
           

MEETING AGENDA
    

TUALATIN PLANNING COMMISSION
March 6, 2012; 6:30 p.m.
COUNCIL CHAMBERS

18880 SW MARTINAZZI AVENUE
TUALATIN, OR 97062

                           

 

           

 
 

1. CALL TO ORDER & ROLL CALL
Members:  Mike Riley, Chair, Alan Aplin, Bill Beers, Jeff DeHaan, Nic Herriges, and
Steve Klingerman

Staff:  Aquilla Hurd-Ravich, Planning Manager
 

2. APPROVAL OF MINUTES
 

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA)
Limited to 3 minutes

 

4. ACTION ITEMS
 

A. 2011 Annual Report of the Tualatin Planning Advisory Committee
 

B. Review and Provide a Recommendation to City Council on the Goals and Objectives
and Existing Conditions Reports for the Tualatin Transportation System Plan and
Linking Tualatin Projects

 

5. COMMUNICATION FROM CITY STAFF
 

A. Future Tualatin Planning Commission Meeting Dates
 

B. Briefing on Proposed Amendments that would Remove Core Area Parking District
"Impact Fee" Provisions in the Tualatin Development Code and the Tualatin Municipal
Code.

 

6. FUTURE ACTION ITEMS
 

7. ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION
 

8. ADJOURNMENT
 

  



TO: Tualatin Planning Advisory Committee Members

FROM: Lynette Sanford, Office Coordinator

DATE: 03/06/2012

SUBJECT: APPROVAL OF MINUTES

ISSUE BEFORE TPC:

Attachments: TPAC Meeting Minutes



 
UNOFFICIAL 

 

 

 
 

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 ADVISORY COMMITTEE     -     MINUTES OF February 7, 2012  

TPAC MEMBERS PRESENT:      STAFF PRESENT: 
Paul Sivley Aquilla Hurd-Ravich 
Mike Riley Brenda Braden 
Alan Aplin Lynette Sanford  
Bill Beers   
Steve Klingerman     
Jeff DeHaan        
Nic Herriges (arrived late)   
 
TPAC MEMBER ABSENT: None 
 
GUESTS:   None 
 
 
1. 

Mr. Sivley called the meeting to order at 6:32 pm.  Roll call was taken. 
CALL TO ORDER AND ROLL CALL: 

 
2. 

Mr. Sivley asked for review and approval of December 6, 2011 TPAC meeting minutes. 
MOTION by Sivley SECONDED by DeHaan to approve the December 6, 2011 TPAC 
meeting minutes. MOTION PASSED 6-0. 

APPROVAL OF MINUTES: 

 
3. 

None 
COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA): 

 
4. 

 
ACTION ITEMS 

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

 
MOTION by Sivley SECONDED by DeHaan to nominate Mike Riley as the Chair of 
TPAC. MOTION PASSED 7-0.  
 
MOTION by DeHaan SECONDED by Sivley to nominate Alan Aplin as Vice Chair of 
TPAC. MOTION PASSED 7-0.  
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5. 

 
COMMUNICATION FROM CITY STAFF: 

A.  Calendar Look Ahead 
Planning Manager Hurd-Ravich discussed the calendar look ahead for the 2012 TPAC 
meetings. There are potential conflicts for the July 3 and August 7 meetings. July 3 falls 
the day before a holiday and August 7 is the same evening as Tualatin’s “National Night 
Out”. Ms. Hurd Ravich asked the TPAC members if we should cancel one of the 
meetings or try to reschedule.  
 
Mr. Riley mentioned that we should try to move our meetings to the third Tuesday or 
Thursday of the month. Mr. DeHaan stated he is unable to attend on Thursdays due to 
other commitments. Mr. Klingerman asked how this impacts the city. Ms. Hurd-Ravich 
responded that the Transportation Task Force meets Thursday’s and the majority of the 
other advisory committees meet on Tuesday’s.  The preference was to make the 
meetings the third Tuesday of every month. Mr. Beers added that we may want to 
consider canceling the July meeting and rescheduling the August meeting.  The 
consensus was to check the city calendar to see if this change will conflict with other 
city committees. Ms. Hurd-Ravich will check into the City’s calendar to see any potential 
conflicts of the proposed dates and we’ll continue discussion at the next meeting.  
 
B. Planning Commission Orientation-Brenda Braden, City Attorney 
City Attorney Brenda Braden reviewed her memo, which explained some of the 
responsibilities and procedures the TPAC members will have to follow for the different 
quasi-judicial hearings they will be conducting as a Planning Commission. 
 
Ms. Braden discussed that “land use hearings” fall into two categories: legislative and 
quasi-judicial. This group will only be conducting quasi-judicial. Because legislative 
changes require the City Council to act to pass an ordinance, the Planning 
Commission’s role will not differ from what they had been doing as TPAC for legislative 
matters. You will hear the staff report, take testimony, deliberate, and make a 
recommendation to City Council.  
 
A quasi-judicial hearing involves the application of planning standards in a particular 
case that affects one or a small group of property owners. These cases now assigned 
to the Planning Commission-variances, sign variances, reinstatement of use, 
transitional use permits and industrial master plans-the process becomes more formal 
because the commission will be the hearing body for the first evidentiary hearing.  
 
ORS 197.763 lays out a very detailed list of requirements for quasi-judicial hearings. 
Before each individual hearing, ORS 197.763 specified language that must be read 
before the beginning of the hearing, the process to be followed at the hearing; when 
continuances must be granted, and when the record must be left open for 7 days after 
the hearing. In these cases, the Planning Commission will follow the formal structure, 
deliberate, and then make a decision, which must be supported by written findings. An 
applicant or someone who participated in the hearing, either in person or in writing, may 
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request a review by the City Council of the Planning Commission’s decision. Ms. Hurd-
Ravich asked if we can reopen a hearing. Ms. Braden responded that they can reopen 
the hearing, but then there will be an opportunity for additional testimony. Ms. Braden 
added that she will be happy to attend meetings as needed.  
 
The next item discussed was rules regarding “ex parte contacts”. An “ex parte” contact 
is one which is made to a Commissioner or Commissioners outside the public hearing 
about the case to be heard. It may be from an applicant, the applicant’s agent or any 
other person. Before each hearing the Chair will read the language that requires a 
Commissioner to disclose all ex parte contacts at the beginning of hearing and any 
biases. The Commissioner must state the circumstances and content of the ex parte 
communication. The reason for this is to be certain that those not present for the ex 
parte contact will know what was said and have the opportunity to address and rebut 
the statements at the public hearing. The City Council has found that the best way to 
avoid problems within a quasi-judicial hearing and to avoid appearing biased is to avoid 
ex parte communications to the extent possible. You are not required to avoid them but 
you must disclose them fully.  
 
Ms. Braden then discussed conflict or potential conflict of interest. An actual conflict of 
interest is defined as “any action or any decision or recommendation by a person acting 
in a capacity as a public official, the effect of which would be to the private pecuniary 
benefit or detriment of the person or the person’s relative or any business which the 
person or a relative of the person is associated” ORS 244.020(1). In cases of an actual 
conflict of interest, the Commission will have to announce the conflict then step down 
and not participate in the hearing in any manner. For example, a property owner has 
applied for a variance and if the variance is granted, your business will receive pay for 
working on the project for the owner. If it isn’t granted, you or your business will lose a 
job.  Ms. Braden added that she has never experienced this with a committee member, 
but please contact her if you have any questions or concerns.     
 
A “potential conflict of interest” means any action or any decision or recommendation by 
a person acting in a capacity as a public official, the effect of which could be to the 
private pecuniary benefit or detriment of the person’s relative, or a business with which 
the person or the person’s relative is associated, unless the pecuniary benefit arises out 
of the following: 
 
a) An interest or membership in a particular business, industry, occupation or other 

class required by law as a prerequisite to the holding by the person of the office or 
position. 

b) Any action in the person’s official capacity which would affect to the same degree a 
class consisting of all in habitants of the state, or a smaller class consisting of an 
industry, occupation or other group including one of which or in which the person, or 
the person’s relative or business with which the person or person’s relative is 
associated or engaged.  

c) Membership in or membership on the board of directors of a nonprofit corporation 
that is tax exempt under 501(c) of the internal Revenue Code” 
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The last item Ms. Braden discussed from the memo that will be different for the 
Planning Commissioners is that each of them will be required by the State of Oregon’s 
Government Ethics Commission to file a Statement of Economic Interest by April 15, 
2012. The City files their names with the Government Ethics Commission when it files 
the City Councilors names. (The City is in the process of sending the names to the 
Ethics Commission now.) The Commission will then send the forms to the City and the 
City will send the forms to each of them. It is then their responsibility to fill out and file 
the form with the State by the deadline.  
 
Ms. Braden also addressed the issue of how the first amendment affects signage here 
in Oregon. Political, commercial, and religious signs are all treated equally and are 
protected. We can regulate location, size, and time but not the content. If we try to 
mandate the content, they could argue that it would be a violation of free speech.  
 
C. Update on the Transportation System Plan and Linking Tualatin 
Planning Manager Hurd-Ravich gave an update on the Transportation System Plan 
(TSP), which included a PowerPoint presentation and video.  
 
The meeting held on November 29th

 

 had a great turn-out, with approximately 30-40 
people in attendance. Mr. Aplin, Mr. Beers, Mr. Riley, and Mr. Herriges are all members 
of the Task Force. Roles and responsibilities were discussed, as well as an overview of 
projects, Transportation System Plan 101, and Linking Tualatin.  

The next meeting was held on December 15th. Consultants presented a virtual existing 
conditions report on existing value statements for both TSP and Linking Tualatin. Small 
groups identified their core values. During the January 19th

 

 meeting, an introduction to 
future conditions and land use scenarios were discussed. There was also a review on 
Goals and Objectives regarding the TSP and Linking Tualatin.  

Last week, on February 2nd, TSP Future conditions were discussed. A PowerPoint was 
presented which discussed working groups and open house preparations.  Discussion 
ensued on how these projects help facilitate growth, the flow of traffic and congestion, 
and to determine what our needs and deficiencies are.   
 
The TSP Technical Work Group has drafted an existing conditions report and it is 
available for review. The draft plan and policy report are complete which incorporates 
plans and policies from the state, regional, and county level. Future conditions work is 
also underway with the report review available next month. In the Linking Tualatin 
Technical Work Group, goals and objectives are being formulated. The Public Outreach 
Plan will be finalized February 23rd

 

.  Focus area selection criteria is being identified and 
a key transit connections map is being developed.  

Our web pages are up and running and the comment page is still available. The public 
can still leave a comment but the most of the comments have already been 
incorporated into the existing conditions report. There are weekly updates on the TSP 
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home page. We have developed a monthly newsletter to update everyone on our 
progress. The newsletter is distributed to all the Advisory Committees, Task Force 
members, CIO officers, Council members, and to everyone who has signed up on the 
comment page.   
 
Ms. Hurd-Ravich referred to the last slide which detailed the upcoming events calendar 
for the TSP. The Task Force will be meeting again on February 23rd and March 15th. 
The Transit Working Group will be meeting February 9th and March 29th. An open house 
is scheduled for February 16th

 

 at the Living Savior Lutheran Church from 4-7pm, which 
Ms. Hurd-Ravich encouraged everyone to attend. Discussion will include TSP, Linking 
Tualatin, and the latest developments in the Basalt Creek Area. Tonkin Trail will also 
have a booth.  

At the March 6th

 

 TPAC meeting, the action item is input on goals and objectives and 
existing conditions. Goals and objectives will be accepted by the task force and will 
come to TPAC for presentation and acceptance. Before we can progress to council, we 
have to get TPAC recommendation to accept the goals and objectives or recommend 
something else. 

Ms. Hurd-Ravich presented a video which was made to encourage participation in the 
working groups. The goal is to improve Tualatin and make better transit connections. 
The video can be viewed on the City’s web page, YouTube, Facebook, Twitter, and the 
Linking Tualatin and TSP web pages.  
 
Mr. Sivley asked for an update on the Stafford forum.  Ms. Hurd-Ravich attended a 
transportation meeting last Saturday, February 4, sponsored by Clackamas County. 
She commented that it was a good combination of Clackamas County and Stafford 
Hamlet hosting the event. There were two panels involved; the first was Clackamas 
County Director of Transportation and an ODOT Regional 1 representative. Discussion 
included how resources are declining and how the budget is being utilized to maintain 
bridges and paving.  
 
The second panel included the mayors of Lake Oswego and West Linn and Councilor 
Grimes who discussed their own cities’ transportation systems and concerns. Lake 
Oswego was concerned about cut-through traffic through their established 
neighborhoods. West Linn had concerns about Highway 43 and how it will be impacted. 
The meeting ended 45 minutes early. A brief discussion ensued regarding governance, 
concept plans and the urban growth boundary.  
 

6 
Ms. Hurd-Ravich reported that our next meeting on March 6
FUTURE ACTION ITEMS: 

th will be our first meeting as 
a Planning Commission. The action item before them will be the annual report. Every 
year we go through what was completed the year before. Ms. Hurd-Ravich asked if one 
of the committee members would be willing to present the annual report to council with 
her on March 12th. Additionally, the agenda will include TSP and Linking Tualatin goals 
and objectives and existing conditions. Senior Planner Harper will present a briefing on 
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the Plan Text Amendment regarding the Core Area Parking District. Part of the 
discussion will include eliminating the Fee and Lieu program.  
 
Mr. Aplin requested that someone fill in for him on the February 23rd

 

 Task Force 
meeting; Mr. DeHaan agreed. We will add Mr. DeHaan to the Task Force list and send 
him a packet.  

7 
Mr. Klingerman inquired on the subject of banner signs on the corner of Boones Ferry 
Road and Tualatin Sherwood Road. Ms. Braden responded that Clark Lumber has 
owned the property since the early 80’s and have always used the fence for signs. The 
Code Enforcement Officer has been on the property and has determined, along with Sr. 
Planner Harper. that we may have a non-conforming sign issue. A meeting to discuss 
this issue will be scheduled in the near future.  

ANNOUNCEMENTS/PLANNING ADVISORY COMMITTEE COMMUNICATION 

 
Mr. DeHaan inquired about the Riverhouse property and the property that includes two 
older homes along Boones Ferry Road, across from the library. He feels as this would 
be a great opportunity for redevelopment. Ms. Hurd-Ravich responded that the property 
is zoned central commercial, and the existing houses have been grandfathered in. One 
thing that has changed dramatically within the past two years is that we no longer have 
Urban Renewal. Flood plains have also changed and approval may not be the same as 
before.  Ms. Braden stated the developer of the Riverhouse property has informed the 
City that it has 6 million dollars invested in the property but is uncertain what the asking 
price is. The two houses are currently occupied and one of the owners of the property 
does not want to leave.  Ms. Braden stated that the city does not have the funds to 
purchase the property for development.  
 
Mr. Herriges mentioned that he was late to the meeting due to attending another city 
meeting. During this meeting, the city staff introduced themselves to the CIO officers. 
The meeting was well attended with approximately 20 people in attendance. Mr. 
Herriges encouraged all the members to support CIO’s and the CIO officers.  
 

8. 
MOTION by Sivley, SECONDED by Klingerman to adjourn the meeting at 8:10 pm. 
MOTION PASSED 7-0. 

ADJOURNMENT 

 
 
 
_______________________________ Lynette Sanford, Office Coordinator 



TO: Tualatin Planning Advisory Committee Members

FROM: Aquilla Hurd-Ravich, Planning Manager

DATE: 03/06/2012

SUBJECT: 2011 Annual Report of the Tualatin Planning Advisory Committee

ISSUE BEFORE TPC:
Consideration of the 2011 TPAC Annual Report and a recommendation that the City Council accept the report.

RECOMMENDATION:
Staff recommends that TPAC accept the report and recommend that Council also accept the report at their regularly
scheduled meeting on March 12, 2012.

EXECUTIVE SUMMARY:
This is not a public hearing

Not later than April 1 of each year, commencing with the year 1977, the committee shall file with the City
Council its annual report of the activities of the Committee.

The annual report shall include a survey and report of the activities for the committee during the preceding
year, in addition to specific recommendations to the City Council not otherwise requested by the City Council,
relating to the planning process, plan implementation measures within the City, or the future activities of the
Committee.

The report may include activities of the Committee. The report may include any other matters deemed
appropriate by the Committee for recommendation and advice to the Council.

The Tualatin Municipal Code 11-1 contains the provisions for the functions and activities of TPAC.

TPAC is the official Committee for Citizen Involvement in accordance wtih Statewide Land Use Planning Goal
1, Citizen Involvement.

TPAC reviewed ten (10) Plan Text Amendments and one Plan Map Amendment during 2011.

There are no criteria applied to acceptance of the annual report.

OUTCOMES OF DECISION:
Planning Commission acceptance of the Annual Report will result in the following:
  

A recommendation to Council to accept the report

Compliance with Section 11-1-080 of the Tualatin Municipal Code

If the Planning Commission does not accept the Annual Report the following outcomes will result: 

A recommendation that Council not accept the report

Non compliance with Section 11-1-080 of the Tualatin Municipal Code

ALTERNATIVES TO RECOMMENDATION:



Recommend the Council accept the annual report with alterations

Recommend the Council not accept the annual report

Continue the discussion and return to the matter at a later date

FINANCIAL IMPLICATIONS:
Funds are budgeted in the Planning Division for preparation of the Annual Report of the Tualatin Planning Advisory
Committee. 

Attachments: A - 2011 TPAC Annual Report



 

 

 
 
 
 

2011 ANNUAL REPORT  
 

TUALATIN PLANNING ADVISORY COMMITTEE 
 

 
MARCH 6, 2012 

 
 
 
 
 

Committee Members: 
 

Paul Sivley, Chair 
Mike Riley, Vice Chair 

Alan Aplin 
Bill Beers 

Jeff DeHaan 
Nic Herriges 

Steve Klingerman 
 

 
 



 

 

 
2011 ANNUAL REPORT OF THE TUALATIN 

 PLANNING ADVISORY COMMITTEE 
 
 

 
BACKGROUND 

Ordinance No. 342-76 established the Tualatin Planning Advisory Committee (TPAC), 
was adopted July 26, 1976 and incorporated into the Tualatin Municipal Code as 
Chapter 11-1.  The ordinance prescribes TPAC’s role in reviewing plans and ordinances 
and makes TPAC the official Committee for Citizen Involvement in accordance with 
Statewide Land Use Planning Goal 1, Citizen Involvement.  In 2012, the Tualatin 
Planning Advisory Committee changed to the Tualatin Planning Commission.  This 
annual report covers activities conducted by TPAC in 2011.   
 
This report will address two specific TPAC mandates in Tualatin Municipal Code 
Chapter 11-1. 
 
 11-1-060(4):  Serve as the City of Tualatin Committee for Citizen Involvement 

in accordance with the State of Oregon Land Conservation and Development 
Goal No. 1, with the following responsibilities: 

 (a) Evaluate the effectiveness of the citizen involvement program during 
March and October of each calendar year. 

 (b) Recommend and make suggestions to the City Council regarding 
revisions in the citizen involvement program, as the Committee deems 
appropriate. 

 
 11-1-080:  Not later than April 1 of each year, the Committee shall file its 

annual report of the activities of the Committee with the City Council.  The 
annual report shall include a survey and report of the activities of the 
committee during the preceding year, in addition to specific 
recommendations to the City Council not otherwise requested by the City 
Council, relating to the planning process, plan implementation measures 
within the City, or the future activities of the Committee.  The report may 
include any other matters deemed appropriate by the Committee for 
recommendation and advice to the Council. 

 
 

 
EFFECTIVENESS OF THE CITIZEN INVOLVEMENT PROGRAM 

In 2011, the members of TPAC recommended changes to the committee to improve its 
effectiveness as a advisory body.  These changes included reducing the number of 
positions on the committee from nine to seven, changing the definition of a quorum to 
be the majority of the members appointed by Council, and removing limits to the 
number of terms a committee member can be reappointed.  Of the nine positions, one 
or two were consistently vacant for at least one year, which made reaching a quorum on 
important recommendations difficult.  There were four instances in the year 2010 when 
a quorum was not present to make a recommendation to Council.  A lack of quorum 
was partly due to the vacant positions.  Council adopted the changes with the intention 
to make TPAC a more efficient body in providing public feedback to the City Council.   
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The members of TPAC also recommended that the Planning Advisory Committee 
become a Planning Commission.  The City Council and TPAC met jointly several times 
in 2011 to discuss the role of a Planning Commission in Tualatin’s land use decisions, 
the logistics of a Planning Commission and what land use decisions could be under the 
purview of a newly created Commission.  Staff presented research about the operation 
of planning commissions in other cities and which quasi-judicial land use decisions the 
City Council currently has under their purview. 
 
Jointly, TPAC and the City Council decided that it was an appropriate time in Tualatin’s 
development as a City to create a Planning Commission with approval authority over a 
limited number of quasi-judicial decisions.  Including: 

• Industrial Master Plans 
• Reinstatement of Use 
• Sign Variance 
• Variance 
• Transitional Use Permit 

 
The purpose of this change was to help streamline land use decisions as well as 
empower the Planning Commission members as citizen volunteers who are appointed 
by Council.   
 
The Planning Commission will retain the duties of the Advisory Committee, which 
makes recommendations on Comprehensive Plan Amendments including map and text 
changes.  They also participate in broad City planning efforts and provide feedback to 
staff and the City Council.  In 2011, TPAC reviewed 10 Comprehensive Plan Text 
Amendments.  These reviews not only allow the citizen advisory committee the 
opportunity to comment but any interested members of the public can provide input.  In 
2011, TPAC was involved in the beginning phases of the Transportation System Plan 
update and gave critical input to the development of the public involvement plan.  
TPAC’s participation in transportation activities will continue throughout 2012.   
 
At each meeting, there is an allotted time for the public to make comments about any 
topic not related to an agenda item.  This opportunity has given members of the public 
the opportunity to ask TPAC to consider other community concerns.  For example, 
comments made by the public addressed the activities of the newly formed Citizen 
Involvement Organizations, public participation best practices and consideration of a 
need for a park and ride on Highway 99. 
 
 

 
RECOMMENDED REVISIONS TO THE CITIZEN INVOLVEMENT PROGRAM 

In the upcoming year, 2012, TPAC will coordinate with the Citizen Involvement 
Organizations (CIOs). The CIOs are an excellent communication tool to reach out to a 
greater number of Tualatin citizens.  The Community Development staff can support this 
effort by including CIO Land Use Officers in the distribution of Planning Commission 
agendas and notices.  This action is not required to comply with State Land Use 
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Planning Goal 1 but it will provide a greater opportunity for more citizens to participate in 
land use planning in the City.  
 
 

 
ACTIVITIES OF THE COMMITTEE 

During the 2011 Calendar Year TPAC met eleven (11) times and reviewed ten (10) Plan 
Text Amendments: 
 
PTA-09-03- Historic Preservation– Consideration of reforms to the historic 
preservation program. TPAC made a recommendation to put tax monies from 22 
historic properties identified in the City of Tualatin into a special fund for historical 
preservation, and consider imposing a demolition fee to mitigate for the loss of historic 
properties, which would also go into that fund on February 1, 2011. 
 
PTA-10-04- Southwest Concept Plan- Consideration of proposed text amendments to 
chapters in the Tualatin Development Code and a recommendation to incorporate 
proposed changes that implemented the Southwest Concept Plan.  TPAC 
recommended approval on February 1, 2011. 
 
PTA-11-02- Electronic Reader Board Signs- Consideration of proposed text 
amendments to the Sign Regulations to allow an electronic message display for a high 
school campus in the Residential Low Density Planning District. TPAC made a 
recommendation of approval on April 5, 2011. 
 
PTA-11-03- Extension of Certain Architectural Review Decisions- Consideration of 
proposed text amendments to change the end date for a blanket extension to 
Architectural Review decisions issued between January 2007 and September 30, 2009.  
TPAC made a recommendation of approval on April 5, 2011. 
 
PTA-11-04- Storm Water Quality Regulations- Consideration of text amendments to 
the Tualatin Development Code to:   

• Allow storm water from private, non-residential development to be treated in a 
public storm water quality facility; 

• Allow commercial and industrial developers to construct a regional public storm 
water facility to accept, treat, and discharge storm water runoff from building and 
paved surfaces on multiple-lot private development; and 

• Provide requirements for submittal of a Storm Water Facility Agreement for a 
regional public storm water facility that will be operated and maintained by the 
City and supported by fees from benefitting property owners. 
 

TPAC made a recommendation of approval on May 3, 2011 
 
PTA-11-05- Changes to approval and extension periods for Architectural Review, 
Partition, and Subdivision Approval and Conditional Use Permits- Consideration of 
text amendments to the Tualatin Development Code to:   
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• Increase Architectural Review and Conditional Use Permit approval periods from 
one (1) to two (2) years.  

• Allow Architectural Review, Partition, and Subdivision a single one-year 
extension  

• Allow for staff or the Architectural Review Board (ARB) to review an Architectural 
Review (AR) extension request depending on what party approved the AR; and 

• Specify additional extension criteria. 
 
TPAC recommended approval on August 2, 2011. 
 
PTA-11-06- Changes to Tualatin Planning Advisory Comittee- Consideration of text 
amendments to the Tualatin Development Code to reduce the number of TPAC 
positions from nine (9) to seven (7) and remove term limits.  The Municipal Code 
changed at the same time to establish a quorum as a majority of the members 
appointed by Council.  TPAC recommended approval on June 7, 2011. 
 
PTA-11-08- Changes to Sign Regulations- Consideration of text amendments to the 
Sign Regulations in the Tualatin Development Code to allow additional sign options in 
the Central Design District, Major Commercial Centers and Multi-story Buildings in the 
Central Commercial and General Commercial Planning Districts.  Additionally, TPAC 
considered text amendments to provide standards and definitions for the proposed 
additional sign options.  TPAC recommended approval on July 5, 2011 and again on 
October 4, 2011 to a revised Plan Text Amendment.  
 
PTA-11-09- Land Use Notices to Citizen Involvement Organizations- Consideration 
of text amendments to the Tualatin Development Code that added recognized Citizen 
Involvement Organizations (CIOs) to a list of parties receiving Notice of Hearing, Notice 
of Application and Opportunity to Comment, Notice of Annexation, and Notice of 
Neighbor Developer Meeting.  TPAC recommended approval on December 6, 2011. 
 
PTA-11-11- Changing the Tualatin Planning Advisory Committee to a Planning 
Commission- Consideration of text amendments to the Comprehensive Plan and 
Tualatin Development Code to change the Planning Advisory Committee to a Planning 
Commission and grant decision making authority over specified land use applications 
that are appealable to the City Council.  A separate action revised the Tualatin 
Municipal Code to reflect these changes.  TPAC recommended approval on December 
6, 2011.  
 

 
During the 2011 Calendar Year, TPAC reviewed one (1) Plan Map Amendment. 
 
 
PMA-10-02- Southwest Concept Plan- Consideration of proposed changes to the 
Community Plan Map 9-1 and a recommendation to incorporate proposed changes to 
implement the Southwest Concept Plan. TPAC recommended approval on February 1, 
2011 
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Approximately 24 members of the public participated in TPAC meetings throughout the 
year.  The Plan Text Amendment to allow Electronic Reader board signs at Tualatin 
High School received the most participation from members of the public.  
 

 
OTHER TPAC ACTIVITIES 

Other activities included two joint meetings with the City Council to discuss the potential 
role of a Planning Commission in Tualatin’s land use decisions.  The first meeting was a 
special work session on July 27, 2011 and the second was a joint work session on 
October 10, 2011.   
 
Outside agencies presented two special reports to TPAC.  One on October 4, 2011 from 
Clackamas County Planning staff who presented information about a Conditional Use 
Permit request for a composting and surface mining facility at the intersection of Borland 
and Stafford Roads.  The second special report was on November 1, 2011 by the City 
of Tigard Planning staff regarding Tigard’s High Capacity Transit land use study.   
 
Staff brought forward several topics for TPAC discussion including: 
 
• The application for a Conditional Use Permit to allow surface mining and 

composting in Clackamas County  
• “Linking Tualatin”, the City’s high capacity transit land use study. 
• Transportation System Plan project and the Transportation Task Force. 
• Stafford Hamlet community forums held about future development in the Borland 

Area neighborhood.  
• CPO 5 and TPAC’s participation  
• Basalt Creek  
• Blake Street Bikeway updates 
• Current planning projects like the Stafford Hills Racquet Club 
• Urban and Rural Reserves update 
• Electronic versus paper distribution of packets 
• Tonquin Trail update 
• Tualatin Tomorrow update 
• Core Area Parking District 
• Transportation System Plan public involvement strategy 
• Citizen Involvement Organization presentation 

 



TO: Tualatin Planning Advisory Committee Members

THROUGH: Aquilla Hurd-Ravich, Planning Manager

FROM: Cindy Hahn, Associate Planner

DATE: 03/06/2012

SUBJECT: Review and Provide a Recommendation to City Council on the Goals and Objectives and Existing
Conditions Reports for the Tualatin Transportation System Plan and Linking Tualatin Projects

ISSUE BEFORE TPC:
Goals and objectives, an Existing Conditions Memorandum, and a preliminary assessment of future conditions have
been prepared for the Transportation System Plan. A Public Outreach Plan, goals and objectives, and an Existing
Conditions Report have been prepared for the Linking Tualatin project. These documents are being presented to the
Tualatin Planning Advisory Committee for review and a recommendation to City Council on the readiness of both
projects to proceed with next steps in their respective planning processes.

RECOMMENDATION:
Staff recommends the Tualatin Planning Advisory Committee consider the staff report and attachments, and make a
recommendation to the Council on the readiness of the Transportation System Plan and Linking Tualatin to proceed
with next steps in their respective planning processes.

EXECUTIVE SUMMARY:
Tualatin Transportation System Plan

The Transportation System Plan goals and objectives were developed for review by the Transportation Task
Force based on a discussion of transportation values at the December 15 Task Force meeting, then revised
based on comments at the January 19 Task Force meeting. Exact phrases from the Task Force values
discussion were included to ensure consistency. The goals and objectives include seven categories: Access
and Mobility, Safety, Vibrant Community, Equity, Economy, Health/Environment, and Ability to be Implemented.
The Task Force accepted the goals and objectives at the February 2 Task Force meeting. (Attachment A
includes the Transportation System Plan goals and objectives.)
 
The Existing Conditions Memorandum for the Transportation System Plan was prepared in draft form in
mid-November to early December 2011. An overview of existing conditions was provided to the Transportation
Task Force at the December 15 meeting and the memo was made available online for comment on December
30. The online comment period lasted until January 15, 2012, but comments are still being made by a few
individuals and these will be addressed as the process proceeds.

The memo describes the current (2012) transportation system in Tualatin, including existing conditions,
opportunities, and deficiencies. The report evaluates the roadway network, public transportation routes and
service, bicycle facilities, pedestrian facilities, rail facilities, airports, and pipelines within the project study area.
It also describes general land use patterns and major activity centers that generate traffic. The information in
the memo serves as the starting point for a discussion by the broader community about the current state of the
transportation system in Tualatin. This information will be used to help inform the project ideas and
alternatives to be developed in the Transportation System Plan. (Attachment B contains the Transportation
System Plan Existing Conditions Memorandum.)

A preliminary assessment of future conditions was presented to the Transportation Task Force at the
February 2 meeting. The future conditions analysis helps identify future needs, opportunities, and constraints



February 2 meeting. The future conditions analysis helps identify future needs, opportunities, and constraints
for circulation and transportation system connections for all transportation modes. The analysis starts with an
examination of existing conditions. Community values and opinions on the various modes of travel are
gathered to help inform the vision of the future for transportation in the community, and a technical analysis of
future population and employment growth assumptions are combined with anticipated future development to
provide a picture of future travel demand. Typically, future conditions are forecasted for a planning horizon of
20 years and relate primarily to motor vehicles, however, conditions and connections for other modes (such as
pedestrian, bicycle, and transit) are also included. Considering these other modes in addition to motor vehicles
helps create a balanced transportation system that serves the entire community. (Attachment C is the
PowerPoint that was presented to the Task Force on February 2.)

The graphic included in Attachment D provides a visual representation of the next steps in the Transportation
System Plan process.

Linking Tualatin

The Linking Tualatin goals and objectives were developed for review by the Transportation Task Force based
on a discussion of transportation values at the December 15 Task Force meeting, and review of goals and
objectives for the Southwest Corridor Plan, Tigard High Capacity Transit project, and local plans, particularly
Tualatin Tomorrow and the Leveton Industrial Area Plan. Revisions were made based on review and comment
at the January 19 and February 23 Task Force meetings. The goals and objectives include six categories:
Community Involvement, Economy, Land Use, Transportation Choice and Mobility, Consistency and
Coordination, and Implementation. The Task Force accepted the goals and objectives at the February 23 Task
Force meeting. (Attachment F includes the Linking Tualatin goals and objectives.)

The Existing Conditions Report for Linking Tualatin was prepared in draft form at the beginning of February
2012. An overview of existing conditions was provided to the Transportation Task Force at the February 23
meeting and the Existing Conditions Report was made available online for comment on February 24. Anyone
desiring to comment on the report has been invited to do so by March 8; any comments received after that
date will be addressed as the planning process proceeds.  

The Existing Conditions Report provides a concise summary of existing conditions related to land use,
transportation, infrastructure, and natural resources for the Tualatin community as a whole and for seven
specific focus areas that have been identified. The information presented is focused on key conditions that are
relevant to high capacity transit and to the project purpose, and will inform future stages of the Linking Tualatin
project. Because existing conditions information at the community level was recently gathered and
summarized as part of the Transportation System Plan, that information has been relied upon and incorporated
into the Existing Conditions Report for Linking Tualatin where appropriate, including several maps. 

(Attachment G is the Existing Conditions Report for Linking Tualatin.)
 
The graphic included in Attachment H provides a visual representation of the next steps in the Linking Tualatin
planning process.

Public Open House and Transit Working Group Meeting

The first meeting of the Transit Working Group was held on February 9, and a public open house was held on
February 16. Additional input on existing conditions and goals and objectives related to transit in Tualatin was
collected at the Transit Working Group meeting. Information about the goals and objectives and existing conditions
for both the Transportation System Plan and Linking Tualatin was presented, and public comment was invited and
encouraged at the open house. 

OUTCOMES OF DECISION:
A positive recommendation from the Tualatin Planning Advisory Committeea to the Council on the readiness of the
Transportation System Plan and Linking Tualatin will encourage the projects to proceed with next steps in their
respective planning processes.

A negative recommendation could delay the planning process for one or both projects. A schedule delay could
cause one or both projects to fail to meet their project completion goal of December 2012.



Attachments: A. TSP Goals & Objectives
B. TSP Existing Conditions
C. TSP Future Conditions
D. TSP Process Graphic
F. LT Goals & Objectives
G. LT Existing Conditions
H. LT Process Graphic



Tualatin TSP Goals and Objectives 
As accepted by the Transportation Task Force at its February 2, 2012 meeting 

 

Goal Category Goal  Objective 

Access and Mobility Maintain and enhance the transportation system to reduce 

travel times, provide travel time reliability, provide a functional 

and smooth transportation system, and promote access for all 

users. 

Improve travel time reliability/ provide travel information for all modes including freight and transit 

Provide efficient and quick travel between point A and B 

Provide connectivity within the City between popular destinations and residential areas 

Accommodate future traffic, bicycle, pedestrian, and transit demand 

Reduce trip length and potential travel times for motor vehicles, freight, transit, bicycles, and walking 

Improve comfort and convenience of travel for all modes including bicycles, pedestrians, and transit users 

Increase access to key destinations for all modes 

Safety Improve safety for all users, all modes, all ages, and all abilities 

within the City of Tualatin. 

Address known safety locations, including high crash locations for motor vehicles, bicycles, and 

pedestrians 

Address geometric deficiencies that could affect safety including intersection design, location and 

existence of facilities, and street design 

Ensure emergency vehicles are able to provide services throughout the City to support a safe community 

Provide a secure transportation system for all modes 

Vibrant Community Allow for a variety of alternative transportation choices for 

citizens of and visitors to Tualatin to support a high quality of life 

and the livability of the community. 

Create a variety of safe options for transportation needs including bicycling, pedestrians, transit, freight, 

and motor vehicles 

Provide complete streets that include universal access through pedestrian facilities, bicycle facilities and 

transit on some streets 

Support a livable community with family-friendly neighborhoods 

Maintain a small town feel 

Equity Consider the distribution of benefits and impacts from potential 

transportation options, and work towards fair access to 

transportation facilities for all users, all ages, and all abilities. 

Promote a fair distribution of benefits and burdens on different populations within the City (i.e. low-

income, transit dependant, minority, age groups) and different neighborhoods and employment areas 

within the City 

Consider access to transit for all users 

 

 



Goal Category Goal  Objective 

Economy Support local employment, local businesses and a prosperous 

community while recognizing Tualatin’s role in the regional 

economy 

Support a vibrant City Center and community, accessible to all modes of transportation 

Support employment centers by providing transportation options to major employers 

Increase access to employment and commercial centers on foot, bike, or transit 

Consider positive and negative effects of alternatives on adjacent residential and business areas 

Accommodate freight movement 

Facilitate efficient access for goods, employees, and customers to and from commercial and industrial 

lands, including access to the regional transportation network. 

Health/Environment Provide active transportation options to improve the health of 

citizens in Tualatin. Ensure transportation does not adversely 

impact public health or the environment. 

Provide active transportation options to area schools to reduce childhood obesity 

Promote active transportation modes to support a healthy public and children of all ages 

Provide interconnected networks for bicyclists and pedestrians throughout the City for all age groups 

Consider air quality effects of potential transportation solutions 

Protect park land and create an environmentally sustainable community 

Consider positive and negative effects of potential solutions on the natural environment (including 

wetlands and habitat areas) 

Ability to be Implemented Promote potential options that are able to be implemented 

because they have community and political support and are 

likely to be funded. 

Promote fiscal responsibility and ensure that potential transportation system options are able to be 

funded given existing and anticipated future funding sources 

Evaluate for consistency with existing community, regional, and state goals and policies 

Strive for broad community and political support 

Optimize benefits over the life-cycle of the potential option  

Consider transportation options that make best use of the existing network 
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This memorandum describes the current (2012) transportation system in Tualatin, including existing conditions, 
opportunities, and deficiencies. The report evaluates the roadway network, public transportation routes and service, 
bicycle facilities, pedestrian facilities, rail facilities, airports, and pipelines within the project study area. It also 
describes general land use patterns and major activity centers that generate traffic. The information used to describe 
the existing system and identify deficiencies in this report came from the City of Tualatin, Washington and Clackamas 
Counties, the Oregon Department of Transportation (ODOT), Metro, and the consultant team through a site visit on 
October 12, 2011. 

The information in this memo serves as the starting point for a discussion by the broader community about the 
current state of the transportation system in Tualatin. This information will be used to help inform the project ideas 
and alternatives to be developed into Tualatin’s Transportation System Plan (TSP). 

Study Area 
The City of Tualatin is located in the southwestern portion of the Portland Metro region, and according to the 2010 
US Census has a population of 26,054 people. It is predominantly located within Washington County, though a small 
section of the City east of I‐5 is located in Clackamas County. Figure 1 shows the study area in more detail. 

The study area for the Tualatin TSP is comprised of the Tualatin Planning Area Boundary, which includes portions of 
the Basalt Creek project and the SW Concept Plan boundaries. The Tualatin River is the north boundary of the City 
west of I‐5, with SW Cipole Road and SW 124th Avenue to the west, and SW Helenius and SW Norwood Roads to the 
south. The eastern boundary follows the west side of I‐5 until north of I‐205. The City then extends east into 
Clackamas County east of SW 48th Avenue. The City also includes a section of the Bridgeport Village shopping center 
on either side of I‐5 to approximately SW Rosewood Street in the northeastern quadrant of the City. In addition to 
the City limits at the edge, there are a handful of areas that are surrounded by the City but not officially 
incorporated.  

Land Use 
Introduction 
This section provides a general overview of existing and allowed land uses in the City of Tualatin. It is intended to 
inform the team in identifying how current land uses affect transportation conditions. The City of Tualatin’s Zoning 
and Comprehensive Plan are the same and are codified in the Tualatin Development Code (TDC). The TDC identifies 
types of development and land uses that are currently allowed within the City. Figure 2 shows land use designations 
within the City.  
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FIGURE 1
Base Map
Existing Conditions Analysis
City of Tualatin Transportation System Plan
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Existing Land Uses 
This section provides a general overview of existing and allowed land uses within the City of Tualatin’s planning area 
including the SW Concept Plan and the Basalt Creek Planning area. It is not intended to be comprehensive, but to 
inform the TSP team in identifying how current land uses affect current transportation conditions. The descriptions 
and areas below are based on distinct land uses and character within the City and are indicated on Figure 2.  

Town Center – Downtown Tualatin 
The Town Center Area including downtown Tualatin is centered around SW Nyberg Street west of I‐5, bounded by I‐
5, SW Warm Springs Street, SW 90th Avenue, and SW Tualatin Road. The Town Center Area has the highest density 
residential areas within Tualatin, though the majority of the area is designated Central Commercial and includes 
Tualatin Commons and the surrounding businesses along SW Tualatin‐Sherwood Road, SW Tonka Street, SW Nyberg 
Street, SW Boones Ferry Road, and SW Tualatin Road. The Tualatin Community Park is partially within the Town 
Center Area.  

There are a number of shopping centers in the Town Center area, especially along SW Tualatin‐Sherwood and SW 
Nyberg Roads. The businesses are predominantly car‐oriented and have large parking lots with fast‐food or casual 
dining restaurants adjacent to the main roadways. Other areas have groups of smaller retail and service‐oriented 
businesses, specifically the area between SW Tualatin‐Sherwood Road and SW Warm Springs Street and SW Boones 
Ferry Road and SW Martinazzi Avenue. The Town Center area also has a couple of hotels, one in the Tualatin 

Commons area and one further south on SW Warm Springs Street.  

In addition to retail businesses, the Town Center area is also home 
to many City services including the Tualatin Library, Police 
Department, City Hall, City administrative offices, and Community 
Park. The central part of the Town Center area is comprised of the 
Tualatin Commons, which is oriented towards the lake at the center 
of the commons. The circular area is surrounded by mixed use 
development with ground floor retail and upper‐story residential 
development (apartments and condos). There are a number of 
service and restaurant businesses in the Tualatin Commons, and 
festivals and community events are held in the Commons. It is the 
center of the community and provides a gathering place for 
residents. 

North Tualatin 
North Tualatin is located north of SW Tualatin Road and includes the section of Tualatin that is northwest of OR 99W. 
The majority of the area in North Tualatin is low‐density residential, with a few areas of medium‐high density and 
high density residential, especially near OR 99W. There are a few mobile home parks north of OR 99W adjacent to 
SW Pacific Drive and some higher‐density residential neighborhoods. There are also a few pockets of recreational 
commercial and general commercial along OR 99W in North Tualatin. The Tualatin Country Club is located in North 
Tualatin, along with Jurgens Park and Hazelbrook Middle School. 

The major through facility, OR 99W, brings regional traffic through this section of the City, though its location on the 
edge of town reduces the impact of the regional traffic on the local roads or neighborhoods.  

Bridgeport Village Area 
There is one section of the City north of the Tualatin River extending along I‐5 and SW Bridgeport and SW Lower 
Boones Ferry Roads. On the west side of I‐5is Bridgeport Village, a lifestyle center providing shopping, dining, and 
entertainment located directly off of exit 290. With approximately 60 businesses located in Tualatin, it is a regional 
draw. Additionally, there are more businesses south of SW Bridgeport Road including a sporting goods store, jewelry 
store, and grocery store. This area is designated general commercial. On the east side of I‐5 is additional general 
commercial and some light manufacturing and general manufacturing which includes a shipping distribution center, a 
few bakery supply businesses, storage, and vehicle repair businesses. There is also a small section of medium‐high 
density residential just east of I‐5 and north of the river.  

 
Example of mixed use development in the Town 
Center area 
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The three study area intersections in this part of Tualatin had the two highest traffic volumes during the traffic count 
period (I‐5 northbound ramps and SW Lower Boones Ferry Road, and I‐5 southbound ramps and SW Lower Boones 
Ferry Road), and the third (SW 72nd Avenue and SW Lower Boones Ferry Road) is in the top third of study area 
intersections for traffic volumes. Much of the traffic is traveling east‐west on SW Bridgeport and SW Lower Boones 
Ferry Roads to or from the highway, in the afternoon rush hour. Many vehicles are exiting northbound I‐5 and 
turning left towards the shopping center on SW Bridgeport Road. At the I‐5 southbound ramps, the traffic counts are 
very similar – most vehicles are heading either east or west bound, with about the same number of vehicles exiting 
the highway and turning east or westbound onto SW Lower Boones Ferry Road. The intersection directly adjacent to 
Bridgeport Village, SW 72nd Avenue/SW Bridgeport Road/SW Lower Boones Ferry Road is a better indicator of 
afternoon rush hour associated with Bridgeport Village. The majority of vehicles turn off of SW 72nd Avenue towards 
the I‐5 interchange, while similar numbers of westbound vehicles pass through the intersection, and turn left and 
right towards the shopping areas. This part of Tualatin has one of the four I‐5 under‐ or overcrossings at SW Lower 
Boones Ferry Road near the shopping center. 

The second I‐5 interchange in the City is located here, and the roads serve shoppers coming to Bridgeport, but also 
carry freight for the commercial and manufacturing businesses. There are few local roads ‐ most of the 
transportation network in this part of Tualatin serves the commercial or manufacturing businesses or provides direct 
access to the I‐5 interchange. 

East Tualatin 
The eastern segment of Tualatin that is east of I‐5 also contains the 
only part of the City that is within Clackamas County. The County 
line is approximately SW 65th Avenue between Washington and 
Clackamas Counties. This area is separated from the rest of the city 
by the highway, which presents a physical barrier between the 
eastern and western parts of the City. Two of the four under‐ or 
overpasses in Tualatin are located in East Tualatin: SW Nyberg 
Street near the Town Center area, SW Sagert Street just north of the 
I‐5 and I‐205 interchange. This section is also bounded to the south 
by I‐205 and to the north by the Tualatin River.  

East Tualatin is a mix of land uses: one of the largest employers in 
the City ‐ Legacy Meridian Park Medical Center ‐ is located in the 
area designated Medical Center. There are few areas of commercial 
office nearby, and a general commercial area east of I‐5 on either 

side of SW Nyberg Road. In addition to these commercial/employment centers, there is some high and medium high 
density residential. The remainder of East Tualatin is low or medium‐low density residential. Bridgeport Elementary 
School, Browns Ferry Park, Stoneridge Park, and Atfalati Park provide educational and recreational opportunities. The 
low‐density residential areas are similar to the neighborhoods found in southeastern Tualatin, but the high‐density 
areas are characterized by multi‐story condo and apartment style housing. 

This area attracts a mix of traffic – the commercial, office, and medical center areas are regional attractors, and local 
residential traffic is more concentrated in areas with high density residential. Connections to the rest of the city are 
constrained by I‐5, the river, and I ‐205, but there is a regional connection to the east via SW Borland Road.  

South Tualatin 
This area around SW Boones Ferry Road, between I‐5 and SW 95th Avenue and SW 105th/108th Avenues and the 
railroad, and downtown Tualatin and the southern City limits, is mainly low to medium‐low density residential with 
mostly single‐family homes organized in cohesive neighborhoods. Many of the neighborhoods seem to have been 
developed or subdivided at the same time, and have similar house designs and consistent architecture. Two of the 
public schools are located in south Tualatin: Tualatin High School, and Byrom Elementary School. Parks in this area 
include Ibach Park, and Little Woodrose Natural Area, Lafky, Saarinen Wayside, and Koller Wetland parks. The street 
network is neighborhood‐oriented with few through streets, and characterized by cul‐de‐sacs and curving, low 
volume and speed streets. Many of the neighborhoods were constructed recently and have sidewalks, curbs and 

Example of low density residential in East Tualatin 
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gutters. There is also a private school campus located south of Norwood Road, which is zoned institutional. South 
Tualatin also has one of the 4 under or over‐crossings of I‐5 at Norwood Road. 

The transportation system in this part of Tualatin is mainly to serve the neighborhoods; the local streets connect to 
the arterials to move traffic into and out of the residential areas. The neighborhoods are bicycle and pedestrian 
friendly in order to accommodate the recreational needs of the families that live in the adjacent houses. Except for 
the public schools, there are few services or jobs within walking or bicycling range. 

West Tualatin 
The area between OR 99/OR 99W, SW Tualatin Road and the City 
limits, and SW 95th Avenue and SW 105th/108thAvenues and the 
railroad, is designated manufacturing: Light, General, Park, or 
Business Park. There are some lumber companies, a national 
window manufacturer, landscaping, equipment and parts 
machining and a gravel business, among others in this area. The 
manufacturing designation is characterized by big parcels with large 
warehouse style buildings. Additionally, Tualatin Elementary School 
is located at SW 95th Avenue and SW Avery Street. 

These land uses have specific transportation needs; manufacturing 
businesses are reliant on predictable and consistent deliveries for 
raw materials and finished goods, making freight accessibility and 
predictability important. Roads in western Tualatin such as SW Herman Road, SW Tualatin‐Sherwood Road, SW 124th 
Avenue, and OR 99W carry more freight and larger vehicles than other areas within the City. Additionally, the 
workforce in manufacturing is employed in shifts, and many of the workers leave and arrive in a short time frame, 
potentially contributing to congestion during shift change times. Due to the large parcels and long distances, the 
manufacturing land uses are not very pedestrian friendly, though the major roadways do have bicycle lanes.  

Demographics 
According to the 2005‐2009 American Community Survey, the City of Tualatin is fairly similar to the Portland Metro 
area in terms of household and family size, and in general the population is more likely to have a high school or 
college degree than the metro area. The median household and family income is also slightly higher than the 
Portland area and the poverty level of both households and individuals is slightly lower. There are also more children 
under 18 and fewer adults over 65 in Tualatin when compared to the rest of the region. 

Tualatin has a higher percentage of Spanish speakers and Hispanic or Latino residents compared to the Portland 
Metro area, with approximately 18 percent of the population self‐identifying as Hispanic or Latino. A similar 
percentage of the population speaks Spanish, while approximately 10 percent of the population speaks Spanish with 
English spoken less than “very well”. A higher number of residents within Tualatin rent their homes than own them 
when compared to the Metro area. Tualatin has grown quickly and attracted residents; approximately 72 percent of 
current residents moved to the City since 2000.  

Commute Characteristics 
Tualatin has more jobs in the City than there are workers to fill those jobs, and many of the residents in Tualatin work 
outside of the City. These commute patterns means that there is congestion and vehicles that are both entering and 
leaving the city at both the morning and evening peak times. As discussed above in the West Tualatin section, many 
of the manufacturing jobs tend to be scheduled around shifts, potentially creating congestion for workers leaving and 
arriving for their shifts within a short amount of time. 

The City is home major to companies including Kershaw Knives, Columbia River Knife and Tool, and Novellus Systems, 
which designs and manufactures equipment for use in semiconductors. The City’s largest employer is Legacy 
Meridian Park Hospital, followed by the United Parcel Service (UPS) and Precision Wire Components. These 
employers are scattered throughout the City, and are not located in one consolidated employment center.  
Table 1 lists the top five employers according to number of employees. 
   

 
Example of Manufacturing Building in West Tualatin 
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TABLE 1 
Top five employers in Tualatin 

Business Name  Number of Employees  Type of Business 

Legacy Meridian Park Hospital  823  Hospital 

Novellus Systems, Inc.  650  Manufacturer 

United Parcel Service (UPS)  512  Delivery Service 

Precision Wire Components  457  Manufacturer 

Huntair  360  Manufacturer 

Source: City of Tualatin business license information. March 2011 Active Business List 

According to the 2010 US Census American Community Survey (ACS) three year estimates, Tualatin is home to 
approximately 14,800 non‐military employees in the labor force, with a 10.3 percent unemployment rate. Workers 
16 and older predominantly drive to work alone (77.6 percent), with smaller percentages carpooling (7.4 percent), 
using public transit (4.2 percent), walking (2.9 percent), or working at home (6.1 percent). Travel time to work varies 
across the working population. Table 2 below shows the estimated percentage of workers based on their travel time 
to work. 

TABLE 2 
Travel Time to Work 

Travel Time to Work  Percent 

Less than 5 minutes  5% 

5 to 9 minutes  17% 

10 to 14 minutes  16% 

15 to 19 minutes  14% 

20 to 24 minutes  13% 

25 to 29 minutes  7% 

30 to 34 minutes  11% 

35 to 39 minutes  4% 

40 to 44 minutes  3% 

45 to 59 minutes  4% 

60 to 89 minutes  3% 

90 or more minutes  2% 

Source: US Census American Community Survey 3 year estimates. Accessed 11/17/2011. 
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Roadway System, Geometry and Conditions 
Introduction 
This section describes the current roadway network within the study area, including functional classification, 
ownership, geometric conditions, and freight designation. Sections were developed based on information provided 
from the City’s GIS database as well as ODOT’s statewide database. 

Roadway Classification 
Functional classification identifies how a roadway operates within the overall transportation system and defines the 
character of service it provides. In addition, functional classification defines standards for roadway and right‐of‐way 
width, access spacing and pedestrian and bicycle facilities. The City of Tualatin has established a functional 
classification system for the roadways owned by the City. Table 3 identifies the existing classifications as described in 
the current City of Tualatin TSP. Functional classifications assessed as part of this TSP include major and minor 
arterials, and major, minor, and residential collectors, local roadways, freeways, and expressways. Figure 3 shows the 
roadway classifications in the City of Tualatin. 

TABLE 3 
City of Tualatin Functional Classification Description 
Functional Classification  Description 

Freeway  Primary function is to carry high levels of regional vehicular traffic and public transit at high speeds; full access 
control with access limited to interchanges and street crossings with grade separations; widely spaced access 
points; serves motorized vehicle traffic only; contains a median. 

Expressway 
 ‐ (F) 

Primary function is to carry high levels of regional vehicular traffic and public transit at high speeds, but to a 
lesser extent than freeways; provides a limited number of grade‐separated interchanges (preferred) and at‐
grade intersections; high access control; serves motorized vehicle traffic only; contains a median. 

Major Arterial 
 ‐ (Ei) 
 ‐ (Eb&t) 

Primary function is to serve both local and through traffic as it enters and leaves the urban area; connects the 
minor arterial and collector street system to freeways and expressways; provides access to other cities and 
communities; serves major traffic movements; access control through medians and/or channelization; 
restricted on‐street parking; sidewalks and bicycle facilities required; may allow a right‐turn pocket if 
warranted; will be used by public transit. 

Minor Arterial 
 ‐ (Db&t) 
 ‐ (Db&t – Downtown) 

Primary function is to serve local and through traffic between neighborhoods and to community and regional 
facilities; distributes traffic from major arterials to collectors and local streets, higher degree of access than 
major arterials; trip lengths, traffic volumes, and speeds are lower than on major arterials; sidewalks and bicycle 
lanes required; likely to be used by public transit. 

Major Collector 
 ‐ (Cb&t) 

Primary function is to serve local traffic between neighborhoods and community facilities, principal carrier 
between arterials and local streets; provides some degree of access to adjacent properties, while maintaining 
circulation and mobility for all users; carries lower traffic volumes at slower speeds than arterials; typically has 
two to three lanes; may contain some on‐street parking; pedestrian and bicycle facilities are required; may be 
used by public transit. 

Minor Collector 
 ‐ (Cb&p) 
 ‐ (Cs&2p) 
 ‐ (Cs&p) 
 ‐ (Cb) 

Primary function is to connect neighborhoods with major collector streets to facilitate movement of local 
traffic; has slower speeds to ensure community livability and safety for pedestrians and bicyclists; on‐street 
pedestrian and bicycle facilities are required; bicycle facilities may be exclusive or street parking is prevalent; 
shared roadways depending on traffic volumes, speeds, and extent of bicycle travel; may be used by public 
transit. 

Residential Collector 
 ‐ (Cr) 

Provides primary routes into residential neighborhoods; carries higher volumes than local streets, but is not 
intended to serve through traffic; provides direct access to adjacent land uses; characterized by moderate 
roadway distances and slow speeds, serves passenger cars, public transit, pedestrians, and bicyclists, but not 
truck traffic; pedestrian facilities are required. 

Local Commercial Industrial 
 ‐ (B‐CI) 

Primary function is to provide direct truck, public transit, and vehicular access to commercial and industrial land 
uses; characterized by short to moderate roadway distances and slow speeds; offers a high level of accessibility; 
pedestrian facilities are required. 

Local Street 
 ‐ (B‐D) 
 ‐ (B) 

Primary function is to provide direct access to adjacent land uses; characterized by short roadway distances, 
slow speeds, and low volumes; offers a high level of accessibility; serves passenger cars, pedestrians, and 
bicycles, but not trucks; may be used by public transit, pedestrian facilities are required. 

Source: City of Tualatin Transportation System Plan 2001. 
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FIGURE 3
Functional Classification
Existing Conditions Analysis
City of Tualatin Transportation System Plan
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Arterials 
The primary function of arterial streets is to provide a high 
degree of vehicular mobility including accommodations for 
trucks; however, they may also serve a secondary role 
providing access to individual properties. Typically arterials 
serve longer and higher speed trips. The nature of arterial 
streets dictates that their designs typically limit property 
access and on‐street parking to improve traffic capacity for 
through traffic. Arterial streets are used as primary bicycle, 
pedestrian, emergency response routes and transit routes. 

There are two classifications of urban arterial streets within 
the City of Tualatin: major arterials and minor arterials. 
Because major and minor arterials have similar functions, the 
designs of major and minor arterials are also usually similar, 
except freeways and expressways. While freeways and expressways are typically classified as major arterials, they 
have unique geometric criteria that control their design, and highly regulated access controls that limit access to 
adjacent land uses. 

Typical major arterials within the city include: SW Tualatin‐Sherwood Road, SW 124th Avenue, and SW Boones Ferry 
Road from SW Tualatin‐Sherwood Road south. 

Typical minor arterials within the city include: SW Boones Ferry Road from SW Tualatin‐Sherwood Road north, SW 
Martinazzi Avenue between SW Boones Ferry and Tualatin‐Sherwood Roads, SW Borland Road, and SW 65th Avenue. 

Collectors 
The primary function of collector streets is to assemble traffic from the interior of an area and deliver it to the closest 
arterial street. Collectors provide for both mobility and access to property and are designed to balance both 
functions. They usually serve shorter trip lengths and have lower traffic volumes and speeds than arterial streets. 
Collector streets are also used as important emergency response routes and are frequently used as transit routes. 

There are three classifications of collector streets: major 
collectors, minor collectors and residential collectors. The 
function of each collector type is progressively less mobility 
and more land use/access driven from major to residential.  

Typical major collectors within the city include: SW Herman 
Road, SW 105th Avenue, and SW Avery Street. 

Typical minor collectors within the city include: SW Ibach 
Street, SW Martinazzi Avenue south of SW Sagert Street, SW 
Hazelbrook Road 

Typical residential collectors within the city include: SW Blake 
Street between SW Boones Ferry Road and SW Martinazzi 
Avenue, SW Alsea Drive, and SW Sagert Street. 

Ownership 
Within the City of Tualatin there are roadways owned by four different agencies; the Oregon Department of 
Transportation (ODOT), Washington County, Clackamas County, and the City of Tualatin. Typically the higher 
classified roadways focused on vehicle mobility and throughput are owned by the other agencies such as ODOT, 
Clackamas County or Washington County. The lower classification arterials, collector streets, and local roadways are 
typically owned by the City of Tualatin. The breakdown of ownership is shown below. 

   

Example of a major collector: Avery Street 

 
Example of a major arterial: SW Boones Ferry Road at 
SW Ibach Street 
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ODOT 

 I‐5  

 OR 99W (Pacific Highway) 

 SW Nyberg Street (in the vicinity of the I‐5 and Nyberg Street Interchange) 

 SW Boones Ferry Road (between the Tualatin River Bridge and SW Lower Boones Ferry Road) 

 SW Lower Boones Ferry Road (OR 141, in the vicinity of the I‐5/Lower Boones Ferry Road Interchange) 

Washington County  

Major Arterials 

 SW 65th Avenue1  

 SW Bridgeport Road 

 SW Nyberg Street (between SW Nyberg and SW Sagert Streets) 

 SW Tualatin‐Sherwood Road 

Minor Arterials 

 SW 72nd Avenue 

 SW Lower Boones Ferry Road 

Major Collectors 

 SW Cipole Road 

Minor Collectors 

 SW 65th Avenue (south of SW Sagert Street) 

 SW Grahams Ferry Road 

 SW Pacific Drive 

Clackamas County  

 SW Borland Road 

 SW Lower Boones Ferry Road (within Clackamas County) 

Maintenance Responsibility 
Maintenance responsibility of the roadway infrastructure typically falls to the agency which has jurisdiction or 
ownership of that roadway. For example, SW Tualatin‐Sherwood Road, although located within the City of Tualatin is 
owned and operated by Washington County and thus maintenance responsibility lies with the County. Some 
exceptions may occur where two agencies have entered in to a separate agreement for maintenance responsibility. 
This may be a case by case type agreement or wholesale through the City. The City maintains an agreement with 
Clackamas County where the City is responsible for all existing traffic control devices and for installing additional 
traffic control devices, except energized traffic signals, as necessary upon the County roads within City boundaries. 
There is also an agreement with Washington County that the City will maintain the storm drains on County roads 
located in the City. All other maintenance responsibilities lie with the owning agency for each roadway. 

Freight or Truck Routes 
Designated freight and truck routes exist within the project study area. State freight routes and federally designated 
truck routes that are part of the National Highway System (NHS) are described in the following sections. The City of 
Tualatin has also designated certain roadway corridors as trucks routes. Typically these routes connect the 
commercial/industrial districts within the City to major arterials and ultimately OR 99W and I‐5. 

                                                            
1 SW 65th Avenue is located on the border between Washington and Clackamas Counties, though Washington County maintains 
the roadway. 
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City of Tualatin Truck Routes 

 I‐5 (north to south City limits) 

 OR 99W (west to north City limits) 

 SW 124th Avenue (OR 99W to SW Tualatin‐Sherwood Road) 

 SW Tualatin Road (SW 124th Avenue to SW Jurgens Avenue) 

 SW Herman Road (SW Tualatin Road to SW Cipole Road) 

 SW 108th Avenue (SW Tualatin Road to SW Herman Road) 

 SW Teton Avenue (SW Tualatin Road to SW Avery Street) 

 SW Cipole Road (OR 99W to SW Tualatin‐Sherwood Road) 

 SW Boones Ferry Road (south City Limits to SW Lower Boones Ferry Road) 

 SW Lower Boones Ferry Road (SW Boones Ferry Road to the northeast City limits) 

 SW Tualatin‐Sherwood Road (west City limits to the Nyberg Street Interchange) 

 SW Avery Street (SW Tualatin‐Sherwood Road to SW 95th Avenue) 

 SW 105th Avenue (SW Avery Street to SW Moratoc Drive) 

Federally Designated Truck Routes 

 I 5 (north to south City limits) 

 OR 99W (west to north City limits) 

The difference between freight and truck routes is the agency that is authorized to make changes (mobility 
standards, construction, etc) to the routes. Federally designated freight routes need Federal Highway Administration 
(FHWA) approval while state routes need ODOT and/or local government approval. State freight routes have higher 
mobility standards than other state highways, but these mobility standards apply to freight routes only. The NHS 
truck routes also have certain standards, such as truck size, that must be met. In Tualatin, the state/federal freight 
routes generally correspond with the interstate highway system and the truck routes generally correspond with 
other major arterials within Tualatin. 

Existing Geometry vs. City Design Standards 
A high level assessment compared the existing City of Tualatin roadway network against current design standards to 
identify deficiencies in the system. Roadways were checked for intersection skew angles, spacing and general 
conformance with the cross section standards including presence of parking, medians and sidewalks.  

Existing intersections within the City of Tualatin system conform to this requirement. The standards identify a 
minimum interior angle of 75° with a preferred angle of 90°. In some cases, intersections with major arterials or 
collectors occur as slightly smaller angles, which could result in sight distance limitations and increased safety 
concerns. However, in most cases this occurs at wide intersections that are signalized where sight distance and trailer 
sweep are better accommodated. 

In general, major arterials within the City match the current established design standards. One exception is SW 
Boones Ferry Road south of SW Warm Springs Street. Although identified as a major arterial in the City’s current TSP, 
the roadway width and section more closely matches a major collector. Another example is portions of SW Herman 
Road that are identified as major arterial but are not yet improved to City standard and lack curb, sidewalk, etc. 

In general the minor arterials within the City have been built out and meet the standards with the exception of 
overall width, which tends to be slightly narrower than the standard curb‐to‐curb width. Additionally SW Martinazzi 
Avenue lacks designated bicycle lanes between SW Sagert Road and SW Boones Ferry Road. 

Major collectors within the City generally meet the design standards reviewed. There are some instances where 
there are no bike lanes on portions of SW Herman Road and SW Teton Avenue. Further, bike lanes are reduced or 
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eliminated at most intersections due to left turn lanes. Curb‐to‐curb widths are generally less than the standard (14 
feet) due to the reduction in median/center turn lane width.  

Minor collectors within the City appear to vary the most from standard. In most cases the roadways lack either bike 
lanes, on street parking, or both. Some minor collectors are not striped at all, but still do not meet the standard 
because the overall curb‐to‐curb is narrower than the accepted width.  

Residential collectors in the City generally meet the design standard curb‐to‐curb width. Residential collectors, like 
local streets, are typically not striped and therefore individually dedicated cross section elements are difficult to 
determine, however the overall width appears to generally meet standard. 

Based on the review of existing roadway infrastructure against the standards listed above, Table 4 lists high level 
deficiencies identified in no particular order of priority: 

TABLE 4 
Identified Deficiencies 
Item No.  Roadway Segment or Intersection  Deficiency 

1  SW Boones Ferry Road south of SW Tualatin‐
Sherwood Road 

Roadway is listed as Eb&t major arterial to south city limits but is 
generally a 3‐lane section.  

2  SW Herman Road at SW Cipole Road  Intersection within a sharp curve on SW Cipole and is at close 
proximity to an unimproved railroad crossing. Bicycle and 
pedestrian are not accommodated. 

3  SW Herman Road between SW 125th Avenue and 
SW Cipole Road 

Section is 2‐lane unimproved with no curbs, sidewalks or bike 
lanes. Shoulders are extremely narrow. 

4  SW Herman Road between SW Teton Avenue to SW 
Tualatin Road 

Section is 2‐lane unimproved with no curbs, sidewalks or bike 
lanes but is listed at Eb&t in current plan. Shoulders are 
extremely narrow. 

5  SW 105th Avenue to SW Blake Street to SW 108th 
Avenue, south of SW Tualatin‐Sherwood Road 

This segment of roadway is unimproved 2‐lane roadway with 
sharp curvature and no accommodations for bicycles or 
pedestrians. 

6  SW Borland Road  Roadway is listed as Eb&t major arterial to south city limits but is 
generally a 3‐lane section from SW 65th Avenue east of SW Wilke 
Road, and then a 2‐lane section east to the City limits. 

7  SW 65th Avenue  Roadway is listed as Eb&t major arterial to south city limits 
between SW Nyberg and SW Sagert Streets but is a 3‐lane 
section. 

Source: Site visit observations and city‐provided Geographic Information System (GIS) data 

A listing of streets and the standards assessed including commentary is included in Appendix A for reference. 

Traffic Operations 
This section describes the motor vehicle environment and operations at key intersections within Tualatin. Areas 
covered in this section include data collection techniques, intersection operations, travel times on key corridors, and 
safety analysis. 

Data Collection 
The project team collected traffic volume counts for 30 study intersections in October 2011 on weekdays during the 
morning (7am‐9am) and afternoon (4pm‐6pm) peak periods. In addition, the team took 24‐hour counts at 11 
locations on key roadways in Tualatin. In addition to intersection and daily volume profiles, the project team 
collected corridor data related to travel times and speeds during the pm peak period. 

Daily Traffic Volumes 
Daily traffic volume counts help demonstrate overall travel behavior trends in Tualatin. Table 5 provides bi‐
directional motor vehicle volumes for each of the 11 locations where 24‐hour counts were taken. The team identified 
the time period with the highest overall bi‐directional demand as well. All counts were taken in October 2011 unless 
noted otherwise. 
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TABLE 5 
Daily Motor Vehicle Traffic Volumes 
No.  Roadway  Count Location  Daily Volume  Peak Hour 

1 SW Tualatin‐Sherwood Road  West of SW 124th Avenue  26,600  4pm‐5pm 

2 SW Nyberg Road*  West of SW 65th Avenue  21,700  5pm‐6pm 

3 SW Boones Ferry Road  North of SW Ibach Street  16,100  4pm‐5pm 

4 SW Tualatin Road  East of SW 90th Avenue  14,600  4pm‐5pm 

5 SW Boones Ferry Road  North of SW Sagert Street  14,300  5pm‐6pm 

6 SW Lower Boones Ferry Road*  East of SW Childs Road  13,700  5pm‐6pm 

7 SW Tualatin Road  West of SW 109th Avenue  10,700  5pm‐6pm 

8 SW Borland Street  East of SW 60th Avenue  10,500  5pm‐6pm 

9 SW Boones Ferry Road  South of SW Ibach Street  10,400  4pm‐5pm 

10 SW Bridgeport Road*  West of SW Hazel Fern Road  10,000  12pm‐1pm 

11 SW Herman Road  West of SW 108th Avenue  7,200  4pm‐5pm 

SOURCE: Count data collected in October 2011 by All Traffic Data unless noted otherwise. 

*Count taken in May 2010 (SW Bridgeport Road & SW Nyberg Road) or March 2010 (SW Lower Boones Ferry Road) by Quality Counts. 

The daily traffic volumes illustrate the relative use of Tualatin’s roadways by autos and trucks at various locations 
within the city. The peak hour demonstrates when during the day there is the highest use of the roads. SW Tualatin‐
Sherwood and SW Nyberg Roads have the highest traffic volumes, with over 20,000 vehicles per day. The SW Tualatin 
Road and SW Boones Ferry Road corridors have10,000 motor vehicles daily at multiple locations. 

 On most roadways, traffic volumes peak during the morning and afternoon commute periods, with the 
highest overall volumes occurring between 4pm to 6pm. This profile is known as a “commuter profile” and is 
representative of most roadways in Tualatin. However, some roadways have a more consistent hourly 
demand, with a less dramatic increase in demand during the AM and PM peak commute periods. These 
roadways tend to have more truck traffic, retail trips, or school trips. Figure 4 shows a sample of 24‐hour 
volume profiles for various geographic locations around the city.  
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SW Tualatin‐Sherwood Road (West of SW 124th Avenue) SW Boones Ferry Road (North of SW Sagert Street) 

   
 

SW Borland Street (East of SW 60th Avenue)     SW Boones Ferry Road (South of SW Ibach Street) 

   
 

SW Bridgeport Road (West of SW Hazelfern Road)    SW Tualatin Road (West of SW 109th Avenue) 

   

Figure 4: 24-Hour Volume Profiles 
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Areas with predominantly retail or commercial land uses may experience more traffic during the mid‐day. An 
example of this is SW Bridgeport Road near the Bridgeport Village shopping center, which has a relatively consistent 
volume profile with peak demand occurring between 12 pm and 1pm.  

While SW Tualatin‐Sherwood Road has peak periods in line with the commuter profile, the difference between peak 
and off‐peak travel is relatively small, due in part to the high percentage of heavy vehicles (trucks with three or more 
axles) and trucks. From 8am to 3pm, heavy vehicles make up 15 percent of SW Tualatin‐Sherwood Road traffic 
volume, compared to 8 percent during the pm peak period (4pm to 6pm). Table 6 identifies the percentage of heavy 
vehicles from four 24‐hour classification counts performed for the TSP Update. These percentages are slightly higher 
than an average road in the Portland Metro area which typically has 2‐4 percent heavy vehicles. 

TABLE 6 
Heavy Vehicle Percentage of Daily Motor Vehicle Traffic 
Roadway  Count Location  Heavy Vehicle Percentage 

SW Tualatin‐Sherwood Road  West of SW 124th Avenue  11.5% 

SW Boones Ferry Road  South of SW Ibach Street  8.4% 

SW Lower Boones Ferry Road*  East of SW Childs Road  5.4% 

SW Nyberg Road*  West of SW 65th Avenue  5.2% 

SOURCE: Count data collected in October 2011 by All Traffic Data unless noted otherwise. 

*Count taken in May 2010 (SW Nyberg Road) or March 2010 (SW Lower Boones Ferry Road) by Quality Counts. 

Intersection Operations 
While daily traffic volumes analyses are useful in understanding the general nature of traffic and travel behavior, 
traffic volume alone does not indicate the street network’s ability to carry additional traffic, nor the congestion and 
delay travelers experience. To create a more complete picture of traffic operations, the project team uses 
performance measures for intersections based on traffic volumes, control (such as traffic signal, four‐way stop, etc.), 
and roadway geometry. 

Performance Measures 
Level of service (LOS) and volume‐to‐capacity (V/C) ratios are two commonly used measures of performance for 
intersection operations. The measures reflect related yet distinct elements of intersection operations:  

• Level of service (LOS): A “report card” rating (A through F) based on the average delay experienced by vehicles at 
the intersection. LOS A, B, and C indicate conditions where traffic moves without significant delays over periods 
of peak hour travel demand. LOS D and E are progressively worse operating conditions. LOS F represents 
conditions where average vehicle delay has become excessive and demand has exceeded capacity. This condition 
is typically evident in long queues and delays. 

• Volume‐to‐capacity (V/C) ratio: This measure is a range from 0.0 to 1.0 and represents how full an intersection is 
with vehicles. The ratio is similar to a percentage, for example, if a glass of water were 75 percent full, it would 
have a V/C ratio of 0.75. A lower ratio indicates smooth operations and minimal delays. As the ratio approaches 
1.00, congestion increases and performance is reduced.  

 
Design Hour Traffic Volumes 
Intersection turn movement traffic counts collected during the am and pm peak periods represent raw data. The 
Oregon Department of Transportation (ODOT) Transportation Planning and Analysis Unit (TPAU) outlines procedures 
to take raw data and convert it to represent the 30th highest vehicle hour data. This allows the project team to 
convert raw data collected at any time during the year to represent data that would be similar to the 30th busiest 
motor vehicle traffic day of the year for analysis. This does not represent the worst possible traffic day of the year, 
but represents conditions where the traffic congestion would be better on approximately 80 percent of days. 

To convert the raw data to the 30th highest hour, the project team adjusts the raw counts by using a seasonal factor 
determined by the TPAU Analysis Procedures Manual (APM). The conversion factors are based on the time of year 
and the type of typical travel. For intersections within the City of Tualatin the project team used a “commuter” 
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seasonal adjustment factor of 1.03 for October traffic counts2. This adjustment factor is supported by automatic 

traffic recorder data available for similar roadways in the Portland Metro area3. 

In addition to the seasonal factor adjustment, the project team makes balancing adjustments to match volumes 
between closely spaced intersections and to reflect a consistent overall peak hour for the study area. As a result of 
these combined adjustments the project team identifies a design hour volume for both the am and pm peak hour. 

Jurisdictional Operating Standards 
Intersections within the City of Tualatin fall along the jurisdictions previously identified in the Roadway Geometry 
section of this memo. Each jurisdiction has a distinct set of operating standards depending on the area or type of 
facility. The City of Tualatin uses a level‐of‐service standard that is based on the average delay calculated at 
intersections. The City has decided to use Metro’s Regional Transportation Plan Level of Service standards for the 
Transportation System Planning process. 

ODOT and Washington County’s standards are based on a volume‐to‐capacity (V/C) ratio. The V/C ratio uses the most 
constrained movements at the intersection to calculate the overall intersection V/C ratio. Table 7 outlines the 
operating standards that will be used for existing and future intersection operations by jurisdiction. 

TABLE 7 
Intersection Operating Standards by Jurisdiction and Facility 

Jurisdiction  Facility  Standard 

City of Tualatin  Town Center* 
LOS F for peak hour 

LOS E for ½ hour before and after peak hour 

  All Other Areas* 
LOS D (signalized)  

LOS E (unsignalized) 

Washington County  General Urban Area 
0.99 (first hour) 

0.90 (second hour) 

  Town Center  0.99 (first hour and second hours) 

  Rural Area  0.90 (first and second hours) 

ODOT  General Metro Area  0.99 (peak hour) 

  Town Center Area  1.10 (peak hour) 

  Freeway Ramp Terminals  0.85 (peak hour) 

  OR 99W**  0.95 (peak hour) 

SOURCE:  City of Tualatin 2001 Transportation System Plan and Development Code 
  Washington County Transportation System Plan, November 2003, Table 5. 
  1999 Oregon Highway Plan, Table 7 
  *   A volume‐to‐capacity ratio greater than 1.00 should also be considered to be below the minimum standard, 

regardless of level of service. 
  **  Oregon 99W is specified as an “area of special concern” between I‐5 and SW 124th Avenue, and has a 0.95 

minimum acceptable V/C standard. Elsewhere the standard for OR 99W is 0.99 V/C ratio. 

Operational Results 
The project team analyzed study area intersections using the most current version of the Highway Capacity Manual 
(2010) which uses both the average intersection delay (converted to LOS) and critical V/C ratio calculations. 
Intersection traffic operations are evaluated using identified design hour (30th highest hour) traffic volumes. Table 8 
identifies the am and pm LOS and V/C for each study intersection, as well as the applicable jurisdictional standard for 
minimum performance. 

                                                            
2 Based on the ODOT 2011 Seasonal Trend Table, printed 10/27/2011. 
3 Similar roadways, with urbanized commuter characteristics, with available automatic traffic recorder data available in Portland 
Metro included: OR 224 near Johnson Road, TV Highway in Hillsboro, and US 26 through the Vista Ridge Tunnel. 
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One of the thirty study intersections fail to meet performance standards. The intersection that does not meet 
performance standards is SW Teton Avenue at SW Tualatin Road. SW Teton Avenue is stop‐controlled; while through 
traffic on SW Tualatin Road is not stopped. This is an intersection under city jurisdiction with the performance 
standard of LOS E. During the pm peak hour, the northbound left turn operates at LOS F. 

TABLE 8 
AM and PM Peak Hour Intersection Traffic Operations 

Intersection 
Jurisdiction 

Minimum 

Standard 

AM  

LOS 

AM  

V/C 

PM  

LOS 

PM  

V/C 

Signalized  

SW 124th Ave & Hwy 99W  ODOT  0.95  C  0.79  C  0.69 

SW 124th Ave & SW Tualatin Rd  Tualatin  D  A  0.64  B  0.66 

SW 124th Ave & SW Herman Rd  Tualatin  D  C  0.48  C  0.53 

SW 124th Ave & SW Tualatin‐Sherwood Rd  Wash. Co.  0.99  B  0.77  C  0.90 

SW Avery St & SW Tualatin‐Sherwood Rd  Wash. Co.  0.99  C  0.72  B  0.71 

SW Teton Ave & SW Tualatin‐Sherwood Rd  Wash. Co.  0.99  D  0.75  D  0.79 

SW 90th Ave & SW Tualatin‐Sherwood Rd  Wash. Co.  0.99  C  0.65  C  0.60 

SW Boones Ferry Rd & SW Tualatin‐Sherwood Rd  Wash. Co.  0.99  C  0.84  D  0.94 

SW Martinazzi Ave & SW Tualatin‐Sherwood Rd  Wash. Co.  0.99  C  0.87  D  0.91 

I‐5 SB Ramps & SW Nyberg Rd  ODOT  0.85  D  0.82  D  0.78 

I‐5 NB Ramps & SW Nyberg Rd  ODOT  0.85  B  0.69  B  0.63 

SW 65th Ave & SW Borland Rd  Wash. Co.  0.99  C  0.73  D  0.93 

SW Teton Ave & SW Herman Rd  Tualatin  D  C  0.70  C  0.65 

SW Tualatin Rd & SW Herman Rd  Tualatin  D  C  0.80  B  0.59 

SW 90th Ave & SW Tualatin Rd  Tualatin  D  B  0.71  B  0.75 

SW Tualatin Rd & SW Boones Ferry Rd  Wash. Co  0.99  A  0.46  B  0.62 

SW Martinazzi Ave & SW Boones Ferry Rd  Wash. Co  0.99  C  0.83  D  0.89 

SW Boones Ferry Rd & SW Lower Boones Ferry Rd  Wash. Co  0.99  B  0.68  C  0.76 

SW 72nd Ave & Lower Boones Ferry Rd & Bridgeport Rd  Wash. Co  0.99  C  0.48  C  0.66 

I‐5 SB Ramps & SW Lower Boones Ferry Rd  ODOT  0.85  B  0.51  C  0.75 

I‐5 NB Ramps & SW Lower Boones Ferry Rd  ODOT  0.85  B  0.52  B  0.74 

SW Boones Ferry Rd & SW Avery St  Wash. Co.  0.99  C  0.68  C  0.87 

SW Boones Ferry Rd & SW Sagert St  Wash. Co.  0.99  C  0.72  C  0.75 

SW Boones Ferry Rd & SW Ibach St  Wash. Co.  0.99  B  0.71  B  0.70 

All‐way Stop‐control 

SW Martinazzi Ave & SW Avery St*  Tualatin  E  A  0.39  B  0.47 

SW Martinazzi Ave & SW Sagert St*4  Tualatin  E  D  0.74  D  0.76 

SW Teton Ave & SW Avery St*  Tualatin  E  B  0.48  C  0.50 

SW 65th Ave & SW Sagert St*5  Wash. Co.  0.99  F  0.87  F  0.98 

                                                            
4 HCM Methodology does not account for a three-lane approach for an all way stop (as exists for the southbound approach.) To 
estimate LOS and V/C for the intersection the three lanes (one dedicated to each movement) are combined into two: through-
right and through-left lanes. Because of this approximation, actual performance is slightly better than reported above. 
5 HCM Methodology does not account for a three-lane approach for an all way stop (as exists for the southbound approach.) To 
estimate LOS and V/C for the intersection the dedicated southbound left turn lane and through lane are combined, due to the 
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TABLE 8 
AM and PM Peak Hour Intersection Traffic Operations 

Intersection 
Jurisdiction 

Minimum 

Standard 

AM  

LOS 

AM  

V/C 

PM  

LOS 

PM  

V/C 

Minor Street Stop‐control* 

SW 105th Ave & SW Avery St  Tualatin  E  C  0.31  C  0.24 

SW Teton Ave & SW Tualatin Rd  Tualatin  E  C  0.33  F  0.98 

SOURCE: Count data collected by All Traffic Data on October 18th (Tuesday) or October 19th (Wednesday) 2011 

*LOS and V/C reported for highest delay movement. 

BOLD and highlighted dark grey text indicates meet minimum performance standard is not met 

 

Travel Times and Speeds 
The project team selected four corridors within Tualatin to gather travel time data during the PM peak period. These 
travel time corridors were selected on roadways that help connect through and to downtown Tualatin. The corridors 
selected were SW Tualatin‐Sherwood Road/Nyberg Road/65th Avenue/Borland Road (from SW Cipole Road to SW 
Prosperity Park Road), SW Boones Ferry Road (from SW Durham Road to SW Norwood Road), SW Tualatin Road 
(from 99W to SW Boones Ferry Road), and the connection of SW Avery Street and SW Martinazzi Road (from SW 
Tualatin‐Sherwood Road to SW Boones Ferry Road). The project team collected travel times and the average speed 
along the corridors. Table 9 summarizes the overall travel time results for each corridor, while Figure 5 illustrates 
individual pieces of each corridor at a smaller scale.  

TABLE 9 
Existing (2011) PM Peak Period (4pm-6pm) Travel Time Data 

Corridor  From  To  Posted Speed  Average 
Speed 

Average Travel 
Time 

SW Tualatin‐Sherwood 
Rd 

SW Cipole Road  SW Prosperity Park Road  35/45mph  22 mph  12min 32 sec 

  SW Prosperity Park Road  SW Cipole Road  35/45mph  10 mph  28 min 32 sec 

SW Boones Ferry Road  SW Durham Road  SW Norwood Road  30/35mph  20 mph  10 min 25 sec 

  SW Norwood Road  SW Durham Road  30/35mph  18 mph  11 min 31 sec 

SW Avery/ SW 
Martinazzi 

SW Tualatin‐Sherwood Rd  SW Boones Ferry Road  25/35mph  16 mph  8 min 58sec 

  SW Boones Ferry Road  SW Tualatin‐Sherwood Rd  25/35mph  15 mph  9 min 14 sec 

SW Tualatin Road  Hwy 99W  SW Boones Ferry Road  35mph  24 mph  5 min 52 sec 

  SW Boones Ferry Road  Hwy 99W  35mph  24 mph  5 min 59 sec 

SOURCE: All Traffic Data, November 2011 

 

The travel time runs along the corridors help identify congested areas on major roadways beyond signalized 
intersections. Based on the travel time runs, a level‐of‐service for the roadways can be calculated from the travel 
speed. To best serve travel with reliable travel times on a corridor, it is best to have corridors at a level‐of‐service D 
or better during peak travel times. This indicates a minor level of congestion on a corridor. When LOS for a corridor 
starts to reach levels of E and F it is an indication that the corridor (as well as the intersections typically) is reaching 
saturated conditions and users will frequently be going slow, or waiting through multiple signal cycles to get through 
the intersection. 

   

                                                                                                                                                                                                                       
relatively small volume on the left turn movement. Because of this approximation, actual performance is slightly better than 
reported above. 
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Results from the travel time runs indicate that SW Tualatin Road, major portions of SW Boones Ferry Road, and the 
combination of SW Avery Street/ SW Martinazzi Road tend to operate at a LOS D or better during the PM peak 
period. SW Tualatin‐Sherwood Road typically has delays near the I‐5 interchange area, and westbound from the 
downtown core. In addition, the downtown area where all four corridors surveyed interact with one another typically 
has some level of congestion. 

Safety 
Safety Analysis 
The project team evaluated the crash history for the City of Tualatin for the three year period of January 1, 2008 

through December 31, 2010.6 In addition, the team reviewed Safety Priority Indexing System (SPIS) data, which is the 
ranking system for collision locations based on crash rates, from Washington County and ODOT to determine if any 
SPIS intersections were within the City of Tualatin. Key findings from the crash data analysis are summarized below 
and Figure 6 shows all collision data. 
 

 Over the three year time frame, one fatality occurred when a driver lost control, crashing into a tree and 

fence, while traveling on Grahams Ferry Road near SW Sitka Court. Two other fatalities occurred on I‐5. 

 Half of all collisions resulted in injury while the other half resulted in property damage only (PDO). 

 The majority of the crashes were intersection or congestion related. These included rear‐end (58 percent) 

and turn movement (24 percent) type crashes. In the case of rear‐end crashes, the cause was often cited as 

“following too close”. The cause for turn movement type crashes were most often cited as being “failure to 

yield” or “disregarding a traffic signal”.  

 The number of reported crashes coincides with the daily changes in traffic volume, with peaks during the 

morning and evening commute hours, particularly between 7:00‐8:00 a.m. and from 3:00‐4:00 p.m.  

 The majority (64 percent) of crashes occurred under clear, dry and daylight conditions. 

 The majority (61 percent) of crashes occurred on (or at intersections on) Tualatin‐Sherwood Road, Nyberg 

Road, and Boones Ferry Road. 

In addition to the intersection collisions, Figure 7 shows the average annual crashes per mile for the major through 
streets and average number of crashes per year for each of the major intersections. This figure also identifies the 
locations of all of bicycle or pedestrian crashes during the study time frame. Many of these crashes occurred along 
the busy major streets. 

Both Washington County and ODOT rank their high accident SPIS locations based on an indexing formula that 
identifies potentially hazardous locations. Within the City of Tualatin there are three locations that rank within the 
top 50 SPIS sites in Washington County: SW Tualatin‐Sherwood Road/ SW Boones Ferry Road, SW Tualatin‐Sherwood 
Road/ SW Martinazzi Avenue, and SW Bridgeport Road/ SW 72nd Avenue. Eight other intersections are included in 
Washington County’s list of top 262 SPIS sites. ODOT has identified five SPIS locations within the City: SPIS locations 
for both ODOT and Washington County are illustrated in Figure 7. 

Intersection Analysis 
The project team calculated intersection crash rates for the arterial to arterial intersections and for Washington 
County SPIS intersections. Table 10 below shows the results of the crash rate analysis. An intersection crash rate is a 
measure of the frequency of crashes compared to the total motor vehicle traffic volume (this measures exposure to 
the crash risk). The rate is measured in crashes per one million entering vehicles. Typically rates of 1.0 crashes per 
million entering vehicles are considered higher than normal and the intersection becomes a candidate for additional 
investigation.  

   

                                                            
6 Source: Oregon Department of Transportation Crash Reporting Database, received October 2011. 



EXISTING CONDITIONS REPORT 

26 DRAFTTM5EXISTINGCONDITIONS_123011.DOCX 

This page intentionally left blank. 
   



½

½
½

½

½

½
½

½

½

½

½

3

3

3

0
9

6

6
9

24

6*

9*

2124

1860

12

33*

20 

12*

24*

12*

21*

45*

9

21*

HERMAN

AVERY

OR 99W

65
TH

SAGERT

TUALATIN

BORLAND

12
4T

H

BO
ONES

 F
ER

RY

NYBERG

TUALATIN SHERWOOD

GRAHMS FERRY

Major Intersection 
Crashes (per Year)

Corridor Crashes
(per Year per Mile)

* Indicates Washington 
County SPIS Locations

Streets
City of Tualatin

Map Features

> 10*
> 10

½
Pedestrin/Motor 
Vehicle Collision 
Location

Bicycle/Motor 
Vehicle Collision 
Location

0 - 5*

6 - 10*

0 - 5
6 - 10

Vulnerable Users

¡

5*

10*

15*

Parks

Figure 6:
Crash MapCity of Tualatin Transportation System Plan



12
4T

H

PACIFIC

TUALATIN

HERMAN

TUALATIN SHERWOOD

NYBERG

BORLAND

65
TH

SAGERT

BO
ONE

S 
FE

RR
Y

GRAHMS FERRY

GRAHMS FERRY

BO
ONES

 F
ER

RY

SAGERT

65
TH

BORLAND

NYBERG

TUALATIN SHERWOOD

HERMAN

TUALATIN

OR 99W

12
4T

H

M
AR

TI
NAZ

ZI

BRIDGEPORT

72
N

D

Washington County 
SPIS Site and Rank*

ODOT SPIS 
Site and Rank*

Streets
City of Tualatin

Map Features
Parks

262 - 151
150 - 51
50 - 1

85% - 89.99%
90% - 94.99%
95% - 100%

*Note: SPIS = Safety Priority Indexing System
Washington County SPIS: Low numbers indicate high crash
locations (compared to Washington County averages)
ODOT SPIS: High percentages indicate high crash locations
(compared to statewide averages)

Figure 7:
SPIS Loction MapCity of Tualatin Transportation System Plan



EXISTING CONDITIONS REPORT 

DRAFTTM5EXISTINGCONDITIONS_123011.DOCX 29 

TABLE 10 
Intersection Crash Rates between January 1, 2008 and December 31, 2010 
Intersection  Crashes  Annual Average 

Daily Traffic 
Crash Rate 

(Crashes per million 
entering vehicles) 

Washington County SPIS 
Site? 

Hwy 99W/SW SW 124th Ave  9  30500  0.27   

SW Herman Rd/SW 124th Ave  3  11250  0.24   

SW Tualatin Rd/SW 124th Ave  6  16750  0.33   

SW Bridgeport Rd/SW 72nd Ave/SW Lower 
Boones Ferry Rd 

21  39400  0.49  Yes 

SW Lower Boones Ferry Rd/I‐5SB  24  47500  0.46   

SW Lower Boones Ferry Rd/I‐5NB  21  47750  0.40   

SW Tualatin Rd/SW Boones Ferry Rd  6  25700  0.21   

SW Avery St/SW Boones Ferry Rd  12  21000  0.52   

SW Sagert St/SW Boones Ferry Rd  9  19350  0.42   

SW Nyberg St/I‐5SB  58  45550  1.16   

SW Nyberg St/I‐5NB  18  31900  0.52   

SW Tualatin‐Sherwood Rd/SW Boones Ferry 
Rd 

50  39650  1.15  Yes 

SW Tualatin‐Sherwood Rd/ SW Avery St/SW 
112th Ave 

21  21350  0.90  Yes 

SW Tualatin Rd/SW Herman Rd  3  19300  0.14   

SW Tualatin‐Sherwood Rd/SW 89th Ave  9  26900  0.31  Yes 

SW Tualatin‐Sherwood Rd/SW 90th Ave  12  27050  0.41  Yes 

SW Tualatin‐Sherwood Rd/SW 95th Ave  6  21430  0.26  Yes 

SW Tualatin‐Sherwood Rd/SW Teton Ave  24  26500  0.83  Yes 

SW Tualatin‐Sherwood Rd/SW 115th Ave  12  24600  0.45  Yes 

SW Tualatin‐Sherwood Rd/SW 124th  Ave  20  22200  0.82   

SW Tualatin‐Sherwood Rd/SW Martinazzi Ave  33  41650  0.72  Yes 

SW Tualatin‐Sherwood Rd/SW Nyberg St  24  44700  0.49   

SW 65th Ave/SW Sagert St  0  16250  0.00   

SW Boones Ferry Rd/SW Ibach St  3  19400  0.14   

SW 65th Ave/SW Borland Rd  9  21300  0.39   

Source: ODOT, October 2011 
Bold text indicates intersections with a crash rate over 1.0 

Within the City of Tualatin, there were two locations (SW Tualatin‐Sherwood Rd/ SW Boones Ferry Rd and SW Nyberg 

St/ I‐5 SB) where the crash rate exceeded 1.0 crashes per million entering vehicles. The project team investigated 

both of these intersections further to identify potential patterns. 
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SW Tualatin‐Sherwood Rd/SW Boones Ferry Rd  

Between 2008 and 2010, 50 crashes were recorded at the 
intersection of SW Tualatin‐Sherwood Road/SW Boones Ferry 
Road, which has an average annual crash rate of 1.15 crashes 
per million entering vehicles. No fatalities were recorded at this 
location, less than one‐half of the crashes (46 percent) resulted 
in injury, and the remainder of the crashes were recorded as 
property damage only.  

Further analysis revealed that the majority of the crashes were 
either rear‐end or turn movement related. This type of crash 
pattern is typically seen at congested signalized intersections 
where vehicles are likely to be stopped or moving slowly due to 
the traffic signal. The primary cause for the rear‐end type 
crashes was recorded as following too close. The cause for the 
turn movement crashes was indicated as being a result of not 
yielding the right of way. Both of these causes are symptoms of 
congested conditions as well as impatient, aggressive, or inattentive drivers. 

There was one bike crash reported at this intersection over the three year analysis time period. The crash occurred 
during clear daylight hours and was caused by a norhtbound right turning motorist. Driver innattetion may have been 
a contribution factor in this crash, which resulted in injury to the bicyclist. 

SW Nyberg St/I‐5 SB Ramps 

At the intersection of SW Nyberg Street/I‐5 Southbound Ramps, 
58 crashes were recorded between 2008 and 2010. The average 
annual crash rate at this intersection was 1.16 crashes per million 
entering vehicles. No fatalities were recorded at this location and 
one‐half of the crashes (50 percent) resulted in either an injury or 
a property damage only crash.  

Further analysis revealed that the majority of the crashes were 
either rear‐end or turn movement type crashes. Similar to the 
intersection of SW Tualatin‐Sherwood Road/SW Boones Ferry 
Road, congestion at this signalized intersection may contribute to 
crashes. The proportion of turn movement crashes to rear end 
high crashes at this location is higher than the intersection of SW 
Tualatin‐Sherwood Road/SW Boones Ferry Road, which was to be 
expected, given the higher proportion of turning vehicles to 
vehicles traveling straight through the intersection. 

Over the three year time period, there were two bike crashes and one pedestrian crash recorded at this intersection, 
each resulting in injury to the bicyclist or pedestrian. All three of these crashes occurred during dark conditions by 
southbound right turning vehicles. Illumination levels and/or driver innattetion at the intersection may have 
contributed to these crashes. Conflicts may result when southbound right‐turning vehicles attempt to turn on red 
while westbound through travelers (incuding bicyclists) attempt to stay in the far right travel lane where the 
additional (third) westbound through lane is added west of the intersections. 

   

SW Tualatin‐Sherwood Rd/SW Boones Ferry Rd

SW Nyberg St/I‐5SB Ramps
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Bicycle 
Introduction 
This section describes the current bicycle network and usage at key intersections within Tualatin, and covers existing 
shared roadways, shoulder bikeways, bike lanes, multi‐use paths, and facility conditions. Bicycling is an inexpensive 
and important mode of transportation that provides health benefits and reduces stress. When considering bicycle 
connections it is important to focus on shorter trips, typically trips less than three miles in length, and to consider key 
destinations, such as schools, services, and commercial areas.  

Bicycle Facilities and Amenities 
Bicyclists use a variety of facilities within the City of Tualatin. These 
are briefly described below. 

 Bike Lanes: Bike lanes are portions of the roadway that are 
striped and stenciled specifically for bicycle travel. The typical 
width of bike lanes is 5 feet, but when the road is narrow, 
lanes can be as narrow as 4 feet. Bike lanes are most 
appropriate on higher volume and speed streets to separate 
travel modes. Bike lanes comprise a substantial portion of the 
bicycle facilities in Tualatin. The city defers bike lane width 
standards to the most recent AASHTO Guide for the 
Development of Bicycle Facilities and the Oregon Bicycle and 
Pedestrian Plan. Standards include a 4 foot minimum on a 
roadway with no curb and gutter, and 5 foot minimum when 
adjacent to parking or a curb. 

 
 Shared Roadway: Shared roadways are roads where bicyclists and 

motorists share the same travel lane. The most suitable roadways for shared 
bicycle use are low speed (25mph or less) and low traffic volumes (3,000 vehicles 
per day or fewer) roads. Shared roadways are often signed, and are designated 
bicycle routes, providing links to other bicycle facilities (e.g. bicycle lanes) or 
designating a preferred route through a community. Shared roadways can also 
include signs that highlight specific information such as travel time or distance to 
popular destinations. There are a number of shared roadways in Tualatin, but 
they are primarily in the southern residential area of the city. 

 
 Multi‐use Paths: A 

multi‐use path is an off‐street 
route that is shared with bicycles, pedestrians, and other 
non‐motorized users. Paths are typically recreationally 
focused, but can also serve as a commuting corridor. These 
paths are meant to provide a lower stress environment 
than a roadway for users by separating motor vehicles and 
bicyclists. The multi‐use paths in Tualatin are located 
primarily to the north next to the Tualatin River and public 
parks. 

 
 Cycle Track: While not currently found in the City of 

Tualatin, a cycle track provides a separate facility for 
bicycles, and is physically separated (usually raised or lowered) from both pedestrians and motor vehicles. 

 

 
Example of a bike lane on SW Martinazzi Avenue 

 
Example of a signed shared roadway 

Example of a multi-use path in Tualatin Community 
Park 
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Other bicycle amenities besides those described above can provide an inviting environment to help encourage riders 
to use the existing bicycle facilities, including areas to store/secure bicycles at destinations. Bike parking and storage 
is typically provided in either a bicycle rack or a storage locker.  

Existing Facilities 
In general, the bicycle network in the City of Tualatin consists of on‐street bike lanes ranging in width from 4 to 6 
feet. There are a number of shared roadway facilities, usually on lower volume streets within and around residential 
neighborhoods. Multi‐use paths are found near parks and schools, and are mostly in the north portion of the city 
along the Tualatin River. Figure 8 shows the existing bike network by facility type, including planned facilities. 
Additionally, data from Metro includes areas that are labeled “Caution areas” which include streets with narrow 
lanes, high traffic, and/or sharp curves. 

Much of the City has bicycle facilities. However, there are a few gaps in the system. Many of these gaps have been 
identified as a planned improvement; the following list includes planned facilities where applicable:  

Gaps with Planned Facilities 

 SW Herman Road – from SW Teton Avenue approximately 1,000 to the east (planned) 

 SW Norwood Road – from SW Boones Ferry Road to SW 84th Avenue (planned) 

 SW Ibach Court – from SW Boones Ferry Road to SW Martinazzi Ave (planned) 

 Tualatin River Greenway Trail: 
o From SW 84th Avenue to just east of SW 65th Avenue (planned) 
o From SW 55th Avenue to approximately SW Canal Road (planned) 
o From SW Boones Ferry Road to SW Cheyenne Way (planned) 
o West of SW Cheyenne Way to eastern City boundary – some segments built (planned) 

 Interstate 5 multi‐use path: 
o From SW Boones Ferry Road to SW Avery Street (planned) 
o From SW 80th Avenue to SW Norwood Road (planned) 

Gaps without planned facilities 

 SW 95th Avenue – from SW Sagert Street north to SW Tualatin‐Sherwood Road 

 SW 112th Avenue – from cul‐de‐sac end north to SW Myslony Street  

 SW Blake Street – from SW 105th Avenue to SW 108th Avenue 

 SW Martinazzi Avenue – from SW Warm Springs Street to SW Boones Ferry Road 

 SW Wilke Road – from SW Borland Road to SW 50th Avenue 

 SW 80th Avenue – from SW Avery Lane to I‐5 multi‐use path 
 
Many of the gaps with no planned facilities are less than ¼ mile in total distance.  

High Bicycle Activity Locations 
The study team collected activity data at 30 intersections during both the morning (7am‐9am) and afternoon (4pm‐
6pm) rush hour on a typical weekday. These activity data included bicycle counts, indicating intersections with high 
bicycle volumes.  

The data indicated that both the morning and afternoon rush hours have fewer than ten bicycles traveling through 
any one intersection during the corresponding peak hours. Of the top ten intersections with bicycle activity, five of 
those were along the Tualatin‐Sherwood corridor connection to the I‐5 interchange at SW Nyberg Street. Table 11 
provides a list of the top ten intersections and the bicycle count. 
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TABLE 11 
Top Bicycle Activity Intersections by Morning and Afternoon Peak Hours 

Intersection  AM Peak Hour  PM Peak Hour  Total Activity 

SW Martinazzi Ave/SW Tualatin‐Sherwood Rd  5  5  10 

SW Boones Ferry Rd/SW Tualatin‐Sherwood Rd  4  5  9 

SW 65th Ave/SW Borland Rd  6  2  8 

SW Boones Ferry Rd/SW Lower Boones Ferry Rd  3  5  8 

SW Teton Ave/SW Avery St  3  5  8 

I‐5 SB Ramps/SW Nyberg St  2  5  7 

I‐5 NB Ramps/SW Nyberg St  2  5  7 

SW Boones Ferry Rd/SW Avery St  2  5  7 

SW 124th Ave/SW Tualatin‐Sherwood Rd  3  3  6 

SW Teton Ave/SW Tualatin‐Sherwood Rd  3  3  6 

SOURCE: Count data collected by All Traffic Data on October 18th (Tuesday) 2011 

In addition to the count data collected at study area intersections, bicycle usage along sections of the multi‐use path 
on the Tualatin River Greenway Trail was previously collected as part of the Intertwine Trail Use Snapshot. This report 
reviewed multi‐use trail users at three locations; two were in the City of Tualatin. The following are some of the 
relevant bicycle user findings. 

The multi‐use trail has approximately 150 daily users, with slightly higher use on the weekends. Annually, 
approximately 55,350 bicyclists use the multi‐use trail. Almost two‐thirds of bicyclists are male (65 percent). Bicycle 
use makes up 16 percent of the overall use of the trail system. The trail is used primarily for pleasure/ exercise (80 
percent of respondents), while the other 20 percent use the trail for going to/from school or work. Users typically 
access the trail by biking or walking (83 percent), but 17 percent of users access it by car. 

Bike Needs 
The City of Tualatin enjoys a robust bicycle network with minor gaps (less than ¼ mile in general). Needs and gaps 
within this system are summarized below: 

 Difficult left turn maneuvers – Along wider roadways that have bike lanes (four lanes or wider) it is difficult 
to traverse from the bike lane on the right to make a left turn at intersections. Many riders choose to 
dismount their bicycle and use the sidewalk system to cross the street via a crosswalk. A few current 
examples of this occurrence are the intersections of SW Martinazzi Avenue/SW Nyberg Street and SW Lower 
Boones Ferry Road/SW 72nd Avenue/SW Bridgeport Road.  

 

 Constrained environment – At some locations the bike 
lanes narrow to four feet on roadways with high vehicle 
volumes making it a less desirable environment for cyclists. 
This occurs in areas like SW Lower Boones Ferry Road 
where it passes beneath I‐5. 

 

 Difficult areas with low bike visibility – Some of the 
roadways have vehicle right turns that cross over existing 
bike lanes into a separate right turn pocket. Bike lanes at 
these locations are only indicated by dashed white lines. 

Narrow bike lanes in constrained areas at SW Lower 
Boones Ferry Road interchange 
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Additional visibility for bicycles could be made through a colored pavement on the bicycle lane highlighting 
where bicycles are likely to be present. This occurs on SW Boones Ferry Road northbound, and on SW 90th 
Avenue at SW Tualatin‐Sherwood Road. 

 
 Obstacles within the bike lane – There are currently some obstacles 

within bike lanes that affect bicycles. One example is drainage grates 
located in the bike lane with the grating parallel to the bicycle travel 
direction. Bicycle wheels could get caught in these grates. Another 
obstacle is rail lines over bike lanes. The preferable bike lane crossing over 
a rail line would be at a 90 degree angle. Less than 90 degree angles can 
catch bike wheels when bicyclists travel across the rail tracks. 

 

 Gaps in the network – Gaps in the network (identified on the previous 
page) do not provide continuity to or connectivity to the network, which 
can be discouraging for riders. In some areas bike lanes do not extend all 
the way to intersections making it potentially hazardous for cyclists. 

High Crash Locations 
Between January 1, 2008 and December 31, 2010 there were 17 reported crashes 
involving bicycles within the City. All of these crashes resulted in an injury to the 
bicyclist, and most occurred on dry roadway surface (16 out of 17 crashes) in daylight conditions. Many of the 
crashes were also result of a vehicle turning maneuver, and most occurred at intersections.  

Pedestrian System 
Introduction 
This section describes the current pedestrian facility network within the study area, including sidewalks, roadway 
shoulders, accessways, multi‐use paths, and facility conditions. The pedestrian system serves all types of pedestrians 
and different types of pedestrian trips. This section will document the different types of facilities and identify needs. 
Figure 9 shows the pedestrian system within the City.  

Sidewalks, Multi-Use Pathways, Crosswalks, and Pedestrian Signals 
Sidewalks 
Sidewalks are located along roadways, sometimes directly adjacent to the curb or separated from the road by 
landscaping or a planter strip. They are hard surfaced, usually concrete or asphalt. Sidewalks should also be free of 
utility poles, sign posts, fire hydrants, vegetation and removable objects such as trash cans. According to the Tualatin 
Development Code, sidewalks are required on both sides of all fully developed major and minor arterial streets 
within the City. Major collector, minor collector, residential collector, local commercial industrial, and local streets 
are required to have some kind of pedestrian facilities. Sidewalk standards are included in Table 12 below: 

   

 
Bicycle crossing on Teton 
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TABLE 12 
Sidewalk Standards 
Street Classification  Required Sidewalk Width 

Expressway  8‐10 feet 

Major Arterial  6‐8 feet 

Minor Arterial  8‐10 feet 

Minor Arterial (downtown) – includes tree well  12 feet 

Major, Minor, and Residential Collector  6‐8 feet 

Local Commercial Industrial  6 feet 

Interim Local Commercial Industrial  5 feet 

Local street (downtown) – includes a tree well  10 feet 

Local Street  5 feet 

Source: Tualatin Development Code 

Many of the arterial and collector streets within Tualatin have sidewalks, with the notable exception of SW Herman 
Road between SW 
Tualatin Road and SW 
Teton Avenue, and 
between SW 125th 
Court and SW Cipole 
Road. There is a 
paved/gravel 
shoulder on the south 
side of the road, and 
on the north side 
there is a drainage 
ditch directly adjacent 
to the roadway, 
making it impossible for pedestrians or those in mobility devices to walk along the north side of the road. There is a 
new sidewalk on the north side of the street starting just east of Teton Avenue and extending to SW 125th Court, but 
not along the full length of the road through the City. Other arterials such as SW Tualatin Road, SW Tualatin‐
Sherwood Road, and SW Boones Ferry Road have sidewalks on both sides, though in places the sidewalks may be 
narrower than City standards, discussed above in the roadway system section. 

Sidewalks in Tualatin are wide and well maintained in areas where there are likely to be pedestrians: the Tualatin 
Commons and downtown Tualatin, immediately adjacent to all five public schools, and the four park and ride 
facilities.  

There are a number of local roads with sidewalks on only one side, including SW 105th Avenue south of SW Siletz 
Drive, where there is a narrow sidewalk on the east side of the street, but no pedestrian facility on the west side. 
South of SW Paulina Drive, where SW 105th Avenue curves to connect to SW 108thAvenue via SW Blake Street there 
are no sidewalks and no shoulder for pedestrians. The speed limit is signed at 30 miles per hour, and there are few 
other connections for pedestrians in the area. The roadway is signed to warn drivers that pedestrians are present, 
but there is little room for both vehicles and pedestrians on the roadway. 

Much of the residential development within Tualatin consists of subdivisions that were generally built at the same 
time, ranging from the 1960s to the 2000s. Most have sidewalks, with the exception of:  

 The neighborhood built in the 1970s just west of the Tualatin Country Club including: 

o SW Cheyenne Way 

   
No sidewalks exist on SW 108th/105th Avenues        SW Blake Street and SW 105th Avenue lack of shoulder 
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o SW Shawnee Trail 

o SW Pawnee Path 

o SW Chippewa Trail 

 The neighborhood built in the 1960s and 1970s west of 
Little Woodrose Natural Area along SW Killarney and Cherry 
Lanes, and  

 The mobile home park north of OR 99W near SW 122rd 
Terrace.  

These neighborhoods generally have wide and/or curving streets 
that provide a visual cue for drivers to slow down. Additionally, they 
are not connected to the surrounding roadway network and do not 
have through traffic which keeps vehicle speeds and volumes low. 

In areas that have sidewalks, especially neighborhoods built in the 1970s and 1980s; the sidewalks can be narrow 
with barriers for pedestrians including light poles, trees, mailboxes, and movable objects such as trash cans. Fixed 
barriers can make a sidewalk inaccessible for those in mobility devices, and those with disabilities such as blindness 
to safely use the sidewalk. 

Sidewalk Needs 

There are a number of sidewalk gaps on arterials and collector 
streets. These include: 

 SW Herman Road between SW Tualatin Road and SW 
Teton Avenue, and between SW 125th Court and SW 
Cipole Road 

 SW Grahams Ferry Road on the north side between SW 
Ibach Street and the Church of Jesus Christ of LDS, and 
on the south side between the church and just north of 
SW Sitka Court. 

 Sections of SW Boones Ferry Road: 

o On the west side just south of SW Iowa Drive to 
the southern City limits 

o On the east side, approximately two blocks north 
of the City limits to the southern City limits 

o On the west side from approximately Tualatin 
High School south to the southernmost crosswalk 
associated with the school, approximately two 
blocks north of SW Iowa Drive 

 SW Blake Street between SW 105th and 108th Avenues 

 SW 105th Avenue between SW Paulina Drive and SW Blake 
Street 

 SW Sagert Street overpass over I‐5 from just west of the 
overpass to SW 72nd Avenue 

Sidewalks that do not meet current City standards on the arterials 
and collectors should be studied to determine if there is a need to 
improve sidewalks to standard. 

Narrow sidewalk blocked by trash can – Boones Ferry 
Road 

 
Crosswalk closed sign at Lower Boones Ferry 
Road and I-5 off-ramp 

 
Pedestrian in bike lane on Sagert Street overpass 
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SW Nyberg Street has a sidewalk on the north side only, but the pedestrian crossings over the highway ramps can be 
intimidating, and the sidewalks under I‐5 at SW Lower Boones Ferry Road require out of direction travel for 
pedestrians due to closed crosswalks.  

Multi‐Use Pathways 
Multi‐use pathways are used by a variety of users including pedestrians, bicyclists, runners, and those using mobility 
devices. Pathways may be paved or graveled, and are often wider than a sidewalk and are separated from roadways. 

There are a number of planned and existing multi‐use, off street paths within the City. Many of the parks have multi‐
use paths, and some extend into adjacent commercial or residential areas. Multi‐use paths in Tualatin are paved, 
concrete, or gravel, or in the case of sections of the Tualatin River Greenway, are built as a boardwalk.  

Multi‐use paths can provide a pleasant off‐street alternative for pedestrians. Most of the paths within Tualatin are 
meant for recreational use – they do not connect residential areas to commercial or job centers. While there are 
plans for a regional interconnected network of off‐street paths, the current system is fragmented and limited to 
areas near parks or schools.  

According to the Intertwine Trail Use Snapshot from Oregon Metro, approximately 4,675 people use the Tualatin 
River Greenway path a week, most are pedestrians walking for pleasure or exercise. Approximately 70 percent of 
pedestrians access the trail by car. An interconnected system of trails would allow more people to access the paths 
by foot from their homes or places of business. 

 

Multi‐use Pathway Needs 

There is currently only one exclusive bicycle or pedestrian crossing over the Tualatin River through the Tualatin 
Community Park, though two future pedestrian and bicycle bridges are planned but are not yet built: one near 
Jurgens Park on the west side of the City, the other near Browns Ferry Park on the east side. A bicycle and pedestrian 
bridge just outside the City’s eastern boundary is planned to be part of the Tonquin Trail. There is a need for an 
interconnected network of pathways throughout the system. This would allow bicyclists and pedestrians to travel to 
destinations and potentially use the paths for work or other trips in addition to recreation. 

   
Asphalt path in Tualatin Community Park   Gravel path in Jurgens Park 
 

    
Boardwalk in Browns Ferry Park – Tualatin River Greenway Concete path in Tualatin Community Park 
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Crosswalks 
Crosswalks are striped areas on a road that indicate to both pedestrians and motorists that pedestrians are likely to 
cross a roadway. There are a number of forms of crosswalks, the most common of which are two parallel lines from 
one side of the street to the other. Other types of crosswalks include the “ladder” or “zebra” crossings that are a 
series of hash marks across the roadway. Crosswalks can also be a street design element and painted or stamped 
designs can be added to mimic brick or pavers to further differentiate the crosswalk from the roadway. 

There are a number of crosswalks in the City, notably in the commercial areas and near public schools. Major 
intersections have crosswalks and walk indicators at the signals. Residential crosswalks are located near public 
schools, parks, or transit stops. 

The crosswalks near the WES station at SW Boones Ferry Road and the access into the park and ride lot and at SW 
Boones Ferry and SW Tualatin‐Sherwood Roads have clearly delineated, stamped and painted pavement to indicate 
where pedestrians are to cross. There are also audible signals at both intersections for vision impaired pedestrians 
that indicate the street names and when to cross. 

Additionally, there are crossings at unsignalized intersections including: 

 SW Iowa Drive and SW Boones Ferry Road 

 SW Ibach Street and SW 103rd Avenue 

 SW Ibach Street and SW 108th Avenue 

 SW Willow Street and SW 108th Avenue 

 SW 95th Avenue and SW Sagert Street 

 SW Seneca Street and SW Martinazzi Avenue 

There are several mid‐block crossings on lower volume streets, 
usually to connect neighborhoods and schools. A few mid‐block 
crossings in the City include: 

 SW Boones Ferry Road just south of the entrance to the 
Tualatin High School parking lot and includes a pedestrian 
island  

 SW 108th Avenue between SW Willow and Ibach Streets 

 Two on SW Boones Ferry Road between SW Tualatin Road and SW Martinazzi Avenue 

 
Unsignalized crosswalk on SW 108th Avenue 

     
SW Boones Ferry Road and WES crosswalk near    Park and ride entrance crosswalk 
Park and Ride entrance 
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Crosswalk Needs 

There are a number of concerns with pedestrian safety at 
crosswalks, and community members have indicated that better 
lighting or flashing lights at crosswalks, especially those that see 
heavy pedestrian usage or are mid‐block would help improve safety 
and drivers would be more aware of pedestrians at these locations. 

A number of crosswalks at intersections are not pedestrian‐friendly 
because of a wide turning radius built to accommodate trucks, 
especially on routes that are frequented by trucks including SW 
Tualatin‐Sherwood Road and SW Lower Boones Ferry Road near 
Bridgeport Village. This occurs at off and on‐ramps to I‐5 and at a 
few intersections in the City including: 

 SW Avery Street and SW Boones Ferry Road 

 SW Lower Boones Ferry Road, SW Bridgeport Road, and SW 72nd Avenue 

 SW65th Avenue and SW Lower Boones Ferry Road 

 SW Boones Ferry Road and SW Martinazzi Avenue 

 SW Tualatin‐Sherwood Road and SW Martinazzi Avenue 

 SW Sagert Street and SW Martinazzi Avenue 

 SW Tualatin Road and SW Boones Ferry Road 

 SW Tualatin‐Sherwood Road and SW Boones Ferry Road 

 SW Warm Springs Street and SW Boones Ferry Road 

 SW Sagert Street and SW Boones Ferry Road 

 SW Tualatin‐Sherwood Road and SW Avery Street 

 SW Tualatin‐Sherwood Road and SW 115th Avenue 

 SW Tualatin‐Sherwood Road and SW 124th Avenue 

 SW Herman Road and SW 108th Avenue 

 SW Sagert Street and SW 65th Avenue 

The wider turning radius allows larger vehicles to turn right easily, but increases vehicle turning speeds, increases the 
distance that pedestrians need to cross in the intersection, and decreases pedestrian visibility at these intersections 
when compared to a more right‐angle intersection.  

Pedestrian Signals 
Pedestrian signals are similar to traffic signals, but are only activated when a pedestrian is present to activate the 
signal. The majority of the time the signal is unlit until a pedestrian is present, and then a red light or a blinking 
yellow light activates. There are also traffic signals that indicate when pedestrians should cross in addition to 
controlling vehicle traffic. Depending on the signal programming, the pedestrian signal may automatically indicate 
when pedestrians should cross, or the signal may need to be activated by a pedestrian. Many of the study area 
intersections in Tualatin have pedestrian signals, some are automatic, and some are pedestrian‐activated. There are 
no dedicated pedestrian signals within the City of Tualatin. 

Pedestrian Signal Need 

Some community members have expressed concern for crossings where the light is too short for a pedestrian to 
cross the entire length of the intersection, specifically in the downtown area and at SW Sweek and SW Tualatin 
Roads. Other community concerns include issues that the pedestrian light does not work unless it is specifically 

SW Avery Street and SW Boones Ferry Road 
intersection wide turning radius 
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activated by a pedestrian. The intersection of SW Avery Street and SW Tualatin‐Sherwood Road was specifically cited 
as a location where the pedestrian signal does not work unless it is activated. 

High Pedestrian Activity Locations 
The study team collected activity data at 30 intersections during both the morning and afternoon rush hour. These 
activity data included pedestrian counts, indicating intersections with high pedestrian volumes. The intersection with 
the most pedestrian traffic is SW Boones Ferry Road and SW Ibach Street, which is close to both Byrom Elementary 
School and Tualatin High School. In the afternoon, most of the pedestrians are crossing from the school to the 
residential areas west and north of the schools. The next highest intersections for pedestrians are in the downtown 
area near the Tualatin Commons: SW Martinazzi Avenue and SW Boones Ferry Road and SW Martinazzi Avenue and 
SW Tualatin‐Sherwood Road are near transit stops and city services. Additionally, many people who work in the 
Tualatin Commons area park in the City parking lots, and likely cross at these intersections to get to and from their 
cars. 

High Crash Locations 
Between January 1, 2008 and December 31 2010, there were eight reported crashes involving a pedestrian, four of 
which were on SW Boones Ferry Road. All of the pedestrian crashes resulted in an injury to the pedestrian, and five 
of the crashes occurred in dark or low‐light conditions such as dusk or dawn. For three of the crashes, the pedestrian 
was illegally in the roadway, while five crashes were attributed to the vehicle failing to yield for pedestrians. Most of 
the pedestrian crashes occurred when a passenger car was turning (six out of the eight crashes), and most of the 
crashes occurred during dry conditions. The reported crashes are included in Table 13 below: 

TABLE 13 
Pedestrian Crashes by Location 

Primary Street  Secondary Street/Intersection  Weather  Light  Cause  Vehicle 
movement 

SW Apache Dr  SW Boones Ferry Rd  Clear  Daylight  Failure to Yield  Right turn 

SW Boones Ferry Rd  SW Warm Springs St  Clear  Daylight  Failure to Yield  Left turn 

SW Boones Ferry Rd  SW Lower Boones Ferry Rd  Cloudy  Dusk  Pedestrian in roadway  Left turn 

SW Boones Ferry Rd  SW Warm Springs St  Rain  Dark – no street 
lights 

Pedestrian in roadway  Straight 

SW Boones Ferry Rd  SW Nyberg Rd  Rain  Dark – no street 
lights 

Failure to Yield  Left turn 

SW Nyberg Rd  Southbound exit at Nyberg St  Clear  Dark with street 
lights 

Failure to Yield  Right turn 

SW Nyberg Road  SW Tualatin‐Sherwood Rd  Clear  Daylight  Motorized wheelchair ‐ 
Pedestrian in roadway 

Straight 

SW Tualatin Rd  SW 90th Ave  Rain  Dawn  Failure to Yield  Left turn 

Source – ODOT 2011 

Public Transit 
Introduction 
Public transportation serves a vital function for residents and businesses/employers of Tualatin. It provides a choice 
for residents who have a car and wish to not use it at all times, serves as a primary means of transportation for those 
who have mobility limitations and cannot travel any other way, and it provides options for residents who do not have 
a car and who wish to travel further than is feasible on a bicycle or on foot. Approximately 60 percent of transit trips 
within Tualatin are likely to be commuting trips, with the remaining trips likely to be used for shopping, recreation, or 
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other purposes.7 Transit riders who access the TriMet or South Metro Area Regional Transit (SMART) systems in 
Tualatin can connect to other services and travel throughout the Portland metropolitan region and Salem.  

Public transportation in the City of Tualatin is provided primarily by TriMet, with some service provided by the 
SMART district. TriMet serves Tualatin with five bus lines, Westside Express Service (WES) commuter rail, and 
paratransit. SMART serves Tualatin with one bus line (to Wilsonville).  

Existing Service 
The following paragraphs describe existing bus, commuter rail, paratransit, and shuttle service in Tualatin. Figure 10 
depicts the locations of bus lines and WES. 

Bus Lines 

 TriMet Bus line 12 (Barbur/Sandy Blvd) connects Gresham to Sherwood via downtown Portland. Bus line 12 
does not serve the center of Tualatin, but it serves OR‐99W as it passes through the City of Tualatin in the 
city’s western edge. Bus line 12 operates every 30 minutes in Tualatin between approximately 5:00 am and 
10:00 am; then operates every hour between 11:00 am and 3:00 pm; then returns to 30 minute service 
between 3:00 pm and 6:00 pm.  

 TriMet Bus line 36 (South Shore) provides weekday service between Lake Oswego and Tualatin and provides 
continued service during rush hour to Portland city center. It originates at the Tualatin Park and Ride and 
provides service to Lake Oswego Transit Center approximately every 30 minutes between 6:00 am and 10:00 
am, and approximately every 60‐120 minutes between 11:40 am and 6:00 pm. Bus line 36 provides two 
services per weekday that continue to SW 6th and Burnside in Portland City Center; these are currently 
scheduled to depart Tualatin Park and Ride at 6:58 am and 7:29 am. 

 TriMet Bus line 37 (Lake Grove) connects Lake Oswego and Tualatin via SW Lower Boones Ferry and Boones 
Ferry Roads. It operates approximately every 90 minutes on weekdays between 7:00 am and 6:00 pm and 
connects the Lake Oswego Transit Center and the Tualatin Park and Ride. 

 TriMet Bus line 38 (Boones Ferry Road) connects Tualatin and Portland city center via Lake Oswego and SW 
Portland. It originates at the Tualatin Park and Ride provides service every 30‐40 minutes between 6:00 am 
and 8:30 am, and between 3:30 pm and 5:30 pm. Line 38 does not operate on Saturdays or Sundays.  

 TriMet Bus line 76 (Beaverton/Tualatin) connects Beaverton to Tualatin and passes through Durham, Tigard, 
and Washington Square. It originates at the Meridian Park Hospital main stop, connects to the Tualatin Park 
and Ride, the Tigard Transit Center, the Washington Square Transit Center, and the Beaverton Transit Center. 
Service is provided approximately every 30 minutes from 5:40 am to 6:40 pm, then every hour from 7:30 pm 
to 9:30 pm.  

 TriMet Bus Line 94 (Sherwood/Pacific Highway) connects Sherwood, King City, Tigard, Burlingame and 
Portland City Center. It travels along Pacific Highway, but does not have a stop within the City of Tualatin. 
This line is a commuter‐oriented express bus with service only on weekdays heading towards Portland 
between 5:50 am to 7:40 am and heading towards Sherwood between 3:05 pm to 6:35 pm. 

 TriMet Bus line 96 (Tualatin/I‐5) connects Tualatin’s Commerce Circle with downtown Portland via I‐5. It 
originates at the 10100 Block on SW Commerce Circle and connects to the Tualatin Park and Ride before 
continuing on directly to downtown Portland. Bus line 96 provides service approximately every 30 minutes 
between approximately 5:30 am and 10:00 am, and between 2:30 pm and 9:00 pm.  

 SMART Line 2X – Barbur on SMART travels from the Wilsonville WES station to the Barbur Transit Center 
with a stop at the Tualatin Park and Ride. Service is provided approximately every 30 minutes between 5:00 
am to 10:00 am, every hour from 10:00 am to 2:00 pm, and every 30 minutes from 2:30 pm to 7:30 pm. 
Figure 11 shows SMART line 2X. 

   

                                                            
7 American Public Transportation Association 2010 Fact Book. 
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FIGURE 10
Public Transit System
Existing Conditions Analysis
City of Tualatin Transportation System Plan
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Figure 11 SMART Route 2X in Tualatin 
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TriMet’s service area includes three zones which determine the price per ride. Tualatin lies within zone 3. As of 
November 2011, the cost of an all‐zone (zone 3) ticket on TriMet is $2.40, youth tickets are $1.50, and honored 
citizen tickets (seniors, people with disabilities, and people on Medicare) are $1. Tickets are valid for two hours. If the 
return trip is made within the two hour period, there is no additional charge.  

A regular, one‐way fare on SMART costs $1.25 as of November 2011. The fare is $0.60 for seniors, persons with 
disabilities, youth, and persons on Medicare. 

Commuter Rail 
TriMet’s Westside Express Service (WES) commuter rail connects the Westside suburbs of the Portland metropolitan 
area. It includes stops in Beaverton, Tigard, Tualatin, and Wilsonville. WES trains stop at the Tualatin station in the 
northbound direction (towards Beaverton) every half hour on weekdays between 5:30 am and 9:00 am, and between 
3:30 pm and 7:00 pm. WES trains stop at the Tualatin station in the southbound direction (towards Wilsonville) every 
half hour on weekdays between 6:09 am and 9:39 am, and between 4:16 pm and 7:46 pm. WES does not operate on 
Saturdays or Sundays. As of November 2011, the cost of a ticket on WES is $2.40. Youth tickets are $1.50 and tickets 
for honored citizens are $1. WES, bus, and MAX tickets can be used interchangeably between those three modes. 

Paratransit 
TriMet’s LIFT paratransit service is available within the City of Tualatin. LIFT is a shared‐ride program for eligible 
people who cannot use regular, fixed‐route service due to a disability or health condition. LIFT operates from 4:30 am 
– 2:30 am all days of the week and services all areas of the TriMet service boundary, which encompasses the majority 
of the Portland metropolitan region. The cost per ride of using LIFT is $1.85 in November 2011. 

Tualatin Shuttle 
The Tualatin Chamber of Commerce operates a free service on weekdays to connect passengers from TriMet bus 
stops and WES to businesses in Tualatin. The shuttle operates from 5:00 am to 9:30 am and from 2:00 pm to 6:00 
pm. It is oriented towards commuters coming from outside of Tualatin. The shuttle offers one pickup in downtown 
Portland at 5:30 am.  

Limitations of Existing Transit Service 
It is likely that most residents of Tualatin do not rely solely on transit service to meet their transportation needs, 
because most people in Tualatin do not live within walking distance (one‐quarter mile) of a transit stop, and because 
transit is not provided at frequent intervals during all hours of the day. TriMet does not provide transit service within 
all areas of the city and on all major corridors. There is no transit service provided on SW Tualatin‐Sherwood Road or 
SW Tualatin Road, and many residents in the western portion of the city live over a mile from the nearest transit line. 
Residents who do live near a bus line are not served by transit at regular intervals during the day. Because of the 
limitations of service during off‐peak hours, non‐commuting trips may be more difficult to complete using transit in 
Tualatin.  

Existing Transit Facilities 
TriMet provides amenities at bus stops and park and ride facilities. Bus stops and park and ride facilities are described 
in detail in the sections below. 
Bus Stops 
Bus stops in the City of Tualatin vary by the number of amenities provided. Sixty‐seven bus stops out of a total of 79 
within the city include a sign only. The remaining 12 include a shelter with a posted schedule. The facilities available 
at bus stops can have an impact on how many people use them; people generally prefer using stops where a shelter 
and lighting are provided, particularly during the winter months. Other facilities provided at the larger stops include 
seating and bike parking. Approximately half of the bus stops in Tualatin include lighting from street lights, but fewer 
than a third have shelters.  

Bus lines 76 and 96 have the most stops with shelters and lighting within the City of Tualatin. With the exception of 
the Tualatin Park and Ride, bus lines 36 and 37 do not have any stops within the City of Tualatin that contain a 
shelter. Bus line 12 only has one stop within the City of Tualatin that has a shelter. This is consistent with ridership 
information for each bus line (provided below) – the largest numbers of riders use bus lines 76 and 96. 
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Appendix B provides detail on bus stops within the City of Tualatin on TriMet routes. SMART does not maintain 
separate bus stops in Tualatin; the line 2X‐Barbur stops at the Tualatin Park and Ride, which is maintained by TriMet. 

 

Park and Rides 
There are four park and ride lots within the City of Tualatin. They are depicted graphically on Figure 10. All four park 

and rides have seen less use, on average, in 2011 than they did in 2010.8 

 The Tualatin Park and Ride is the largest park and ride 
lot within the City of Tualatin, and is located at SW 
72nd Avenue and SW Bridgeport Road in the northern 
part of the City north of the Tualatin River and 
downtown. It has 466 total vehicle spaces and is open 
all days. It is served by bus lines 36 (South Shore), 37 
(Lake Grove), 38 (Boones Ferry Road), 76 
(Beaverton/Tualatin), 96 (Tualatin/I‐5), and SMART 
201Barbur. Covered bike racks and bike lockers are 
available at this location, and there are two bus 
shelters along SW Lower Boones Ferry Road. This park 
and ride is easily accessed from I‐5. On average, this 
park and ride has been 83 percent full in 2011.  

 The Mohawk Park and Ride is located at SW Mohawk 
Street and SW Martinazzi Avenue about a half mile south of the 
Tualatin Commons and downtown Tualatin. It has 232 total 
vehicle spaces and is open all days. It is served by bus lines 76 
(Beaverton/Tualatin) and 96 (Tualatin/I‐5).It also has covered bike 
racks and one covered bus stop. On average, this park and ride 
has been 22 percent full in 2011.  

 

                                                            
8 Source: TriMet Operated P&R Facilities (Fall 2010-2011 Comparison) 

    
Bus stop with sign only   Bus stop with shelter 

Tualatin Park and Ride 

Mohawk Park and Ride 
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 The Tualatin South Park and Ride is the newest park and 
ride in the City, and is located at 18955 SW Boones Ferry 
Road just west of the Tualatin Commons and downtown. It 
is open all days and provides bike parking with lockers and 
covered racks. It has 147 total vehicle spaces. It is served by 
WES and bus line 76 (Beaverton/Tualatin). The main focus 
of the park and ride is the WES service; the parking lot and 
pedestrian and bicycle amenities are oriented towards the 
train station, but there are covered bus stops for both north 
and southbound passengers on SW Boones Ferry Road. The 
park and ride is broken up into different lots, one is directly 
west of the WES stop, and one is further south along SW 
Boones Ferry Road. On average, this park and ride has been 
24 percent full in 2011. 

 The Boones Ferry Community Church Park and Ride is 
the smallest park and ride in the City of Tualatin. It is open 
Monday through Friday only, and provides 20 vehicle spaces. 
There are no bike parking facilities at this location It is located at 
20500 SW Boones Ferry Road and is served by bus line 96 
(Beaverton/Tualatin). The bus stops are located along SW Boones 
Ferry Road, but riders need to cross either SW Avery Street to 
access the northbound bus stop, or SW Boones Ferry Road to 
access the southbound stop. For the southbound stop, riders 
must walk out of direction to the traffic signal to legally cross SW 
Boones Ferry Road from the driveway of the Park and Ride. 
Neither of the bus stops have a shelter, but there is a sign and a 
bus pull‐out to indicate the bus stop. There are also no sidewalks 

along the driveway from the parking lot to the sidewalk along SW Boones Ferry Road. On average, this park 
and ride has been 10 percent full in 2011. 

Transit Ridership 
Ridership on TriMet varies greatly by bus line and by time of day. Bus lines 76 and 96 have the most ridership within 
the City of Tualatin, followed by WES. Table 14 provides average ridership on each TriMet service in Tualatin. The 
passenger boardings and alightings (when a passenger gets off the bus or train) statistics provided are for passengers 
that board or alight at a stop within the Tualatin city limits. 

Bus lines in Table 14 with similar counts of boardings and alightings, including bus lines 12, 36, and 38 in the AM and 
PM peak, 76 in the AM peak and weekend, and 96 in the AM peak indicate that passengers are likely to be using 
transit round‐trip. Disparate counts of boardings and alightings, such as bus line 37 in the AM peak, 38 on average 
weekdays, 76 in the PM peak, 96 in the AM and PM peak, and WES indicate that passengers may use another form of 
transportation for part of the trip.   

Boones Ferry Community Church Park and Ride 

Tualatin South Park and Ride 
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TABLE 14 
Average Transit Ridership on TriMet in the City of Tualatin in Spring 2011 

Service  Average Total 
Weekday  

Average Weekday 
AM peak (6‐9 am) 

Average Weekday PM 
Peak (4‐7 pm) 

Average Saturday   Average Sunday  

  Boardings  Alightings  Boardings  Alightings  Boardings  Alightings  Boardings  Alightings  Boardings  Alightings 

Bus line 12 
(Barbur/Sandy 
Blvd) 

66  66  17  13  15  18  38  38  27  25 

Bus line 36 
(South Shore) 

18  21  9  8  4  8  ‐  ‐  ‐  ‐ 

Bus line 37 
(Lake Grove) 

26  25  10  5  5  8  ‐  ‐  ‐  ‐ 

Bus line 38 
(Boones Ferry 
Road) 

27  19  15  10  7  7  ‐  ‐  ‐  ‐ 

Bus line 76 
(Beaverton/ 
Tualatin) 

504  576  114  119  112  139  416  423  259  263 

Bus line 96 
(Tualatin/ I‐5) 

603  591  423  114  88  379  ‐  ‐  ‐  ‐ 

WES  229  212  111  81  113  130  ‐  ‐  ‐  ‐ 

Note: cells in black with no information indicate lines that do not operate on Saturday or Sunday 

Source: TriMet Spring 2011 Passenger Survey 

Transit Travel Times 
The average in‐vehicle transit travel times between the Tualatin South Park and Ride and key regional destinations on 

the west side of the Portland metropolitan region are as follows:9 

 From Tualatin South Park and Ride to Downtown Portland at SW Jefferson and 10th: 21‐26 minutes via bus 
line 96 (Tualatin/I‐5) 

 From Tualatin South Park and Ride to Wilsonville Central: 10 minutes via WES 

 From Tualatin South Park and Ride to Washington Square Transit Center: 12‐24 minutes via bus line 76 
(Beaverton/Tualatin) 

 From Tualatin South Park and Ride to Lake Oswego Transit Center: 15 minutes via bus line 37 (Lake Grove) 

 From Tualatin South Park and Ride to Beaverton Transit Center: 17 minutes via WES (from Tualatin South 
Park and Ride to Beaverton TC WES Station)or 35‐48 minutes via bus line 76 (Beaverton/Tualatin)  

Total transit travel times are comprised of the in‐vehicle times listed above, plus time for walking or driving to the 
station and time for waiting for the bus or WES to arrive. The total travel time for the trips listed above is likely 10‐15 
minutes longer than listed, depending on the specific origin of the user’s trip. Because TriMet and SMART buses 
travel in general purpose traffic lanes, transit travel times can vary based on traffic conditions. 

Given the typical amount of time it may take to find parking in downtown Portland, the total time for taking transit is 
likely similar to that of using a private vehicle. Although the in‐vehicle travel times for trips to Wilsonville, 
Washington Square, Lake Oswego, and Beaverton are likely to be similar for transit and private vehicles, the total 
travel time of using transit to any of those destinations is in general longer than driving in a private vehicle. 
Therefore, the primary trips that are likely to attract non‐transit dependent users are commuting trips to Beaverton 
or downtown Portland.  

                                                            
9 Source: www.trimet.org, schedules by transit line. 
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Freight Rail, Pipeline, Waterway, Airport 
Introduction 
This section describes current freight rail, pipeline, waterways, and airport facilities within the study area, including 
depots, at‐grade crossings (for freight rail), and facility needs. Figure 12 shows freight rail and pipelines in the City. 

Freight Rail 
Portland and Western Railroad (PNWR) currently owns and operates two freight rail lines in Tualatin: one that runs 
mostly north‐south, which is shared by the WES described in the Transit section, and one that runs east‐west along 
Herman Road. The east‐west line carries one train daily in each direction, and the north south has two trains daily in 
each direction. There are a number of public road railroad crossings in the City, all of which are gated:

 SW Tualatin Road (at two locations) 

 West terminus of SW Nyberg 
Street/entrance to shopping center 

 SW Tualatin‐Sherwood Road 

 SW 95th Avenue 

 SW Teton Avenue (at two locations) 

 SW Avery Street 

 SW Cipole Road 

 SW 124th Avenue  

 SW 118th Avenue  

 SW 90th Avenue  

 SW Boones Ferry Road 

In addition to these public roadway crossings, there are a 
number of driveways or private roads that cross the railroad 
tracks. These crossings are not signalized, but are stop‐
controlled. Freight trains have the right of way at all 
intersections. 

The railroad tracks pass through the manufacturing areas in 
west Tualatin, creating the potential for companies to use rail 
for freight shipping, but there are not currently any depots or 
stops in the City. PNWR does not currently have plans to 
increase their freight service through Tualatin. 

Pipeline 
There is one gas transmission pipeline within the City which 
roughly follows SW Boones Ferry Road in the far north, crossing underneath I‐5 south of SW Bridgeport Road, and 
continuing to the southern city limits along SW Boones Ferry Road. Additionally, there is a gasoline pipeline that is 
included in the SW Concept Plan area, which is also included in our study area. 

Waterways 
The Tualatin River is the only waterway within the study area. The river starts in the Coast range, and ends at the 
Willamette River in West Linn. The Tualatin River is not navigable from the Willamette due to impassible areas and a 
diversion dam near SW Borland Road in West Linn. Recreational canoeing and kayaking is allowed on the Tualatin 
River and can be accessed from Browns Ferry Park, Tualatin Community Park, Jurgens Park, and at the 99W Bridge at 
SW Hazelbrook Road. A motorboat launch is located at Tualatin Community Park. 

Airport 
There are no airports within the Tualatin City limits. There are, however, a number of airports within 30 miles: Aurora 
State Airport, the Portland Hillsboro Airport, and the Portland International Airport. Only Portland International 
provides scheduled passenger service.  

   

A freight train on the north-south railroad alignment 
near Tualatin Community Park 



FIGURE 12
Freight Rail and Gas Pipeline System
Existing Conditions Analysis
City of Tualatin Transportation System Plan
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Appendix A: Roadway Standards Assessment 

Street Name  Classification  Abbreviation 
Truck 
Route? 

Skew 
Angle 

Intersection 
Spacing  Median? 

Travel 
Lanes 

Bike 
Lanes  Sidewalks 

On‐Street 
Parking 

Curb to Curb 
Width  Comments 

SW 120TH AVE  LOCAL COMMERCIAL INDUSTRIAL  B‐CI  NO  M  M  N/A  M  N/A  M  N/A  M    

SW 63RD AVE  LOCAL COMMERCIAL INDUSTRIAL  B‐CI  NO  D  M  N/A  D  N/A  G  N/A  D  Tight skew, less than standard number of lanes, gaps in sidewalk 

SW 65TH AVE  LOCAL COMMERCIAL INDUSTRIAL  B‐CI  NO  M  M  N/A  D  N/A  G  N/A  D  Less than standard number of lanes, gaps in sidewalk 

SW 84TH AVE  LOCAL COMMERCIAL INDUSTRIAL  B‐D  NO  M  M  N/A  M  N/A  M  N/A  M    

SW ITEL ST  LOCAL COMMERCIAL INDUSTRIAL  BC‐I  NO  M  M  N/A  M  N/A  M  N/A  M    

SW MANHASSET DR  LOCAL COMMERCIAL INDUSTRIAL  B‐CI  NO  M  M  N/A  M  N/A  P  N/A  M  Narrow or curb tight sidewalk, no planter 

SW NYBERG ST  LOCAL COMMERCIAL INDUSTRIAL  B‐D  YES  M  M  N/A  M  N/A  P  N/A  M  Narrow or curb tight sidewalk, no planter 

SW ROSEWOOD AVE  LOCAL COMMERCIAL INDUSTRIAL  B‐CI  NO  M  M  N/A  M  N/A  M  N/A  D  Curb to curb width less than standard 

SW SENECA ST  LOCAL COMMERCIAL INDUSTRIAL  B‐D  YES  M  M  N/A  M  N/A  M  N/A  M    

SW TONKA RD  LOCAL COMMERCIAL INDUSTRIAL  B‐CI  NO  M  M  N/A  M  M  P  N/A  M  Narrow or curb tight sidewalk, no planter 

SW 124TH AVE  MAJOR ARTERIAL  Eb&t  YES  M  M  M  M  M  M  N/A  M    

SW 90TH AVE  MAJOR ARTERIAL  Eb&t  NO  M  M  M  P  M  M  N/A  D    

SW BOONES FERRY RD  MAJOR ARTERIAL  Eb&t  YES  M  M  P  P  P  P  N/A  D  Narrow or curb tight sidewalk, no planter 

SW HERMAN RD  MAJOR ARTERIAL  Eb&t  YES  D  M  P  P  G  G  N/A  D  Gaps in sidewalk and bike lane. Narrow median 

SW LEVETON DR  MAJOR ARTERIAL  Eb&t  NO  M  M  P  M  M  M  N/A  P  Median width less than standard 

SW MARTINAZZI AVE  MAJOR ARTERIAL  Eb&t  NO  P  M  M  M  G  P  N/A  D  Gaps in bike lane throughout and lack of planter strip 

SW SAGERT ST  MAJOR ARTERIAL  Eb&t  NO  M  M  D  P  P  P  N/A  D  Gaps in sidewalk and bike lane across I‐5 bridge 

SW TUALATIN RD  MAJOR ARTERIAL  Eb&t  NO  M  M  M  D  M  P  N/A  P  Does not meet number of travel lanes for this class 

SW 108TH AVE  MAJOR ARTERIAL  Eb&t  YES  M  M  P  D  M  P  N/A  P  Median is narrow. Sidewalks are curb tight with no planter. 

SW BOONES FERRY RD  MINOR ARTERIAL  Db&t‐D  YES  M  M  P  M  P  M  N/A  P  Section and bike lane narrow/removed at Tualatin River Bridge 

SW MARTINAZZI AVE  MINOR ARTERIAL  Db&t‐D  NO  M  M  D  M  D  P  N/A  P  No bike lane or planter near downtown core 

SW TUALATIN RD  MINOR ARTERIAL  Db&t‐D  YES  D  M  M  M  P  P  N/A  P  Narrow bike lane, 1/2 street sidewalk, some tight skews 

SW 105TH AVE  MAJOR COLLECTOR  Cb&t  NO  M  M  D  M  P  P  N/A  P  Narrow bike lanes and sidewalk. No median. 

SW 115TH AVE  MAJOR COLLECTOR  Cb&t  NO  P  M  P  P  P  P  N/A  P  Street only 1/2 built. Likely all M after property develops 

SW 65TH AVE  MAJOR COLLECTOR  Cb&t  NO  M  M  N/A  M  P  P  N/A  P  Section altered at intersection. Sidewalk and Bike Lanes do not exist 

SW AVERY ST  MAJOR COLLECTOR  Cb&t  NO  M  M  D  M  P  P  N/A  P  No median. Bike and sidewalk curb tight and narrow. 

SW BLAKE ST  MAJOR COLLECTOR  Cb&t  NO  M  M  D  P  D  D  N/A  D  No sidewalk, bike lane or median. Narrow travel lanes 

SW HERMAN RD  MAJOR COLLECTOR  Cb&t  YES  D  M  P  P  P  P  N/A  P  Gaps in bike lane and 1/2 street sidewalk due to rail. 

SW MCEWAN RD  MAJOR COLLECTOR  Cb&t  NO  M  M  P  M  P  P  N/A  P  Gaps in bike lane and sidewalk. No median. 

SW MYSLONY ST  MAJOR COLLECTOR  Cb&t  NO  M  M  P  P  P  P  N/A  P  Street only 1/2 built. Likely all M after property develops 

SW SAGERT ST  MAJOR COLLECTOR  Cb&t  NO  M  M  D  M  P  P  N/A  P  Narrow bike lanes and curb tight sidewalk narrow sidewalk 

SW TETON AVE  MAJOR COLLECTOR  Cb&t  YES  M  M  P  M  P  M  N/A  P  Narrow or missing median. Gaps in bike lane. 

SW TUALATIN RD  MAJOR COLLECTOR  Cb&t  YES  M  M  P  M  M  M  N/A  P  Gaps in median width provided. 
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Street Name  Classification  Abbreviation 
Truck 
Route? 

Skew 
Angle 

Intersection 
Spacing  Median? 

Travel 
Lanes 

Bike 
Lanes  Sidewalks 

On‐Street 
Parking 

Curb to Curb 
Width  Comments 

SW 103RD AVE  MINOR COLLECTOR  Cb&p  NO  M  M  N/A  M  M  M  M  P    

SW 108TH AVE  MINOR COLLECTOR  Cb  YES  M  M  N/A  M  M  M  P  P  Intermittent parking provided 

SW 115TH AVE  MINOR COLLECTOR  Cb  NO  M  M  P  M  M  M  D  P  narrow median and lack of parking 

SW 118TH AVE  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  M  M  D  P  no street parking 

SW 50TH AVE  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  M  M  D  P  no street parking 

SW 95TH PL  MINOR COLLECTOR  Cb&p  NO  M  M  N/A  M  P  P  P  P  narrow bike lane, no planter, parking south of Avery only 

SW BLAKE ST  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  D  D  D  P  no parking, sidewalk or bike lanes 

SW GRAHAMS FERRY RD  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  P  P  P  P  1/2 developed. Likely all M after developments 

SW HAZELBROOK RD  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  P  P  P  P  Partially developed. Likely all M after developments 

SW HELENIUS RD  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  P  P  P  P  Partially developed. Likely all M after developments 

SW IBACH ST  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  M  M  D  P  no street parking 

SW IOWA DR  MINOR COLLECTOR  Cs&2p  NO  M  M  N/A  M  M  M  M  M    

SW JURGENS AVE  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  P  M  M  P  narrow or gaps in bike lane 

SW LEVETON DR  MINOR COLLECTOR  Cb  NO  M  M  P  M  M  M  D  P  Narrow median. No street parking 

SW MARTINAZZI AVE  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  M  M  M  M    

SW NYBERG LANE  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  P  M  M  P  narrow bike lane or gaps 

SW NYBERG ST  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  P  M  M  P  narrow bike lane or gaps 

SW SAGERT ST  MINOR COLLECTOR  Cb&p  NO  M  M  N/A  M  M  M  M  M    

SW STONO DR  MINOR COLLECTOR  Cs&p  NO  M  M  N/A  M  M  M  M  P  full c‐c width north provided 

SW WARM SPRINGS ST  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  D  P  D  P  1/2 street sidewalk, no street parking, narrow bike or gap 

SW WILKE RD  MINOR COLLECTOR  Cb  NO  M  M  N/A  M  P  P  D  P  no street parking, sidewalk and bike lane gaps 

SW 112TH AVE  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  M  M  roadway not completed to Helenius 

SW 56TH AVE  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  P  P  full width not provided 

SW 99TH AVE  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  P  P  full width not provided 

SW ALSEA DR  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  P  P  full width not provided 

SW AVERY ST  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  M  M    

SW BLAKE ST  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  M  M    

SW COQUILLE DR  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  M  M  Narrow at intersection 

SW HELENIUS RD  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  M  M  roadway not completed to 112th 

SW MARILYN RD  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  M  M    

SW PAULINA DR  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  M  M    

SW PORT ORFORD ST  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  M  P  Narrow c‐c width 

SW SAGERT ST  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  M  P  Narrow c‐c width 

SW SWEEK DR  RESIDENTIAL COLLECTOR  Cr  NO  M  M  N/A  M  N/A  M  M  M    

M – Meets standard 
P – Partially meets standard 

D – Does not meet standard 
G – Gap in feature 
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Appendix B: Bus Stops within the City of 
Tualatin 

STOP ID  LOCATION  ROUTE  Direction  Shelter?  Lighting? 

Bus line 12: Barbur/Sandy Blvd 

4292  SW Pacific Hwy & SW Hazelbrook Rd  12  W  no  no 

4260  SW Pacific Hwy & SW 124th Ave  12  W  no  no 

4300  SW Pacific Hwy & SW Pacific Dr  12  W  no  no 

4301  SW Pacific Hwy & SW Pacific Dr  12  E  no  no 

4316  SW Pacific Hwy & SW 124th Ave  12  E  no  yes 

4293  SW Pacific Hwy & SW Hazelbrook Rd  12  N  yes  yes 

Bus line 36: South Shore 

3821  7100 Block SW McEwan Rd  36  N  no  no 

3820  SW McEwan Rd & NW Book Deposit  36  N  no  yes 

3824  SW McEwan Rd & SW 65th Ave  36  N  no  yes 

7879  Tualatin Park & Ride  36  N  yes  yes 

9045  SW Lower Boones Ferry Rd & SW McEwan Rd  36  E  no  yes 

3819  17900 Block SW McEwan Rd  36  W  no  yes 

3822  7100 Block SW McEwan Rd  36  S  no  no 

Bus line 37: Lake Grove 

12852  SW Lower Boones Ferry Rd & SW 65th Ave  37  W  no  no 

7879  Tualatin Park & Ride  37  N  yes  yes 

13195  SW Lower Boones Ferry & SW McEwan Rd  37  E  no  no 

Bus line 38: Boones Ferry Road 

7880  Tualatin Park & Ride  38  All  yes  yes 

Bus line 76: Beaverton/Tualatin 

7880  Tualatin Park & Ride  76  All  yes  yes 

558  18000 Block SW Lower Boones Ferry Rd  76  W  no  yes 

514  SW Lower Boones Ferry Rd & SW Childs Rd  76  W  no  yes 

495  18200 Block SW Boones Ferry Rd  76  S  no  yes 

13078  SW Boones Ferry Rd & SW Martinazzi Ave  76  W  no  yes 

13079  SW Boones Ferry Rd & SW Nyberg St  76  S  yes  no 

13080  SW Warm Springs St & SW Boones Ferry Rd  76  E  no  yes 

13081  SW Warm Springs St & SW Martinazzi Ave  76  E  no  no 

8274  SW Martinazzi Ave & SW Mohawk St  76  S  no  yes 

8506  SW Sagert St & SW Martinazzi Ave  76  E  no  no 
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STOP ID  LOCATION  ROUTE  Direction  Shelter?  Lighting? 

4999  7800 Block SW Sagert St  76  E  no  yes 

5003  SW Sagert St & SW 72nd Ave  76  E  no  yes 

5002  SW Sagert St & SW 70th Ave  76  E  no  yes 

5001  SW Sagert St & SW Wampanoag Dr  76  E  no  yes 

7839  SW 65th Ave & SW Borland Rd  76  N  no  yes 

3868  Meridian Park Hospital Main Stop  76  N  yes  yes 

3867  Meridian Park Hospital Rd & SW 65th Ave  76  N  no  no 

8944  19500 Block SW 65th Ave  76  S  yes  yes 

8279  SW 65th Ave& SW Borland Rd  76  S  no  yes 

8281  SW Sagert St & SW 68th Ave  76  W  no  yes 

8282  SW Sagert St & SW 72nd Ave  76  W  no  yes 

8283  7800 Block SW Sagert St  76  W  no  yes 

8285  SW Martinazzi Ave & SW Mohawk St  76  N  yes  yes 

13082  SW Warm Springs St & SW Martinazzi Ave  76  W  no  yes 

13083  SW Warm Springs St & SW Boones Ferry Rd  76  W  no  no 

13084  SW Boones Ferry Rd & SW Seneca St  76  N  yes  yes 

13085  SW Boones Ferry Rd & SW Martinazzi Ave  76  E  no  yes 

7880  Tualatin Park & Ride  96  All  yes  yes 

Bus line 96: Tualatin/I‐5 

558  18000 Block SW Lower Boones Ferry Rd  96  W  no  yes 

514  SW Lower Boones Ferry Rd & SW Childs Rd  96  W  no  yes 

495  18200 Block SW Boones Ferry Rd  96  S  no  yes 

3779  SW Martinazzi Ave & SW Seneca St  96  S  no  yes 

5004  SW Sagert St & SW 86th Ave  96  E  no  yes 

8278  SW Sagert St & SW Tillamook Ct  96  E  no  yes 

9026  SW Martinazzi Ave & SW Tualatin‐Sherwood Rd  96  S  no  yes 

8252  SW Martinazzi Ave & Martinazzi Square  96  S  no  yes 

8285  SW Martinazzi Ave & SW Mohawk St  96  N  yes  yes 

8274  SW Martinazzi Ave & SW Mohawk St  96  S  no  yes 

8276  SW Sagert St & SW Tillamook Ct  96  W  no  yes 

8788  SW Sagert St & SW 86th Ave  96  W  no  yes 

501  SW Boones Ferry Rd & SW Apache Dr  96  S  no  yes 

9352  SW Boones Ferry Rd & SW Avery St  96  S  no  yes 

563  SW Boones Ferry Rd & SW Siletz Dr  96  S  no  yes 

535  SW Boones Ferry Rd & SW Killarney Ln  96  S  no  yes 

500  SW Boones Ferry Rd & SW Alsea Dr  96  S  no  yes 
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STOP ID  LOCATION  ROUTE  Direction  Shelter?  Lighting? 

530  SW Boones Ferry Rd & SW Ibach St  96  S  no  no 

9512  SW Boones Ferry Rd & SW Iowa Dr  96  S  no  yes 

542  SW Boones Ferry Rd & SW Norwood Rd  96  S  no  yes 

543  SW Boones Ferry Rd & SW Norwood Rd  96  N  no  yes 

9511  SW Boones Ferry Rd & SW Iowa Dr  96  N  no  yes 

531  SW Boones Ferry Rd & SW Ibach St  96  N  no  yes 

510  SW Boones Ferry Rd & SW Blake St  96  N  no  yes 

503  SW Boones Ferry Rd & SW Arapaho Rd  96  N  no  yes 

562  SW Boones Ferry Rd & SW Siletz Dr  96  N  no  yes 

9353  SW Boones Ferry Rd & SW Avery St  96  N  no  yes 

502  SW Boones Ferry Rd & SW Apache Dr  96  N  no  yes 

5004  SW Sagert St & SW 86th Ave  96  E  no  yes 

8278  SW Sagert St & SW Tillamook Ct  96  E  no  yes 

8285  SW Martinazzi Ave & SW Mohawk St  96  N  yes  yes 

8249  SW Martinazzi Ave & Martinazzi Square  96  N  yes  yes 

8250  SW Martinazzi Ave & SW Tualatin‐Sherwood Rd  96  N  no  yes 

3778  SW Martinazzi Ave & SW Boones Ferry Rd  96  N  yes  yes 

570 
SW Lower Boones Ferry Rd & SW Boones Ferry 
Rd  96 

E 
no  yes 

513  SW Lower Boones Ferry Rd & SW Childs Rd  96  E  no  yes 

537  18000 Block SW Lower Boones Ferry Rd  96  E  no  yes 

7879  Tualatin Park & Ride  96  All  yes  yes 

13069  Tualatin WES Station  WES  N/S  yes  yes 

WES Commuter Rail 

13069  Tualatin WES Station  WES  N/S  yes  yes 

Source: www.trimet.org 

 



Virtual Tour of Future Conditions 
Presentation to  

Tualatin Transportation Task Force 

February 2, 2012 

 



What is Future Conditions? 

 Assessment of conditions by mode in 2035 

 Identifies future needs, opportunities, and constraints 

for all modes of travel 

 Incorporates future planned land uses and expected 

projects/improvements 

 Balances community needs with infrastructure needs 

 Helps prioritize identified improvements 

 

 



Major Elements of Future Conditions 

Pedestrian 

Auto 

Freight Transit 

Bicycle 
TSP 

 Mode Choice 

 Land Use 

 Future improvements 

 Future forecasting 

 Community values and 

inputs 

 Prioritization 



Land Use Overview 

9% 
Projected Housing Growth 

31% 
Projected Employment Growth 
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Assumed Future 2035 Roadway Projects 

LEGEND 

- Roadway Improvement 

- Roadway Extension 

- Intersection Improvement 

Durham Road:  Widen to 5 lanes 

Tualatin-Sherwood Road:  Widen to 5 lanes 

I-5:  Auxiliary Lanes in each direction 
124th Ave:  Road Extension 

Tonquin Road:  
Widen to 3 lanes 

Herman Road:  Widen to 5 lanes 

3 

5 

5 

5 

3 



PM Peak Period Motor Vehicle Trip Activity 

*Excludes through trips on I-5 and 99W 

* 

Existing Future Growth 

Inside Trips 4,970 5,020 50 

Inside to Outside 
Outside to Inside 

25,440 31,630 6,190 

Outside to Outside 11,080 19,570 8,490 

Total PM Peak Period Trips by Location 



Existing PM Peak Intersection Operations 

LEGEND 

- Level of Service A through D 

- Level of Service E 

- Level of Service F 

- Volume to Capacity Ratio #.## 



2035 PM Peak Intersection Operations 

LEGEND 

- Level of Service A through D 

- Level of Service E 

- Level of Service F 

- Volume to Capacity Ratio #.## 

1.72 

1.44 

0.78 

0.66 





TUALATIN TSP

Develop Goals and 
Objectives

Survey Existing        
Conditions

Forecast Future 
Conditions 

Create a Long List of 
Potential Solutions 

Screen/Evaluate 
How Ideas Help 
Meet Goals and 
Objectives

* Public Involvement 
   Activities Included

Prepare Draft Project
Recommendations

Refine Project 
Recommendations

Prioritize Project
Recommendations

Develop a  
Draft TSP

Adopt the  
Final TSP

Vision														                              Reality

The Tualatin Transportation System Plan (TSP): 
•	 Creates a vision for Tualatin’s future as it relates to transportation
•	 Establishes our community’s priorities so we know what should be done first
•	 Helps the CIty of Tualatin get funding and build projects

ggg

How Today’s Work 
Ends With a Plan

STEP 1
Identify Needs and 
Opportunities

STEP 2
Develop and 	
Evaluate Solutions

STEP 3
Make 
Recommendations 

STEP 4
Create and 
Adopt the Plan

* Public Involvement 
   Activities Included* Public Involvement 

   Activities Included* Public Involvement 
   Activities Included
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Draft Project Goals and Objectives 

 
Goal 1 – Community Involvement.  Provide meaningful opportunities for citizens to be 
involved in the Linking Tualatin planning process, particularly including those most directly 
affected by the outcomes, as well as the community at large. 

• Involve major employers, other business owners, institutions and business groups 
that will benefit from enhanced transit linkages to employment areas. 

Objectives 

• Inform and involve the city’s Citizen Involvement Organizations and other 
established community groups.   

• Provide a variety of tools to allow all citizens of Tualatin the opportunity to learn 
about and participate in the planning process, including at events or locations they 
already attend and through the project Task Force and Transit Working Group. 

• Reach out to people and groups that have not traditionally been involved in local 
planning processes. 

Goal 2 – Economy.  Enhance transit connections for local employers and employees to 
strengthen Tualatin’s economy. 

• Work with local employers, and business groups and institutions to identify transit-
related improvements that enhance services to Tualatin’s businesses, build the local 
economy, and save businesses, and employees and residents’ time and money. 

Objectives 

• Create transit connections that provide linkages to and support for other employers 
in the region and the regional economy. 

• Recommend land use patterns that will result in higher levels of employment and 
efficiency for local businesses. 

Goal 3 – Land Use.  Develop land use plans for focus areas that support future use of transit 
as part of a multi-modal, convenient, safe, and well-connected transportation system and 
enhance community vitality and livability.  

• Create plans that support existing and planned future industrial/manufacturing, 
commercial, retail, institutional and other employment uses, including schools and 
medical facilities. 

Objectives 

• Build on and incorporate objectives from existing community or neighborhood 
plans, including providing access to commercial and retail services and adequate 
community facilities and services for residents and workers. 
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• Create opportunities for a complementary or supportive mix of 
land uses in focus areas, where appropriate, while minimizing conflicts between 
uses. 

• Preserve the identity and values of single-family neighborhoods while enhancing 
local transit service to them. 

• Foster types and patterns of development that are conducive to bicycling and 
walking and will support future high capacity and other transit use and help create 
healthy, livable employment areas and neighborhoods. 

• Incorporate sustainable development and design practices in proposed land use 
planning recommendations for focus areas. 

Goal 4 – Transportation Choice and Mobility.  Provide a full range of safe, efficient 
transportation options within and between transit focus areas, and to other parts of the city 
and region, particularly linkages between transit and other modes of transportation, 
including bicycling, walking and driving. 

• Implement transportation projects identified in the city’s Transportation System 
Plan, particularly those that increase transit use and reduce travel times. 

Objectives 

• Improve transit connections and services between residential neighborhoods and 
focus areas, including east-west connections. 

• Strengthen Tualatin’s linkages with the regional transit system (bus, rail, etc.), 
creating safe, reliable transit service and connections within the city and to other 
parts of the region for residents, and workers and visitors. 

• Improve the ability to access transit services by people walking, bicycling and driving. 

Goal 5 – Consistency and Coordination.  Coordinate with regional partners to leverage 
regional resources, while building on and furthering local planning and other community 
objectives. 

• Incorporate Assess consistency with state and regional policies, goals and objectives, 
including those for the Southwest Corridor Plan, in Linking Tualatin. 

Objectives 

• Ensure consistency between Linking Tualatin and other local plans and planning 
processes, including citywide and local area plans. 

• Protect natural resources and promote sustainability, livability and social equity.   

Goal 6 – Implementation.  Develop common sense, cost-effective and efficient tools and 
strategies to ensure implementation of project recommendations. 

• Identify and prioritize needed public and private investments that will help enhance 
transit facilities and services and stimulate transit ridership in focus areas. 

Objectives 
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• Develop a phasing plan that provides for a realistic and timely 
approach to improving transit and related facilities and services. 

• Revise or establish city plans, policies or regulations needed to allow for or 
encourage transit use and investment.  
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1.  Introduction

Project Background and Purpose

Linking Tualatin addresses concerns raised by people who live or work in Tualatin about local transit 
not reaching most of the city’s employment centers. Through this study, the city will bring together 
community members, local business owners, and employees to find ways to help increase transit use, 
as well as walking and biking to work, in the future.  While local transit service is important, many 
people also need improved transit connections to the rest of the Portland Metropolitan region. Linking 
Tualatin will try to meet this need by recommending future high capacity transit options such as bus 
rapid transit, commuter rail, light rail, enhanced local bus, or parking and congestion management.

Because Linking Tualatin is part of a regional transit planning effort called Southwest Corridor Plan 
(SW Corridor Plan), it focuses primarily on 
transit use in the corridor that includes 
Barbur Boulevard/OR 99W and I-5 (see 
Figure 1).  The SW Corridor Plan will 
integrate multiple efforts by cities in this 
corridor, including preparation of local land 
use plans; actions and investments that 
support livable communities; a corridor 
refinement plan to identify transportation 
improvements; and a transit alternatives 
analysis to define the best mode and 
alignment of high capacity transit — likely 
bus rapid transit or MAX light rail — to 
serve the corridor.  	

The city has identified a preliminary set 
of focus areas, most of which are located 
in key employment or commercial areas 
in the city and are located within the SW 
Corridor planning area.  These include 
the downtown, Meridian Park Hospital, 
Leveton, Teton, Tualatin-Sherwood 
Road/124th Avenue, Bridgeport Village and 
industrial areas south of OR 99W.  Existing 
residential neighborhoods are not the 
primary focus of the Linking Tualatin Plan 
and no changes in land uses in those areas 
are expected as part of the plan.  However, 
improving transit connections, including 
local transit service, for Tualatin residents 
and visitors is very important and will be 
considered in this project and in the city’s 
Transportation System Plan (TSP) Update, 
which is also currently underway.

Figure 1.  Southwest Corridor Plan Area

Source: Metro
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Linking Tualatin will identify needed investments in transportation facilities, including sidewalks, 
bicycle paths, roads or transit facilities or services in specific areas in the city over the next 10 to 20 
or more years.  Those investments will give people who live and/or work in Tualatin better access 
to businesses and other destinations.  Possible changes in land use in specific focus areas also could 
affect the types and character of future businesses or other uses in those areas.  However, the city 
does not expect to recommend any changes to land uses in established residential areas.	

The Linking Tualatin planning process includes a number of steps, including: 

•	 identifying specific locations in Tualatin called “focus areas” that are well-suited to transit; 

•	 evaluating existing and potential future land use patterns in those areas; 

•	 recommending potential changes in land use or improvements to roads, sidewalks or bicycle 
facilities to improve potential transit use there; and 

•	 recommending other investments or strategies to improve transit services and better connect 
commuters and workers to jobs in Tualatin.  

Report Overview

The purpose of this report is to provide a concise summary of existing conditions related to land use, 
transportation, infrastructure, and natural resources for the Tualatin community as a whole and for 
the specific focus areas that have been identified by the city.  The information presented is focused 
on key conditions that are relevant to high capacity transit and to the project purpose.  This summary 
provides a baseline of information about the community and the focus areas that will inform future 
stages of the Linking Tualatin project.

Because existing conditions information at the community level was recently gathered and summarized 
as part of the Tualatin TSP update, that information has been relied upon and incorporated into this 
document where appropriate, including a number of maps.
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2.  Community Overview

Land Use

Existing land use in Tualatin largely mirrors the community’s planning district designations, shown 
on Figure 2 on page 4. Commercial areas in Tualatin are primarily located in the city’s downtown 
and in the Bridgeport Village area, with smaller commercial areas along OR 99W and in East Tualatin.  
West Tualatin is primarily industrial.  East Tualatin, North Tualatin, and South Tualatin are primarily 
residential neighborhoods with some community and institutional uses.  Additional detail on the 
existing land uses within the focus areas is provided in Sections 6 through 12.

Demographics

The city of Tualatin had an estimated population of 26,700 residents in 2011, residing in 9,976 
households.  This is an average of 2.66 people per household.  Table 1 displays the past trends and 
projected trends for population and income in the city.

Table 1.  Household & Income Trends, City of Tualatin

SOURCE:  PSU Population Research Center, Claritas Inc., Johnson Reid LLC

From 2000 to 2011, the population grew at an annual rate of 1.5%, basically equal to the growth rate 
of the Portland Metro region as a whole.  The state grew at 1.1% per year during that period.  In the 
next five years, the population in Tualatin is expected to grow at a somewhat slower 1.4% annually.

The median household income in Tualatin, at $60,500 in 2011, is higher than the statewide median 
household income of roughly $46,500.  The annual growth in the median income has been slightly 
positive, though slower than income growth in the region as a whole.  Like most of the state, the 
community saw average incomes drop during the recent recession, though they are now rising again.
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Figure 3 shows the distribution of households by annual income in 2000 and 2011, and projected 
to 2016.  The figure shows that Tualatin’s incomes have remained concentrated in the middle of the 
income range over the decade. The largest share of households are in the $50,000 to $75,000 per year 
range, though this cohort is shrinking in relation to the higher income cohorts as average incomes 
grow with inflation.  While higher incomes are projected to become a greater share of the total, the 
bulk of households are expected to remain in the $35,000 to $100,000 range.

According to the 2005-2009 American Community Survey, Tualatin’s population is younger (more 
children under 18 and fewer adults over 65) and better educated (more likely to have a high school 
or college degree) than the Portland Metro area as a whole. Tualatin also has a higher percentage of 
Spanish speakers and Hispanic or Latino residents than the region average, with approximately 18 
percent of the population self-identifying as Hispanic or Latino. A similar percentage of the population 
speaks Spanish, while approximately 10 percent of the population speaks Spanish with English spoken 
less than “very well”. 

Employment

Data from the U.S. Census Bureau and Oregon Employment Department indicate that there 
are currently 20,570 jobs in the city of Tualatin (projected forward from 2009 data), compared to 

Figure 3.  Households By Annual Income, City of Tualatin

SOURCE:  Claritas Inc., Johnson Reid LLC
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approximately 14,800 non‐military employees in the labor force (according to 2010 US Census 
American Community Survey three year estimates).  The number of jobs in the city is roughly twice 
the number of households in the city, in contrast to roughly 1.2 jobs per household countywide.  
The city constitutes roughly 9% of Washington County employment, despite representing 5% of the 
county’s population.  This indicates that Tualatin functions as a key employment center in the south 
Metro area. 

Major employers located in Tualatin include Kershaw Knives, Columbia River Knife and Tool, and 
Novellus Systems, which designs and manufactures equipment for use in semiconductors. The 
city’s largest employer is Legacy Meridian Park Hospital, followed by the United Parcel Service 
(UPS) and Precision Wire Components. The Tigard-Tualatin School District is another of the city’s 
largest employers.  These employers are scattered throughout the city, and are not located in one 
consolidated employment center, as shown on Figure 4.  However, a significant number of employers 
are located in the focus areas identified later in this report.

Table 2 presents employment data for the city of Tualatin from the US Census for the years 2002 to 
2009. Unlike the Portland Metro region, Tualatin gained jobs between 2002 and 2009, despite the 
serious recession.  Overall, the city gained employment at a rate of 1% per year during that period, 
with some sectors gaining and others losing.  Retail, Information, and Financial Activities saw positive 
growth, along with the public sector.  Surprisingly, the Census found a net gain of construction jobs, 
despite the harshness of the current downturn on this industry.

Table 2.  Employment Trends By Industry, City of Tualatin, 2002 - 2009

 
SOURCE:  U.S Census, Oregon Employment Department, Johnson Reid LLC

According to the 2010 US Census American Community Survey (ACS) three year estimates, workers 16 
and older in Tualatin predominantly drive to work alone (77.6%), with smaller percentages carpooling 
(7.4%), using public transit (4.2 percent), walking (2.9%), or working at home (6.1%). Travel time to 
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work varies, with 38% spending less than 15 minutes getting to work, 34% spending 15 to 30 minutes, 
and the remaining 27% spending more than 30 minutes.

Market Overview

The city of Tualatin can expect continued growth in all of the major land use categories:  Residential, 
Retail, Office and Industrial. As Tualatin and the rest of the region face economic, political, and 
environmental constraints to boundary expansion, infill and redevelopment will play a key part in 
the future growth of the city.  Tualatin features many large, vacant, and developable parcels for 
employment use.

The lower rents achievable in the suburban environment will limit some of the development types 
that the market is likely to bring to the area.  However, in an environment where most existing uses 
are single-story with ample surface parking, significant increases in density can be achieved while 
still relying on “low-rise” construction to control costs.  Two- to three-story buildings, perhaps with 
higher building coverage, and reduced parking and other design considerations can greatly increase 
the intensity of land use, without necessitating the higher construction costs of concrete and steel 
mid-rise buildings.

Table 3 presents the 20-year demand for different land uses types in Tualatin.  The healthy overall 
demand in the larger market area provides flexibility in planning for the focus areas.  This demand will 
not all be captured in the focus areas, but represents the larger pool of demand from which the focus 
areas can draw.

Table 3.  Projected Demand by Land Use, City of Tualatin

Acreage Acreage Acreage

Ownership Residential 1,971 units na 2,130 units na 1,810 units na
Rental Residential 623 units na 670 units na 570 units na

Retail/Commercial 444,900 sf 40.9 480,000 sf 44.1 409,310 sf 37.6

Office 665,800 sf 50.9 719,000 sf 55.0 612,540 sf 46.9

Industrial Total 4,275,700 sf 446.2 4,617,000 sf 481.8 3,933,650 sf 410.5

     Warehouse/Distribution 2,802,800 sf 292.5 3,027,000 sf 315.9 2,578,580 sf 269.1

     General Industrial 827,300 sf 86.3 893,000 sf 93.2 761,120 sf 79.4

     Tech/Flex Space 645,600 sf 67.4 697,000 sf 72.7 593,950 sf 62.0

SOURCE:  Johnson Reid, LLC

Land Use Category
New Space Demanded - 2011 - 2031

Base Scenario High Growth Low Growth

1 High and low growth scenarios represent base case +/- 8% growth respectively.
2 Acreage based on the following FAR assumptions:  Retail  .25 FAR; Office .3 FAR; Industrial .22 FAR
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3.  Transportation System Overview

This section provides a brief summary of the transportation networks within the Linking Tualatin study 
area, including roadways, rail, bicycle, pedestrian, and transit systems.

Road Network

The city of Tualatin provides a functional classification designation for all roadways in the city’s 
network.  Those classifications identify how a roadway operates within the overall transportation 
system and defines the character of service it provides. In addition, functional classification defines 
standards for roadway and right-of-way width, access spacing and pedestrian and bicycle facilities.  
Key roadways that are located within the Linking Tualatin focus areas are shown on Figure 5 on page 
11 and highlighted below, along with a description of their functional classification.  

Freeways

The primary function of a freeway is to carry high levels of regional traffic and public transit at high 
speeds.  Access on freeways is limited to interchanges and street crossings with grade separations; 
access points are widely spaced.  Freeways are intended to serve motorized vehicle traffic only and 
typically contain a median.  I-5 travels north-south along the eastern edge of Tualatin and is the only 
freeway serving the focus areas identified for Linking Tualatin.  

Arterials

The primary function of arterial streets is to provide a high degree of vehicular mobility, including 
accommodations for trucks; however, they may also serve a secondary role providing access to 
individual properties. Typically arterials serve longer and higher-speed trips. Arterial streets generally 
have limited access and no on-street parking in order to allow capacity for through traffic. Arterial 
streets are also used as primary bicycle, pedestrian, emergency response routes and transit routes.  

The arterials that are most directly relevant to Linking Tualatin are:

•	 SW Tualatin Sherwood Road - a major arterial that runs east-west through Tualatin

•	 SW Boones Ferry Road - a major arterial that runs north-south through Tualatin

•	 SW 124th Avenue - a major arterial that runs north-south along the western edge of Tualatin

•	 OR 99W - a major arterial that runs along the northwest corner of Tualatin

•	 Lower Boones Ferry Road - a minor arterial that travels through Bridgeport Village and connects 
to SW Boones Ferry Road.

Collectors

The primary function of collector streets is to assemble traffic from the interior of an area and deliver 
it to the closest arterial street. Collectors provide for both mobility and access to property, and are 
designed to balance both functions. They usually serve shorter trip lengths and have lower traffic 
volumes and speeds than arterial streets. Collector streets are also used as important emergency 
response routes and are frequently used as transit routes.  There are three classifications of collector 
streets: major collectors, minor collectors and residential collectors. The function of each collector 
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type is progressively less mobility and more land use/access driven from major to residential.  Key 
collectors serving the focus areas in Linking Tualatin include:

•	 SW Herman Road - a major collector that travels east-west and connects to OR 99W via SW 124th 
Avenue

•	 SW Tualatin Road - major collector in northern Tualatin that connects to OR 99W

•	 SW Teton Avenue - a major collector that provides a north-south connection through the center of 
the study area

•	 SW Avery Street - major collector providing an east-west connection to SW Boones Ferry Road

•	 SW 108th Avenue, SW Ibach Street, and SW Iowa Drive - minor collectors that provide connections 
in the southern residential area of Tualatin

Freight Routes 

The City of Tualatin has also designated certain roadway corridors as freight and truck routes. 
Typically these routes connect the commercial/industrial districts within the city to major arterials 
and ultimately OR 99W and I-5.  Designated truck/freight routes within the Linking Tualatin study area 
include:

•	 I-5 (north to south City limits)

•	 OR 99W (west to north City limits)

•	 SW 124th Avenue (OR 99W to SW Tualatin‐Sherwood Road)

•	 SW Tualatin Road (SW 124th Avenue to SW Jurgens Avenue)

•	 SW Herman Road (SW Tualatin Road to SW Cipole Road)

•	 SW 108th Avenue (SW Tualatin Road to SW Herman Road)

•	 SW Teton Avenue (SW Tualatin Road to SW Avery Street)

•	 SW Cipole Road (OR 99W to SW Tualatin‐Sherwood Road)

•	 SW Boones Ferry Road (south City Limits to SW Lower Boones Ferry Road)

•	 SW Lower Boones Ferry Road (SW Boones Ferry Road to the northeast City limits)

•	 SW Tualatin-Sherwood Road (west City limits to the Nyberg Street Interchange)

•	 SW Avery Street (SW Tualatin‐Sherwood Road to SW 95th Avenue)

•	 SW 105th Avenue (SW Avery Street to SW Moratoc Drive)

Rail Corridors

Portland and Western Railroad (PNWR) currently owns and operates two freight rail lines in Tualatin: 
one that runs mostly north-south, which is shared by the WES commuter rail line, and one that runs 
east-west along SW Herman Road (these are shown on Figure 5). The east-west line carries one train 
daily in each direction, and the north-south has two trains daily in each direction. There are a number 
of public road railroad crossings in the city, all of which are gated.  
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Transit System

Public transportation in Tualatin is provided primarily by TriMet, with some services provided by 
the South Metro Area Regional Transit (SMART) system. In the vicinity of the Linking Tualatin study 
area, transit consists of bus lines that serve the Tualatin and Mohawk Park & Ride facilities, bus lines 
along SW Boones Ferry Road, and the Westside Express Service (WES) commuter rail line, as shown 
on Figure 6.  Most of the bus lines provide connections between Tualatin and other cities (Portland, 
Gresham, Sherwood, Lake Oswego, Tigard, Beaverton, etc.).

The Tualatin Chamber of Commerce also provides the Tualatin Shuttle, a weekday service intended 
primarily for employment purposes. The Chamber works with local employers to increase 
transportation options within the city and to decrease traffic congestion.  Monday through Friday, the 
Tualatin Shuttle provides commuters a shuttle service between various TriMet stops, WES Commuter 
Rail and businesses in Tualatin.  Shuttle hours are between 5:00 am to 9:30 am, and again from 2:00 
pm to 6:00 pm. Starting at 5:30 am, the first pick up in the morning is in downtown Portland, allowing 
commuters to reach Tualatin before the bus service starts.  All remaining service is in the Tualatin 
area, providing commuters with a link between TriMet and local businesses.  The shuttle operates as 
a dial-a-ride service so the route varies depending on the needs of users.  The shuttle is funded by a 
Job Access and Reverse Commute (JARC) grant that is intended to serve low income populations for 
employment purposes.  It currently serves about 85 people per day and has limited capacity to serve 
more.

In addition, Metro coordinates (through Enterprise Rideshare) a vanpool program that runs a regular 
vanpool from Gateway to Bridgeport Village.  The vanpool departs from Gateway Park & Ride at 7:30 
a.m., makes a stop at Clackamas Town Center, and arrives in Tualatin at 8:15 a.m.  In the afternoon, 
the van departs Tualatin at 5:00 p.m. and returns to Gateway Park & Ride at 5:50 p.m. 

Transit service within many of the Linking Tualatin focus areas is limited.  There is no transit service 
available on SW Tualatin Sherwood Road, for example, and most residents in the western part of the 
city live over a mile from the nearest transit stop. Because of the limitations of service during off-
peak hours, non-commuting trips may be more difficult to complete using transit in Tualatin. A more 
detailed summary of transit service within the focus areas is provided in the descriptions of the focus 
areas in Sections 6 through 12 of this report. 

Pedestrian Network

The pedestrian network in the Linking Tualatin study area is comprised primarily of sidewalks along 
streets, either directly adjacent to the curb or separated by a planting strip. Pedestrian facilities are 
identified for each focus area in Sections 6 through 12 of this report. 

Bicycle System

There are a variety of bicycle facilities that currently facilitate bike travel through the Linking Tualatin 
study area.  Those facilities include:

•	 Bike lanes.  Bike lanes are portions of the roadway that are striped and stenciled specifically for 
bicycle travel. The typical width of bike lanes is 5 feet, but when the road is narrow, bike lanes can 
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be as narrow as 4 feet. Bike lanes are most appropriate on higher volume and speed streets to 
separate travel modes. 

•	 Shared roadways.  Shared roadways are roads where bicyclists and motorists share the same 
travel lane. The most suitable roadways for shared bicycle use are low speed (25mph or less) and 
low traffic volume (3,000 vehicles per day or fewer) roads.  Shared roadways are often signed, 
and are designated bicycle routes, providing links to other bicycle facilities (e.g. bicycle lanes) or 
designating a preferred route through a community. 

•	 Multi-use path. A multi-use path is an off-street route that is shared with bicycles, pedestrians, 
and other non-motorized users. Paths are typically recreationally focused, but can also serve as a 
commuting corridor. These paths are meant to provide a lower stress environment than a roadway 
for users by separating motor vehicles and bicyclists. The multi-use paths in Tualatin are located 
primarily to the north next to the Tualatin River and public parks.

The majority of the bike network within the Linking Tualatin study area is made up of bike lanes along 
arterial and collector streets, as shown on Figure 7.  A network of shared roadway facilities exists in 
the southern residential area of Tualatin, along with a multi-use path in the vicinity of SW Ibach Street 
and SW Boones Ferry Road.  

While the bicycle network is fairly complete, there are some identified gaps in the system, many of 
which are listed as planned improvements in the recent TSP update.  Those improvements include 
completing bike lanes along SW Herman Road and constructing the Tualatin River Greenway Trail and 
the I-5 multi-use trail.
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4.  Policy Framework

There are a number of state, regional and local regulatory documents that provide a policy framework 
for the Linking Tualatin process.  As the transit “focus areas” are developed for Linking Tualatin and 
land uses, densities and other implementation elements are identified, consistency and coordination 
with these existing documents will be necessary.  The policy framework will be used throughout the 
Linking Tualatin process as a decision-making tool and will assist in developing proposed amendments 
to local planning documents and making findings of compliance for eventual adoption of the Linking 
Tualatin plan.  

A thorough review of relevant regulatory documents was conducted as an initial step in this project; 
those documents were summarized in a memorandum dated January 20, 2012.  The following table 
provides a quick reference tool that lists all reviewed documents and the type of information they 
contain that is relevant to the Linking Tualatin process.  Of particular importance are those documents 
that identify specific projects, land uses, or transportation corridors that may be impacted by the 
Linking Tualatin Plan.  The project team will need to reference these documents throughout the 
planning process to ensure conflicts are not created.

Table 4.  Plan & Regulatory Document Summary

Policy/Regulatory Document

Linking Tualatin Plan Relevance 

Contains 
Relevant 
Policies

Contains 
Applicable 
Design or 
Performance 
Standards

Establishes 
Process or 
Coordination 
Requirements

Identifies 
Specific 
Projects, 
Land Uses, 
or Corridors

Contains 
Implementation 
Guidance or 
Requirements

State Plans and Regulations

Oregon Highway Plan	  

Oregon Bicycle and Pedestrian 
Plan

 

Transportation Planning Rule 

Regional Plans and Regulations	

Metro 2035 Regional 
Transportation Plan 

  

Going Places Map - Regional 
HCT System Plan



Metro High Capacity Transit 
Plan	

 

High Capacity Transit System 
Expansion Policy

 

Southwest Corridor Plan  

Metro Community Investment 
Strategy: State of the Centers



Metro TOD Strategic Plan   
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Policy/Regulatory Document

Linking Tualatin Plan Relevance 

Contains 
Relevant 
Policies

Contains 
Applicable 
Design or 
Performance 
Standards

Establishes 
Process or 
Coordination 
Requirements

Identifies 
Specific 
Projects, 
Land Uses, 
or Corridors

Contains 
Implementation 
Guidance or 
Requirements

Metro Urban Growth 
Management Agreement, Title 
6

 

Local Plans and Regulations

Clackamas County TSP  

Washington County Capital 
Improvement Program



Washington County 2020 
Transportation Plan 

 

City of Tualatin Comprehensive 
Plan



City of Tualatin TSP  

City of Tualatin Development 
Code 

 

City of Tualatin Greenway 
Development Plan 



Tualatin Tomorrow Community 
Vision and Strategic Action 
Plan 



Leveton Tax Increment Plan 

Hedges Creek Wetlands Master 
Plan 



Northwest Concept Plan 

Southwest Concept Plan 

Town Center Plan	 
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5.  Focus Areas Overview

A preliminary set of Focus Areas were identified by the city in collaboration with its regional partners 
during an early phase of the project. These are locations in Tualatin with a concentration of workers, 
residents, or visitors, or a mix of housing and businesses, such as in downtown Tualatin, that might 
be linked to future high capacity transit. They are also located generally within the boundaries of the 
Southwest Corridor Planning Area (shown in Figure 1 on page 1). Their locations and boundaries 
will be refined based on community feedback as the study progresses. 

The working set of Focus Areas is shown in Figure 8.  For the purposes of describing existing conditions 
in the Focus Areas, in some places Focus Areas have been grouped together.  The following sections of 
this report summarize existing conditions using the following Focus Areas and clusters of Focus Areas:

•	 Bridgeport Village

•	 Meridian Park & Nyberg Woods 

•	 Downtown Tualatin

•	 Teton / Leveton & 108th / Herman Road

•	 Pacific Financial & 124th

•	 Southwest Industrial

•	 SW Tualatin Concept Plan Area1

For each focus area, information is summarized and illustrated for the following factors:

•	 Existing development, including major employers and institutions;

•	 Designated land use, based on Community Planning Districts;

•	 Residential density,2 employment density,3 and density of neighborhood amenities;4 
•	 Development opportunities and constraints including market conditions and undeveloped land;

•	 Key roadways and traffic issues, including high collision locations5 and congested intersections6;

•	 Transit lines and stops; and

•	 Pedestrian facilities, including sidewalks, multi-use paths, cross-walks, and traffic signals.

1 This area is outside the Southwest Corridor Planning Area and may not ultimately be identified as a Focus Area; 
however, it is a potentially significant future employment area and important to assess as part of this project.
2 Measured in the net density of people per acre within one-quarter mile. (Source: ESRI business analyst, courtesy of 
Metro.)
3 Employment density is the net employment density measured in employees per acre within one-quarter mile. (Source: 
ESRI business analyst, courtesy of Metro.)
4 Neighborhood amenities are private businesses and include bakeries, bars, bike shops, bookstores, brewpubs, child 
care facilities, cinemas, clothing stores, coffee shops, department stores, dry cleaners, fitness gyms, grocery stores, music 
stores, restaurants, and specialty snack and beverage retailers. (Source: ESRI business analyst, courtesy of Metro.)
5 High collision locations include those identified in Washington County’s Safety Priority Indexing System (SPIS), which is 
the ranking system for collision locations based on crash rates, and those with more than 6 major collisions per year.
6 Congested intersections are defined for the purposes of this report as those with a volume to capacity (v/c) ratio of 
0.90 or greater.  The v/c measure is a range from 0.0 to 1.0 and represents how full an intersection is with vehicles. The 
ratio is similar to a percentage, for example, if a glass of water were 75 percent full, it would have a V/C ratio of 0.75. 
A lower ratio indicates smooth operations and minimal delays. As the ratio approaches 1.00, congestion increases and 
performance is reduced.
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6.  Bridgeport Village
Overview and Existing Development
The Bridgeport Village area is a major commercial center and retail destination for the region.  West 
of I‐5 and north of Bridgeport Road is Bridgeport Village, a lifestyle center providing shopping, dining, 
and entertainment with major national retailers. Businesses south of Bridgeport Road include a 
sporting goods store, jewelry store, and grocery store. East of I‐5 are commercial and light industrial 
businesses including shipping distribution, bakery supply, storage, and vehicle repair. To the east and 
west are residential neighborhoods in Durham and Lake Oswego. River Grove Elementary school in 
Lake Oswego and Durham City Hall are both nearby. There is little undeveloped land in this area.
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Designated Land Uses

Most of the Bridgeport Village area is designated as General Commercial Planning District (CG).  
Part of the area around the Bridgeport Village shopping center is designated with a Mixed Use 
Commercial Overlay District (MUCOD; not shown on map). Smaller areas are designated as Light 
Manufacturing and General Manufacturing (MG).  There is also a small amount of land designated as 
Office Commercial CO).  The dominant CG planning district is intended to provide areas suitable for 
a full range of commercial uses, including automobile/service-oriented businesses located along the 
freeway and major arterials. Because of the visibility to large numbers of passing motorists, site and 
structure design are emphasized. The MUCOD also allows residential uses.
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Residential Density

Because Bridgeport Village is primarily intended for and developed with commercial businesses, the 
residential density is very low.  The adjacent single-family neighborhoods in Durham and Lake Oswego 
to the east and west have moderate residential density, while the Tualatin neighborhoods to the 
south have moderate to high residential density (these neighborhoods are covered in the Downtown 
Tualatin focus area summary).  In addition, a high-density residential development is planned in this 
area (just outside Tualatin city limits in Durham), with over 300 apartments. 
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Employment Density

In contrast to the residential density, employment density in the Bridgeport Village area is moderate 
to high.  The largest employers in the area include Fed Ex, 24 Hour Fitness, Claim Jumper, REI, Whole 
Foods, PF Chang’s, and ClubSport, although there are many smaller employers in the area as well.



Linking Tualatin
Existing Conditions Report

24 February 21, 2012

Neighborhood Amenities

The very high concentration of neighborhood amenities in the Bridgeport Village area reflects the 
concentration of shops, restaurants, and services that make up the shopping center and surrounding 
development.  This area provides amenities and services both to the surrounding neighborhoods and 
to the entire region.
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Development Opportunities and Constraints

The Bridgeport Village area is dominated by the shopping center itself.  As a mall with regional draw, 
this relatively new center has been very successful and has encouraged development of other retail 
properties in the immediate area.  However, the area also has a significant amount of older mostly 
single-story office parks on the east side of I-5 and to the north of the mall in Tigard.  To the west of 
the mall is a low-density residential area.

This area is largely built-out, though some development opportunities remain.  Due to the success of 
Bridgeport Village, the freeway access, and the proximity of affluent communities, this area should 
continue to draw new retail and office employers and support the City’s highest commercial lease 
rates. This area is likely to attract additional retail development as the economy improves.  Rising 
values in the area may incentivize the redevelopment of older low-rise office and light industrial 
properties to the north of the mall.  Estimated upper pricing levels are shown in Table 5 below.  Retail 
rates are higher than in any other Focus Area.

Table 5.  Estimated Upper Pricing Levels - Bridgeport Village

Land Use Annual Rent / Purchase Price per Square Foot (sf)
Manufacturing / Flex $12/sf/yr

Warehouse $5/sf/yr

Office $23/sf/yr

Retail $28/sf/yr

Residential rent $1.25/sf/yr

Home Pricing (for sale) $160/sf

Source:  Loopnet, RMLS, individual properties, Johnson Reid LLC
* Retail and industrial rents are NNN.  Office rents are full service.

Similarly, the success of the mall should support more intensive residential development (mostly the 
west, buffered from the freeway) if appropriate parcels are available.  At least one future residential 
development is already planned in this area (just outside Tualatin city limits in Durham), with over 300 
apartments wrapped around structured parking with retail and live/work units fronting on Boones 
Ferry Road. The amount of current development and lack of vacant, properly zoned parcels may be a 
challenge to additional intensive new development in this area. Viable near-term development forms, 
absent public policy changes or incentives, are identified in Table 6 below.

Table 6.  Viable Near-to-Mid-Term Development Forms - Bridgeport Village

Land Use Likely Development Forms
Industrial N/A

Office 3-4 story

Retail Single story, or below mixed use

Rental Housing 2-3 story

For-Sale Housing 2-3 story, townhome

Parking Surface, or mall-related structured
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Key Roadways

Traffic in Bridgeport Village is served primarily by I-5 and two arterials: SW Lower Boones Ferry Road 
and SW Bridgeport Road.  Because of the dominance of commercial and retail uses in this focus 
area, traffic volumes along SW Bridgeport Road are relatively consistent throughout the day, peaking 
between 12:00-1:00 pm.  By comparison, SW Lower Boones Ferry Road displays a more typical 
commuter profile, with peak traffic occurring at 5:00 pm.  There are no major congestion issues in 
this area; however, the intersection of SW Lower Boones Ferry and Bridgeport Road is a high collision 
intersection.  There have also been a number of reported bicycle/vehicle crashes along this arterial 
corridor from 2008 through 2010.
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Transit Service

The Bridgeport Village area is served by TriMet bus lines 36, 37, 38, 76 and 96 and the Tualatin Park 
& Ride facility. These routes provide connections to  downtown Portland, Lake Oswego, Beaverton, 
Durham, Tigard, and Washington Square. Service intervals range from 30-120 minutes on weekdays, 
with the most frequent service during peak commute times. In addition, the SMART Line 2X travels 
from the Wilsonville WES station to the Barbur Transit Center with a stop at the Tualatin Park & 
Ride approximately every 30 minutes during peak travel times. The area is also served by a vanpool 
program operated by Metro and Enterprise Rideshare that provides weekday shuttle service between 
Gateway Park & Ride and Bridgeport Village during peak commute times and dial-a-ride service.
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Pedestrian Facilities

Most of the major roadways in the Bridgeport Village area have sidewalks, though some of the smaller 
roadways and those internal to the commercial developments do not.  The block sizes in this area are 
fairly large, and there are major roadways that may create obstacles for pedestrians, including I-5 and  
Lower Boones Ferry Road. The presence of traffic signals roughly every 500 feet along Lower Boones 
Ferry Road makes it easier for pedestrians to cross; however there are not crosswalks at all of the 
signals, which could make crossing less safe for pedestrians, especially the elderly and disabled.  The 
conceptual alignment of the Surf to Turf trail would run along the eastern and southern edge of this 
area.
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Summary of Key Facts

•	 Major commercial center and retail destination for the region with moderate to high number of 
employees per acre.

•	 Wide array of national retailers as well as smaller retail and service businesses 

•	 Few residents in area but surrounded by residential neighborhoods in the communities of Durham 
and Lake Oswego

•	 Most of area is designated as General Commercial use with smaller areas are designated for light 
manufacturing general manufacturing uses with little undeveloped land

•	 Low number of residents per acre, while areas to the south have higher concentrations of residents

•	 Very high concentration of neighborhood amenities, including concentration of shops, restaurants, 
and services

•	 Area should continue to draw new retail and office employers and add jobs as the economy 
improves, with some redevelopment north of mall likely

•	 Transportation features include:

»» Served by Interstate 5, Lower Boones Ferry Road and Bridgeport Road with no major congestion 
problems and one high collision intersection

»» Served by TriMet bus lines 36, 37, 38, 76 and 96 and the Tualatin Park & Ride facility, which 
provide connections to Lake Oswego, downtown Portland, Beaverton, Durham, Tigard, and 
Washington Square; also served by South Metro Area Regional Transit (SMART) Line 2X (WES), 
Metro vanpool program, and dial-a-ride service

»» Most major roadways have sidewalks and future multi-use path to downtown planned but 
major roads and large block sizes create challenges for pedestrians
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7.  Meridian Park & Nyberg Woods

Overview and Existing Development

The Meridian Park/Nyberg Woods area has a mix of multi-family residential development, commercial/
office, and institutional uses, including Legacy Meridian Park Hospital and a private school.  There 
are several parks and natural resources, including the Tualatin River; Brown’s Ferry, Atfalati, and 
Stoneridge parks; the Tualatin River and Saum Creek Greenways; and a broad floodplain/wetland 
south of Nyberg Street / Nyberg Lane.  There is undeveloped land east and north of the hospital, 
north of I-205 east of Atfalati Park, and a few vacant parcels north of Sagert Road just east of I-5.
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Designated Land Uses

This focus area contains a broad mix of commercial and residential designations.  The commercial 
designations, located primarily on the west half of the focus area, include Central Commercial (CC), 
General Commercial (CG), and Office Commercial (CO).  These designations vary in their emphasis 
on scale; the CO district is intended for professional office uses that are compatible with adjacent 
residential areas.  The CC district promotes pedestrian-friendly development in the downtown retail 
core, while the CG district allows those activities that are not as appropriate for neighborhoods or 
the central downtown area.  The eastern half of the focus area provides for a range of residential 
densities surrounding a Medical Center Planning District (MC).
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Residential Density

The Meridian Park / Nyberg Woods area has relatively high residential densities due to the presence 
of several fairly large multi-family developments.  The single-family neighborhoods to the east have a 
moderate residential density
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Employment Density

The Meridian Park / Nyberg Woods area has pockets of moderate to high employment density 
along SW 65th Avenue.  The highest employment concentration is around the Legacy Meridian Park 
Hospital, but there are other smaller employers along SW 65th Ave and near the I-5 / Nyberg Street 
interchange.
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Neighborhood Amenities

There is a moderate cluster of neighborhood amenities near the I-5 / Nyberg Road interchange in the 
Meridian Park / Nyberg Woods area.  There are lower concentrations of amenities near the hospital, 
and virtually nothing in the surrounding residential developments.  
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Development Opportunities and Constraints

This area has a significant concentration of existing retail along Nyberg Road, medical office space at 
the Legacy Meridian Park Hospital campus and residential development in the surrounding area.  

There are multiple larger garden apartment complexes in this area, and much of the land is zoned for 
medium-high density residential use.  Some large developable parcels remain to the south and east of 
the medical center. 

This focus area is likely to remain a strong location for the established uses.  Retail will do best on 
Nyberg Street, close to the freeway interchange.  The medical center will continue to draw medical 
office users to the adjacent areas.  Multi-family apartment development is the most likely use of other 
large vacant parcels, not directly adjacent to the medical center. The Meridian Park area also features 
large available sites for new office development.

Estimated upper pricing levels are shown in Table 7 below.  Office rents and residential rents and 
home prices are higher than in the other focus areas.

Table 7.  Estimated Upper Pricing Levels - Bridgeport Village

Land Use Annual Rent / Purchase Price per Square Foot (sf)
Manufacturing / Flex $10/sf/yr

Warehouse $5/sf/yr

Office $24/sf/yr

Retail $25/sf/yr

Residential rent $1.35/sf/yr

Home Pricing (for sale) $170/sf

Source:  Loopnet, RMLS, individual properties, Johnson Reid LLC
* Retail and industrial rents are NNN.  Office rents are full service.

Viable near-term development forms, absent public policy changes or incentives, are identified in 
Table 8 below.

Table 8.  Viable Near-to-Mid-Term Development Forms - Bridgeport Village

Land Use Likely Development Forms
Industrial N/A

Office 3-4 story

Retail Single story

Rental Housing 2-3 story

For-Sale Housing Detached or townhome

Parking Surface, or hospital-related structured
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Key Roadways

SW Nyberg Street, SW Sagert Street, and SW Borland Road serve as the primary east-west arterials 
through this focus area, with SW 65th Avenue providing a north-south connection between them.  
Although SW Borland Road and SW 65th Avenue are designated major arterials, they are generally 
three lanes through this focus area.  The two major intersections along SW 65th Avenue (at Sagert 
Street and Borland Road) are considered congested.  There are several intersections along SW Nyberg 
Street leading into Downtown Tualatin that are designated as high collision areas.  There was one 
pedestrian/vehicle crash reported along SW Sagert Street from 2008 through 2010. 
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Transit Service

Transit in this focus area is limited to TriMet bus line 76.  Line 76 connects Tualatin to Beaverton 
via Durham, Tigard, and Washington Square and provides service every 30 minutes during weekday 
commute times.  (Line 36 serves Rivergrove north of the Tualatin River but does not cross into Tualatin, 
nor is there pedestrian access to the line from the Tualatin side of the river.)  This area is also served 
by the Tualatin Shuttle dial-a-ride service.
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Pedestrian Facilities

While there is fairly good sidewalk coverage in the Meridian Park / Nyberg Woods area, especially 
within the residential neighborhoods, there are gaps in the sidewalks on several of the major roads, 
including 65th, Sagert, and Borland. The street network is somewhat discontinuous in this area due 
to the prevalence of internally-focused developments.  There are traffic signals at the major roadway 
intersections, many with cross-walks, making it easier for pedestrians to cross and travel along the 
major roadways. Existing multi-use paths in this area include recreational paths within Browns Ferry 
and Atfalati Parks as well as short connections in residential subdivisions.  A planned trail along the 
Tualatin River will further enhance pedestrian connections to other parts of the city.
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Summary of Key Facts

•	 Mix of multi-family residential development, commercial/office, and institutional uses, including 
Legacy Meridian Park Hospital and two private schools.

•	 Includes several parks and natural resources, including the Tualatin River; Brown’s Ferry, Atfalati, 
and Stoneridge parks; the Tualatin River and Saum Creek Greenways; and a broad floodplain/
wetland south of Nyberg Road.

•	 Relatively high concentration of housing due to the presence of several fairly large multi-family 
developments with more traditional single-family neighborhoods to the east.

•	 Highest employment concentration is around the Legacy Meridian Park Hospital, with other 
smaller employers along SW 65th Ave and near the I-5 / Nyberg Road interchange.

•	 Contains a broad mix of commercial and residential land use designations.

•	 Includes a moderate cluster of neighborhood amenities near the I-5 / Nyberg Road interchange, 
with lower concentrations of amenities near the hospital and very few in the surrounding 
residential developments.

•	 Area is likely to remain a strong location for the established uses, including retail and residential, 
as well as new office uses near Meridian Park.

•	 Undeveloped land is located east and north of the hospital, north of I-205 east of Atfalati Park, 
and a few vacant parcels north of Sagert Road just east of I-5.

•	 Transportation features include:

»» SW Nyberg Street, SW Sagert Street, and SW Borland Road serve as primary east-west arterials, 
with SW 65th Avenue providing a north-south connection between them; intersections along 
SW 65th Avenue (at Sagert Street and Borland Road) are considered congested.

»» Served by TriMet bus lines 36 and 76, with service varying from every 30-120 minutes, and dial-
a-ride service.

»» Pedestrian facilities include fairly good sidewalk coverage in the Meridian Park / Nyberg Woods 
area, especially within the residential neighborhoods, as well as several multi-use paths.  
Constraints include sidewalk gaps on major roads, including 65th, Sagert, and Borland and a 
somewhat discontinuous street network.



Linking Tualatin
Existing Conditions Report

40 February 21, 2012

8.  Downtown Tualatin
Overview and Existing Development
Downtown Tualatin is home to an array of commercial businesses as well as key civic institutions. 
There are a number of shopping centers along Tualatin‐Sherwood and Nyberg Roads (predominantly 
car‐oriented with large parking lots); other areas have smaller retail and service businesses. Tualatin 
Commons has a lake surrounded by mixed use (retail and multi-family residential) development. The 
downtown also has a few hotels. Many City services are located downtown, including the library, 
Police Department, City Hall, City administrative offices, and Community Park. The Tualatin River runs 
along the northern edge of downtown, and there is a floodplain/wetland area adjacent to Fred Meyer.  
Most of the land is developed; however, there is vacant land adjacent to the river near I-5.
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Designated Land Uses

The Downtown Tualatin focus area has a variety of land use designations. Generally speaking, the 
downtown core is zoned Central Commercial (CC), which is intended to provide a full range of retail, 
professional and service uses of the kind usually found in downtown areas patronized by pedestrians.  
Office Commercial Planning Districts (CO) are adjacent to the downtown core on three sides.  High 
density residential areas (RH) serve as a buffer between the lower density residential areas (RML and 
RL) on the periphery of downtown and the commercial/office areas.  The manufacturing districts (ML 
and MG) are intended for industrial uses that are compatible with adjacent commercial and residential 
uses, but may transition to commercial or mixed use over time (based on the 2005 Town Center Plan).
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Residential Density

The heart of Downtown Tualatin is primarily commercial, with little residential development (the 
small but high density Tualatin Commons residential / mixed use development does not show up on 
the map below); however, the surrounding neighborhoods have moderate to high residential density 
due to the prevalence of multi-family development.
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Employment Density

Employment density in Downtown Tualatin is greatest at the heart of downtown, but there are also 
clusters of businesses along the major roadways.  Major employers in the area include Fred Meyer, 
Marquis at Home (which is moving to a new location at the site of the Tualatin Elementary School), 
and Pro Logix, but there are numerous smaller businesses in the area as well.  The City’s offices are 
also located downtown, but are not shown below because the data reflects only businesses that 
obtain a license from the city.
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Neighborhood Amenities

Downtown Tualatin provides a high density of neighborhood amenities at the downtown core.  There 
are also some amenities in and around the neighborhoods surrounding the downtown.  The presence 
of the Fred Meyer south of Tualatin-Sherwood Road contributes significantly to the neighborhood 
amenities, allowing downtown residents as well as those from around the city to meet daily needs.  
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Development Opportunities and Constraints

Being the traditional center of the city, this focus area has the greatest physical concentration of 
smaller office and retail space. It features good access from a variety of large arterials streets which 
both make it easily accessible, but also somewhat isolated. The residential presence is limited, 
however there are residential neighborhoods roughly a half mile to the south, as well as residential 
development to the north and west..

The Downtown area faces the challenge found in many traditional suburban downtowns, which is 
to reestablish a sense of place after decades of competition from other parts of the city.  However, 
due to the concentration of smaller users and finer-grained parcel sizes, this focus area may be one 
of the better suited for a station area format over time. Office development in the downtown is likely 
to consist of smaller office projects due to the fragmented parcels of land, with the exception of a 
limited number of larger parcels.

Estimated upper pricing levels are shown in Table 9 below.  Residential rents and home prices are 
lower than in the other focus areas.

Table 9.  Estimated Upper Pricing Levels - Downtown Tualatin

Land Use Annual Rent / Purchase Price per Square Foot (sf)
Manufacturing / Flex $12/sf/yr

Warehouse $6/sf/yr

Office $20/sf/yr

Retail $20/sf/yr

Residential rent $1.10/sf/yr

Home Pricing (for sale) $130/sf

Source:  Loopnet, RMLS, individual properties, Johnson Reid LLC
* Retail and industrial rents are NNN.  Office rents are full service.

Viable near-term development forms, absent public policy changes or incentives, are identified in 
Table 10 below.

Table 10.  Viable Near-to-Mid-Term Development Forms - Downtown Tualatin

Land Use Likely Development Forms
Industrial N/A

Office 3-4 story

Retail Single story, or below mixed use

Rental Housing 2-3 story

For-Sale Housing 2-3 story, townhome

Parking Surface, or tuck-under
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Key Roadways

East-west traffic through this focus area is served primarily by SW Tualatin Sherwood Road, with 
several intersecting north-south arterials.  Traffic volumes along SW Tualatin Sherwood Road tend 
to have typical commuter patterns, although the difference between peak and off-peak demands is 
relatively small.  With the exception of the intersection at SW 90th Avenue, most major intersections 
along SW Tualatin Sherwood Road are considered congested and/or high collision intersections.  In 
addition, several bicycle/vehicle and pedestrian/vehicle crashes have been reported along this stretch 
of SW Tualatin Sherwood Road from 2008 through 2010.
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Transit Service

Downtown Tualatin is served by TriMet bus lines 76 and 96 and by the Westside Express Service 
(WES) commuter rail.  Line 76 connects points in downtown Tualatin with Beaverton and provides 
service every 30 minutes during weekday commute times.  Line 96 connects Commerce Circle with 
downtown Portland via I-5 and provides service approximately every 30 minutes during peak travel 
times.  WES commuter rail connects Tualatin with Beaverton, Tigard and Wilsonville and provides 
service at approximately 30-minute intervals during weekday commute times. This area is also served 
by the Tualatin Shuttle dial-a-ride service.
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Pedestrian Facilities

Downtown Tualatin has a relatively dense network of pedestrian facilities, including both sidewalks 
and multi-use paths.  There are traffic signals at most of the major intersections, and there are 
digitized crosswalks in a number of locations.  There are some gaps in the pedestrian network on the 
southern edge of downtown along Sagert Road. The block size is smaller than in other areas of the 
city and off-street trails provide alternate routes in several places where streets connections are not 
available.   A planned trail along the Tualatin River will further enhance pedestrian connections to 
other parts of the city.  The conceptual alignment of the Tonquin Trail runs along the stream on the 
west side of downtown between Herman Road and Tualatin-Sherwood Road.
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Summary of Key Facts

•	 Home to an array of commercial businesses as well as key civic institutions such as the public 
library and city hall.

•	 Includes several parks and natural features, including the Tualatin Community Park, Lake at the 
Commons, the Tualatin River and a floodplain/wetland area just west of I-5 adjacent to the Fred 
Meyer.

•	 Contains a variety of land use designations, ranging from low-density residential to commercial to 
general manufacturing, with the downtown core designated as a central commercial area.

•	 Few residents in the heart of Downtown Tualatin but surrounding neighborhoods have moderate 
to high concentrations of residents, including several multi-family developments.

•	 Concentration of employment is greatest at the heart of downtown, but clusters of businesses 
also are located along the major roadways. 

•	 Major employers in the area include Fred Meyer, Marquis at Home, and Pro Logix, with numerous 
smaller businesses also in the area.

•	 High concentration of neighborhood amenities in the downtown core with some amenities also in 
and around the neighborhoods surrounding the downtown.

•	 Area features good access from a variety of large arterials streets, making it easily accessible, but 
also somewhat isolated.

•	 Transportation features include:

»» East-west traffic flows primarily on SW Tualatin Sherwood Road, with several intersecting north-
south arterials; most major intersections considered congested and/or high collision locations.

»» Served by TriMet bus lines 76 and 96 and by the Westside Express Service (WES) commuter rail.

»» Area includes relatively dense network of pedestrian facilities, including both sidewalks and 
multi-use paths.  Planned trails will further enhance pedestrian connections to other parts of 
the city.

»» Some gaps in the pedestrian network on the southern edge of downtown along Sagert Road.
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9.  Teton / Leveton & 108th / Herman Road

Overview and Existing Development

The Teton/Leveton area is home to an array of industrial and commercial businesses.  There is a 
wetland/floodplain that runs through the middle of this area.  There  is significant vacant land both 
north and south of Leveton Road as well as southwest of UPS.
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Figure 33.  Teton / Leveton & 108th / Herman Road Existing Development
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Designated Land Uses

The Teton-Leveton focus area is predominately zoned for manufacturing and includes three 
designations: Light Manufacturing (ML), General Manufacturing (MG), and Manufacturing Park (MP) 
Planning Districts.  All three districts provide for some level of manufacturing and industrial use and 
associated retail sales.  The ML district is limited to those activities that will be more compatible with 
adjacent commercial and residential than manufacturing activities in the MG district.  The MP district 
emphasizes development of modern, large-scale specialized manufacturing and related uses and 
research facilities, and provides a campus-like setting.  The eastern edge of this focus area also abuts 
some high and medium-low density residential areas.
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Residential Density

There is little residential density in the central part of the Teton / Leveton area since it is largely 
zoned for and developed with commercial/industrial uses.  There are moderately dense residential 
neighborhoods to the east where there are multi-family developments and low to moderate 
residential density to the north where there is a single-family neighborhood.
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Employment Density

Employment density in the Teton / Leveton area is relatively low despite the number of major 
employers in the area.  This is likely due to the suburban industrial nature of the development.  Major 
employers include Novellus Systems, Kershaw Knives, Ichor Systems, Fujimi Corporation, Empire 
Pacific Windows, Precision Wire Components, Pacific Foods, UPS, Anthro Corporation, and Prologix, 
although there are also quite a few smaller employers in the area.
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Figure 36.  Teton / Leveton & 108th / Herman Road Employment Density
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Neighborhood Amenities

There are few neighborhood amenities in the Teton / Leveton area.  This is unsurprising given the 
nature of the businesses in the area and the relatively low density overall.  Employees and residents 
in this area may have to travel to other parts of the city to meet their daily needs, to go out for a meal,  
etc.  

0 500 1,000250

Feet

Teton / Leveton
Prepared by SERA Architects
26 January, 2012

Neighborhood Amenities (Private Amenities Per Square Mile):

51-100
11-50 100-300
0-10

city limit
300 +

HERMAN

TE
TO

N180TH

LEVETON

95TH

TUALATIN SHERWOOD

WES 

*Raster data provided by Metro Data Resource Center

Figure 37.  Teton / Leveton & 108th / Herman Road Neighborhood Amenity Density



Linking Tualatin
Existing Conditions Report

55February 21, 2012

Development Opportunities and Constraints

From a market perspective, the western industrial areas of Tualatin are largely similar.  They offer 
substantively the same location attributes to prospective industrial and office users.

As an employment zone, the area has many advantages.  It is characterized by many active businesses, 
as well as large developable parcels for new businesses.  It has generally excellent access to I-5 and 
OR 99W.  The types of smaller support businesses and suppliers which are common around larger 
manufacturers are already in place.  As the Portland Metro area faces a constrained supply of large 
industrial parcels, Tualatin offers an ample supply.

Estimated upper pricing levels are shown in Table 11 below.  Office and retail rents are lower than in 
the other focus areas.

Table 11.  Estimated Upper Pricing Levels - Teton / Leveton
Land Use Annual Rent / Purchase Price per Square Foot (sf)
Manufacturing / Flex $12/sf/yr

Warehouse $6/sf/yr

Office $18/sf/yr

Retail $18/sf/yr

Residential rent N/A

Home Pricing (for sale) N/A

Source:  Loopnet, RMLS, individual properties, Johnson Reid LLC
* Retail and industrial rents are NNN.  Office rents are full service.

Viable near-term development forms, absent public policy changes or incentives, are identified in 
Table 12 below.

Table 12.  Viable Near-to-Mid-Term Development Forms - Teton / Leveton

Land Use Likely Development Forms
Industrial 1 story workspace, 2-story office space

Office 3-4 story

Retail Single story

Rental Housing N/A

For-Sale Housing N/A

Parking Surface
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Key Roadways

East-west traffic through this area is primarily served by SW Tualatin Sherwood, SW Tualatin, and SW 
Herman Roads, with SW Teton Avenue providing a north-south connection between them.  Due to 
the amount of industrial and manufacturing activity in this area, all of those roads are considered 
designated truck routes by the city.  The SW Tualatin Road/Teton Avenue intersection is highly 
congested - it is the only intersection in the city that currently fails to meet the city’s traffic operations 
standards. The SW Tualatin Sherwood Road/Teton Avenue intersection is a high collision area, and 
there was one bicycle/vehicle crash recorded along this stretch of SW Tualatin Sherwood Road from 
2008 through 2010.
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Transit Service

TriMet does not provide fixed route bus service within the Teton-Leveton focus area.  The WES 
commuter rail line travels through the area, but there is no station stop located within the focus area 
boundary.   There are no TriMet bus routes that travel through this focus area. This area is served by 
the Tualatin Shuttle dial-a-ride service.
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Pedestrian Facilities

The block size in the Teton / Leveton & 108th / Herman Road area is quite large and there are few off-
street trails to provide additional connections for pedestrians and cyclists.  There are sidewalks along 
Tualatin-Sherwood Road, but not along much of Herman Road.  There are also gaps along some of the 
side streets in the area. There are traffic lights at most of the major intersections in the area; however, 
because they are spaced fairly far apart, the opportunities to cross the major roads are relatively few 
and far between.  The conceptual alignment of the Tonquin Trail runs through the center of this area 
between Herman Road and Tualatin-Sherwood Road along a stream corridor.
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Summary of Key Facts

•	 Home to an array of industrial and commercial businesses.

•	 Wetland/floodplain runs through the middle of this area.

•	 Predominately designated for manufacturing including light and general manufacturing and 
manufacturing parks.

•	 Few residents in the area, given the predominance of employment uses but neighborhoods to the 
east include higher concentrations of housing.

•	 Significant number of employers, including Novellus Systems, Kershaw Knives, Ichor Systems, 
Fujimi Corporation, Empire Pacific Windows, Precision Wire Components, Pacific Foods, UPS, 
Anthro Corporation, and Prologix plus other smaller employers.  However, average number of 
employees per acre is relatively low given land use patterns. 

•	 Relatively few neighborhood amenities in the area with day-to-day shopping and other non-
employment needs met in other areas.

•	 Area has many advantages as an employment zone, including many active businesses, large 
developable parcels for new businesses, and generally excellent access to I-5 and OR 99W; can 
help meet future regional need for large industrial parcels of land.

•	 Transportation features include:

»» SW Tualatin-Sherwood Road, Tualatin, and Herman Roads serve as primary east-west raods, 
with SW Teton Avenue providing a north-south connection between them, all of which are 
considered designated truck routes; SW Tualatin Road/Teton Avenue intersection is considered 
highly congested and SW Tualatin Sherwood Road/Teton Avenue intersection is a high collision 
area.

»» No TriMet transit service; dial-a-ride service operated by Chamber of Commerce provide 
services to major employers.

»» Sidewalks located along major roads; challenges for pedestrians and bicyclists include very large 
block sizes, few off-street trails and intersections and cross-walks spaced quite far apart.
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10.  Pacific Financial & 124th

Overview and Existing Development

This area is developed with a mix of industrial and commercial businesses to the south and some 
residential areas to the north.  The commercial and industrial areas are generally sited on large lots 
with ample parking.  The residential is primarily multi-family.  Hazelbrook Middle School is located 
in the northeast corner of this area.  There is a wetland/stream corridor running through this area 
between Herman Road and Leveton Drive.  There is significant vacant land between Tualatin Road and 
Leveton Drive, as well as just south of Leveton Drive.
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Designated Land Uses

The predominant designation in this focus area is Manufacturing Park Planning District (MP), 
which is intended to provide for development and protection of modern, large-scale specialized 
manufacturing and related uses and research facilities. The district provides an aesthetically attractive 
working environment with park or campus like grounds, attractive buildings, ample employee parking 
and other amenities appropriate to an employee oriented activity.  There is also a large amount of 
land designated for light and general manufacturing (ML and MG) which provide for a wide range of 
manufacturing, and some industrial, activities.  General commercial (CG) and medium to high density 
residential designations (RMH and RH) are located along Pacific Highway.

PACIFIC

Tualatin River

Tualatin River Greenway

Tualatin
 River

Greenway

MP

MG

RL

ML

RML

RMH

CR

RH

RH RML

CG

CG

CG

RMH

King City

King City

0 500 1,000250

Feet

Planning Districts: Pacific Financial / 124th
Prepared by SERA Architects
25 January, 2012 city limittax lot park streamugb

HERMAN

LEVETON

TUALATIN

124TH

118TH

Figure 42.  Pacific Financial & 124th Planning Districts



Linking Tualatin
Existing Conditions Report

62 February 21, 2012

Residential Density

The northern part of the Pacific Financial / 124th area has pockets of moderate to high residential 
density, ranging from 11 to 30 persons per acre, where there are fairly large multi-family developments.  
These are bordered by single-family neighborhoods at a lower density of 6 to 10 persons per acre.  
The commercial/industrial areas have few or no residents.
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Employment Density

There are several major employers in the Pacific Financial / 124th area, including JAE Oregon and DPI 
Specialty Foods Northwest (UTC Fire & Security - America has closed the location shown on the map 
since the data shown on the map was last updated).  There are also scattered small to moderate sized 
employers along OR 99W and along Herman Road.  Overall, however, the employment density in this 
area is fairly low due to the large amount of vacant land and low density development style of the 
existing development.
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Neighborhood Amenities

There are few neighborhood amenities in the Pacific Financial / 124th area.  This is unsurprising 
given the nature of the businesses in the area and the relatively low density overall.  Employees and 
residents in this area may have to travel to other parts of the city to meet their daily needs, to go out 
for a meal,  etc.  
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Development Opportunities and Constraints

The Pacific Financial/ 124th subarea shares the advantages of the rest of the industrial area for 
attracting employment uses.  It also features residentially and commercially zoned land, and is the 
one focus area located on OR 99W.  There is a concentration of multi-family housing located to the 
northeast of the 124th/99W intersection.

Estimated upper pricing levels are shown in Table 13 below.  

Table 13.  Estimated Upper Pricing Levels - Pacific Financial / 124th
Land Use Annual Rent / Purchase Price per Square Foot (sf)
Manufacturing / Flex $12/sf/yr

Warehouse $6/sf/yr

Office $22/sf/yr

Retail $22/sf/yr

Residential rent $1.20/sf/yr

Home Pricing (for sale) $160/sf

Source:  Loopnet, RMLS, individual properties, Johnson Reid LLC
* Retail and industrial rents are NNN.  Office rents are full service.

Viable near-term development forms, absent public policy changes or incentives, are identified in 
Table 14 below.

Table 14.  Viable Near-to-Mid-Term Development Forms - Pacific Financial / 124th

Land Use Likely Development Forms
Industrial 1 story workspace, 2-story office space

Office 3-4 story

Retail Single story

Rental Housing 2-3 story

For-Sale Housing 2-3 story, townhome

Parking Surface



Linking Tualatin
Existing Conditions Report

66 February 21, 2012

Key Roadways

SW 124th Avenue provides the primary north-south connection through this focus area and ultimately 
connects OR 99W (Pacific Highway) with SW Tualatin Sherwood Road.  It also connects to SW Herman 
Road, which is an important collector for the industrial and manufacturing activities in this area.  For 
that reason, both SW 124th Avenue and SW Herman Road are designated as truck routes by the city 
(OR 99W is also considered a federal truck route through this area).  Traffic volumes are relatively low 
along SW 124th Avenue when compared with other arterial streets in Tualatin.  There are no high 
collision areas or congested intersections identified in this focus area, and no non-vehicle crashes 
reported from 2008 through 2010
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Transit Service

There are two TriMet bus lines located in this focus area: line 12 and line 94.  Line 12 connects Gresham 
to Sherwood via downtown Portland; it does not serve the center of Tualatin, but serves OR 99W as 
it passes through the city’s western edge. Line 12 operates every 30-60 minutes depending on the 
time of day.  (TriMet has proposed altering this line so that it a new local service would run between 
Sherwood and Tigard, requiring a transfer to Line 12.) Line 94 connects Sherwood, King City, Tigard, 
Burlingame and Portland City Center. It travels along Pacific Highway, but does not have a stop within 
the city of Tualatin. This line is a commuter-oriented express bus with service only on weekdays. This 
area is also served by the Tualatin Shuttle dial-a-ride service.
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Pedestrian Facilities

There are significant gaps in the pedestrian network in the Pacific Financial / 124th focus area.  Much 
of OR 99W / Pacific Highway lacks sidewalks on one or both sides, and Herman Road has sidewalks on 
just one side in this area.  The roadway network has large blocks with no off-street trails to provide 
alternative connections for bicycles and pedestrians.  The major intersections have traffic signals but 
not cross-walks, and they are spaced far enough apart in many cases that crossing the major roads 
could be difficult for pedestrians. A planned trail along the Tualatin River will enhance connections to 
other parts of the city, but there are no planned trails within the developed part of the focus area.  
However, there are roadway connections planned west of 124th that will have sidewalks.
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Summary of Key Facts

•	 Mix of industrial and commercial businesses to the south and some residential areas to the north.

•	 Wetland/stream corridor runs through the area between Herman Road and Leveton Drive.

•	 Predominant land use designations are manufacturing park, light and general manufacturing; 
general commercial and medium to high density residential designations are located along Pacific 
Highway.

•	 Northern part of the focus area has pockets of moderate to high density residential areas 
surrounded by more traditional single-family areas.

•	 Several major employers are located here, including UTC Fire & Security - America, JAE Oregon, 
and DPI Specialty Foods Northwest plus smaller employers along OR 99W and along Herman 
Road.  However, average number of employees per acre is relatively low given land use patterns. 

•	 Relatively few neighborhood amenities in the area, with the exception of pockets of amenities 
along OR 99W, near Herman Road and 118th, and within the multi-family residential area north of 
Tualatin Road.

•	 Area includes many active businesses, large developable parcels just south of Leveton Drive and 
between Tualatin Road and Leveton Drive, and good access to I-5 and OR 99W. 

•	 Commercial and industrial areas are generally sited on large lots with ample parking. 

•	 Transportation features include:

»» SW 124th Avenue is the primary north-south road, with connections to OR 99W (Pacific 
Highway), SW Tualatin Sherwood, Tualatin, and Herman Roads and SW Teton Avenue.  SW 
124th Avenue and SW Herman Road are designated as city truck routes.

»» There are no high collision areas or highly congested intersections identified in this area.

»» Served by TriMet bus lines 12 and 94 and by shuttle and vanpool services to major employers 
provided by the Chamber of Commerce.

»» Area has significant gaps in the pedestrian network, including lacking sidewalks on one or both 
sides of OR 99W / Pacific Highway and Herman Road in some locations; additional challenges 
for pedestrians and bicyclists include very large block sizes, few off-street trails or cross-walks, 
and intersections spaced quite far apart.
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11.  Southwest Industrial

Overview and Existing Development

The Southwest Industrial area is partially developed with industrial uses, but there are large swaths 
of vacant land east of 115th Ave, southwest of UPS, and east of 124th Ave.  There are wetlands and 
a stream corridor running through this area that restrict development on some, but not all, of the 
undeveloped land east of 124th.  There is additional vacant land outside the city limits south of 
Tualatin Sherwood Road.
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Designated Land Uses

The bulk of this focus area is land designated as General Manufacturing Planning District (MG).  
The district is intended to provide areas suitable for light industrial uses and also for a wide range 
of heavier manufacturing and processing activities. Some limited retail is also provided in the MG 
district.  This focus area also contains a portion of land designated as Manufacturing Business Park 
Planning District (MBP), which is intended to provide for industrial development consistent with the 
Southwest Concept Plan.
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Residential Density

Within the Southwest Industrial area itself there are virtually no residents due to the industrial nature 
of the area.  There are single-family residential neighborhoods on the eastern edge of the area that 
have relatively low density.
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Employment Density

Due to the large amount of undeveloped land in the Southwest Industrial area, the employment 
density is relatively low.  There are some major employers in the area, including UPS, Huntair, Lumber 
Products, Columbia Corrugated, and Milgard Windows, as well as many other smaller companies.  
Employment density is greater on the eastern and northern edges of this area.
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Neighborhood Amenities

There are few neighborhood amenities in the Southwest Industrial area.  This is unsurprising given the 
nature of the businesses in the area and the relatively low density overall.  Employees and residents 
in this area may have to travel to other parts of the city to meet their daily needs, to go out for a meal,  
etc.  
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Development Opportunities and Constraints

From a market perspective, this area is simiar to the other western industrial areas of Tualatin; it 
offers substantively the same location attributes to prospective industrial and office users.

As an employment zone, the area has many advantages.  It is characterized by many active businesses, 
as well as large developable parcels for new businesses.  It has generally good access to I-5 and 
excellent access to OR 99W.  The types of smaller support businesses and suppliers which are common 
around larger manufacturers are already in place.  As the Portland Metro area faces a constrained 
supply of large industrial parcels, Tualatin offers an ample supply.  The area outside city limits is part 
of the Southwest Tualatin Concept Plan Area, and is currently a gravel pit; this area is not expected to 
develop in the next 20 years.

Estimated upper pricing levels are shown in Table 15 below.  Office and retail rents are lower than in 
the other focus areas.

Table 15.  Estimated Upper Pricing Levels - SW Industrial
Land Use Annual Rent / Purchase Price per Square Foot (sf)
Manufacturing / Flex $12/sf/yr

Warehouse $6/sf/yr

Office $18/sf/yr

Retail $18/sf/yr

Residential rent N/A

Home Pricing (for sale) N/A

Source:  Loopnet, RMLS, individual properties, Johnson Reid LLC
* Retail and industrial rents are NNN.  Office rents are full service.

Viable near-term development forms, absent public policy changes or incentives, are identified in 
Table 16 below.

Table 16.  Viable Near-to-Mid-Term Development Forms - SW Industrial 
Land Use Likely Development Forms
Industrial 1 story workspace, 2-story office space

Office 3-4 story

Retail Single story

Rental Housing N/A

For-Sale Housing N/A

Parking Surface
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Key Roadways

SW Tualatin Sherwood Road provides the primary east-west access through this area, with SW 124th 
Avenue serving as a connection north to OR 99W.  SW Avery Street and SW 105th Avenue serve as 
collectors for the industrial and manufacturing activities in the vicinity and are therefore designated 
as truck routes by the city.  The intersection of SW Tualatin Sherwood Road and SW Avery Street 
is a high collision area.  The SW Tualatin Sherwood Road/124th Avenue intersection is both a high 
collision area and congested.  Crash data from 2008 through 2010 indicate one bicycle/vehicle crash 
along SW 105th Avenue.
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Transit Service

There is currently no fixed route transit service provided within the Southwest Industrial focus area.  
The WES commuter rail line travels through the area, but there is no station stop located within the 
focus area boundary.   There are no TriMet bus routes that travel through this focus area. However, 
the Tualatin Shuttle does provide dial-a-ride service within this area.
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Pedestrian Facilities
Tualatin-Sherwood Road, the major roadway running through the Southwest Industrial area, has 
sidewalks on both sides. Traffic signals along this road are spaced fairly far apart (roughly 1000 feet 
apart), and do not have crosswalks. Other roads in the area generally have sidewalks on at least one 
side, but not necessarily on both. Because there is significant undeveloped land in the area, the 
connectivity of the street/sidewalk network and the completeness of the sidewalk network may 
improve over time with development.  The conceptual alignment of the Tonquin Trail would run 
north-south through this area along 112th and south past the Hedges Creek Greenway.
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Summary of Key Facts

•	 Partially developed with industrial uses, but with large swaths of vacant land east of 115th Ave, 
southwest of UPS, and east of 124th Ave.

•	 Hedges Creek stream corridor/wetland area affects land east of 124th Avenue.

•	 Bulk of the area is designated for general manufacturing, with smaller areas designated for 
manufacturing business park and single-family residential in the southern portion.

•	 Virtually no residents, except for a single-family residential neighborhood along the southeastern 
edge.

•	 Some major employers are located here, including UPS, Huntair, Lumber Products, Columbia 
Corrugated, and Milgard Windows, as well as many other smaller companies.  However, average 
number of employees per acre is relatively low given land use patterns and amount of vacant land. 

•	 Relatively few neighborhood amenities in the area, except for limited concentrations on the 
eastern side south of Tualatin Sherwood Road and on the western side around 124th Avenue.

•	 Area includes active businesses, large developable parcels of land, and relatively good access to 
I-5 and OR 99W. 

•	 Transportation features include:

»» SW Tualatin Sherwood Road provides the primary east-west access, with SW 124th Avenue 
connecting north to OR 99W and SW Avery Street and SW 105th Avenue serving as collector 
roads.

»» Intersection of SW Tualatin Sherwood Road and SW Avery Street is a high collision area; SW 
Tualatin Sherwood Road/124th Avenue intersection also is a high collision area and congested.

»» No TriMet service through the area; WES line runs through the area but there is no stop.

»» Tualatin-Sherwood Road has sidewalks on both sides and other roads have sidewalks on at 
least one side; significant undeveloped land and planned future trails in the area will allow for 
improved pedestrian connectivity over time.
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12.  Southwest Tualatin Concept Plan Area

Overview and Existing Development

Current land uses in the Southwest Tualatin Concept Plan Area consist of aggregate mining (the 
majority of the area), and a small amount of rural industrial and manufacturing uses.  A concept 
plan has been adopted for the area that calls for development with industrial uses.  There are some 
wetlands and natural resource constraints along the eastern edge, abutting city limits, and at the 
northern edge.  There are also major utility corridors that run through the area, including PGE and 
BPA easements, which are not developable.
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Designated Land Uses

The majority of this focus area is designated as a Manufacturing Business Park Planning District 
(MBP), which is intended to provide an environment for industrial development consistent with the 
Southwest Concept Plan.  Development in this district will be a mix of light industrial and high-tech 
uses in a corporate campus setting with many user amenities. It also is intended to protect sites 
for such uses by maintaining large lot configurations, a cohesive planned-development design, and 
limiting uses to those that will not conflict with other industrial uses or nearby residential areas.   
Some local serving retail is proposed in the northern part of the SW Concept Plan Area. There is a 
large area of low density residential (RL) land east of the MBP district.
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Residential Density

The Southwest Tualatin Concept Plan Area itself has no current residents.  However, the adjacent 
residential area to the east is a single-family neighborhood with a moderate residential density.
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Figure 59.  SW Tualatin Concept Plan Area Residential Density
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Employment Density

There is little employment in or around the Southwest Tualatin Concept Plan area today.  Employment 
in the adjacent Southwest Industrial Area to the north is described under that focus area.
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Figure 60.  SW Tualatin Concept Plan Area Employment Density



Linking Tualatin
Existing Conditions Report

84 February 21, 2012

Neighborhood Amenities

There are no existing neighborhood amenities within the Southwest Tualatin Concept Plan Area 
since it is not currently developed with urban uses.  There is a small area with some neighborhood 
amenities at the northern edge of the adjacent residential neighborhood to the east.
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Figure 61.  SW Tualatin Concept Plan Area Neighborhood Amenity Density
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Development Opportunities and Constraints

From a market perspective, this area is similar to the western industrial areas of Tualatin; it offers 
substantively the same location attributes to prospective industrial and office users.  However, the 
SW Tualatin Concept Plan Area will likely be slower to develop / redevelop than industrial areas inside 
the city since it currently lacks urban infrastructure and is still being used for aggregate extraction.  
The Concept Plan seeks to allow and attract focused types of light industrial, high-tech and campus 
employment users, with strict limitations on commercial development (with the exception of the 
planned local serving retail at the northern end of the Concept Plan area).
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Key Roadways

There are currently no arterial routes serving this focus area. Although not shown on this map, 
Tualatin-Sherwood Road borders the SW Concept Plan area on the north; 115th also provides access 
from Tualatin-Sherwood Road to the eastern part of the plan area. Tonquin Rd provides access to 
the south part of the plan area. SW 108th Avenue provides a connection north to SW Avery Street 
and ultimately to SW Tualatin Sherwood Road while SW Ibach Street provides a connection east to 
SW Boones Ferry Road.  All other roads are local streets serving the residential subdivisions in the 
area.  No high collision areas or congested intersections were identified in this focus area and no non-
vehicle crashes were reported from 2008 through 2010.
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Transit Service

There is currently no transit service provided within the Southwest Tualatin Concept Plan Area.  The 
WES commuter rail line travels through the area, but there is no station stop located within the focus 
area boundary.   There are no TriMet bus routes that travel through this focus area.
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Pedestrian Facilities

Because the SW Tualatin Concept Plan area is not yet developed, there are no sidewalks within the 
focus area.  There is a good sidewalk network in the adjacent residential neighborhood, including 
some short trail connections, but these do not currently connect to the planned employment area.   
The conceptual alignment of the Tonquin Trail would run along the eastern edge of the Concept Plan 
area.
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Summary of Key Facts

•	 Current land uses in the Southwest Tualatin Concept Plan Area consist of aggregate mining and 
small amount of rural industrial and manufacturing uses.

•	 Wetlands and natural resources may constrain development along the eastern and northern 
edges.

•	 Majority of the area is designated for manufacturing business park, with a large low density 
residential area to the east.

•	 No residents within the Concept Plan area but a single-family neighborhood with relatively small 
lots is located to the east.

•	 Little employment is currently located in this area but there is the potential for a significant 
amount of future employment. 

•	 No neighborhood amenities in the Concept Plan area and limited amenities in the residential area 
to the east.

•	 Area is similar to other industrial areas but expected to be slower to develop / redevelop due to 
lack of infrastructure and existing aggregate mining uses. 

•	 Transportation features include:

»» No arterial roads in this area; SW 108th Avenue and SW Ibach Street connect to major roads in 
other areas.

»» No high collision or congested intersections located here.

»» No transit service currently provided.

»» No sidewalks in Concept Plan area, given lack of development; good sidewalk network in the 
adjacent residential neighborhood, as well as some short trail connections.
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TO: Tualatin Planning Advisory Committee Members

THROUGH: Aquilla Hurd-Ravich, Planning Manager

FROM: Lynette Sanford, Office Coordinator

DATE: 03/06/2012

SUBJECT: Future Tualatin Planning Commission Meeting Dates

ISSUE BEFORE TPC:
Should we reschedule the July and August meeting dates for the Tualatin Planning Commission? Should the
Planning Commission regulary scheduled meeting times change to the fourth Tuesday of the month?

EXECUTIVE SUMMARY:
After observing the Calendar Look Ahead for 2012 there was a discussion from the February 7 TPAC meeting about
potential conflicts with the July 3 and August 7 meeting dates. July 3 falls on the day before a holiday and August 7
is the same evening as Tualatin's "National Night Out". Planning Manager Hurd-Ravich asked the TPAC members if
we should cancel one of the meetings or try to reschedule. There was also discussion about whether we should
move our regularly scheduled meetings to later in the month.

After reviewing the City's calendar and researching potential conflicts, the findings are as follows: 

The Council Chambers is available the first and fourth Tuesday of the month. Monday, Wednesday, and
Thursday are unavailable.

If we were to reschedule the July 3 meeting, the Police Training room is available Thursday, July 5 and
Monday, July 9.

If we were to reschedule the August 7 meeting, the Council chambers is available Thursday, August 9.

A change to the regularly schedule meeting dates presents two conflicts.  One is that a meeting on the fourth
Tuesday of the month will generally follow a Monday night City Council meeting which could create work flow
conflicts and become challenging for staff.  The second conflict is that "Linking Tualatin" and the Transportation
System Plan work flows are based on the Commission meeting on the currently scheduled first Tuesday of the
month.  A change in timing could create conflicts specifically with the adoption process scheduled for this fall for
both projects.  When these projects wrap up in December 2012 it may be more feasible to revisit the idea of
changing the regularly scheduled meeting time.

ALTERNATIVES TO RECOMMENDATION:
The Commission may decide to cancel one of the meetings in July or August.

Attachments: 



TO: Tualatin Planning Advisory Committee Members

THROUGH: Alice Rouyer, Community Development Director

FROM: William Harper, Senior Planner

DATE: 03/06/2012

SUBJECT: Briefing on Proposed Amendments that would Remove Core Area Parking District "Impact Fee"
Provisions in the Tualatin Development Code and the Tualatin Municipal Code.

ISSUE BEFORE TPC:
This is a briefing for an upcoming Plan Text Amendment PTA-11-12 which would remove existing Tualatin
Development Code (TDC) provisions that allow payment of a parking "Impact Fee within downtown Tualatin's Core
Area Parking District". The TDC amendment will be paired with an amendment to the Tualatin Municipal Code
Chapter 11-3 Core Area Parking District Board that will remove "Impact Fee" provisions. 

Staff is seeking feedback from TPAC prior to proceeding with the plan text amendment. The City Council provided
comment in a Work Session on February 27.

PTA-11-12 is scheduled to be considered by TPAC at the April 3, 2012 meeting and in a public
hearing before the Council on April 23.

No action by the Tualatin Planning Advisory Committee is required. Questions and comments are welcomed.

EXECUTIVE SUMMARY:
The Tualatin Municipal Code (TMC) Chapter 11-3 (Attachment A) establishes the Core Area Parking District
(CAPD) and the CAPD Board. It is responsible for the operation of the district. The purpose of the CAPD is
"...to construct, operate, maintain and administer public parking facilities" (TMC 11-3-010). With oversight by
the CAPD Board, the CAPD operates and maintains five parking lots in the district and administers the public
parking program. The TMC Chapter 11-3 includes provisions for a Parking District Tax and an Impact Fee (see
Attachment A).
 
The CAPD is located in the downtown area north of Seneca Street between Boones Ferry Road (west),
Hedges Creek north) and Martinazzi Avenue (east) (see Attachment B -Map of Core Area Parking District).
Development within the CAPD includes single and multi-story buildings with a mix of retail, office, and
residential uses. The CAPD has ownership of five public parking areas with 394 public parking spaces
distributed throughout the CAPD (Attachment B).

The downtown areas of Tualatin, including the areas around the Tualatin Commons and in the CAPD, are
designed to be a pedestrian-friendly district, are well served by transit, and encourage attractive, higher-density
commercial and residential development. The CAPD supports development, businesses, and users of the
downtown area by administering a program of free public parking lots funded in part by a "Parking District Tax".

 
Tualatin Development Code (TDC) Chapter 73 is the Community Design Standards that apply to development
in Tualatin and administered through the Architectural Review process. TDC Section 73.370 -Off Street
Parking and Loading establishes the standards for required off-street parking for commercial, industrial,
institutional and residential development. TDC 370(2)(b)(i) grants development located in the Core Area
Parking District (CAPD) with:



- A 25% reduction in required off-street parking standards (as established in Architectural Review)
available to all development within the CAPD boundaries;

- An opportunity to further reduce required on-site parking in the CAPD by a "buy down" of required
on-site parking parking spaces. The reduction is available when paying a CAPD "Impact Fee" on a per
parking space basis ($3,500 per parking space, restricted to a maximum of 25% of CAPD required
parking).

The current Impact Fee provisions allows developers in the CAPD to reduce the amount of private parking by
up to 25% of the required parking. For example, 12 required spaces could be reduced to 9 spaces by payment
of the Impact fee for three spaces (12 x .25 =3). If the spaces are constructed by the CAPD, here is how the
fee, costs, and "subsidy" would work out:

3 Impact Fee spaces x $3,500 = $10,500 Impact Fee (collected from developer)
 

Given that the amount of the Impact Fee is insufficient to cover the current construction cost by $2,000 per
parking space, this example would amount to the City needing to subsidize the construction of the three
spaces with $6,000. In years past, Urban Renewal funds have been used to subsidize and further the
development of parking supply in the CAPD.

As new projects develop and redevelop in the CAPD and the downtown, the demand for public parking in the
district will increase. If more developers take advantage of the "impact fee" option in lieu of building more
parking, pressure to build more public parking will also increase. The current amount of "Impact Fee" funds
collected and the per parking stall rate will not cover the costs to aquire land and construct new parking
spaces. Without urban renewal or CAPD funds to supplement it, the program is not sustainable.
 
Next Steps:
March 6, 2012 Update of CAPD amendment to Tualatin Planning Commission.
April 3, 2012 A proposed Plan Text Amendment (PTA-11-12) scheduled for review by the Tualatin Planning
Commission (TPC) would remove CAPD Impact Fee parking reduction provisions in the TDC 73.370(2)(b).
Core Area Parking District Board Meeting (Tenative Date/Time & Location TBD)
April 23, 2012 Council public hearing for PTA-11-12.
May 14, 2012 Council consideration of ordinances amending TMC Chapter 11-3-100 and TDC Chapter 73,
removing the provisions for a CAPD "Impact Fee".April 23, 2012 Council public hearing for PTA-11-12.
 

DISCUSSION:
At a July 11, 2011 Joint Work Session, the City Council and the Core Area Parking District (CAPD) Board
reviewed a number of operational and funding issues associated with the CAPD program. A consensus was
reached to "Explore the feasibility of ending the ' fee-in-lieu program' as one of several means to manage the
Core Area program into the future."
 
At its October 4, 2011 meeting, the CAPD Board recommended ending the "Impact Fee" program.
 
The "fee in lieu" (known as the "Impact Fee" in the CAPD Ordinance) provisions allow development in the
CAPD to reduce required on-site parking by paying an "Impact Fee" for each required parking stall not
constructed by the development. Funds collected are then available to help pay for construction of CAPD
parking improvements.
 
The current Impact Fee account balance is approximately $45,000 from payments by developers in lieu of
providing required on-site parking spaces (payment in-lieu-of a total of 34 parking spaces). The account funds
are from three projects in the CAPD (Aspen Place, Martinazzi Commons, and Robinson Crossing I & II).
 
The current estimated cost of constructing a new surface parking space (not including land costs) is
approximately $5,500. The current CAPD Impact Fee is $3,500.
 
The following policy questions are relevant:

1. Should the CAPD continue this element of the program?



 
Considerations:
- Urban Renewal is no longer available as a funding source to purchase land and construct or assist in
the construction of new parking lots.
- A gap of approximately $2,000 exists between the cost to construct a new public parking space and the
Impact Fee.
- Only three developers have taken advantage of the "Impact Fee" since it was revised in 1994.
- Some perceive that the public parking supply is insufficient in downtown Tualatin. Allowing new
development to "buy into" the CAPD program will exacerbate this perception.
 

2. What are the implications of eliminating the "impact fee" for the CAPD?
Considerations:
- Developers will no longer be able to buy into the CAPD parking program in lieu of creating on-site
parking spaces.
- Private parking will remain in downtown Tualatin. The private sector will provide the parking supply for
new downtown development in the future.

The Council received a briefing on this matter at the February 27 2012 Work Session.

RECOMMENDATION:
Staff recommends that TPAC consider the information presented and provide comment to staff.

Attachments: A - Tualatin Municipal Code Chapter 11-3 (without proposed amendment)
B - CAPD Aerial Map
C - CAPD Parking Lots
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Chapter 11-3 
Core Area Parking District Board; Tax Rate And Impact Fees 

Committee 
Sections: 
11-3-010 District Established. 
11-3-020 Definitions. 
11-3-030 Parking District Board. 
11-3-040 Board Organization and 

Duties. 
11-3-050 Parking District Tax. 
11-3-060 Establishment of Annual Tax 

Rate and Credit. 
11-3-070 Returns and Payment. 
11-3-080 Computation of Tax. 
11-3-090 Reporting Requirements; 

Refunds. 
11-3-100 Impact Fee. 
11-3-110 Method of Collection. 
11-3-120 Tax Delinquency. 
11-3-130 Notice of Delinquency. 
11-3-140 Penalties for Violations. 
11-3-145 Appeal Procedure. 
11-3-150 Severability Clause.  
11-3-160 Emergency Clause.  
Schedule A – Core Area Parking District 

Tax Rate and Credit. 
Schedule B – Impact Fee for the Core 

Area Parking District. 
 
11-3-010 District Established. 
 There is established in the City of Tuala-
tin the Core Area Parking District. The dis-
trict shall encompass the area as shown on 
Exhibit "A" and Exhibit "B" attached to this 
ordinance and incorporated by reference. 
The purpose of the district shall be to con-
struct, operate, maintain and administer 
public parking facilities. [Ord. 475-79, 6/11/79; Ord. 1147-
03; Renumbered 08/25/03; Ord. 1231-07, 03/12/07]. 

 
11-3-020 Definitions. 

For the purpose of this chapter, the fol-
lowing words and phrases mean: 

(1) "Annual tax" means a tax related to 
the annual operating costs of the district. 

(2) "Annual tax rate" means an amount, 
expressed in dollars, established in accor-
dance with TMC 11-3-060 and used to 
compute the annual tax. 

(3) "Gross leasable area" means the to-
tal floor area designed for tenant, occupan-
cy and exclusive use, expressed in square 
feet and measured from the center line of 
joining partitions and from outside wall fac-
es. 

(4) "Impact fee" means a fee related to 
the capital cost of financing a parking 
space. 

(5) "Non-taxable residential uses" 
means detached single family residential 
uses, and in multi-family residential uses, 
only the common entryways, common hall-
ways, out of the living unit storage areas, 
group dining and lounge facilities, but not 
common cooking facilities and vehicle sto-
rage facilities. 

(6) "Person" means a natural person, 
firm, partnership, association or corpora-
tion. 

(7) "Taxable residential uses" means 
residential uses, other than non-taxable 
residential uses, but including administra-
tive and maintenance facilities, and com-
mercial space of any residential develop-
ment, the commercial portion of mixed-use 
development, and all multi-family residential 
development that, due to an inadequate 
number of on-site parking spaces as speci-
fied in the Tualatin Development Code, is 
designed to rely in part or wholly on public 
parking facilities. 

(8) "Tax year" means July 1 to June 30. 
(9) "Use" means all businesses, profes-

sions, occupations, trades and fraternal and 
religious organizations. [Ord. 475-79, 6/11/79; Ord. 892-93 

§1 &, 2, 4/26/93; Ord. 1147-03, Renumbered 08/25/03]. 
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11-3-030 Parking District Board. 
 (1) The Core Area Parking District 
Board is created. At least five members of 
the Board must own, operate or occupy 
business premises in the District. The addi-
tional member of the Board shall be a 
member of the City Council. Each member 
shall be appointed by the Council for a term 
of three years or until a successor is ap-
pointed.  
 (2) Vacancies on the Board arising from 
the death, disability, resignation or loss of 
qualifications of any member shall be filled 
by the Council by appointment of a succes-
sor to serve the remaining term of office. A 
member may be reappointed to the Com-
mittee to additional terms at the discretion 
of the Council.  
 (3) Each Board member serves at the 
pleasure of the City Council and may be 
removed at any time prior to the end of the 
Board member's term. In addition, upon the 
failure of a Board member to satisfy the at-
tendance requirements established by the 
Board, the Council shall declare the posi-
tion vacant and fill the position in the man-
ner provided above.  
 (4) The chairman of the Board shall 
serve as an ex officio member of the City of 
Tualatin Urban Renewal Advisory Commit-
tee.  
 (5) The City Council shall annually es-
tablish a regular monthly meeting date for 
the Board. The chairman or a majority of 
the members of the Board may call special 
meetings. 
 (6) In addition to the regular members of the 
Board, the City Council may appoint not more 
than one ex officio member under the age of 18 
years, who shall serve a one-year term which 
may be renewed for one additional year. Except 
as otherwise provided, such ex officio member 
shall be treated as a Board member, i.e., by re-
ceiving a copy of the agenda and staff report, 
and by full participation in the Board's discus-
sion. The ex officio member shall not be 
counted for purposes of establishing a quorum 

for the conduct of Board business and shall not 
be permitted to vote on motions or other action 
taken by regular Board members. In addition to 
other criteria deemed relevant by the Council 
for appointment or removal, the Council may 
consider the effect of participation on the Board 
on such person's academic performance. [Ord. 

475-79, 6/11/79; Ord. 583-82, 8/23/82; Ord. 888-93 §12, 3/22/93; Ord. 981-

97 §1, 7/14/97; Ord. 1017-99 §5, 4/26/99; Ord. 1147-03, 08/25/03; Ord. 

1330-11 §4, 8/22/11] 

 
11-3-040 Board Organization and 
Duties. 
 (1) At its first meeting after appointment 
and thereafter at its first meeting of each 
year, the Board shall elect a chairman from 
its membership. The Board shall effect 
whatever internal organization it deems 
best and shall adopt rules of procedure for 
the conduct of its business. 
 (2) The Council delegates to the Board 
the responsibility for the operation of the 
district. This responsibility shall include the 
following: 
  (a) Providing for and monitoring 
maintenance; 
  (b) Monitoring parking regulations; 
  (c) Recommending payment by the 
Council of expenses of the district, including 
reimbursement to the City for administrative 
and legal expenses; and 
  (d) Other matters which pertain to 
the daily operation of the district. 
The delegation in this chapter shall be sub-
ject to the condition that any contract re-
quired for the operation of the district shall 
be approved and executed by the Council. 
 (3) By March 1 of each year, or earlier if 
requested, by the City Manager, the Board 
shall prepare and submit to the City Budget 
Committee a proposed budget for the next 
fiscal year. The budget shall include the es-
timated costs of maintaining and adminis-
tering the district and the annual tax rate; 
costs of constructing new facilities and pur-
chasing property; and any other matter re-
lated to the budgetary needs of the district. 
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 (4) The Board shall serve in an advisory 
capacity to the City Council on policy mat-
ters affecting the district, and the Council 
shall consult the board prior to taking action 
on the following: 
  (a) Location of new parking lots; 
  (b) Design of new lots; 
  (c) Improvements to existing lots and 
development of new lots; 
  (d) Regulation of parking lots; 
  (e) Capital outlays for the district, in-
cluding urban renewal funds; 
  (f) Purchase of property for district 
purposes; 
  (g) Amount of fees, taxes, appeal of 
taxes and credits; and 
  (h) Other policy matters pertaining to 
the district. 
 (5) Notwithstanding any other provision, the 
City Council shall have the final determination 
and responsibility on all matters concerning the 
district. [Ord. 475-79, 6/11/79; Ord. 1125-02, 12/09/02; Ord. 1147-03, 

Renumbered, 08/25/03; Ord. 1330-11 §6, 8/22/11]. 

 
11-3-050 Parking District Tax. 
 (1) At such time as recommended by 
the Board to the Council or on July 1, 1980, 
and thereafter, a tax is imposed, for reve-
nue purposes only, upon the privilege of 
carrying on a business, occupation, profes-
sion, trade, fraternal or religious activity, 
and taxable residential uses within the Core 
Area Parking District. 
 (2) The reason for the tax is that reve-
nues are necessary for the construction, 
operation and maintenance of parking facili-
ties in the district. The tax imposed in this 
chapter is in addition to and not in lieu of 
any other tax, assessment or fee required 
by state or local law or ordinance, and not-
withstanding any other ordinance of the City 
of Tualatin. The acceptance by the City of 
any amounts due under this chapter shall 
not be conditioned upon compliance with 
any other law or ordinance, regulatory or 
otherwise; nor shall such acceptance be 
deemed a waiver of any other law or ordin-
ance, regulatory or otherwise. 

 (3) This being a revenue measure 
enacted to meet a local need, it is the intent 
of the City that this tax shall apply to all 
businesses, professions, occupations, 
trades, fraternal and religious organizations, 
and taxable residential units, located within 
the district, without regard to any law or or-
dinance purporting to exempt any particular 
use from business license taxes. 
 (4) Non-taxable residential uses are not 
subject to the annual tax. 
 (5) All money collected under this ordinance 
shall be used for the operation and mainten-
ance of and capital improvement investment in 
parking facilities in the district. [Ord. 475-79, 6/11/79; Ord. 

634-84 §1, 5/14/84; Ord. 892-93 §3, 4/26/93; Ord. 1147-03, Renumbered, 

08/25/03]. 

 
11-3-060 Establishment of Annual Tax 
Rate and Credit. 
 Beginning in 1983 and each year the-
reafter, the City Council shall, prior to the 
beginning of the tax year, enact an ordin-
ance establishing the formula for calculating 
the annual tax rate, credit against the actual 
tax for the ensuing tax year, and the per-
centage of annual tax credit that may be re-
ceived. [Ord. 475-79, 6/11/79; Ord. 605-83 §1, 9/12/83; Ord. 1147-03, 

Renumbered, 08/25/03]. 

 
11-3-070 Returns and Payment. 

(1) After establishment of the annual tax 
rate and credit pursuant to TMC 11-3-060, 
the City shall send a tax assessment form 
to those conducting a taxable use in the 
District.  The tax assessment form shall in-
clude all information used in computation of 
the tax in accordance with TMC 11-3-080. 

(2) Tax assessment returns shall be 
submitted to the City on or by the date indi-
cated on the form and shall be signed by 
the owner or manager of the use.  Such re-
turns shall be confidential and the contents 
shall not be revealed except for purposes of 
administering or enforcing this ordinance. 

(3) Upon receipt of a tax assessment re-
turn, signed and executed, together with 
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payment of the required tax, the City shall 
issue a receipt showing the name of the 
use, the name of the owner or manager, 
and the period for which the tax is paid.  A 
use commencing within the District during 
the period of the tax year shall pay that part 
of the tax for that year which is proportional 
to the unexpired year, prorated to the first 
day of the calendar month within which the 
use was commenced. 
 (4) Unless a taxpayer has been delin-
quent in payment of the prior year taxes or 
any installment, the City shall allow a tax-
payer to pay the annual tax in no more than 
three approximately equal installment pay-
ments in accordance with a schedule de-
termined by the City and indicated upon the 
tax assessment form.  Any unpaid balance 
shall bear interest at the rate of 1½% per 
month or portion of a month until paid.  In-
terest payments shall be divided among, 
added to, and made part of installments.  
Where a taxpayer has elected to pay the 
tax in installments and has failed to pay the 
amount of the payment or has failed to pay 
by the scheduled due date, the City 
Finance Officer may, after giving 10 days 
prior written notice by ordinary mail, accele-
rate the balance of tax payments, plus ac-
crued interest.  After the balance of install-
ment payments and interest has been acce-
lerated, the full amount of the tax plus ac-
crued interest shall be due and payable.  
Failure by the City to accelerate payments 
in a particular instance shall not be con-
strued as a waiver of the City's right to ac-
celerate payment.  [Ord. 475-79, 6/11/79; Ord. 640-84 §2, 

6/25/84; Ord. 720-87 §2, 5/11/87; Ord.1147-03, 08/25/03]. 
 
11-3-080 Computation of Tax. 

The computation of the annual tax shall 
be based upon a formula applying the an-
nual tax rate as follows: 
 

Annual tax = (GLA) of premises
1000 

  * 

* Multiplied by the space factor from 
Table A, multiplied by the annual tax 
rate. 

 

Parking Space Requirement Factor 
TABLE A 

Building Type Space Factor 
General Office 3.50 
Medical/Dental Office 5.00 
Banks/Savings and 
Loan 

4.50 

Retail/Service 3.85 
Restaurant/Tavern 5.00 
Places of Assembly 2.00 
Vocational Training Fa-
cility 

3.50 

Retirement Housing 
Facility 

.50 spaces per 
dwelling unit 

Dwelling Units within 
District 

2.00 spaces 
per dwelling 

unit, including 
garage 

 
(1) Table A is not a complete, final or ex-

clusive list of all uses to be taxed or of all 
uses within the building types indicated.  
Each type shall be deemed to include, in 
addition to those specified, such allied and 
like occupations, professions, trades, busi-
nesses or other uses as in normal custom 
and usage would be considered to be within 
that classification.  The final determination 
of a question concerning any use classifica-
tion or space factor shall be decided by the 
Board. 
 (2) Every use which furnishes privately 
owned off-street parking shall be allowed a 
credit as established pursuant to TMC 11-3-
060 against this tax for each space thus fur-
nished.  Where several uses share a com-
mon lot, the owner of the premises shall, on 
or before July 1st of each year, prepare and 
submit to the City a listing of the gross leas-
able area for each tenant and the number of 
parking spaces allocated to each tenant.  
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The list shall state whether the spaces are 
exclusively assigned or a percentage of the 
total spaces available.  A copy of the listing 
shall also be furnished to each tenant and 
shall be the basis for computing the annual 
tax.  Whenever a building is constructed, 
enlarged, remodeled or office space 
changed, the owner shall, within 30 days of 
completion or receipt of an occupancy per-
mit, submit a new listing of tenant spaces 
and parking allocations to the City.  [Ord. 475-79, 

6/11/79; Ord. 640-84 §1, 6/25/84; Ord. 892-93 §4, 4/26/93; Ord. 1020-99 §1, 

6/14/99; Ord.1147-03, 08/25/03; Ord.1286-09, 07/13/09]. 
 
11-3-090 Reporting Requirements; 
Refunds. 
 (1) In addition to submitting any other in-
formation required by ordinance, it shall be 
the responsibility of the property owner, 
manager, and operator of leased premises 
within the Core Area Parking District to noti-
fy the City in writing of changes in occupan-
cy, new occupancies of previously vacant 
premises or portions, partitioning of leased 
premises to provide additional occupancies 
and termination of occupancies. In addition 
to such occupancy information, the amount 
of gross leasable area of the premises as-
signed to each occupant and any altera-
tions in the amount of such assigned areas 
shall also be provided in writing to the City. 
Information required by this provision shall 
be submitted no later than 20 days follow-
ing the event which triggers the reporting 
requirement. 
 (2) When a use ceases operation during 
a tax year in which the tax, along with any 
interest charge and penalty, if any, has 
been paid, the person who paid the tax or 
his or her assignee shall, upon written re-
quest to the City, be entitled to a refund of 
the tax, but not the interest or penalty 
charges, in proportion to the unexpired tax 
year, prorated to the last day of the month 
within which the use ceased operation. [Ord. 

475-79, 6/11/79; Ord. 720-87 §1, 5/11/87; Ord. 1147-03, Renumbered, 

08/25/03]. 
 

11-3-100 Impact Fee. 
 (1) When a structure is constructed or 
enlarged or when a structure is converted 
from a residential to a commercial use after 
the effective date of this ordinance, the 
owner shall be assessed an impact fee. 
 (2) Subject to provisions of subsection 
(1), all uses allowed in the Central Com-
mercial Planning District, except non-
taxable residential uses shall be charged an 
impact fee. 
 (3) Subject to subsection (1), taxable 
residential uses shall be charged an impact 
fee. 
 (4) The owner of any structure which is 
subject to the impact fee pursuant to sub-
sections (1), (2) or (3) of this section, who 
furnishes off-street parking to be used by 
the occupants or invitees of such structure, 
shall be allowed a credit against the impact 
fee. The credit shall be determined by the 
following calculation: 
  Credit = P÷T x 100 = (%) percentage 
credit where: 
   P = Number of on-site parking 
spaces provided, 
   T = Total number of parking 
spaces required to meet parking demand of 
development parcel as determined by using 
parking rates in the Tualatin Development 
Code for uses allowed in the Central Com-
mercial Planning District, 
 Credit shall not exceed 100% of the im-
pact fee. 
 (5) The proceeds of the impact fee shall 
be placed in a capital reserve fund to be 
used for new parking facilities and im-
provements in the district. 
 (6) Any fee or credit established by this 
section may be changed by resolution of 
the Council. [Ord. 475-79, 6/11/79; Ord. 634-84 §3, 5/14/84; Ord. 

892-93 §5, 4/26/93; Ord.1147-03, Renumbered, 08/25/03]. 

 
11-3-110 Method of Collection. 
 Any amount due the City as a tax under 
this ordinance shall constitute a debt of the 
person from whom the amount is due. The 
City may bring action in a court of compe-
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tent jurisdiction to collect the debt, together 
with penalties and interest. [Ord. 475-79, 6/11/79; 

Ord.1147-03, Renumbered, 08/25/03]. 
 
11-3-120 Tax Delinquency. 
 Any tax imposed by this chapter shall 
become delinquent if not paid on the last 
day of the month in which it is due. Any 
person who fails to file the tax return and 
make payment as required by this ordin-
ance shall be charged interest at the rate of 
1½% per month or portion of a month on 
the amount of tax due from the date of de-
linquency until the date of payment. [Ord. 475-79, 

6/11/79; Ord.1147-03, Renumbered, 08/25/03]. 
 
11-3-130 Notice of Delinquency. 
 As soon as practicable after the date of 
delinquency, the City shall send a notice of 
delinquency, by certified mail, to the person 
responsible for the tax. The notice shall in-
form the person of the delinquency and 
state that the tax plus interest must be paid 
within 10 days of receipt of the notice. [Ord. 

475-79, 6/11/79; Ord. 1147-03, Renumbered, 08/25/03]. 
 
11-3-140 Penalties for Violations. 
 (1) Any person who fails to pay the an-
nual tax imposed by this chapter or any in-
stallment payment of the tax, after being 
sent a notice of delinquency by the City, 
commits a civil infraction and shall, in addi-
tion to being liable for the tax plus interest, 
be subject to a forfeiture of no more than 
$50 for each day, but no more than $1,000 
total, so long as the tax or installment pay-
ment, including interest, remains unpaid. 
Where the delinquency is of a continuing 
nature, only a single notice need be sent. 
 (2) Except as otherwise provided in 
subsection (1), any person who fails to 
comply with this chapter commits a civil in-
fraction and shall be subject to a forfeiture 
in an amount not exceeding $500. For each 
day on which a person fails to comply with 

this chapter, a separate violation is commit-
ted. [Ord. 475-79, 6/11/79; Ord. 611-83 §1, 11/28/83; Ord. 720-87 §3, 

5/11/87; Ord.1147-03, Renumbered, 08/25/03]. 

 
11-3-145 Appeal Procedure. 
 (1) A person in disagreement with a 
Core Area Parking District tax assessment 
may appeal the tax assessment to the City 
Council by filing a written request with the 
Economic Development Department de-
scribing with particularity the tax assess-
ment from which the person appeals. 
 (2) An appeal of the tax assessment 
must be filed within 30 days from the date 
the tax bills were mailed, except for Fiscal 
Year 02/03 when appeals must be filed 
within 30 days after adoption of the appeal 
process. The Core Area Parking District 
Board must review and make a recommen-
dation on the appeal to the City Council. 
The appeal shall be accompanied by a filing 
fee as established by Council resolution. 
The appeal fee shall be refunded in the 
event the Council determines the tax as-
sessment was incorrect. 
 (3) The appeal shall state: 
  (a) the name and address of the ap-
pellant; 
  (b) the reason the tax assessment is 
incorrect (required to be based on one of 
the following): 
   (i) number of on-site spaces 
provided 
   (ii) gross leasable area 
   (iii) space factor 
   (iv) error in the calculation with 
the tax formula 
  (c) what the correct tax should be or 
how the correct tax should be derived. 
 An appellant who fails to file such a 
statement within the time permitted waives 
his or her objections, and his or her appeal 
shall be dismissed. 
 (4) The Core Area Parking District 
Board shall consider the matter within 45 
calendar days after the appeal is received. 
The Core Area Parking District Board shall 



 Tualatin Municipal Code  
 

 11 - 3 - 7 (Revised 08/11) 

consider the appeal on the basis of the ap-
pellant's written statement and any addi-
tional evidence the Board deems appropri-
ate.  
 The appellant shall carry the burden of 
proving that the tax assessment being ap-
pealed is incorrect and what the correct tax 
should be or how a correct tax should be 
derived. 
 (5) The Core Area Parking District 
Board’s recommendation shall be for-
warded to the City Council at their next 
available meeting date. If the Council de-
termines that the tax was assessed impro-
perly, the Council shall direct that a revised 
tax assessment be completed. [Ord. 1125-02,  

12/09/02; Ord.1145-03, Renumbered, 08/25/03]. 
 
11-3-150 Severability Clause. [Ord. 475-79, 

6/11/79]. 
 
11-3-160 Emergency Clause. [Ord. 475-79, 

6/11/79]. 
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Schedule A 

CORE AREA PARKING DISTRICT TAX RATE AND CREDIT 

The annual Core Area Parking District tax rate for Fiscal Year 2011/12 is hereby established 
as $155.34. [Ord. 1005-98 §1, 6/8/98; Ord. 1020-99 §2, 6/14/99; Ord. 1052-00 §2, 3/13/00; Ord. 1181-05, 3/14/05; Ord. 1206-06, 3/27/06; Ord. 1230-07, 

3/12/07; Ord. 1256-08, 3/24/08, Ord. 1278-09, 3/9/09; Ord. 1300-10, 4/12/10; Ord. 1325-11, 6/27/11].  

Number of on-site parking spaces provided  

  Gross leasable area     X space factor  = "A" 

If "A" is greater than or equal to 1.0, the credit is 50% 

If "A" is less than 1.0, the credit is ("A" x 50%) 

[Ord. 1005-98 §2, 6/8/98; Ord. 1020-99 §3, 6/14/99; Ord. 1052-00 §2, 3/13/00; Ord. 1158-04 §1, 3/8/04; Ord. 1181-05 §1, 3/14/05; Ord. 1206-06, 3/27/06, Ord. 

1278-09, 3/9/09; Ord. 1300-10, 4/12/10; Ord. 1325-11, 6/27/11]. 

 

Schedule B 

IMPACT FEE FOR THE CORE AREA PARKING DISTRICT 

An impact fee of $3,500 per required parking space shall be charged for the amount of parking 
that is needed to support new, expanded, or existing development that changes use to require 
additional public parking. The fee is charged on a per space basis according to parking stan-
dards established in the Tualatin Development Code for the Core Area Parking District. The 
fee is collected at the time building permits are issued; and 

The following equation is to be used to calculate impact fee: 

I = (TP - PP) x C where "I" equals total impact fee to be paid, "TP" equals total parking re-
quired to support development as determined by parking requirements established for the 
Core Area Parking District, "PP" equals private parking located on the development site, and 
"C" equals determined costs per space to design and build each on-grade parking space in a 
public lot within the District, including pedestrian and bicycle improvements. (C = $3,500). [Res. 

3001-94, 8/8/94; Ord. 1131-03, 03/10/03; Res. 3990-02, 06/10/02; Ord. 1102-02, 03/11/02; Ord. 1147-03, Renumbered, 08/25/03]. 
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