cost comparative within the region given topographic constraints.  
• Interest in possible coordination of sewer service between the cities. 
• Concern about truck traffic and how it is factored into the transportation analysis. 
• Interest in revenue based on land use and future assessed value. 

 

DISCUSSION NOTES - SORTED BY SPEAKER 

Speaker Subject Comments 

Knapp & 
Starr 

Stormwater Need to coordinate on treatment, compliance, design standards 
between cities. 
Will more land be needed for treatment (stormwater facilities)? 

Stevens Basalt rock How deep? What is the cost of putting in pipes? 
Davis Trip cap Who determined this number? 
Bubenik Land use Will an alternative be presented with more residential? Would 

this fit within the trip cap? 
It would be ideal to have a better jobs/housing balance in the 
planning area 

Goddard VC/Traffic Why is there a discrepancy between intersection & land VC? 
Goddard Stormwater Is on-site retention being considered? 
Goddard Boundary Why is the boundary following the E-W Arterial? 
Starr E-W Arterial Why was the north prong of the I-5/99W Connector not included 

in the traffic analysis? 
Curious how much traffic is local & how much is regional 
Need to look at where people are coming from/going to 
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Ogden Sewer How much of the proposed system is over 25 feet deep? 
Shallower? 
What is the cost of a gravity system? 
What is the break point on cost to make it marketable & cost 
comparative with the region? 

Ogden Traffic/land use How do you influence direction of traffic & trips?  
How do you balance jobs & housing? 

Knapp Roads Is the Greenhill overcrossing happening before or after 2035? 
Bubenik Utilities Is there a cost savings to either City of moving the service area 

boundary north or south? 
Fitzgerald Traffic/trips How is commuting factored into the model? 
Knapp Employment What is the jobs/acre for different employment types? 

Per JF: 10/ac industrial; 20/ac office & retail 
Ogden Land use Why is residential located where it is & at the densities shown? 

Why is residential used to buffer existing residential? Doesn’t this 
create a similar problem to what currently exists (residential next 
to industrial)? 
Is the 50/50 single to multifamily ratio for the city as a whole? 
Region? Planning area? 

Grimes Phasing With the jurisdictional boundary as shown, would Tualatin have 
to wait to develop? 

Brooksby Traffic How is truck traffic volume accounted for in analysis? 
How does this affect VC, intersections, lanes? 
How is freight modeled? 
Per JF: Model includes a % of freight 

Knapp Utilities Don’t pipes follow roads? 
Per AB: Need to look at gravity system in more detail 
Is it possible that service boundary might be different than 
political boundary? 
Would it be feasible to share utilities? 

Knapp Sewer Could Wilsonville service the entire planning area? 
Ogden Utility cost Are costs comparable to region? Is the planning area competitive 

with the region?  
What are revenue trade-offs? Cost benefit? 

Knapp Boundary Seems artificial; makes more sense to have a boundary other 
than the E-W Arterial 

Knapp Land use There should be more office in Wilsonville’s part 
Move high tech closer to the Elligsen interchange 

Ogden Land use What is best use for the planning area is all goes to Tualatin or 
Wilsonville? If jurisdictionally blind 
How do we get at jurisdictional equity? Or does it matter? 

Starr Land use Could use regional sports facility or complex as a buffer between 
residential and industrial 

Goddard Land use Does not want high density housing; suggest take out multifamily 
How do you buffer without using residential? 
West RR area: Combine natural areas with office/flex 
development (like Nike) 
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Goddard Traffic Does not want roundabouts 
Davis Land use Wants more residential; multifamily is okay to include 
Davis E-W Arterial Move it south & let Greenhill serve the local area 
Grimes Land use Are there other ways to include Neighborhood Commercial? Add 

more to serve employers, employees, residents? 
Need to consider existing employment and residential, not just 
new development, when determining land use; keep things in 
perspective, in context 

Stevens Land use Employment lands are job creators 
Sports complex is not a job creator; it is a traffic generator; where 
will all the patrons/users eat? 

Brooksby Land use Need more residential to serve employees, provide housing 
locally 

Ogden Land use/balance What are Metro requirements for jobs vs residential? 
Per JF: 2300 jobs, no residential requirement 

Knapp General Wilsonville in less complicated than Tualatin; Tualatin needs to 
make tough choices 

Ogden General What is Tualatin’s end goal? 
Grimes Land use Housing is important; need more residential in city as a whole, 

not just as buffer in planning area 
Need balance between jobs & housing 

Ogden Land use Doesn’t concur that more residential land is needed in planning 
area (or city as a whole) 

 

 

DISCUSSION NOTES - SORTED BY SUBJECT 

Speaker Subject Comments 

Stevens Basalt rock How deep? What is the cost of putting in pipes? 
Goddard Boundary Why is the boundary following the E-W Arterial? 
Knapp Boundary Seems artificial; makes more sense to have a boundary other 

than the E-W Arterial 
Knapp Employment What is the jobs/acre for different employment types? 

Per JF: 10/ac industrial; 20/ac office & retail 
Davis E-W Arterial Move it south & let Greenhill serve the local area 
Starr E-W Arterial Why was the north prong of the I-5/99W Connector not included 

in the traffic analysis? 
Curious how much traffic is local & how much is regional 
Need to look at where people are coming from/going to 

Knapp General Wilsonville in less complicated than Tualatin; Tualatin needs to 
make tough choices 

Ogden General What is Tualatin’s end goal? 
Brooksby Land use Need more residential to serve employees, provide housing 

locally 
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Bubenik Land use Will an alternative be presented with more residential? Would 
this fit within the trip cap? 
It would be ideal to have a better jobs/housing balance in the 
planning area 

Davis Land use Wants more residential; multifamily is okay to include 
Goddard Land use Does not want high density housing; suggest take out multifamily 

How do you buffer without using residential? 
West RR area: Combine natural areas with office/flex 
development (like Nike) 

Grimes Land use Are there other ways to include Neighborhood Commercial? Add 
more to serve employers, employees, residents? 
Need to consider existing employment and residential, not just 
new development, when determining land use; keep things in 
perspective, in context 

Grimes Land use Housing is important; need more residential in city as a whole, 
not just as buffer in planning area 
Need balance between jobs & housing 

Knapp Land use There should be more office in Wilsonville’s part 
Move high tech closer to the Elligsen interchange 

Ogden Land use Why is residential located where it is & at the densities shown? 
Why is residential used to buffer existing residential? Doesn’t this 
create a similar problem to what currently exists (residential next 
to industrial)? 
Is the 50/50 single to multifamily ratio for the city as a whole? 
Region? Planning area? 

Ogden Land use What is best use for the planning area is all goes to Tualatin or 
Wilsonville? If jurisdictionally blind 
How do we get at jurisdictional equity? Or does it matter? 

Ogden Land use Doesn’t concur that more residential land is needed in planning 
area (or city as a whole) 

Starr Land use Could use regional sports facility or complex as a buffer between 
residential and industrial 

Stevens Land use Employment lands are job creators 
Sports complex is not a job creator; it is a traffic generator; where 
will all the patrons/users eat? 

Ogden Land use/balance What are Metro requirements for jobs vs residential? 
Per JF: 2300 jobs, no residential requirement 

Grimes Phasing With the jurisdictional boundary as shown, would Tualatin have 
to wait to develop? 

Knapp Roads Is the Greenhill overcrossing happening before or after 2035? 
Knapp Sewer Could Wilsonville service the entire planning area? 
Ogden Sewer How much of the proposed system is over 25 feet deep? 

Shallower? 
What is the cost of a gravity system? 
What is the break point on cost to make it marketable & cost 
comparative with the region? 

Goddard Stormwater Is on-site retention being considered? 
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Knapp & 
Starr 

Stormwater Need to coordinate on treatment, compliance, design standards 
between cities. 
Will more land be needed for treatment (stormwater facilities)? 

Brooksby Traffic How is truck traffic volume accounted for in analysis? 
How does this affect VC, intersections, lanes? 
How is freight modeled? 
Per JF: Model includes a % of freight 

Goddard Traffic Does not want roundabouts 
Ogden Traffic/land use How do you influence direction of traffic & trips?  

How do you balance jobs & housing? 
Fitzgerald Traffic/trips How is commuting factored into the model? 
Davis Trip cap Who determined this number? 
Bubenik Utilities Is there a cost savings to either City of moving the service area 

boundary north or south? 
Knapp Utilities Don’t pipes follow roads? 

Per AB: Need to look at gravity system in more detail 
Is it possible that service boundary might be different than 
political boundary? 
Would it be feasible to share utilities? 

Ogden Utility cost Are costs comparable to region? Is the planning area competitive 
with the region?  
What are revenue trade-offs? Cost benefit? 

Goddard VC/Traffic Why is there a discrepancy between intersection & land VC? 
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GRACE LUCINI 

23677 SW Boones Ferry Road 

Tualatin, Oregon 97062 

December 7, 2014 

To:  

All Tualatin City Council Members and Wilsonville City Council Members -Joint Cities Basalt Creek Concept 

Planning Meeting -Meeting December 2, 2014 

All Wilsonville Planning Commission Members -Commission Meeting -December 10, 2014 

All Tualatin Planning Commission Members -Commission Meeting - December 18, 2014 

 

Re:  Basalt Creek Area Concept Planning 

 

Please Include this communication as part of the public record for the Basalt Creek Area Concept Planning-- to be 

associated with the Public Meetings listed above.  

 

I have been observing the Basalt Creek Concept Planning process.  Several unaddressed issues become apparent as the 

Basalt Creek Area Base Case Scenario is presented.  These issues are created when the comments and presentations on 

the concept planning process are compared to the stated intent of Metro Ordinance 04-1040B----which is the basis for 

the entire concept planning process. 

 

Unaddressed issues are: 

 

1. The entire Basalt Creek Concept Planning process is based upon the current designated location of the East West 

Connector 

2. The utility, safety, feasibility, and cost of the East-West Connector has not been established due to the lack of 

the appropriate level of due diligence 

3. Due to lack of appropriate level of due diligence, if the location or design of the East-West Connector needs to 

be revised-planning based upon the current location will be of questionable use---- at the expense of the 

taxpayers.  

4. Current presentations on conceptual planning for the Basalt Creek Area  do not appear to conform to 

statements which are specific to the future development of the Tualatin Study Area within Metro Ordinance 04-

1040B, which is the basis and authorizing tool for the Basalt Creek planning process.   

5. The Base Case presentation – the first of three alternative scenarios to be presented for consideration-includes 

road and infrastructure detail which will need to accommodate the stated primary purpose of the 124th-East 

West Connector – which is to have limited local access /cross traffic to increase the volume and flow of regional 

freight traffic from Highway 99 to Interstate 5 unless overpasses are constructed for local roads across the 5-6 

lane 6% grade East-West Connector –adding significant design and construction costs. 

6. The Base Case Scenario presentation provides an extremely high level magnitude discrepancy factor for 

anticipated cost factors on construction through known masses of large basalt rock formations and mountain 
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ridges and steep grades.  Topographical maps and onsite inspection of the location of the proposed concept plan 

(as presented) - easily suggests cost factors will weigh significantly towards the upper end of construction costs. 

 

An update on the Basalt Creek Concept Planning Project is being presented on the progress on the staff and consultants’ 

findings and to present their Base Case primary Base Case scenario for Concept Planning.  Two additional scenarios are 

to be developed within the next month based upon the feedback provided by the City Councils, and their respective 

Planning Commissions. 

When Metro authorized the process of the concept planning for the Basalt Creek Area in 2004, Metro Ordnance 04-

1040B included remarks specific to the Basalt Creek Concept Planning process including: 

 Establishment of a Highway 99-I-5 Regional Freight Transportation Connection 

 Utilizing the Connection as a basis for jurisdictional boundaries 

 Zoning on the north side of the Connector to be “Outside Residential Neighborhoods” 

 Zoning on the south side of the Connector to be “Industrial” 

 Acknowledged and Identified over ½ of the acreage within the Tualatin Study area and the Coffee Creek Study 

area was not conducive for Industrial Development 

 And provided for the Evaluation and Protection of the Natural Resources within the Basalt Creek Area as part of 

the process 

METRO ORDINANCE 04-1040B  

II. Specific Findings for Particular Areas Added To UGB in Task 2 Remand Decision - Metro Ordinance 04-1040B 
 
E. Tualatin 
“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-5/99WConnector; 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 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)” 

 

II. SPECIFIC CONDITIONS FOR PARTICULAR AREAS - Metro Ordinance 04-1040B 

C. Tualatin Area 
“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 
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the I-5/99W Connector, or within seven years of the effective date of Ordinance No. 04-1040, whichever occurs 
earlier. 
 
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.” 

 
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.” 
 
 
Staff Report Suitability for Industrial Development- Metro Ordinance 04-1040B 

 
 

(Indicates approximately ½ of the Tualatin Study Area and less than ½ of the Coffee Creek Study Area was 
appropriate and/or anticipated to be Industrial Development) 

 
 
Condition IG of Exhibit F - Metro Ordinance 04-1040B 
 
 “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.” 
 
 

Entire Concept Planning process based upon location on East West Connector 

It has been stated the location of the East West Connector as adopted by the Basalt Creek Concept Planning PAG Group 

in December 2012, and then adopted by Washington County Ordinance 767 in 2013, is to be incorporated and included 

as an existing factor within the Basalt Creek Concept Plan.    

This is an important factor, as the East-West Connector is geographically located in the middle of the Basalt Creek Area, 

and includes a bridge which will tower approximately 100 feet into the air at the eastern end where it is anticipated the 

width of the bridge will be 5-6 lanes wide (to make accommodations for slow acceleration of freight trucks due to the 

steep grade).       

(Please see attached Preliminary Design for East West Connector including topographical cross-section) 
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A. It should be noted, the 124th East West connector does not in fact terminate at Interstate 5, nor do plans 

include any direct connection onto Interstate 5.  All of the Interstate 5 regional freight traffic will be directed 

onto surface arterials and collectors which will then feed into an already compromised Elligsen/ Interstate-5 

Interchange, competing with other local commercial and residential traffic.   

B. Preliminary design of the East West Connector indicates cut and fill of large amounts of land in order to 

achieve a minimum 6% road grade for regional freight traffic (which is within Washington County standards, 

but exceeds Federal Highway recommendations for design of highways for freight traffic).   

C. Preliminary design of the East West Connector indicates the East West Connector requires traffic stop lights 

at the top and bottom of a 6% grade bridge --- a known significant factor which will decrease speed and flow 

of freight traffic through the intersections and surrounding area.   

D. The steep expressway grade of the East West Connector will significantly and negatively impact local traffic 

when the 6% grade bridge over the wetlands becomes icy and the East-West Connector becomes slick and 

unsafe.  Due to the above and below ground-level design of the East-West Connector (road cut and lengthy 

100 foot bridge elevation); timely emergency vehicle access to attend accidents will be reduced due to 

limited access roads or off road access. 

E. The 6% grade of the Connector exceeds Federal ADA Recommendations may limit multimodality use of the 

East West  Connector which is contrary to the current emphasis of State, Regional and local transportation 

goals.  Design changes to accommodate ADA recommendations may increase design and construction costs 

which were not included during East-West Connector location discussions.   

F. Due to the need to cut and fill large amounts of land to construct the East-West Connector (which may also 

include an additional cross traffic proposed local road) in this area of known and identified - wetlands, high 

value riparian, and high value uplands habitat---- Have the appropriate State and Federal agencies been 

consulted and these projects properly vetted as to impact on known wetlands and Significant Natural 

Resources identified within Goal 5, 3 and 13 standards? 

G. Was the specific location and design of the East-West Connector as identified in Washington County 

Ordinance 767 reviewed or vetted by those agencies responsible for protection of local, state and federal 

natural resources- as addressed in  Metro 04- 1040B. 

If the appropriate reviews by the appropriate State and Federal agencies was not done during and as part of the 

Tualatin –Wilsonville IGA and/or PAG evaluation process (as to the specific location and design of the East West 

Connector within the Basalt Creek Area) and its impact upon identified Significant Natural Resources has not 

been determined-- it is not known if the present location of the Connector will require changes in location or 

design to comply with water quality standards or other environmental constraints.   

If there are additional design features which are needed to reduce the 6% grade of the East-West Connector, or 

significant bridge design accommodations needed to increase multi-modal use- the ability and cost to achieve 

these changes---this information  needs to be identified and included in the Concept Planning process for 

purpose of funding and to ensure compatibility with future planning. 
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Has the integrity and stability of the one basalt rock formation within the known wetlands upon which 

Washington County plans to use as the center footing for large 5-6 lane regional freight bridge ---has the 

appropriate level of due diligence been done to determine its feasibility for its intended use? 

It seems appropriate these basic feasibility issues should be addressed and resolved immediately if the entire 

concept design process for the Basalt Creek Area revolves upon the viability of the specific location of this 5-6 

lane connector and bridge before any concept scenario is presented for evaluation to the Cities or public. 

Based upon the above, the design and location of the East-West Connector seems extremely counter intuitive for an 

expressway whose main purpose is to increase the flow of regional freight through this area- especially when other 

alternative scenarios did not pose such problems.   

Spending time, effort and costs in concept planning based upon the location of the East-West Connector when 

appropriate feasibility studies specific to the connector’s planned location may not have been obtained ---may be a 

significant oversight in the planning process.  This may eventually cause a significant and unnecessary expense to 

taxpayers and may cause an unnecessary delay in resolution and implementation of the plan--- should the present 

location of the East West Connector be deemed inappropriate for construction. 

 

Boundary and Zoning Issues 

1. Comments continue to be raised regarding the utilization of the East-West Connector as a basis for jurisdictional 

boundaries (as suggested in Metro Ordinance 04-1040B)--due to concerns about different types of zoning on the 

north and south sides of the Connector.    

If the current location of the East-West Connector remains as indicated- a significant portion bisects land with 

known wetlands, and Significant Natural Resources which pose constraints upon development limiting 

development on approximately ½ of either side of the East-West Connector.  And, due to the topography of the 

area, the eastern bridge portion of the East West Connector is anticipated to rise 100 feet above the ground.  

Consequently there will not be development at face to face street level on a large portion of the East-West 

Connector.  Both of these issues should ease some concerns expressed about driving along the East West 

Connector and seeing different types of development abutting the expressway at street level and should be able 

to remove this concern as a limiting factor in the decision making process. 

2. Those preparing concept zoning plans within the Basalt Creek Area should be cognizant and respectful of the 

numerous existing homes and neighborhoods which were built under the zoning, the laws and the regulations in 

place at time.  It is these people and families who will bear significant impact by changes in governance or 

zoning implemented by this process.  It is again important to recognize the residents and property owners 

within the Basalt Creek Area have no elected representation within the Basalt Creek Concept Planning process.   

 

Issues which should be addressed regarding the proposed Basalt Creek Base Case Scenario: 

If the entire basis of the 124th East-West Connector is predicated on increasing the flow of Regional Freight Traffic from 

Highway 99 to Interstate 5 –in part by limiting the number of local access points interrupting the speed and flow of truck 
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traffic—then questions should be asked regarding the Base Case Scenario proposing a local road which intersect the 

East-West Connector and not included within the preliminary design plan for the East West Connector 

-What type of traffic control is intended at the intersection of the 5 lane East-West Connector and the Base Case 

proposed local road which runs north and south parallel and between SW Boones Ferry Road and SW Grahams 

Ferry Road (as identified in the December 2014 Basalt Creek Concept Plan Base Case Scenario)? 

- is a less expensive traffic light sufficient to meet the local traffic needs without significantly interrupting truck east-

west truck traffic (which is estimated by Washington County Staff will be twice the volume of current Tualatin 

Sherwood Highway traffic)? 

-will an overpass/s be required for proposed local north south roads, and  

-who will pay for significant design and construction upgrade improvements  to the East-West Connector plans, as well 

as the additional design & construction costs for the local road for any overpass across the 6% grade 5-6 lane 

Expressway through undulating topography? 

Please see the attached topographical map –Indicating the approximate locations of the East-West Connector and the proposed 

Base Case north-south local road which intersects the Connector in the middle of a steep ridge. 

 

 

A Recommendation for future Basalt Creek Concept Planning discussions and presentations: 

As the topography of this area presents important constraints to the entire concept planning due to an extremely wide 

range of topographical features including steep grades and natural wetlands, it seems reasonable future concept plans 

should be presented with topographical overlays when making presentations to city officials and to the public-- to 

provide greater understanding and visual conceptualization of this complex project.   

 

I appreciate your consideration of these issues when you forward your comments, recommendations or suggestions to 

the Basalt Creek Concept Planning staff and consultants as they make their revisions and create the next- and last- two 

alternative scenarios to be presented in February 2015.   

Respectfully submitted, 

Grace Lucini 

 

Attachments:  

Preliminary Design for East West Connector-Washington County  

Topographical Map East West Connector with Base Case Local Road Overlay 

 

CC:  Cindy Hahn, City of Tualatin 

Aquilla Hurd-Ravich, City of Tualatin 

 Chris Neamtzu, City of Wilsonville 
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OFFICIAL 

These minutes are not verbatim. The meeting was recorded, and copies of the recording are 
retained for a period of one year from the date of the meeting and are available upon request. 

TUALATIN PLANNING COMMISSION     -   MINUTES OF December 18, 2014 

TPC MEMBERS PRESENT:  STAFF PRESENT 
Alan Aplin      Aquilla Hurd-Ravich 
William Beers Cindy Hahn 
Jan Giunta      Lynette Sanford 

TPC MEMBER ABSENT: Nic Herriges, Jeff DeHaan, Adam Butts, Cameron Grile 

GUESTS:  

1. CALL TO ORDER AND ROLL CALL:

Alan Aplin, Chair, called the meeting to order at 6:29 pm and reviewed the agenda. Roll 
call was taken.  

2. APPROVAL OF MINUTES:

Mr. Aplin asked for review and approval of the November 20, 2014 TPC minutes. Since 
there were only three members present, the approval of the minutes was postponed 
until the next meeting.   

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA:

Susan Noack, 9522 SW Siletz, Tualatin, OR 
Ms. Noack stated that she has been a Tualatin resident since 2001. She is currently 
retired, very involved in the Senior Center, and a representative of the City Task Force 
on Aging. Ms. Noack noted that Joe Lipscomb is the Chairman of this committee and its 
purpose is to investigate the needs of seniors in the community and present the findings 
to the City. This organization is focusing on goals for seniors: local transportation, street 
and sidewalk safety, a program with local churches called “You are not alone” – a 
wellness program for seniors, and additional educational programs regarding the needs 
of seniors. Ms. Noack stated that this committee meets the third Tuesday of every 
month at the Juanita Pohl Center.  

Ed Casey, 22255 SW 102nd Place, Tualatin, OR 
Mr. Casey stated that he is a 42 year resident of Tualatin and he is also involved with 
the City Task Force on Aging. Mr. Casey noted that 17% of the population in Tualatin is 
over 50, and the aging population is growing. He wanted the Commission members to 
keep this in mind when they are making decisions about future land uses and 
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transportation issues which will affect senior citizens.  Ms. Hurd-Ravich inquired how to 
get in contact with the group. Mr. Casey said to contact Joe Lipscomb.  
 

4. ACTION ITEMS: 

 
None 

 
5. COMMUNICATION FROM CITY STAFF: 
 

A. Basalt Creek Concept Plan – Project Update 
 

Cindy Hahn, Associate Planner, presented a summary of the December 2 Joint City 
Council meeting with Wilsonville, including a review of a Base Case land use scenario 
that has been developed and evaluated. This presentation is for information purposes 
and to gather input to help create two additional scenarios in winter 2015.  
 
Ms. Hahn stated that the Base Case Scenario includes a range of land uses such as 
light industrial and warehousing, office park, industrial tech/flex space, single-family 
residences, townhomes and apartments, neighborhood commercial, and undeveloped 
natural areas. Building the Base Case Scenario included stakeholder input regarding 
concerns about cut-through traffic, desire for green spaces and trails, small-scale retail 
to service local neighborhoods and workers, and market demand for updated industrial 
developments. Ms. Giunta asked about the east/west arterial route.  Ms. Hurd-Ravich 
responded that this concept plan will not revisit the east/west connector.  
 
Ms. Hahn continued with the presentation that included the land use development 
types, the indicators (evaluation criteria), transportation, and wet infrastructure. Mr. 
Beers inquired about the consideration of multi-family housing. Ms. Hahn responded 
that the considerations for multi-family included freeway access and the increase in 
traffic. The multi-family housing is to include a mix of townhomes, apartments, and 
single-family homes. Ms. Giunta raised the concern of traffic with multi-family housing 
and would like to see it reduced. She also expressed concern about the livability impact 
on single-family residences. She mentioned that she has heard that the Tualatin 
residents would prefer single-family over multi-family housing.  
 
Ms. Hahn noted that new households, jobs and trips generated in the Transportation 
Refinement Plan and the Urban Growth Report were used as guides in choosing 
different land uses for the planning area. The Base Case Scenario results in 
substantially fewer new households and substantially more jobs than either the 
Transportation Refinement Plan forecast or the Urban Growth Report forecast.  
 
Ms. Giunta asked if in the foreseeable future, will 124th be extended past Grahams 
Ferry and if development will occur before that. Ms. Hurd-Ravich responded that that 
there will be some development occurring before the east/west connector is built. The 
timeframe is approximately by 2035, depending on funding and discussions with the 
county. 
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Ms. Hahn continued discussing wet infrastructure. Preliminary cost estimates for the 
base Case infrastructure, including sewer, storm water and potable, water, are $44.6 
million for Tualatin and $32.4 million for Wilsonville. These estimates do not include all 
existing system upgrades that might be needed for water and storm water. The 
estimates are at a very conceptual level for comparative purposes. Ms. Giunta asked if 
a bond will pay for this. Ms. Hurd-Ravich added that Clean Water Services has been in 
discussion with the financial aspects of this and will look at revenues from the 
developers, including system development charges (SDC) fees. Ms. Giunta would like it 
noted that she is cautious moving forward with the Basalt Creek plan due to questions 
about the project being financially viable.  
 
The next steps in this process including a Joint Council meeting in February, a public 
open house in March, individual Council work sessions in April, and in spring/summer a 
preferred scenario will be developed.  A short discussion followed regarding the impact 
on the school district and high density housing.  
 
Gordon Scott, PO Box 2594, Tualatin, OR 
 Mr. Scott stated that Sherwood was going to build a school where Horizon Community 
Church is which was changed to Tigard-Tualatin, so the boundaries do change.  
 
Grace Lucini, 23677 SW Boones Ferry Rd, Tualatin, OR 
Ms. Lucini questioned that if the East/West connector is identified and established 
where it is, has the due diligence been completed regarding water quality standards. 
Ms. Hurd-Ravich said detailed analysis was completed and they identified a site off 
Grahams that will serve for water quality.  
 
Ms. Lucini added that the concerns in her letter need to be addressed and resolved 
before the plans are made for the road connection. Ms. Lucini added that a natural area 
goes through her property and there are many complications with that.  
 

6.     FUTURE ACTION ITEMS 

 
A. 2015 Meeting Calendar 

 
Ms. Hurd-Ravich stated the 2015 TPC meeting dates will continue to be held on the 
third Thursday of every month. In January, elections will be held for a Chair and Vice 
Chair. A sign variance for LA Fitness will be coming before the Commission members 
as well a preliminary look at medical marijuana dispensaries.  
 
Mr. Beers stated that he is representing the Planning Commission at the City Facilities 
Task Force. They are taking a look at existing facilities and determining future needs, 
including a new City Hall.   Ms. Giunta added that Riverpark CIO will be discussing this 
topic at their next meeting along with City staff.   
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7.      ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION 

 

None.   
 

8.       ADJOURNMENT 

 

MOTION by Aplin to adjourn the meeting at 8:10 pm.  
 

 
_______________________________ Lynette Sanford, Office Coordinator 
 
 
 



























 
                                                                                                                                                     

OFFICIAL MINUTES OF THE SPECIAL JOINT CITY OF
TUALATIN AND CITY OF WILSONVILLE WORK

SESSION FOR JUNE 17, 2015

 
 

Present: Mayor- Tualatin Lou Ogden; Mayor-Wilsonville Tim Knapp; Council President-
Tualatin Monique Beikman; Council President- Wilsonville Scott Starr; Councilor-
Tualatin Joelle Davis; Councilor- Tualatin Wade Brooksby; Councilor- Tualatin
Frank Bubenik; Councilor- Tualatin Nancy Grimes; Councilor- Tualatin Ed Truax;
Councilor- Wilsonville Susie Stevens; Councilor- WIlsonville Charlotte Lehan;
Councilor- Wilsonville Julie Fitzgerald 

Staff
Present:

City Manager- Tualatin Sherilyn Lombos; City Attorney- Tualatin Sean Brady;
Planning Manager- Tualatin Aquilla Hurd-Ravich; Deputy City Recorder- Tualatin
Nicole Morris; Associate Planner- Tualatin Cindy Hahn; Assistant City Manager-
Tualatin Alice Cannon; City Engineer- Tualatin Jeff Fuchs; Accounting Supervisor-
Tualatin Matthew Warner; Planning Director-Wilsonville Chris Neamtzu; Community
Development Director-Wilsonville Nancy Krausharr; Long Range Planning Manager-
Wilsonville Miranda Bateswchell; Development Engineering Manager- Wilsonville
Steve Adams; City Attorney- Wilsonville Mike Kohlhoff; City Manager-Wilsonville
Bryan Crosgrove 

Attendees: John Fregonese, Leila Aman, Erica Smith, Mark Anderson, Kelli Walters, Ray
Delahanty, Matthew Craigie, Brian Vanneman, Andy Braun 

 

               

A. CALL TO ORDER
 
  Mayor Ogden called the meeting to order at 6:00 p.m.

The Councils introduced themselves.
 

B. PRESENTATION AND DISCUSSION   
 
  Mayor Knapp encouraged Consultant Fregonese to not spend time going through the

PowerPoint as both Council’s had already received the information. He would like the
focus tonight to be on the Councils discussing the options.

Consultant Fregonese briefly recapped the presentation. He noted two boundary options
have been established with each having a mix of different land use scenarios.
Constraints for the area were reviewed and he recommended the West Railroad area is
set aside from tonight’s considerations. Developable acres, land use mixes, jobs and
employment types, transportation and trips, sewer and water costs, and assessed value
were recapped. Consultant Fregonese noted each boundary option meets regional goals
and constraints while providing high quality employment, housing opportunities,
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appropriate transitions, responsiveness to real estate markets, efficient infrastructure
systems, and development that pays for itself. The next steps for both Councils is to
refine the options, conduct public outreach, prepare draft and final concept plans, and
adopt plan amendments. Consultant Fregonese opened discussion for the Councils
asking them to consider the criteria that was set forth while working toward their preferred
alternatives.

Mayor Knapp stated Wilsonville had discussed these options and concluded they are
highly interested in high paying jobs through a uniquely attractive industrial sector. He
expressed their concerns regarding the ability to cluster industries together in options
presented tonight. Mayor Knapp also noted the concept of equity needs to be defined in
these cases. Wilsonville Council also discussed previously their concerns with cross
jurisdictional uses of sewer.

Mayor Ogden asked the group to consider if the current objectives still accurately reflect
where each City stands in the process.

Mayor Knapp requested high value jobs be added to the list of values.

Councilor Davis requested environmental protections of natural resources in the Basalt
Creek area be added to the list.

Consultant Fregonese stated options presented tonight are not plans but models.
Innovative uses will be further encouraged in the planning stage as the process currently
is in the testing and measuring stage.

Council President Starr stated he is not interested in moving forward with Option One as
presented. He concurred with Consultant Fregonese in setting the West Railroad area
aside during this process. He would like to focus on making infrastructure and revenue
more equitable for both cities. Council President Starr expressed his concern with the
potential cost to upgrade the interchange at Elligsen with increased traffic into that area
from the Basalt Creek planning area. Consultant Ray Delante, DKS stated the
intersection was studied and the upgrades have been included in the modeling.

Councilor Fitzgerald stated she would like to preserve the natural resources in the area
while optimizing its value to future residential and employment sectors.

Mayor Ogden wants to focus less on proposed uses as they will be further studied during
the comprehensive planning process. He would like to focus on preserving the capacity
of the infrastructure and natural resources while recognizing and respecting the desired
uses of the other city.
Council President Beikman agreed with Mayor Knapp in further defining the term “equity”
for each city. She would like to clearly lay out high priorities for each city and work on
which option meets those needs.

Consultant Fregonese stated each city may need to set the numbers aside and do what
feels best for each community. He asked Consultant Mark Anderson to address the cross
jurisdictional concerns with the sewer extension. Consultant Anderson stated it is not
uncommon to have cross jurisdictional boundaries for utilities. The gross costs for
different alternatives were evaluated and a measurable savings in the cost of
infrastructure was noted when sewer flows in a direction that crosses jurisdictional
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boundaries. He stated a shared service is the most cost effective way to serve the area.

Councilor Lehan expressed she is less concerned with equity and more concerned in
producing an overall good plan. She stated Wilsonville made a commitment to the region
to make this area a significant job generating area and it is highly important to stick to that
promise. Councilor Lehan added she believes Wilsonville does not have the capacity to
support residential in the area.

Council President Beikman stated Tualatin made assurances to Metro that the residential
neighborhoods in the area would be appropriately buffered.

Mayor Ogden asked if there were potential options for sewer services where Tualatin
provided services to Wilsonville. Consultant Anderson reviewed the map pointing out
sewer service locations and who the providers would be in each scenario. He noted the
scenario where 15% of the total sewer flow heads into Tualatin and 35% of the flow into
Wilsonville would save 2.5-3 million dollars.
Mayor Knapp expressed concerns with the phasing and timing of sewer services. He
stated Wilsonville would not need to phase as quickly as Tualatin as the industrial area
would grow slower than the residential area.  

Consultant Matt Craigie spoke to the residential and industrial markets for both cities. He
noted Tualatin has a high demand for residential. The industrial market with a build to
suite style building is very strong.

Mayor Knapp expressed concern over upfront cost of sewer with a uncertain return since
the industrial area in Wilsonville will take longer to build out than residential in Tualatin.

Clean Water Services representative Andy Braun stated the cross jurisdictional approach
is the most cost effective for all parties. He stated Clean Water Services would assist
Wilsonville in the laying of the gravity line as it would offset the long term cost associated
with having to build pump stations.

Mayor Knapp stated his concern with option one is the new developable acres skews
towards Tualatin. The imbalance in developable acres feels inequitable to him. The
option also does not allow for clustering in the industrial area. He would like to see more
similar uses along the connector roads as well. Option Two in his opinion finds more
balance in his areas of concern.

Council President Starr would like to see a better balance between assessed value and
taxes. He sees Option Two as a better base to work from.
Mayor Ogden stated assessed value is not a good measure of equity as it does not take
into account the cost of services. He sees developable acres as a better measure.

Councilor Lehan agreed with Mayor Knapp in the fact that she would like to see a larger
block of land to accommodate industrial clustering. She wants more light industrial area
and less employment transition.

Councilor Stevens would like to see the boundary moved down in Option One. It gives
Tualatin more developable acres for residential while creating a buffer of mixed use. The
moving of the line down offers Wilsonville the industrial clustering they desire. She noted
if the area is designed well the natural areas can then be used to create the needed
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buffers.

Councilor Davis’s main point of interest in the planning process is the Basalt Creek
canyon and wetlands. She is concerned with the citizens who live along the canyon and
would like to see them as Tualatin residents. She sees uniform jurisdiction in the area, by
one city, as the best option for the canyon area.

Council President Beikman stated Tualatin selected Option One as the best option. It
allows Tualatin the ability to properly buffer the current residential areas. She also is
interested in setting the West Railroad area aside.

Mayor Knapp expressed concern with new residential construction in Tualatin putting
additional pressure on Wilsonville’s road system.

Councilor Bubenik noted Boones Ferry Road is a County road. He added improvements
would be made to this section of road when the 124th Street extension is completed.

Mayor Ogden asked the Tualatin Council how important the canyon is to them.
Consensus amongst the Tualatin Council was the canyon as a whole would be in
Tualatin’s jurisdiction.

Councilor Lehan agreed the canyon needs to be looked at as whole and whoever has
jurisdiction needs to have overlay protections in place to protect the wetlands.

Councilor Davis wants the canyon residents to feel a sense of community, which would
only be accomplished if they all resided in one jurisdiction.

Council President Starr asked how the West Railroad area became part of this process.

Council President Beikman stated she was under the impression Wilsonville asked to
have the area included in the study. Wilsonville Planning Director Chris Neamtzu stated
he believed Tualatin staff expressed interest in the area and asked it be discussed during
the comprehensive planning process. City Manager Lombos clarified Metro asked the
area be included as part of the overall planning process. She added Tualatin currently
has no interest in including the West Railroad area in their jurisdiction.

Consultant Fregonese summed the conversation stating consensus was reached on the
Basalt Creek Canyon being in Tualatin’s jurisdiction and with staff to work out the
boundary on the west end using the Council’s conversation as a guideline.

Mayor Knapp noted the offset in acreage will still need to be addressed.

City Manager Crosgrove asked what it would take to put the land into productive
capacity. He also noted it is important to Wilsonville to offer high quality development and
high paying jobs.

Mayor Knapp requested the consultants look at relocating the jurisdictional boundary as
he feels the road is not the best solution.

Mayor Ogden expressed concerns and took issue with the amount of unconstrained
developable acres in Option Two. He also had concern with Wilsonville having a net
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negative financial impact for services. He would like both of these items balanced.

Councilor Truax stated it is important for the plan to make sense for both communities
while being fiscally responsible in the end. He wants the land for both communities to be
profitable in the sense that it pays for itself.

 

C. ADJOURNMENT
 
  Mayor Ogden adjourned the meeting at 8:10 p.m.
 

 

____________________________ / Nicole Morris, Recording Secretary
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OFFICIAL 

These minutes are not verbatim. The meeting was recorded, and copies of the recording are 
retained for a period of one year from the date of the meeting and are available upon request. 

TUALATIN PLANNING COMMISSION   -    MINUTES OF June 18, 2015 

TPC MEMBERS PRESENT: STAFF PRESENT 
Alan Aplin       Aquilla Hurd-Ravich 
Adam Butts  Cindy Hahn  
Bill Beers  Ben Bryant 
Jeff DeHaan      Clare Fuchs 
Mona St. Clair      Lynette Sanford 
Janelle Thompson 
Cameron Grile 

TPC MEMBER ABSENT: 

GUESTS:   Allison Reynolds 

1. CALL TO ORDER AND ROLL CALL:

Alan Aplin, Chair, called the meeting to order at 6:30 pm and reviewed the agenda. Roll 
call was taken.  

2. APPROVAL OF MINUTES:

Mr. Aplin asked for review and approval of the May 21, 2015 TPC minutes. MOTION by 
Beers by SECONDED by Butts to approve the minutes.  MOTION PASSED 7-0.    

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA:

 None 

4. ACTION ITEMS:

A. Sign Variance for Cabela’s store in the Office Commercial (CO) and Central 
Commercial (CC) planning district at 7555 SW Nyberg Street (Tax Map and Lot 
2S124B2100, 2S124A2507 and 2700) (SVAR-15-01) (Quasi-Judicial) 

Mr. Aplin read the quasi-judicial script for sign variances. 

Clare Fuchs, Senior Planner, presented the staff report for the Sign Variance for 
Cabela’s temporary banners which included a PowerPoint presentation.  The sign 
variance request would allow 10-foot high banners and 120 square foot banners 
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instead of 3-foot maximum height and 42 square foot banners the code allows. 

Ms. Fuchs stated the temporary banner sign code outlines that a banner shall not be 
erected sooner than 30 calendar days prior to a new business opening, which 
doesn’t pertain to Cabela’s since it’s already open. A banner shall be displayed at 
least seven days and may be displayed up to 60 days; and a banner shall be no 
greater than three feet in height from top to bottom and 42 square feet in area. 
Cabela’s plan is to switch out the banners based on the scheduled events.  

Ms. Fuchs explained that the decision alternatives include approval, approval with 
amendments, or request for the applicant to modify or denial of the application.  

 Mr. Beers asked if the banners are required to be up a minimum of seven days. He 
noted that the application packet showed nine banners. If they use all nine banners, 
it will be over the 60 day limit. Ms. Fuchs responded that the Commission members 
may want to make a motion to waive the seven day requirement.  Ms. Thompson 
asked if the 60 day limit is per banner or the combined total of the banners.  Ms. 
Fuchs responded that the 60 day limit is for the combined total. Mr. Aplin asked if 
the banners will be mounted in the same location each time. Ms. Fuchs responded 
that the banners will be located on the front façade of the building, not the I-5 
frontage.  Mr. DeHaan asked the cost of the temporary banner permit. Ms. Fuchs 
responded that it costs $70. Mr. DeHaan asked about enforcement of the signs.  Ms. 
Fuchs responded that the City of Tualatin has a Code Enforcement Officer who 
works for the Police department. If the banner is up longer than the approved period, 
the officer will contact them and issue a citation, if necessary.   

Allison Reynolds, Radler, White, Parks and Alexander, 111 SW Columbia, Suite 
1100, Portland, OR 97201 

Ms. Reynolds was representing the law firm of Radler, White, Parks and Alexander, 
on behalf of Cabela’s.  Ms. Reynolds stated that Cabela’s plan was to mount the 
banners for three to four days each to highlight each sale. If the Commission 
members decide to enforce the seven day maximum, then Cabela’s would 
determine the specific sales they want to highlight.  Ms. Reynolds noted that the 
store is tucked back in the corner of the site and the size requested matches the 
façade and the scope of the permanent signs.  

Ms. Fuchs stated that the Planning Commission could amend the resolution to have 
eight of the signs up for the seven day maximum and the ninth sign up for three to 
four days.  They could also choose to have all nine signs up for three to four days 
each. Ms. Reynolds noted that they would prefer to have the signs up for three to 
four days instead of the full seven. This would still meet the 60 day maximum 
requirement.   

Mr. DeHaan asked if they considered putting the signs on the I-5 frontage. Ms. 
Reynolds replied that Cabela’s decided the front of the building was sufficient to 
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effectively advertise their particular sales. Mr. DeHaan asked if the placement of the 
signs is dictated within the variance. Ms. Fuchs responded that the applicant is 
requesting the signage be mounted on the front southeast elevation exclusively.  

Mr. DeHaan expressed concern about this variance becoming precedence for other 
businesses in Tualatin wanting additional signage. Ms. Hurd-Ravich responded that 
the other businesses would have to establish a hardship based on the same criteria 
and have to go through the same sign variance process.   

MOTION by Beers SECONDED by St. Clair to recommend approval of Sign 
Variance SVAR-15-01.  MOTION PASSED 6-1. (DeHaan dissenting) 

B. Consideration of Resolution 05-15TPC for a temporary banner sign variance 
for Cabela’s store located in the Office Commercial (CO) and Central 
Commercial (CC) Planning District.  

MOTION by Beers SECONDED by Butts to approve the resolution as written. 
MOTION PASSED 6-1. (DeHaan dissenting) 

5. COMMUNICATION FROM CITY STAFF:

A. Industrial Site Readiness Project 

Ben Bryant, Economic Development Manager, presented an overview of the 
Industrial Site Readiness project which included a PowerPoint presentation. Mr. 
Bryant stated the purpose of this meeting is to make the Planning Commission 
members aware of the study and stated that he will be back in September with 
additional details.  

Mr. Bryant acknowledged that in 2012, Metro developed an inventory of the region’s 
large (25 acres or larger) industrial sites needed for high-paying manufacturing and 
other traded-sector employers. At that time, there were 56 large sites identified for 
future industrial jobs. However, the analysis found that most sites in the region have 
many constraints requiring significant investments and new policies to make them 
ready for development.  

In Tualatin’s Planning Area, there were five sites identified. Those sites included: 

 PacTrust Koch Corporate Center
 Itel Property
 Tigard Sand & Gravel
 Tonquin Industrial Area
 Morse Brothers, Inc.

Mr. Bryant stated that Tualatin partnered with Washington County, Forest Grove, 
and Hillsboro to conduct an analysis of the sites. The purpose was to answer the 
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following questions: 

 What is the value of the existing site?
 What is a potential development pattern?
 How much is the cost of infrastructure to serve the site?
 What is the value of the land in “shovel-ready” form? Is there a financial gap?
 What are the public financial benefits?

Mr. Bryant presented the site analysis of two of the properties. The first was the Itel 
property which consists of 41 acres and the second was the Tigard Sand and Gravel 
site which consists of 72 acres. Mr. Bryant stated that they worked with a 
development company to maximize the sites for development.  

Mr. Bryant stated the next steps in this process will be taking the sites and analyzing 
the infrastructure and site costs as well as the public benefits (property taxes and 
income taxes). Mr. Bryant noted that we are collaborating with the City of Sherwood, 
who completed a similar concept plan.  

Mr. DeHaan asked if there is a market gap and if the public benefits are great 
enough, will there be a public investment to make this happen. Mr. Bryant 
responded that is part of it, but this can also help us shape our capital improvement 
plans and benefit the property owners.  

Mr. Aplin asked if there is an active marketing plan. Mr. Bryant responded that we 
will know more about the marketability plan when we know the costs involved.   

B. Basalt Creek Concept Plan Briefing – Land Use Scenarios and Jurisdictional 
Boundary Options 

Cindy Hahn, Associate Planner, presented an update on the Basalt Creek Concept 
Plan which included a PowerPoint presentation. Ms. Hahn stated that the purpose is 
to familiarize the Planning Commission with this material and to provide a verbal 
summary of discussion between the Tualatin and Wilsonville City Councils that 
occurred at the Joint City Council meeting on June 17, 2015. The focus of the last 
few months was conducting a more detailed sewer alternative analysis.  

Ms.Hahn stated that two jurisdictional boundary options were developed for City 
Council consideration. Boundary Option 1 results in a near equal split of the 391 
developable acres in the planning area between Tualatin and Wilsonville, while 
Boundary Option 2 allocates roughly 40% of the developable acreage to Tualatin 
and 60% to Wilsonville.  

Ms. Hahn went through the slides that showed detailed maps of the current city 
limits, proposed city limits, existing transportation network, and the proposed local 
street network.  
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Ms. Hahn presented the slides that detailed the two land use scenarios for each 
option. Both options include land for residential development, a small amount of 
neighborhood retail, and employment transition lands in Tualatin. Land Use Option 1 
also includes land for industrial development. Ms. Hahn presented an overview of 
the anticipated performance of the transportation system at buildout of the area. Ms. 
Hurd-Ravich added that the diagram is from a regional model and does not include 
public transportation. Mr. Grile confirmed that the regional model accounts for a 
small percentage of public transportation trips.  

Ms. Hahn stated that the next steps in this process include modifying the option 
based on the Joint City Council feedback, conduct public outreach, prepare the draft 
final concept plan, and draft and adopt plan amendments and reports in each City.  

Ms. Hahn added that at the Joint Council Session the previous evening, there was 
discussion about equity and what is fair to each jurisdiction. Tualatin had a work 
session on June 8, where the Council leaned heavily towards Option 1. At the 
Wilsonville work session on June 15, their Council leaned heavily towards Option 2. 
Ms. Hahn noted that the reasons our Council favored Option 1was due to the desire 
to keep the residential area together. They were also concerned about the canyon 
and Basalt Creek. There was also discussion about wanting Basalt Creek to be 
under one regulatory jurisdiction. In the end, Wilsonville was in agreement with 
Tualatin taking in the residential area, but in order to do that we need to look at the 
west side of the creek and determine where to shift the boundary so that Wilsonville 
would have additional employment land.  

Mr. Beers inquired about the multi-family zones and didn’t think that a survey to the 
property owners was a good method to determine where to locate multi-family land. 
Ms. Hurd-Ravich responded that this is a way to model uses to find out how it’s 
going to impact trips and infrastructure in terms of utilities and costs. Ms. Hahn 
noted that the property owners near Horizon School are interested in multi-family; 
the rest will be residential detached units including townhomes.   

Mr. Aplin inquired about the potential pump station. Ms. Hahn responded that the 
sewer system will be in Wilsonville with additional details to be determined. Mr. Aplin 
asked about the SDC fees and which City’s are higher. Ms. Hurd-Ravich responded 
that Wilsonville’s are a bit higher than Tualatin’s.  

6. FUTURE ACTION ITEMS

Ms. Hurd-Ravich stated that there are no agenda items or updates for the July Planning 
Commission meeting and it will most likely be canceled. The Commission members 
agreed to cancel the July meeting and a decision will be made about the August 
meeting at a later date.  

7. ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION
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Mr. Butts stated that he is relocating and will no longer be a Commission member as of 
September.    

8. ADJOURNMENT

MOTION by Beers SECONDED by DeHaan to adjourn the meeting at 8:09 pm 
MOTION PASSED 7-0. 

_______________________________ Lynette Sanford, Office Coordinator 
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OFFICIAL 

These minutes are not verbatim. The meeting was recorded, and copies of the recording are 
retained for a period of one year from the date of the meeting and are available upon request. 

TUALATIN PLANNING COMMISSION     -        MINUTES OF September 17, 2015 

TPC MEMBERS PRESENT:     STAFF PRESENT 
Alan Aplin      Aquilla Hurd-Ravich 
Bill Beers  Cindy Luxhoj Hahn  
Jeff DeHaan   Lynette Sanford     
Cameron Grile 
Mona St. Clair 
Janelle Thompson 
Angela Demeo 

TPC MEMBER ABSENT: 

GUESTS:   Mike Smith 

1. CALL TO ORDER AND ROLL CALL:

Alan Aplin, Chair, called the meeting to order at 6:30 pm and reviewed the agenda. Roll 
call was taken.  

2. APPROVAL OF MINUTES:

Mr. Aplin asked for review and approval of the June 18, 2015 TPC minutes. MOTION by 
Grile SECONDED by Beers to approve the minutes as written. MOTION PASSED 7-0.    

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA):

 None 

4. ACTION ITEMS:

 None 

5. COMMUNICATION FROM CITY STAFF:

A. Basalt Creek Concept Plan Project Briefing 

Cindy Luxhoj Hahn, Associate Planner, presented the Basalt Creek Concept Plan 
Project Briefing, which included a PowerPoint presentation. Ms. Luxhoj Hahn stated that 
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at the Joint Council meeting in June, the project team presented two boundary and land 
use alternatives to the base case scenario. At that meeting, the two Councils discussed 
the land use types, key indicators and potential benefits of the two draft boundary 
options. The Tualatin City Council favored Option 1 while the Wilsonville City Council 
favored Option 2. At that meeting, direction was received to prepare a boundary Option 
3 which was taken to a Council work session on August 24th. 

Ms. Luxhoj Hahn stated the Joint Council meeting on June 17th was very productive in 
terms of coming to a consensus on several issues. Some of the issues included: 

 Buffering between employment and residential uses along Greenhill Lane.
 Residential properties along Boones Ferry Rd should remain intact as a

cohesive community and should be included in Tualatin.
 Protecting Basalt Creek Canyon was a priority and that Tualatin should be

responsible for the majority of the protection.
 Remove West Railroad from Tualatin’s jurisdiction.

 Buffer existing residential neighborhoods from employment lands.
 Maximize gravity sewer and minimize pump stations.

Ms. Luxhoj Hahn mentioned that there was continued conversation around the positives 
and negatives of locating a jurisdictional boundary along property lines rather than 
roads west of Basalt Creek canyon.   

Ms. Luxhoj Hahn went through the slides that detailed the total developable acres for 
Tualatin and Wilsonville including the land use mix, the number of jobs created, total 
housing units, and the total trips generated.   

Ms. Luxhoj Hahn stated that the joint Tualatin and Wilsonville City Council meeting 
scheduled for October has been postponed, but they are still on track to prepare a draft 
Basalt Creek Concept Plan, refine the preferred Land Use Alternatives, and hold a 
public open house.  

Mr. Aplin stated that the Council made the decision to recognize the constraints of the 
topography and was satisfied that the residential property meets current needs, but 
there was concern about the balance between residential needs and jobs. Ms. Luxhoj 
Hahn added that they can vary the land uses to add additional jobs but that if there 
aren’t  enough jobs generated, there will be a lack of money for services.  

Mr. DeHaan asked if the City of Wilsonville is opposed to giving up west railroad. Ms. 
Hurd-Ravich stated that west railroad is highly constrained with a flood plain, power line 
easement, and access constraints which were the reasons it was taken out of the 
analysis. Ms. Luxhoj Hahn added the north side is owned by Knife River concrete plant 
and they have no intention of selling.   

Mr. Beers asked how many of the proposed households were multi-family. Ms. Luxhoj 
Hahn answered that it’s at 6 percent. Mr. Beers expressed concern about the price of 
housing and increased traffic from the added employment area. Mr. Aplin asked about 
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Greenhill Rd and if it’s projected to cross I-5. Ms. Hurd-Ravich responded that Day Rd 
is proposed to go around the Mercedes dealership and anticipated to be an extension 
across I-5. Mr. Aplin asked about property taxes earned compared to cost of services. 
Ms. Hurd-Ravich responded that Council is comfortable that it will be a balanced 
community with the capital projects covered by development.   

Mr. DeHaan asked if the citizens in the area are inquiring about the proposed uses. Ms. 
Hurd-Ravich responded that they have heard from a few of the residents and a market 
analysis was completed regarding the viability of the land uses. Residential land is in 
demand by developers and Tualatin is currently lacking in that area.    

 Ms. Thompson asked who makes the final vote. Ms. Hurd-Ravich answered that it will 
first have to be agreed upon by the City Councils, the Urban Planning Agreement will 
need amended, and then it will go to Metro for approval.  

6. FUTURE ACTION ITEMS

Ms. Hurd-Ravich stated that there are no items on the agenda for October and the 
meeting will likely be cancelled. Food Carts will be presented to Council on October 
26th, which may be presented to the Planning Commission at a later date.   

7. ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION

Mr. Grile inquired about the gas station on 99W. Ms. Hurd-Ravich responded that a 
Neighborhood Developer meeting was held regarding the annexation of that piece of 
property. The proposal is for a gas station, mini mart, and card lock. Ms. Hurd-Ravich 
acknowledged there were many comments from citizens, but no application has been 
submitted.  Mr. Beers asked about the result of the facilities study for a new City Hall. 
Ms. Hurd-Ravich responded that on Monday evening, Council gave direction to have a 
traffic study conducted on the ONA building, police site, Block C (which is the gravel lot 
off of Boones Ferry Rd) and the property on the Commons which currently houses 
Lee’s Kitchen and the former Wichita Pub.  

Ms. Demeo inquired about the Hagen’s grocery store site and if there were inquiries. 
Ms. Hurd-Ravich responded that there has been no word on that site. Mr. Aplin inquired 
about the RV Park of Portland site. Ms. Hurd-Ravich responded that their intention is to 
construct multi-family housing, but no applications have been submitted.  She added 
that the southern side is not zoned for high density residential so they will have to go 
through a Plan Map Amendment process.  

Mr. DeHaan inquired about the Riverhouse property off of Boones Ferry Rd. Ms. Hurd-
Ravich responded that there have been a few calls on the property and it has been 
sitting vacant for approximately 10 years. That site was not considered in the facilities 
study.  
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8. ADJOURNMENT

MOTION by Beers, SECONDED by DeHaan to adjourn the meeting at 7:20 pm 
MOTION PASSED 7-0. 

_______________________________ Lynette Sanford, Office Coordinator 
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OFFICIAL 

These minutes are not verbatim. The meeting was recorded, and copies of the recording are 
retained for a period of one year from the date of the meeting and are available upon request. 

TUALATIN PLANNING COMMISSION     -    MINUTES OF January 21, 2016 

TPC MEMBERS PRESENT:     STAFF PRESENT 
Alan Aplin      Aquilla Hurd-Ravich 
Bill Beers       Lynette Sanford  
Angela Demeo 
Cameron Grile 
Mona St. Clair (arrived after Agenda item 4 started) 
Janelle Thompson 

TPC MEMBER ABSENT: Jeff DeHaan 

GUESTS:   Sherman Leitgab. 

1. CALL TO ORDER AND ROLL CALL:

Alan Aplin, Chair, called the meeting to order at 6:34 pm and reviewed the agenda. Roll 
call was taken.  

2. APPROVAL OF MINUTES:

Mr. Aplin asked for review and approval of the December 17, 2015 TPC minutes. 
MOTION by Demeo SECONDED by Grile to approve the minutes as written. MOTION 
PASSED 5-0.    

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA):

 None 

4. ACTION ITEMS:

A. Elect a Chair and Vice Chair to Represent the Tualatin Planning Commission. 

Mr. Aplin asked the Commission members if they wanted to take over the role of 
Chairman of the Planning Commission. MOTION by Grile, SECONDED by Beers to 
retain Mr. Aplin as Chair and Mr. Beers as Vice Chair. MOTION PASSED 5-0.  

5. COMMUNICATION FROM CITY STAFF:

A. Legacy Meridian Park Medical Center – Preview of Proposed Code Language 
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for PTA15-0001. 

Ms. Hurd-Ravich presented the Plan Text Amendment (PTA15-0001) from Legacy 
Meridian Park Medical Center which included a PowerPoint presentation. Legacy is 
proposing changes to the Tualatin Development Code (TDC) Chapter 38 Sign 
Regulations, specifically to Section 38.230, which regulates signs in the Medical 
Center Planning district.  

Legacy Meridian Park Medical Campus is located at 19300 SW 65th Ave. Legacy 
Meridian owns all property in the Medical Center (MC) planning district with the 
exception of land owned by Tualatin Senior Center LLC, which operates the 
Brookdale senior living facility in the NW corner of the district. There is no other 
property in the City designated MC. Legacy is proposing to replace most of the 
existing signs on their Tualatin campus. This PTA is to provide language that allows 
for safer, more legible, and clearer wayfinding and identify signs. These changes 
would allow Legacy Meridian to: 

 Provide clearer direction to drivers approaching the campus.
 Aid visitors and patients to find their way to campus buildings and parking

lots.
 Allow Legacy to clearly identify the campus.
 Provide consistency with signage at other Legacy Health systems campuses

throughout the Portland metro area where the proposed comprehensive sign
program has been or is in the process of being implemented.

Ms. Hurd-Ravich explained that the current code allows monument, wall and 
hospital identification signs. The proposed amendments would allow freestanding 
pole signs, additional monument signs, additional wall signs, and a campus sign 
master plan process. Mr. Grile asked if monument signs are allowed elsewhere in 
the City. Ms. Hurd-Ravich responded that they are allowed in the commercial areas 
with restrictions.  

Ms. Hurd-Ravich went through the slides that displayed images of the proposed 
signs and their locations, along with their height and sign face area limits. Ms. Hurd-
Ravich explained that the City Attorney suggested the regulation has to have a 
relationship within 30 feet of the right-of-way and the regulations relax beyond that.   
Discussion ensued regarding property boundaries, corners, and entrances.  

Ms. Demeo asked if the wall sign on the parking structure falls under the main or 
tenant category. Ms. Hurd-Ravich answered that it falls under the main sign 
category. Ms. Hurd-Ravich mentioned that a category has been added to include 
overhead canopies.    

Ms. Hurd-Ravich explained that the Campus Sign Master Plan option will avoid 
future plan text amendments if changes to campus sign programs do not meet code. 
It will maintain City oversight and approval process and provide greater flexibility for 
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property owners in the Medical Center Planning District. 

Ms. Hurd-Ravich stated that the next steps include the preview of draft language, 
which will go to the Council Work Session on February 8. There will be a Planning 
Commission recommendation on March 17 and a public hearing before the City 
Council on March 28.  

Mr. Beers stated that regarding the Master Plan option, a staff review is the right 
place to start but if it doesn’t meet code, it may be helpful for the Planning 
Commission to review it. Ms. Hurd-Ravich agreed. 

Mr. Grile asked if Legacy planned on going through this process or if the code 
changes will meet their needs.  Ms. Hurd-Ravich answered that the code changes 
will meet their needs. Mr. Aplin asked if this is the first time the City has tried to 
implement the master plan process. Ms. Hurd-Ravich responded that we have other 
places where we’ve incorporated a master plan but this is the first time we’ve 
proposed a sign master plan.  

B. Basalt Creek Update from the Joint Tualatin and Wilsonville Council Meeting 

Ms.Hurd-Ravich gave an update on the Basalt Creek Joint Council meeting with 
Tualatin and Wilsonville that was held on December 16, 2015. This meeting was 
held to discuss a preferred land use and boundary option for the Basalt Creek 
planning area, to discuss priorities for each City, and to discuss alternatives for 
achieving those goals.  

Ms. Hurd-Ravich stated that over the last two years, the committee has been able to 
accomplish land suitability, guiding principles, base case, utility design, and 
evaluations.  

Ms. Hurd-Ravich went through the slides that detailed land suitability analysis and 
the base case boundary options. Ms. Hurd-Ravich explained that at the Joint 
Council meeting, the project team provided a brief summary of five options. The 
project team also shared additional information collected for the meeting pertaining 
to the alignment and vertical profile of the future SW 124th Ave. and Basalt Creek 
Parkway as well as building development orientation and massing opportunities. 
With this information, the Wilsonville and Tualatin City Councils discussed priorities 
and remaining considerations to be addressed in the preferred concept plan. At the 
conclusion of the discussion, the Councils directed the project team to draft a 
preferred Basalt Creek Concept Plan with the Basalt Creek Parkway serving as the 
jurisdictional boundary and with agreements outlined regarding the considerations of 
success  

Ms. Hurd-Ravich stated that the next steps include focusing on project deliverables 
and lay out a process to reach consensus and finalize the project. A comprehensive 
plan amendment will need to be drafted for Wilsonville and Tualatin.   
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Ms. Hurd-Ravich noted that there were considerations for success. They are: 

 Sewer – Each City to serve its own area
 Stormwater – flows received by Wilsonville guided by their protocols
 Recognize Regional need for industrial land
 Critical need to improve existing roadways
 Recognize regional impacts to Basalt transportation system
 Respect the established trip cap
 Jointly seek regional investment in future I-5 crossing
 Consider not building Kinsman north of Day Rd
 Joint City agreement to manage the Natural Area

Ms. Hurd-Ravich stated that Wilsonville opted out of Trimet and use SMART (South 
Metro Area Rapid Transit) for their transportation needs. If they extend their 
jurisdictional boundary north, they want to also extend SMART to serve their 
employment area. Tualatin and Wilsonville will need to work together to come up 
with a solution since Tualatin uses Trimet. Mr. Beers asked if the businesses south 
of Basalt Creek Parkway will pay Trimet taxes. Ms. Hurd-Ravich answered that they 
probably will not, but more discussion will follow.    

6. FUTURE ACTION ITEMS

Ms. Hurd-Ravich stated that there are currently no items on the agenda for the February 
18th meeting, so it will be cancelled. In March, the Annual Report will be presented and 
approved and there will be a recommendation on the Legacy signs.   

7. ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION

Ms. Demeo mentioned that she saw a mobile food trucks and asked the status. Ms. 
Hurd-Ravich said that we will be holding off on the food truck discussion since we short-
staffed and in the process of hiring.  Mr. Aplin asked about the status of the new City 
Hall. Ms. Hurd-Ravich answered that they are in the process of conducting traffic 
analysis on two sites – the Police site and the building by the Commons Lake.  

8. ADJOURNMENT

Mr, Allin adjourned the meeting at 7:37 PM. 

_______________________________ Lynette Sanford, Office Coordinator 



OFFICIAL 

These minutes are not verbatim. The meeting was recorded, and copies of the recording are 
retained for a period of one year from the date of the meeting and are available upon request. 

TUALATIN PLANNING COMMISSION     -     MINUTES OF May 19, 2016 

TPC MEMBERS PRESENT:     STAFF PRESENT 
Alan Aplin      Aquilla Hurd-Ravich 
Jeff DeHaan   Zoe Monahan 
Angela Demeo       Alice Cannon 
Cameron Grile    Karen Perl Fox   
Mona St. Claire  Charles Benson III 
Janelle Thompson        Erin Engman 

 Lynette Sanford 
TPC MEMBER ABSENT: Bill Beers 

GUESTS:   Sara Singer, Joe Lipscomb, Sherman Leitjeb, Grace Lucini 

1. CALL TO ORDER AND ROLL CALL:

Alan Aplin, Chair, called the meeting to order at 6:32 pm and reviewed the agenda. Roll 
call was taken.  

2. APPROVAL OF MINUTES:

Mr. Aplin asked for review and approval of the March 17, 2016 TPC minutes. MOTION 
by St. Clair SECONDED by Thompson to approve the minutes as written. MOTION 
PASSED 6-0.    

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA):

Joe Lipscomb, a member of the Tualatin Area Aging Task Force, gave an update on the 
group and expressed concerns of the members. Mr. Lipscomb stated that the Aging 
Task Force has become involved with transportation mobility, the SW Corridor Plan, 
and accessibility to transit centers. Mr. Lipscomb noted that they are interested in safe 
sidewalks and pedestrian paths, which currently do not meet the needs of the aging 
population.  The group is also looking at housing issues and is working with AARP.  Mr. 
Lipscomb acknowledged that adding light rail will not help the aging population and 
other issues of concern are sidewalk width, crosswalk location, and traffic signal timing. 

Mr. Aplin stated that he received a Service Enhancement Plan update from TriMet that 
addresses some of these issues.  

Alice Cannon, Assistant City Manager, stated that TriMet adopted a Service 
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Enhancement Plan that maps out the investments for the next 20 years. She added that 
Tualatin will open a new transit line between Sherwood and Tualatin on May 31, which 
will run during the commuting hours.  

4. ACTION ITEMS:

None. 

5. COMMUNICATION FROM CITY STAFF:

Ms. Cannon announced that the Planning Division has new staff members. Erin 
Engman is the new Assistant Planner who most recently worked for HDR Consulting. 
She has 5-8 years of experience in planning, and is also a talented graphic designer. 
Charles Benson is the new Associate Planner. He has experience in the private and 
public sector and has worked in Massachusetts and New York. Karen Fox is our new 
Senior Planner. She has an extensive background and will be working on long-range 
projects including Basalt Creek and updating the Development Code.  

Ms. Cannon also announced that Melinda Anderson is the new Economic Development 
Manager and Chris Ragland is the new Building Official.    

A. Civic Center Outreach. 

Sara Singer, a former employee of the City Manager’s office, is a consultant for the 
Civic Center Outreach project.  Ms. Singer noted that she has been working on this 
project since 2013 and is here this evening to present an update.  

Ms. Singer stated that during the months of May and June, she is working with the 
City to gauge public support for a new City Hall and expanded library. The City of 
Tualatin has never had a City Hall or “Civic Center” and the staff members are 
currently working out of seven different buildings around town. In 2014 the Council 
Building was torn down to make way for the Nyberg street expansion. This displaced 
some City staff members along with the Municipal Court and Council Chambers.  
Following that, the City conducted a long range facilities study and collected 
hundreds of ideas from the community on locations for a future Civic Center. Nine 
different sites were studied, which was narrowed down to two feasible options: the 
site next to the Tualatin Police Department and a site on the Tualatin Commons.   

Ms. Singer explained that the site on the Tualatin Commons would house a three-
story structure with 30,450 square feet of office space. 13,220 square feet could be 
leased, which would generate revenue for the City and create opportunity for 
expansion. By adding a new building here, it could revitalize the commons with the 
retail space and civic presence. The traffic study for this location was favorable over 
the Police site.  

Ms. Singer stated that the Police Department site would be a two-story building with 
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30,290 square feet of office space, but no leasable space. Ms. Singer explained that 
by consolidating services in either of these locations, the City would create 
additional space for the Library to expand at its current location.  

Ms. Singer noted that the cost of the Tualatin Commons site is $32.1 million which 
would include the cost of purchasing the site. The cost of the Police site is $24 
million. Both of these options include the Library expansion.  Outreach for these 
options has included an on-line survey and the Bridgeport Farmers Market. Council 
is seeking input as they consider adding this to the November 2016 ballot for the 
voters to decide.  

Ms. St. Clair inquired about parking at the Commons site. Ms. Singer replied that 
there would be underground parking that would need to be raised above the flood 
plain and there will be surface parking at the back of the building. Ms. Demeo asked 
about the impact of displacing the businesses in the strip mall at the Commons site. 
Ms. Singer replied that conversations have been made with the property owner and 
the leases would need to be negotiated.  Mr. Aplin asked if the Commons cost 
included the tenant space revenue. Ms. Singer replied that it does not. Ms. 
Thompson asked why the Commons site is higher in price. Ms. Singer replied that 
the City will have to purchase the space and the construction will take longer. Ms. 
Demeo asked how long construction will take. Ms. Singer replied it would be roughly 
18 months for the Police Site and the Commons site would take approximately 21 
months. Mr. Aplin asked when a decision will be made to put this on the ballot. Ms. 
Singer replied that Council will make a decision on July 11.   

Mr. DeHaan acknowledged that he liked the options and supports putting them on 
the ballot, but was disappointed that the Council Chambers had to be demolished. 
He added that he believes the Commons needs revitalization, but traffic is an issue. 

Mr. Aplin inquired about encroaching on the water with landscaping. Ms. Singer 
replied that it would have a plaza along the water with the retail space. Ms. St. Clair 
asked if having City employees in that location will make it more likely for a retail 
tenant to survive. Ms. Singer replied that the belief is that the City offices would 
create an anchor for the space and also increase activity by the lake.  

Ms. Hurd-Ravich asked about other jurisdictions using the rental space. Ms. Singer 
replied that Washington County is currently looking for additional office space and 
depending on the timing; this could be a great opportunity for County services in the 
City.  

Mr. Grile asked if there are other examples of City offices with ground floor retail 
space. Ms. Singer replied that Hillsboro and Beaverton have similar situations and 
that the Beaverton office generates a million dollars of revenue income per year. Mr. 
Grile asked if their offices are approximately the same size as to what we’re 
proposing. Ms. Singer replied that both of their buildings are larger.  
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B. Southwest Corridor – Shared Investment Strategy 

Zoe Monahan, Management Analyst, gave an update on the SW Corridor. Ms. 
Monahan stated that the project is moving forward. The Steering Committee recently 
selected light rail as the mode and decided not to continue to study a direct tunnel to 
PCC. The project team is getting ready for a Draft Environmental Impact Study 
(DEIS) process to study the proposed alignment which will likely extend from 
Portland to Tigard and terminating at Bridgeport Village.  

Ms. Monahan stated that this is a multi-modal project for bicycle, pedestrian, and 
roadway projects along with the transit line. In 2013 the Steering Committee 
accepted a large list of projects that go along the alignment. Ms. Monahan 
presented a diagram that showed the links and stated there will be a public 
involvement process that will begin in August and September. Ms. Monahan added 
that there is still time for input from the Commission members.   

Ms. Cannon added that one idea was to extend the Tualatin River Greenway Trail 
north along the freeway and ending at a park and ride near the new station. Ms. 
Cannon stated that this could cost as much as 25 million and asked if it was worth 
addressing. She added that we cannot fund locally and may need transit funds.  

Mr. Aplin asked if the light rail was the most expensive option. Ms. Monahan replied 
that is it more expensive initially, but it allows additional capacity in the long term 
over rapid bus transit.  

Mr. DeHaan asked if they have a name for the new light rail line and he proposed 
the purple line. He also mentioned that he was disappointed that the Tualatin option 
was dropped from the potential routing and asked if it was dropped due to expense 
or public comment. Ms. Monahan said there are constraints in the landscape and it 
would have been expensive. She added that serving downtown Tualatin is important 
and the new 97 bus line is a way to provide service. This will eventually link to the 
new light rail in Bridgeport.   

Ms. Demeo expressed concern about the extra traffic at Bridgeport Village and 
noted that it’s already extremely busy beginning at 3 pm. She wondered if a traffic 
study has been conducted. Ms. Monahan replied that in the impact study, a traffic 
analysis will be added.  Ms. Cannon added that traffic usually improves with light 
rail.   

Ms. Thompson stated that linking our existing pathways is a good idea because one 
constraint we have is crossing the river and easier access across the river would be 
beneficial.  

Mr. Aplin inquired about the cost. Ms. Monahan replied that the estimate is around 
2.4 billion and the estimate for reaching the downtown area was 3 billion.  Mr. Grile 
asked if there was discussion about how much federal funding would be involved. 
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Ms. Monahan replied that hopefully half of it would be funded by federal funds. Ms. 
Cannon added that the main reason Tualatin was dropped was due to funding and 
the expense involved.  Mr. DeHaan reiterated that it could have really impacted 
Tualatin in a good way.  
 

C. Basalt Creek Open House Update 
 
Karen Perl Fox, Senior Planner, gave an update on Basalt Creek which included a 
Power Point presentation. Ms. Perl Fox stated that we are in the early stages of the 
Basalt Creek plan. On April 28, 2016 an Open House was held which included 
conceptual land uses, infrastructure design and other elements to engage and 
inform citizens about the project.  
 
Ms. Perl Fox noted that this engagement event included an informative presentation 
by Consultant John Fregonese. The presentation included an overview of the 
concept planning progress to date and the timeline going forward to complete it. 
There was also an interactive polling event, an open question and answer session 
and small group discussions with staff from Tualatin and Wilsonville organized 
around a series of topics presented on large posters.  
 
Ms. Hurd-Ravich stated that in January the two Councils decided on a preferred 
boundary which will follow the Basalt Creek Parkway.  Also identified were ten 
considerations for success which included items such as sewer, storm, and water. 
Following that meeting, an Agency Review Team meeting was held which included 
interested agencies such as Metro, Washington County, Clean Water Services, 
TriMet, Smart, and the Tigard-Tualatin School District. The information gathered at 
this meeting will be combined with the open house information.  
 
Ms. Perl Fox stated that the themes from the Joint Council session included 
capitalizing on the area’s assets, protect existing neighborhoods, integration of 
employment and housing, and high quality design and amenities for employment.  
 
Ms. Perl Fox went through the slides which detailed maps of the road network 
concept, land use concept, bikes, trails and pedestrian network, transit network, and 
the parks and natural areas.  She also presented the results from the interactive 
polling that was conducted.   
 
The next steps in this process are working on the Draft Concept Plan, presenting the 
draft for Council feedback, and then finalizing the plan. This Concept Plan will 
include: 
 

 The planning process 
 Considerations for success 
 Land use plan 
 Service plan for water, stormwater and sewer 
 Transportation plan 
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 Implementation strategies 
 

The additional documents that will be developed are: 
 

 Metro Regional Framework Plan Memo 
 Draft Comprehensive Plan Amendment for Wilsonville 
 Draft Comprehensive Plan Amendment for Tualatin 
 Intergovernmental Agreements for a variety of topics 

 
Ms. Perl Fox noted stated that the tentative review process will be presented at the  
Wilsonville City Council meeting on June 6 and a Tualatin City Council meeting on 
June 13.  
 
Mr. Aplin inquired about the intergovernmental agreement and if we will serve our 
own jurisdiction or share. Ms. Hurd-Ravich replied that each City will serve its own 
jurisdiction. There are some areas in Basalt Creek that may be more efficiently 
served by one jurisdiction over the other.  
 
Mr. DeHaan asked if Planning Commission will have an action item regarding the 
Basalt Creek Plan.  Ms. Hurd-Ravich replied that they will be making a 
recommendation that will go to Council and when it comes time to implement the 
comprehensive plan amendments, the Planning Commission will be involved in 
making recommendations on legislative items.  
 
Mr. Aplin asked about how the SW Concept Plan will affect the Basalt Creek area. 
Ms. Hurd-Ravich replied that they looked at the SW Concept Plan and will determine 
what type of land use would be assigned there. They have looked at efficiencies by 
combining these two planning areas.  
 
Mr. DeHaan inquired how this would be funded.  Ms. Hurd-Ravich noted that this will 
be paid for with development fees, but there will have to be some investment by 
developers to capture that funding. The other piece is to put these improvements 
into the Capital Improvement Plan.  A market analysis was conducted and there is a 
high demand for residential.  
 
Ms. Demeo asked about the reasoning for the crossover to I-5 and Day Rd. Ms. 
Hurd-Ravich responded that the crossover came from the Transportation 
Refinement Plan and the counties are responsible for the funding.  

       
      Grace Lucini, 23677 SW Boones Ferry Rd, Tualatin, OR  
 

Ms. Lucini is a resident of the unincorporated area of Washington County within the 
Basalt Creek Concept Planning Area. She had questions and concerns that she 
brought to the Planning Commission, which have been added to the minutes as an 
attachment.     
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    Sherman Leitjeb, 23200 SW Grahams Ferry Rd, Tualatin, OR 

Mr. Leitjeb has lived in the Basalt Creek Planning Area for approximately 26 years 
and is in the real estate business. He had a few concerns to bring to the Commission. 
The first concern he noted was that the area in the canyon is being described as a 
creek, but in reality has very little water and is a breeding ground for mosquitoes.   

Mr. Leitjeb expressed apprehension regarding the Kinsman Rd extension. He 
believes a large road is undesirable in the canyon and is financially irresponsible. He 
does support the Boones Ferry Rd and Grahams Ferry Rd expansion.  

Mr. Leitjeb also noted that he did not appreciate how the questions were being 
phrased to the public. For example, the public is in support of parks but he feels the 
parks will not be utilized because the residents are being forced out. The residents in 
that area bought their homes hoping for future residential, not industrial or multi-
family. He requested a buffer area for the existing homeowners as a transition.  

6. FUTURE ACTION ITEMS

Ms. Hurd-Ravich stated that we will bring back the discussion on food carts later in the 
summer. There will also be additional discussion on the draft of the Basalt Creek 
Concept Plan.   

7. ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION

Ms. Demeo inquired about openings on the Planning Commission. Ms. Hurd-Ravich 
responded that when a three year term is up, the members have to reapply. Mr. Grile 
stated that he will not be reapplying due to family commitments.  

8. ADJOURNMENT

MOTION by Aplin to adjourn the meeting at 8:20 pm. 

_______________________________ Lynette Sanford, Office Coordinator 



PUBLIC COMMENTS – 

Hard Copy sent to City of Tualatin 5-20-16 

5-19-16 TUALATIN PLANNING COMISSION MEETING 

Grace Lucini 

23677 SW Boones Ferry Road, Tualatin OR 97062 

I am a resident of unincorporated Washington County within the Basalt Creek Concept Planning Area. 

My neighbors and I have no elected representation within the concept planning process- no one to advocate for our 

homes and property rights. 

Since 2011, I have attended or viewed almost all of the public meetings held on the Basalt Creek Transportation 

Refinement Planning by Washington County, the City of Wilsonville, and the City of Tualatin.  I have done the same for 

the Basalt Creek Concept Planning meetings by the City of Wilsonville and the City of Tualatin. 

COMMENTS 

I appreciate the current efforts to keep the public and interested persons notified as to public meetings on Concept 

planning.  It took a lot of time to constantly have to monitor websites to learn about these public meetings for all three 

governmental agencies.  I request the Notices of Public meetings on this subject continue as the staff prepares to present 

their final Concept Plan later this year. 

In the Future -I request … 

1. When the Basalt Creek area is described in the media and in meetings- it is usually referred to as 800+ acers of

undeveloped land.

2. There are many people who have long standing existing homes within the area.  In fact, one development with

very nice homes – homes which would make any city proud- was built before many of the neighborhoods in the

City of Tualatin.

a. We bought homes built in this area which were appropriately zoned for our homes at the time.

b. Many of us have lived in these homes for 10 or 20+ years.

c. I take a very high interest in my home and the property it sits on.  I am working to restore the wetlands on

my property.

d. We have the attributes of a neighborhood, but have not been given the same consideration or protections

from negative impacts or requirements for “buffering” from the Basalt Creek Transportation plans or

Concept Planning ---as have the residents currently within the city limits of Tualatin.
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e. To continually have project staff refer to my home and those of my neighbors as “undeveloped land”

paints an inaccurate picture of the area being planned.  It is somewhat disrespectful as well as inaccurate

in implying that all 800+ acers are an empty canvas needing to be planned for development.

f. Ironically, some of us will eventually become citizens of Tualatin.

g. Yet- with the construction of the Grahams Ferry Road Boones Ferry Connector- a majority of this

neighborhood I mentioned -will be demolished or significantly and negatively impacted with the building of

the connector bridge.  This neighborhood was not given the same considerations as neighborhoods in

Tualatin.

NATURAL AREAS-PARKS 

The Planning Commission is being asked about planning for Natural Areas within the Basalt Creek Area. 

1. As the Planning Commission considers this request- please keep in mind- the wetlands between Grahams Ferry

Road and Boones Ferry Road are privately owned.  The wetlands are in the middle of my property- with useable

property on the east and west sides of the wetlands.

a. To envision a walking trail along the wetlands will require the public acquisition of privately owned land

from many different property owners.

b. If the trails are planned along the wetlands, the trail would cut my property in half and reduce my use and

enjoyment of my property.

2. The current map presented at the Open House indicates a public trail along the western edge of my property.  In

light of the recent news articles regarding the Spring Water Trail, I am not overly interested in creating a similar

situation on or along my property.

QUESTIONS WITHIN SCOPE OF PLANNING COMMISSION: 

I am requesting these questions be included within the minutes of this Planning Commission Meeting. 

Many of these questions should not be a surprise to the project staff, as they have been previously presented in writing or 

previously asked in person- and yet do not appear to be addressed in the subsequent reiterations of the proposed maps. 

TRANSPORTATION 

1. Grahams Ferry Boones Ferry Connector

a. A major premise of the Basalt Creek Concept Planning-- including changes in jurisdiction as well as

changes framework for the transportation system ----is based upon the location of the future connector

between Grahams Ferry Road and Boones Ferry Road

P a g e 2 | o f  6  T u a l a t i n  P l a n n i n g  C o m m i s s i o n  5 - 1 9 - 1 6



b. At what point in time will geo technical testing be done on the basalt 100’ island in the middle of the

wetland which is the planned footing for the connector bridge?  This island the primary basis upon which

WA County determined the location of the future bridge.

c. It is my understanding that basalt rock and basalt rock formations have varying degrees of density and

strength- and not all basalt rock used from nearby quarries can be used in road construction.

d. What happens should the testing of the basalt island prove not to be desirable with regard to

transportation plans- zoning etc.

2. Kinsman Road Extension

a. At the last Basalt Creek Joint Cities Meeting of both Tualatin and Wilsonville City Councils Meeting- it was

discussed and agreed upon that the Kinsman extension north of Day Road would be tabled.

b. Why is the extension still on the current maps?

c. If there are still plans for the extension- how will the extension cross the Grahams Ferry -Boones Ferry

Connector- since the connector will require a significant V cut into the ridge running north to south.  Is it

anticipated Kinsman extension will be a fly over or be dug under the 5-6 lane expressway?

d. To facilitate better understanding of the impact of proposed roads and the ability to actually implement- I

have previously requested the staff provide a topographical overlay in their presentations.  I again request

this additional information be provided to those who may not be aware of the mountain ridges and a

significantly deep ravine which exists within the area- through which roads have been planned.

3. Access to I-5 at Exit 286- Day Road & Boones Ferry Road Intersection

a. The intersection and interchange is already congested at peak hours.

b. During a WA County presentation to the Tualatin City Council on their recommended location for the

Grahams Ferry Road/ Boones Ferry Rd Connector-the project engineer acknowledged the anticipated

volume of traffic at the Day Road Boones Ferry intersection will be 2 ½ times the volume on the Tualatin

Sherwood Highway.

i. When asked about the existing and anticipated congestion- the comment that we have to get
use to waiting for more than one signal change does not seem to understand the importance

of local knowledge and the magnitude of the current problem

ii. Waiting more than one signal rotation is not a generally accepted standard by most mulicipalities

iii. And not an appropriate response by a facilitator/planner of a multi-governmental group whose

goal is to address future transportation needs in planning future growth and development.
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ZONING 

1. Requesting clarification of the level of importance being given to what is being designated as Natural

Area west of Boones Ferry Road

a. During the discussions between WA County, Wilsonville and Tualatin- it was decided a 5-6 lane

bridge (with additional bike and pedestrian lanes) would be built which will bisect this natural area

i. Design plans for the bridge and expressway show significant cut and fill into the wetlands

and through Class 1 Riparian areas and also Class A Upland areas

ii. Construction of the bridge will greatly impact the natural area; wetlands and surrounding

habitat and wildlife

iii. Upon completion there will be negative influences by

1. Night time light pollution

2. 24 hour a day ----noise; air pollution; and wetland environmental pollution from

freight trucks and other vehicles attempting ascent or decent down a 6% grade

with signaled intersections at the top and at the bottom of the segment between

Grahams Ferry and Boones Ferry

b. But the proposed zoning for the same area only indicates natural area and no development

c. Why is there a discrepancy in use of this area? Which pollutes more ----the construction of the

bridge and the thousands of trucks and vehicles 24 hours a day using the bridge; or single family

homes?

2. Zoning east of SW Boones Ferry Road north of Greenhill Lane

a. Is it reasonable to plan for neighborhood/commercial development across from existing single

family homes?

b. Current Tualatin residents get significant consideration in the planning process for buffering

between existing residences and other zone uses

c. Should existing residents within the Basalt Creek be given the same considerations for buffering

as Tualatin residents receive?

d. Can the location of the neighborhood-commercial development be relocated from what is already

going to be a high volume road- Boones Ferry Road?

e. If the location of the proposed neighborhood-commercial area cannot be relocated,

i. can requirements for neighborhood-commercial construction be designated for retail on

the ground floor and residential above (to blend into the existing community and the

planned community) or some other method which will enhance and blend with the

residential neighborhood environment--and
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ii. can architectural considerations be applied as to the view from SW Boones Ferry Road- 

as this will be the entrance to Tualatin and well as the view from the local residents who 

already live in the area. 

 

 

STORM WATER DRAINAGE 

1. The area within the natural area west of Boones Ferry Road is within the Willamette Watershed.   

i. Maps presented at the Open House indicate water runoff from east of Boones Ferry Road will be 

diverted to drain west. 

ii. How will contaminated water from streets and sediment which flows into the ravine on the west 

side of Boones Ferry Road be treated prior to flowing to the Willamette? 

 

 

I ask that the Planning Commission consider these questions now and in the future as you review the information 

presented, and ask for further clarification as needed. 

 

After the presentation of my comments, I appreciated the request by Aquilla Hurd-Ravich, Planning Manager for the City 

of Tualatin for a copy of my comments that my concerns could receive further evaluation and provide response. 

Respectfully submitted, 

Grace Lucini 
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OFFICIAL 

These minutes are not verbatim. The meeting was recorded, and copies of the recording are 
retained for a period of one year from the date of the meeting and are available upon request. 

TUALATIN PLANNING COMMISSION     -    MINUTES OF October 20, 2016 

TPC MEMBERS PRESENT:     STAFF PRESENT 
Alan Aplin      Aquilla Hurd-Ravich 
Kenneth Ball    Karen Perl Fox    
Angela Demeo  Charles Benson  
Travis Stout    Lynette Sanford 
Mona St. Clair 
Janelle Thompson 

TPC MEMBER ABSENT: Bill Beers 

GUESTS:   Herb Koss, Linda Moholt, Levi Levasa, Grace Lucini, Mehdi A. Sanaei 

1. CALL TO ORDER AND ROLL CALL:

Alan Aplin, Chair, called the meeting to order at 6:30 pm and reviewed the agenda. Roll 
call was taken.  

2. APPROVAL OF MINUTES:

Mr. Aplin asked for review and approval of the September 15, 2016 TPC minutes. 
MOTION by Demeo SECONDED by Thompson to approve the minutes as written. 
MOTION PASSED 6-0.    

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA):

None. 

4. ACTION ITEMS:

None. 

5. COMMUNICATION FROM CITY STAFF:

A. Basalt Creek Land Use Concept Map and Project Update. 

Aquilla Hurd-Ravich, Planning Manager and Karen Perl-Fox, Sr. Planner updated 
the Commission members on the Basalt Creek Concept Plan. Ms. Hurd-Ravich 
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mentioned that the presentation is the same one that was brought to Council on 
October 10th. The presentation will include review and affirmation of conceptual land 
uses, review progress on Ten Considerations for Success, and the next steps to 
conclude the Concept Plan.   

Ms. Hurd-Ravich stated that the Draft Basalt Creek Land Use Concept Map was 
presented at the April 2016 open house. After Council review and input at the June 
2016 Work Session and ongoing community involvement, feedback included refining 
employment land uses, refining residential land uses, and to consider both private 
ownership and environmental constraints in Basalt Creek Canyon.  

Ms. Hurd-Ravich presented a map that detailed the changes from the April 2016 
draft to the October 2016 draft. The updated map slightly refined where low and 
medium residential density is, and a balance between employment and residential 
areas.   

Ms. Perl Fox went through the slide that detailed the Summary of Acres and Trips 
between June 2016 and October 2016 for Tualatin and Wilsonville.  

Ms. Hurd-Ravich stated that there are Ten Considerations for Success. These 
include:  

 Sewer
 Storm Water
 Industrial Lands
 Transportation Funding
 Future Regional Transportation Projects-Basalt creek
 Trips
 Basalt Creek Parkway and I-5 Crossings
 North-South Collector (Kinsman Rd)
 Basalt Creek Canyon
 Public Transportation

Ms. Perl Fox noted that other recent activities included: 

 Basalt IGA Reinstatement approved
 Concept Plan draft underway
 Ongoing community involvement
 Public feedback on the process
 Public feedback on the Land Use Concept Map

Ms. Demeo asked if the existing land owners in Basalt Creek are spread throughout 
the entire area or clustered around the canyon. Ms. Perl Fox answered that they are 
spread throughout the area and some are near the industrial park zone. Ms. Demeo 
asked how this will affect the current residents. Ms. Hurd-Ravich replied that they 
will not become non-conforming until they’re annexed in.  
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Ms. Hurd-Ravich noted that the City has heard from homeowners in the Victoria 
Gardens subdivision who were concerned about the area to the south and wanted 
continuity regarding the zoning.  It is proposed to be zoned Medium-Low Density 
which is the current zoning of Victoria Gardens.  
 
Mr. Ball asked if there are any plans for the existing homeowners to claim eminent 
domain. Ms. Hurd-Ravich said that there were not.   
 
Ms. Hurd-Ravich went through the slides that detailed the proposal from Otak. This 
proposes a mix of low and high density residential to serve as transition to 
employment and the canyon. Council has asked us to research whether this 
proposal with work and to look at the land and how it can support jobs.    
 
Mr. Aplin noted that a lot of the topography is not suitable for employment; it would 
be helpful to have elevation maps. Mr. Ball asked about the impact of traffic to the 
rural areas and if an impact study was conducted. Ms. Hurd-Ravich answered 
affirmatively. There are plans to improve Tonquin Rd and the County is in the 
process of studying Grahams Ferry, Boones Ferry, and Day Rd.  
 
Ms. Hurd-Ravich noted that the next steps include meetings with the Agency Review 
Team, individual Council meetings, and a joint City Council meeting.   
 
Mr. Aplin asked if Wilsonville is also refining their maps. Ms. Hurd-Ravich answered 
that they have had their own work sessions and staff will be working with them. Ms. 
Thompson asked how Otak got involved. Ms. Hurd-Ravich responded that a 
property owner contact them. Ms. Demeo asked if there is consideration for 
additional schools in the area. Ms. Hurd-Ravich answered that the entire area is in 
the Sherwood School District and they will continue to be part of the discussion 
along with the Tigard-Tualatin School District. Ms. Demeo asked where the schools 
can be located. Ms. Hurd-Ravich responded that they can be built in any residential 
zone.  
 
Mr. Ball asked if Council considered the possibility of declining home values of the 
existing properties, especially if they are adjacent to commercial areas. Ms. Hurd-
Ravich responded that there has been discussion regarding buffer and transition 
zones between residential and employment zones and how to maintain home 
values.  
 
Herb Koss, Sherwood Grahams Ferry Inv. LL, Koss Real Estate 
 
Herb Koss stated that he has been in the development business for 40 years. He 
brought Otak into this because he managed the LLC of the 10 acres south of Basalt 
Creek. He’s been in contact with Washington County and was told that there will be 
an 18-20 foot cut in his property where the road will go through. From an access 
standpoint, an industrial zone would not work. After meeting with Don Hansen from 
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Otak, they decided that residential zoning seemed the most appropriate. Traffic has 
to balance out and multi-family housing will need to be reduced. He also noted that 
he didn’t think there was a market for retail space in that area There is also a 
concern about the power lines in the area, which would be better suited for an RV 
storage type facility. Mr. Koss added that they will be meeting with Otak and 
Fregonese to continue discussion and consider traffic counts.   
 
Grace Lucini, 23677 SW Boones Ferry Rd, Tualatin, OR 
 
Ms. Lucini is a resident of the unincorporated area of Washington County within the 
Basalt Creek Concept Planning Area. She has questions and concerns that she 
brought to the Planning Commission, which have been added to the minutes as an 
attachment.   
 
Mr. Aplin asked Ms. Lucini where the proposed road would be located on her 
property. Ms. Lucini responded that it is unclear at this time where the road will go 
but there is a five to six lane bridge proposed south of her property. Ms. Lucini wants 
individual property owners to decide what to do with their property.  
 
Mehdi A-Sanaei, 23845 SW Boones Ferry Rd 
 
Mr. A-Sanaei asked Ms. Hurd-Ravich to define medium-low density zoning. Ms. 
Hurd-Ravich responded that it’s defined as dwelling units’ per acre. For low-density 
it’s 1 to 6.4 dwelling units per acre and lot sizes average 6500 square feet; medium-
low density is  up to 10 dwelling units per acre. Mr. A-Sanaei asked for a copy of the 
zoning code. Ms. Hurd-Ravich responded that she will email him a copy.  
 
Mr. A-Sanaei inquired about the maps on the PowerPoint presentation and wanted 
clarification on the Basalt Creek Canyon area and residential areas. He also wanted 
clarification about the access on the west side of his property and who proposed it. 
Ms. Hurd-Ravich responded that this particular concept was proposed by other 
property owners in the area but has not yet been accepted by the Council.  
 
Mr. Koss wanted to clarify that the plan submitted by Otak is a concept and 
additional planning is forthcoming.  
 
Levi Levasa, Autumn Sunrise LLC, 485 S State St, Lake Oswego, OR  
 
Mr. Levasa wanted to give credit to City staff members for their work over the past 
three years he’s been involved and for accepting input from property owners and 
developers. He’s excited about the future and hopes the concept plan will get 
approved quickly.  
 
Ms. Demeo asked what the next steps are for the Commission members. Ms. Hurd-
Ravich replied that they’ve been tasked to refine and bring back to Council. It will be 
brought to the Commission members in December. Ms. Demeo asked if there is 
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additional outreach planned. Ms. Hurd-Ravich responded that there will be additional 
outreach, but not until the first of the year.  
 

B. Mobile Food Unit (Food Cart) Ordinance: Public Outreach and Code 
Component Update 
 
Ms. Hurd-Ravich stated that a year ago last fall, the Council directed staff to 
research food cart ordinances in the metro area. In August, project framing was 
presented to the Council. Staff also presented a timeline with milestones for 
consideration, which included an outline of suggested public 
engagement/involvement with stakeholders and continued research and monitoring 
of food cart operations in Tualatin.  Ms. Hurd-Ravich added that this ordinance will 
not affect the special events in the Commons or parks.   
 
Charles Benson, Associate Planner, presented the update which included a 
PowerPoint presentation. Mr. Benson stated that previously data was unavailable 
regarding the public’s opinions regarding food carts. We came up with a seven 
question survey, which was open from September 1-30, 2016. This survey link was 
emailed to the Tualatin Chamber of Commerce, industrial and restaurant business 
license holders, and to the Citizen Involvement Organizations. Mr. Benson noted 
that we had a total of 415 responses in all.  
 
Mr. Benson went through the slides which detailed the survey results. Overall, the 
results from this survey show public support for the idea of allowing an increased 
presence of food carts in Tualatin. When business and property owners were asked 
whether they would support a food cart on their parking lot or on their property 
respectively, support dropped noticeably.  
 
Ms. Hurd-Ravich stated that the City’s Community Development Department was 
invited to a Special CCIO Membership Feedback Meeting on September 7, 2016 to 
provide an update on the proposed food cart regulations and to solicit feedback from 
CCIO membership. The CCIO members in attendance were generally opposed to 
the idea of allowing food trucks in Tualatin. Seventy percent of the respondents of 
the seven-question CCIO survey were from the restaurant industry, with a large 
majority (90 percent) of those stating that they viewed food carts as bad for their 
individual businesses. The only somewhat positive view of food trucks involved 
operations in the City’s industrial/manufacturing areas. Ms. Hurd-Ravich added that 
the same presentation was presented to the Tualatin Chamber of Commerce on 
September 26, 2016. The Chamber stated that they would continue internal 
discussions on the proposed food cart ordinance. 
 
Mr. Benson acknowledged that we revised our suggestions based on the feedback 
received. These suggestions include: 
 

 Add food cart/pod regulations to the Tualatin Municipal Code 
 Food Cart/pod site review at staff-level 
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 To obtain a Tualatin business license 
 Require a food cart/truck permit any time a mobile unit is parked on a site 

longer than four consecutive hours.  
 Require food carts/pods to be responsible for their own trash/recycling 

collection and removal 
 Require food cart/pod operators to follow all applicable Washington County 

and Clean Water Services sanitary/health provisions 
 Require connection to City’s water and sewer infrastructure 
 Prohibit operations on vacant/unimproved sites 
 Restrict signage to vehicle itself 

 
Ms. Hurd-Ravich noted that the next steps include coming back to the Commission 
for a recommendation and a City Council hearing in December.  
 
Mr. Aplin asked if the food carts would have to leave every day. Ms. Hurd- 
Ravich replied that overnight stays are not allowed. Mr. Ball noted that the last 
survey omitted the question of permanent or non-permanent status. He suggested to 
bring the survey back and ask the question prior to City Council. Ms. Hurd-Ravich 
replied that they could consider it if there is a need for broader input.  
 
Ms. Demeo asked if the existing mobile cart businesses operating in the industrial 
areas will have to change their operation. Ms. Hurd-Ravich responded that they will 
be required to obtain a business license.  
 
Linda Moholt, Tualatin Chamber of Commerce 
 
Ms. Moholt stated that there is acceptance from the public for food carts as an 
alternative dining experience and these carts can lead to a regular brick and mortar 
business. Ms. Moholt acknowledged that at the CCIO meeting, 100 percent of the 
chamber members were opposed to food carts except for special event occasions. 
It’s hard for businesses to compete with the food carts due to cost of producing, 
pricing, staffing with the minimum wage laws, electricity, and taxation. There is also 
concern that food carts do not follow health codes.   
 
Ms. Moholt noted that in the City of Tualatin, 50 percent of our tax base is from 
businesses. Furthermore, food carts do not give anything back to our community, 
sports teams, local non-profits, and they do not create jobs. Ms. Muholt added that if 
they are allowed, they should only be located in the industrial/manufacturing areas 
and at special events.  
 

6.     FUTURE ACTION ITEMS 

 

Ms. Hurd-Ravich stated that there will be a Capital Improvement Plan update in 
November or December. In November, there will be an update on food carts. In 
December, the Basalt Creek land use item will be brought back, where we will discuss 
the frame work and a code update.  
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7. ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION

Ms. Thompson inquired about the RV Park of Portland site. Ms. Hurd-Ravich responded 
that it is currently an incomplete application and the project has been on hold. It will 
come before the Commission members as a Plan Map Amendment at some point.  

8. ADJOURNMENT

MOTION by Aplin to adjourn the meeting at 8:28 pm. 

_______________________________ Lynette Sanford, Office Coordinator 































OFFICIAL 

These minutes are not verbatim. The meeting was recorded, and copies of the recording are 
retained for a period of one year from the date of the meeting and are available upon request. 

TUALATIN PLANNING COMMISSION     -    MINUTES OF February 16, 2017 

TPC MEMBERS PRESENT:       STAFF PRESENT 
Bill Beers        Aquilla Hurd-Ravich    
Alan Aplin Lynette Sanford 
Angela Demeo 
Mona St. Clair 
Janelle Thompson 

TPC MEMBER ABSENT: Kenneth Ball, Travis Stout 

GUESTS:   None. 

1. CALL TO ORDER AND ROLL CALL:

Beer Beers, Chair, called the meeting to order at 6:30 pm and reviewed the agenda. 
Roll call was taken.  

2. APPROVAL OF MINUTES:

Mr. Beers asked for review and approval of the January 19, 2017 TPC minutes. 
MOTION by Aplin SECONDED by Thompson to approve the minutes as written. 
MOTION PASSED 5-0.    

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA):

None. 

4. ACTION ITEMS:

A. 2016 Annual Report of the Tualatin Planning Commission 

Ms. Hurd-Ravich presented the 2016 Tualatin Planning Commission Annual Report. 
Every year the report is presented to Council - this year it is scheduled for March 27, 
2017. 

The Municipal Code states that no later than April 1 of each year, the Commission shall 
file with the City Council its annual report of the activities of the Commission. The 
annual report shall include a report of the activities by the Commission during the 
preceding year, in addition to specific recommendations to the City Council relating to 
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the Planning process, plan implementation measures within the City, or future activities 
of the Commission.  

Ms. Hurd-Ravich stated that the Planning Commission is the official Committee to fulfill 
Goal 1: Citizen Involvement of Oregon’s statewide land use planning program. The 
purpose of Goal 1 is to develop a citizen involvement program that insures the 
opportunity for citizens to be involved in all phase of the land use planning process.  

Ms. Hurd-Ravich stated that last year, the Commission made recommendations on two 
Plan Text Amendments, heard multiple updates from staff regarding various projects 
including Basalt Creek, The Capital Improvement Plan, Industrial Site Readiness, Civic 
Center Outreach, Southwest Corridor, and Mobile Food Units.  

Ms. Hurd-Ravich added that Angela Demeo attended a Planning Commissioner 
Training hosted by the Oregon City Planning Director’s Association in September.  

5. COMMUNICATION FROM CITY STAFF:

A. Update on Basalt Creek Land Use Concept Plan Map 

Ms.Hurd-Ravich stated that on January 13, 2017, the Council discussed Basalt Creek at 
their work session. Ultimately, the Council’s direction was to make the area in question 
residential and work with partners to have a place holder for a WES station. Ms. Hurd-
Ravich noted that staff felt the need to go to Council since we have three new Council 
members, additional information from Washington County, and numerous testimonies 
from the property owners.  

Mr. Aplin asked about Washington County’s views. Ms. Hurd-Ravich responded that as 
staff, we acknowledged that we need elected leadership with our partners. It will require 
the Mayor and Council reaching out to Washington County, Wilsonville, and Metro. Ms. 
Demeo asked if area we’re referring to is the 94 acres south of Victoria Gardens. Ms. 
Hurd-Ravich answered affirmatively. Ms. Demeo asked if this information will be 
communicated to the property owners. Ms. Hurd-Ravich answered that it will be noted 
in the monthly update we send out to the surrounding property owners and the 
residents who have chosen to be on our mailing list. Ms. Hurd-Ravich added that there 
were many property owners in attendance at this meeting and an article regarding this 
was printed in the Tualatin Times.   

Ms. Hurd-Ravich stated that our next steps include the City Managers of Wilsonville and 
Tualatin meeting with staff and the City Mayors. Depending on when the meeting will be 
held, we may have an update for the Commission in April.   

Mr. Aplin asked if this could set us back with relation to Wilsonville. Ms. Hurd-Ravich 
responded that Wilsonville is concerned about clustering employment together with 
residential land and the marketability of that. They are also concerned about community 
design and trip counts.  
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Ms. Hurd-Ravich stated that last month we brought forth information about the code 
update. We have recently signed a contract with a consultant and they are currently 
reading through the code and auditing as needed. Hurd-Ravich encouraged the 
Commission members to gather input from others and return with the feedback 
received.    

Ms. Demeo asked if the development code is in printed form. Ms. Hurd-Ravich 
responded that it is currently all web based. Ms. Demeo asked if the links on our web 
site will be corrected. Ms. Hurd-Ravich responded that if a broken link is found, please 
report it. When the web was updated a year ago, all the links had to be fixed.   

Ms. Hurd- Ravich noted that the last steps regarding food carts include gathering input 
from the Chamber. We will be compiling the input, circulate the input to the community, 
and take the draft ordinance to Council in the spring.  

6. FUTURE ACTION ITEMS

Ms. Hurd-Ravich stated that the next TPC meeting will be held jointly with the 
Architectural Review Board on Monday, March 20, 2017. Sean Brady, our City Attorney, 
will present information regarding the land use process including how to conduct land 
use hearings. In April, we may have an update on Basalt Creek and Food Carts.  

7. ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION

None. 

8. ADJOURNMENT

MOTION by Beers to adjourn the meeting at 6:58 pm. 

_______________________________ Lynette Sanford, Office Coordinator 
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TUALATIN PLANNING COMMISSION     -   

OFFICIAL  

MINUTES OF January 19, 2017 

TPC MEMBERS PRESENT:         STAFF PRESENT 
Alan Aplin             Aquilla Hurd-Ravich 
Bill Beers    Karen Perl Fox 
Angela Demeo          Jeff Fuchs  
Travis Stout    Lynette Sanford 
Mona St. Clair 
Janelle Thompson 
Kenneth Ball   

TPC MEMBER ABSENT: 

GUESTS:  Don Hanson, Grace Lucini, Sherman Leitjab, Tom Childs, Lois Fox, Jim Odams, 
George DeDoux, and Marrin Mast.  

1. CALL TO ORDER AND ROLL CALL:

Alan Aplin, Chair, called the meeting to order at 6:30 pm and reviewed the agenda. Roll
call was taken.

2. APPROVAL OF MINUTES:

Mr. Aplin asked for review and approval of the October 20, 2016 TPC minutes.
MOTION by Thompson SECONDED by St.Clair to approve the minutes as written.
MOTION PASSED 7-0.

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA):

None

4. ACTION ITEMS:

A. Elect a Chair and Vice Chair to Represent the Tualatin Planning Commission

Mr. Aplin asked the Commission members if they would like to become the 
Chairman and Vice Chairman of the Planning Commission.  Bill Beers offered to be 
the Chairman and Kenneth Ball volunteered to be the Vice Chairman. MOTION 
PASSED 7-0.   

These minutes are not verbatim. The meeting was recorded, and copies of the recording are 
retained for a period of one year from the date of the meeting and are available upon request. 
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5. COMMUNICATION FROM CITY STAFF: 
 

A. Capital Improvement Plan 2018-2027   
 
Jeff Fuchs, City Engineer, presented the Capital Improvement Plan (CIP) which 
included a PowerPoint presentation. Mr. Fuchs stated that he is filling in for Kelsey 
Lewis who was unable to attend the meeting. Mr. Fuchs noted that the CIP is a ten 
year project roadmap and is more of a planning tool than a schedule. This plan is 
reviewed and revised annually.  
 
The project categories of the CIP are Facilities and Equipment, Parks and 
Recreation, Technology, Transportation and Utilities.  Mr. Fuchs noted that Ms. 
Lewis programmed the Transportation System Plan (TSP) into the CIP to balance 
revenue against planned expenditures.   
 
Mr. Fuchs stated that the priorities are Council goals, health and safety, regulatory 
requirements, master plans, and service delivery needs. Funding sources include 
system development charges, water, sewer and storm rates, gas taxes, general 
fund, and grants and donations. The summary total is $6,029,000.  
 
Mr. Fuchs went through the slides that detailed the project categories and the costs 
for each. The CIP schedule includes presenting to the various Committees in 
January and it goes to Council for approval in February.  
 
Mr. Aplin asked if the new City Hall is part of this plan. Mr. Fuchs replied that it does 
not fall within a 10 year window so it was not included.  
 
Mr. Stout asked how the five year portion compares to last year. Mr. Fuchs replied 
that the projects shift around depending on the delivery. The general fund is the 
category that changes the most. Mr. Fuchs added that the majority of the 
transportation projects are on a sliding schedule.    
 
Ms. Thompson asked if the developer was supporting the project on 65th & Sagert or 
if it is derived from City funds. Mr. Fuchs replied that the Sagert project is a System 
Development Charge (SDC) reimbursement expense - they will pay for the impact of 
their development and we will reimburse them for the portion above and beyond 
their development. Mr. Fuchs added that the traffic signal in that area should be 
installed by early summer.  
  
Ms. Demeo asked if the Sagert and Martinazzi intersection project will surface next 
year. Mr. Fuchs responded that they will take a midterm look at the traffic study and 
reexamine the high traffic areas.   
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B. Update on Basalt Creek Land Use Concept Plan Map 
 
Karen Perl Fox, Senior Planner, and Aquilla Hurd-Ravich, Planning Manager, 
presented an update on the Basalt Creek Land Use Concept Map. This includes an 
overview of the work staff carried out on the exploration of the central subarea as 
directed by City Council at their October 10, 2016 work session. This update will 
also include Council’s confirmation on the Concept Map at the November 28, 2016 
work session.  
 
Ms. Hurd-Ravich stated that Metro brought the Basalt Creek Planning area into the 
Urban Growth Boundary in 2004 as employment land and Metro was awarded the 
CET Grant to fund the concept planning. In 2011-2013 Tualatin worked with partners 
Washington County, Metro and Wilsonville, and ODOT to define the transportation 
spine. This resulted in a transportation refinement plan and two intergovernmental 
agreements (IGAs) at the beginning and towards the end of the project. In 2013, the 
concept planning kicked off with a joint meeting with Wilsonville.  
 
In 2014 staff worked through the guiding principles list which included: 
 

• Maintain and complement the cities unique identities 
• Meet regional responsibility for jobs and housing 
• Design cohesive and efficient transportation and utility systems 
• Maximize assessed property value 
• Capitalize on the area’s unique assets and natural location 
• Explore creative approaches to integrate jobs and housing 
• Create a uniquely attractive business community unmatched in the metro 

region 
• Ensure appropriate transitions between land uses 
• Incorporate natural resource areas and provide recreational opportunities as 

community amenities and assets 
 
Ms. Hurd-Ravich presented the maps which detailed the progression and the 
revisions from the feedback received. This proposed jurisdictional boundary was 
discussed at a joint council work session in December 2015 and both councils 
agreed on the proposed jurisdictional boundary following Basalt Creek Parkway. Ms. 
Hurd-Ravich added that this information was presented to Council on June 13, 2016. 
Council feedback posed the question of how this concept could support campus 
industrial and how the trip cap would be managed.  
 
Ms. Perl Fox stated that feedback from the public, Council, and the 
intergovernmental partners led to minor refinements. These include 93 acres of 
Manufacturing Park, 3 acres of neighborhood commercial, and 88 acres of 
residential – which represents a balance between employment and residential land.  
 
Ms. Perl Fox added that public input prompted questions on the Basalt Creek central 
subarea – the area immediately south of Victoria Gardens to the jurisdictional 
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boundary. This represents approximately 42 buildable acres. Council directed the 
land to match the same planning district as Victoria Gardens, which is RML (Medium 
low density).  For the central subarea on the Tualatin side, Council directed 
exploration of the OTAK proposal to determine if the land is suitable for employment 
uses.  
 
Ms. Perl Fox noted that staff met with OTAK to explore the property owner’s 
proposal, consider opportunities for employment and constraints in the area, and 
consider infrastructure needed for different proposed uses. Ms. Perl Fox 
emphasized that we are in partnership with other agencies and they do not want to 
reduce employment land for more residential. We received a letter from Washington 
County in October emphasizing that the land is prime for industrial and employment 
uses.   
 
Ms. Perl Fox continued presenting the slides that detailed the summary of acres and 
trips, and the most recent land use concept map. Ms. Hurd-Ravich added that based 
on all the information, staff’s position is to recommend that Council accept the land 
use map as presented.  
 
Ms. St. Clair asked about the area designated for high density and how many homes 
are expected. Ms. Perl Fox responded that it’s approximately 2-3 acres of land, so it 
would be around 100 units. Ms. St. Clair asked if there will be enough housing for 
the people who will be working in the industrial/employment area.  Ms. Hurd-Ravich 
responded that the group didn’t plan on a housing unit for each employee. Ms. St. 
Clair stated that the people in the employment area will expect to live where they 
work. Mr. Aplin asked if we are limited on high density zoning areas.  Ms. Hurd-
Ravich responded that we are constrained by trip numbers.  
 
Mr. Beers asked if the trip model took into account the different business sectors in 
the area. He was concerned about the high price of housing in the area and as a 
result, many employees may have to commute in from other areas. Ms. Hurd-Ravich 
added that the models accounted for bike and pedestrian transportation as well as 
public transportation, but doesn’t narrow down trip times.    
 
Don Hanson, OTAK, 808 SW 3rd, Portland, OR 97204 
 
Mr. Hanson works for OTAK and was hired to assist the property owners in the ten 
acres in the southern portion of the study area, north of Basalt Parkway. He has 
been tracking this process and is concerned about this area being zoned 
employment land due to the vast amount of Basalt rock. Mr. Hanson distributed a 
map which detailed the topography concerns. This map has been added as an 
attachment to the minutes.  
 
Mr. Hanson stated that they consulted an excavator and a broker to obtain their 
opinion on the area and both expressed concern about the conditions. Mr. Hanson 
noted that Washington County and the engineering firm Mackenzie viewed the 
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property. They submitted a map and evaluated the property strictly for employment 
uses; they did not take into account the residential transition area. Mr. Hanson 
stated that they were unaware that there is no access road and the access points 
are limited to Grahams Ferry Rd and Tonquin Rd.  Mr. Hanson acknowledged that 
there should be additional residential land in this area which would be more 
adaptable to the difficult topography.  
 
Grace Lucini, 23677 SW Boones Ferry Rd 
 
Ms. Lucini is a resident of the unincorporated area of Washington County directly 
adjacent to the east of the study area. Ms. Lucini has questions and concerns 
regarding the report evaluation of the central subarea that she bought to the 
Planning Commission. The handout has been added to the minutes as an 
attachment. 
 
Sherman Leitgeb, 23200 SW Grahams Ferry Rd 
 
Mr. Leitgeb noted that he is concerned about the subarea because he lives there. 
Mr. Leitgeb stated that 329 acres is already zoned industrial which has not been 
built on. He’s concerned that the land will not be developed. Mr. Leitgeb noted that 
experts from Pactrust and excavation companies have stated that they are not 
interested in the land due to the amount of rock and slope.  
 
Tom Childs, 23470 SW Grahams Ferry Rd 
 
Mr. Childs stated that the people living in the Basalt area need to be acknowledged 
and if the land is designated industrial, it will not be built upon.  Mr. Childs mentioned 
that there is not enough housing to support retail or small businesses. If this land is 
developed into industrial property, he will not be able to sell his home for a profit and 
find another place to live. Mr. Childs believes that the decisions considered should 
benefit the current homeowners, not Metro, Wilsonville, or Washington County.  
 
Lois Fox, 23550 SW Grahams Ferry Rd 
 
Ms. Fox stated that she toured the property with City staff and acknowledged that 
there is rock throughout her property which makes it unsuitable to build on. Ms. Fox 
mentioned that she was taken aback when the City Council mentioned that they will 
revisit the zoning if it doesn’t work out or is not saleable. She has not heard from 
anyone other than a government official who thinks this is a good use for this 
property. She added that she would like to invite Washington County staff to tour her 
property.   
 
Mr. Hanson added that moving forward, it makes sense to have a peer review or 
workshop for everyone to get together to express ideas clearly and have comments.  
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Jim Odams, 24005 SW Boones Ferry Rd 
 
Mr. Odams lives in unincorporated Washington County and is not a resident of 
Wilsonville or Tualatin. He stated that he has not been approached by anyone for 
permission to tour his property even though the proposed bridge and alignment go 
through his property.  Mr. Odams commented that it is frustrating to be a property 
owner in the proposed development area without representation.  
 
Ms. Hurd-Ravich added that the alignment is though Washington County and the 
City can point out to them that the property owners have not been approached. The 
cities have not been involved in the geotechnical study, but will bring it up with the 
other agencies.   
 
Ms. Demeo stated that Metro brought the Basalt area in as employment land and 
asked if the intent was to zone the entire area for employment. Ms. Hurd-Ravich 
replied that the Council fought back and the City didn’t want the land at all. There 
was a concession to allow some residential to provide transition between 
employment and residential. Ms. Demeo asked if there was a dictated amount of 
acreage or percentage for residential and employment in the whole area, including 
Wilsonville.  Ms. Hurd-Ravich replied that it is 70-30 percentage split. Ms. Lucini 
added that there is a Metro ordinance (04-1040B) which recommends the dividing 
line at Basalt Creek Parkway should be zoned residential to the north. Mr. Leitgeb 
added that Tualatin is the only City which stated they need additional housing.  
 
Mr. Ball asked if the land has been surveyed by geotechnical engineers. Ms. Hurd-
Ravich said at a concept plan level, they don’t go into that detail – this happens in 
future steps.  
 
Mr. Beers inquired about the jobs goal for the Basalt area and if there is a target to 
reach. Ms. Hurd-Ravich responded that Metro completes the analysis of population 
employment growth and projects the numbers. The jobs numbers are reflective of 
the scenario modeling and employment types, and jobs per acre. Tualatin met the 
Metro target in terms of employment.  Ms. Thompson asked if the targets have to be 
met for jobs per residence. Ms. Hurd-Ravich responded that Metro has design types, 
but they don’t have an employee per acre type.   
 
Mr. Leitgeb mentioned that he met with a Wilsonville council member and the 
council member stated that Wilsonville only cares about the trip counts and not 
receiving Tualatin’s sewage. The projected jobs is based on all of the land being 
developed into employment, if it doesn’t get developed because of unsuitable 
conditions of slope and rock, you will need to take the jobs out of the equation for 
that section of the property. Ms. Perl Fox stated that she heard from the City of 
Wilsonville that they are concerned with the clustering of employment as well as the 
trip counts.   
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Mr. Childs stated that if the land is designated commercial and doesn’t get 
developed, there will be no SDC fees or taxes collected. If it’s developed residential, 
there will be sewer, water, taxes, and revenue generated. There will also be less 
land annexed into the City.  
 
Mr. Aplin asked what the next steps were. Ms. Hurd-Ravich responded that this will 
return to Council on February 13. There are new Council members so there may be 
different views regarding this process. The concept plan cannot be completed until 
the land use map is agreed upon.   
 
Ms. Lucini asked the Planning Commission what their thoughts are regarding 
moving forward. Mr. Aplin responded that the Council will hear feedback from the 
Commission members, but it is up to them to decide. Ms. Hurd-Ravich added that 
the minutes will be available to the Council members regarding the comments 
received.   
 
Mr. Hanson asked if the Planning Commission will make a recommendation to 
Council. Ms. Hurd-Ravich said that they will eventually do so. Once the draft is 
complete it will return to the Planning Commission. When it’s adopted into the 
Comprehensive Plan, the recommendation will be made.   
 

C. Framing for Priority Project: Update the Tualatin Development Code 
 
Ms. Perl Fox presented the Framing for Priority Project: Update the Tualatin 
Development Code, which included a PowerPoint presentation. Ms. Perl Fox stated 
that at the 2014 Council Advance, the Council identified the Tualatin Development 
Code (TDC) update as a priority project. This is focused on the TDC - not the 
Municipal Code or other City requirements.  
 
Ms. Perl Fox provided background information about the Tualatin Community Plan 
(Comprehensive Plan). This covers Chapters 1-30 of the TDC and provides land use 
goals and policies for the City. This was adopted in 1979; some chapters were 
updated in 2012.  
 
Ms. Perl Fox stated that the Development Code (Land Use Regulations) covers 
Chapters 31-80 of the TDC. These chapters include planning districts (zoning), 
natural resource and floodplain requirements, community design standards, 
procedures and application requirements, subdivisions and partitions, and sign 
regulations.  
 
Ms. Perl Fox noted that there are three phrases of approach These include: 

• Phase 1: Code Clean up (Audit and Amendments) 
• Phase 2:  Outreach and Policy Review 
• Phase 3: Writing a Work Program 
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Mr. Ball asked if the code is written and amended by a committee. Ms. Perl-Fox 
responded that consultants are involved as well as input from the Planning 
Commission.  

Ms. Perl Fox noted that the amendment process can be a complicated process. The 
current code has many errors that need to be corrected, as well as it being 
confusing to read.  This process may require several years to implement in total. 

Ms. Perl Fox stated that the schedule includes: 
• Quarter 1 – Audit
• Quarters 2 and 3 – Draft Code
• Quarter 4 – Hearing
• Quarters 5 and 6 – Outreach
• Quarter 7 – Policy Review
• Quarter 8 – Work program

Ms. Hurd-Ravich added that the Commissioners have an active role in this project 
and that their advice and comments will be taken to Council. We are almost ready to 
sign a contract with Angelo Planning Group. They will complete the bulk of the work, 
but the Planning staff will be working with them directly.   

Ms. St. Clair asked if the consultant is an attorney firm. Ms. Hurd-Ravich responded 
that they are land use planners, but we will be working closely with our City Attorney. 
Ms. Demeo asked when Quarter 1 will kick off; Ms. Hurd-Ravich answered February 
1, 2017.  

Mr. Beers asked if the end product will be in printed form or on the web. Ms. Hurd-
Ravich responded that it used to be in printed form, but is now exclusively web 
based.  Ms. Demeo asked who our main customer is – business or residents. Ms. 
Hurd-Ravich responded that our customer is a good cross section of developers, 
businesses, and residents.  

6. FUTURE ACTION ITEMS

Ms. Hurd-Ravich stated that future action items include review of the Annual Report,
which will be presented to Council. There will also be a Basalt Creek update.

Mr. Ball asked if there is a plan for the development off SW Nyberg Street - the former
RV Park of Portland site. Ms. Hurd-Ravich responded that the application for the Plan
Map Amendment is incomplete. Once deemed complete, it will come to the Planning
Commission.

7. ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION

Mr. Beers asked what is going in next to Cabela’s. Ms. Hurd-Ravich responded that
Cracker Barrel Restaurant is currently under construction, as well as a retail shell which
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will house a bank and a mattress store. Mr. Aplin asked if Cabela’s is changing to Bass 
Pro Shops. Ms. Hurd-Ravich replied that she has not heard anything regarding that.   

8. ADJOURNMENT

MOTION by Aplin to adjourn the meeting at 8:39 pm.

_______________________________ Lynette Sanford, Office Coordinator 



Citizen Comments to Tualatin Planning Commission 1-19-2017 
Agenda Item 5 B-Basalt Creek Concept Planning -Update 
Grace Lucini  
23677 SW Boones Ferry Road, Tualatin Oregon 
 
My home is within the Basalt Creek Concept Planning area.  I do not have elected representation within the Basalt Creek 
Concept Planning process, as I am not a resident of either the cities of Tualatin or Wilsonville- which are the 
governmental entities determining the process. 
 
I appreciate that additional reviews of the Central Sub-Area continues- but evaluations for use need to be done within 
the context of the plan --for the successful health of the entire concept plan area. 

I understand members of the City staff did an on-site visit to the area- which is necessary to understand the topography 
and uniqueness of the area.  Let me express my appreciation of this action. 

I also appreciate the actions the staff, stated they will take action to remove unnecessary or out dated markings on 
Concept Planning Maps which are disseminated to the public.   

In this case the removal of some markings which overlay and potentially indicate actions to private properties 
west of SW Boones Ferry Road and north of the proposed Parkway.  A map with these markings was included 
within the informational packet provided to this Commission, and was available for public review. 

 

1-11-17 Mackenzie Report Evaluation of Central Sub Area- Analysis for Industrial Use- commissioned by Washington 
County 

However, I question the usefulness of an evaluation commissioned by Washington County which resulted in the 1-11-17 
Report by Mackenzie.   

1. The Mackenzie Report did very little to address the actual question this Commission is discussing-which is: what 
is the most appropriate land use for the land in question.   

 

2. The Mackenzie Report specifically states the topic of the report is ---for “planning and design for development of 
industrial and employment lands in the Portland region”.  

These are two very distinctly different questions and issues- and any information gained from the Mackenzie 
Report should be utilized only within the context of the question it addresses… that question is simply if any of 
the land COULD be used for employment ---The answer to that question is yes, but very little land is appropriate 
for industrial use.    

A. The report did not address what should happen to the balance of the land not appropriate for industrial 
use.   

• Will this land become waste land?   

• An eye sore- who will be responsible for maintaining so many acers of land which is zoned for 
industrial use, but cannot be developed? 
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In addition, there are several factual problems which are presented within the Mackenzie Report as it is 
written… 

B.  A major issue is the location of the limited access Parkway--- which is a major focal point of the entire 
Basalt Creek Concept Planning Process. 

C. The potential concept planning maps created and provided by Mackenzie indicate road access north 
from the Parkway – which is again contrary to previous primary planning concepts. 

D. There is no indication of any effort to co-exist with existing neighborhoods or adjacent properties the 
Mackenzie Report:  

• does not indicate or state any attempt to have compatible of zoning with adjacent residential 
properties 

• does not indicate or state any attempt to provide buffering of existing neighborhoods- which 
was another primary guiding principle of the planning process 

• There is no indication of roads to the developable acreage east of the site being examined.  As 
utilities are preferably laid along roads the proposed use maps within the Mackenzie Report 
effectively blocks any development west of the wetlands and east of the area due to the lack of 
any road to the area east of the study area.   

• There is little comment within the Mackenzie Report on the cost involved in resolving the 
topography and solid basalt rock benches which are found within this area--- to make it 
compatible for grading for industrial use.  Cost is a significant factor when planning any 
development.  If the cost is too high, the land will be the last to be developed -if ever 

E. Consequently, the information gained from this report should only be used within the context of the 
question it addresses.   

F. The ability to use this report for determining the best use of the land is extremely limited.  

 

EXISTING PROPERTY OWNERS WITHIN BASALT CREEK AREA 

1. Existing property owners directly affected by the planning process should be heard as to their goals, and should 
be respected for the knowledge they provide about the limitations of the land they own. 

2. Existing neighbors within the Tualatin City limits, and those existing outside the current limits should be heard 
and their comments incorporated into the concept plans as a basic livability issue. 

 

I request that the Planning Commission acknowledges the extensive limitations of the Mackenzie Report when 
considering what is the best land use for this area- within the context of the entire Tualatin area and forward these 
concerns to the Tualatin City Council. 

Respectfully, 

Grace Lucini 
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