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|. Introduction

In the Metro region, areas brought into the Urban Growth Boundary are required to have a land use and
transportation Concept Plan. The intent of the Concept Plan is to provide a roadmap for the
development of the area consistent with state, regional and local land use planning laws. This Existing
Conditions report is the first step in the development of the Concept Plan for the Basalt Creek planning
area. It includes detailed information on the existing landscape, regulatory, infrastructure, social and
economic conditions within and relevant to the planning area.

The information presented in this Report provides the foundation from which to understand
development capacity within the planning area, and the regulatory context in which development will
occur. Here, analysis paints a quantitative picture of future growth potential, and identifies both
opportunities and constraints for development of the area, using the regulatory framework as a guide.

This Report will inform land use and transportation decisions related to the Basalt Creek planning area,
and provide the basis for the Concept Plan. The report is organized into eight sections (including
introduction):

Il.  Local and Regional Planning Context
Summarizes regional and local plans that influence the planning area. These plans also include
regulatory requirements related to land development and provide an explanation of the area’s
regional role, as well as the constraints guiding the location of future development.

lll.  Natural and Historic Resources
Summarizes the natural and environmental features of the area and identifies historic or
cultural resources within the planning area. This section provides a context for how
environmental features might shape development in the planning area as both amenities and
constraints.

IV.  Public Facilities
Summarizes school, fire, library, park and police resources within or adjacent to the planning
area. This information will inform decisions about additional resources that may be needed
within the planning area to support projected growth.

V. Commercial, Industrial and Residential Real Estate Markets
Analyzes the existing markets for employment and residential development relevant to the
planning area. This section provides a foundation for understanding future real estate demand
to inform the development of a land use plan that can accommodate projected growth and
promote economic development.



VI.

VII.

VIII.

Infrastructure

Provides a detailed assessment of water, sewer and stormwater infrastructure capacity relevant
to the planning area. This information provides a foundation for developing an infrastructure
plan that is integrated with the existing system and provides efficient and cost effective
solutions to serve the area.

Transportation

This section describes information on projects planned and under development within the
planning area and provides an overview of the transportation planning that has been completed
to date. This section describes the transportation framework from which to build the local
network as part of the Concept Plan.

Land Capacity Analysis

The land capacity analysis is a quantitative and spatial analysis of the planning area that
implements the regulatory framework and identifies infrastructure and transportation
constraints. This analysis provides the canvas on which to paint the Concept Plan.

| Tualatin

Figure 1 Basalt Creekplanning area, City of Wilsonville and City of Tualatin boundaries. Source:
Fregonese Associates 2014.
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Planning Area Boundaries

The Basalt Creek planning area consists of 847 acres between the cities of Tualatin (to the north) and

Wilsonville (to the south). It is primarily within Washington County, with a very small portion in the
southwest corner located in Clackamas County (Figure 1).

The planning area is irregularly shaped, with a “finger” that extends southward from the western side.
Generally referred to as the West Railroad area, this portion is divided from the rest of the study area by
the Portland and Western Railroad (PNWR) and the Coffee Creek Correctional Facility. The majority of
the Basalt Creek planning area is generally bounded by Norwood and Helenius Roads to the north, I-5 to
the east, Coffee Lake Creek to the west, and Day Road to the south until it reaches Coffee Creek

Correctional Facility, where the boundary turns north on Graham’s Ferry and then westward again on
Clay Road.

The southern residential communities in Tualatin and Horizon High School are not included in the study

area. However, three large noncontiguous parcels in the area around Horizon High School are included
in the planning area, as they are privately owned (Figure 2).
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. Local & Regional Planning Context

Current Zoning

The majority of the Basalt Creek planning area falls within Washington County and is zoned as Future
Development 20-Acre District (FD20). This interim designation was applied to the area following
inclusion in the UGB (2004), through Washington County Ordinance No. 671 (2007). This designation
will apply until the final Concept Plan is approved and Comprehensive Plan designations for the Basalt
Creek area are adopted by each jurisdiction. The FD20 zoning designation is intended to encourage
retention of existing land uses until these steps are complete. FD20 restricts subdivision of existing
parcels into tax lots smaller than 20 acres.*
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Figure 3 Existing land use in the Basalt Creek planning area. Source: Fregonese Associates, RLIS 2014.

Each jurisdiction (Tualatin and Wilsonville) has a property owner-initiated annexation process, so
changes to current zoning will happen at the time of annexation, on a parcel-by-parcel basis. A very
small area (7.8 acres), in the southwest corner of the planning area falls within unincorporated
Clackamas County (Figure 1), and is zoned as Rural Residential Farm Forest 5-Acre District (RRFF5).

" For a full description of allowed and prohibited uses in the FD-20 zone see the Washington County Community
Development Code Section 308.
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Existing Land Uses

The primary existing land uses in Basalt Creek are rural agriculture, industrial and some rural residential
consisting of low-density single-family housing (Figure 3). There are substantial areas of agricultural
uses, including nurseries (such as Chick-a-Dee Gardens Nursery), landscaping supply (Pro Gro, in the
furthest southwest corner of the planning area) and blueberry farms, among others. Existing industrial
land users include gravel quarries and cement manufacturing (Knife River Corporation) in the northwest
corner (Figure 4).
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Figure 4 Locations of major businesses and residential areas in the Basalt Creek planning area. Source:
Fregonese Associates, RLIS, Google Maps 2014.

Currently, 239 people live in the area in 90 single-family housing units, and 258 employees work in the
area (Figure 5). The existing housing in the Basalt Creek area is detached single-family on large lots.
Several single family homes are located on the eastern edge of the Basalt Creek ravine along Boones
Ferry Road.
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Figure 5 Existing Housing Units and Employment in the Basalt Creek planning area Source: Fregonese
Associates, ESRI Business Analyst 2014.

Adjacent Land Uses

The planning area is bounded to the north by Tualatin residential neighborhoods, to the south by

commercial and industrial uses, I-5 to the east, and to the west by Coffee Lake Creek, wetland habitat,
and rural and industrial lands (Figure 6).

The southernmost residential neighborhoods of Tualatin, including recently-built subdivisions such as
Victoria Gardens, are located to the north. These neighborhoods are comprised primarily of high-quality,
detached, single-family homes. Also to the north is the 30-acre campus of Horizon High School. The
campus is bordered on three of its sides by the planning area (Figure 7). To the west, the planning area
is bordered by unincorporated portions of Washington County (within the Southwest Tualatin Concept
Plan area) and active quarries--including the Knife River Corporation quarry and asphalt plant, which

falls partially in the planning area along Western Railroad. Further west of the Southwest Tualatin
Concept Plan area is the Tonquin Employment Plan area which falls within the City of Sherwood’s urban
planning area (though not yet fully annexed). Most of this land is undeveloped or vacant.
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Figure 6 Land Uses Adjacent to Basalt Creek planning area. Source: Fregonese Associates, RLIS 2014.

South of the planning area are commercial, office and industrial uses located within the City of
Wilsonville. Also adjacent to the southern border of the planning area is Coffee Creek Correctional
Facility (Figure 8). This is a state-owned correctional facility with 1,250 female inmates, and a fluctuating
small number of male inmates (around 400) undergoing intake until they are transferred to another
facility. The Correctional Facility employs 435 people with day and nighttime shifts comprising a 24-hour
workforce.?

South of the Correctional Facility, also abutting the planning area, along the south side of Day Road, is
the Coffee Creek planning area, for which the City adopted a Master Plan for industrial development.
Figure 9 shows the Basalt Creek planning area and its geographic relationship to the Coffee Creek,
Southwest Tualatin and Tonquin Employment planning areas. Figure 9 also shows existing commercial
and industrial and employment areas.

2 Reynolds, Vicki. Public Information Officer for Coffee Creek Correctional Facility. Personal communication, July 2,
2014.
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Figure 7 Aerial image of the Horizon High School Campus (30 acres), just outside of the planning area.
Source: Fregonese Associates 2014.
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Figure 9 Planning and employment areas near the Basalt Creek planning area. Source: Fregonese
Associates, Cities of Tualatin and Wilsonville 2014.
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Regional Plans and Regulatory Requirements

The 25 cities and three counties within the Portland Metropolitan Area share a single Urban Growth
Boundary (UGB), administered by the Metro Regional Government. As required by state law, Metro
assesses its Urban Growth Boundary every five years to determine whether it includes sufficient land to
accommodate 20 years of development for residential, commercial, and industrial uses. In 2002 Metro
passed Ordinance No. 02-696B, expanding the UGB by over 20,000 acres to accommodate forecasted
increases in housing and jobs though the year 2022. This brought land around Damascus, Oregon City,
Tualatin, Wilsonville, Beaverton and Hillsboro into the UGB.

In reviewing the 2002 expansion ordinance, the Land Conservation and Development Commission
(LCDC) found that “the Council added capacity to the UGB but did not add sufficient capacity to
accommodate the full need for land for industrial use.” In 2003 the LCDC ordered the Metro Council to
add capacity to the UGB for the unmet portion of industrial land needs. Metro evaluated land adjacent
to the UGB to determine which land would be most suitable for industrial employment. In 2004 the
Council released an appendix to the 2002 Urban Growth Report that included an Employment Land
Need Analysis for the years 2002-2022, in addition to an Industrial Land Alternative Analysis Study.
These studies were used to identify additional industrial lands to be included in the 2004 ordinance.

Criteria used by the Council to determine suitability of land for industrial uses included soil classification
(with a preference for lowest suitability farmlands), earthquake hazard, slope steepness, and parcel size
(with a preference for larger parcel size). Among those lands deemed suitable, further factors to identify
Industrial Areas and Regionally Significant Industrial Areas included: distribution (area serves to support
industrial land for major regional transportation facilities), service (availability and access to specialized
utilities), access (within two miles of 15, 1-205, |-84, State Route 224), proximity (located within close
proximity of existing like uses) and primary use (predominately industrial uses).?

Two areas of land identified in the 2004 ordinance as good candidates for industrial development now
comprise the Basalt Creek planning area. In Ordinance 04-1040B, these two areas are referred to as the
Coffee Creek (partial) and Tualatin study areas. The main section of the Basalt Creek area (identified in
the 2004 ordinance as the Tualatin study area) was identified as suitable for industrial development due
to its proximity to the I-5 corridor, and to an existing industrial area (in Wilsonville). In addition, portions
of the area are relatively flat. The ordinance notes that, due to these characteristics, “...the Tualatin
study area is most suitable for warehousing and distribution, among other industrial uses.”*

At the time of the Ordinance’s adoption, two major concerns were identified that resulted in additional
conditions being placed upon the planning area: First, residents expressed concerns about compatibility
between Tualatin’s southern neighborhoods and the proposed industrial uses in the planning area.
Secondly, the cities of Tualatin and Wilsonville desired to preserve the opportunity to choose an

% A detailed description of the methodology used for identifying Industrial Land can be found in Exhibits D and E to
Ordinance No. 04-1040B, an Industrial Land Alternative Analysis Study (a 2004 addendum to Metro's 2002 Urban
Growth Report).

# Metro Ordinance No. 04-1040B Exhibit G P17
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alignment for the 1-5/99W connector as the southern portion of the alignment passes through the
Tualatin study area. In response to these concerns the Metro Council extended the deadline for Title 11
planning. The revised deadline called for Title 11 Concept Planning to occur within two years following
the final alignment for the I-5/99W connector or within seven years, whichever was shorter.”

Itis further stated in the 2004 ordinance (in response to the community concerns about transitions from
residential to industrial lands) that so long as the South Alignment of the connector falls close to the one
shown on the 2040 growth concept map it will serve as a buffer between the residential development to
the north and industrial development to the south. Within the Ordinance a special section dedicated to
specific conditions for particular areas states that “If the selected right of way for the connector follows
the approximate course of the ‘South Alignment’ as shown in the Regional 2040 Growth Concept
map...the portion of the Tualatin Area that lies north of the right of way shall be designated ‘outer
neighborhood’ on the Growth Concept map; the portion that lies south shall be designated ‘industrial.’
The ordinance further states, “The government responsible for Title 11 planning shall consider using the
I-5/99W connector as a boundary between the city limits of the City of Tualatin and the City of
Wilsonville in this area.”®

As defined in the Metro Regional Framework Plan, a designation of “outer neighborhood” describes
areas outlying cities that are primarily residential, relatively further from employment and shopping
areas than other residential areas, and have larger lot sizes and lower population densities than inner
neighborhoods.’

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

As stated in the 2004 Ordinance, the planning timeline for the Basalt Creek area was extended to allow
for the planning of the I-5/99W Connector. The I-5/99W Connector Study recommended an alternative
that spreads east-west traffic across three smaller arterials rather than a single expressway. Although
specific alignments for these arterials were not defined, the eastern end of the Southern Arterial was
generally located within the Basalt Creek planning area, south of Tonquin Road. The Basalt Creek
Transportation Refinement Plan (TRP) established the specific alignment for this arterial (now referred

> Metro Ordinance No. 04-1040B Exhibit F P2. The relative complexity of planning for this area (due to its
equidistance from two cities, and the regional infrastructure improvements being considered in and around Basalt
Creek) led Metro to grant an extension for compliance, moving the deadline from 2012 to September 2016 (through
a Urban Growth Management Functional Plan compliance request).

¢ Metro Ordinance No. 04-1040B P3

” Metro Regional Framework Plan Appendix G-J Glossary P369

8 Metro Regional Framework Plan Appendix G-J Glossary P366
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to as the East-West Connector). The TRP was completed in 2013 and several priority projects were
adopted in the 2010 Regional Transportation Plan.’

The current 2040 Growth Concept Map identifies the Basalt Creek planning area as industrial, but the
ordinance does provide some flexibility to include housing in the planning area. Table 1 summarizes the
most recent forecast estimate (the Gamma Version) for the Basalt Creek planning area at the
Transportation Analysis Zone (TAZ) level. An older forecast (the Beta Version), upon which the Basalt
Creek Transportation Refinement Plan (TRP) was based, projected somewhat higher employment levels
by 2035. Both forecasts will be used in concept planning for the Basalt Creek area, with the forecasts
serving as “sideboards,” representing the high and low ends of the range of households and jobs the
area may need to accommodate. The geographical units used for the forecasts are called Transportation
Analysis Zones (TAZs). The boundaries and identification numbers of TAZs changed between the Beta
(older) and Gamma (newer) forecast, and are both depicted on the map in Figure 10.

Table 1 Employment and Housing Forecast 2010-2035. Source: Metro 2014.

Employment and Housing Forecast (2010-2040)
2500
46
2000 +—— 427
1500 -~
1000 1 1843
1214
500 -
0
New Jobs New Housing Units
Industrial/Other jobs Service Jobs Retail Jobs

? An update to the Regional Transportation Plan (RTP) was published July 18, 2014. Because the analysis for this
report was completed before that date, 2014 RTP updates are not considered here. The updated Regional
Transportation Plan can be accessed here: http://www.oregonmetro.gov/regional-transportation-plan

|
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Local Plans

The following section provides a brief summary of local plans, focused on identifying the policies and
goals relevant to the Basalt Creek planning area. Within these plans are goals and policies for
transportation, land use planning and economic development. These will be used to guide the
development of the concept plan and comprehensive plan recommendations.

Joint Plans

Basalt Creek Transportation Refinement Plan (2013)

This plan was a joint effort between the Cities of Tualatin and Wilsonville, Washington County, and
Metro. The primary purpose of the Refinement Plan is to establish a major transportation connection
from Tualatin-Sherwood Rd to I-5 in North Wilsonville through the Basalt Creek planning area. This
connection was identified as a regional transportation priority in order to connect and provide access to
existing and future hubs of industrial land uses.

Through the Refinement Plan process, an alignment was established for what is, for now, being referred
to as the East-West Connector (Project 11, Figure 11). It is intended to be a new major arterial with five




lanes and vehicle access limited to three intersections — 124™ Avenue (anticipating a southward
extension of 124™ to Tonquin Road in the near future, see Projects 1 and 10 in Figure 11), Graham'’s
Ferry Road and Boones Ferry Road. Tonquin Road (Project 2 in Figure 11) will be improved but left as a

parallel three-lane property-access road.

While the primary focus of the Refinement Plan was establishing the alighnment of the aforementioned
East-West Connector, it includes recommendations for an additional 17 transportation investments
broken into short, medium, and long term phases. These include improvements to Grahams Ferry Road,
Boones Ferry Road, and Day Road to adequately meet the need for improved regional freight mobility.

Improvements to the section of Boones Ferry Road between Norwood and Day Roads have already been
completed. This new roadway includes bike lanes and sidewalks. These projects combined with the East-
West Connector provide the foundation for a robust transportation network and ensure the Elligsen
Road interchange will function at a high level. The project to extend 124" Avenue is in the design phase,
with an estimated completion date of December 2016.

Figure 11 Projects identified in the Basalt Creek Transportation Refinement Plan (TRP).
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Wilsonville

Transportation System Plan (2013)

The TSP integrates goals to reduce vehicle collision rates, decrease VMT (vehicle miles travelled) per
capita, and minimize vehicle delays for truck trips per capita. Other objectives include significantly
increasing connectivity for walking and biking trips. Policy 27 of the plan states an intention to “upgrade
and/or complete the street network on the west side of I-5, including Coffee Creek and Basalt Creek
areas, to serve the warehousing, distribution, and other industrial uses located there.” The TSP proposes
widening of Grahams Ferry Road if called for by the Basalt Creek Transportation Refinement Plan.

Economic Development Strategy (2012)

This document was an update to a 2007 Economic Opportunities Analysis. The Strategy was produced to
guide City investments and regulations as well as supporting efforts from the private sector. The
resulting recommendations are long-term strategies oriented toward deliberative, balanced, efficient
and fair economic development. These include: prioritizing land use and infrastructure planning,
balancing economic development with quality of life, and treating all businesses fairly (whether they are
new or established). The Strategy reviews factors impacting the Wilsonville economy, which will also
have a substantial impact on economic development in the Basalt Creek planning area. Some of these
include: regional and interstate accessibility; vacant land base; a balance between the number of jobs
and available housing units, and local industry clusters. Actions from the Strategy include workforce
development, promoting infill development and redevelopment, and streamlining the development
code and permitting process, among others.

Parks & Recreation Master Plan (2007)

The goal of the Parks and Recreation Master Plan is to promote “active and passive recreation
opportunities in a safe, accessible, and comprehensive system of facilities, parks, trails and open spaces
to support the recreational interests of citizens of all ages.” The plan calls for implementation of the Ice
Age Tonquin Trail Master Plan in partnership with Metro, the Cities of Sherwood and Tualatin, and
Washington County.

Water System Master Plan Update (2012)

This update of the 2002 Water System Plan encompasses Wilsonville’s network of water pipelines,
storage tanks, valves and hydrants. Its objective is to assure that good quality public facilities and
services are available with adequate (but not excessive) capacity to meet community needs, serving all
urban development within the incorporated City limits. In anticipation of future development, industrial
demand estimates were increased by 25% to reflect potential redevelopment, infill, and higher-use
water customers within existing structures. The planning process resulted in the creation and utilization
of a "highly accurate and dynamic hydraulic model” of the water system that can be used to quickly
investigate potential system impacts from new users. The plan does not specifically address the Basalt
Creek planning area, though it includes the adjacent area on the south side of Day Road.



Stormwater Master Plan (2012)

This plan aims to implement a stormwater program that supports quality of life and meets regulatory
requirements. It includes cross section illustrations of streetscape improvements recommended to
mitigate stormwater issues. Stormwater patterns in the Basalt Creek planning area will impact
stormwater management in Wilsonville, as Basalt Creek discharges into the Coffee Lake Creek wetlands
west of the railroad, approximately midway between SW Freeman Drive and SW Boeckman Road. This
plan notes that Basalt Creek overtops its banks during moderate storm events, flooding the parking lot
along the western side of the Commerce Circle Business Park. Construction of a wetland for stormwater
detention is a proposed flooding mitigation measure. The recommended location is at the crossing of
Day Road over Basalt Creek, to provide temporary storage for increased runoff from future industrial
development north of Day Road and decrease flooding around Commerce Circle.

Tualatin

Tualatin Tomorrow Vision and Strategic Action Plan (2014)

This Plan puts forth a vision for Tualatin in 2030. The plan includes an I-5/99W Connector to separate
long-haul and regional commercial-industrial and commuter traffic from local traffic on Tualatin-
Sherwood Road. Strategy TTC13 is to increase regional transit linkages (bus and rail, for example) with
the cities of Sherwood, Lake Oswego, and Portland.

City Council Goals (2013-2015, updated Feb. 2014)

Basalt Creek is specifically mentioned in Goal #8 of this City Council goals document, which is to “expand
opportunities for vibrant parks and recreational facilities including greenway trails and bike/pedestrian
trails.” Sub-goal 8.4 is to “plan and preserve natural resources through the Basalt Creek Concept Plan,”
with the Community Development and Community Services Departments identified as playing leading
roles in achieving this goal. Other goals include: a connected, informed and engaged citizenry, enhanced
transportation options, and an expanded tax base strengthened through smart, balanced growth.

Transportation System Plan Update (2014)

This update to the 2001 TSP includes seven project goals: access and mobility, safety, vibrant
community, equity, economy, health and the environment, and feasible implementation. It includes
recommendations to serve the varying needs of transit riders, bicyclists, pedestrians, freight traffic, and
drivers. The Basalt Creek area was included within the Tualatin planning area boundary and thus is
considered in this plan’s recommendations. The plan includes findings from the Basalt Creek
Transportation Refinement Plan and includes the widening of Boones Ferry Road south of Norwood
(now complete), the southward extension of 124™ Avenue, and the upgrade of Grahams Ferry Road
from a minor to major collector. It proposes looking for a potential shared use park-and-ride location in
south Tualatin to expand transit access for residents of that area, which would also be useful for future
residents of the northern part of the Basalt Creek planning area.
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The TSP also includes adding more bus pullouts along Boones Ferry Road, possibly extending into the
Basalt Creek planning area. The bike/pedestrian map indicates the addition of a multiuse path across the
northern portion of the Basalt Creek planning area. WES service enhancements are also explored,
including the possibility of extending the line south of Wilsonville, adding more frequent service, and
construction of an additional WES station in the south of Tualatin (near the Basalt Creek planning area).
The TSP also discusses possible expansion of the Tualatin Shuttle program.

Linking Tualatin Market Study (2012)

As part of the Linking Tualatin project a market study was prepared that outlines current and anticipated
market conditions impacting viable development forms in the north part of the City. It covers housing,
retail, office and industrial/flex space market conditions and demand projections. This study should be
considered in planning for Basalt Creek because it is in the same general market area. This study also
lists viable near-to-mid-term development forms,, which may also be appropriate for Basalt Creek. Key
conclusions of the study include:

e The Primary Market Area (City of Tualatin) can expect continued growth in residential, retail,
office and industrial uses

e The lower rents achievable in a suburban setting will limit some of the development types that
the market is likely to bring into the area.

e Significant increases in density can be achieved without greatly raising construction costs.

Economic Development Strategic Plan

This plan describes a high-level strategy to direct local economic development efforts in the City of
Tualatin. It recognizes priorities for infrastructure development and quality of life addressed by other
master plans, in addition to identifying important industry clusters. The Plan recommends approaches to
retain and expand existing businesses as well as attract new businesses. The five target industry clusters
identified include: advanced manufacturing; health care and related businesses; corporate and business
services; food processing, distribution and wholesale; wood, paper, printing and related businesses.

Water Master Plan (2013)

The Water Master Plan was a comprehensive analysis of the City of Tualatin’s water system. The plan
covers Tualatin’s network of water pipelines, storage tanks, valves and hydrants. Its purpose is to
identify system deficiencies, determine future water distribution system supply requirements, and
recommend water system facility improvements that correct existing deficiencies and provide future
system expansion. The Plan did not anticipate the Basalt Creek planning area, as concept planning and
determination of the city limit boundary had not been complete. At the time of its writing, it was
expected that the Water Master Plan would be updated in the future to include Basalt Creek.



Sanitary Sewer Master Plan (2014)

The 2014 Sanitary Sewer Master Plan is currently on hold until completion of the Basalt Creek planning
process. It will provide a comprehensive analysis of the city’s sanitary sewer system, including Tualatin’s
network of gravity & force main lines and pump stations. Its purpose is to identify system deficiencies,
determine future collection system requirements, and recommend sanitary sewer system facility
improvements that correct existing deficiencies and provide future system expansion.

Area Plans

Coffee Creek Master Plan (2007)

The Coffee Creek planning area is comprised of 216 acres to the south of the Basalt Creek area. It has
been designated by Metro as a Regionally Significant Industrial Area (RSIA) and includes strict limits on
the amount and size of retail, service, residential and office uses allowed to be developed there.
Forecasts in the Plan suggest that between 1,736 and 1,890 jobs could be added to the area between
2006 and 2026, with over 90% identified as industrial.

No parcels in the planning area have been annexed yet; Wilsonville’s process is property-owner initiated
and the area has seen little development since the Plan’s adoption. The City has identified form-based
code as a tool to streamline the development process and is creating a Form Based Code (FBC) and
pattern book to apply to the Coffee Creek area.’® More information about how new infrastructure in
the Coffee Creek and Basalt Creek planning areas might be coordinated, see Section V: Infrastructure.

Southwest Tualatin Concept Plan (2010)

The Southwest Tualatin Concept Plan (SWCP) is a guide for the industrial development of a 614-acre
area (448 net buildable acres) located outside the city south of SW Tualatin-Sherwood Road and
generally between SW 115th and 124th Avenues. The Southwest Tualatin area is adjacent to and
directly west of the Basalt Creek planning area, and is adjacent to/east of the Tonquin Employment
Area. It extends south to Tonquin Road and is located in the vicinity of the Tigard Sand and Gravel
quarry. A portion of the area was designated a Regionally Significant Industrial Area (RSIA) by Metro in
2004, with the assumption that it would be developed with a mix of light industrial and high-tech uses in
a campus-like setting. The Concept Plan estimates that 3,500 new jobs will be located in the area by the
year 2035 (2010 forecast).™

Currently there is no water or sewer infrastructure in this planning area. However, the City of Tualatin
Water and Sewer Master Plans both include the Concept Plan area in the hydraulic modeling and capital
improvement project (CIP) identification. Recommended improvements include:

10 City of Wilsonville Community Development Department webpage: http://www.ci.wilsonville.or.us/594/Light-
Industrial-Form-Based-Code. Retrieved August 21st, 2014.

" This number is slightly smaller than the result from Metro’s model, which forecast in 2005 that 3,735 new jobs would
be added to the area by 2035.
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Water
e Anew Level A reservoir (CIP Project R-1) and pipeline projects (P-6 and P-16)
e 13,000 linear feet of 16-inch-diameter pipe to provide a looped water supply

Sewer

e A new 24-inch pipeline located in Tualatin-Sherwood Road, extending from the Concept Plan
area/URA easterly to SW Avery Street;

e Increase existing 12- to 21-inch pipe to 18-inch and 36-inch pipeline extending from near the SW
Tualatin Sherwood Road/SW Avery Street intersection to the existing Bluff/Cipole Trunk

e Upsize existing trunk line pipe diameters.
Stormwater

e New conveyance system along roadways
e Facilitie(s) to treat and detain (if necessary) site development runoff

The sequencing of infrastructure construction will be coordinated with the timing of development in the
area, as well as with the Basalt Creek planning area.

Tonquin Employment Area Concept Plan (2010)

This planning area is comprised of 300 acres designated industrial land northwest of (but not adjacent
to) the Basalt Creek planning area. It is bounded on its eastern edge by the future 124™ Avenue
extension. It was added to the UGB in 2004 and will be annexed to the City of Sherwood on a case-by-
case, property owner-initiated basis. Creation of an Employment Industrial Zone is proposed to
implement this plan. The regional employment forecast projects the addition of 2,290 more jobs during
the next 20 years, 83% being industrial and 17% a mix of retail, commercial, services and office.
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Ill. Natural and Historic Resources

The purpose of this section is to describe the natural and historic resources in the planning area, as well
as the regulatory framework through which they may be protected, conserved or mitigated for.

Natural Features

The Basalt Creek planning area is named for the creek flowing north to south through the area,
eventually draining into the Willamette River. Basalt Creek has alternatively been known as Seeley’s
Creek and Tappin Creek. The area primarily drains into the Willamette River; a small area in the
northeast corner drains into the Tualatin River.

The general character of the area’s landscape was shaped by the Glacial Lake Missoula Ice Age floods, a
series of cataclysmic floods that formed the Columbia River Gorge and the Willamette Valley during the
last Ice Age. Remains from the Ice Age floods that can be seen in and around the Basalt Creek planning
area include glacial erratic, scablands, kolk ponds, flood channels and ripple marks. Today, the area has
been described as being “comprised of upland prairie fragments, and oak and madrone woodlands. Rare
wildflowers are found near basalt hummocks (scablands) to the west of the planning area, and rare
reptiles (pond turtles) and amphibians (northern red-legged frogs) live in the kolk ponds.”*2

In 2009, federal legislation was passed to create the National Park Service’s Ice Age Flood National
Geologic Trail in order to bring the dramatic story of the Ice Age Floods to the public’s attention. The
Trail is intended to be a network of marked touring routes extending across parts of Montana, Idaho,
Washington and Oregon, with several special interpretive centers located across the region. This federal
legislation will help bring funding and tourism to local trails that will be a part of the region-wide Ice Age
Trail network. Metro’s Ice Age Tonquin Trail Master Plan provides a framework for local and regional
jurisdictions to embark on trail implementation efforts. The proposed trail alignments show about 22
miles of trails connected through Tualatin, Wilsonville and Sherwood, and includes a several-mile
section traversing the Basalt Creek planning area (Figure 12).

' ]ce Age Tonquin Master Plan, 2012 P24:
http://www.oregonmetro.gov/sites/default/files/tonquin_trail_master_plan.pdf
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Figure 12 Proposed Trail Alignment from Metro's Ice Age Tonquin Trail Master Plan, 2013.
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Groundwater Hydrology

The Basalt Creek planning area falls primarily in the Middle Willamette Sub Basin, with a very small
section in the northeast corner falling in the Tualatin Sub Basin (Figure 13). Within the Middle
Willamette Sub Basin, the planning area is predominately in the Abernethy Creek Watershed (the small
portion in the Tualatin Sub Basin is in the Fanno Creek Watershed). Abernethy Creek flows for
approximately 16 miles through the hills east and north of Oregon City, joining the Willamette River
from the east. The total drainage area of Abernethy Creek is 30 square miles.™

witlamette RIVES Planning Area
Building Footprints
D Hydrological Unit Boundary (6th Level) |

Figure 13 Basalt Creek planning area in the context of the Middle Willamette and Tualatin River
Watersheds. Source: Fregonese Associates, RLIS 2014.

Soils

Hydrologic soils are assigned a letter designation of A, B, C or D, based on the rate of water transmission
through the soil, or how well the soil drains. Class A soils have the best infiltration and drainage. Class B
soils will infiltrate water into the soil somewhat quickly and drain marginally well. They have a lower

¥ Flood Insurance Study for Clackamas County, Oregon, Vol. 1 (2008)
http://oregonriskmap.com/index.php/mappingtools/all-downloads/pdf/37-clackamas-co-fis-vol1/file




runoff potential. Class C soil infiltrates fairly poorly and drains poorly. Class D soils infiltrate water into

the soil very slowly and have correspondingly high runoff potential. There is no Class A soil in the
planning area (Figure 14). Well-drained soils comprise 85% of the area and 13% of the area is comprised
ly well- and somewhat-poorly

of poorly draining soils. The remaining 1.7% is split between moderate
drained soils.
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Figure 14 Hydrologic Classification of Soils in the Basalt Creek planning area. Source: Fregonese

Associates, USDA Soil Survey 2014.
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Table 2 Descriptions of Hydrologic Soil Classifications from Figure 14. Source: USDA Soil Survey 2014,

2 Amity silt loam 1.9 0.2% Somewhat poorly
drained

13 Cove silty clay loam 15.2 1.8% Poorly drained

22 Huberly silt loam 8.2 1.0% Poorly drained

42 Humaquepts, ponded 7.5 0.9% Poorly drained

43 Wapato silty clay loam 41 4.8% Poorly drained

11B ‘i)o;nsgfcse?w;]jloﬁjnetson silt loams, 2 0.9 0.1% Moderately well-drained
288 ;Z‘:gzmifjng loam, 3 to 7 109 129% Well-drained
28C ;Z‘:;Z'r‘]"t";fjpzlst loam, 7 to 12 104 1.2% Well-drained
37B Sg;ima loam, 3to 7 percent 4 0.5% Moderately well-drained
388 fl‘;")‘gz:"t loam, 2 to 7 percent 1315 15.5% Well-drained
38C f@:@:"t loam, 7 to 12 percent 102.7 12.1% Well-drained
38D flf)‘:)”;ss"t loam, 12 to 20 percent 12.1 1.4% Well-drained

38E fli‘:)”;:"t loam, 20 to 30 percent 30.1 3.6% Well-drained
44C Z\Q:fgftsﬁi;'e'tsloam' 7012 5.7 0.7% Well-drained
45A \é\gss:tusrlr;;ltsloam’ Oto3 7.2 0.9% Moderately well-drained
47D fj::;f‘erfpts'ROCk outcrop 10.3 1.2% Well-drained

B 3:;2(:\;@” silt loam, O to 7 percent 502 5.99 Well-drained

58 ngccivrfte!lztsgg sift loam, Oto 7 148.7 17.6% Well-drained

5C Egrecdevrfte!ét;’gg sift loam, 7 to 12 55.1 6.5% Well-drained

5D ngcivxfglzt;’;‘sy sift loam, 120 20 25.9 3.1% Well-drained

Subtotals 839.4 99.1%




Streams and Wetlands

There are two main streams running through the planning area — Basalt Creek (also known as Seeley’s

Creek or Tappin Creek) and an unnamed, intermittent creek to the west. Coffee Lake Creek forms the
western boundary of the planning area (Figure 15).
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Figure 15 Natural-, Underground and Intermittent Streams in Basalt Creek planning area. Source:
Fregonese Associates, RLIS, City of Wilsonville field survey 2014.

7% Tualatind -

gefrenessieioe b 0 e, ﬁawnn'ii:;.'.....:
H
A Yerwrwas gy iAW :
" . JoNauiN tp 3 o e %, #
N Sl
t
WaLDd '._ ;,: 5 : .'.
.
: e
Ferssanaanad  TONOUINRD b 3
5 i o d .
: GREENHILL
2 ;
H . ! .
: R EPPL PP 0 '-TE% 3
= » . 3%
: : A ]
‘ : ' il .
: .- 3 :" :
H b ':'c-'---cnm..--n----"...-.---:
: 3 . =
A s g‘;# Wilsonville
1 i &£
'.- 3 E SALISH
3 z ot
. = P
. . 2, § o % Elieen
. A 3 COMAgepce -3 Y
- » ] -
; 3 3 L@ aakD
o A = L] -2 =
" . n‘-!??'m - :5? BURNS
. ¥
- “ et 5 - "-:"
i . Teh.
5, - RIDOER i : Planning Area
.. 5 AR

Wetland

Figure 16 Wetlands in Basalt Creek planning area. Source: Fregonese Associates, RLIS, City of Wilsonville
field survey 2014.
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Through a combination of RLIS data and field work by the City of Wilsonville it has been determined that
there are 11,478 feet of natural streams, 8,157 feet of underground streams and 1,402 feet of

intermittent streams in the pla

planning area (Figure 16), inclu

Floodplain

nning area.'® In the plan area there are 69 acres of wetlands (8% of the
ding 49 acres of open water.

On the western border of the planning area (Figure 17) there are 53 acres of land (6% of the area)
around Coffee Lake Creek that are within the 1% annual chance flood event area, as designated by the
Federal Emergency Management Agency (FEMA) in a 2005 revision of the Washington County Flood

Insurance Study (FIS).** The small portion of the planning area within Clackamas County is unaffected by
the 1% annual chance flood event area, as identified in the Clackamas County FIS (2008).*°
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Figure 17 FEMA 1% annual chance flood event area in the Basalt Creek planning area. Source:
Fregonese Associates, RLIS 2014, FEMA 2007.

4 Data sources: RLIS, Wetland Delineation Report for proposed Boones Ferry widening, additional wetlands digitized
by FA based on 2013 and 2012 (leaf free) aerials.

15 In 2005 the original 1980 FIS study was

revised to incorporate new floodplain data for Ash Creek, Fanno Creek and

Summer Creek in the unincorporated areas of Washington County in response to the largest flood event to occur
since 1980, the November 1996 flood along Fanno Creek. Source:

¢ FIS for Clackamas County, Oregon, 200

8.

http://www.oregonriskmap.com/index.php/mappingtools/all-downloads/pdf/174-washington-co-fis-2005-part1/file
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Regulatory Framework for Conserving Natural Resources

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

The purpose of Goal 5 is to protect natural resources and conserve scenic and historic areas and open
spaces. It directs local governments to adopt programs that will protect natural resources and conserve
scenic, historic, and open space resources for present and future generations. In the Metro region Titles
3 and 13 of Metro’s Urban Growth Management Functional Plan provides a regional framework for local
governments to implement Goal 5.

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

Metro’s Title 3 requires local jurisdictions to limit or mitigate the impact of development activities on
Water Quality and Flood Management Areas which include wetlands and riparian areas. In 2001 Metro
conducted a regional inventory of wetlands and riparian areas protected by Title 3.

GARDEN ACRES

RIDDER = ~

Vs

Figure 18 Title 3 lands (116 acres; 14% of total area) in Basalt Creek planning area. Source: Fregonese
Associates, RLIS 2014.

Planning Area |
Title 3

There are 116 acres of land in the Basalt Creek planning area that have been designated by Metro as
Water Quality and Flood Management Areas under Title 3 (Figure 18). These lands are restricted for
development and buffered by a vegetated corridor (the width of which is determined by factors
described in the Natural Resources section of this document). Any development within the vegetated




corridor must be mitigated by environmental restoration and/or stormwater retention and water quality
measures, as determined by the performance standards described in Metro’s Title 3. Both the City of
Wilsonville and Clean Water Services have local ordinances in place that go beyond the level of
conservation required by Title 3 and so existing local standards from each City would likely apply upon

annexation of a planning area property into either Wilsonville or Tualatin.

Metro Title 13 — Nature in Neighborhoods

Title 13 is a policy requiring local jurisdictions to protect and encouraging them to restore a continuous
ecologically viable streamside corridor system integrated with upland wildlife habitat and the urban
landscape. In 2001 Metro conducted a regional habitat inventory and identified the location and health
of fish and wildlife habitat based on different sets of criteria for waterside, riparian and upland habitat.
These areas were named Habitat Conservation Areas (HCAs).

\-
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Other
Areas Where nearby Activies have an impact on Resources ‘

Figure 19 Title 13 lands in the Basalt Creek planmng area (431 acres total, 51% of total area).”” Source:
Fregonese Associates, RLIS 2014.

7 Note that most of these lands, other than Classes | and Il of Riparian Habitat, can still accommodate some level of

development.
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Development is not restricted in HCAs on land that was brought into the UGB before December 28,
20058, However, it is strongly encouraged that HCAs are taken into consideration during the concept
planning process. Development in areas designated as protected under Title 13 in the Basalt Creek area
is generally discouraged. If development does take place incorporation of low impact design and
mitigation strategies to maintain the functionality of these important ecological areas will be important.

In the planning area there are 130 acres designated as Riparian Wildlife Habitat Class I, 31 acres
designated as Class Il, and 7 acres Class lll. In addition, 103 acres are designated as Upland Wildlife
Habitat Class A, 72 acres are Class B, and 37 acres are Class C (Figure 19). Designated impact areas
comprise 52 acres.

Washington County Comprehensive Plan — Rural/Natural Resource Element

No land within the planning area is identified by the Washington County Comprehensive Plan as a
Significant Natural Resource. The nearest Significant Natural Resource area is comprised of the Tonquin
Scablands, to the west of Coffee Lake Creek.

Clean Water Services Design & Construction Standards (2007)

Clean Water Services (CWS) is the regional agency that manages stormwater in the urban areas of the
Tualatin River Watershed, including the entire City of Tualatin. CWS holds a regional National Pollutant
Discharge Elimination System (NPDES) storm water permit. Chapter 3: Sensitive Areas and Vegetated
Corridors describes the methodology used by CWS to determine mitigation requirements in sensitive
areas such as vegetated corridors surrounding streams and wetland habitat.

Table 3 Vegetated Corridor Widths Adjacent to the Sensitive Area Where Activity is Not Redevelopment.
Source: Clean Water Services Design and Construction Standards, Chapter 3.

Existing or created wetlands:

< 0.5 acres and isolated 25 ft Variable from 25-200 ft
< 0.5 acres and isolated 50 ft Variable from 50-200 ft
>0.5 acres 50 ft Variable from 50-200 ft
Natural lakes, ponds, and in-stream 50
impoundments Variable from 50-200 ft
Springs:
Intermittent flow 0 15 ft.
Perennial flow 50 ft. Variable from 50-200 ft
Intermittent Streams draining:
< 10 acres 0 0
> 10 to < 50 acres 15 ft Variable from 50-200 ft
> 50 to < 100 acres 25 ft Variable from 50-200 ft
> 100 acres 50 ft Variable from 50-200 ft
Perennial Streams:
Other than Tualatin River 50 ft Variable from 50-200 ft
Tualatin River 125 ft Variable from 50-200 ft

'® Metro Title 13: Nature in Neighborhoods 2007, S3.07 P85.
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These standards exceed the level of conservation required by Metro’s Title 3 (Table 3). Permitted
development must comply with CWS’s Design and Construction Standards & Service Provider Letters
(SPLs) for impacts to vegetated corridors.

City of Wilsonville — Significant Resource Overlay Zone (SROZ)

Within the City of Wilsonville, the Significant Resource Overlay Zone (SROZ) includes floodplains,
wetlands, and riparian corridors around significant resources and upland habitat, as well as vegetated
corridors around areas designated as Significant Resources. Impact areas are generally considered to be
the areas within 25 feet of a Significant Resource area. Development is allowed in portions of the SROZ
(i.e. upland forests), but can only be permitted through review of a Significant Resource Impact Report
(SRIR). An SRIR is a report that delineates specific resource boundaries and analyzes the impacts of
development within mapped significant resource areas. A table comparing these methodologies can
be found in Section VIII: Land Capacity Analysis.

Table 4 Metro Water Quality Resource Area Slope Calculations. Source: Metro 2014.

Edge of bankful flow or 2-year
storm level; Delineated edge of 50 ft
Title 3 wetland

Primary Protected Water < 25%
Features

Edge of bankful flow or 2-year
storm level; Delineated edge of 200 ft
Title 3 wetland

Primary Protected Water | > 25% for 150 ft or
Features more

Distance from starting

Edge of bankful flow or 2-year boint of measurement to

H O,
Primary Protected Water | > 25% for less than storm level; Delineated edge of

Features 150 ft . top of ravine (break in >
Title 3 wetland 25% slope), plus 50 ft
Edge of bankful flow or 2-year
Secondary Protected < 25% storm level; Delineated edge of 15 ft

Water Features Title 3 wetland

Edge of bankful flow or 2-year
storm level; Delineated edge of 50 ft
Title 3 wetland

Secondary Protected o
Water Features > 25%

% Full requirements for an SRIR can be found in Section 4.139.05 of the Wilsonville Zoning Code (pp. B-
133 - 138). Section 4.139 also outlines mitigation standards for development encroaching on an Impact
Area or Significant Resource Overlay Zone as well as development activities that would trigger a Class | or
[l Administrative Review Process, in addition to a list of special provisions.

36




Cultural and Historic Resources

In addition to the unique geologic history of the Basalt Creek area, community members have identified
the old Carlon Schoolhouse (Figure 20) as being historically significant. Off Grahams Ferry Road, behind
Chick-a-Dee Nursery and not far from Day Road, the structure has often been overlooked as an
important historic school that was used in the late 1800s, up until just before the first Tualatin schools.

In 1939, the Carlon School District consolidated with Tualatin. It is still in good condition, maintained
through a foundation.?

2014.

2 Addington, Yvonne, Board Member of Tualatin Historical Society. Email communication, August 19,
2014.




V. Public Facilities

Schools

The study area falls within the Sherwood School District (88J), which has an estimated enroliment of
5,158 and includes four elementary schools, two middle schools, Sherwood High School, and Sherwood
Charter School (Figure 21).

The planning area is near Tualatin High School, one of two high schools in the Tigard Tualatin School
District. The district includes three middle schools and ten elementary schools. It serves 12,363 students
overall. Horizon Christian High School (private) has 160 students enrolled on their campus with a vision
of serving up to a 1,000 students in the future.?!

Figure 21 Schools, libraries and parks near the Basalt Creek planning area. Source: Fregonese
Associates, RLIS 2014.

21 | evasa, Roger. Director of Development for Horizon Church. Personal communication July 31, 2014.
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Parks

Wilsonville Parks owns and maintains 16 different public parks. City of Tualatin Parks and Recreation
owns and maintains 9 different parks (Figure 21).

Libraries

There are three libraries in the general vicinity of the planning area (Figure 21): the Tualatin Public
Library located at 18878 SW Martinazzi Avenue, serving 24,420 residents, the Wilsonville Public Library
located at 8200 SW Wilsonville Road, and the Sherwood Public Library at 22560 SW Pine Street, which
serves 17,579 residents.

Fire

There are three Tualatin Valley Fire & Rescue (TVF&R) stations in general proximity of the Basalt Creek
area (Stations 33, 34, 52). The TVF&R training center is just west of the planning area boundary (Figure
22).

Lake
. Oswego

Rivergrove

Tualatin

Sherwood

DISTRICT

Wilsonville
= {®) LAKE OSWEGO F&RSLIFE SAFETY |

@ TUALATIN VALLEY FIRE & RESCUE

" b Planning Area
050 ¢ - |

Figure 22 Fire station locations and service area boundaries near the Basalt Creek planning area. Source:
Fregonese Associates, RLIS 2014.
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Police

Currently the Washington County Sheriff’s Office provides law enforcement services in the Basalt Creek
planning area. The Washington County Sheriff’s Department and Jail are located about twenty miles
from the planning area, in downtown Hillsboro.

Wilsonville contracts with the Clackamas County Sheriff’s Office to provide law enforcement services to
the City. The contract makes certain special services available to the City as well, including its detectives
division, hazardous materials team, special investigations unit and traffic team. It also provides the city
with a dedicated chief of police, school resource officer, and detective, in addition to 15 deputies. The
Clackamas County Jail facility is located about 20 miles east of Wilsonville, in Oregon City.

The Tualatin Police serve the area inside the city’s limits. The police department consists of 38 sworn
officers and an additional 8.5 professional staff members providing administrative support.? The
department includes a detective unit, police services unit, school resource unit, Honor Guard (volunteer-
based), park rangers, police reserves and a traffic team. The Tualatin Police Department does not have a
facility to hold prisoners, and utilizes the Washington County Jail in Hillsboro.

22 Tualatin Police Department Website: http://www.tualatinoregon.gov/police/police-services-unit
retrieved July 31st, 2014.
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V. Commercial, Industrial & Residential
Real Estate Markets

The purpose of this section is to provide a picture of existing real estate market conditions and the
outlook for office, residential, and retail development in Basalt Creek and adjacent areas.

!

Figure 23 Photo of planning area: Grahams Ferry Road, looking north into the Basalt Creek planning
area. Source: Leland Consulting Group 2014.

Industrial and Office Market

Basalt Creek is located near the center of one of the region’s largest clusters of employment land, which
includes existing developed areas in the cities of Tualatin, Wilsonville, and Sherwood, as well as the
planned future employment areas of Southwest Tualatin, Tonquin, and Coffee Creek). A market area
was defined for this report so results can be compared with future analysis (Figure 24). The market area
includes the cities of Tualatin, Wilsonville, and Sherwood, as well as some surrounding areas.

The Metro Regional Government projects rapid employment growth of 2.3% annually for the market
area through 2035—about 40% faster than the employment growth in the overall region (1.7 %). This
pattern indicates that ongoing business expansion and job creation is expected for these three cities,
comprising a large portion of the southwestern metropolitan area.
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Figure 24 Market Analysis Area for the Basalt Creek area. Source: Leland Consulting Group, 2014.

Tualatin and Wilsonville have independently identified a series of industry clusters in which the two
cities are already highly competitive, and in which they expect future significant business and job
growth. These include advanced manufacturing, corporate and professional services, health care and
related fields, and other specific industrial clusters such as food processing and light manufacturing.
Leading organizations within these clusters include Lam Research, Legacy Meridian Park Medical Center,
the Oregon Institute of Technology, Mentor Graphics, and Xerox Corporation. Businesses in these
categories would be well-suited to locate in the Basalt Creek planning area.

Both Tualatin and Wilsonville have seen significant industrial and office development during the past
three decades. Development peaked during the 1990’s and has slowed following the recession;
however, industrial development in particular is expected to resume and accelerate in coming years due
to a desire to “onshore” jobs (bring employment back from overseas), shorten supply chains, and take
advantage of lower domestic costs in some industries. Between 1980 and 2014, the cities of Tualatin
and Wilsonville saw on average over 400,000 square feet of industrial and office building development
annually, and 56.6 acres of industrial and office land development annually. The amount of industrial
development (including warehousing, production, flexible office/industrial space, etc.) in both cities is
significantly larger (more than seven times) than the amount of office development. This general
dynamic is expected to persist for the foreseeable future.




Building types vary significantly within the market area: some industrial facilities contain more than
200,000 square feet of building area, while many other small office and industrial flex spaces are less
than 20,000 square feet in size. The floor area ratio (FAR) of most buildings, however, generally falls
within the range of 0.2 to 0.4, which generally indicates one- to three-story buildings with large areas for
parking and/or freight movement. A small number of office buildings have higher FARs up to about 1.0,
which indicates more dense buildings and some structured parking.

Going forward, employment development in the Basalt Creek area will benefit from a number of
competitive advantages. These include its direct access to I-5, superior to other employment areas in
the region; access to 1-205, Highway 217, arterial roads, and transit service; a growing and educated
workforce; and established and expanding industry clusters.

Housing Market

Basalt Creek’s location is also an asset for residential development for housing: the planning area is
immediately south of several South Tualatin residential neighborhoods, which contain attractive parks,
street trees, and schools. The market area’s current demographics are encouraging for new housing
development. When compared to the Portland Metropolitan Area overall, this market area has a higher
percentage of family households, larger households, higher household and per capita incomes, residents
with college degrees, and residents who work in white collar jobs.

Retail/Commercial Market

There are already several major regional and sub-regional retail nodes located to the north and south of
the planning area—at Bridgeport Village, central Tualatin, and in Wilsonville. Thus any commercial space
built in Basalt Creek will most likely serve primarily local residents and employees. These larger centers
are located at I-5 interchanges. Retail in the Basalt Creek area would not have this same advantage.
Whereas regional retail is anchored by fashion, consumer electronics, entertainment, and
furniture/household goods, neighborhood retail is typically anchored by grocery stores, pharmacies and
restaurants, and supplemented by other local goods and services.

Industrial and Office Market Conditions

Regional Employment Context

As discussed in Section I: Local and Regional Planning Context, Basalt Creek is contiguous with a number
of other employment and industrial areas in the southwestern part of the Portland Metropolitan Region,
including those in the cities of Tualatin, Wilsonville, and Sherwood. Viewed together, these areas
comprise one of the largest industrial and employment clusters in the region, comparable in size to the
agglomeration in northern Hillsboro (though smaller than the employment lands near Portland
International Airport).
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Figure 25 Title 4 Industrial and Other Employment Areas in Portland Metro Area. Source: Metro 2014.

A major feature and competitive advantage of this “Southwest Metro” employment cluster in general--
and the Basalt Creek area in particular--is its immediate access to I-5, the west coast’s most important
transportation route (Figure 25). Via I-5, the Basalt Creek area is closely connected to downtown
Portland, numerous Willamette Valley communities, and major metropolitan areas in Washington and
California. Interstate-205 and Highway 217 are also close by and easily accessible from the area. These
freeway connections are a major benefit for industrial users (for whom distribution is an important site
selection factor) and office-based businesses (which require access for their clients, suppliers,

workforce, and collaborators).

Industrial and Office Development, 1980 to 2014

Figure 26 and Figure 27 below show the pace of industrial and office development in the cities of
Tualatin and Wilsonville beginning in 1980. The vertical columns represent the building area (square
feet) of development within each of the two cities in a given year, while the dashed line is a longer-term
trend line, showing a five-year rolling average of built area for both cities combined. These historical




development trends are one data set that shapes expectations for future employment development in
both cities and the Basalt Creek planning area.

Since 1980, both cities have seen considerably more industrial development than office development.
Over this 34-year period, an average of 340,000 square feet of industrial space and 67,000 square feet
of office space has been built in the two cities combined. Thus, the amount of industrial development
has been about five times as great as office development.

Industrial Development, Tualatin and Wilsonville, 1980 - 2014
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Figure 26 Industrial Development, Tualatin and Wilsonville, 1980 to 2014. Source: CoStar, Leland
Consulting Group, 2014.




Office Development, Tualatin and Wilsonville, 1980 - 2014
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Figure 27 Office Development, Tualatin and Wilsonville, 1980 to 2014. Source: CoStar, Leland Consulting
Group, 2014.

The past decade has been a slow period for both industrial and office development. The recession
slowed industrial development beginning in 2008, particularly in Wilsonville. The pace of recent
industrial development has been about half of development during the 1990s and early 2000s—
considered to be a time of robust activity for industrial developers (see Figure 26). Office development
has also slowed, although this trend began in 2003, before the recession. Office development in the past
decade has also taken place at about half the pace of office development in the 1990s (Figure 27).
Clearly, both industrial and office development go through significant peaks and troughs. By focusing on
the five-year rolling-average trend line, however, a somewhat more consistent pattern of development
can be seen.

Employment Building and Site Attributes

Table 5 shows some key attributes of industrial and office development in Tualatin and Wilsonville.
From looking at these attributes, it can be determined that:

e Onaverage, 43.1 acres of industrial land and 13.6 acres of office land per year have been developed
in both cities combined. Wilsonville has seen about 25 acres of employment land development per
year, 16.3 acres of industrial land, and 8.3 acres of office land. Tualatin has seen about 32 acres of
employment land development per year, 26.8 acres of industrial land, and 5.3 acres of office land.
Employment land in Basalt Creek is likely to develop more slowly than this pace because there is less
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developable land in the study area than the cities as a whole. However, development in Tualatin and
Wilsonville can be used to gauge the rate of employment land development in Basalt Creek.

e Average industrial building sites (9.1 and 6.5 acres in Tualatin and Wilsonville respectively) tend to
be larger than office building sites. Industrial buildings also tend to be larger than office buildings.
Floor area ratios (FAR) are helpful to understanding the physical form of buildings on their sites.
Most industrial buildings have a FAR of 0.2 to 0.4. Most office buildings have FARs between 0.3 and
0.5; however, there are some newer office buildings in Tualatin that feature structured parking and
FARs up to 1.0. These FARs are consistent with Metro’s analysis and future projections.

Table 5 Attributes of Industrial and Office Development in Tualatin and Wilsonville. Source: CoStar,
Leland Consulting Group 2014. SF: Square feet; FAR: Floor area ratio, the ratio of a building's size in
square feet (or gross building area) to the size of the piece of land upon which it is built.

Total Area (SF) 10,470,000 8,390,000 @ 18,860,000 | 1,260,000 1,250,00 ' 2,510,000
Av. Annual Development, 1980 - 2014

Square Feet 186,960 150,980 337,940 34,632 32,985 67,617

Acres 26.8 16.3 431 53 8.3 13.6
Building Averages, 2000 - 2014

Square Feet 60,224 80,000 - 31,807 35,000 -

Acres 9.1 6.5 - 4.2 2.0 -
Typical Floor 02t004  02t004 | 041010  03t005 :

Area Ratios (FAR)

It is of note that, while the averages shown here are useful for high-level planning purposes, both
industrial and office buildings vary considerably in size, scale, and purpose. For example, the industrial
building category includes flex buildings, which can often be divided into 5,000 square foot tenant
spaces and feature significant amounts of office and showroom space. The industrial category also
includes distribution and warehouse buildings, which can be hundreds of thousands of square feet in
size. Sample industrial and office buildings are pictured below in Figures Figure 28, Figure 29 and Figure
30.

Typical Industrial Buildings: Office/Distribution and Flex

The first building pictured below (Figure 28) is located in the Wilsonville Business Center west of I-5 and
contains a mix of office space (left foreground) and warehouse/distribution space, where freight trucks
are parked. The second building pictured below (Figure 29) is a typical flex industrial building located in
the Tualatin Industrial Center, which features high ceiling heights, freight loading, and small, flexible
spaces that can serve as a combination of office, showroom, and/or industrial.
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Figure 29 Example of typical flex industrial building, located in Tualatin.

Headquarters Office Building (Mentor Graphics)

The Mentor Graphics building (Figure 30) is located east of I-5 between the Elligsen Road and Wilsonville
Road interchanges. Despite its size and height, the FAR of the building is similar to other buildings in the
area because of its extensive campus, landscaped areas, and surface parking.

Figure 30 Mentor Graphics Headquarters Office Building in Wilsonville.

48



Office Development Outlook

Office development—nationally and regionally—is not expected to bounce back from the recession with
the same resiliency as industrial space. Office development in the short- and long-term faces several
challenges. In the short-term, the Portland region’s employment levels have just recovered in 2014 to
their pre-recession (2008) levels. While office vacancies are far lower than several years ago, there is not
yet market pressure for new development. As Table 6 shows, the region is expected to add just 288,000
square feet of office in 2014, or 0.6% of the total regional inventory of nearly 47 million square feet.
Tualatin’s current vacancy rate of 20.5% suggests a soft market, though that space will be occupied in
the long term. The market is expected to improve as the region and nation continue to recover from the
recession, and businesses grow and add jobs. However, office development is not expected to return to
levels seen in the 1990s without a major upturn in the economy.

Table 6 Current Office Market Summary, Portland Metro Region. Source: CoStar, Leland 2014.

Portland CBD 374 26,309,983 10.0% (36,157) 288,000  $25.58
Lake Oswego/West Linn 142 1,144,080 8.5% 13,170 0 $25.50
North Beaverton 151 3,246,113 6.7% 37,420 0 $2633
?:%Tfiztor Hillsboro 359 10,374,721 6.2% 111,442 0 $21.53
Tigard 226 3,313,116 10.4% 35,859 0 $2427
Tualatin 68 1,263,266 20.5% 10,099 0 $22.28
Wilsonville 59 1,252,446 7.1% 9,476 0 $20.50
Totals 1,379 46,903,725 181,309 288,000

Tualatin and Wilsonville’s Economic Positioning and Goals

The Cities of Tualatin and Wilsonville are proactively pursuing economic development in order to
provide high paying jobs for their residents, strengthen their tax bases, offer quality public services, and
enable general prosperity in the communities. The two Cities’ main economic development plans
relevant to Basalt Creek are shown in Table 7 below.

Table 7 Relevant Economic Development Plans. Source: Cities of Tualatin and Wilsonville.

Economic Development Strategic Plan (2014) e Economic Development Strategy (2012)

Industry Cluster Analysis (2014) e Coffee Creek Master Plan (2007)

Linking Tualatin Market Study (2012)

Southwest Tualatin Concept Plan (2010)
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Target Industry Clusters

Tualatin and Wilsonville have both identified a series of targeted industry clusters. According to
Tualatin’s Industry Cluster Analysis, a cluster is an agglomeration of similar and related businesses and
industries that are mutually supportive, regionally competitive, attract capital investment, encourage
entrepreneurship, and create jobs. For example, 57% of Tualatin’s jobs fall within its five key industry
clusters, which also provide wages that are on average 70% ($35,000) higher than those in all other
industries.

Clusters reflect a community’s strengths and competitive advantages, suggest which sectors of the
economy are most likely to generate jobs in the future, and provide policy makers with guidance about
the types of land, buildings, infrastructure improvements, and other actions needed to grow jobs in the
future.”

Both Tualatin and Wilsonville have determined that they excel in the following three industry clusters®*:
Advanced Manufacturing (and related activities)

This cluster is a significant driver of both cities’ economies. It is Tualatin’s largest cluster, accounting
for 22% of jobs in the city. It accounts for a significant portion of Wilsonville’s economy; computer
and electronic product manufacturing was Wilsonville’s largest industry sector as of 2012, and
includes several of the city’s largest employers such as Xerox, TE Connectivity, and Rockwell Collins.

The Oregon Institute of Technology (OIT), now educating students in the engineering, technology,
management, and health sciences fields from its Wilsonville campus, is an important anchor
institution for the Southwest Metro economy. The Cities are looking for ways to capitalize on OIT’s
presence and to strengthen partnerships between the school and private businesses.

Growth in this cluster will result in ongoing demand for industrial land and buildings in Basalt Creek
and other areas. Freeway access, freight mobility, and access to a skilled workforce will be important
to this cluster’s continued success.

Corporate and Professional Services

This cluster accounts for 12% of Tualatin’s jobs, and was the second-largest industry sector in
Wilsonville as of 2012. Major employers include: Portland General Electric (PGE) and Express
Employment Professionals in Tualatin, and Mentor Graphics in Wilsonville. Growth in this cluster will
result in ongoing demand for office land and buildings in Basalt Creek and other areas. A variety of
locational factors tend to be important to corporate and professional service firms, including: a

2 Wilsonville's EOA uses the term industry “sectors.” The terms cluster and sector are used
interchangeably here
% The economic figures included below are drawn from the Cities’ economic development plans.



skilled workforce, available land or office space, transportation connections, and nearby restaurants
and commercial services.

Health Care and Medical-Related.

This cluster is important in both cities: it is the third-largest in Tualatin and fourth largest in
Wilsonville. Tualatin’s health care cluster is anchored by Legacy Meridian Park Medical Center
(among Tualatin's largest employers), and also includes associated industries such as clinics,
laboratories, physician offices, and assisted living centers. Wilsonville’s largest health care-related
employers (as of completion of the 2012 Economic Development Strategy) were Infinity Rehab and
Avamere, both ambulatory (outpatient) service providers. Wages in this cluster are well above

average.

Because of the diversity of health care businesses, firms in this cluster can operate in health care-
specific zones (such as Tualatin’s Medical Center zone), or general employment zones (such as
Wilsonville’s Planned Development Industrial zone). In some cases, health care firms that serve
smaller, more localized populations can locate in retail/commercial zones.

In addition to the three clusters described above that have been identified as targets for both cities,
Tualatin and Wilsonville have also identified these industry clusters:

Other Industrial Clusters.

Both Cities have identified additional industrial target clusters that could locate in the Basalt Creek
area. Tualatin has identified two other industry clusters likely to generate demand for industrial land
and buildings: food processing and distribution, and wood, paper, printing, and related industrial
activities. Wilsonville identified a number of other industrial business types: light manufacturing and
warehouse/showroom operations; specialty contractors and construction firms; sustainable product
manufacturing and distribution; miscellaneous manufacturing; and wholesale trade.

Growth in these clusters will result in ongoing demand for industrial land and buildings in Basalt
Creek and other areas. Freeway access, freight mobility, and access to a skilled workforce will be
important to these clusters’ ongoing success.

Other Professional and Commercial Services.

Wilsonville’s 2012 Economic Development Strategy also identifies creative services (such as
transportation logistics, legal services, management consulting, and accounting) as a target cluster.
Similar to corporate and professional services, growth in this cluster should result in demand for
office land and buildings in Basalt Creek and other areas.
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Figure 31 Lam Research Facility, Tualatin. Photo credit: Tualatin Chamber.

Sub-Regional Context

Transportation is fundamentally important to these employment areas, and transportation connectivity
has the potential to make a whole that is greater than the sum of its parts by enabling firms to trade
goods and services easily. I-5 is the most important single transportation corridor. The 124™ Avenue
Extension and East-West Connector will also be very important in knitting the employment areas
together. Regional connectivity will be challenged due to the limited access nature of the East-West
Connector. This large agglomeration of employment areas has the potential to create economic
momentum, and also the potential to be a source of competition for the Basalt Creek area. This is
because the areas can project a powerful combined brand, while also competing for individual
employers who are looking for sites.

i
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Figure 32 Major TRP road projects in relatiolnship to the Basalt Creek planning area and planned areas
nearby Source: Fregonese Associates 2014.
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Established Employment Areas

The Tualatin and Wilsonville employment areas have capacity for additional businesses and jobs. To the
west of |-5, Wilsonville’s employment area tends to contain more industrial, manufacturing, distribution,
and flex businesses and buildings; to the east of I-5, a larger share of businesses are office-based
professional service firms, such as Mentor Graphics and Xerox Corporation. However, the zoning is the
same (Planned Development Industrial) throughout the entire Wilsonville employment area.

Planned Employment Areas

Southwest Tualatin, Tonquin Employment Area, and Coffee Creek are planned employment areas
located within the UGB that have yet to be served by infrastructure or see new private development.
Annexation and development in the areas are property-owner initiated. The following summarizes the
current activity in each of the planning areas.

e The Southwest Tualatin concept plan area: Most of the area remains an active quarry; the City
expects this use to continue for an indeterminate period.

e The Coffee Creek industrial area: No development or annexation has taken place in Coffee Creek
since the adoption of the master plan; land assemblage challenges, and lack of City services and a
financing plan to build those services are the primary obstacles to development here.

e The Tonquin employment area is a 300-gross-acre area located in the City of Sherwood. It is planned
for light industrial development with a small amount of ancillary retail/commercial services.

Employment Strengths and Challenges

Basalt Creek’s primary strengths/competitive advantages and challenges vis-a-vis industrial and office
development are as follows:

Strengths and Competitive Advantages

e Tualatin and Wilsonville’s established and successful industry clusters in advanced manufacturing,
professional services, and a variety of other industrial and office-based employment categories.
Large contiguous cluster of existing and planned employment areas.

e Excellent access to I-5, as well as I-205 and Highway 217. Additional transportation strengths include
existing and planned arterial roads, and local and regional transit service provided by TriMet, WES
Commuter Rail, and SMART.

e Educated workforce

e Market success of recent industrial, office, and retail developments
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Challenges

e Vision and regulation. This Concept Plan and subsequent Comprehensive Plan and zoning
amendments need to be in place prior to development.

e Planning, financing, and construction of new infrastructure. This is because roads, water, sanitary
sewer, and other infrastructure for urban expansion areas are expensive. Cities are often focused on
maintaining and improving existing infrastructure and therefore do not budget to make extensive
extensions. Developers of individual sites typically cannot afford to build out a comprehensive set of
infrastructure to serve multiple properties.

e Lot ssizes and property aggregation. There is a mix of large and small lots throughout the Basalt
Creek area. The time and cost required to secure properties from multiple parties in order to
aggregate developable industrial or office properties of adequate size can be a significant deterrent
to developers.

e Natural features including wetlands and slopes. Basalt Creek and its surrounding slopes and wetland
areas run north-south through the planning area, dividing it into east and west sections.

e The market for new office development continues to be slow. However, the planning area will not
be ready for private development for several years, which may allow enough time for this market to

recover.

Housing Market Analysis

Demographic Context

The City of Tualatin, compared to the Portland Metropolitan Statistical Area (MSA), has a higher
percentage of family households (two or more related people), larger average households, higher
household incomes, and higher per capita incomes. A larger share of residents has college degrees
(42.3%) and is employed in white collar jobs (67.5%) compared to the region. Tables Table 8, Table 9
and Table 10 provide additional perspective on the demographics of the subject cities compared to the
Portland MSA.

Wilsonville, compared to the Portland MSA, has a higher percentage of family households and smaller
households--likely because the city has a higher share of young households (in the 25-34 age category)
and seniors, Baby Boomers, and retirees. Each age group has different housing preferences. Wilsonville
also has a larger share of residents with college degrees (39.3%) and white collar jobs (70.1%).%

While the Basalt Creek market area includes both Tualatin and Wilsonville, its demographics are
generally more similar to those in Tualatin. When compared to the Portland MSA, the market area has a

% Data shows information about jobs held by residents of the given geographical areas, not the jobs
within those areas



higher percentage of family households, larger households, higher household and per capita incomes,
more residents with college degrees, and more residents who work in white collar jobs. In general,
these demographics are favorable to housing development in the Basalt Creek area; they also reflect the

types of residents most likely to locate in the planning area.

Table 8 Demographic Summary of the Basalt Creek planning area. Source: ESRI Business Analyst, Leland

Consulting Group. 2014 Data except where noted.

Tualatin Wilsonville
Comparison More families Fewer families
to Portland Larger HHs Smaller HHs
MSA: Higher HH Income More Gen Y

Higher PC Income More Boomers
More college degrees

More white collar emp.

More low-income HHs
More college degrees
More white collar emp.

Basalt Creek

More families
Larger HHs

Higher HH incomes
Higher PC incomes
More college degrees
More white collar emp.

Table 9 Demographic Summary of the Basalt Creek planning area (Continued). Source: ESRI Business

Analyst, Leland Consulting Group. 2014 Data except where noted.

Tualatin Wilsonville

Demographic Attribute

Population

Basalt Creek ‘ Portland MSA

Number of Households

Family Households (2010 Census)

Household Size (Average)

Household by Size (2010 Census)

1 and 2 person

3 and 4 person 25%

7%

5 + person

$59,812

Median Household Income

Per Capita Income

Population By Age

Oto 24
25-34
35-44

45to 54

55to 64
65 +
Median Age

$57.,441

$30,135

32%

15%

fsbﬂ,r,apt Cree,{

roncedl Plg,

14%
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Table 10 Demographic Summary of the Basalt Creek planning area (Continued). Source: ESRI, Leland
Consulting Group. 2014 data except where noted.

Education and Employment

Less than High School 9.7% 8.0% 8.0% 9.4%

High School or Equivalent 16.5% 20.4% 18.2% 22.1%

Associate's or some college 31.5% 32.3% 32.5% 34.2%

Bachelor's or Advanced Degree 42.3% 39.3% 41.3% 34.3%
Occupation

"White Collar" 67.5% 70.1% 69.3% 63.1%

"Blue Collar" 11.3% 14.1% 13.5% 19.5%
Housing

Median Home Value $331,190 $349,927 $337,289 $275,516
Housing Tenure

Owner Occupied Housing Units 51.9% 43.4% 55.0% 56.2%

Renter Occupied Housing Units 42.6% 50.5% 39.8% 37.7%
Key: Low High

Finally, the South Tualatin residential neighborhoods immediately to the north of Basalt Creek reflect
many of the demographic attributes typical of Tualatin’s population. The neighborhoods—including low
volume local roads, street trees, parks, and schools—create a positive environment for residential
development within the Basalt Creek area, particularly along the northern edge.

Recent Housing Development

Table 11 below shows the recent residential permitting trends in the cities of Tualatin and Wilsonville,
and in Villebois, a master-planned community in Wilsonville. Villebois is shown here because: it is the
largest master planned community (482 acres) that has been developed recently in the Southwest
Metro area; it is a defined area that has been planned to include a range of housing, parks, and
commercial services; due to its success in the marketplace in recent years, housing absorption has been
relatively rapid (adjusting for the recession), and many houses sell for a premium when compared to the
competition in other areas. Naturally, recent housing built in these areas provides one benchmark from
which to estimate future demand.

As Table 11 shows, the housing types that have been permitted and built in these areas correlate
closely to the types of people and households who live there; the housing types also likely reflect zoning
and other regulatory and market forces. Recent housing permitted in Tualatin is composed largely of
large- and medium-lot single-family housing. No small lot single-family housing (lots smaller than 4,000
square feet) or attached single-family housing has been permitted since 2004. About 20% of the recently
permitted housing in Tualatin is multifamily—market rate and affordable apartments, condominiums,
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and senior housing. Very little existing multifamily housing is located in the neighborhoods immediately

north of Basalt Creek; most of Tualatin’s multifamily housing is clustered further north near downtown
Tualatin, between Tualatin-Sherwood Road and Avery Street, and the Bridgeport Village area. The
majority were built prior to 2000, although the 367-unit Eddyline at Bridgeport (under construction) is
notable exception. Historically, this multifamily share is relatively typical; multifamily has comprised
about 20% of total housing in many communities during the past five decades.

Wilsonville’s housing is more diverse and features a significantly higher percentage of small lot single-
family and multifamily housing, and much less large- and medium-lot single-family housing. Again, this
likely to due to market, demographic, and regulatory reasons. The broad housing mix reflects the
presence and growth of the four “S groups” in Wilsonville: seniors, singles, single-parent households,
and starter households. The large multifamily share (66%) is partially due to the large number of new
20- and 30-something households recently formed, which will slow in coming years. Villebois’ housing
mix is similar to that in Wilsonville overall. However, during the time period surveyed (2000 to 2012) a
larger percentage of small-lot single-family homes, townhouses and duplexes were built in Villebois,
along with a smaller percentage of multifamily housing. Villebois’ developers and National Association
Realtors (NAR) surveys show that most American households, Baby Boomers included, prefer single-
family homes over multifamily homes, but that they are quite open to smaller lot and home sizes,
especially when the surrounding neighborhood is attractive and walkable.

Table 11 Residential Development in Tualatin and Wilsonville by Housing Type. Sources: HUD; City of
Wilsonville, New Home Trends, Leland Consulting Group. Due to data availability, Table 12 shows
housing built in Tualatin between 2004 and 2014; and permits issued in Wilsonville between 2000 and
2012.

Large Lot Single Family 44% 9% 8%
Medium Lot Single Family | 36% 10% 8%
Small Lot Single Family 0% 12% 35%
Attached Single Family 0% 2% 6%
Multifamily 20% 66% 43%
Total 100% 100% 100%

Retail/Commercial Market Analysis

In addition to new residents and employees that may locate in the Basalt Creek area, the residents of
the Tualatin neighborhoods located immediately to the north are important sources of support for

retail. Residents spend more of their retail dollars locally than employees or passersby, and therefore
are generally a more important source of demand for retail goods and services. Approximately 4,000

a

is

of
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households live in the area between Norwood Road and Tualatin-Sherwood Road. These households
already have other places to shop, particularly on and near Tualatin-Sherwood Road. However, based on
existing traffic counts and interviews with residents and developers, it is clear that some of these
residents are already accustomed to driving south through the Basalt Creek area to access I-5 or other
destinations.

Retailers also look at traffic counts as an important demand indicator, since retail relies on pass-by
traffic for support. Boones Ferry Road carries average daily traffic (ADT) of about 15,000 in 2014%,
which is high enough to suggest that it will be a good retail location in the future. Traffic counts on
Grahams Ferry Road are below 6,000 ADT, and therefore it is likely to be a less desirable retail location.
Traffic counts such as these likely reflect trips being made by residents and employees of the Southwest
Metro area and beyond. The 124™ Avenue Extension, which will be built to the western edge of the
study area, and the planned East-West Connector Road that will run across the study area, are also
important transportation arterials along which retail will seek to locate. A prime location for retail may
be at the intersection of Boones Ferry Road and the East-West Connector Road.

% Source: ESRI Business Analyst, 2014

: ,«*’5“ - .'-i’*%hh_,,f 58



VI. Infrastructure

The objective of this section is to identify existing stormwater, wastewater conveyance and treatment,
and potable water infrastructure that could be used to provide services for the Basalt Creek planning
area. Existing jurisdictions and service agreements are also described, in addition to discussion of
important areas of special consideration in and near existing receiving waters.

Policy Guidance on Infrastructure

The discussion in this section is framed by the Cities’ desire to have a better understanding of how
provision of services such as wastewater collection and treatment and potable water distribution
serving Basalt Creek can function in the most efficient and economical manner.

Specifically the Cities are interested in determining, from a technical standpoint, if wastewater can be
conveyed and treated more efficiently and cost-effectively by relying on gravity or if pump stations are
more appropriate. This should consider improvement costs related to the collection systems (such as
incremental pipe capacity needs in both cities; pump station construction, long term operations and
maintenance costs; and treatment capacity needs at both treatment plants). Should pump stations be
less desirable from a technical standpoint, what are non-technical issues that would need to be
resolved? Part of answering this question is to identify where specific areas of Basalt Creek naturally
drain and whether it makes sense from a technical point of view for wastewater to cross jurisdiction
boundaries. This evaluation raises a policy question for the City of Wilsonville of whether or not they
are willing to collect and treat wastewater that could be generated by land outside of their City
supposing the service lines and jurisdictional lines are not the same.

Additionally, the Cities desire to evaluate and determine if there are efficiencies for the water system if
the source of water is from the Willamette River. Another topic to explore is if it is a good idea to
interconnect the two systems. The Cities are asking if it makes more sense to provide water services to
Basalt Creek from the south rather than from the City of Tualatin’s existing system. This exploration
presents another policy question for the City of Tualatin about accepting water from the Willamette
River.

Stormwater Infrastructure

Existing stormwater infrastructure within the Basalt Creek planning area consists of roadside drainage
ditches and culverts. Culverts in the planning area are under the jurisdiction of Washington County and
range from 12 to 30 inches, as shown in Figure 33. It is assumed that the existing culverts may not have
capacity for future urban conditions and will need to be upsized to provide adequate capacity for runoff
from new impervious areas, unless onsite detention or infiltration is required. Roadway drainage for
SW Boones Ferry Road was recently transferred from the jurisdiction of Oregon Department of
Transportation (ODOT) to that of Washington County, but the County does not yet have the
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geographical information system (GIS) data available. Culverts to the south of the planning area are part
of the City of Wilsonville stormwater system.

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

Existing stormwater drainage basins based on existing topography and infrastructure are also shown in
Figure 33, along with Oregon State Planning Goal 5, Significant Resource Areas near receiving waters. As
can be seen in Figure 33, large portions of the planning area are Significant Resource Areas. The City of
Tualatin has jurisdiction over the stormwater conveyance system to the north of the planning area.

The City of Tualatin is a co-permittee of Clean Water Services (CWS) watershed-based National Pollutant
Discharge Elimination System (NPDES) permit, which includes the municipal separate storm sewer
system (MS4) stormwater discharge permit. The City of Tualatin owns and operates the stormwater
system within the city.

The City of Wilsonville owns and operates the public stormwater conveyance system to the south of the
planning area. The City of Wilsonville is an NPDES MS4 co-permittee with Clackamas County and twelve
other cities and service districts within the County (Permit Number 101348).

The City of Wilsonville’s 2012 Stormwater Master Plan identifies a capital improvement project to
restore a portion of the Basalt Creek channel to increase capacity to accommodate impacts caused by a
reverse grade south of Day Road near the Commerce Circle area. The project is programmed for mid-
term (6 to 10 years) implementation in the July 2014 Prioritized Stormwater Capital Improvement Plan
(July 2014 Prioritized Project list). The master plan also identifies a regional detention facility to serve an
area that includes the Basalt Creek planning area. This project is identified in the July 2014 Prioritized
Project List as a long-term project (10 to 20 years).

Locations where stormwater runoff from the Basalt Creek plan area could connect to existing
stormwater infrastructure in the future are shown in Figure 33 and summarized in Table 12. Should
these locations be considered to receive stormwater discharge from the Basalt Creek plan area, the
downstream conveyance system will need to be evaluated for capacity and condition.

Wastewater Infrastructure

Currently, no sewer service is provided to the planning area. Existing homes are, therefore, assumed to
be using individually permitted and managed septic systems, but a public records request has not been
made to confirm this assumption for each property in the planning area.

Wastewater Collection and Conveyance

Wastewater conveyance to the north of the planning area is under the jurisdiction of the City of
Tualatin, who maintains a service agreement with CWS for wastewater collection and treatment at the
Durham Advanced Wastewater Treatment Facility located at 16060 SW 85th Avenue in Tigard, a straight
line distance of approximately 2.5 miles north of the Basalt Creek planning area. The City owns the
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wastewater conveyance system (up to 18-inch diameter) within the City, while CWS owns larger pipes,
pump stations, force mains, and treatment facilities.

Eight gravity mains exist near the north planning area boundary and could provide connection points for
wastewater from the Basalt Creek plan area into the Tualatin collection system. The 200 gpm Victoria
Woods Pump Station and associated force main are also located just to the north of the planning area
boundary, west of the southern end of SW Eno Place. From these connection points, wastewater flows
by gravity toward the treatment plant, crossing the Tualatin River via the Lower Tualatin Pump Station in
Tualatin Community Park and associated force main. Pumping would be required to lift flows from the
planning area into the existing gravity system.

Wastewater conveyance to the south of the planning area is under jurisdiction of the City of Wilsonville.
Wastewater from the City of Wilsonville is conveyed to and treated at the Wilsonville Wastewater
Treatment Plant located at 9275 SW Tauchman Street, approximately 3.2 miles south of the planning
area.

The City of Wilsonville’s Coffee Creek Industrial Area Plan identifies a new sanitary main line to be
constructed in a future segment of Kinsman Road between Ridder and Day Roads. These lines are
intended to provide conveyance of wastewater within the Coffee Creek area and are also intended to
serve flows from the Basalt Creek planning area. Three existing possible connection points into the
Wilsonville collection system were also identified. From these connection points, wastewater flows by
gravity to the Wilsonville Wastewater Treatment Plant. The ongoing Sanitary Sewer Collection System
Master Plan project has analyzed a range of flows from the planning area to identify trunk capacity, pipe
size, and improvements needed to accept flow from the planning area. Connection Point 10 at Pioneer
Road in Commerce Circle would require a lift station to deliver flow from the planning area into the
Wilsonville system.

A brief description and location of the eight potential points of connection to the Tualatin conveyance
system and three existing potential points of connection to the Wilsonville conveyance systems are
shown in Figure 34 and summarized in Table 13. Wilsonville’s planned sanitary main line in Kinsman
Road is also shown in Figure 34.

Consideration of the Basalt Creek Planning Area in Sanitary Sewer Master Plans

The Tualatin Sanitary Sewer Master Plan Update has been put on hold until the Basalt Creek planning
process is complete. The City of Wilsonville is in the process of updating its Sanitary Sewer Collection
Systems Master Plan (MSA, 2014) and is including Basalt Creek as a contributing area. The resulting
updated master plans will identify improvements needed to increase the capacity of each system to
convey flow from the Basalt Creek planning area.

Clean Water Services conducted a system capacity evaluation to accept flows from the Basalt Creek
planning area and the SW Concept Plan Area in addition to flows from the City of Tualatin (CH2M HILL,
2012). This study assumed that flow contributions would be routed to the Sherwood trunk line (located
north of Tualatin-Sherwood Road) rather than through local service lines. A lift station would be
required to convey flow from the Basalt Creek area to the Sherwood trunk line. The distribution of flow
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to each of the cities and where connections need to be made will be determined as part of the Basalt
Creek Concept Plan.

Wastewater Treatment

The nearest treatment facility to the north of the planning area is the CWS Durham Advanced
Wastewater Treatment Facility (AWTF). This facility currently receives about 22.6 million gallons per day
(mgd) in dry weather flow (CWS, 2013). Future flow projections, updated in 2011, did not include any
areas outside of the existing Durham AWTF service area (CH2M HILL, 2011). Therefore, treatment of
Basalt Creek wastewater flows at the Durham facility will require review of the plant capacity and
analysis of impacts to level of service within the existing service area. In addition, expansion of the
service district area to include the Basalt Creek planning area (or any portions thereof) needs to be
evaluated.

The nearest treatment facility to the south of the planning area is the City of Wilsonville Wastewater
Treatment Plant (WWTP). This facility was recently expanded to an average dry weather flow capacity of
4 mgd, with flow projections and design bases of improvements accounting for an ultimate buildout
capacity of 7 mgd. The current 4 mgd is capacity designed to accommodate growth within the current
city limits, and the 7 mgd buildout capacity is designed to accommodate additional growth areas outside
the city limits. Expansion to 7 mgd can be achieved by adding a third primary clarifier and adding a
membrane bioreactor to the aeration basins. Approximately half (300 acres) of the Basalt Creek
planning area (identified as the “North Wilsonville” area in the technical assessments) was accounted
for in the year 2030 buildout capacity assessment (7 mgd). Early development of the Basalt Creek
planning area, in conjunction with other planned developments will require review of the timing of the
next WWTP expansion phase.

Potable Water Infrastructure

The delivery of potable water to customers is impacted by many factors. Of the many requirements,
pressure and flow are two that are closely tied and impact all water infrastructure decisions. Residential
water service typically has a minimum pressure of 30 pounds per square inch (psi) and a maximum
dictated by plumbing code of 80 psi. The pressure in a gravity fed system similar to the Wilsonville and
Tualatin systems is constantly fluctuating based on the demand on the system at any given time. As
demand goes up, reservoir levels go down, causing pressure in the system to be reduced. When demand
reduces, water is placed/pumped back into the reservoirs, bringing the system pressure back. Storage
requirements on a system are driven by customer demand and fire flow requirements because these
reservoirs are not only providing system pressure, but also emergency storage.

In order to evaluate how the Basalt Creek area will be served with water, the existing City of Wilsonville
and City of Tualatin Water Master Plans were reviewed. Below is a summary of the information
gathered from those reports, and how that might impact water service to the Basalt Creek planning
area.
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City of Tualatin

The City of Tualatin water system currently provides drinking water to approximately 26,000 people,
through 6,700 residential, commercial, industrial and municipal connections. The system consists of four
hydraulically connected pressure zones that include five steel storage reservoirs with a combined
storage capacity of 13 MG. A sixth storage reservoir with an additional 1.0 MG capacity (in level C) is
anticipated to be online in fall 2015. The water supply is purchased wholesale from the Portland Water
Bureau with a maximum available capacity of 10.8 mgd. The current (2013) MDD is 9.5 mgd, providing
approximately 1.3 mgd of excess capacity at this time. Projected MDD in 2039, without the Basalt Creek
planning area, is 14.2 mgd. Table 14 shows the City’s existing pressure zones.

City of Wilsonville

The City of Wilsonville’s water system currently provides drinking water to approximately 21,000
people. The system consists of three hydraulically connected services areas (A, B, and C) supplied by
three steel storage reservoirs and a small underground concrete reservoir (Charbonneau) with a
capacity of 7.6 million gallons (MG). Table 15 shows the capacity and hydraulic grade of each of the
pressure zones.

The water supply source is the Willamette River Water Treatment Plant jointly owned by the City of
Wilsonville and the Tualatin Valley Water District (TVWD). The plant has a current rated capacity of 15
mgd, but the buildings and piping and some of the unit processes were designed for an ultimate supply
capacity of 70 mgd, with Wilsonville owning 20 mgd and TVWD owning 50 mgd of that capacity. The
plant was designed for on-site expansion. TVWD sold 5.0 mgd of treated water capacity to the City of
Sherwood in 2006. Based on Wilsonville’s 2012 Water Master Plan, projected (2020) maximum day
demands (MDDs) for the plant is 14.9 mgd, which includes the 5.0 mgd delivery to Sherwood, plus a 0.75
mgd allowance for new industrial users.

Basalt Creek Planning Area

The Basalt Creek planning area currently has no municipal water infrastructure in place. The area
topography ranges from approximately 250 feet above mean sea level (msl) to a maximum elevation of
350 feet msl. Based on the topography, the Basalt Creek planning area could be served from the south
through The City of Wilsonville’s distribution system (Pressure Zones B and C) or from the north through
the City of Tualatin’s distribution system from Pressure Zone B and C. Lower elevations of the Basalt
Creek planning area (below elevation 285) can be adequately served by Wilsonville’s Pressure Zone B
through existing 15-inch and 18-inch distribution lines that are adjacent to the area. A political factor in
determining service boundaries is Tualatin’s requirement for a public vote before switching to water
supply from the Willamette River; the City currently receives its potable water primarily from the Bull
Run reservoir near Mount Hood. A vote would only be required if Willamette River water was used to
serve a part of Basalt Creek that ended up within Tualatin’s jurisdiction.

Tualatin’s and Wilsonville’s Pressure Zone C reservoirs are located adjacent to each other on the East
Side of I-5. The I-5 pipe crossings that connect to these reservoirs are in different locations. Analysis




needs to be completed to determine if the existing pipe configurations from each of these reservoirs
provide adequate pressures to serve the higher elevations of Basalt Creek with emergency water
demands. To provide for the additional flow to these higher elevations, it may be necessary to add
booster pumping capacity within each City’s water system. The City of Wilsonville master plan identifies
a future I-5 crossing for their Zone C reservoir as well as a future Pressure Zone D reservoir that would
address pressure needs to the higher elevations. Figure 35 identifies the potential pressure zones and
existing adjacent infrastructure.
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Table 12 Potential Points of Connection to Existing Stormwater Facilities for the Basalt Creek planning

area. Source: CH2M Hill 2014.

l\/ll[a)p Description Location Outlet

1 12-inch PVC 112t Ave. Qutfall at SW Cowlitz Dr. to Kolk Pond,
approximately 900 feet from planning area.

2 12-inch PVC 109" Ave. and in Helenius ~ Detention facility at SW Helenius Rd. between

Rd. to the east of 109" Ave. and SW 108™ Ave.

3 12-inch PVC 108™ Ave. Connection Points 3 through 6 all outlet to

4 ) N Basalt Creek, which runs through the eastern

12-inch PVC 1067 Ave. portion of the planning area. The outfall is

5 12-inch PVC Helenius Rd., east of 106t located west of Lodgepole Rd. Basalt Creek

Ave. runs south through the planning area, then
through piped and natural channels for

6 12-inch PVC Grahams Ferry Rd. at approximately 3 miles to the confluence with

Whitebark Ln. and at Coffee Lake Creek, which then flows another

Helenius St. 1.5 miles through natural and straightened
channels to the Willamette River. Basalt Creek
forms a part of the City of Wilsonville’s
stormwater drainage system.

/ Detention and/or ~ South of Eno PI. and Erio Both facilities outlet to Basalt Creek.

water quality PI.
facilities
8 15-inch ADS Boones Ferry Rd. at Stono  Connection Points 8 through 10 ultimately
Dr. outfall to a natural watercourse approximately
9 . 0.5 mile to the north of the planning area near
15-inch CSP Stono Dr. between . Columbia Dr. and Chehalis St. in Tualatin. This
Boones Ferry Rd. and 89"\ atercourse then flows north for approximately
PI. 2.5 miles through natural and piped

10 18-inch CSP 89t P conveyance to the Tualatin River.

M 12-inch CSP Mandan Dr. Qutfalls at the Chieftain/Dakota Greenway
outfall to a natural watercourse, which then
flows 2.6 miles northeast to the Tualatin River.

12 12-inch capped  Clay Rd. Capped lateral connects to 12-inch main line in

lateral (N) Clay Rd., which connects to private 12-inch
line. This system outlets to a tributary of Coffee
Lake Creek.
13 42-inch pipe Cabhalin Rd. south of Outlets to a tributary to Coffee Lake Creek, 3.4
Coffee Creek Correctional  miles upstream of the Willamette River (via
Facility natural and straightened reaches).
14 12-inch capped Intersection of Grahams Two capped laterals connected to 12-inch main
laterals (N and E)  Ferry Rd. and Clay Rd. line in Grahams Ferry Road. Outlets to Basalt
Creek tributary crossing north of Day Rd.
15

12-inch capped
laterals (E)

Grahams Ferry Rd.
between Clay Rd. and Day
Rd.

Two capped laterals connected to main line in
Grahams Ferry Rd, connected to 12-inch main
line, which outlets to Basalt Creek tributary



l\/ll[a)p Description Location Outlet

crossing north of Day Rd.

16E 12-inch and 15- Day Rd, east of Grahams 12-inch pipe connects curb inlets east and west
and inch pipe Ferry Rd. of Basalt Creek culverts to 15-inch main line,
16W which outlets to detention/water quality facility

west of the Basalt Creek culverts, then
connects to open and piped Basalt Creek
channel to join Coffee Lake Creek after
approximately 2 miles, which then flows an
additional approximately 1.75 miles to the
Willamette River.

ADS = Advanced Drainage Systems; CSP = corrugated steel pipe; PVC = polyvinyl chloride.
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Anticipated future location
of new S8 main under
Kinsman Rd.

extension

Mo Resource

‘Water Area and Wetland
[ wildlife Habitat
0 Water AreafWetland&FAWW Habitat
Bl significant Natural Area

(444 100-year Floodplain

——\Wisonville Wastewater System

O Wilsonille Wastewater Vault
CWS(Tualatin Wastewater System
CWS/Tualatin Wastewater Pump Stations
CONTOUR_SFT
Strests

~ Stream channels

=== Delineated Drainage Basin

@ Patential Point of Connection to Existing
System (see Table 2)

"| FIGURE 2

Existing Wastewater Infrastructure
Basalt Creek Planning Area

CH2ZMHILL.

Figure 34 Map of Existing Wastewater Infrastructure near the Basalt Creek planning area. Source: CH2M

Hill 2014.
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Table 13 Potential Points of Connection to Existing Wastewater Systems for the Basalt Creek planning

area. Source: CH2M Hill 2014.

Map ID

Facility Description

1

2
3
4
5

o~

10

1

10-inch gravity main
8-inch gravity main
8-inch gravity main
8-inch gravity main

Victoria Woods Pump
Station

8-inch gravity main

8-inch gravity main

8-inch gravity main
18-inch gravity main

8-inch gravity main

12-inch gravity main

Location
112 Ave.
109" Ave.
106" Ave.
Grahams Ferry Rd. @SW Helenius Rd
Eno PI.

Boones Ferry Rd.

Southwest of the intersection of Norwood Ave. and 89t
Ave.

Vermillion Dr.
Garden Acres Rd.

Boones Ferry Rd. at Pioneer Court (Commerce Circle
area)

West of Commerce Circle




Tualatin Zog.nmm
Pump Station and |§
B Level Reservoirs

To Wilsonville and
i Tualatin C-Level
Reservoirs

(T
Senrrianning Area

No Resource

Water Area and Wetland
I wildiife Habitat
00 Water Area/Wetland&F/AW Habitat
B significant Natural Area

CONTOUR_SFT
Streets
——— &tream channels
= \Afisonville Pressure Zone C Boundary
12" Tualatin Water Line
= w 18" Wilsonville Water Line
- = 12" Wilsomdlle Water Line

s 16" Wilsonville Water Line
Note: Any Lines Below 12" are not shown on this map

=u__.=_u:=_u
i '
Fom

FIGURE 3

Potable Water
and Water Pressure Zones
Basalt Creek Planning Area

CH2MHILL.

Figure 35 Map of existing potable water infrastructure and water pressure zones in and near Basalt

Creek planning area. Source: CH2M Hill 2014.
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Table 14 City of Tualatin Water System—Existing Pressure Zones. Source: CH2M Hill 2014.

Maximum/Minimum Hydraulic

Grade Line Storage Volume
Pressure Zone (feet mean sea level) (million gallons)
A 295 7.2
B 399 50
C 506 1.8
Bridgeport 360 -

Table 15 City of Wilsonville Water System—Existing Pressure Zones. Source: CH2M Hill 2014.

Static Hydraulic Grade Line Storage Volume

Pressure Zone (feet mean sea level) (million gallons)
A 320 0.6
B 400 5
C 506 2
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VIl. Transportation

This section documents the existing transportation system and presents the planned transportation
system developed as part of the Basalt Creek Transportation Refinement Plan (TRP). The purpose of the
TRP was to identify a major transportation connection between 99W and I-5, in furtherance of the I-
5/99W Connector Studies which call for additional east-west traffic alternatives. The plan provides 18
transportation investments broken into short, medium and long term phases, all of which are critical to
ensuring that the transportation network functions at acceptable levels over time. The key element is
the East-West Connector to 124" Avenue extension. This section discusses the pedestrian and bicycle
existing and planned facilities, the current transit system and planned improvements to transit, and
details the motor vehicle conditions for base year (2010) and future year (2035) conditions based on the
Basalt Creek TRP.

Motor Vehicle System

This section documents base year and future year motor vehicle demand, presents intersection
operations, and describes the planned improvements for the motor vehicle system.

Motor Vehicle Demand

Existing a.m. and p.m. peak hour (2010) motor vehicle volumes in the Basalt Creek planning area were
collected for the Basalt Creek Transportation Refinement Plan, the SW 124™ Avenue Extension Study,
the Tualatin TSP, and the Wilsonville TSP. The 2010 volumes, along with percentage of truck traffic, are
displayed in Figure 36. These plans applied the Metro Regional travel demand model to estimate 2035
future year p.m. peak hour motor vehicle volumes. The resulting 2035 volumes are displayed in Figure
37.

The Basalt Creek Transportation Refinement Plan applied the Metro regional travel demand model
(2009 RTP), which provides estimates of both existing year (2005) and future year (2035) p.m. peak hour
trips entering and exiting Transportation Analysis Zones (TAZs). TAZs divide the Portland Metro region
into areas that represent sources of vehicle trips within the area, based on a combination of the
roadway network, land use information, the Urban Growth Boundary (UGB), zoning, and comprehensive
plan designations. Because the demand model covers both TAZs within and around the Basalt Creek
planning area, the 2035 model volumes account for both local and regional growth.
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As shown in Figure 38, the Basalt Creek planning area is made up of three TAZs. Table 16 provides model
trip p.m. peak hour estimates for each of the three TAZs. Between 2005 and 2035, the planning area is
expected to generate an additional 2,255 trips—a 460% increase from the 2005 estimate of 490 trips.

FROBASH

.........

-y

o -

-

GARDEN ACRES

[1 Urban Growth Boundary
[ Basalt Creek Planning Area
"] Basalt Creek TAZs

@ TAZ Reference Number

Figure 38 Basalt Creek planning area TAZ Structure. Source: DKS Associates 2014

Table 16 Basalt Creek planning area Estimated PM Peak Hour Trips?. Source: DKS, Metro.

2005 2035
Entering Exiting  Total Entering Exiting  Total
1 99 267 366 308 559 867
2 50 32 82 528 416 Q44
3 27 15 42 506 428 934
Total 176 314 490 1,342 1,403 2,745

2 Within Metro's regional model, TAZs 1-3 are represented by regional TAZs 1019, 1013, and 1014,
respectively.
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The growth between the 2005 and 2035 model volumes was interpolated to represent model growth for

the smaller 2010-t0-2035 time increment. This interpolated growth was added to the base year (2010)

traffic volumes shown in Figure 36, resulting in the forecast 2035 volumes shown in Figure 37.

Motor Vehicle Operations

Based on the volumes shown in Figure 36 and Figure 37, previous planning studies have documented

motor vehicle conditions near the Basalt Creek planning area for existing conditions and for the future

planning horizon year 2035. The 2035 motor vehicle conditions assume that the 18 projects in the Basalt

Creek Transportation Refinement Plan’s Action Plan, shown in Table 18 and Figure 39, will be

constructed by 2035.% The resulting 2010 and 2035 p.m. peak hour intersection operations are shown

in Table 17.

Table 17 P.M. Peak Hour Motor Vehicle Operations. Source: DKS Associates, Metro 2014,

I-5 NB/Elligsen Rd #
I-5 SB/Elligsen Rd #

Boones Ferry Rd/95th Ave A
Boones Ferry Rd/Day Rd #
Boones Ferry Rd/Ibach St* ©

Grahams Ferry Rd/Clutter Rd* ©

Grahams Ferry Rd/Day Rd #

Grahams Ferry Rd/East-West
Arterial A

Grahams Ferry Rd/Tonquin Rd #

124th Ave/Tonquin Rd P

Bolded and Red indicates intersection does not meet mobility targets

ODOT

OoDOT

Washington
County
Washington
County
Washington
County
Washington
County
Wilsonville
Washington
County
Washington
County
Washington
County

0.85
0.85

0.99

0.99

0.99

0.99
D
0.99

0.99

0.99

O >

A/B

Worst mainline LOS/worst side street LOS reported for unsignalized intersections
*Existing year is 2011 for these intersections

AOperations from: Basalt Creek Transportation Refinement Plan, November 2012.
B Operations from: Tualatin Transportation System Plan, February 2013.
€ Operations from: Wilsonville Transportation System Plan, June 2013.

0.55
0.60

0.84

0.64

0.70

0.31
0.55

0.44

O w

P Operations from: SW 124 Ave Extension Traffic Impact Analysis Hybrid Scenario Report, January 2013.

2 Not all 18 projects may be included in the 2014 financially constrained RTP project list.

0.82
0.89

0.87

0.99

0.98

>1.50
0.95
1.00

0.88

>1.50
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As shown in the above table, five of the ten study intersections are expected to operate worse than the
accepted level of mobility in the 2035 p.m. peak hour.?® While the mobility target shown for the I-5
ramps is 0.85, it may be increased to 0.90 if it can be shown with at least 95 percent probability that
queues will not spillback onto the mainline or to the portion of the ramp needed for safe deceleration.
Therefore, it is possible that the I-5NB/Elligsen Road intersection may meet the mobility target if
gueuing is not an issue. Further study is needed for a higher level of certainty.

It is important to note that the forecasting for Basalt Creek Transportation Refinement, 124th Avenue
Analysis, and the two city TSPs was performed using earlier versions of the regional travel demand
model that assumed more intense development in Basalt Creek and other adjacent areas. The regional
model has since been updated (with Metro's "Gamma" model version, for the 2014 Regional
Transportation Plan). While the new model was not used for the analysis summarized in this report, it is
significant that the overall trip numbers for the planning area are lower due to a decreased forecast for
housing units and retail jobs (which produce far more trips than industrial or other commercial
employment). This decreased trip forecast (Table 18), in combination with a concept plan that will
strategically consider appropriate land uses, multimodal transit networks, local road connections and
existing plans for road expansions, will likely mitigate some of the operational deficiencies shown in
Table 17.

Table 18 Comparing Housing and Employment Forecasts for 2025 in the Basalt Creek planning area.
Source: Metro 2014.

Forecast used in

Basalt Creek TRP 1386 467 581 1514 2562

(Beta Version)

New Forecast 1214 46 427 1843 2316

(Gamma Version)

Change between
Beta and Gamma -172 -421 -154 +329
forecasts

The 124" Avenue extension is planned to be a five lane roadway; however, the operations shown for the
124" Avenue/Tonquin Road intersection assume 124™ Avenue as a three lane facility. As a five lane
facility, it is possible that the intersection may meet the mobility target.

At the time of the Basalt Creek Transportation Refinement Plan, the 2035 operational analysis assumed
that the East-West Connector (i.e., 124™ Avenue south of Tonquin Road) would be located north of
Tonquin. However, the arterial is currently planned to be located south of Tonquin. Therefore,
operations in Table 17 may vary—especially the Grahams Ferry Road/East-West Connector and Grahams
Ferry Road/Tonquin Road intersections—assuming the south alignment of the arterial.

% Operational issues may also exist in the a.m. peak hour for one or more of the study intersections.
Morning peak hour analysis was not available for this study.
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Basalt Creek Transportation Refinement Plan Projects

The Basalt Creek Transportation Refinement effort included a recommendation for phased investments
to support regional and local transportation needs through 2035. The resulting Action Plan includes the
projects shown in Table 18 and Figure 39. Analysis showed that the entire set of projects would be
needed to support the local and regional growth reflected in the adopted 2035 RTP model (discussed
earlier), and all projects on the list are included in the assumed network on which the operations results
shown in Table 17 were based.

The Action Plan project list represents the transportation framework needed to accommodate the RTP’s
future growth assumptions. However, this framework is different from a list of “reasonably likely”
projects (i.e., projects from a financially constrained plan) that would inform a Transportation Planning
Rule analysis that would support changes to comprehensive plan/zoning designations. Table 18 includes
information on whether each project is identified in the Federal RTP (i.e., reasonably likely) or whether
the project was from the State RTP or another source (i.e., not reasonably likely).

Major capacity improvements beyond those listed in Table 18 are not anticipated. Therefore, the trips
generated in the study area, as shown in Table 16, are considered “sideboards” for the Basalt Creek
planning area, meaning that trip generation lower than these totals should allow the Action Plan
network to operate acceptably in 2035. Within this framework, the East-West Connector is a special
case requiring further discussion.

East-West Connector Considerations

While the East-West Connector project is not part of the federal financially constrained project list in the
adopted RTP, the first phase of this facility has been fast-tracked and funding has been identified for
construction between 124™ Avenue/Tonquin Road and Grahams Ferry Road and is recommended to be
included in the 2014 financially constrained RTP list. Therefore, this section (part of Washington
County’s 124™ Avenue Extension project) can be considered “reasonably likely” for TPR purposes.

Partner agencies on the Basalt Creek Transportation Refinement Plan identified key characteristics that
should be included in the East-West Connector in order to support development. These included:

e Design for 45 mph and posted speed limit of 45 mph
e Access spacing of one-half mile to one mile

This means the only accesses provided within the study area would occur at the Grahams Ferry Road
and Boones Ferry Road intersections. Additional roadway or pedestrian/bicycle crossings between the
north and south sides of the facility would need to be grade-separated.
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Table 19 Basalt Creek Refinement Action Plan

Project

124% Avenue Extension (Tualatin-Sherwood Road to Tonquin
Road): Construct three lane road extension with bike lanes
and sidewalks

Short-

Term

Medium-
Term

Long-
Term

Cost
($2012)

$20,000,000

Previously
Planned?

Federal RTP

Tonquin Road (124" Avenue to Grahams Ferry Road): Widen
to three lanes with bike lanes and sidewalks, grade separate
at railroad, improve geometry at Grahams Ferry Road'

$10,500,000

Federal RTP

Grahams Ferry Road (Tonquin Road to Day Road): Widen to
three lanes with bike lanes and sidewalks

$5,400,000

Federal RTP

Boones Ferry Road (Norwood Road to Day Road): Widen to
three lanes with bicycle and pedestrian improvements

$10,800,000

In design

124 Avenue/Tonquin Road Intersection: Signal (may include
Tonquin Trail crossing)

2

Grahams Ferry Road/Tonquin Road Intersection: Signal

$500,000

Federal RTP

Boones Ferry Road/Day Road Intersection: Add second
southbound through approach lane

3

Boones Ferry Road/95t Avenue Intersection: Construct dual
left-turn and right-turn lanes; improve signal synchronization,
access management and sight distance

$2,500,000

Federal RTP

9a

Tonquin Trail (Clackamas County Line to Tonquin Loop
Road): Construct multi-use trail with some segments close to
but separated from road

$8,900,000*

Federal RTP

9b

Tonquin Trail (Tonquin Loop Road to Tualatin-Sherwood
Road): Construct multi-use trail with some segments close to
but separated from road

$7,100,000*

Federal RTP

10

124™ Avenue Extension (Tualatin-Sherwood Road to Tonquin
Road): Widen from three to five lanes with bike lanes and
sidewalks

$14,000,000

Federal RTP

11

East-West Arterial (124% Avenue to Boones Ferry Road):
Construct 5 lane roadway with railroad and creek crossings,
integrate segment of Tonquin Trail®

$57,900,000

State RTP

12

Boones Ferry Road (East-West Arterial to Day Road): Widen
to five lanes with bike lanes and sidewalks

$1,100,000

State RTP

13

Kinsman Road Extension (Ridder Road to Day Street):
Construct three lane road extension with bike lanes and
sidewalks

$10,400,000

Federal RTP

14

Day Road (Kinsman Road to Boones Ferry Road): Widen to
five lanes with bike lanes and sidewalks

$5,800,000

Similar to
RTP project

15

I-5 Southbound off-ramp at Boones Ferry Road/Elligsen
Road: construct second right turn lane

$500,000

No

16

Boones Ferry Road/95%" Avenue Intersection: Access
management

6

17

Day Road Overcrossing: Extend new four lane crossing over
I-5 from Boones Ferry Road to Elligsen Road

$33,700,000

$44,100,000
7

State RTP

18

East-West Arterial Overcrossing: Extend new four lane
crossing over I-5 from Boones Ferry Road to Stafford Road.
Integrate multi-use path in corridor that connects to Tonquin
Trail

$38,000,000

State RTP

TOTAL

$59M

$97M

$72-82M

$228-238M

! Grade separation for Tonquin Road is optional. An at-grade crossing would reduce cost by around $2,000,000

2 Cost included in Project 1

3 Coordinate with Project 4. Cost of approach lane included in estimate for Project 12

# Tonquin Trail cost estimated by Metro as part of trail planning effort

1]
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> Project 11 can potentially be built in two phases funded separately, west and east of Grahams Ferry Road. However,
traffic benefits needed in the medium term (around 2030) will not be realized unless entire project is completed
¢Project details to be determined by further coordination between City of Wilsonville and ODOT. Cost expected to
be minimal

7 Specific alignment approaching Elligsen Road will determine project cost. Alignment to Parkway Center Drive is
estimated at $33,700,000, and alignment to Canyon Creek Road is estimated at $44,100,000

* Time frames may shift with updates to the RTP
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Figure 39 Basalt Creek Transportation Refinement Plan (TRP)

Pedestrian and Bicycle System

The Basalt Creek planning area is primarily served today by Tonquin Road, Grahams Ferry Road, and
Boones Ferry Road. However, except for Boones Ferry Road, as shown in Figure 41 and Figure 42, these
roads generally do not provide adequate pedestrian and bicycle connections to the Basalt Creek

planning area.

While there are adopted design standards and several planned projects that address deficiencies in the
existing pedestrian and bicycle system, there are a few rural roads in the Basalt Creek planning area
without planned pedestrian and bicycle improvements, including:

o 112" Avenue south of Brown Street
e Clay Street




e Grahams Ferry Road north of Tonquin Road
e Tonquin Loop

As the area develops, these rural roads should be improved to meet urban standards.

Transit System

TriMet currently runs a bus route on Boones Ferry Road through the Basalt Creek planning area (Route
96). This route connects north Wilsonville (at Commerce Circle), Tualatin, and downtown Portland with
frequent commuter service during the weekdays. As shown in Figure 39, the route runs along Boones
Ferry Road with stops spaced approximately % mile through the Basalt Creek planning area. Weekend

transit service, however, is not provided in the planning area.

South Metro Area Regional Transit (SMART) runs transit service to Commerce Circle via Route 2X
(Barbur Boulevard Transit Center to SMART Central with a stop at the Tualatin Park & Ride and Route 5

(Commerce Circle to SMART Central). Route 2X runs limited service to Commerce Circle Monday through

Friday; Route 5 runs with frequent service Monday through Friday.

TriMet’s WES commuter rail service runs along the rail tracks through the planning area, connecting
Wilsonville to Beaverton. While it stops in Wilsonville and Tualatin, it currently does not stop in the

planning area.

Tualatin
.Ip" F 4
i >
f
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\I ‘ e mmn® lip = t G,
. e
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anw
& = & Planning Area 1

© SMART Transt Stop
TRIMET Transit stops
. Transit Line
South Metro Area Regional Transit (SMART) l
Tri-County Metropolitan Transportation District of Oregon (TriMet)

Figure 40 Transit service boundaries for TriMet and SMART in and around Basalt Creek area
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Overall, the combined TriMet/SMART transit system meets the needs of the typical commuter—outside
of typical commute hours, however, transit service in the Basalt Creek plan area is nonexistent.

Two projects have been identified to enhance the transit system adjacent to the Basalt Creek planning
area. These projects are from the Tualatin Transportation System Plan, which did not plan for projects in
the planning area, and are estimated with a medium-term planning horizon (i.e., five to ten years):

e Look for potential park-and-ride locations south of Bridgeport Village.
e Add bus pullouts on SW Boones Ferry Road at existing bus stops where possible
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VIII. Land Capacity Analysis

The bulk of this section describes the methods and data sources used to perform the land capacity
analysis for the Basalt Creek planning area. The results of the analysis are presented toward the end of
the section.

Methodology

The land capacity analysis is an estimate of the development potential within the planning area to
provide a realistic estimate of where and how much land can be developed. The analysis is twofold: an
assessment of “buildable lands” — areas that are suitable for development given the physical and
regulatory constraints on the land, and two, an assessment of the land supply within the planning area.
Land supply is an assessment at the parcel level that identifies areas that are not constrained and are
either vacant or redevelopable.

Buildable Lands

The buildable lands assessment focuses primarily on identifying places where there is limited or no
development potential. These areas are screened out from the analysis to identify the places where
development is most suitable given the environmental and regulatory context. There are a range of
factors that influence development potential within the planning area, but they can be generally divided
into two categories: hard and soft constraints. Hard constraints are either physical or legal requirements
that prohibit new development. These areas will be fully excluded from the analysis with the assumption
that no new development will occur in them. Soft constraints are also based on physical or legal
requirements but do allow for some development, and provide guidance for assigning appropriate land
uses and intensities. The analysis of constraints for the purpose of assessing land capacity focused
primarily on environmental and manmade constraints. A conservative approach is taken in this analysis
toward development in and around environmental constraints to emphasize preservation of natural
resources.

Hard Constraints

State, regional and local laws provide a range of protections for environmental features and habitat. This
analysis provides a framework that meets:

e Oregon Statewide Planning Goal 5

e Metro Regional Functional Plan Requirements (Titles 3 and 13)

e (Clean Water Services (CWS) Regulations

e City of Wilsonville Significant Resource Overlay Zone (SROZ) Development Code

Since local regulations are compliant with state and regional land use requirements, and in some cases
go above and beyond what is required, this analysis uses the CWS and Wilsonville SROZ requirements as



the foundation for determining constraints. For the purpose of this analysis, where methodologies differ
the approach that offers more protection is taken into account. The major differences between CWS
and Wilsonville’s SROZ requirements are summarized in Table 20 below. The chief difference between
the two is that Wilsonville differentiates for size and location of wetland and includes more drainage
area classes.

Table 20 Comparing methodologies® for buffering natural resources between Clean Water Services and
Metro’s Title 3/City of Wilsonville. Source: Fregonese Associates, Clean Water Services, City of Wilsonville
and Metro 2014.

COMPARING BUFFERING METHODOLOGIES

Primary Water Feature 50 ft 50 ft
Primary Water Feature

- With steep slope Up to 200 ft Up to 200 ft
Secondary Water Feature 15 ft/25 t/50 ft 15 ft
Secondary Water Feature

-- With steep slope Up to 200 ft S0t
Slope Stability Top of ravine plus 35 ft

It should be noted that when actual development takes place, a more detailed and site-specific analysis
will be undertaken and will include application of local regulations. The analysis in this report provides a
detailed but high-level assessment of buildable lands for the purpose of creating the concept plan.

Hard constraints are split into two major categories: environmental and manmade. Basic environmental
constraints are summarized below:

e Open Water

e Streams

e  Wetlands

e Floodplains (50% reduction of developable area)

e Title 3 Water Quality and Flood Management protections

e Title 13 Nature in Neighborhoods (20% reduction of developable area in areas designated
Riparian Habitat Classes | and Il)

e Steep Slopes (25% slopes and greater)

Unless otherwise noted all of the constraints described above are fully excluded from the land being
considered for development in this analysis.

%0 For definitions of features, please refer to CWS's Design and Construction Standards - Chapter3, City of
Wilsonville’s Significant Resource Overlay Zone (SROZ) Ordinance, and Metro’s Urban Growth
Management Functional Plan




The following describes the environmental hard constraints methods and findings in more detail. Maps
showing the environmental constraints (open water, wetlands, streams, floodplains, and Title 3 and 13
areas) can be found in Section lll: Natural and Historic Resources.

Open water

All areas of open water in the planning area were digitized by Fregonese Associates based on 2013 and
2012 leaf-off aerials.>* Forty-nine (49) acres of open water (which includes a 50-foot buffer surrounding
water features) were excluded from the analysis.

Streams

Three categories of streams were defined for the analysis and include:
e Natural streams (18,845 feet)
e Underground streams (789 feet)
e Intermittent streams (1,402 feet)

Stream categories determined by visual survey of 2013 and 2012 leaf-off aerials and intermittent stream
and through field checks conducted by the City of Wilsonville. For the constraints analysis the following
buffers were applied:

e Natural streams (50 foot buffer)

e Intermittent streams (15 foot buffer)

Underground streams were not considered in the analysis. A total of 31 acres of streams and associated
buffers were excluded from the analysis.

Wetlands

Wetlands were identified using RLIS, the Wetland Delineation Report for Proposed Boones Ferry
Widening, and additional wetlands digitized by Fregonese Associates based on 2013 and 2012 (leaf-off)
aerials. For the constraints analysis the following wetland buffers were applied:

e Wetlands (50-foot buffer)

e Isolated wetland and smaller than a half acre (25-foot buffer)

A total of 69 acres of wetlands and buffer areas were excluded from the analysis.

31 | eaf-off aerials are aerial photos taken during a season (usually winter) when there is a lack of foliage on
deciduous tree and shrub species, and ground features (including water bodies) can be seen more
distinctly.



Floodplains

Areas identified by FEMA as being within the 1% annual chance flood event area were constrained by
50% for the analysis, resulting in a total of 53 acres of land within the 100 year floodplain.

Title 3-Designated Land

Title 3 is a regulatory designation used by Metro to protect riparian resources such as streams, wetlands
and floodplains. Title 3 restricts development within these areas to protect natural resources as well as
life and property threatened by flooding. There are 116 acres of Title 3 land within the planning area.

Steep Slopes

Steep slopes were analyzed using RLIS data and digitized slopes by Fregonese Associates using a 3-foot
digital elevation model (DEM) provided by Metro (Figure 44). Using RLIS, only 41 acres of steep slopes
were identified. The 3-foot DEM provides additional accuracy and added nine additional acres of steep
slopes, for a total of 50 acres of slopes. The analysis includes non-isolated slopes, greater than half an
acre, natural and or along a riparian area. These areas are excluded from the analysis.
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Figure 44 Map showing classification of slopes by steepness in the Basalt Creek planning area. Source:
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Slope Stability

Clean Water Services has a requirement for slope stability within vegetated corridors. CWS requires an
additional 35 feet for steep slopes within a vegetated corridor from top of ravine. This affects streams,
open water and wetlands. The slope stability is in effect for a distance of up to 200 feet. This removes an
additional area of 11 acres from the analysis (Figure 46).

Manmade Constraints

Basic manmade constraints include:
* Easements
— BPA easements
— PGE easements and substation
— Natural Gas Pipeline

— Existing
—  Future/planned roads and expansions included in the Basalt Creek Transportation
Refinement Plan

All of the manmade constraints are fully excluded from the buildable lands. The following describes the
methodology and findings for the manmade constraints:
¢ Almost 16,000 feet of transmission lines crossing the area
* Two Easements:
— BPA:42.3 acres
— PGE: 18.0 acres plus 4.1 acres substation
* Two Natural Gas lines:
— 25.7 acres
*  For constraints analysis:
— Remove from buildable land

Roads

There are four major road projects:
e East-West Connector (6,460 feet)
e 124™ Ave. Extension (890 feet)
e Boones Ferry Road (4,860 feet)
e Two 2035 I-5 Overcrossings (approx. 4,000 feet)

Soft constraints:
* Inverse buffering of tax lots along the alignments by 10-foot increments to accommodate for
projects
Additional road projects:
e 11,512 feet
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Figure 47 Infrastructure constraints in the Basalt Creek planning area. Source: Fregonese Associates,
RLIS 2014

" Future Roadway Improvements (Source: DKS Associates)
" Approx. Alignment of Future Major Roadways (Source: DKS Associates)

Figure 48 Road constraints in the Basalt Creek planning area. Source: Fregonese Associates, RLIS 2014
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Soft Constraints

Soft constraints provide guidance for determining suitability for different land uses in areas that are
environmentally constrained. Two key soft constraints are included in the analysis: Slopes greater than
10% (as a constraint for industrial suitability) and Title 13 protections of upland habitat

Title 13 — Designated Land

Title 13 refers to Nature in Neighborhoods. It was adopted by Metro in 2007 as an enhancement to Title
3. Title 13 encourages the protection of habitat and conservation efforts. For our analysis we restricted
development within the Riparian Class | and Il. There are 431 acres of Title 13-designated land in the
planning area. For the constraints analysis, the developable acreage was reduced by 20%. Title 13 is
considered a soft constraint, as it is a policy guidance designation but not regulatory.

Constraints Summary

Overall 35% (297 acres) of the total land area within the Basalt Creek planning area is constrained.
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Figure 50 below illustrates the land area that is either fully or partially constrained based on the
methodology described above.
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Land Supply

The second step in the buildable lands analysis examines the potential for new development or
redevelopment of existing uses within the planning area. While much of the land within the planning
area is vacant, there are existing businesses, homes and other uses within the area that are considered.
This part of the analysis brings together the buildable lands analysis with an assessment of developable
land within the planning area to provide an estimate of land supply available for development. This
analysis is conducted at the tax lot level because land uses are tied to property lines.




The outcome of this analysis is to classify every parcel within the planning area into one of the three
categories described below:

e Vacant Land — Land ready to build, no major structure on site
e Redevelopable Land — Land with existing uses but have redevelopment potential
e Stable Land — Land and structures on it will not change in the future

The land supply analysis is then combined with the buildable lands to create a geographically referenced
database of land capacity within the planning area.

The land supply analysis is based on four major steps (Figure 51):

e Existing Land Use — Land use provided by tax lot data via RLIS

e Visual Survey — Ground proofing via aerials and online tools

e Building Value — Define “stable” and redevelopment potential via building value
e local Input — Refine analysis with local input

Four-Step Methodology

Building

Value

1. Land use 2. Ground 3. Define 4. Refine
provided by proofing “stable” analysis with
tax lot data using aerials building value local input
via RLIS and online
(Metro data) tools

Figure 51 Graphic illustration of four-step methodology for analyzing land supply. Source: Fregonese
Associates 2014.
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Existing Land Use

In this step parcels are categorized into either developed or vacant land. Step one is based on existing
land use using tax lot data provided by RLIS. Parcels that are considered developed are classified in RLIS
as:

e Commercial
Industrial
Public
Residential

Parcels that are considered vacant are classified in RLIS as:

e Rural

e Forest

e Agriculture
e Unknown

e Vacant

Figure 52 Map of existing land uses inside Basalt Creek planning area. Source: Fregonese Associates,
RLIS 2014
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Visual Survey

In step two Fregonese Associates used a visual survey, other data resources and online tools to confirm
and refine tax-lot-based classification of developed and vacant land. First, the vacant and developed
land inventory (RLIS March 2014) was utilized to further refine the tax-lot-based analysis. The vacant
and developable lands inventory is not limited to the tax lot lines and uses a “cookie cutter approach”

around buildings to adjust for large amount of “unused” land on a development lot that may have an

existing structure. Using this dataset as a guide in parallel with aerial photography, Google Map Street
View, and Bing Map Bird’s Eye the parcel dataset was refined.
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Building Value

Once vacant and developed lands were identified an assessment of redevelopment potential was
conducted. This step analyzes developed parcels classified under steps 1 and 2 and subdivides them into
two categories: redevelopable or stable. Redevelopable means there is an existing use that will likely
redevelop over the planning period and can thus be considered as part of the land capacity. Tax lots
defined as stable are where no changes in existing land use are expected, so no additional growth in

households and employment are expected. Tax lots classified as stable are fully excluded from the
buildable lands.

First, tax lots with non-commercial structures on developed land were classified as stable. This captures
residential uses in the planning area. The average building value ($125,474) was then used to create a
break point for building value to estimate redevelopment potential. Tax lots with a building value of
$150,000 or more were included in the analysis as “stable” the remainder are classified as

redevelopable This cutoff point was based on a combination of average building value and input from
local property owners about their interest in redeveloping. *
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Figure 55 Vacant, Stable and Redevelopable Land in the Basalt Creek planning area, as identified by
combining Metro data and visual survey data. Source: Fregonese Associates, RLIS 2014,

32 Raising the cutoff from $125,000 to $150,000 makes an assumption that most properties will redevelop
as they have been developed previously under rural circumstances. There are a reasonable number of
properties in the third and fourth quantiles of property values that are stable, but not as many as are likely
to redevelop.
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Local Input

The final step refines the stable and redevelopable tax lot inventory using information gathered through
the planning process. A number of stakeholder interviews and focus groups were held with property

owners in the planning area. Input gathered from these meetings was used to refine the assumptions
from steps 1-3.
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Figure 56 Final Map of Vacant, Stable and Redevelopable Land in the Basalt Creek planning area, as

identified by combining Metro data, visual survey data, and local input from property owners. Source
Fregonese Associates, RLIS, local property owner input 2014.

Land Supply Findings

Through the process described above 43 tax lots within the planning area are defined as stable. Absent
any constraints the land supply for the planning area includes:

e 596 acres of vacant land

e 117 acres of land with redevelopment potential

e 109 acres of stable land

The remaining acreage is covered by roads.




Land Capacity

The final step in determining the land capacity for the planning area brings together the buildable lands
and the land supply analysis to provide a robust estimate of land development capacity within the
planning area.

Land Supply Constraints Buildable Land

- - e

The land capacity estimate for the planning area is 391 acres. This land capacity analysis will form the
foundation for determining land use suitability and creating the development alternatives in the next

phase of the project.




Figure 57 Sequence of maps illustrating the data and steps used to determine the total acreage of
developable land in the Basalt Creek planning area. Source: Fregonese Associates 2014.
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Public Involvement Plan

Basalt Creek Concept Plan
April 2014

This document outlines the Public Involvement Plan for the Basalt Creek Concept Plan and includes in
detail the outreach, education and communication services that the project team, comprised of the
Fregonese Associates Team (FA Team) and staff from Tualatin and Wilsonville, will use to engage the
pubic and stakeholders in development of the Concept Plan. The FA team will work closely with cities of
Tualatin and Wilsonville Project Management Team (PMT) to coordinate and develop a transparent
planning process based on the best available data, including meaningful public engagement strategies to
prioritize critical issues. The FA Team will communicate clear and realistic growth scenarios and
ultimately develop consensus around an achievable preferred land use strategy.

This memo is organized around four major tasks:

I Engagement Materials
Il.  Targeted Stakeholder Outreach
Il Public Events and Online Surveys
V. Informational Updates & Announcements

Within each of the major tasks, task deliverables from the detailed scope of work are included and
outlined in detail. For each task deliverable, the Public Involvement Strategy includes the following
information:

e Description and Purpose
Describes the purpose of the deliverable to provide context for the activity and its
relationship to the overall project

e Materials
Each task deliverable may contain one or more than one set of materials, which will be
identified in this section

* Roles
Anticipated roles are indentified for the PMT and FA Team within each task

e The Fregonese Associates Team (FA Team) refers to the prime project consultant, Fregonese
Associates, and includes the sub-consultants CH2M Hill (CH2M), Leland Consulting Group (LCG),



and DKS Associates (DKS), collectively referred to in this document as the FA Team. As the prime
consultant, Fregonese Associates staff will lead the consultant team, working as the point of
contact for the PMT, identifying methods and analysis approach, developing the outreach
strategy, and managing the project timeline based on the agreed-upon work program.

e Project Management Team (PMT) consists of the project managers from the Cities of Tualatin
and Wilsonville. The project managers from each city will make decisions as a team and
communicate with the FA Team as one decision-making entity. To streamline the revision
process throughout the project, the FA Team requests that all feedback is consolidated through
the PMT. Once established, the agreed-upon deadlines for review must be met to keep the
project on schedule. The PMT will manage the process of keeping staff from their respective
individual cities informed during plan development. The PMT will also coordinate information
distributed to the community. Any information distributed publicly for the Basalt Creek Concept
Plan will be reviewed in advance by the PMT.

e The Agency Review Team (ART) is tasked with the primary role of advising staff members of
both cities about regulatory and planning compliance. Input gathered from the ART will be
included in regular staff updates to the Planning Commissions and City Councils. Involvement in
this group will be required for some key agencies that need to approve or agree with the
concept plan, while other agencies will be invited to participate in the planning process when
their advice is needed on specific issues. The ART will include members from the following
organizations:

0 Essential Agencies
= Metro
= ODOT
= Tualatin Valley Fire & Rescue
=  Washington County
= Bonneville Power Administration
0 Invited Agencies
=  City of Sherwood
= City of Tualatin (Departments other than Community Development/Planning)
= City of Wilsonville (Departments other than Community Development/Planning)
= Clackamas County
= Clean Water Services
= Northwest Natural
= Portland General Electric
= Sherwood School District

=  SMART
= Tigard/Tualatin School District
=  Tri-Met

= Wilsonville/West-Linn School District
Major agreements will be discussed at meetings, but some elements or decisions for moving
forward with technical work may be made outside of team meetings. As appropriate, the ART

Basalt Creek Concept Plan Public Involvement Plan April 2014, Page 2 of 24



will be consulted with and informed. As requested, additional staff from each agency will be
copied on communications for meetings, review of materials, and general coordination.

e Joint Council refers to Council Meetings involving Councils from both the City of Tualatin and
the City of Wilsonville. The Tualatin and Wilsonville City Councils will be the ultimate decision-
making body for the final Basalt Creek Concept Plan. Both City Councils are tasked with
approving the guiding principles, selecting the preferred land use scenario (which will also
include the provision of public services), identifying future jurisdictional boundaries, and
approving the Final Basalt Creek Concept Plan.

e The Tualatin City Council and the Wilsonville City Council will convene independently to review
and discuss issues that require greater input from their respective City Councils. Specifically,
measures, ordinances, and resolutions to amend the individual Cities’ Codes will be needed to
implement the final plan. The Tualatin City Council and the Wilsonville City Council will receive
regular briefings from their respective staff throughout the planning process.

e The role of the Tualatin Planning Commission and the role of the Wilsonville Planning
Commission will be to consider input gathered through community engagement and from the
ART and make recommendations to their respective City Councils. In addition, they will serve in
their advisory capacity to respectively amend the Tualatin Community Plan Map and the
Wilsonville Development Code and Comprehensive Plan to implement the final Basalt Creek
Concept Plan.

For all deliverables there will generally be two rounds of review and document editing, with
approximately one week for each round (one week for the PMT to review an initial draft, and another
week for the consultant to make revisions and submit to PMT for final comments and edits). This
timeframe, however, is general. The exact timeframe for the revision process of each deliverable will be
determined on a case-by-case basis according to the level of complexity and lead time necessitated by
respective public meeting laws of each City. For example, materials for use at Individual and Joint
Council meetings must be submitted to city recorders’ offices at least one week in advance of the
meeting date. In some cases, the PMT may need more than one week to submit comments to the
consultant, as they will be coordinating and consolidating comments between the Cities of Wilsonville
and Tualatin.

The Cities of Tualatin and Wilsonville are committed to public involvement that:
e Provides early and ongoing opportunities for stakeholders to raise issues and concerns
e Facilitates equitable and constructive communication between the public and project team
e Empowers residents to become involved with the project
e Encourages participation with other planning efforts in both cities
e Provides the public with balanced and objective information to help them understand the
problem, alternatives, opportunities and solutions

Basalt Creek Concept Plan Public Involvement Plan April 2014, Page 3 of 24



e Offers alternative accommodations to encourage participation of all stakeholders regardless of
race, ethnicity, age, disability, income, or primary language
e Builds on existing communication networks and resources of both cities

The following categories can be used to group public participation activities by depth of engagement.
A table below organizes these activities by stakeholder group, while the “Communication Methods”
section presents the same information, organized by milestones. It is important to note that many
outreach activities can achieve multiple levels of engagement, depending on the activity objective,
design, and contextual factors.

Informing

This level of participation will focus on educating and informing all interested parties (even those who
are just peripherally interested) about the project background, status updates, public events and
participation opportunities and major milestones and decision points. The level of technical detail about
a given topic will be tailored to be audience-appropriate. For example, the level of detail about
environmental constraints analysis methodology will be greater at an ART meeting than at a public open
house, because ART members are staff or regulating and enforcing agencies. However, more detailed
information will often be made available to the public should a reasonable request for it be made.
Informing is themost broadly used level of engagement in many cases because it is a precursor to higher
levels of engagement and must reach a large number of stakeholders.

Consultation

Consultation with stakeholders entails asking them to provide input on the goals, alternatives and plan.
This level of engagement is critical for identifying major issues and concerns among particular
stakeholder groups as well as the general public. Different opportunities for providing input will be
designed to be appropriate for a range of stakeholders. In essences, this level involves “checking in”
with stakeholders to say, “did we get it right?” Surveys and open houses can achieve this level of
engagement, among others.

Participation

Participation requires that stakeholders are helping to define and shape project goals, evaluating
options and alternatives, and possibly helping to shape recommendations to be included in the plan.
Public meetings, workshops, or work sessions can achieve this level of engagement.

Collaboration

Stakeholders help to craft alternatives in collaborative engagement activities. It involves a high level of
project detail and usually long-term commitment to reviewing background documents. Technical
experts as well as elected officials and decision-makers are commonly leaned upon to perform these
duties, though citizen advisory committees and stakeholder group representatives may also contribute
substantial efforts. The audience for this level of engagement includes stakeholders who have a higher
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level of interest in the project and those who will be interested and impacted by the outcomes of the
project.

Partnership

The most engaged level of participation, partnership entails shared responsibility for developing and
implementing solutions, as well as decision-making authority. This level of engagement frequently
occurs at the institutional level, with public agencies and elected bodies, as well as private-sector
representatives, cooperating to agree upon and apply solutions to realize the best possible outcomes for
the public interest. The City Councils of Tualatin and Wilsonville will have the final decision making
authority for the project. Informed by the input from the public workshop and staff, the City Councils
will review information and make their recommendations.

The project team will utilize online and print communication methods to inform stakeholders about
public events and opportunities to participate in the development of the plan. The following list
identifies public activities and the expected communication methods which will be used to advertise
these activities and events.

Council meetings for either City:
e Community calendars for individual cities
e Basalt Creek project website

Public workshop and open house announcements, including online surveys:
e Community Calendars for both Cities
e City of Tualatin and City of Wilsonville Facebook pages
e Basalt Creek Twitter feed
e Basalt Creek project website
e Press releases to local media

Release of draft plan document for review:
e City of Tualatin and City of Wilsonville Facebook pages
e Basalt Creek Twitter feed
e Basalt Creek project website
e Press releases to local media

Release of final plan document for review:
e City of Tualatin and City of Wilsonville Facebook pages
e Basalt Creek Twitter feed
e Basalt Creek project website
e Press releases to local media
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STAKEHOLDER
GROUP

Property Owners

Business Owners

Residents

General Public

Informed Public

Hard-to-reach
Groups

Elected Officials

Non-profits,
schools, religious
and advocacy
groups

Media

Developers

OUTREACH
ACTIVITY

1. Focus group
2. One-on-one interviews

3. 0Online Survey

1. Ong-on-one interviews

2. Online Survey

1. One-on-one interviews

2. 0nline Survey

1. Project wehsite

2. Posted flyers

3. Email

4. Facebook/Twitter

5. Newsletters

6. Online Survey

7. Online Comment form

1. Open House
2. Workshop
3. Draft Review

4 Public Hearings

1. Phone calls
2. Mailers

3. Multi-lingual materials

1. Informational briefings

2. Work sessions
3. Draft review

4. Plan acceptance

1. Email

2. One-on-one interview
3. OpenHouse

4 Workshop

1. Press releases

1. Focus group

PROJECT
TOPICS

Project backaround, Existing conditions, Guiding principles, Alternative scenarios
Project backaround, Existing conditions, Guiding principles, Alternative Scenarios

Froject background, Existing conditions, Guiding principles, Alternative Scenarios

Project background, Existing conditions, Guiding principles, Alternative Scenarios

Project background, Existing conditions, Guiding principles, Alternative Scenarios

Existing conditions, Guiding principles, Altemative Scenarios

Project backaround, Existing conditions, Guiding principles, Alternative Scenarios
Froject background, Project Calendar, Project FAQ, Public event
announcements/reminders, Online survey link, Comment farm

Workshop & open house announcements/reminders

Froject updates, Public event announcements/reminders, Online survey link, Link to

comment form, Results of public events, results of Elected Officials and Agency decision
points, Link to Concept Plan draft, Link to final Concept Plan

Link to project wehsite, Brief project updates, Link ta Online Survey, Link ta online comment
form, Public event announcements/reminders, Results of open houses & Workshaps,
Results of elected officials' and public agency decision points, Link to draft Concept Plan,
Link to final Concept Plan

Project background, Project updates, Public event announcements/reminders, R esults of
public events, Results of Elected officials and public agency decision points

Project background, Existing conditions, Guiding principles, Alternative Scenaros

All

Alternative scenarios, Draft preferred scenario
Froject background, Existing conditions, Guiding principles, Alternative scenarios
Draft preferred scenario

Final preferred scenaria, Jurisidictional boundary

Project background, Public event annocuncements/reminders

Project background, Public event announcements/reminders

Project background, Public event announcements/freminders

Project updates, Public feedback, Major milestones {existing conditions, draft and preferred
scenarios), Preparation for decision paints

Concept plan discussion, Jurisdictional boundary discussian

Jurisdictional boundary, Finalconcept plan

Jurisdictional boundary, Finalconcept plan

Froject updates, Public event announcements/reminders, Online survey link, Link to

comment form, Results of public events, results of Elected Officials and Agency decision
points, Link to Concept Plan draft, Link to final Concept Plan

Existing conditions, Guiding principles, Altemative scenarios

Alternative scenarios, Draft preferred scenario

Project background, Existing conditions, Guiding principles, Alternative scenarios
Project updates, Public event announcements/reminders, Online survey link, Link to

comment form, Results of public events, results of Elected Officials and Agency decision
points, Link to Concept Plan draft, Link to final Concept Plan

Froject background, Existing Conditions, Development cpportunities & bamiers

PARTICIPATION LEVEL

Collaborate
Inform

>

X X
X X
X

X X

X X
X X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
'
X
X
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1.

© NOo Ok DN

OUTREACH MATERIALS

Deliverables

General Milestone Calendar
Project Branding (Logo)
Stakeholder Contact List
Periodic Email Updates

Press Releases

Newsletter Articles

Materials for Project Website
Social Media

1. General Milestone Calendar

Description and Purpose

A milestone calendar will be created to communicate an overview of the project process and timeline to
the general public, key stakeholders and decision makers. The General Milestone Calendar will be an
attractive, easy-to-understand flow diagram communicating the timing and sequence of major project

milestones, public engagement opportunities and decision points. This graphic will be utilized in print,
online and in presentations.

The purpose of a general milestone calendar is to:

a)

Facilitate public understanding of the general flow and sequencing of project tasks

b) Alert the public, key stakeholders and decision makers in advance of critical junctures where

c)

Materials

their input is needed, including but not limited to:

a. Public meetings and events
b. Review/comment periods for draft concepts and documents

Communicate updates in the timing or sequencing of key milestones

Key dates to show on the General Milestone Calendar will include but not be limited to the following:

ART meetings

Joint Council Meetings

Planning Commission Meetings
Development of Guiding Principles
Existing Conditions Report

Public Workshop

Development of Alternative Scenarios
Public Open House
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= Development of Final Plan

=  Plan Acceptance Decision

= Availability of draft jurisdictional boundary memo for public review (review/comment
period)

= Review and provide feedback on General Milestone Calendar
= Distribute the final General Milestone Calendar to agency leads and other decision makers

= Design the Draft General Milestone Calendar
= Integrate comments and feedback
= Deliver final Calendar (electronic format) to the PMT and upload to project webpage

The FA Team will develop a project logo which will be used on all outreach materials, reports and the
website to create and reinforce the project identity. The purpose of branding is to establish a
recognizable identity for the project. The FA Team will provide web and print-ready formats of the final
logo to the PMT. File formats will include JPEG, Adobe lllustrator and PNG.

A project logo and associated graphics will include attractive, easy-to-understand visual elements that
reinforce agreed-upon guiding principles and project priorities.

= Provide feedback on the project logo

= Design project logo

= Distribute a web- and print-ready version of the logo for use by the PMT; upload and
incorporate into project website

= Incorporate the project logo in PowerPoint presentations, outreach materials, reports and
the project website materials
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The FA Team will collaborate with the City of Tualatin and City of Wilsonville to effectively utilize the

existing contact list of interested persons. Stakeholders on the contact list will receive periodic email

updates corresponding to major project milestones, including notices of public events. The stakeholder

contact list will be managed by the City of Tualatin and used to send project update messages via email.

The master contact list will include names, email addresses, phone numbers, and addresses of

stakeholders. This contact list should also track stakeholder types (i.e. property owner, business owner,

resident) and organizational affiliations. The contact list can be used to track additional stakeholder

information, such as identifying interview candidates, focus group members, or workshop attendees.

The contact list should include but not be limited to the following:

Property Owners and Neighbors

Other residents and tenants

Tualatin Community Representatives (ClOs)
Wilsonville Community Representatives
Tualatin Business Representatives
Wilsonville Business Representatives
Westside Economic Alliance Representatives
Horizon School Representatives

Agency Review Team

Stakeholder Interviewees

Collect new contact information from stakeholders by providing and collecting sign-in sheets at
the public workshop and open house

Manage and update master email distribution list

Reach out to community groups to request permission to add their members to the outreach
contact list

Protect the addresses and privacy of individuals on the contact list

Provide the FA Team with existing project email distribution lists. May necessitate merging of
lists between organizations

Protect the addresses and privacy of individuals on the contact list
Provide PMT with access to contact information collected through online surveys
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The purpose of on-going communications via email (using the Interested Persons contact list described
above) is to highlight positive momentum toward achieving community goals. Email updates will be sent
to the email distribution list described above to communicate project milestones and to notify
stakeholders of the public workshop, open house, online surveys, online public draft documents, etc, as
needed.

General project updates may include, but not be limited to the following information:
= Status of the project in relation to the General Milestone Calendar
= Upcoming opportunities for public engagement
= Links to results and images from recent outreach activities
= Links to the online surveys
= Links to the project webpage
=  Public availability of draft or final documents
= Qutcomes of Joint Council meetings or major decision points
=  Contact information for project management

=  Establish a PMT strategy for review of email content

= Review and approve a template for email updates

= Review and approve content for email updates

= Establish a project email address and contact for email blasts

=  Prepare an email template in Mailchimp (or similar service) to manage messaging to email
distribution list

=  Prepare content for email updates in consultation with the PMT

= Send email blasts prior to public meetings and at key milestones, once content is approved
by PMT

Project press releases will be issued jointly by the City of Tualatin and the City of Wilsonville on project-
branded letterhead to reach local and regional media contacts at key milestones. The City of Tualatin,
City of Wilsonville and the FA Team will jointly prepare and review press releases prior to issuing them.
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Each City will send the releases to their local media contacts and they will also be shared with regional
media contacts via the FlashAlert Newswire (www.flashalert.net). Press releases will also be shared via
the project’s Twitter account, each City’s Facebook page, and each City’s website. Each press release will
have two contacts—one from the City of Tualatin and the other from the City of Wilsonville. The FA

Team will post the press releases on the project website.

Press releases will be posted on each City’s websites, Facebook pages, project-specific Twitter feed, and
on the Basalt Creek project website.

= Draft press releases at key project milestones

= Review, edit and approve content

= |ssue press releases to local and regional media contacts

=  Post press releases to project Twitter feed, City Facebook pages, City websites, and the
project website.

= The project contacts for each City will respond to media inquiries in a timely manner and
report back to the PMT

= Media coverage will be shared on the project-specific Twitter feed

® |n coordination with the PMT, draft and edit press releases and post press releases and
media coverage to project website

Both the City of Tualatin and the City of Wilsonville have monthly newsletters that are mailed to their
residents. Each City will be independently responsible for drafting and running articles in their
newsletter at key milestones throughout the project. These articles may be based on the project press
releases, but also may include information about upcoming meetings and other related content.

Newsletter articles will be run in each City’s newsletter at key milestones throughout the project.

= Draft articles at key milestones based on press releases or other content
= Review, edit and approve articles
= Run and distribute articles in each City’s monthly newsletter and on the project website
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In coordination with the PMT draft and edit articles and post to project website

The existing project website will be utilized to provide project information such as background,

objectives, milestones, and key engagement opportunities, as well as a venue to post draft and final

documents for public review.

The overarching goals of the project website are distributing information to the public and key

stakeholders and gathering their feedback at decision making points. The website should include the

following:

Project background and timeline

Updates on milestones and key decision points

Announcements of public involvement opportunities

Results of outreach efforts

Downloadable PDFs of website content and other engagement materials including project
background and timeline, event announcements, etc.

Links to the project’s Facebook page and Twitter feed, as well as other relevant projects
such as the SW Tualatin Concept Plan, Coffee Creek, 124™ Boones Ferry Road, etc.

The FA Team will update, manage and provide text and images for website updates to the PMT

corresponding to key milestones and decision points, public involvement opportunities, and draft and

final documents as identified in this Public Involvement Plan. These updates will be tracked on a detailed

(internal) Project Team Timeline and coordinated on an as needed basis.

Review, edit and approve website content
Provide and host website URL
Prepare and update a FAQ about the project

Provide initial review of the website structure and content and implement any changes or
additions with PMT oversight

Establish an RSS feed on the project website

Provide draft and finalized content updates including PDFs, text and graphics to the PMT for
approval
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= Coordinate email blasts and website updates
= Manage and upload new materials for the website that are included as part of the Public
Involvement Plan

8. Social Media

Description & Purpose

Facebook page and Twitter feeds will provide another means for stakeholders to stay connected with
the project progress. The Cities of Tualatin and Wilsonville will utilize their existing Facebook pages and
Twitter feeds to provide Basalt Creek Plan updates and links to the Basalt Creek webpage including
notices of public events and when new material is posted to the Basalt Creek project website. Posts will
be added throughout the project at major milestones and as there are noteworthy updates to report.
The City of Wilsonville will also develop a twitter feed specific to the Basalt Creek project which will help
further advance public information and guide interested parties to the Basalt Creek Website.

Materials
Facebook and Twitter content posted to City sites and a Basalt Creek specific Twitter feed.

Roles
PMT
= Create brief, periodic Facebook and Twitter posts
= Review, edit and approve content
= Post content to Facebook and Twitter
= Content for updates will be generated by the PMT in collaboration with the FA Team.

FA Team
= |n coordination with the PMT generate content and provide advice for Facebook and Twitter
posts

II.  TARGETED STAKEHOLDER OUTREACH

Task Deliverables
1. Interviews
Stakeholder Groups
Agency Review Team (ART)
Planning Commission Briefings
Individual Council Information Sessions
Joint Council Decision Information Sessions

o bk wh
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The purpose of stakeholder interviews is to gain a better understanding of stakeholder goals and
interests. These meetings will serve to highlight key issues of concern within the planning area, and
other issues that relate to development and implementation of a project vision for the concept plan.
These interviews will likely take place within the first six months of the project.

The FA Team will interview a selection of four community members, property, and business owners and
other stakeholders identified by the PMT, selected from the following community groups:

e Property and business owners in Basalt Creek

e Community representatives from both Cities

e Residents of Basalt Creek

e Business owners/ representatives from both cities

e  Westside Economic Alliance

e Horizon Church

Materials will include an interview guide with general interview questions and topic areas for discussion.

= |dentify interview candidates

= Make initial contact with interview candidates, assess willingness to participate
= |dentify priority questions and topic areas to discuss with interviewees

= Help identify and secure locations for interviews

= |dentify interview candidates in partnership with the PMT
= Review list of interview candidates with PMT

= lead and facilitate the stakeholder interview discussions
= Create and print maps to guide interview conversations

= Keep a written record of interview conversations

=  Provide notes of interview findings to the PMT

Focus group meetings will be conducted with 6-7 participants and will be based on an open discussion
format facilitated by the FA Team. These meetings will serve to highlight key issues of concern within
the planning area, and other issues that relate to development and implementation of a project vision
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for the concept plan. These meetings should take place within the first six months of the project. The FA
Team proposes to conduct two focus groups meetings, one with developers and one with key property
owners. Focus group member candidates will be identified through collaborative efforts between the FA
Team and the PMT.

The Developer Roundtable is a forum which will be used to gather valuable information related
to general and specific development opportunities and barriers in Basalt Creek. Involving
developers at the local and regional level will help characterize and contextualize development
potential and constraints in the area.

The Property Owner Meeting is a stakeholder meeting for a small group with 6-7 property
owners from the area (preferably a mix of both commercial and residential property owners).
This meeting will provide a forum to learn about property owner priorities, concerns and
suggestions for the future of Basalt Creek.

A short presentation will be made to both groups on the overall project. Materials will include a
facilitator’s guide including questions and topic areas for discussion.

= |dentify stakeholder group candidates

=  Work with the FA Team to expand and revise list

=  Make initial contact with candidates, assess willingness to participate
= |dentify priority questions and topic areas to discuss

= |dentify and reserve meeting locations

= Track responses and confirm attendance of invitees

= |dentify stakeholder group candidates, advise on developers to include
=  Work with the PMT to expand and revise list

= Develop a facilitators guide

= Lead and facilitate the stakeholder group discussions

= Create and print maps to guide conversations

=  Keep a written record of group discussions

= Provide meeting notes to PMT
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An Agency Review Team (ART) will be formed to guide the development of the Concept Plan.

The primary role of the ART is to advise the project team about regulatory and planning compliance.
The ART will consist of representatives from regulatory agencies identified in the “Roles and
Responsibilities Framework” section at the beginning of this document. They will meet preceding major
project milestones to provide technical input for Concept Plan development.

For all ART meetings:
= Meeting agenda
= Materials/documents for review
= PowerPoint presentations
= Presentation technology (projector, screen, etc.)

=  Provide guidance to project team on specific technical questions and issues
= Act as liaisons to their own agencies
= Review and provide feedback on draft concept plan

= |dentify and invite individuals to join the ART

= Distribute meeting agenda and meeting materials to ART members prior to meetings

= Keep the official written record of meetings including attendees, notes, comments,
outcomes and next steps

=  Write and distribute meeting summaries to ART members

=  Provide space and printed materials for meetings

=  Provide periodic updates on feedback from the ART to the Planning Commission and City
Councils

= Create meeting agendas

= Facilitate meeting discussions, which may include short presentations

= Create meeting materials to support agenda

=  Provide PMT with FA team notes to support the development of the official written record
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Planning Commission Briefings are intended to provide project updates to the Cities individual Planning
Commissions prior to major decision points to identify any issues and gather feedback from the
Commissions. These briefings will include, at a minimum:

e Project Updates

e Concept Plan Discussion

e Jurisdictional Boundary Discussion

e Concept Plan Acceptance
Briefings to the Planning Commissions will take place prior to Individual Council briefings. The Planning
Commission engagement is important to set the stage for future comprehensive plan amendments and
other planning actions that will happen within each jurisdiction as a result of the concept plan
acceptance.

Meeting agendas will be developed to focus on gathering feedback and information from the Planning
Commissions including:

1. Jurisdictional Boundaries Recommendation

2. Draft Preferred Scenario

3. Draft Concept Plan

= Schedule briefings
= Create meeting agendas
= Keep written record of meetings and provide FA Team with meeting notes

= Provide feedback on meeting agenda

Individual Council briefings are intended to provide project updates at key points throughout the
planning process. Briefings will include:
=  Project updates
= Discussions about major milestones (Existing Conditions, draft and preferred scenarios)
= |dentification of Council concerns and gathering feedback to inform the concept planning
process
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=  Preparation of Council members for upcoming Joint Council decisions points

The FA Team assumes that PMT staff will brief their Councils as the project progresses. Individual
Council update sessions with the FA Team will focus on building the capacity of each Council to make
informed decisions when Joint Council action is required. The staff of each City will present materials to
the Individual Councils.

Meeting agendas will mirror major project elements that require a more detailed level of understanding
among the Councils. Detailed briefings will allow Councils to validate project direction and provide
guidance to the PMT and FA Team. Following are the suggested meeting topics for the FA Team to
present to each Council for their input:

1. Draft Existing Conditions

2. Draft Alternative Scenarios

3. Draft Preferred Scenarios

= Schedule informational briefings (3 presentations to each Council with FA present; 6 meetings
total)
=  Keep written record of meetings and provide FA Team with meeting notes

= Attend meetings and present to Councils (or provide materials for PMT staff to present)
=  Provide PowerPoint presentation or other written materials in advance, consistent with the
individual cities’ requirements

The Joint Council meetings will include informational presentations, facilitated discussions, and action
regarding key decision points. There are four key decision points:

=  Adoption of Guiding Principles and Review of Existing Conditions

= Decision on a Preferred Scenario

= Decision on Jurisdictional Boundaries

= Approval of Concept Plan

These meetings will be critical for Joint Council decision-making. The FA Team will collaborate with the

PMT to determine which content to present. The FA Team will develop presentations to illustrate the
evolution of the project process and provide key data and information critical to relevant decision
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points. The Individual Council briefings will be coordinated with Joint Council meetings to deliver
information in an efficient manner conducive to informed and effective decision-making.

In addition to meetings focused on the four key decision points, the FA Team will participate and lead a
discussion with the Joint Council to elicit feedback for the development of the final concept plan and
jurisdictional boundaries. These meetings will serve as informative discussion sessions to guide concept
plan development, as well as a decision on a jurisdictional boundary. These sessions will cover:

= Alternative scenarios. The FA Team will present findings from the alternative scenarios,
organized by relationship to Guiding Principles. The FA Team will facilitate a discussion of
alternatives and solicit feedback. This feedback will be used to craft a preferred scenario
oriented toward adoption by the Joint Council.

= Draft Preferred Scenario. The FA Team will present the draft preferred scenario. The Joint
Council will have the opportunity to provide feedback on the direction of the preferred scenario.
This will build on previous efforts to ensure key issues and concerns related to the concept plan
are addressed.

The FA Team will collaborate with the PMT to determine the most effective methods for gathering Joint
Council feedback. Methods may include instant polling questions and/or facilitated discussions.

For each Joint Council meeting:
= Meeting agenda
=  PowerPoint presentation
= Background documents
= Key discussion questions and instant polling (if used)

= Schedule Joint Council meetings (up to 6)
= Keep a written record of the meetings and provide FA Team with meeting notes

= Draft and revise presentations for meetings
=  Present key materials and facilitate discussions, as needed
= |ntegrate Joint Council feedback into preferred scenario and subsequent revisions
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The FA Team will work with the PMT to design and run a public workshop that will inform the creation
of a range of scenarios. We will understand stakeholder priorities through instant polling and a mapping
exercise. The workshop will also inform stakeholders about the project objectives and background
(through the brief presentation at the outset). Subsequent activities will be aimed at eliciting feedback
about the community’s vision for the Basalt Creek area. This feedback will help clarify priorities for the
concept plan and inform the development of alternative scenarios.

The meeting will start with a brief PowerPoint Presentation from the PMT and the FA Team. The
presentation will cover the planning process from start to finish, and include a description of project
goals, activities and guiding principles. A project timeline with key public involvement dates will be
shared with participants.

The group presentation will transition into a set of 10 — 20 instant polling questions, which will ask
stakeholders to respond to multiple choice questions about their priorities for the project. The polling
results will be collected using clickers — remote devices that send instant polling results to the computer
of the presenter. The tallied results can be shown immediately on the screen for all the audience to see.
The FA Team will work with the PMT to develop the instant polling questions.

Example questions may include:
= Of these listed ideas, which is the most important for the future of Basalt Creek?
= Which is the least important?
To what extent do you agree or disagree with the following statements? (Scale of 1-5)
= Conservation is the top priority
=  Economic development is the top priority
= Balance between conservation and development is the top priority
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The FA Team will utilize a custom map-based exercise to gather information on community aspirations
for future land uses, multimodal transportation network, employment, parks and open spaces.
Following the group presentation and instant polling exercise participants will divide into small groups to
perform a collaborative mapping exercise. Each group will be facilitated by a FA Team/PMT member,
with assistance from other project team staff. Participants will work together in small groups using
maps and icons representing future development and transportation investments. The FA Team will use
the Envision Tomorrow (ET) suite of planning tools to digitize and analyze maps and comments from the
public workshop to uncover themes and unique solutions to guide the scenario development and the
development of a final concept plan and vision for the planning area.

=  PowerPoint presentation, including project background, objectives and timeline

= Instant Polling questions — responding to suggested guiding principles, prioritizing future policies
and actions for Basalt Creek area

= Basemap — Basalt Creek project area chipsets for mapping activity

=  Additional materials on boards in the meeting room as defined by FA Team and PMT

= Event flyer

= Event email announcement

= Agenda

= Signin sheet

= |nstant polling clickers and TurningPoint software

= Facilitator instructions

= Scissors, markers, and pens

= |dentify and reserve a venue for the workshop

= Advertise workshop; print and distribute flyers announcing workshop

= Review workshop materials (workshop flyer and email announcement, agenda, presentation,
instant polling questions, maps, chips)

= Assist and organize volunteers to serve as facilitators for the event

=  Provide light refreshments

=  Produce agenda for workshop

=  Produce marketing materials to advertise public open house approximately one month in
advance of the event. Materials include email announcements, project website announcements,
announcement flyer or postcard.

=  Prepare workshop agenda
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= Develop and revise presentation, including instant polling questions
= Present at workshop
= Facilitate workshop activities, including instant polling and mapping exercise

The public open house will provide participants with a comprehensive look at how each of the
alternative scenarios performs, as measured against the project’s evaluative criteria and guiding
principles. General performance categories include transportation, housing choice, employment and
infrastructure. In the brief Summary Presentation the FA Team will describe the project’s public
outreach and stakeholder engagement process and how public feedback was used to inform the
development of the alternative scenarios.

The presentation will also briefly cover project background and objectives followed by a presentation of
the alternative scenarios, accompanied by descriptions of how they each performed in different
evaluative areas and indicators. The presentation will be followed by instant polling questions to
understand people’s preferences for different elements of each scenario, and the degree to which they
support or do not support alternatives in the context of performance measures.

The FA Team will process and analyze results of the open house. Results will be communicated at ART
meetings and informational Council meetings, as well as through email and website updates. Results will
also be integrated into the Summary Presentation to be delivered at ART and Joint Council meetings.

=  PowerPoint Presentation, including a brief description of the project background, description of
each scenario and its outcomes relative to project guiding principles and projected impacts on
transportation, housing choice, employment and infrastructure indicators.

= |nstant Polling questions — responding questions about support or lack of support for different
elements of different scenarios (the results of which will feed into the development of the
preferred scenario)

= Event flyer

=  Event email announcement

= Agenda

= Signin sheet

= |nstant Polling clickers & TurningPoint software

= Discuss open house approach
= |dentify and secure location for open house
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= Review open house content

=  Provide staff to assist at open house

=  Provide light refreshments

=  Provide open house related updates to the Planning Commission and City Council
= |ntegrate workshop results into Summary Presentation on public outreach

= Produce agenda for public open house

=  Produce maps and other print materials for one public open house

=  Produce marketing materials to advertise public open house approximately one month in
advance of the event. Materials include email announcements, project website
announcements, announcement flyer or postcard.

= Provide summaries of feedback (instant polling) from the open house event in PowerPoint

The purpose of the online surveys will be to electronically replicate the engagement opportunity of the
public workshops and in-person outreach events in order to engage a broader group of stakeholders. To
the extent possible, the online survey will follow the presentation and include instant polling questions
from the public workshop and open house. The online format will allow participants to click through the
presentation at their own pace, and then to answer the same instant polling questions asked at the
workshop and open house.

The analysis of the survey results will be integrated with the feedback from the public workshop and
other outreach opportunities, and used as a guide both to develop scenarios and then to select or create
a preferred scenario.

The online surveys will be designed to be user-friendly and straightforward. Each survey will be open for
approximately two weeks following the public events. The FA Team will process and analyze results of
the survey. Survey results will be communicated at ART meetings and informational Council meetings,
as well as through email and website updates.

The FA Team will develop, conduct, and analyze the results from two online surveys. Links to the online
surveys will be distributed to the stakeholder contact list via email as well as posted on the project
website. Materials will include an online version of the workshop presentation, a survey posted to the
project website, and a summary of survey results in PowerPoint presentation slide format.
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=  Provide a list of initial ideas for survey content
= Review, edit and approve website content

= Draft survey

= |ncorporate edits from PMT

= Convert the survey into an online format and include on the project website

=  Email survey link to stakeholder contact list

=  Collect survey results

= QOrganize survey results into a summary

=  Provide survey results summary to City Staff and present results to the ART; staff will present
at individual Council sessions
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Scenario Planning
Overview

Initiation and “Business Alternative Preferred

As Usual” Scenario Scenarios Scenario

“Where are we “What are the “Where do we
headed currently?”  possibilities?” want to go?”




The Present

Where we are today

Understand Existing Conditions
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The Present The Future
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Planning the future

The Traditional Approach
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Imagine where you want to go

The Scenario Approach
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Scenarios are Crash Test Dummies

 \We can test
a variety of
different
ideas to see
how each
oerforms




Develop Guiding Principles

Analysis: Metro Forecast, Constraints, Land

Suitability
Seek Public Input: Design Workshop
Create Base Case Scenario

Create Scenario Alternatives (iteratively)

Evaluate and Communicate
Select Preferred Alternative
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Create and evaluate several scenarios

Present scenarios and evaluation results to
oublic and decision makers

Determine jurisdictional boundary
oetween two cities

Select preferred scenario to inform final
land use concept for the Basalt Creek

Concept Plan
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Represent collective interests and goals
for planning area

Provide framework for gathering input

Help to develop evaluation criteria
(indicators)
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Maintain and complement the Cities’ unique identities
Capitalize on the area’s unique assets and natural location
Explore creative approaches to integrate jobs and housing

Create a uniquely attractive business community unmatched in
the metropolitan region

Ensure appropriate transitions between land uses
Meet regional responsibility for jobs and housing

Design cohesive and efficient transportation and utility
systems

Maximize assessed property value

Incorporate natural resource areas and provide recreational
opportunities as community amenities and assets
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Where should the boundary between Tualatin and Wilsonville be?
What combination of land uses is most appropriate for the area?

What infrastructure is needed to support future development, and
what will be the cost of that infrastructure?

Which agencies will provide public services to different parts of the
area”?

How will traffic generated by new development in this area impact
traffic flows and congestion levels, both locally and regionally?

How will the benefits and costs of serving the area be balanced fairly
between Tualatin and Wilsonville?
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Hard constraints are areas where
development is not feasible because of
policy or physical condition.

Soft constraints are areas where
development intensity may be reduced
because of policy or physical
conditions.



All Hard Constraints
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Land Supply

Vacant Land

Stable Land

Structures on land, will not
change uses in the near
future

Ready to build, no major
structure on site
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Metro Forecast for Basalt Creek

2035 Forecast (based on 2005)
3000

2500
2000
1500
1000

500

New Jobs New Households

M Retail m Service m Other
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Public Input at Design Workshop

« Community
input helps
guide scenario
development
and design
process

« April 2014
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Goals

*Housing/schools close together
*Public amenities around
wetlands

*Housing where there is
transportation and other existing
infrastructure

*Transit options that allow people
to make trips without their cars
*Make the wetlands a source of
pride and natural beauty (visual
focal point/vistas)

Comments

*Civic entertainment use — public
theater?

*Seems like E-W Connector will
determine how land uses are
arranged

*Couth the nursery along
Graham’s Ferry be encouraged to
develop as a unique attraction?
*This is an opportunity do
something different — provide
public amenities that make the
community proud.
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Goals

*Residential development

*Diverse housing mix (more than just
single family)

*Celebrate natural features
eInterconnected trans network
eIntegrate other regional plans

*Well laid out mix of land uses
e|Integrated trail and greenways
(multimodal connections)

Comments

*Bike/ped access from Tualatin to
Wilsonville- in nature

*Employment center near I-5 (east of I-5)
*Buffering between residential and
industrial (transitional)

*Trails on power line easements

*Small lot SF and apartments — what is
the market?

*Mixed use housing

*Where to put hi-density housing
*Prevent noise pollution from industry
*Center?

*Sherwood school district

*Housing where kids can walk to school
*Hi-density, assisted living near overpass
*Retail and industrial toward the south
(jobs and light industrial)
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*Residential at north that
transitions to higher
density/mixed use as you
go south, eventually to light
manufacturing.

eAccess to small
commercial services from
residential areas.

*Places of worship at south
end

*Sports complex and
parks/open spaces
*Transitions between types
of uses.
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Goals
*Maintain neighborhood
continuity

Comments

*Not great for industrial
warehouse land because of
transportation access

*No big box, but need small
scale grocery for people living
in the area (Haggen-sized)
*Big demand for sports fields

Big Ideas

*WES Station

*Natural area on Basalt Creek
(like Tryon Creek)

*Sports Complex

*Clean green industrial flex as
buffer to residential

e: Ciies of Tualatin and Wilsanullle)
ots {Source: RUIS 2034

urce: City of Wikonwils]
ce: City of Wilsonville)
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Goals

*Get people to live near their
work!

*Offer more
opportunities/options for sports
field

*Connect neighborhood
amenities/green spaces (i.e.
walking/bike trails)

*Small parks in residential areas
*Maintain rural setting/provide
safety/comfort

Our Ideas:

Clustering of
apartments/retail/parks
*Definitive boundaries — buffer
zone (greenbelt)

*Trails, bike paths
*Neighborhood parks with
multiple uses

*WES Station

*Easy access to freeway
eCommunity parks and gardens
*Assisted living centers

*Retail near intersection
eIndustrial area down south
*G.F/E-R to ferry all residential
*Retail opportunity in front of
school
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Building the Base Case Scenario

Infrastructure Workshop and Survey

Analysis Responses
Natural Features & Developer Property &
Market Analysis Constraints Roundtables Business Owner
l Interviews

Summary of Themes from
Public Outreach

!

l Joint Council Input

l

Stakeholder

Buildable Lands Inventory

| Creativity

Existing Conditions Base Case

Report Scenario Input




Building the Base Case
Land Suitability Analysis
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Building the Base Case
Scenario Development

100%
a 90%

{ 80%
I L 70%
- 60%

* * 50%
40%
30%

27%

— %

20%
10/

23%

Basecase Scenario

Base Case
Jurisdictional
Boundary

Base Case Land Use Base Case Base Case Wet Base Cgse
(Development Types) Roads Infrastructure Evaluation



Base Case with
Jurisdictional
Boundary

eek Base Case Scenario

Legend
® Planned Future Roads

~ Basecase Local Access Roads
~ Basecase Local Connector Roads

. Basecase Jurisdictional Boundary
“™_ Existing Streets

# Railroad

650 2,600 Feet

Development Type

Neighborhood Commercial
#"  suburban Multifamily

Compact Neighborhood
Suburban Residential

Conventional Single Family
Office Park/Flex
* Light Industrial and Warehousing
* Undeveloped Natural Area




Initial Scenarios 1 & 2
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Indicators | Wilsonville Land Use
Mix

Boundary Option 1 Boundary Option 2
Basalt
Basalt Creek Canyon
Creek 2% \  Employment Transition
Canyon 6%
2%
Light
V_\feSt Industrial West Railroad Area
RaA' TR District 23%
rea 0
31% 30% Light Industrial
District
39%

High Tech High Tech Employment
Employment District

District 30%
37%

= Employment Transition Light Industrial District
m High Tech Employment District West Railroad Area

Basalt Creek Canyon



Indicators | Tualatin Land Use Mix

Boundary Option 1 Boundary Option 2
Basalt Creek Basalt Creek C
Canyon West Railroad Area_\ asa r:;) anyon
5% 3%
Light Industrial/
Tech Flex
17%
Neighborhood
Commercial
1%
Multifamily _—
2% “

Neighborhood
Commercial
1%

m Residential Neighborhood
Multifamily Multifamily
4% m Neighborhood Commercial
= Employment Transition
B Light Industrial/Tech Flex
West Railroad Area

m Basalt Creek Canyon



Indicators | Number of Jobs
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Land Use Scenario Objectives

e A scenario designed around an implementable infrastructure plan

» Design principles focused on creating development forms reflective
of the two cities

* Examine other boundary options that do not rely on the east west
connector. Explore service agreements.

e Jurisdictional equity
e More residential for Tualatin in the north

» Consider creative solutions for transitions from employment to

housing
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* Scenario 1 and 2 meet all regional goals and
constraints

Both provide:

— high-quality employment and housing
opportunities,

— innovative and appropriate transition areas
between residential and employment uses,

— responsiveness to the real estate market,
— robust and efficient infrastructure systems, and
— development that generally “pays its way.”
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Base Case Boundary Option
December 2, 2014 Joint Council Meeting
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Boundary Options 1 and 2
June 17, 2015 Joint Council Meeting

' Boundary Option 2
" Dot Creel.
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Boundary Options 3 and 4
August 2015 Individual Work Sessions

Boundary Option 4
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Final Jurisdictional Boundary
follows the Basalt Creek Parkway
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Scenario Progression | Base Case

\ W g

’ Legend
| == Proposed Jurisdictional Bowundary
Bl Neighbohood Commercial
B wukifamily
B Residential Neighborhood
Bl Office Park/Flex

Light Industrial District
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cenario Progression | Option
W

J
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Legend

== Proposed Jurisdictional Boundary [

Neighberhood Commercial
Multifamily

Residential Neighborhood
High Tech Employment District
Light Industrial District

Light Industrial/Tech Flex

Employment Transition
Basalt Creek Canyon I

West Railroad Area @ag,ay't Crgefé
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cenario Progression | Option 2

YIpT | 24mng

Legend
=== Proposed Jurisdictional Boundary
Meighborhoed Commercial
Multifamily

Residential Neighborhood

High Tech Employment District

Light Industrial District

Employment Transition

Basalt Creek Canyon

West Railroad Area i /?70_30&*? Crgefé
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Scenario Progression | Option 3
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Scenario Progression | Option 4
-/
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Scenario Progress

Option 5 - e
April 2016 Open House it
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N

Legend

B Neighborhood Commercial

I High Density Residential
Medium Low Density Residential
Low Density Residential

Bl Manufacturing Park

- Light Industrial District

I High Tech Employment District
Craft Industrial

B Public Facility

[ West Railroad - Future Study Area

== Study Area Boundary

B Proposed Jurisdictional Boundary*

. Hard Constraints**
N Bl Arterial Road
= === Local Road
MW Arterial Roadway Widening

=== Collector Roadway Widening

* Subject to considerations for success
*# Hard constraints represents riparian,
open water, wetland, steep slopes, PGE/BPA
easements, natural gas, slope stability,
Metro Title 3 and 12 and 100-Year
Floodplain

- Preferred Land Use
- Concept | Sept 2016
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cleni

Concept Plan Map
April 2018

Grahams Ferry Rd

Legend

I Neighborhood Commercial
High Density Residential
Medium Low Density Residential
Low Density Residential
Manufacturing Park
Light Industrial District
High Tech Employment District
Craft Industrial
Public Facility

West Railroad Area

| 1
Horizon, High School :
Medbein,-
Lo

iy Density
i Z |,,_.I
[ 1 2]
SR i &
L=
L
=== Study Area Boundary _
B Jurisdictional Boundary
7/~ Hard Constraints*
= =W Arterial Road
mm= | ocal Road b
W Arterial Roadway Widening

Collector Roadway Widening

* Hard constraints represents riparian,
open water, wetland, steep slopes,
PGE/BPA easements, natural gas, slope
stability, Metro Title 3 and 13 and
100-Year Floodplain
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Boundary Option 1

Tualatin

Garden Apartments 2-story (T)
Townhomes (T)

Small Lot Single Family (T)

Small and Medium Lot Single Family (T)
Large Lot Single Family (T)

Small Pad Retail (T)

Light Industrial / Tech Flex (T)
Employment Transition (T)
Light Industrial / Tech Flex - Low Density (T)
Open Space
Tualatin Total

Wilsonville
Live-Work (W)
Employment Transition (W)
Single User Manufacturing (W)
Single User Warehousing (W)
High Tech Single User (W)
Multi User Manufacturing Small Tenants (W)
Multi User Manufacturing Large Tenants (W)

Employment Low - Area of Special Concern (W)

Open Space
Wilsonville Total

Total All

Acreage

Housing Units

Households

Jobs

Retail

Office

Industrial Warehousing

Trips

HH Trips

Office
Trips

Industrial
Trips

Warehousing
Trips

3 68 64 - - - - - 40 40 ; - ; _

6 58 55 - - - - - 34 34 - - - -
10 87 80 - - - - - 50 50 - - - -
59 401 369 - - - - - 232 232 - - - -
50 292 268 - - - - - 169 169 - - - -

3 - - 36 36 - - - 26 - 26 - - -
34 - - 689 24 132 533 - 263 - 17 49 197 -
26 - - 773 - 773 - - 286 - - 286 - -
10 - - - - - - - - - - - - -

201 906 336 1,498 60 905 533 - 1,102 526 43 335 197 -

7 36 34 154 37 48 67 2 92 21 27 18 25 1
21 - - 253 3 160 63 27 95 - 2 59 23 10
27 - - 317 8 110 - 199 120 - 5 41 - 74
15 - - 532 5 234 293 - 199 - 4 87 108 -
19 - - 316 4 59 218 36 119 - 3 22 80 13
38 - - 282 9 13 - 260 107 - 7 5 - 9%
59 - - 119 4 6 - 110 46 - 3 2 - 41

3 - - - - - - - - - - - - -

188 36 34 1,973 69 630 641 633 776 21 50 233 237 234
389 942 870 3,471 129 1,535 1,174 633 1,878 548 94 568 434 234



Housing Office  Industrial Warehousing

Bounda ry Option 2 Acreage  Units Households Jobs Retail Office  Industrial Warehousing ~ Trips ~ HH Trips Trips Trips Trips
Tualatin
Garden Apartments 2-story (T) 3 68 64 - - - - - 40 40 - - - -
Townhomes (T) 2 17 16 - - - - - 10 10 - - - -
Small Lot Single Family (T) 10 89 82 - - - - - 52 52 - - - -
Small and Medium Lot Single Family (T) 43 292 269 - - - - - 169 169 - - - -
Large Lot Single Family (T) 49 289 266 - - - - - 167 167 - - - -
Small Pad Retail (T) 2 - - 20 20 - - - 14 - 14 - - -
Light Industrial / Tech Flex (T) - - - - - - - - - - - - - -
Employment Transition (T) 34 - - 993 - 993 - - 368 - - 368 - -
Light Industrial / Tech Flex - Low Density (T) 4 1 1 29 1 6 23 - 12 1 1 2 8 -
Open Space 8 - - - - - - - - - - - - -
Tualatin Total 155 756 697 1,043 21 999 23 - 833 439 15 370 8 -
Wilsonville
Live-Work (W) - - - - - - - - - - - - -
Employment Transition (W) 134 68.66 64.54 291.70 70.80 90.33 127.04 3.53 174.07 40.66 51.68 33.42 47.01 1.30
Single User Manufacturing (W) 22.3 - - 274.19 3.03 173.42 68.69 29.05 102.54 - 2.21 64.17 25.42 10.75
Single User Warehousing (W) 50.1 - - 585.09 13.89 203.71 - 367.50 221.48 - 10.14 75.37 - 135.97
High Tech Single User (W) 21.3 - - 766.61 6.98 337.62 422.02 - 286.16 - 5.09 124.92 156.15 -
Multi User Manufacturing Small Tenants (W) 30.6 - - 503.04 6.39 93.78 345.83 57.03 188.43 - 4.67 34.70 127.96 21.10
Multi User Manufacturing Large Tenants (W) 37.7 - - 282.12 8.93 13.09 - 260.10 107.60 - 6.52 4.84 - 96.24
Employment Low - Area of Special Concern (W) 55.1 - - 111 4 5 - 103 42 - 3 2 - 38
Open Space 5.0 - - - - - - - - - - - - -
Wilsonville Total 235 69 65 2,814 114 917 964 820 1,123 41 83 339 357 303

Total All 390 825 762 3,857 134 1,916 986 820 1,955 480 98 709 365 303



Boundary Option 3

Tualatin

Garden Apartments 2-story (T)
Townhomes (T)

Small Lot Single Family (T)

Small and Medium Lot Single Family (T)
Large Lot Single Family (T)

Small Pad Retail (T)

Light Industrial / Tech Flex (T)
Employment Transition (T)
Light Industrial / Tech Flex - Low Density (T)
Open Space
Tualatin Total

Wilsonville
Live-Work (W)
Employment Transition (W)
Single User Manufacturing (W)
Single User Warehousing (W)
High Tech Single User (W)
Multi User Manufacturing Small Tenants (W)
Multi User Manufacturing Large Tenants (W)

Employment Low - Area of Special Concern (W)

Open Space
Wilsonville Total

Total All

Acreage

Housing
Units

Households

Jobs

Retail

Office

Industrial

Warehousing

Trips

HH Trips

Retail
Trips

Office
Trips

Industrial
Trips

Warehousing

Trips

6 124 117 - - - - - 74 74 ; - - _
5 46 43 - - - - - 27 27 - - - -
10 89 82 - - - - - 52 52 - - - -
56 382 352 - - - - - 222 222 - - - -
38 223 205 - - - - - 129 129 - - - -
3 - - 35 35 - - - 25 - 25 - - -
12 - - 365 - 365 - - 135 - - 135 - -
144 865 799 400 35 365 - - 664 503 25 135 - -
16 84 79 357 87 111 156 4 213 50 63 41 58 2
22 - - 274 3 173 69 29 103 - 2 64 25 11
50 - - 585 14 204 - 367 221 - 10 75 - 136
22 - - 792 7 349 436 - 296 - 5 129 161 -
40 - - 663 8 124 456 75 249 - 6 46 169 28
33 - - 250 8 12 - 230 95 - 6 4 - 85
3 - - - - - - - - - - - - -
187 84 79 2,922 127 972 1,117 706 1,177 50 93 360 413 261
331 949 878 3,322 162 1,337 1,117 706 1,841 553 118 495 413 261



Housing Office  Industrial Warehousing

Bounda ry Option 4 Acreage  Units Households Jobs Retail Office  Industrial Warehousing Trips  HH Trips Trips Trips Trips
Tualatin
Garden Apartments 2-story (T) 4 84 79 - - - - - 50 50 - - - -
Townhomes (T) 9 79 74 - - - - - 47 47 - - - -
Small Lot Single Family (T) 10 89 82 - - - - - 52 52 - - - -
Small and Medium Lot Single Family (T) 46 312 287 - - - - - 181 181 - - - -
Large Lot Single Family (T) 23 135 124 - - - - - 78 78 - - - -
Small Pad Retail (T) 1 - - 17 17 - - - 12 - 12 - - -
Light Industrial / Tech Flex (T) 41 - - 846 29 162 655 - 323 - 21 60 242 -
Employment Transition (T) 20 - - 600 - 600 - - 222 - - 222 - -
Light Industrial / Tech Flex - Low Density (T) - - - - - - - - - - - - - -
Open Space 13 - - - - - - - - - - - - -
Tualatin Total 168 699 647 1,463 45 763 655 - 965 407 33 282 242 -
Wilsonville
Live-Work (W) - - - - - - - - - - - - -
Employment Transition (W) 7.6 39.05 36.70 165.89 40.26 51.37 72.25 2.00 99.00 23.12 29.39 19.01 26.73 0.74
Single User Manufacturing (W) 22.3 - - 274.19 3.03 173.42 68.69 29.05 102.54 - 2.21 64.17 25.42 10.75
Single User Warehousing (W) 50.0 - - 584.80 13.88 203.61 - 367.32 221.37 - 10.13 75.33 - 135.91
High Tech Single User (W) 22.1 - - 792.27 7.21 348.92 436.15 - 295.74 - 5.26 129.10 161.37 -
Multi User Manufacturing Small Tenants (W) 24.8 - - 407.55 5.18 75.98 280.18 46.21 152.66 - 3.78 28.11 103.67 17.10
Multi User Manufacturing Large Tenants (W) 334 - - 249.98 7.91 11.60 - 230.47 95.34 - 5.77 4.29 - 85.27
Employment Low - Area of Special Concern (W) - - - - - - - - - - - - - -
Open Space 2.9 - - - - - - - - - - - - -
Wilsonville Total 163 39 37 2,475 77 865 857 675 967 23 57 320 317 250

Total All 331 738 683 3,937 123 1,627 1,512 675 1,932 431 90 602 559 250



Boundary Option 5

Tualatin

Garden Apartments 2-story (T)
Townhomes (T)

Small Lot Single Family (T)

Small and Medium Lot Single Family (T)
Large Lot Single Family (T)

Small Pad Retail (T)

Light Industrial / Tech Flex (T)
Employment Transition (T)
Light Industrial / Tech Flex - Low Density (T)
Open Space
Tualatin Total

Wilsonville
Live-Work (W)
Employment Transition (W)
Single User Manufacturing (W)
Single User Warehousing (W)
High Tech Single User (W)
Multi User Manufacturing Small Tenants (W)
Multi User Manufacturing Large Tenants (W)
Employment Low - Area of Special Concern (W)
Open Space

Wilsonville Total

Total All

Housing Trips per Industrial Warehousing
Acreage Units Households Office Warehousing Trips Acre HH Trips Retail Trips Office Trips Trips Trips
4 21.13 84 19.87 79 - - 0% - 0% - 0% - 0% - 50 12.52 50 - - - -
9 9.16 79 8.61 74 - - 0% - 0% - 0% - 0% - 47 5.43 47 - - - -
10 8.92 89 8.21 82 - - 0% - 0% - 0% - 0% - 52 5.17 52 - - - -
46 6.80 312 6.25 287 - - 0% - 0% - 0% - 0% - 181 3.94 181 - - - -
22 5.88 128 5.41 118 - - 0% - 0% - 0% - 0% - 74 3.41 74 - - - -
1 - - - - 11.31 17 100% 17 0% - 0% - 0% - 12 8.26 - 12 - - -
72 - - - - 20.41 1,468 3% 50 19% 282 77% 1,136 0% - 561 7.80 - 37 104 420 -
20 - - - - 29.47 600 0% - 100% 600 0% - 0% - 222 10.90 - - 222 - -
- - - - - 7 - 3% - 20% - 77% - 0% - - - - - - -

10 - - - - - - 0% - 0% - 0% - 0% - - - - - - - -
194 692 640 2,085 67 882 1,136 - 1,199 6.17 403 49 326 420 -
- 15 - 14 - 15 - 100% - 0% - 0% - 0% - - - - - - -

1 5 6 5 6 22 27 24% 6.59 31% 8 44% 12 1% 0 16 12.95 4 5 3 4 0
22 - - - - 12 274 1% 3.03 63% 173 25% 69 11% 29 103 4.59 - 2 64 25 11
50 - - - - 12 585 2% 13.88 35% 204 0% - 63% 367 221 4.42 - 10 75 - 136
22 - - - - 36 792 1% 7.21 44% 349 55% 436 0% - 296 13.40 - 5 129 161 -
14 - - - - 16 222 1% 2.83 19% 41 69% 153 11% 25 83 6.17 - 2 15 57 9
22 - - - - 7 163 3% 5.17 5% 8 0% - 92% 151 62 2.86 - 4 3 - 56

- - - - - 2 - 3% - 5% - 0% - 92% - - - - - - -

6 - - - - - - 0% - 0% - 0% - 0% - - - - - - - -
137 6 6 2,064 39 783 669 572 781 5.72 4 28 290 248 212
331 698 646 4,149 106 1,665 1,805 572 1,980 5.98 407 77 616 668 212



Housing

Units

Trips per Industrial Warehousing
Households Warehousing Trips Acre HH Trips  Retail Trips Office Trips  Trips Trips

Land Use Concept Acreage

Tualatin
3.36 21.13 71 19.87 67 - - 0% - 0% - 0% - 0% - 42 12.52 42 - - - -
Medium-Low Density Residential 59.83 6.80 407 6.25 374 - - 0% - 0% - 0% - 0% - 236 3.94 236 - - - -
Low Density Residential 24.83 5.88 146 5.41 134 - - 0% - 0% - 0% - 0% - 85 341 85 - - - -
2.89 - - - - 11.31 33 100% 32.66 0% - 0% - 0% - 24 8.26 - 24 - - -
92.95 - - - - 20.41 1,897 3% 65 19% 364 77% 1,468 0% - 725 7.80 - 47 135 543 -
Open Space 10.37 - - - - - - 0% - 0% - 0% - 0% - - - - - - - -
Tualatin Total 194.23 624 575 1,929 98 364 1,468 - 1,111 5.72 362.4 71.2 134.8 543.0 -
Wilsonville
1.25 5 6 5 6 21.70 27 24% 6.59 31% 8 44% 12 1% 0 16 12.95 4 5 3 4 0
Light Industrial District 35.30 - - - - 16.46 581 1% 7.39 19% 108 69% 400 11% 66 218 6.17 - 5 40 148 24
94.47 - - - - 20.28 1,916 1% 24.01 45% 870 38% 733 15% 289 717 7.59 - 18 322 271 107
Open Space 5.62 - - - - - - 0% - 0% - 0% - 0% - - - - - - - -
Wilsonville Total 136.64 6 6 2,524 38 987 1,144 356 951 6.96 3.8 27.7 365.1 4233 131.5

Total All 331 630 581 4,453 136 1,351 2,611 356 2,062 6.23 366.2 99.0 499.9 966.2 1315
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Metro Title 11 Compliance Memorandum

In response to a shortfall in industrial land, a 2004 study” identified good candidates for
industrial development by looking at soil classification, earthquake hazard, slope steepness, and
parcel size; distribution to regional transportation, necessary services, accessibility; and
proximity to existing like uses.

Two areas of land identified in Metro Ordinance No. 04-1040B as good candidates for industrial
development now comprise the Basalt Creek planning area. The main section of the Basalt Creek
area (referred to in the 2004 ordinance as the Tualatin study area) was identified as suitable for
industrial development due to relatively flat parcels and its proximity to the 1-5 corridor and to an
existing industrial area in Wilsonville. The ordinance states “...the Tualatin study area is most
suitable for warehousing and distribution, among other industrial uses.”

3.07.1120 Planning for Areas Added to the UGB

A. The county or city responsible for comprehensive planning of an area, as specified by the
intergovernmental agreement adopted pursuant to section 3.07.1110(c)(7) or the ordinance
that added the area to the UGB, shall adopt comprehensive plan provisions and land use
regulations for the area to address the requirements of subsection (c) by the date specified by
the ordinance or by section 3.07.1455(b)(4) of this chapter.

B. If the concept plan developed for the area pursuant to section 3.07.1110 assigns planning
responsibility to more than one city or county, the responsible local governments shall
provide for concurrent consideration 3.07 - 60 (Updated on 01/06/16) and adoption of
proposed comprehensive plan provisions unless the ordinance adding the area to the UGB
provides otherwise.

C. Comprehensive plan provisions for the area shall include:

1. Specific plan designation boundaries derived from and generally consistent with the
boundaries of design type designations assigned by the Metro Council in the ordinance
adding the area to the UGB;

Findings:

In 2004, Metro identified the Basalt Creek area as a good candidate for industrial
development because it is near I-5, adjacent to Wilsonville’s industrial area to the
south, and contains large, flat sites suitable for industrial users. Metro passed
Ordinance 4-1040B to annex the area into the existing Urban Growth Boundary
(UGB), to ensure sufficient regional supply of land for employment growth over the
next twenty years.

In 2011 four jurisdictions entered into an Intergovernmental Agreement for the
purposes of jointly planning the Basalt Creek Concept Plan area. The Cities of

! As documented in the Existing Conditions Report Appendix A to the Basalt Creek Concept Plan, the study
referenced is an Industrial Land Alternative Analysis Study (a 2004 addendum to Metro’s 2002 Urban Growth
Report).
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Tualatin and Wilsonville, Washington County and Metro all signed the agreement
and reaffirmed this commitment when the IGA was reinstated in September of 2016.
The reinstatement and the original IGA are included in this document as Attachment
A.

The original IGA in 2011 identified that the partner agencies would consider both
Basalt Creek and the West Railroad area as single concept plan called the Basalt
Creek Planning Area. The Cities and the County agreed to work together to complete
integrated land use and transportation system concept planning to assure carefully
planned development in the Basalt Creek Planning Area that will be a benefit to the
County, Cities and their residents.

Basalt Creek planning area is located near one of the region’s largest clusters of
employment land, including existing developed areas in Tualatin, Wilsonville, and
Sherwood and planned future employment areas of Southwest Tualatin, Tonquin
Employment Area, and Coffee Creek. Viewed together, these areas comprise one of
the largest industrial and employment clusters in the region.

In the most recent Metro forecast for the area (Gamma Version provided at TAZ
level), Basalt Creek planning area was expected to accommodate about 1,200 new
housing units and 2,300 new jobs (mostly industrial, with some service jobs and few
retail jobs). Details regarding forecast can be found in Appendix A starting on page
17. The Buildable Lands Analysis (see Appendix E) influenced the most appropriate
locations for employment-based land uses within the planning area. See Section
Basalt Creek Concept Plan beginning on page 7

Basalt Creek Concept Plan land use designations are consistent with Ordinance 4-
1040B. The area is mapped and identified as an “Industrial Area” in Metro’s Title 4
Code. The majority of the acreage in the Basalt Creek Planning Area is designated for
employment use by the Concept Plan. The land use designations provide for a range
of industrial development types including manufacturing, warehouse, and office uses.
See a Figure 8 Basalt Creek Land Use Concept Map in the plan document. Further
description of the land uses continues under Jurisdictional Boundary, Land Use and
Development on page 29.

While the major purpose of the area is to provide land for employment opportunities,
the Basalt Creek Concept Plan also includes some residential areas to the north and
northeast of the proposed jurisdictional boundary, which will be in the City of
Tualatin following adoption. Using the land suitability analysis, and looking at
adjacent land uses, the project team identified appropriate land use designations for
properties within the planning area. These land use designations were further refined,
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and appropriate densities selected to provide for regional employment capacity and
housing while limiting traffic congestion.

The mix of housing types proposed was designed to coordinate with existing adjacent
residential neighborhoods. The mix includes low, medium-low and high-density
housing, which provides the opportunity for a range of different housing types, tenure
and prices. See Table 3 Summary of Development Types Identified for Basalt Creek
Planning Area by Jurisdiction for a breakdown of buildable acreage and density by
land use designation in the plan document.

It is not necessary for this designation to be removed from the residential land already
identified in the northern portion of the of the Basalt Creek area upon adoption of the
Concept Plan. Ordinance 4-1040B allowed for land north of the “South Alignment”
of the connector right of way to be designated Outer Neighborhood.

Conclusion: Basalt Creek Concept Plan fulfills this requirement.

2. Provision for annexation to a city and to any necessary service districts prior to, or
simultaneously with, application of city land use regulations intended to comply with this
subsection;

Findings: Basalt Creek Concept Plan establishes a new jurisdictional boundary
between Tualatin and Wilsonville in order to determine which parts of the planning
area can be annexed into and served by each city in the future. Both cities
comprehensive plans require annexation prior to or simultaneous with a development
application. The Basalt Creek Concept Plan includes a provision that this area is
added to existing urban services agreements. Ensuring service provision is also a
requirement of City of Wilsonville code and a component of the Urban Planning Area
Agreements each City has with Washington County. City of Tualatin’s development
code (Section 31.067) currently calls out an annexation procedure ‘to be used in
conjunction with Metro Code 3.08 and Oregon Revised Statutes for annexing territory
to the City Limits.” See the Implementation and Phasing Strategy section starting on
page 52 of the plan document.

Conclusion: Basalt Creek Concept Plan fulfills this requirement.

3. Provisions that ensure zoned capacity for the number and types of housing units, if any,
specified by the Metro Council pursuant to section 3.07.1455(b)(2) of this chapter;
Findings: The Basalt Creek Concept Planning Area was brought into the UGB as
industrial land, and housing was allowed specifically to address concerns for
necessary buffering of adjacent uses. Metro Council has not specified number and
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types of housing units or average density per net developable acres. See section
Basalt Creek Concept Plan beginning on page 7.

The Basalt Creek Concept Plan balances land use types and densities to meet
obligations for providing regional employment capacity (Metro Gamma forecast)
while limiting negative impacts on congestion and traffic levels (trip caps). In
addition, the scenarios vetted by the Project Management Team (PMT) and each City
Council sought efficient provision of services, fully analyzing the transportation,
infrastructure, park, natural resource, and land use implications of various
development patterns to form the basis for the Concept Plan. See Scenario Testing
and Concept Plan Development starting on page 13 in the plan document.

Conclusion: Basalt Creek Concept Plan fulfills this requirement.

4. Provision for affordable housing consistent with Title 7 of this chapter if the
comprehensive plan authorizes housing in any part of the area.
Findings: The Basalt Creek Concept Planning Area was brought into the UGB as
industrial land, which allows housing specifically to address concerns for necessary
buffering of adjacent uses.

The final and preferred land use scenario includes a mix of low, medium-low and
high-density housing projected to produce 575 households in Tualatin and 6
live/work units in Wilsonville, which provides the opportunity for a range of different
housing types, tenure and prices to meet the needs of the city, county and region. See
Table 3 Summary of Development Types identified for Basalt Creek Planning Area by
Jurisdiction for a breakdown of households by land use designation, associated
densities, and acreages.

Preliminary strategies to achieve a diverse range of housing types including
affordable housing include, but are not limited to: private and non-profit partnerships,
waivers, subsidies, grant funding , update and streamline zoning code ( i.e. additional
flexibility with accessory dwelling units, allow smaller lots, density bonuses, reduce
parking requirements) programs to lower the cost of development, additional funding
sources to pay for infrastructure, programs that decrease operational costs, programs
that provide financial assistance to homeowners and renters. These strategies will be
reviewed during Tualatin’s comprehensive planning update.

Conclusion: Basalt Creek Concept Plan fulfills this requirement.
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5. Provision for the amount of land and improvements needed, if any, for public school
facilities sufficient to serve the area added to the UGB in coordination with affected
school districts. This requirement includes consideration of any school facility plan
prepared in accordance with ORS 195.110;

Findings: Existing schools are expected to accommodate future student population
and no new facilities are planned within the area. Capacity determinations will need
to be made as development progresses. The facilities for provision of schools will be
determined and funded as development occurs in the area and will be based on level
of service standards for the subsequent population expansion. Basalt Creek is located
in the Sherwood School District and in 2016 the voters in the District approved ballot
measure 34-254 approving a bond. This bond project will allow the District to
accommodate an additional 2,000 students district-wide (according to information on
the District’s website http://www.sherwood.k12.or.us/information/bond-visioning-

process).

The Basalt Creek Concept Plan was coordinated with local school districts. The
Sherwood and Tigard-Tualatin school districts participated in the Agency Review
Team to provide input to the concept plan. The school district will calculate the need
for new schools based upon demographic and density estimates for future
development in the Basalt Creek Area according to operational standards related to
the number of students allowed per school. The final development scenario estimates
581 future households in the Basalt Creek planning area. The planning area currently
falls within the Sherwood School District. This district has an estimated enroliment of
5,158 and includes four elementary schools, two middle schools, Sherwood High
School, and Sherwood Charter School.

Provision of any new schools will be coordinated with representatives of all nearby
school districts for capital planning. The planning area is located very close to
Tualatin High School. The Tigard-Tualatin School District has an estimated
enrollment of 12,363, and includes ten elementary schools, three middle schools, and
two high schools. A private high school, Horizon Christian, is located within the
planning area and currently serves 160 students but plans significant expansion in the
future. The addition of hundreds of new households can be expected to impact
existing school districts, but at this time no district has indicated that they plan to
locate any new facilities within the planning area. See subsection Schools under
section Civic Uses beginning on page 40 in the plan document for a discussion of
school facility considerations. Also, see Attachment B for written confirmation from
both school districts.

Conclusion: Basalt Creek Concept Plan fulfills this requirement.
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6. Provision for the amount of land and improvements needed, if any, for public park
facilities sufficient to serve the area added to the UGB in coordination with affected park
providers.

Findings:

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

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

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

Both cities are currently going through a Park and Recreation Master Plan update.
This update has considered the Basalt Creek area in the types of services and facilities
that will be needed to serve residents and business in this area. See subsection Parks
and Open Space under section Civic Uses beginning on page 41 of the plan
document.

The Basalt Creek Concept Plan does not quantify the specific need or locations for
civic uses such as libraries, parks and elementary schools within the planning area,
but a minimum park space of a 15 to 20-acre Neighborhood Park in Tualatin is
needed to serve residents and businesses in the planning area. The facilities for
provision of parks will be determined and funded as development occurs in the area
and will be based on level of service standards for the subsequent population
expansion. However, during scenario planning, assumptions were built into the model
for the size and capacity of residential development types to serve as a guide. The
development scenarios assumed school districts, Cities, and other service providers
would use their site selection and land acquisition processes to acquire the land
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needed for these facilities. A discussion of Scenario Planning is located in the section
Scenario Testing and Concept Plan Development on page 13 of the plan document.

The Basalt Creek Concept Plan also identifies opportunities for bike and pedestrian
connections in conjunction with the planned development pattern. Additional
bike/pedestrian facilities will be integrated into new and updated road projects in
accordance with State, County and City standards, respectively, and opportunities for
additional active transportation connects are identified in the Concept Plan (e.g.
across the future Basalt Creek Parkway, to the Ice Age Tonquin Trail, and potentially,
along the western edge of the Basalt Creek Canyon). Map is included under Bicycle
and Pedestrian Framework (Figure 10). A discussion of the Bicycle and Pedestrian
Framework begins on page 36 of the plan document.

Conclusion: Basalt Creek Concept Plan fulfills this requirement.

7. A conceptual street plan that identifies internal street connections and connections to
adjacent urban areas to improve local access and improve the integrity of the regional
street system. For areas that allow residential or mixed-use development, the plan shall
meet the standards for street connections in the Regional Transportation Functional Plan;

Findings: Major new roads and improvements will be constructed as laid out in the
2013 Basalt Creek Transportation Refinement Plan (TRP) for the area, which is also
coordinated with the Metro Regional Transportation Plan and integrated into the
Concept Plan’s Roadway Framework map. Basalt Creek Parkway, currently under
construction, will be a major east-west arterial, with limited access, creating a new
connection between I-5 and 99W and the employment areas in the South County
Industrial Area. Further roadway improvements—such as adding capacity to north-
south collectors, widening Day Road, and two additional I-5 crossings at Day and
Greenhill—will be needed to handle future traffic levels as the area is built out. Local
roads connecting to this network will be planned and built by property owners as the
area develops. See the Transportation section beginning on page 32 of the plan
document for more discussion.

Each city will amend TSPs to accommodate the future transportation system outlined
in the Basalt Creek Transportation Refinement Plan and described in the Basalt Creek
Concept Plan, Figure 9 on page 35.
Conclusion: Basalt Creek Concept Plan fulfills this requirement.

8. Provision for the financing of local and state public facilities and services; and 3.07 - 61

(Updated on 01/06/16)
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Findings: Prior to annexation into a city of any of the land in the planning area, a
cooperative funding strategy needs to be agreed upon between the City of
Wilsonville, the City of Tualatin, and Washington County in order to build out the
transportation network as set forth in the 2013 Basalt Creek TRP. The Concept Plan
acknowledges this, and it will be a component of the amended UPAAs. See Key
Transportation Solutions on page 32 of the plan document.

The Cities acknowledge that significant improvements will be needed to the existing
and future transportation network in the Basalt Creek Concept Plan area. To achieve
the vision established by the Cities and Washington County in the 2013 Basalt Creek
(TRP), Tualatin and Wilsonville will coordinate with Washington County to prioritize
projects and identify funding strategies. The Cities acknowledge that success of the
Basalt Creek Concept Plan area depends on being served by an adequate
transportation system as identified in the TRP.

Sewer and water infrastructure systems can be financed in several ways. Typically,
the developer is expected to finance the extension of services and each City has a
method of reimbursing the developer for installing infrastructure when other
development hooks in if they choose to elect this option. Each City may decide to
participate in financing, for example, by providing for the formation of a Local
Improvement District or another type of funding mechanism. See section
Implementation and Phasing Strategy beginning on page 52 of the plan document for
a discussion of financing options.

Public stormwater systems are typically accommodated for in the public right-of-way
and costs are included with a road project or other right-of-way development.
Stormwater systems outside of the public right-of-way are assumed to be part of
private development costs and are not estimated as a part of this plan. See section
Stormwater Drainage on page 51 of the plan document.

Conclusion: Basalt Creek Concept Plan fulfills this requirement.

9. A strategy for protection of the capacity and function of state highway interchanges,
including existing and planned interchanges and planned improvements to interchanges.

Findings: The Basalt Creek Concept Plan includes considerations to maintain the
integrity of the transportation network in this employment area. The Basalt Creek
Concept Plan includes land uses designed to result in trips consistent with those
modeled and used to establish the Basalt Creek TRP. Thus, local trip generation
should not exceed capacity and thus, maintain the integrity of the network outlined in
the TRP. The Cities will also work cooperatively to evaluate future regional
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transportation projects and decisions, beyond those identified in the TRP, which
could direct additional traffic to the Basalt Creek Concept Plan Area. These projects
will be evaluated to ensure that system capacity and adequate regional funding is
available for needed improvements to mitigate additional regional traffic.
See Basalt Creek Concept Plan Transportation Technical Analysis and Solutions
Memo (Appendix G) Table 2: Network Alternative Intersection Operations (2035
PM Peak Hour).

Conclusion: Basalt Creek Concept Plan fulfills this requirement.

D. The county or city responsible for comprehensive planning of an area shall submit to Metro a
determination of the residential capacity of any area zoned to allow dwelling units, using a
method consistent with a Goal 14 analysis, within 30 days after adoption of new land use
regulations for the area.

Findings: The land use scenarios developed through the Concept Plan provided
dwelling unit projections; residential zoning and capacity analysis will occur as part
of each city’s adoption of comprehensive plan amendments.

Conclusion: Basalt Creek Concept Plan meets this requirement.

(Ordinance 98-772B, Sec. 2. Ordinance 99-818A, Sec. 3. Ordinance 01-929A, Sec. 8. Ordinance 02-964,

Sec. 5. Ordinance 05-1077C, Sec. 6. Ordinance 05-1089A, Sec. 2. Ordinance 07-1137A, Sec. 3. Ordinance

10-1238A, Sec. 5. Ordinance 11-1252A, Sec. 1. Ordinance 15-1357.)

3.07.1130 Interim Protection of Areas Added to the UGB

Until land use regulations that comply with section 3.07.1120 become applicable to the area, the
city or county responsible for planning the area added to the UGB shall not adopt or approve:
A. A land use regulation or zoning map amendment that allows higher residential density in
the area than allowed by regulations in effect at the time of addition of the area to the
UGB;
B. A land use regulation or zoning map amendment that allows commercial or industrial
uses not allowed under regulations in effect at the time of addition of the area to UGB;
C. A land division or partition that would result in creation of a lot or parcel less than 20
acres in size, except for public facilities and services as defined in section 3.07.1010 of
this chapter, or for a new public school;
Findings: When the land was added to the UGB, Washington County designated the land
as FD-20 (Future Development 20 Acres) which is their “holding” zone. See Appendix A
Existing Conditions Report page 10 for a discussion on the current zoning of the area.

D. In an area designated by the Metro Council in the ordinance adding the area to the UGB

as Regionally Significant Industrial Area:
1. A commercial use that is not accessory to industrial uses in the area; and
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2. Aschool, a church, a park or any other institutional or community service use
intended to serve people who do not work or reside in the area.
(Ordinance No. 98—772B, Sec. 2. Amended by Ordinance No. 99—818A, Sec. 3, Ordinance No. 10—
1238A, Sec. 5; and Ordinance NO. 11—1252A, Sec. 1).

Attachments
Attachment A — Reinstated IGA between partner agencies
Attachment B — Correspondence from Tigard- Tualatin School and Sherwood School District (not

yet received 7/18/18 from Sherwood School District)
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WASHINGTON COUNTY
OREGON

Memorandum
Date: Oct. 4, 2016

To: Metro, City of Wilsonville, & City of Tualatin
From: Kris Brannan, Management Analyst

RE: IGA CA 16-1110 Basalt Creek

Enclosed you will find a fully executed copy of the Reinstated IGA for the Basalt Creek planning
area.

If you have any questions please let me know. My phone number is (503) 846-3694. My email
address is: kris_brannan @co.washington.or.us

Thank you.

Kris Brannan | Management Analyst

Washington County Department of Land Use & Transportation
Planning and Development Services | Long Range Planning
155 N First Avenue, Suite 350, MS 14 | Hillsboro, OR 97124

503-846-3694 direct | 503-846-4412 fax

kris_brannan@co.washington.or.us | www.co.washington.or.us/lut

Department of Land Use & Transportation - Planning & Development Services - Long Range Planning
155 N First Avenue Ste. 350 MS 14 - Hillsboro, OR 97124-3072
phone: (503) 846-3519 - fax: {503) 846-4412 : www.co, washington,orus
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REINSTATEMENT OF CONTRACT NO. BCC 11-0470
ADDENDUM NO. 2.0

The INTERGOVERNMENTAL AGREEMENT BETWEEN METRO, WASHINGTON COUNTY, AND
THE CITIES OF TUALATIN AND WILSONVILLE FOR CONCEPT PLANNING THE URBAN
GROWTH BOUNDARY EXPANSION AREAS KNOWN AS THE “BASALT CREEK” AND “WEST
RAILROAD” PLANNING AREAS, identified as Contract No. BCC 11-0470,is hereby reinstated by the
parties pursuant to Washington County Purchasing Rule 10-180.

The contract is hereby amended by the parties, this amendment modifies the original contract number
being BCC 11-0470.

The IGA is reinstated and amended as follows:
Original language is represented with the strikethrough and new language is underlined.

On page 6 of 10, Section D, paragraph 5 (paragraph before Attachments list) which states:

This IGA shall become effective upon full execution by all parties. The effective date of this IGA shall
be the last date of signature on the attached signature pages. This IGA shall be in effect until the CITIES
and COUNTY amend thetr respective UPAAs and incorporate the Basalt Creek Concept Plan into each

CITIES respective comprehensive plans or until 5-yeatsfollowingthe-executlon-ofthis IGA-whichever

geeurs-earlier three years from the effective date of this Addendum 2.0, whichever occurs earlier.

Effective Date of Amendment: 9/1/2016 or upon last date of signature,

All other terms and conditions of the original IGA shall remain in full force and effect.

Rob Massal
Printed Name

Assi. Couniy Adminisirator

Title
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City of Tualatin: "?‘ﬂ
O~y Shaemiyw LWW‘JEOS
\"/Sign\éture ““Printed Name
C\\ \?—/?\\-P CJM m:u/\aqw
Date | Title
City of Wilsonville:
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Signature Printed Name -
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Form revised 9/06/07




. INTERGOVERNMENTAL AGREEMENT

BETWEEN METRO, WASHINGTON COUNTY, AND THE CITIES OF TUALATIN AND
WILSONVILLE FOR CONCEPT PLLANNING THE URBAN GROWTH BOUNDARY

EXPANSION AREAS KNOWN AS THE “BASALT CREEK” AND “WEST .

RAILROAD” PLANNING AREAS h

This intergovernmental Agreement (IGA) is entered info by the following parfies:
METRO, the Portland area metropolitan service district; WASHINGTON COUNTY, a
political subdivision in the State of Oregon, hereinafter referred to as "COUNTY"; and
the CITY OF TUALATIN and CITY OF WILSONVILLE, incorporated municipalities of
~ the State of Oregon, hereinafter referred to as "CITIES".

Whereas, in 2004 METRO’s Council added two areas known as the Basait Creek
and West Railroad Planning Areas, located generally between the CITIES, to the Urban
Growth Boundary (UGRB) for industrial uses, via Metro Ordinance No. 04-1040B; and

Whereas, METRO conditioned that these UGB expansion areas undergo Title 11
concept planning as defined in Metro Code Chapter 3.07, cited as the Urban Growth
Management Functional Plan (*UGMFP”), and that the concept planning be in
accordance with Exhibit F of Metro Ordinance 04-1040B; and

Whereas, on June 10, 2010 the METRO Council adopted its 2035 Regional
Transportation Plan ("2035 RTP”) wa Metro Ordinance 10-1241B, with a Project List
including an extension of SW 124™ Avenue (Project #10736) south of SW Tualatin-
Sherwood Road and several projects related {o the proposed I-5 to Hwy 98W Connector
Project Alternative 7 “Southern Arterial”, which is planned as a continuous east-west
roadway between [-5 and Hwy 99V passing through the subject UGB expansion areas;
and

Whereas, in recognition of the lmmedlate needs of the region, the parties of this
IGA support the extension of SW 124" Avenue from Tualatin-Sherwood Road to the
vicinity of Tonquin Road, and uitimately to Boones Ferry Road via an east-west
- alignment yet to be determined through the planning efforts initiated pursuant to this
IGA; and

Whereas, METRO has allocated $365,000 of Construction Excise Tax funding to
CITIES to pay for Concept Planning in the subject area; and

Whereas, COUNTY and CITIES have agreed to consider both areas in a single
concept planning effort, and to refer to the two subject UGB expansion areas generally
as the "Basalf Cresk Planning Area;” and

Whereas, COUNTY currently has primary planning responsibility in the subject
area; and
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Whereas, COUNTY and CITIES wish to work together to complete integrated
fand use and transportation system concept planning to assure carefully pianned
development in the Basalt Creek Planning Area that will be of benefit to GOUNTY, -
CITIES, and their residents; and

Whereas, Oregon Statewide Planning Goal 1 requires public involvement and
Goal 2 requires intergovernmental coordination, this IGA is intended 1o indicate to
private property owners in the area, METRO, the State of Oregon, and all other
interested parties the cooperative nature of the planning effort being undertaken by the
CITIES and COUNTY for the Basalt Creek Planning Area; and

Whereas, COUNTY and the CITIES anticipate amending existing Urban Planning
Area Agreements (UPAAs) between the CITIES and the COUNTY to reflect the future
limits of each city and to establish requirements for transfer of planning authority to the

respective city.

Now, therefore, COUNTY, the CITIES, and METRO agree as follows:

A. Subject Land Area
1. The Basalt Creek Planning Area subject to this 1GA is depicted on Exhibit 1.

B.  Agency Roles and Responsibilities

1. COUNTY will:

a. Allow CITIES to jointly take the lead in managing concept planning of the
Basalt Creek Planning Area, in coordination with COUNTY, METRQO, and .
the Oregon Department of Transportation ("ODOT"), recognizing that the
CITIES will complete the concept planning in compliance with Title 11 of the
UGMFP and the CITIES will ulimately be responsible for providing urban
level services and governance fo the area. The foregoing statement does
not create or imply any obligation on the part of the CITIES under this
agreement 1o fund right-of-way acquisition or fo construct the 1-5/29W
"Southern Arterial.”

bh. Retain planning authority for the Basalt Creek Planning Area until such
authority is transferred to the CITIES, pursuant to the terms of UPAAs with
each city, as amended pursuant fo Section D of this IGA.

¢. In coordination with the parties to this IGA and ODQT, provide funding,
establish a scope of work, retain a consultant, and provide project
management services for planning of the major roadway system in the
Basalt Creek Planning Area, including prefiminary project development for
the SW 124" Avenue extension project from Tualatin-Sherwood Road to
SW Boones Ferry Road, whether following existing right-of-way alignments
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or new right-of-way alighments, which may include portions of an east-west
arterial that is consistent with the future "Southern Arterial” elements
outlined in the 2035 RTP.

It is acknowledged that the RTP requires compllance with specific
conditions before the construction of the “Southern Arterial.” Consistency
with the “Southern Arterial” elements of the RTP can be assured only when
the conditions related to the "Southern Arterial’ have been fully addressed.
However, due to the immediate needs of the region in the interim period, the
RTP aliows the extension of SW 124" Avenue, as described in the
paragraph above, to be completed with minimal extra conditions.

In an effort to provide timely answers to the propetty owners in the Basalt
Creek Planning Area, a sufficient amount of this study must be complete
within six (6) months following the effective date of this [GA in order to aliow
the Cities to begin concept planning. Accordingly, this task is budgeted to
last for up to six (6) months. As patt of the transportation planning effort,
COUNTY will address the following in coordination with the CITIES, METRO
and ODOT:

I. The coaditions related to the ‘Southern Arterial’ in the METRO 2035
RTP (as described in Exhibits 2, 3, and 4}, as applicable;

ii. Strategies for maintaining freight access to and freight mobility
within the planning area;

ii. Potential I-5/Elligsen Road interchange improvements, including a
split-diamond interchange option;

iv. Potential I-5 overcrossing north of Elligsen Road interchange;
without a direct connection to I-5, which does not preclude arterial
options on the east side of I-5; and

v. Potential roadway connections directly to -5, subject to satisfaction
of applicable 2035 RTP conditions.

Consider acquisition of right-of-way and/or construction of portions of the
SW 124™ Avenue extension project improvements as described in
Paragraph B.1.c. above, subject to avallability of funding.

In order to preserve the ability for a future potential roadway connection,
consider acquisition of right-of-way for a potential future east-west arterial
roadway connection between SW Boones Ferry Road and |-G, subject to
availability of funding. Itis acknowledged that no new east-west roadway
may be constructed between SW Boones Ferry Road and -5 until
applicable RTP “Southern Arterial” conditions have been satisfied,

[n coordination with CITIES, consider potential funding and/or construction
of permanent or interim improvements fo the existing roadway network in
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C.

and adjacent to the planning area prior fo funding and/or construction of the
“Southern Arterial.”

2. CITIES will;

a. Assume primary project management responsibly for concept planning of
the Basalt Creek Planning Area, in coordination with COUNTY and METRQ,

effective as of the date of execution of this IGA. Concept planning shall
conform to Metro UGMEP Title 11 requirements in effect when the subject
planning areas were added to the Urban Growth Boundary.

. Mutually agree upon a future city limit boundary through the concept

planning process.

. Incorporate into the final Basalt Creek Concept Plan and any city

comprehensive plans, transportation plans and/or implementing regulation
amendments those major transportation facilities identified by COUNTY, in
collaboration with METRO, CITIES, and ODOT, pursuant to B.1. above.
CITIES shall incorporate into their amended plans and reguiations

reasonable measures to identify and assist in the protection of the approved -

major transportation facility corridors from development encroachment in
otdet fo implement the final Basalt Creek Concept Plan as agreed upon by
the parties to this IGA. The parties fo this [GA acknowledge that such
reasonable protection measures are subject to constitutional limitations on
property takings, and are not intended to require the CITIES fo in any way
violate constitutional property protestions or fo incur a financial obligation fo
purchase right-of-way to preserve the identified transportation corridors. It
is acknowledged by the parties fo this IGA that construction of some new
roadway faclliies may be subject to the conditions set forth in the RTP
relative to the proposed I-5 to 98W Connector Project Alternative 7
Southern Arterial (refer to Exhibits 2, 3, and 4).

3. METRO will:

a. Provide CET funding to CITIES for concept planning activities in the subject

planning area.

b. Participate In ongoing concept and fransportation plannmg efforts with

COUNTY and CITIES as warranted.

Coordination of Concept Planning Activities
1. COUNTY and CITIES shall;

a. Engage in a facilitated concept plan partnering and scoping session

following the execution of this [GA.
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b. Provide all parties to this IGA and ODOT with appropriate opportunities for
participation, review and comment on the proposed concept planning
efforts. The following procedures shall be followed by the CITIES and the
COUNTY to notify and involve the other parties in the process to prepare

. the concept plan: '

fil.

COUNTY and the CITIES shall transmit notice of meetings related
to the concept plan to all parties to this IGA at least one week prior
to the scheduled meeting. This includes any technical advisory
committee meetings, open houses, Planning Commission or
Planning Advisory Committee meetings, City Gouncil or Board of
Commissioner meetings and similar meetings, etc.

The CITIES or COUNTY shall notify the other parties no less than
forty-five (45) days prior fo the initial public hearing for proposed
comprehensive plan, transportation plan or implementing regulation
amendments.

The CITIES shall transmit draft documents to COUNTY for its
review and comment before finalizing. COUNTY shall have ten (10)
business days after receipt to submit comments in writing. Lack of
response shall be considered "no objection” to the drafts.

The CITIES shall respond to the comments made by COUNTY
either by a) revising the draft document, or b) by letter to COUNTY
explaining why the comments are not addressed In the documents.

Comments from the COUNTY shall be given consideration as part
of the public record on the concept pian.

2. COUNTY shall provide the CITIES with notice of development actions requiring
notice within the Concept Plan area, according to the following procedures:

a. The COUNTY shall send by first class mall or as an attachment to
electronic mail a copy of the public hearing notice which identifies the
proposed development action to the other agency, at the earliest
opportunity, but no less than ten (10) business days prior {o the date of the
scheduled public hearing. The failure of the CITIES to receive a notice
shall not invalidate an action if a good faith attempt was made by the
COUNTY to notify the CITIES.

h. The CITIES receiving the notice may respond at their discretion.

3. In addition to the above, COUNTY shall make reasonable efforts to provide the
CITIES with copies of pre-application conference notes regarding potential




IGA for Basalt Creek Concept Planning — METRO/CITIES/COUNTY
May 17, 2011
Page B of 10

development applications within the subject planning area, as well as
encouraging all potential development applicants to contact the CITIES for
additional information on the concept planning efforts.

D. Urban Planning Area Agreements (UPAAs)

1. Both the CITIES have UPAAs with COUNTY that will have to be amended upon
adoption of the final Basalt Creek Concept Plan, as agreed upon by the parties to
this IGA.

2. The CITIES and COUNTY agree that the amended UPAAs will reflect which
areas within the Basalt Creek Planning Area will be governed by which city, as
determined through the concepf planning process, and that the respective areas
will be under the CITIES respective jurisdictions, and not the COUNTY, as the

areas utbanize.

3. The amended UPAAs will specify conditions to be met pricr to COUNTY transfer
of plannhing authorify to each of the CITIES, such as adoption of comprehensive
plans, transportation plans and/or implementing regulation amendments by each
of the CITIES necessaty to implement the final Basalt Creek Concept Plan, as
agreed upon by the parties to this IGA.

4, It is recognized that COUNTY adopts annual land use and transportation work
programs, and this concept planning effort will require coordination to fit within
the work program of COUNTY.

This IGA shall hecome effective upon full execution by all parties. The effective date of
this IGA shall be the last date of signature on the attached signature pages. This [GA
shall be in effect until the CITIES and COUNTY amend their respective UPAAs and
incorporate the Basalt Creek Concept Plan info each CITIES respective comprehensive
plans or unill 5 years following the execution of this [GA, whichever occurs earlier.

Attachmenis:

Exhibit 1 — Plan Areas Map

Exhibit 2 ~ Excerpt from Regional Transportation Plan

Exhibit 3 — Regional Transportation Plan Appendix 3.3 (I-5/99W Conditions)
Exhibit 4 — Excerpt from Regional Transportation Plan Project List

(Four separafe signature pages follow)
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CITY OF TUALATIN,Otegon
By.

Lou Ogdanr—""
Mayor

Date: @/}5’90”

ATTESTW
By: .

v

APPROVED AS TOLEGAL FORM

I

(Y ATTORKEY
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CITY OF WILSONVILLE, Oregon

By: .
Tim Knapp ,

Mayor

Date: O,;W, 5 D2l

ATTEST:

By: 4%@/% K%ﬂ‘gy
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WASHINGTON COUNTY

Ly O oo

ndyp'uyfck
Chair, Board of County Commissioners

Date: G-~
ATTEST: APPROVED WASHINGTON COUNTY
By- ‘ BOARD OF COMMISSIONER
gl wursorom___1=1
DATE (0 f'7// /1]

BY

CLERK OF ng BOARD
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Scdm = 4{§§%%Lwﬂw
Dan Cooper =

Acting Chief Operating Officer

 Date: 7/’7%/

£

APPROVED AS TO FORM:
By: - ,“ : '

“Alison Keang Campbell
Acting Metro At_tomey ‘
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and OR 212 corridor study will provide further direction for solutions in this corrider. Further map
refinements and project recommendations may be identified through this work.

Figure 6,2
Sunrise Project Preferred Alternative (as Recommended by the project’s Po% icy Review

Committee)
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6.3.2.3 - I-5/99W Connectar Study Recommendations and Impiementatlon {Tigard to
Sherwood - Mobility Corridor #20}

Between 2006 and 2009, the I-5/99W Corridor Study identified a number of improvements in this
corridor to support access to 2040 land uses, address existing deficiencies and serve Increased
travel demand. One primary function of this route fs to connect the Washington Regional Center to
the cities of Tigard, Tualatin and Sherwood, and provide access to the Tualatin/Sherwood
Industrial Area and Tualatin National Wildlife Refuge. This corridor provides shortline heavy rail
access to the region from the Willamette Valley and connects agricultural areas to the interstate
highway system in this region. This mobility corridor also serves as a secondary gateway to the
region, connecting communities in Yamhxll County and the Central Oregon Coast to the Portland
metropolitan region.

In February 2009, the I-5 /99W Connector Project Steering Committee (PSC) was unable at the end
of its process to reach a unanimous recommendation for the I-5 /99W Corridor Study as vequired by
the PSC Partnership Agreement in order to forward a Recommended Corridor Alternative to the
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RTP. However, there was unanimous agreement on some aspects of the Connector that could be
reflected in the RTP:

L]

Idéntify projects for inclusion In the RTP with minimal extra conditions, particularly the
extension of SW 124th from SW Tualatin Sherwood Road to the I-5/North Wilsonville

Interchange,

Identify conditions to be met before a new Southern Arterial is implemented to ensure
integration with surrounding land use and transportation plans, particularly an 1-5 South

Corridor Study,

Determine an incremental phasing plan to ensure the projects with the most benefit that
can reasonably be built within the 20-year horizon be included in the RTP Financially

Constrained list

The recommendations for the 1-5/99W Corridor Study proposed for inclusion in the RTP are based
upon the conclusions reached by the Project Steering
Committee {PSC) as follows:

L]

The 3 options consisting of a new limited
access expressway from [-5 to OR 99W (2
alignments north of Sherwood and 1
alignment south of Sherwood) were
unacceptable due to high impact on the
natural and built environment, the need for
extensive improvements to I-5, high cost and
concern about the potential for induced
growth to Yamhill County, and

The option focused on expanding Tualatin-
Sherwood Road was unacceptable due to the
very large size it would need to be and the
resulting impacts on the Tualatin and
Sherwood Town Centers,

The alternative recommended is based upon
the principle that it is preferable to spread the
traffic across three smaller arterials rather
than one large expressway. The analysis
concluded this approach could effectively

serve the traffic demand, would provide better

service to urban land uses in the
Tualatin/Sherwood area, especially jndustrial
lands, and could be built incrementally based
upon need to serve growth and revenue

=
.,
o,
. Lo
¥ S, i
!

sxy %3,

H

The I-5/99W Corridor Study recommended
g varfety of transportation investments to
imprave the area’s road, transit, bicycle,
pedestrian and trall networks and to
distribute traffic across a network of three
arterials so that no single route would
Function as u defacto through
“connector,” The RTP places addftional
conditions on the “Three Arterial”
recommendation and implementation.
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av_ailability. The overall concept is structured around a Northern, Central and Southern
arterial providing east-west access between OR 99W and I.5 with an extension of SW 124th
providing north-south connectivity (see diagram).

The City of Wilsonville was and continues to raise objections to the Southern Arterial component
throughout this process. The City is very concerned about growing I-5 congestion and the City’s
dependence on effective access to the two I-5 interchanges. The City is concerned that the Southern
Arterial connecting into the [-5 /North Wilsonville interchange will significantly increase trafficand
impair that access.

When the PSC considered the recommendation, the Clackamas County Commission represeniative
introduced a series of amendments to the conditions to ensure that the Southern Arterial would be
examined in greater detail to: '

. evaluate alignment options and their environmental impact;

° integrate the proposal with the concept plan and transportation system plan for the newly
expanded UGB area and any new Urban Reserves thatare designated fn the ares;

. address any requirements that may result from adoption of an exception to Goal 14 (if
needed) for an urban facility outside the UGB;

. integrate the proposal with a Tigard to Wilsonville Corridor Study (Corridor #3) to ensure
these east-west arterials and I-5 itself could effectively function together; and

. determine the most appropriate approach to connecting the Southern Arterial to I-5,
including options for an interchange at the [-5/North Wilsonville interchange or
consideration of extending the Southern Arterial across I-5 to Stafford Road east of I-5,
thereby providing better access te [-205. -

The Project Steering Committee acknowledged many significant issues to be addressed before the
Southern Arterial can proceed to construction, and approved the proposed conditions unanimously.
The detailed conditions can be found in Appendix 3.3,

Typically, there is a need to transition from a “planning” level of detail to a "project” level of detall
which involves better definition of alignments and designs and consideration of impacts on the
natural and built environment and how to mitigate those impacts, These conditions proposed by
the Project Steering Committee add in the need to integrate the recommendation with land use
planning for recent UGB expansion areas and potential Urban Reserves (still to be defined) and the
importance of integrating the overall system for the area with an I-5 corridor strategy.

The RTP places additional conditions on the “Three Arterial” recommendation and implementation,
as reflected below:
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Short-term phasing strategy (2008-2017})

Jdentify replacement solutions for the Tualatin Road profect re commended by the I-

5 /Connector study as part of the next Tualatin TSP update. This project was removed from the
R'FP based on community concerns and lack of support by the Tualatin City Council. The two-
Tane connection from the Tualatin Road /Herman road intersection to I-5 at Lower Boones Ferry
Road was not intended to serve through traffic, but rather to provide access to the surrounding
industrial area and neighborhoods. The planning work will consider alternative alignments and
designs across the Tualatin River and I-5 near the I-5 /Lower Boones Ferry Road interchange to
mitigate Impacts. If Tualatin (through their TSP update) does not identify proj ect(s) to
adequately address the capacity/connectivity issues identified in this are, then the RTP will be
amended to direct the Corridor Refinement Plan effort for corridors #2, 3 and 20 to address this
need in that planning effort, The need would go unaddressed until compl etion of that corridor
refinement plan, or the next RTP update. :

Begin construction of the Tonguin. Trail (RTP Projects #10092 and #10854),

Upgrade existing streets to two lanes with turn lanes, traffic signal timing, bike lanes and
sidewalks, including Herman Road, Tualatin-Sherwood Road, 95th Avenue {(RTP Projects

#10715, #10718, #10852).

Add southbound auxiliary lane from I-205 to I-5/Elligsen Road and northbound avxiliary lane
from I-5/Riligsen Road to I-205 interchange. (RTP Projects #10872 and #1117 7}

Conduct more detailed project planning and begin construction of a two-lane extension of Sw
124th Avenue (RTP Project #10736: 124th Avenue) from Tualatin-Sherwood Road to 1-5/North
Wilsonville interchange to support its operation as an industiial aceess route, The planning
work will further consider potential impacts on the existing development and the natural
environment. It will also include more detailed definition of the design and alignment to
mitigate impacts and to integrate with land use and transportation plans for the area.

Conduct more detalled planning to meetall of the conditions placed on new Southern Arterial
project, including:

1. Conduct the I-5 South Corridor Refinement Plan (includes I-5 from Portland to Tigard, I-5
from Tigard to Wilsonville, and OR 99W from I-5 through Tigard and Sherwood) and land
use planning for areas recently added to the urban growth boundary and any land
designated as urban reserves. These planning efforts will include opportunities for further

public participation and input.

2. Conduct more detailed project planning on potential Southern Arterial impacts on existing
development and the natural environment to develop more detailed definition of the design
and alignment to mitigate impacts and coordinate with Jand uge and transportation plans
for the area, including integration with land use plans for UGB expansion areas and Urban
Reserves, conducting the I-5 South Corridor Refinement Plan, including Mobility Corridors
2, 3 and 20, and resolution of access between I-5 and southern arterial with no negative
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impacts to I-5 and [-205 beyond the forecast No-Build condition, addressing NEPA to
determine the preferred alignment and addressing any conditions assoctated with land use
goal exception for the southern arterfal. This planning effort will include opportunities for
further public participation and input.

Tualatin-Sherwoad Road is sized in the recommended alternative based upon the
expectation there will be a Southern Arterial and will fail due to insufficient capacity
without a Southern Arterial and further expansion is incompatible with the plans for the
Tualatin and Sherwood Town Centers. If the Southern Arterial is dropped through future
studies, there is a major unresolved issue addressing east-west travel through this area. The
RTP will need to be amended to direct the Corridor Refinement Plan effort for corridors #2,
3 and 20 to address this need. The need wonld go unaddressed until completion of that
corridor refinement plan, or the next RTP update.

Medium-term phasing strategy (2018-2025)

. Widen existing streets to four lanes with turn lanes, traffic signal timing, bike lanes and
sidewalks, including Tualatin-Sherwood Road, Roy Rogers Road, Boones Ferry Road and
Herman Road (RTP Projects #10568, #10700, #10708, #10732 and #10735)

e Program right-of-way acquisition for the Southern Arterial project in the 2018 - 2025 time
period to allow time to conduct the I-5 South refinement plan and land use plans for
designated urban reserves in the area.

Longer-term phasing sirategy (2026-2035)

e Construct the Southern Arterial connection to I-5 or other surface arterials in the vicinity of
the I-5/North Wilsenville Interchange when all the project conditions are met.

6.4 CONGESTION MANAGEMENT PROCESS

A key change from SAFETEA-LU was an updated requirement for a CMP for metropolitan planning
organizations (MPOs) in Transportation Management Areas (TMAs - urban areas with over
200,000 in population). This change is intended to build on the previous requirement of a
congestion management system (CMS), placing a greater emphasis on management and cperations
and enhancing the linkage hetween the CMP and the long-range regional transportation plan (RTP)
through an objectives driven, performance-based approach.

A CMP is a systematic approach for managing congestion that provides information on
transportation system performance. It recommends a range of strategies to minimize congestion
and enhance the mobility of people and goods. These multimodal strategies include, but are not
limited to, operational improvements, travel demand management, policy approaches, and
additions to capacity. The region’s CMP will advance the goals of the 2035 RTP and strengthen the
connection between the RTP and the Metropolitan Transportation Improvement Program (MTIP).
A "Roadmap” of the region’s CMP can be found in Appendix 4.4.
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Al thelr meeting on February 25, 2009, the PSC agreed on the following conditions as amended from those
presented to them in the Alternative 7 Recommendation Memorandum dated Febraary 17, 2009 to accompany the

TP recommendation of Alsernative 7:

I

Future phasing plans for implementing Alfernative 7 projects must take into consideration the
transportation, environmental, and cconomic impacts of advancing some improvements sooner
than others, The sequencing of affordable improvements should be done in 2 manner that does not
create. new [ransportation problems or labilities for the vitality of affecied jurisdictions,

The timing and priority of an I-5 corridor stady must he considered ju the RYP adoption process
for Alternative 7, The connector project development process emphasized the need for a corsidor study
along I-5 from Portland to the Willamette River, The resuls of this study may affect the liming and
designs of some improvements within Alletnative 7.

Aceess between I-5 and the southern srterial must be resolved, Additional study Is required to fully
understand the impacts and trade offs between Iransportation sofutions and land use, economic and
environtental consequences of a new southern artetial, The impacts ot tural lands are of particular
importance and myst be further evaluated before pursning an exceptions process. The study area may
need to be expanded to include connections to Stafford Road and additional areas along the OR 99W
coritdor that were not included in the alternatives analysis. The alternatives analysis process determined
the genera) corrider location for the new southern arterial, However, additlonal preliminary engineering
and planning work is needed fo determine the optimal access option and configuration for connecting the
southern arterfal to 1-5, OR 99W, and other arterials in the expanded study area, Construction of the
southern arterial should be conditioned on defining the I-5 improvements needed to accommodate i and
shsuring no negative impacts to I-5 and [-205 occur beyond the forecast No-Build condition as a resultof
Alternative 7. Options to be explored include modifying the I5/North Wilsonville Inferchange into a tight
split-diamond interchange, or exlending a now atlerial comection crossing over -5 and connecting to
Stafford Road andfor Elligsen Road on (he east side of <5 for regional traffic benefits,

Completion and construction of major project elemaonts Is subject to compliance with the National
Environmental Policy Act (NEPA) and design vefinoment. The Aligrnative 7 coneept provides only
the general focations and functional characterisitos of new transportation facilities, A fully collaborative
public/agency involvement and environmental analysis process must be conducted in developiag the
design details of any major construction element of Alternative 7, Subsequent projest development work
will need to define the actual alignmetts and designs of each of these faciiities whhin the framework of
these gensral paramsters, On-golng coordination with the Tualatin River Nationat Wildlife Refuge mus
also oceur to ensurg aptimum compatibility of Alternative 7 elements with refige objectives.

Land Use Concept Planning for UGB expansfon areas should be coordinated with the cefinement of
those (ransporiation recommendaiions,

The design of the sonthern arterfal; must neorporate any conditions that may come out of land use
goal exceptions processes (if requirved) by Metro, Washington County, and Clackamas County.
Postions of Alternative 7 may require exceptions under state land use goals that have not vet been studied
or approved in ordex fo be adopted in the RTP and to achieve needed federal and jurisdictional approvals.
The extent of (his issue may be affected by Metro’s coming decisions ot rural/urban Jand use reserves.
Portiens of proposed now transportation facilittes are outside Melro’s jurisdictional boundarles and will
require coordination of actions between Metro and other affected jurisdictions. Possible design
requirements may include forms of access management and land use confrol measures,

State highway systeny routing and ODOT mobility standards must be key considerations in the
design and future ownership of improvements within Alfernative 7. Current RTP assumptions are
that  nev limted-access conmector would be built between 15 and 99W, and that this roadway would
become the new state route, possibly replacing OR 99W thvough Tigard. Altermative 7 doss not result in




' R e e

Page 2

2 limited-access connector, which niay resulf in OR 99W remaining the designated stale highway route
through Sherwood, King City and Tigard,

8. Stratogic protection of vight-of-way should be considered by agencies for the Alternative 7 clements
within fhie UGB and along potential alignments Srhere land development could confifct with the
future implementation of corrider improvements, Protective measures could inchude property
setbacks, dedication of right-of-way, specific acquisition(s), and/or right-of-way purchases withis the
UGB consistent with NEPA process. ’

Following agreement on the above conditions, PSC representatives of Washington County, ODOT, Metro, and
the cities of Tualatin and Sheyrwood voted in favor of recommending Alternative 7 with the conditions as amended
above. PSC representatives of the City of Wilsonville and Clackamas County voted against this recommendation.
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Y - STAFF REPORT
CITY OF TUALATIN

F,;l/,}

TO: Honorable Mayor and Members of the City Coungil
THROUGH: Sherilyn Lombos, Cily Manager

FROM: Ben Bryant, Management Intern
Alice Rouyer, Community Development Birector

DATE: 06/13/2011

SUBJECT:  Resolution Authorizing an Intergovernmental Agreement for Concept Planning the Basalt
Creek Area

ISSUE BEFORE THE COUNCIL:

At the City Council Meeting on April 25, 2011, staff presented a draft Intergovernmental Agreement {(IGA)
between Metro, Washington County, the City of Tualatin, and the City of Wilsonville regarding the Basalt
Creek Concept Plan. Since that meeting, City staff has collaborated with the other parties to fine-tune the
IGA attached to this report. The resolution, also attached, would authorize the Mayor to sign this
agresment.

RECOMMENDATION:

Staff recommends that the City Council approve the attached resolution, authorizing the Mayor fo sign
the proposed Intergovernmental Agreement with Metro, Washington County, and the City of Wilsonville.

EXECUTIVE SUMMARY:
Purpose of Agreement

» Gain Washington County's support for having the two citlfes complete a concept plan for the Basalt
Creek area, which is outside of the land covered by Tualatin's current Urban Planning Area
Agreement;

e Qutline Washington County's commitment to complete a plan for the major roadway system
through the Basalt Creek area;

s Cutline a commitment from Washington County to inform and coordinate with Tualatin and
Wilsonville on any development applications in the Basalt Creek planning area prior to annexation;
and

s Delineate responsibilities of the respective parties of this agreement.

Importance of the Agreement

In an effort to refine the projects listed in the Regional Transportation Plan (RTP), Washington County
has agreed to conduct a transportation analysis in the Basalt Creek planning area. Work will not
commence on this study untl! all parties have signed the attached agreement.

Collaboration

The IGA that is before the Council for consideration is the product of in-depth discussion and
collaboration between staff members at the cities of Tualatin and Wilsonville, Washington County, and
Metro. This collaboration was necessary to ensure that the planning process meets regional desires and




respects local visions. Council approval of this agreement, along with the approval of the other
jurisdictions, will signify our commitment to continue collaborative efforts to envision the future of the

Basalt Creek planning area.

Conglusion

Approval of this agreement is an integral aspect of the Washington County funded transportation analysis
to extend SW 124th Avenue. In an effort to use time and resources efficiently, our partners wish to
solidify a commitment to collaborate throughout the transportation and concept planning process.

Next Steps

There will be more opportunities for the Tualatin City Council and City staff to participate and voice input
during the transportation analysis. Staff will continue to provide the City Council with updates on
transportation related issues as the process moves forward.

Attachments: A~ Resolution

B - Intergovernmental Agreement




RESOLUTION NO. _5041-11

A RESOLUTION AUTHORIZING AN INTERGOVERNMENTAL AGREEMENT
WITH METRO, WASHINGTON COUNTY AND THE CITIES OF TUALATIN AND -
WILSONVILLE FOR CONCEPT PLANNING THE URBAN GROWTH
BOUNDARY EXPANSION AREA (BASALT CREEK / WEST RAILROAD
PLANNING AREA)

WHEREAS In 2004 the Metro Council added an area located generally between
the CITIES to the Urban Growth Boundary (UGR) for residential and industrial uses in
Metro Ordinance No. 04-1040B; and

WHEREAS the CITIES have agreed to refer to the area generally as the “Basalt
Creek Planning Area”; and

WHEREAS concept planning has never been completed for these properties;
and

WHEREAS the CITIES and the COUNTY wish to work together to complete
transportation and concept pianning for this area to assure carefully planned
development in the Basalt Creek/West Railroad Planning Area Planning Area that will
be of benefit to both CITIES, The COUNTY and their residents.

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF TUALATIN,
OREGON, that:

Section 1. The City Council authorizes the Mayor to sign an Intergovermnmental
Agreement substantially similar to the attached agreement entitled
‘INTERGOVERNMENTAL AGREEMENT BETWEEN METRO, WASHINGTON
COUNTY, AND THE CITIES OF TUALATIN AND WILSONVILLE FOR CONCEPT
PLANNING THE URBAN GROWTH BOUNDARY EXPANSION AREAS KNOWN AS
THE ‘BASALT CREEK’ AND ‘'WEST RAILROAD’ PLANNING AREAS”

Section 2. This Resolution is effective upon adoption.

INTRODUCED AND ADOPTED this 13" day of June, 2011.
CITY OF TUA

=

City Recorder

By

Resolution No, 5041-11 Page 1 of 1




From: David Moore

To: Aquilla Hurd-Ravich

Subject: Re: Basalt Creek Concpet Plan
Date: Tuesday, July 03, 2018 3:32:56 PM
Hi Aquilla,

As discussed, TTSD has no plans for new facilities in or near the Basalt Creek area.

David

David Moore, CFO
Tigard-Tualatin School District
503-431-4016

On Mon, Jul 2, 2018 at 1:33 PM, Aquilla Hurd-Ravich <AHURD-RAVICH@tualatin.gov>
wrote:

Hello David,

It has been quite some time since we last connected on the Basalt Creek Concept Plan, a
joint effort between City of Wilsonville and City of Tualatin. We are very near the end of
the planning process and getting ready for adoption by both City Councils. Based on the
land uses assigned in the concept plan the area will produce approximately 581 households.
We have drafted the findings below to address Metro’s code requirements for concept

plans. One of which requires us to address school facilities. The last time we talked about
school facilities for these new households was at a 2016 meeting with multiple agencies, and
at that time we understood that the Sherwood School District did not have any plans to
locate a new facility in the Basalt Creek area.

While we understand the Basalt Creek Concept Planning Area is in the Sherwood School
District we included Tigard-Tualatin School District due to the proximity of the area to
Tualatin High School. In order to address Metro’s code requirements we need a written
response confirming the Tigard-Tualatin School District has no plans to locate a new facility
in the planning area or if there are plans to locate a school there we should discuss.

3.07.1120 Planning for Areas Added to the UGB

(C) (5). Provision for the amount of land and improvements needed, if any, for public school
facilities sufficient to serve the area added to the UGB in coordination with affected school
districts. This requirement includes consideration of any school facility plan prepared in
accordance with ORS 195.110;

Eindings: Existing schools are expected to accommodate future student
population and no new facilities are planned within the area. Capacity
determinations will need to be made as development progresses. Basalt Creek is
located in the Sherwood School District and in 2016 the voters in the District
approved ballot measure 34-254 approving a bond. This bond project will allow


mailto:dmoore@ttsd.k12.or.us
mailto:AHURD-RAVICH@tualatin.gov
mailto:AHURD-RAVICH@tualatin.gov

the District to accommodate an additional 2,000 students district-wide (according
to information on the District’s website http://www.sherwood.k12.or.us/

information/bond-visioning-process).

The Basalt Creek Concept Plan was coordinated with local school districts. The
Sherwood and Tigard-Tualatin school districts participated in the Agency
Review Team to provide support and concurrence with the concept plan. The
school district will calculate the need for new schools based upon demographic
and density estimates for future development in the Basalt Creek Area according
to operational standards related to the number of students allowed per school.
The final development scenario estimates 581 future households in the Basalt
Creek planning area. The planning area currently falls within the Sherwood
School District. This district has an estimated enrollment of 5,158 and includes
four elementary schools, two middle schools, Sherwood High School, and
Sherwood Charter School.

Provision of any new schools will be coordinated with representatives of all
nearby school districts for capital planning. The planning area is located very
close to Tualatin High School. The Tigard-Tualatin School District has an
estimated enrollment of 12,363, and includes ten elementary schools, three
middle schools, and two high schools. A private high school, Horizon Christian,
is located within the planning area and currently serves 160 students but plans
significant expansion in the future. The addition of hundreds of new households
can be expected to impact existing school districts, but at this time no district has
indicated that they plan to locate any new facilities within the planning area.

This is such a long email that | will give you a call to follow up with any questions you may

Thank you,

Aquilla Hurd-Ravich

Community Development Director

City of Tualatin | Community Development Department

503.691.3018 | www.tualatinoregon.gov

Please note my new office phone number


http://www.sherwood.k12.or.us/information/bond-visioning-process
http://www.sherwood.k12.or.us/information/bond-visioning-process
http://www.tualatinoregon.gov/




MEMORANDUM

Basalt Creek: Guiding Principles and Evaluation Criteria

TO: Basalt Creek Project Management Team (Cities of Tualatin and Wilsonville)
FROM: Leila Aman, Project Lead, Fregonese Associates

DATE: December 29, 2014

RE: Guiding Principles and Evaluation Criteria for the Basalt Creek Concept Plan

Purpose of Guiding Principles

Guiding Principles are intended to represent the collective interests and goals for the

Basalt Creek planning area. The guiding principles provide a framework for gathering
input and developing transparent and meaningful measures that can help inform the
decision making process.

Purpose of Scenario Indicators

Indicators are the outputs of evaluation criteria which are created near the beginning of
the scenario planning process. They generally reflect the guiding principles as well as
previously adopted community goals. Indicators may also be related to new or emerging
community goals or issues: such as transit access, housing costs, or air quality.

The indicators will be used during the development and evaluation of the scenarios within
Envision Tomorrow to communicate the benefits, impacts and tradeoffs of different policy
choices and investments. Using Envision Tomorrow, alternative scenarios are tested and
refined, and then compared and evaluated based on their indicator performance.
Indicators enable Envision Tomorrow users to tie the scenario results to the community
values and guiding principles.

In practice, this approach not only allows the public to visualize their region’s future, final
plans created using our scenario planning process will come with a dashboard of
indicators so policymakers can monitor their progress and make adjustments along the
way, in concert with established guiding principles and long-term vision.

Guiding Principles

Qualitative Guiding Principles

Maintain and complement the Cities’ unique identities

The cities of Wilsonville and Tualatin each have unigue qualities that draw people to live
and work there. Those qualities should be maintained and enhanced by development in
the Basalt Creek planning area.



Capitalize on the area’s unique assets and natural location

Development in the planning area should preserve and leverage the natural beauty of
Basalt Creek by protecting key natural resources and sensitive areas while minimizing the
negative impacts of new development. Recreation opportunities should be made
accessible in the area through the creation of new open spaces and trails and integrating
them with existing regional networks.

Explore creative approaches to integrate jobs and housing

Long distances between centers of employment and residential neighborhoods can
cause long travel times, congestion and pollution. Planning for the Basalt Creek area
should consider a range of methods (and the feasibility of those methods) for integrating
residential and employment land uses to create more high quality living and working
environments.

Create a uniguely attractive business community unmatched in the metropolitan
region

Planning for the Basalt Creek area should capitalize on its unique assets - the location of
the planning area near the center of one of the region’s largest clusters of employment
land, projections for rapid employment growth in the local market, and superior access to
major transportation routes (I-5, 1-205 and Highway 217) - to facilitate development of high
quality employment facilities and opportunities that will benefit both the local and
regional economies.

Ensure appropriate transitions between land uses

While integration of housing and employment can enrich a community, there remains a
need for physical separation between uses that might negatively impact one another.
Land uses should be arranged within the study area to minimize these impacts, such as
excessive noise, traffic, nighttime light, or air pollution. Use of buffers to mitigate auditory,
aesthetic, and safety impacts may include swaths of vegetated land, sound walls, or
commercial development (among others).

Quantitative Guiding Principles

Associated measures from Envision Tomorrow and other quantitative analysis that will be
conducted as part of the concept planning process are described.

Meet regional responsibility for jobs and housing

Population and employment forecast performance



Using output from the Envision Tomorrow scenario modeling tool added jobs and housing
units will be compared back to the regional forecast estimate (from Metro’s Gamma
model) for jobs and households within the planning area.

Design cohesive and efficient transportation and utility systems
Evaluation of Wet Infrastructure

Aggregate water and sewer requirements will be developed for each of the three (3)
alternatives. A comparison will be provided indicating required capacity and potential
infrastructure elements based on each alternative land use plan and the existing systems
inventory.

Performance of transportation systems

Motor vehicle transportation system for each of three alternatives will be evaluated
including the development of future year 2035 PM peak hour volumes using a focus-area
travel demand model. Intersection operation analysis (level of service and v/c ratios)
based on the forecasted 2035 PM volumes will be conducted using Synchro.

Internal water consumption and Landscaping water consumption

Water consumption has a major impact both financially and environmentally. Water bills
can make up a large proportion of household or business utility costs, and excessive water
consumption can put a strain on water supplies and infrastructure, especially in regions
with water scarcity. Anticipated domestic and irrigation water consumption by residential
households and commercial or industrial businesses will be estimated based on existing
usage patterns within Tualatin and Wilsonville.

Maximize assessed property value
Building value and local revenue

Adding new housing and employment space to a community brings additional tax
revenue that can be used for new infrastructure and services to support new and existing
residents and businesses. Different scenarios can produce different amounts of tax
revenue (property tax, sales tax and transportation impact fee (TIF)) due to the differing
values of particular building types and locations. .



9.

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

Percent of Natural Area Protected within the planning area

Types of natural areas to be considered for protection from development include:
Wetlands and Floodplains

Metro Title 3 Lands

Metro Title 13 Lands

Some development may occur in these areas. However, the proportion of total
development planned for non-environmentally sensitive areas should be maximized in
order to preserve habitat, ecosystem services, open space, and recreation opportunities
in the planning area.

Environmentally sensitive lands are identified and described in the Basalt Creek Existing
Conditions Report.

Total jobs allocated to prime flat industrial lands within the planning area

The largest proportion possible of new jobs forecasted for the planning area should be
allocated to lands identified as suitable for industrial and/or office development, one
factor of which is the absence of sensitive environmental features and constraints.

Land suitable for industrial and/or office development is identified and described in the
Basalt Creek Existing Conditions Report.

Acres of impervious surface

Impervious surface can have a negative impact on the health of a region’s waterways.
Instead of soaking in and filtering through the soil, rainwater runs off impervious surfaces,
washing many polluting substances such as pesticides and oils into streams and other
aqueous habitats. Increasing impervious surface runoff also increases the volume of runoff,
and the speed which the water is delivered to streams, resulting in higher peak flows.



10 Considerations for Success

In addition to the Guiding Principles, the Joint Council also identified ten key elements for successful
implementation of the Basalt Creek Concept Plan:

1. Sewer. Each City will serve its own jurisdiction area independently, to the extent reasonably
possible, with the understanding that future agreements may be needed to address potential
cooperative areas.

2. Stormwater. Each City will serve its own jurisdiction area independently, to the extent
reasonably possible, consistent with the respective National Pollutant Discharge Elimination
System (NPDES) stormwater permits, with the understanding that future agreements may be
needed to address potential cooperative areas.

3. Metro Title 4 Land. The Basalt Creek Concept Planning Area is currently mapped and identified
as an “Industrial Area” in Metro’s Title 4 Code, which allows both housing and employment
designations. The Cities agree to implement the land uses identified in the Basalt Creek Concept
Plan.

4. Transportation Funding. The Cities acknowledge significant improvements will be needed to the
existing and future transportation network as identified in the 2013 Basalt Creek Transportation
Refinement Plan (TRP). In order to implement the TRP, Tualatin and Wilsonville will coordinate
with Washington County to prioritize projects and funding strategies.

5. Future Regional Transportation Projects in the Basalt Creek Area. The Cities will coordinate
with Washington County and Metro to evaluate future regional transportation projects and
decisions, beyond those identified in the TRP that affect its planned system capacity.

6. Trips. Proposed development will be reviewed by each City for impacts to the transportation
system and consistency with the Concept Plan trip targets to achieve transportation system
goals for the area.

7. Basalt Creek Parkway and I-5 Crossings. The Cities acknowledge the Basalt Creek Parkway and |-
5 crossings identified in the TRP are critical to successful implementation of the Basalt Creek
Planning Area. The Cities will seek to coordinate timely regional investments in these crossings
to implement the Basalt Creek Concept Plan.

8. North-South Local Street (Kinsman Road). Kinsman Road is planned as a local route both north
and south of the jurisdictional boundary that will not connect to the Basalt Creek Parkway.

9. Basalt Creek Canyon. The Cities recognize the natural resource value of the Basalt Creek
Canyon. Each city will comply with Metro Titles 3 and 13. The Cities also recognize the benefits
of locating north/south trails near the Basalt Creek Canyon and bicycle connections that would
connect the cities and other trail systems and be an asset for both residents and employees in
the area.

10. Public Transportation. Robust transit services are critical to supporting the land uses envisioned
in the Basalt Creek Planning Area. The Cities agree to coordinate efforts on how SMART and
TriMet can best provide service throughout the area.

FINAL Basalt Creek Ten Considerations June 26, 2018



Buildable Lands Summary

Presented August 2014



Buildable Land

Buildable Lands =

Land Supply — Constraints (Environmental & Policy)

Land Supply Constraints Buildable Land

- - e



Analysis/Methodology

e Separate hard and soft constraints

— Hard constraints will be excluded from the buildable
land analysis

— Soft constraints limit and guide development and
were partially excluded from the buildable land
analysis

e Parcels categorized into:
— Vacant
— Stable (residential use with higher building value)

— Redev (site has redevelopment potential and/or is
non-residential)



Basalt Creek

Environmental Hard Constraints:

 Mix of Clean Water Services, Title 3 and basic
constraints

* Basic environmental constraints are:
Open Water

Streams

Wetlands

Steep Slopes (25% and greater)

Slope Stability

Title 3

Floodplains (50% land reduction)

Title 13 (20% land reduction)

O O O O O O O O



Basalt Creek

Manmade Hard Constraints:

* Easements
o BPA easements
o PGE easements and substation
o Natural Gas Pipeline



Basalt Creek

Soft constraints:
e Title 13

o In addition to hard constraints, development in Title
13 land should be avoided where possible

 Road projects

o East West Connection
o Boones Ferry Road Widening
o 2035 Overcrossing

e QOthers

o 10%+ slopes regarding industrial development
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Streams - Riparian
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Wetlands
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Steep Slopes
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Slope Stability
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Utilities
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All Constraints
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All Constraints
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Soft Constralnts
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Land Supply

* Three elements:
* Vacant Land — Land ready to build, no major structure on site
* Redev Land — Land with some redevelopment potential
e Stable Land — Land and structures on it will not change in the future

Stable Land

Vacant Land

ST |\ g
iR i




Four-Step Methodology

Building

Value

1. Llanduse 2. Ground 3. Define “stable” 4. Refine
provided by proofing using building value analysis with
tax lot data aerials and local input
via RLIS online tools

(Metro data)




1. Step

o Assumptions on

development via existing
land use in taxlot file (RLIS

March 2014)
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1. Step

2 Tualatin
o Assumptions on '.

Land Use
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2. Step

Visual Survey

o Vacant and developed land
(RLIS March 2014)

Does not limit itself to
taxlots

Uses “Cookie Cutter”
around buildings

(N

----------

IIIIII

- Planning Area

L]
‘ - Developed land

Vacant Land




Visual Survey

2. Step

o Adjust for large amount of
partially vacant or “unused” land

e Uses “Cookie Cutter”
around buildings

* Split to allow for
backyard

* Split, where lot
becomes “natural”

e Via visual survey of aerial,
Google Map Street View,
and Bing Map Bird’s Eye

e Use RLIS coverage as guide

Split lot

From vacant to developed



Visual Survey
2. Step )
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Building Value

3. Step
o Whatis “Stable”:
* No changes to the
taxlot are expected
* No growth
* No additional
employment
* No additional
housing unit
* Minor
improvements to
property but not
much more

Older Single Famin Home



Building Value
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3. Step

o Assuming higher building

is $125,474

Building Value
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Building Value

3. Step

& Tualatin
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Local Input
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4. Step

Local Input

o Local Input

Stakeholder meetings
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4. Step

o 43 sites identified as stable, |.,lf

based on:
e Building value
e Local Input

o 596 acres are vacant
o 117 acres are available for

redevelopment
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Suitable Sites

o Multiple Sites vary by:
* Taxlot size
* Amount of constraints
e Vacancy and
redevelopment
opportunities

----------

:'— R e :: Planning Area
\:j Taxlot
l Hard Constraints

Development Opportunities

& Vacant |

Redev Opportunities
— Stable
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o Suitability A:

e Larger parcels

e Least constrained

« Mostly vacant, might have | -
redevelopment
opportunities

e 214 buildable acres (does
not exclude built road
network, etc.)

Hard Constraints

~ Land Suitability

D A - Least constrained, larger parcels, mostly vacant or redev




Suitable Sites

o Suitability B:

Medium sized parcels
Modestly constrained

Mostly vacant, might have

redevelopment
opportunities

193 buildable acres (does
not exclude built road
network, etc.)

o
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! Land Suitability
l:] A - Least constrained, larger parcels, mostly vacant or redev

L B - Modestly constrained, medium sized parcels, mostly vacant or redev




o Suitability C:

e Small to medium sized
parcels

* Modestly constrained

* Mostly vacant, might
have redevelopment
opportunities

* 64 buildable acres (does
not exclude built road
network, etc.)
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o Suitability D:

e Stable or mostly
constrained
82 “buildable” acres

(does not exclude built
road network, etc.)
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Suitable Sites — Residential Buffer

o Residential Buffer:
* 63 buildable acres (does
not exclude built road
network, etc.)
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Buildable Land a la Envision™

Constrained Vacant Acres Redev Acres
Acres

Suitability A

Suitability B 79 144 47
Suitability C 12 38 20
Suitability D 136 12 1

*based on parcel file (excludes roadways and stable parcels)
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- Basalt Creek Market Analysis

Executive Summary

Located between Tualatin’s residential neighborhoods to the north and Wilsonville’s employment
center to the south, Basalt Creek is currently a relatively rural area that is positioned for significant
change and urbanization due to its prime location within the growing Portland metropolitan region.
Leland Consulting Group (LCG) has prepared this market analysis as one component of the Basalt
Creek Concept Plan. Its purpose is to provide Basalt Creek stakeholders with information regarding
the outlook for industrial, office, residential, and retail development in Basalt Creek and adjacent
areas, and to inform the Concept Plan as this process moves forward. This executive summary
condenses the key points of the analysis; details are explained in the body of the report. The key
findings and recommendations of this market analysis are:

Industrial and Office Market. Basalt Creek is located near the center of one of the region’s largest
clusters of employment land, which includes existing developed areas in the cities of Tualatin,
Wilsonville, and Sherwood, as well as the planned future employment areas of Southwest Tualatin,
Tonquin, and Coffee Creek. A market area—including the cities of Tualatin, Wilsonville, and
Sherwood and some surrounding areas—was
defined for this market analysis in order to
provide a baseline to estimate future
subregional employment and population
growth.

The Metro regional government projects rapid
employment growth of 2.3 percent annually for
the market area through 2035, about 40
percent faster than the employment growth in
the region (1.7 percent), indicating that
ongoing business expansion and job creation
is expected for these three cities in the
southwestern metropolitan area.

Tualatin and Wilsonville have independently
identified a series of industry clusters in which
the two cities are already highly competitive, and in which they expect future significant business and
job growth. These include advanced manufacturing, corporate and professional services, health care
and related fields, and other specific industrial clusters such as food processing and light
manufacturing. Leading organizations within these clusters include Lam Research, Legacy Meridian
Park Medical Center, the Oregon Institute of Technology, Mentor Graphics, and Xerox Corporation.
Businesses in these categories are well suited to locate at Basalt Creek.

Both Tualatin and Wilsonville have seen significant industrial and office development during the past
three decades. Development peaked during the 1990s and has slowed following the recession;
however, industrial development in particular is expected to resume and accelerate in coming years
due to a desire to “onshore,” shorten supply chains, and take advantage of lower domestic costs in
some industries. Between 1980 and 2014, the cities of Tualatin and Wilsonville saw on average over
400,000 square feet of industrial and office building development annually, and 56.6 acres of
industrial and office land development annually. The amount of industrial development in both cities is
significantly larger (more than seven times) than the amount of office development, and this general
dynamic is expected to persist for the foreseeable future.
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Building types vary significantly within the market area: some industrial facilities contain more than
200,000 square feet of building area, while many other small office and industrial flex spaces are less
than 20,000 square feet in size. The floor area ratio (FAR) of most buildings, however, generally falls
within the range of 0.2 to 0.4, which generally indicates one to three-story buildings with large areas
for parking and/or freight movement. A small number of office buildings have higher FARs to about
1.0, which indicates more dense buildings and some structured parking.

Going forward, employment development in Basalt Creek will benefit from a number of competitive
advantages. These include its direct access to I-5, superior to other employment areas in the region;
access to 1-205, Highway 217, arterial roads, and transit; a growing and educated workforce; and
established and expanding industry clusters.

Based on past industrial and office development, and future growth projections, LCG absorption
projects employment land at Basalt Creek to develop at a rate of eight to 10 net acres per year.
However, the pace of build out will depend on economic conditions, the availability of employment
land in other nearby areas, infrastructure such as roads and sewer, and other factors. Building and
site sizes should vary widely, and FARs will remain consistent with those seen in the past.

Housing Market. Significant population growth is anticipated for Tualatin, Wilsonville, and the
Portland metropolitan region over the next two decades. Metro’s gamma population model shows that
Tualatin and Wilsonville will add 1,170 and 3,649 households respectively between 2010 and 2035.
Metro projects that the market area will add about 10,900 households during this time period, an
increase of 39 percent. These population increases will result in demand for housing at Basalt Creek
through 2035, assuming that the area can compete effectively with other potential residential
locations.

Basalt Creek’s location is also a positive: the study area is immediately south of several South
Tualatin residential neighborhoods, which contain attractive parks, street trees, and schools. It should
be noted, however, that Basalt Creek is located in the Sherwood School District rather than the
Tigard-Tualatin School District, and therefore school-age children will head west rather than north for
school. The market area’s current demographics are encouraging for new housing development.
When compared to the Portland metropolitan area, the market area has a higher percentage of family
households, larger households, higher household and per capita incomes, more residents with
college degrees, and more residents who work in white collar jobs.

However, housing demand is expected to shift somewhat in the future because of decreasing housing
sizes, an aging population, the popularity of walkable communities, and other factors. By combining
current and future housing demand indicators, this market analysis provides three different housing
development scenarios, all of which assume a mix of single-family detached, single-family attached,
and multifamily housing. Housing diversity and flexibility (the opportunity to adjust the housing mix) is
important to developers in any large area, since they need to be able to build for many different
household types, and respond to changing market conditions. This report does not propose a specific
number of households in the study area, since residents and decision makers have yet to define
precisely which areas will be set aside for residential development.
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Retail/Commercial Market. The likely amount and location of retail in Basalt Creek will need to be
revisited later in the concept planning process, after more specific programs for employment and
residential development are established. It is often said that “retail follows rooftops” and jobs, and
without more confidence about the number of homes and jobs that will be in the area, it is difficult to
project retail demand.

With that said, some generalizations can be made. Because there are several major regional and
subregional retail nodes located to the north and south of the study area—at Bridgeport Village,
central Tualatin, and in Wilsonville—any commercial space built in Basalt Creek is most likely to
primarily serve local residents and employees. These larger centers are located at I-5 interchanges,
whereas retail at Basalt Creek would be further from interchanges. Whereas regional retail is
anchored by fashion, consumer electronics, entertainment, and furniture/household goods,
neighborhood retail is typically anchored by grocery stores, pharmacies, and restaurants,
supplemented by other local goods and services.

Retail is likely to be located at key intersections on either Boones Ferry or Grahams Ferry Roads, the

major north-south arterials in Basalt Creek, and potentially along the planned East-West connector,
which will also carry considerable traffic and afford high visibility to retailers.
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Industrial and Office Market Analysis

Regional Employment Context

As shown in Figure 1, Basalt Creek is contiguous with a number of other employment and industrial
areas in the southwestern part of the Portland metropolitan region, including areas in the cities of
Tualatin, Wilsonville, and Sherwood. Viewed together, these areas comprise one of the largest
industrial and employment clusters in the region, comparable in size to the agglomeration in northern
Hillsboro, though smaller than the employment lands near PDX Airport.

A major feature and competitive advantage of this “Southwestern Metro” employment cluster in
general, and Basalt Creek in particular, is its immediate access to I-5, the West Coast’s most
important transportation route. Via I-5, Basalt Creek is closely connected to downtown Portland,
numerous Willamette Valley communities, and major metropolitan areas in Washington and
California. 1-205 and Highway 217 are also close by and easily accessible. These freeway
connections are a major benefit for industrial—for whom distribution is an important site selection
factor—and office-based businesses—which require access for their clients, suppliers, workforce, and
collaborators.

Figure 1. Geographic Context: Title 4 Industrial and Other Employment Areas (Met

ro)
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Industrial and Office Development, 1980 to 2014

The figures below show the pace of industrial and office development in the cities of Tualatin and
Wilsonville, beginning in 1980. The bars represent the building area (square feet) of development
within each of the two cities in a given year, while the dashed line is a longer-term trend line, showing
a five-year rolling average of built area for both cities combined. These historical development trends
are one data set that shapes expectations for future employment development in both cities and
Basalt Creek.

Since 1980, both cities have seen considerably more industrial development than office development.
Over this 34-year period, an average of 340,000 square feet of industrial space and 67,000 square
feet of office space has been built in the two cities combined. Thus, the amount of industrial
development has been about five times as great as office development.

Figure 2. Industrial Development, Tualatin and Wilsonville, 1980 to 2014

mmm Tualatin Wilsonville ~ c=ee=- Five Year Average, Both Cities
700,000 SF

600,000 SF -
500,000 SF A
400,000 SF

300,000 SF

200,000 SF

100,000 SF

1980 1985 1990 1995 2000 2005 2010

Figure 3. Office Development, Tualatin and Wilsonville, 1980 to 2014
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Source, both figures: CoStar, Leland Consulting Group.
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The past decade has been a slow period for both industrial and office development. The recession
slowed industrial development beginning in 2008, particularly in Wilsonville. The pace of recent
industrial development has been about half of development during the 1990s and early 2000s—
considered to be a time of robust activity for industrial developers. Office development has also
slowed, although this trend began in 2003, before the recession. Office development in the past
decade has also taken place at about half the pace of office development in the 1990s.

Clearly, both industrial and office development go through significant peaks and troughs. By focusing
on the five-year rolling-average trend line, however, a somewhat more consistent pattern of
development can be seen.

Employment Building and Site Attributes

Table 1 below shows some key attributes of industrial and office development in Tualatin and
Wilsonville.

e On average, 43.1 acres of industrial land and 13.6 acres of office land per year have been
developed in both cities combined. Wilsonville has seen about 25 acres of employment land
development per year, 16.3 acres of industrial land, and 8.3 acres of office land, which provides a
good benchmark for total demand in Wilsonville, including Basalt Creek, going forward.

e Average industrial building sites (9.1 and 6.5 acres in Tualatin and Wilsonville respectively) tend
to be larger than office building sites. Industrial buildings also tend to be larger than office
buildings.

e Floor area ratios (FAR) are helpful to understanding the physical form of buildings on their sites.
Most industrial buildings have a FAR of 0.2 to 0.4. Most office buildings have FARs between 0.3
and 0.5; however, there are some newer office buildings in Tualatin that feature structured
parking and FARs up to 1.0. These FARs are consistent with Metro’s analysis and future
projections.

Table 1. Attributes of Industrial and Office Development in Tualatin and Wilsonville

Industrial Office

Tualatin Wilsonville Total ‘ Tualatin Wilsonville

Total Area (SF) 10,470,000 8,390,000 18,860,000 1,260,000 1,250,000 2,510,000
Av. Annual Development, 1980 - 2014
Annual Building Development (SF) 186,960 150,980 337,940 34,632 32,985 67,617
Annual Land Development (Acres) 26.8 16.3 43.1 5.3 8.3 13.6
Building Averages, 2000 - 2014

Average Building Size (SF) 60,224 80,000 - 31,807 35,000
Average Site Size (Acres) 9.1 6.5 - 4.2 2.0
Typical Floor Area Ratios (FAR) 0.2t0 0.4 0.2t0 0.4 - 041t01.0 0.3t0 0.5

Source: CoStar, Leland Consulting Group. SF: Square feet; FAR: Floor area ratio, the ratio of a building’s size in square feet (or
gross building area) to the size of the piece of land upon which it is built.

Note that, while the averages shown here are useful for high-level planning purposes, both industrial

and office buildings vary considerably in size, scale, and purpose. For example, the industrial building
category includes flex buildings, which can often be divided into 5,000 square foot tenant spaces and
feature significant amounts of office and showroom space. The industrial category also includes
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distribution and warehouse buildings, which can be hundreds of thousands of square feet in size.
Sample industrial and office buildings are pictured below in Figure 4 and Figure 5.

Figure 4. Typical Industrial Buildings: Office/Distribution and Flex

The first building pictured below is located in the Wilsonville Business Center west of I-5 and contains
a mix of office space (left foreground) and warehouse/distribution space, where freight trucks are
parked. The second building pictured below is a typical flex industrial building located in the Tualatin
Industrial Center, which features high ceiling heights, freight loading, and small, flexible spaces that
can serve as a combination of office, showroom, and/or industrial.

Figure 5. Headquarters Office Building (Mentor Graphics)

The Mentor Graphics building is located east of I-5 between the Elligsen Road and Wilsonville Road
interchanges. Despite its size and height, the FAR of the building is similar to other buildings in the
area because of its extensive campus, landscaped areas, and surface parking.
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Employment Outlook

Table 2 below shows Metro’s gamma employment forecast for the 2010 to 2035 time period. Key
aspects of this forecast that are relevant to Basalt Creek are:

o Employment in the Basalt Creek market area is expected to grow at 2.3 percent annually
between 2010 and 2035, about 40 percent faster than the three-county metro area rate (1.7
percent). Employment in all three cities within the market area is expected to grow relatively
rapidly—at a higher annual rate that than their populations, and a higher rate than regional
population growth (see Table 6 for population growth projections).

e Tualatin and Wilsonville are expected add 12,267 and 10,346 jobs respectively over the 25-year
Metro forecast period. In total, the market area is expected to add 36,786 jobs, an increase of 78
percent over the 47,005 jobs currently in the market area.

o This significant growth can be expected to drive consistent demand for employment land and
buildings, including industrial, office, and commercial space, both in Basalt Creek and in other
employment areas in the market area over the 2010 to 2035 time period.

Table 2. Metro Employment Forecast, 2010 to 2035

Jurisdiction Employment

2010 2035 Change CAGR
City of Tualafin 22072 35239 I 12,267 1.7%
City of Wilsonville 17,073 27,419 1 10,346 1.9%
City of Sherwood 4,216 9,252 5036 L 3.2%
Basalt Creek Market Area 47,005 83,791 36,786 | 2.3%
Clackamas County 137,946 210,444 72,498 1.7%
Multnomah County 419,164 597,331 178,167 1.4%
Washington County 232,019 382,812 150,793 | 2.0%
Three County Total 789,129 | 1,190,587 401,458 1.7%

Source: Metroscope Gamma Forecasts, Published Feb 07, 2013, http://www.oregonmetro.gov/regional-2035-forecast-distribution.
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Table 3 shows Metro’s analysis of past and future employment growth in the Metropolitan Statistical
Area (MSA), completed for the Draft 2014 Urban Growth Report. This data shows employment
changes for a larger area—the seven-county MSA---than the three-county data above.

Table 3. Employment: Past Growth and Future Projections, Seven-County MSA

Time Annual
Period Growth Rate
1960 - 1980 3.74%
1980 - 2000 2.60%
2000 - 2020 1.17%
2020 - 2040 1.24%

Source: Metro, Mid Range projection, Draft 2014 Urban Growth Report, Appendix 1a.

A key take away from this data is that while employment in the region will continue to grow, it will
grow more slowly during the build out period for Basalt Creek (likely largely during the 2020 to 2040
time period) than during the most rapid periods of employment growth (1960 to 2000). Based on this
projection and conversations with area brokers, LCG projects that employment land absorption during
Basalt Creek’s build out period should be faster than 2000 to 2014 (which includes the recession and
its aftermath), but slower than during the rapid growth period of 1980 to 2000, and the 1990s in
particular.

Industrial Development Outlook

Private sector analysis of the demand for industrial space is consistent with Metro’s projections in that
most observers expect a resurgence of demand as the economy recovers from the recession.
Nationwide, industrial development is anticipated to accelerate due to increased long-term demand
for industrial properties from firms whose businesses involve research and development, advanced
manufacturing, general manufacturing, and warehousing. While private sector development forecasts
are often focused on a short to medium-term (e.g., one to five years) time frame, rather than the long-
term (20-year) time frame for this plan, the dynamics described below are significant and are
supportive of industrial development at Basalt Creek. According to the Urban Land Institute’s 2014
Emerging Trends in Real Estate:

Industrial. Industrial real estate will get a boost in 2014 as the U.S. economy continues to
improve and as retailers and manufacturers have made the shortening of the supply chain their
top priority for the foreseeable future. Warehousing stands out as the strongest prospect in both
investment and development in 2014—not only among industrial subsectors and niche markets,
but across all types of subsectors and niche markets... Warehousing is a clear favorite when
survey respondents recommended action...The strength of warehousing reflects the expanding
influence of e-commerce distribution networks...

The Return of Manufacturing. “Manufacturing is coming back to the U.S., and it's coming back
faster than we thought. Back in 2011, no one thought we would see anything until 2015. Now, we
are seeing dozens of companies moving back to the U.S. because the economics are shifting,”
says a labor economist. “A key driver of this trend is that labor costs in China are rising, with
wages increasing by about 15 to 20 percent a year and the steady appreciation of the Chinese
yuan against the dollar. Manufacturers are seeing very long supply chains, and there are
increasing concerns about intellectual property.”
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Portland’s industrial market is heating up in response to these trends. In late 2013 and early 2014, a
number of new industrial projects have been announced totaling about 1.5 million square feet; one is
the 800,000-square-foot PDX Logistics Center (18.3-acre building) to be built near PDX Airport. A
speculative investment of this magnitude shows significant confidence in the Portland market. Eight
additional major projects are reportedly in the planning pipeline. Industrial brokers at Kidder Matthews
report an “industrial land shortage” and that the “greatest demand is seen in the I-5 corridor,” a
submarket that includes Wilsonville and Tualatin.

Leland Consulting Group = July 2014 m DRAFT
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Office Development Outlook

Office development nationally and regionally is not expected to bounce back with the same resiliency
as industrial space. Office development in the short and long term faces several challenges. In the
short term, the Portland region’s employment levels have only just recovered this year to their 2008
pre-recession levels. While office vacancies are far lower than they were several years ago, there is
not yet pressure for new development. As Table 4 shows, the region is expected to add just 288,000
square feet of office in 2014, or 0.6 percent of the total regional inventory of nearly 47 million square
feet. Tualatin’s current vacancy rate of 20.5 percent suggests a soft market, though that space will be
occupied in the long term.

Table 4. Current Office Market Summary, Portland Metro Region

Market Existing Inventory Vacancy YTD Net Under Const. & Class A

# Blds Total RBA %  Absorption Complete YTD Rates
Portland CBD 374 26,309,983 10.0% (36,157) 288,000 $25.58
Lake Oswego/West Linn 142 1,144,080 8.5% 13,170 0 $25.50
North Beaverton 151 3,246,113 6.7% 37,420 0 $26.33
Sunset Corridor/Hillsboro 359 10,374,721 6.2% 111,442 0 $21.53
Tigard 226 3,313,116 10.4% 35,859 0 $24.27
Tualatin 68 1,263,266 20.5% 10,099 0 $22.28
Wilsonville 59 1,252,446 7.1% 9,476 0 $20.50
Totals 1,379 46,903,725 181,309 288,000

Source: CoStar, Leland Consulting Group.

Of more concern for new office development at Basalt Creek are several long-term trends.
Companies are becoming much more efficient than ever before with their office space, and thus,
requiring less of it. Greater efficiencies are being achieved through smaller dedicated desk spaces;
employees who work out of the office on the road, from home, or other locations; and less storage for
fewer paper files. In addition, companies have gotten more reluctant to take on long-term obligations
such as expanded leases. These trends are expected to continue, and in some cases accelerate in
the future, and therefore, demand for office space as a function of total employment is likely to be less
in the future.

In conclusion, in the near and potentially long term, office development is likely to be slower than
industrial development throughout the Portland region. As shown in Figure 2 and 4, much more
industrial development than office development has taken place in Tualatin and Wilsonville in recent
decades, and LCG expects this trend to continue at Basalt Creek.
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Tualatin and Wilsonville’s Economic Positioning and Goals

The Cities of Tualatin and Wilsonville are proactively pursuing economic development in order to
provide high paying jobs for their residents, strengthen their tax bases, offer quality public services,
and enable general prosperity in the communities. The two Cities’ main economic development plans
relevant to Basalt Creek are shown below.

Table 5. Relevant Economic Development Plans

Tualatin Wilsonville

e Economic Development Strategic Plan e Economic Opportunities Analysis (EOA)
(2014) Update (Final Draft, 2012)

e Industry Cluster Analysis (2014) e Coffee Creek Master Plan (2007)

e Southwest Tualatin Concept Plan (2010)

Target Industry Clusters

Tualatin and Wilsonville have both identified a series of targeted industry clusters. According to
Tualatin’s Industry Cluster Analysis, a cluster is an agglomeration of similar and related businesses
and industries that are mutually supportive, regionally competitive, attract capital investment,
encourage entrepreneurship, and create jobs. For example, 57 percent of Tualatin’s jobs fall within its
five key industry clusters, which also provide wages that are on average 70 percent ($35,000) higher
than those in all other industries.

Clusters reflect the community’s strengths and competitive advantages, suggest which sectors of the
economy are most likely to generate jobs in the future, and provide policy makers with guidance
about the types of land, buildings, infrastructure improvements, and other actions needed to grow
jobs in the future. (Wilsonville’s EOA uses the term industry “sectors.” The terms cluster and sector
are used interchangeably here.)

Both Tualatin and Wilsonville have determined that they excel in the following three industry clusters.
The economic figures included below are drawn from the Cities’ economic development plans.

¢ Advanced Manufacturing and Related. This cluster is a significant driver of both cities’
economies. It is Tualatin’s largest cluster, accounting for 22 percent of jobs in the city. It accounts
for a significant portion of Wilsonville’s economy; computer and electronic product manufacturing
was Wilsonville’s largest industry sector as of 2012, and includes several of the city’s largest
employers such as Xerox, TE Connectivity, and Rockwell Collins.

The Oregon Institute of Technology (OIT), now educating students in the engineering,
technology, management, and health sciences fields from its Wilsonville campus, is an important
anchor institution for the southwest metro economy. The Cities are looking for ways to capitalize
on OIT’s presence and to strengthen partnerships between the school and private business.

Growth in this cluster will result in ongoing demand for industrial land and buildings in Basalt
Creek and other areas. Freeway access, freight mobility, and access to a skilled workforce will be
important to this cluster's ongoing success.
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Corporate and Professional Services. This cluster accounts for 12 percent of Tualatin’s jobs,
and was the second largest industry sector in Wilsonville as of 2012. Major employers include
Portland General Electric and Express Employment Professionals in Tualatin, and Mentor
Graphics in Wilsonville. Growth in this cluster will result in ongoing demand for office land and
buildings in Basalt Creek and other areas. A variety of locational factors tend to be important to
corporate and professional service firms, including skilled workforce, available land or office
space, transportation connections, and nearby restaurants and commercial services.

Health Care and Medical Related. This cluster is important in both cities: it is the third largest in
Tualatin and fourth largest in Wilsonville. Tualatin’s health care cluster is anchored by Legacy
Meridian Park Medical Center, among Tualatin's largest employers, and also includes associated
industries such as clinics, laboratories, physician offices, and assisted living centers. Wilsonville’s
largest health care employers as of completion of the EOA were Infinity Rehab and Avamere,
both ambulatory (outpatient) service providers. Wages in this cluster are well above average.

Because of the diversity of health care businesses, firms in this cluster can operate in health
care-specific zones (such as Tualatin’s Medical Commercial zone), or general employment zones
(such as Wilsonville’s Planned Development Industrial zone). In some cases, health care firms
that serve smaller, more localized populations can locate in retail/commercial zones.

In addition to the three clusters described above that have been identified as targets for both cities,
Tualatin and Wilsonville have also identified these industry clusters:

Other Industrial Clusters. Both Cities have identified additional industrial target clusters that
could locate in Basalt Creek. Tualatin has identified two other industry clusters likely to generate
demand for industrial land and buildings: Food Processing and Distribution, and Wood, Paper,
Printing, and Related. Wilsonville identified a number of other industrial business types: Light
Manufacturing and Warehouse/Showroom Operations; Specialty Contractors and Construction
Firms; Sustainable Product Manufacturing and Distribution; Miscellaneous Manufacturing, and
Wholesale Trade.

Growth in these clusters will result in ongoing demand for industrial land and buildings in Basalt
Creek and other areas. Freeway access, freight mobility, and access to a skilled workforce will be
important to these clusters’ ongoing success.

Other Professional and Commercial Services. Wilsonville’'s EOA also identifies Creative
Services (such as transportation logistics, legal services, management consulting, and
accounting) as a target cluster. Similar to Corporate and Professional Services, growth in this
cluster should result in demand for office land and buildings in Basalt Creek and other areas.

Other Clusters. Some clusters may or may not be a good fit for inclusion at Basalt Creek,
depending on the Concept Plan. An example is Tourism and Recreation, which was identified by
Wilsonville.
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Figure 7. Number of Manufacturing Employees

5
|'
il =5
&,

el TR

:\‘ Gla

\Z=h

! F, 0

P el LT
\& nw g 23 ‘l T -~

\ egoﬁ'Ci ) =
£ i NN
. | N J

Aty b Jf [ ™) —m — T > ( :
Lr e £\f‘” _‘/_L L,__; I:' \ L‘J\\T/_va\

B L\ o
SWHUW- = \J, ~

= - L

Source: Institute for Metropolitan Studies, Portland State University.

Figure 8. Lam Research Facility, Tualatin
The semiconductor equipment manufacturer is the city’s largest private employer, and a leader in the
city’s advanced manufacturing cluster.

Photo credit: Tualatin Chamber.
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Subregional Context

Figure 9 below shows the Basalt Creek study area and the key employment, commercial, and
residential areas nearby, along with three I-5 freeway interchanges. This map shows that Basalt
Creek is located at the heart of a large, contiguous series of employment areas, which will provide
Tualatin and Wilsonville with the land area to build on and expand their advanced manufacturing,
corporate services, and other key industry clusters.

Transportation is fundamentally important to these employment areas, and transportation connectivity
has the potential to make a whole that is greater than the sum of its parts by enabling firms to trade
goods and services easily. I-5 is the most important single transportation corridor. The 124™ Avenue
Extension and East-West Connector will also be very important in knitting the employment areas
together. This large agglomeration of employment areas creates momentum, and will also be a
source of competition for Basalt Creek.

Figure 9. Basalt Creek Geographic Context
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Established Employment Areas. The Tualatin and Wilsonville employment areas are developed
areas that have capacity to continue to add businesses and jobs. To the west of I-5, Wilsonville’s
employment area tends to contain more industrial, manufacturing, distribution, and flex businesses
and buildings; to the east of I-5, a larger share of businesses are office-based professional service
firms, such as Mentor Graphics and Xerox Corporation. However, the zoning is the same (Planned
Development Industrial) throughout the entire Wilsonville employment area.

The City of Wilsonville is currently at work developing a Light Industrial Form Based Code (FBC)
intended to streamline approval of light industrial and office employment, while at the same time
ensuring high-quality urban design. The FBC will apply to the Coffee Creek industrial area, but could
also apply to Basalt Creek Creek and other areas.

Planned Employment Areas. Southwest Tualatin, Tonquin, and Coffee Creek are planned
employment areas located within the UGB that have yet to be served by infrastructure or see new
private development. Annexation and development in the areas are property owner initiated.

¢ The Southwest Tualatin Concept Plan Area is approximately 614 gross acres and is planned for
a mix of light industrial, high tech, and campus employment users. Most of the area remains an
active quarry; the City expects this use to continue for an indeterminate period.

e The Coffee Creek industrial area is a 225-gross-acre area that was master planned by the City of
Wilsonville in 2007. It is adjacent to Basalt Creek on the south side of Day Road. In addition to
industrial development throughout the area, the City’s vision includes the development of an
office corridor on Day Road (the dividing line between the Coffee Creek and Basalt Creek areas).
No development or annexation has taken place in Coffee Creek since the adoption of the master
plan; land assemblage challenges, and lack of City services and financing plan to build those
services are the primary obstacles to development here.

e The Tonquin employment area is a 300-gross-acre area located in the City of Sherwood. It is
planned for light industrial development with a small amount of ancillary retail/commercial
services.

Employment Strengths and Challenges

Basalt Creek’s primary strengths/competitive advantages and challenges vis-a-vis the industrial and
office development are as follows:
Strengths and Competitive Advantages

e Tualatin and Wilsonville’s established and successful industry clusters in advanced
manufacturing, professional services, and a variety of other industrial and office-based
employment categories. Large contiguous cluster of existing and planned employment areas.

e Long-term growth projections for employment and population in the southwest Portland metro
area.

e Excellent access to I-5, as well as 1-205 and Highway 217. Additional transportation strengths
include existing and planned arterial roads, and local and regional transit service provided by
TriMet, WES Commuter Rail, and SMART.

e Educated workforce.

Leland Consulting Group = July 2014 m DRAFT 19



Basalt Creek Market Analysis

e Market success of recent industrial, office, and retail developments.

Challenges

e Vision and regulation: This Concept Plan, and subsequent Comprehensive Plan and zoning
amendments, need to be in place prior to development.

¢ Planning, financing, and construction of new infrastructure.

e Lot sizes and property aggregation. There is a mix of large and small lots throughout Basalt
Creek. The time and cost required to secure properties from multiple parties in order to aggregate
developable industrial or office properties of adequate size can be a significant deterrent to
developers.

¢ Natural features including wetlands and slopes. Basalt Creek and its surrounding slopes and
wetland areas run north-south through the study area and divide the area into east and west
sections.

e The market for new office development continues to be slow. However, the study area will not be
ready for private development for several years, which may allow enough time for this market to
recover.

Absorption and Build Out

Employment development—including industrial and office land development—is expected to take
place in Basalt Creek at a pace of about eight to 10 buildable acres annually, assuming zoning is in
place and urban infrastructure (roads, sanitary sewer, and water) are available. The pace of
development will depend on economic conditions at the time of development, the location of
transportation and other improvements, and the number of other nearby employment areas also
available for development, among other factors. This represents a 30 to 40 percent capture rate of
Wilsonville’s annual average of 25 acres of employment land development (see Table 1) and is
reasonable given that employment development can also be expected to take place at Coffee Creek
and “infill” within existing urbanized parts of the city. The projection is also consistent with the
estimates provided by developers interviewed for this project. If development at Coffee Creek and on
infill sites is highly constrained, then development at Basalt Creek could accelerate.

Buildings in Basalt Creek are expected to range widely in terms of site and building sizes. However,
the FARs for most buildings should fall between 02. And 0.4 FARs and be surface parked. Higher
density buildings with some structured parking may be feasible at special locations, or in later years
after the market has matured.
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Housing Market Analysis

Demographic Context

Table 6 summarizes Metro’s 2010 to 2035 gamma projections of household growth for the cities of
Tualatin and Wilsonville, and other geographies relevant to Basalt Creek. Some key take aways are:

e The number of households in the three-county Metro area is expected to grow relatively quickly,
at a 1.5 percent Compound Annual Growth Rate (CAGR), between 2010 and 2035, and thus add
more than 11,000 households per year.

e Metro forecasts that Tualatin and Wilsonville will grow throughout the forecast period, with the
number of households in Wilsonville projected to grow at a faster rate (1.5 percent) than Tualatin
(0.4 percent). According to Metro, in 2010, Tualatin’s average household size (2.61 persons) was
slightly larger than Wilsonville’s average (2.48 persons). Metro projects this difference will
essentially remain through 2035, though Tualatin’s household size will decrease somewhat (to
2.55 persons).

e The Basalt Creek market area (see Figure 10) was also defined in order to evaluate demographic
trends that cross city and county boundaries. The market area includes the cities of Tualatin,
Wilsonville, and Sherwood, as well as some surrounding areas. This market area is the area from
which new residents of Basalt Creek are most likely to come, based on Leland Consulting
Group’s market research.

e The consistent projected household growth in the region, market area, and subject cities suggest
that there will be demand for new homes within the market area generally and Basalt Creek
specifically through 2035, assuming that Basalt Creek is effectively planned and made available
for development.

Table 6. Demographic Forecasts for Market Area and and Metro Region

Jurisdiction Households

2010 2035 Change CAGR
City of Tualatin 10,000 11,170 1,170 0.4%
City of Wilsonville 7,859 11,508 | 3649 | 15%
City of Sherwood 6,316 7,269 953 0.6%
Basalt Creek Market Area 27,825 38,704 10,879 | 1.3%
Clackamas County 146,324 208,437 62,113 | 1.4%
Multnomah County 304,649 442,546 137,897 | 15%
Washington County 202,647 289,502 86,045 | 1.4%
Three County Total 653,620 940,575 286,955 | 1.5%

Source: Metroscope Gamma Forecasts, Published Feb 07, 2013, http://www.oregonmetro.gov/regional-2035-forecast-distribution.
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Figure 10. Basalt Creek Market Area
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Source: Fregonese Associates, Leland Consulting Group.
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Table 7 below and Table 8 on the following page provide additional perspective on the demographics
of the subject cities when compared to the Portland MSA.

The City of Tualatin, when compared to the Portland MSA, has a higher percentage of family
households (two or more related people), larger average households, higher household incomes, and
higher capita incomes. A larger share of residents have college degrees (43 percent) and are
employed in white collar jobs (67.4 percent) compared to the region.

Wilsonville, when compared to the Portland MSA, has a higher percentage of family households and
smaller households. This is likely because the city has a higher share of young households (in the 25
to 34 age category) and seniors, Baby Boomers, and retirees (65+ category). Each of these age
groups has different housing preferences. Like Tualatin, Wilsonville has a larger share of residents
with college degrees (43 percent) and white collar jobs (67.4 percent) than the region. (The data
below shows information about jobs held by residents of the given geographical areas, not the jobs
within those areas.)

Table 7. Demographic Summary

Key:  Low - 2014 data except where noted.
Demographic Attribute City of City of Basalt Creek
Tualatin Wilsonville Market Area
Comparison to Portland MSA: More families Fewer families More families
Larger HHs Smaller HHs Larger HHs
Higher HH Incomes More Gen Y Higher HH incomes
Higher PC Incomes More Boomers Higher PC incomes

More college degrees  More low-income HHs' ~ More college degrees
More white collar emp.  More college degrees|  More white collar emp.
More white collar emp.

Population 26,520 21,235 73,786

Number of Households 10,170 8,638 28,121 _
64%

Family Households (2010 Census) 59%

Household Size (Average) 2.32 2.52

Household by Size (2010 Census)
1 and 2 person households 57% _ 58% 61%
25% 29%

3 and 4 person households

%
$59,812

5 + person households
$57,441

©“
(2]
=
w
[N)
S

Median Household Income

Per Capita Income _ $31,995 $30,135
Population By Age
01024 _ 31% 32%
25-34 14% _ 13% 15%
65+ 9% _ 11% 13%
Median Age 35.7 37.0 36.6 _

Source: ESRI Business Analyst, Leland Consulting Group.
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The Basalt Creek market area is similar to Tualatin in many ways. When compared to the Portland
MSA, the market area has a higher percentage of family households, larger households, higher
household and per capita incomes, more residents with college degrees, and more residents who

work in white collar jobs.

Table 8. Demographic Summary (Continued)

Key:  Low . 2014 data except where noted.

Demographic Attribute City of City of

Tualatin Wilsonville

SW Metro
Market Area

Education and Employment

Less than High School _ 8.0%
High School or Equivilent 16.5% 20.4%
Associate's or some college 31.5% 32.3%

Bachelor's or Advanced Degree

Occupation
"White Collar" 67.5% _
"Blue Collar" 11.3% 14.1%
Housing

Median Home Value
Housing Tenure
Owner Occupied Housing Units 51.9%

Renter Occupied Housing Units 42.6% 50.5%

Source: ESRI, Leland Consulting Group. 2013 data except where noted.

8.0% 9.4%
41.3% 34.3%
69.3% 63.1%

$337,289 $275,516

39.8% 37.7%

In general, these demographics are favorable to housing development in Basalt Creek; they also

reflect the types of residents most likely to locate in Basalt Creek.

Finally, the South Tualatin residential neighborhoods immediately to the north of Basalt Creek reflect
many of the demographic attributes typical of Tualatin’s population. The neighborhoods—including
roads, street trees, parks, and schools—create a positive environment for residential development
within Basalt Creek, particularly along the northern edge. It should be noted, however, that Basalt
Creek is located in the Sherwood School District, not the Tigard-Tualatin School District, and
therefore, school age children in Basalt Creek would need to travel west to Sherwood, rather than

north, for classes.
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Regional and National Demographic Trends Affecting Housing

It is important to note that over the coming decades the metropolitan region’s demographics are
expected to become more like Wilsonville’'s demographics today, and somewhat less like Tualatin.
Table 9 compares the age group splitin the cities of Tualatin and Wilsonville today with Washington
County’s demographics in 2010 and projected demographics in 2035. The biggest change is that
older households are expected to comprise a larger share of the total population, with a smaller share
in the 35 to 64 age category. Household sizes are also expected to decrease. Washington County is
used here as a proxy for the age groups and household types most likely to live in the Basalt Creek
market area in coming years, and because Metro and the State of Oregon both produce long-range
estimates for the County.

Table 9. Demographic Comparison of Subject Cities in 2013 and Washington County 2035 Projection

City of Washington City of Washington

Tualatin County Wilsonville County

2013 2010 2013 2035

0-19 35% 34% 31% 30%
20-34 15% 15% 17% 14%
35-64 42% 40% 38% 38%
65+ 8% 10% 15% 19%
Total 100% 100% 100% 100%

Source: Office of Economic Analysis, State of Oregon; ESRI Business Analyst, Leland Consulting Group.

The figures below further emphasize the demographic trend that is referred to as the aging of the
Baby Boomers or the “silver tsunami,” which is expected to have a significant impact on housing
demand. As Baby Boomers, those born between 1946 and 1964, retire and begin to consider selling
their homes and relocating, they are expected to have a major impact on housing markets. Many will
be selling medium and large size single-family homes and looking for smaller homes with lower
maintenance and upkeep, and the freedom to “lock and leave” home to visit family and friends, and
vacation elsewhere. Many will also keep their homes.

Figure 11 highlights several points. The population of all age categories is growing between 2015 and
2035—the period during which Basalt Creek is expected to build out—and there should be demand
for housing that meets the needs of all of these groups. The 65+ population will grow the most. The
effect of this growth will be even more pronounced since these are relatively small households and
thus more housing units are needed to serve the same population. The population of the 35 to 64 age
category, and their children, under 19, will also grow significantly. This group is likely to re-occupy
many of the single-family homes now in the market area, and new homes in Basalt Creek. The size of
the 20 to 34 age group is not expected to increase much. This is because Generation Y / Millenials,
now in their 20s and early 30s, is a large age cohort, and the age cohort behind them is expected to
be smaller. Generation Y is driving the apartment boom now taking place in urban and mixed-use
areas throughout the metro region.
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Figure 11. Net Population Change by Age Group, 2015 to 2035, Washington County
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Figure 12. Percent Population Increase by Age Group, 2015 to 2035, Washington County, Oregon
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Source: Office of Economic Analysis, State of Oregon; Leland Consulting Group.

Figure 12 shows that, as a percentage of the current population, the growth in the 65+ age group will
be far greater than growth in the other age groups. While the numerical increase (shown in Figure 11)
is only slightly greater than the increase in other population groups, the percent increase is far
greater. Therefore, our perception of this change, and its impact—on housing, health care, and other
parts of society—is likely to be greater.

Some urban planners have identified four demographic groups that have seen the highest rate of
growth in recent decades and are expected to continue growing in the coming decades. These are
the “four S groups:”

e Seniors
e Singles
¢ Single-parent households

e  Starter households
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The growth in these groups nationwide is shown in Figure 13 below, along with the significant
decrease in married couples with children as a share of all households. This strongly suggests that
future housing demand, and the housing mix in residential neighborhoods, will continue to shift from
single-family homes to a broader mix of housing types.

Figure 13. Households by Type, United States

1.7
3.6 4.6
14.0 14.7
5.6
8.6
9.7 10.2
30.3
29.9
40.3

30.9

Other nonfamily
households

6.2 6.1
Women living
alone

11.9 123

Men living alone

Other family
households

Married couples
without children

Married couples
with children

1970 1980 1990 1995 2000 2005 2010 2012

Source: US Census Bureau.

Figure 14 shows the growth in the percent of households nationwide with one person. The share of
one-person households doubled between 1960 and 2011. Two-person households are also making
up a larger share of the national and regional population. Sixty percent of households in the market
area, and 68 percent of Wilsonville’'s households, are one or two-person households. These
households are the core drivers of demand for housing types such as small lot single-family homes,
attached single-family homes (townhouses and duplexes), and multifamily housing (apartments,
condominiums, and senior housing).

Figure 14. Percent of Households with One Person, United States
30%
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20%

15%

10%

5%

Source: US Census Bureau.
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Community Preferences

Of course, real estate and home buying is all about “location, location, location”—in other words, the
community, city, or neighborhood in which a given home is located. Since 2004, the National
Association of Realtors (NAR) has conducted a nationwide poll to better understand what Americans
are looking for in their future homes and communities. This is the most robust, widely-applicable
survey instrument available to suggest how housing demand is evolving. One important focus of this
poll is testing Americans’ interest in the features of what are variously called “walkable communities,”
“complete communities,” or “traditional neighborhood development.” Such communities tend to be
pedestrian friendly—parks, schools, shops and businesses are located within walking distance of
homes—and contain a range of different housing types where households of different ages and sizes
can live (single-family homes, townhouses, and multifamily housing).

Figure 15 shows how people responded when asked, “Do you think there is too much, too little, or the
right amount of each of the following in the area close to where you live?” Respondents most often
felt that there are too few features such as safe routes for walking and biking, public transit, a
diversity of housing, and shops and restaurants within an easy walk.

Figure 15. Which Neighborhood Amenities are in Demand?

Safe routes for riding bikes to work and shopping

Public transportation within an easy walk
Housing for people with low incomes *
Shops or restaurants within an easy walk fo your house *
Places to walk or exercise for fun ‘
Housing for people with moderate incomes ‘
Sidewalks "
Parks and playgrounds ‘
Large discount or warehouse stores *
New stores and offices being built “
New houses and apartments being built -
Housing for people with high incomes ‘

L

B Too Little O About the Right Amount [l Too Much

Figure 16 shows how people responded when asked to select the house where they would prefer to
live when provided with two community options. By nearly a two-to-one margin, Americans prefer a
neighborhood where they can walk to stores and businesses. The preference is significantly more
pronounced among those who recently purchased a home or are currently in the market.

Figure 16. Community Preferences

The neighborhood has a )
mix of houses and stores The neighborhood has houses

and other businesses that 60% 35% only and you have to f)‘r.r'ue to
are easy to walk to. stores and other businesses.

Source, both figures: National Community Preference Survey, National Association of Realtors, October 2013.
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Housing Types

Table 10 and the images that follow show categories of housing that are used to estimate demand in
the Basalt Creek area. While there are many different categories and subcategories of housing, these
five housing types are representative of the vast majority of housing being built now and in the recent
past in the Portland metropolitan region, and in the market area in particular. The net density (number
of housing units that can be accommodated on buildable land) of various housing types will vary
depending on conditions such as slope, wetlands and environmental constraints, property ownership,
streetscape features such as sidewalks and parking strips, and other factors; the net densities shown
below are based on the average density of numerous built and planned projects.

Table 10. Housing Types

Housing Type Lot Size Net

"~ Low Awrage  High Density
Large Lot Single Family 6,000 7,500 8,500 6.0
Medium Lot Single Family 4,000 5,000 6,000 7.5
Small Lot Single Family 2,500 3,500 4,000 11.0
Attached Single Family: Townhomes and Duplexes 1,000 2,250 2,500 16.0
Multifamily: Apts, Condos, and Senior Housing NA NA NA 25.0

Large Lot Single-Family Medium Lot Single-Family

Single-Family Attached Multifamily
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Recent Housing Development

Table 11 shows the recent residential permitting trends in the cities of Tualatin and Wilsonville, and in
Villebois, a master planned community in Wilsonville. Villebois is shown here because: it is the largest
master planned community (482 acres) that has been developed recently in the Southwest Metro
area,; it is a defined area that has been planned to include a range of housing, parks, and commercial
services; and due to its success in the marketplace in recent years, housing absorption has been
relatively rapid (adjusting for the recession), and many houses sell for a premium when compared to
the competition in other areas. Naturally, recent housing built in these areas provides one benchmark
from which to estimate future demand.

As Table 11 shows, the housing types that have been permitted and built in these areas correlate
closely to the types of people and households who live there; the housing types also likely reflect
zoning and other regulatory and market forces. Recent housing permitted in Tualatin is composed
largely of large and medium lot single-family housing. No small lot single-family housing (lots smaller
than 4,000 square feet) or attached single-family housing has been permitted since 2004. About 20
percent of the recently permitted housing in Tualatin is multifamily—market rate and affordable
apartments, condominiums, and senior housing. Very little existing multifamily housing is located in
the neighborhoods immediately north of Basalt Creek; most of Tualatin’s multifamily housing is
clustered further north near the Tualatin Town Center, Tualatin-Sherwood Road, and Bridgeport
Village. The majority were built prior to 2000, although the 367-unit Eddyline at Bridgeport, completed
in 2013, is a notable exception. Historically, this multifamily share is relatively typical; multifamily has
comprised about 20 percent of total housing in many communities during the past five decades.

Wilsonville’s housing is more diverse and features a significantly higher percentage of small lot
single-family and multifamily housing, and much less large and medium lot single-family housing.
Again, this is likely to due to market, demographic, and regulatory reasons. The broad housing mix
reflects the presence and growth of the four S groups in Wilsonville: seniors, singles, single-parent
households, and starter households. The large multifamily share (66 percent) is partially due to the
large number of new 20 and 30-something households recently formed, which will slow in coming
years. Villebois’ housing mix is similar to that in Wilsonville overall; however, during the time period
surveyed (2000 to 2012) a larger percentage of small lot single-family homes, townhouses and
duplexes were built in Villebois, along with a smaller percentage of multifamily housing. Villebois’
developers and NAR surveys show that most American households, Baby Boomers included, prefer
single-family homes over multifamily homes, but that they are quite open to smaller lot and homes
sizes, especially when the surrounding neighborhood is attractive and walkable.
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Table 11. Residential Development in Tualatin and Wilsonville by Housing Type

Housing Type Tualatin Wilsonville Villebois
Recent Recent Recent
Permits Permits Permits
Large Lot Single Family 44% 9% 8%
Medium Lot Single Family  [36% 110% l8%
Small Lot Single Family 0% 12% 135%
Attached Single Family 0% 2% 6%
Multifamily 20% 66% 43%
Total 100% 100% 100%

Sources: HUD; City of Wilsonville, New Home Trends, Leland Consulting Group. Due to data availability, Table 11 shows housing
built in Tualatin between 2004 and 2014; and permits issued in Wilsonville between 2000 and 2012.

Basalt Creek Housing Scenarios

Table 12 shows the residential development scenarios developed by Leland Consulting Group for
Basalt Creek. Rather than a single recommendation, these scenarios represent a continuum of
options for the area. Typically, there is no single residential land use program that is “correct” in the
marketplace, especially because of the significant growth in all households projected to occur in the
market area. Rather, public policy, community aspirations, the vision of developers and land owners,
and the type of multidisciplinary planning now taking place in this Concept Plan can help to shape the
type of community expected, and the proper housing markets to pursue. An average net density
(across all housing products) for each scenario is shown below. The density of each product type is
shown in Table 10 on page 29.

Scenario 1 can be thought of as reflecting the “status quo™—a housing mix similar to what has been
built in Tualatin between 2004 and 2014. This is used as a status quo benchmark since Tualatin’s
residential neighborhoods are in closest proximity to Basalt Creek. Eighty percent of the homes in this
scenario are either large lot or medium lot single-family homes. While these homes are likely to
appeal to families with children and many smaller households, this scenario may have an
undersupply of small lot and attached single-family homes which will appeal to the growth in 65+
households and one and two-person households. There is less housing diversity in this scenario than
other scenarios, and the predominance of large lot homes is likely to make it more challenging to
create the type of walkable neighborhoods that 60 percent of those polled by the National Association
of Realtors prefer.

Scenario 2 largely relies on the housing preferences expressed in the 2013 Realtors Survey. The one
exception is that the 20 percent multifamily share was maintained from Scenario 1 to reflect historical
multifamily construction patterns in Tualatin and Wilsonville. This scenario reflects the demand for
small lot single-family, attached single-family, and multifamily expressed in the survey, and also
greater share of these products in Wilsonville. Nonetheless, 75 percent of the housing remains single-
family detached housing. The average density is just under 10 dwelling units per net buildable acre.
This scenario contains a broader diversity of housing products and will be more suitable for a
walkable community than Scenario 1.
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Table 12. Residential Development Scenarios

Scenario 1 Scenario 2 Scenario 3
Percent of Units by Type
Large Lot Single Family 44% 110% 5%
Medium Lot Single Family 36% 41% 123%
Small Lot Single Family 0% 24% 43%
Attached Single Family 10% 5% 9%
Multifamily 120% 20% 120%
Total 100% 100% 100%
Net Density 7.7 9.6 10.9

Source: Leland Consulting Group.

Scenario 3 is similar to Scenario 2 but attempts to make several adjustments for changing housing
demand. First, more demand is shifted to towards small lot single-family homes in response to stated
preferences for such homes when they are located in a neighborhood where businesses and other
amenities are located in close walking distance. Second, slightly higher demand for attached housing
(duplexes, clustered cottage homes, and townhouses) is assumed because of the significant increase
in 65+ aged households, and because of preferences for smaller homes in walkable communities.
The multifamily share remains the same. Seventy percent of all housing remains single-family
detached housing.
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Retail Market Analysis

Retail, commercial services, and commercial office space (e.g., medical and dental offices) may be
feasible in Basalt Creek. However, the market for these goods and services cannot be determined
without first establishing one or more land use alternatives for employment, housing, and other uses
in Basalt Creek. Nearby residents and employees generate the main demand for retail and since the
amount and location of these are unknown at this time, the amount and location of retail cannot be
determined.

Despite these significant unknowns, the following observations can be made about retail in Basalt
Creek.

Market

In addition to new residents and employees that may locate in Basalt Creek, the residents of the
Tualatin neighborhoods located immediately to the north are an important source of support for retail.
Residents spend more of their retail dollars locally than employees or passersby, and therefore are
generally a more important source of demand for retail goods and services. Approximately 4,000
households live in the area between Norwood Road and Tualatin-Sherwood Road. These households
already have other places to shop, particularly on and near Tualatin-Sherwood Road. However,
based on existing traffic counts and interviews with residents and developers, it is clear that some of
these residents are already accustomed to driving south through Basalt Creek to access I-5 or other
destinations.

Retailers also look at traffic counts as an important demand indicator, since retail relies on passby
traffic for support. Boones Ferry Road carries average daily traffic (ADT) of about 15,000 today
according to ESRI Business Analyst, which is high enough to suggest that it will be a good retail
location in the future. Traffic counts on Grahams Ferry Road are below 6,000 ADT, and therefore it is
likely to be a less desirable retail location. Traffic counts such as these likely reflect trips being made
by residents and employees of the Southwest metro area and beyond. The 124" Avenue Extension,
now being built to the western edge of the study area, and the planned East-West Connector Road
that will run across the study area are also important transportation arterials along which retail will
seek to locate. A prime location for retail may be at the intersection of Boones Ferry Road and the
East-West Connector Road.

These demand factors should be taken into account along with housing and employment projections
for the study area in order to estimate the total amount of supportable retail.
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Types of Retail Centers

Retail in Basalt Creek is likely to be built in the formats shown in Table 13: corner store, convenience
centers, and/or neighborhood centers. These types of retail generally serve residents and employees
within a one-half mile to three-mile radius, and are usually located on arterial roads such as Boones
Ferry and Grahams Ferry Roads.

Neighborhood centers are typically anchored by a grocery store and usually include five to 15 smaller
in-line tenants which may include pharmacy, food/restaurant, bakery, beauty, technology, financial
services, and other tenants. Convenience centers and corner stores are smaller retail nodes that
serve their immediate surroundings; they may be anchored by a convenience store (e.g., 7 Eleven) or
simply include four to 10 tenants similar to those listed above.

Larger retail formats, such as community centers, regional shopping malls, and lifestyle centers,
typically require immediate access to and visibility from a major freeway interchange or other major
transportation infrastructure (e.g., high-capacity transit in downtown Portland); a large existing
population base; and minimal immediate competition. There is already a series of established major
retail clusters located around the freeway interchanges to the north and south. These clusters serve
subregional and/or regional shoppers who sometimes travel a half hour or more to shop there. Each
has very good access to and visibility from I-5. It is highly unlikely that retail at Basalt Creek could
effectively compete against these centers for a share of the regional retail market, because the
competition is well established and its freeway access is generally superior.

Table 13. Types of Retail Centers

Retail Center Type Gross Dwellings Anchor
REIE Necessary Tenants
Area To Support

Corner Store 1,500 - 3,000 1,000 Neighborhood Corner store

Conwenience Center 10,000 - 30,000 2,000 1 mile radius | Specialty food or pharmacy

Neighborhood Center 60,000 - 90,000 6 - 8,000 2 mile radius | Supermarket and pharmacy

Community Center 100,000 - 400,000 20,000+ 5 mile radius Junior department store

Sources: Urban Land Institute, Leland Consulting Group.

Timing
“Retail follows rooftops.” In other words, in most cases, residential (and employment) development
come first, and then retail follows, simply because retail needs local shoppers in order to survive. Any

retail space in Basalt Creek is likely to be built following significant residential and employment
development. Details will depend on the concept plan prepared for the study area.

Leland Consulting Group = July 2014 m DRAFT
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MEMORANDUM Suite 500

Portland, OR 97205
503.243.3500

DATE: June 17, 2016 www.dksassociates.com
TO: Basalt Creek Concept Plan Project Team

FROM: Ray Delahanty, AICP

SUBIJECT: Basalt Creek Concept Plan Transportation Analysis and Solutions P#14044-000-005

This memorandum presents the forecast approach, future transportation analysis, and recommended solutions
for the Basalt Creek Concept Plan.

FORECASTING

This section documents the assumptions and methodology used for developing traffic forecasts for the Basalt
Creek Concept Plan. The process outlined below was used to forecast traffic volumes for the operational analysis
of the land use and transportation network alternatives. Key assumptions of the methodology, including
regional land use, hour of analysis, and baseline infrastructure, are outlined in the sections that follow. The key
assumptions are:

¢ Use current Gamma model regional land use (household and employment) assumptions

* Use PM peak hour without the “peak-spreading” for the analysis hour

* Assume all Basalt Creek area projects from the Basalt Creek Transportation Refinement Plan (BCTRP)
except for the East-West |I-5 Overcrossing

Regional Land Use

The Concept Plan analyzed alternatives regarding future development — and therefore trip generation -- in the
Basalt Creek/West Railroad area. The land uses assumed for the Concept Plan are key inputs in traffic
forecasting and future traffic operations.

Assumptions about regional land use (and intensity of trip generation) beyond the Concept Plan area in 2035
also have a strong impact on forecasting and future operations. While the Basalt Creek Transportation
Refinement Plan (BCTRP) used Metro’s 2008 RTP (Regional Transportation Plan) model for forecasting, the
Concept Plan analysis uses the Gamma model land use, which was also used for the recently adopted 2014
Regional Transportation Plan (RTP).

Analysis Hour

Metro’s PM peak hour model relies on an underlying demand matrix (trip table) that determines the origins and
destinations for all trips within the model. The Gamma model allows for two different potential PM peak hour
demand matrices:

¢ Astandard (non-peak-spread) matrix, which reflects the full PM peak hour demand.
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* A “Peak-Spread” matrix, which assumes that some potential peak hour trips will move to other hours
(e.g., traveling in the 4-5 PM hour rather than the 5-6 PM hour), meaning there is less demand on the
system overall.

For this project, the standard (non-peak-spread) matrix was used for forecasting. This approach is also
consistent with the Washington County 2035 TSP.

Transportation Projects

Forecasting results depend partly on the projects that are assumed for the Basalt Creek area, as well those
assumed for adjacent areas. Since this is a 2035 forecast, Washington County’s latest 2035 Gamma model was
used. This model’s transportation network includes projects considered likely to be in place by 2035.

For the Basalt Creek area, we reviewed both the BCTRP and the newly released project list for the Metro 2014
RTP, which lists projects reasonably likely to be funded by 2040. Table 1, below, shows potential capacity-related
projects from the RTP list and indicates which projects we are assuming to be in place by 2035.

Table 1: 2014 RTP Projects Assumed for 2035 Forecasting

Project . . RTP Time In Place by
Number Project and Description Period 20352
t . .

10736 124" Ave. Extension (Tua!atm-sherwood Rd. to Grahams Ferry Rd.) — new 9014-2017 Yes
two-lane roadway extension

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

10853 Klnsmafn Rd. Extension (Ridder Rd. to Day St.) — new three-lane roadway 9018-2024 Yes
extension

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

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

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

th . . .

11469 124. Ave. Extension (Tualatin-Sherwood Rd. to Grahams Ferry Rd.) — widen 9025-2032 Yes
to five lanes

11470 East-West Arter!al (Grahams Ferry Rd. to Boones Ferry Rd.) — new five-lane 2025-2032 Yes
roadway extension

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

. th . .

11488 Boones Ferry Rd./Commerce Circle/95" Ave. — Intersection improvement 2025-2032 Yes
and access control

11489 Boones Ferry Rd./I-5 Southbound — add second southbound right turn lane 2025-2032 Yes
on ramp

11490 Day Rd. Overcro.ssmg (Boones' Ferry Rd. to Ellgsen Rd.) — new four-lane 2033-2040 Yes
roadway extension/overcrossing of I-5

11436 East-West Arterial Overcr?ssmg (Boone's Ferry Rd. to east side of I-5) — new 2033-2040 No
four-lane roadway extension/overcrossing of I-5

Source: http://www.oregonmetro.gov/regional-transportation-plan

Two projects, the Day Road Overcrossing and the East-West Overcrossing, are anticipated to be in place in the
2033-2040 time frame. For our 2035 forecasting effort, all projects in Table 1 are assumed to be in place by 2035
except for the East-West Arterial Overcrossing. This project was assumed to be the last one needed for the
BCTRP (after the Day Road Overcrossing), and a portion of the project is outside the Urban Growth Boundary.
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Therefore we assume the project is not considered likely to be part of the network by 2035, and is not included
in the 2035 network assumptions.

Additional Note on Kinsman Road Extension

Subsequent to much of the Concept Plan’s baseline forecasting, the City of Wilsonville removed project 10853,
the Kinsman Road Extension between Ridder Road and Day Road, from its Transportation System Plan (TSP)’s list
of likely funded projects. The City will instead develop Garden Acres Road between Ridder Road and Day Road
as a north-south collector roadway in the area. These changes are reflected in the forecasting for the
recommended network.

FINDINGS

This section presents results of motor vehicle operations analysis for the Concept Plan’s preferred land use
alternative and associated trip generation characteristics. Two roadway network options were analyzed and
compared to a previous network alternative.

Roadway Network

The planned roadway network includes the facilities shown in Table 1, except for the East-West Arterial
Overcrossing and the Kinsman Road Extension. Previous Concept Plan network alternatives included a new
collector roadway aligned to the north of the Kinsman Road Extension. This collector roadway connected from
SW Day Road to SW Tonquin Loop Road, parallel to SW Grahams Ferry Road. This roadway was referred to as
North Kinsman Extension, and was intended to create a full collector connection from SW Ridder Road to SW
Tonquin Loop Road. Subsequently, SW Kinsman Road between SW Ridder Road and SW Day Road was dropped
from the Wilsonville TSP’s list of likely funded projects, making the North Kinsman Extension a less useful
collector-level connection.

The roadway network also includes local streets needed to provide access and circulation to existing
development and developable parcels. The planned network is shown in the figures on the following page. Two
options were analyzed to address the North Kinsman extension and compare to the previous analysis, which
assumed SW Kinsman Road as a collector from SW Ridder Road to SW Tonquin Loop Road (see Figure 1):

* North Kinsman as Local Connection. This option retains North Kinsman as a facility connecting SW
Tonquin Loop Road to SW Day Road, but classifies it as a local street. This means the SW Kinsman
Road/SW Day Road intersection is stop-controlled, and not signalized as it was under the BCTRP. This
option is shown in Figure 2.

* North Kinsman without Grade-Separated Crossing of Basalt Creek Parkway. This option retains parts of
the North Kinsman facility in order to provide access and circulation, but does not provide a complete
north-south connection with grade separation across the Basalt Creek Parkway. This option is shown in
Figure 3.
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Figure 1: Concept Plan Network with Full Kinsman Road Extension
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Figure 2: Concept Plan Network with Kinsman Road as Local Connection
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Figure 3: Concept Plan Network Without Kinsman Road Overcrossing
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DKS

Intersection turning movement volumes for the two network options were developed for the 2035 PM peak

Motor Vehicle Operations

hour based on the approach described in the Forecasting section above. Results, with a comparison to the
previous alternative with a full Kinsman collector are shown in Table 2 below.

Table 2: Network Alternative Intersection Operations (2035 PM Peak Hour)

Full Kinsman
Kinsman as No Kinsman
(Tonquin Loop Local

to Ridder)

Collector
Mobility Crossing

Intersection Jurisdiction

Target

PM PM
LOS v/c

I-5 NB/Elligsen Rd oDOoT 0.85 0.67 0.67 0.67
I-5 SB/Elligsen Rd oDOoT 0.85 C 0.66 C 0.67 C 0.66
Washington
Boones Ferry Rd/95th Ave 0.99 B 0.70 B 0.71 B 0.72
County
Washington
Boones Ferry Rd/Day Rd 0.99 C 0.73 C 0.73 C 0.75
County
Boones Ferry Rd/Basalt Creek | Washington
0.99 C 0.81 C 0.80 D 0.84
Parkway County
Washington
Boones Ferry Rd/lbach St 0.99 B 0.73 B 0.72 B 0.72
County
Washington
Boones Ferry Rd/Norwood Rd & 0.99 A/C 0.38 A/C 0.39 A/C 0.39
County
Washington
Grahams Ferry Rd/Clutter Rd & 0.99 A/C 0.52 A/D 0.76 A/D 0.78
County
Grahams Ferry Rd/Day Rd Wilsonville D D 0.79 D 0.85 c 0.86
Grahams Ferry Rd/Basalt Washington
0.99 D 0.85 D 0.88 D 0.86
Creek Parkway County
Grahams Ferry Rd/Tonquin Washington
0.99 B 0.48 B 0.48 B 0.48
Rd County
. Washington
124th Ave/Tonquin Rd 0.99 C 0.81 C 0.82 C 0.80
County
Kinsman Rd/Day Rd Wilsonville D C 0.39 A/C 0.50 A/C 0.44

Worst mainline LOS/worst side street LOS reported for unsignalized intersections

As shown in the above table, all intersections meet future mobility standards under both Kinsman options as

well as the full Kinsman Collector alternative. The removal of Kinsman Road between SW Ridder Road and SW
Day Road has the most impact at SW Grahams Ferry Road/SW Clutter Road and SW Grahams Ferry Road/SW
Day Road. These two intersections experience increased traffic volumes as drivers that might have used the

Kinsman Extension use SW Grahams Ferry Road south of SW Day Road instead.
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Differences between the two North Kinsman Road options are minor, as the North Kinsman extension primarily
serves as access to properties between Grahams Ferry Road and the Basalt Creek, and serves very little through
traffic when the overcrossing is in place. The largest difference in operations is at SW Boones Ferry Road/Basalt
Creek Parkway, where the option with no North Kinsman overcrossing experiences slightly higher volumes.
Without the overcrossing in place, more vehicles are expected to travel north on SW Boones Ferry Road and
then west on the Basalt Creek Parkway rather than accessing the Basalt Creek Parkway via SW Day Road and SW
Grahams Ferry Road.

Active Transportation

While all network options analyzed above perform acceptably in terms of intersection capacity, connections for
modes other than the motor vehicle are an important consideration. If a North Kinsman overcrossing of the
Basalt Creek Parkway is not built, a connection for people biking and walking in the area east of SW Grahams
Ferry Road should still be provided. A multi-use path along the west edge of the Basalt Creek, passing
underneath the Basalt Creek Parkway, would provide this needed connection.
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Introduction

The conceptual sanitary sewer, water, and stormwater systems were updated based on the selected
jurisdictional boundary that follows the proposed East-West connector. This memorandum describes
the conceptual system designs, provides conceptual cost estimates for the sanitary sewer and water
systems and funding strategies, and discusses development phasing. Conceptual level sizing and design
were completed for cost estimating purposes. Modeling and detailed design were not completed as part
of this work and detailed pipe sizes, slopes, flows, and updated cost estimates will be completed during
the design phase. Conceptual level cost estimates are preliminary for comparison of alternatives and
have a +100%/-50% accuracy. The Tualatin service area includes the Southwest Tualatin area west of the
railroad (Tonquin Loop) and north of SW Tonquin Rd that is outside of the Basalt Creek planning
boundary.

Overview of Conceptual Utility Designs

Sanitary Sewer System

The sanitary sewer conceptual design for the Basalt Creek planning area is shown in Figure 1. The Clean
Water Services (CWS) and Wilsonville service basins are based on the proposed jurisdictional boundary.
This design requires five pump stations to serve the Clean Water Services (CWS) service area and one
pump station to serve the Wilsonville service area, and the sewers generally flow to the south and west,
following the slope of the existing ground. The sanitary system uses gravity as much as possible, follows
existing and proposed roadways and trails, and was designed to avoid streams and natural areas.

The conceptual sewer system connects to the existing CWS/Tualatin system at SW 112" Avenue
between SW Cowlitz Drive and SW Nootka Street, at SW Grahams Ferry Road and SW Helenius Street, at
SW Boones Ferry Road and SW Norwood Road, and at SW Vermillion Drive and SW Norwood Road. The
sewer system connects to the existing Wilsonville system at SW Day Road and the planned extension of
SW Kinsman Road, and at SW Garden Acres Road and SW Cutter Road.

The area immediately west of Basalt Creek, north of the jurisdictional boundary is shown as being
served with a pump station to the CWS/Tualatin system, but could also be served by gravity to
Wilsonville. If the gravity option is selected, it would require an intergovernmental agreement between

CH2M 1



BASALT CREEK UTILITY INFRASTRUCTURE CONCEPT PLAN

the cities. In the area just west of Boones Ferry Road and east of Basalt Creek in both Tualatin and
Wilsonville service boundaries, residents will be required to install grinder pumps to connect to the
proposed gravity systems. The southwest railroad section (west of the railroad and south of SW Tonquin
Road) has a lower potential to develop due to several constraints including slope, geology, wetlands,
habitat, and existing uses. The sanitary system and pump station to serve this area have been included
as a separate column in the cost estimate but would only be required if and when development occurs.

There are three areas that will require boring or very deep excavations greater than 25 feet deep, which
are highlighted in yellow in Figure 1. There are a few other areas that require excavations around 20-25
feet.

Design Assumptions and Principles
The following design assumptions were made for the conceptual sanitary system design. Local laterals
and service connections have not been included in the concept layout.

e  Minimum sewer depth = 10 feet

e  Maximum sewer depth = 25 feet

e  Minimum pipe slope = 0.004 (for an 8-inch diameter pipe)

e Minimum sanitary pipe slopes from Clean Water Services Design and Construction Standards:

Minimum Sanitary Pipe Slopes

Pipe Diameter Minimum

(inches) Slope
6 0.006
8 0.004
10 0.0028
12 0.0022
15 0.0015
18 0.0012

The sanitary system design followed these guiding principles for the layout:
e Use gravity as much as possible
e Follow existing or proposed roadways
e Follow property lines or tax lot boundaries when not possible to follow roads
e Follow land use boundaries (not serving Undeveloped Natural Area land use areas)
e Avoid streams and significant natural areas

Flow Calculations

Loading estimates were calculated using the Land Use Scenario 5. Peak flows were calculated for each
connection point into the existing Tualatin and Wilsonville systems. Dry weather flows were calculated
separately for residential areas and commercial/industrial areas, according to the equations below.

eople al
peop « 80 g

Peak Dry Weather Flow (DWF) = Residential EDU * 2.4 * 1.6 peak factor

EDU person x day
Comm./Ind. Area (sq. ft. al
Peak Dry Weather Flow (DWF) = / (sq./t.) * 40 g * 1.2 peak factor
1000 sq.ft. person * day
person

Wet weather flows were calculated based on the developable areas, not including the areas designated
as “Open Space” land use, based on the Land Use Scenario 5 areas provided by Fregonese Associates.
The wet weather flows were calculated using the following equation. An inflow and infiltration rate of
2,500 gallons per acre per day (gpad) is a conservative estimate within the range listed in the CWS
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Sanitary Sewer Master Plan (2009) and the maximum value computed in the Wilsonville Wastewater
Master Plan (2014).

al
Wet Weather Flow (WWF) = Developed Area (ac.) * 2,500 _9v
ac.x day
The total peak flow was calculated by adding the wet and dry weather flows together, as follows.
Peak Sewer Flow = Dry Weather Flow (DWF) + Wet Weather Flow (WWF)

The estimated sewer flows at the connection points to the existing system are summarized in Table 1.

Table 1.
Estimated Sewer Flows at Connections to the Existing Systems
Connection Point Estimated Sewer Flow (gal/d)
112th and Helenius (Tualatin) 375,800
Grahams Ferry and Helenius (Tualatin) 166,400
Boones Ferry near Norwood (Tualatin) 202,200
Norwood and Vermillion (Tualatin) 107,600
Kinsman Road Extension Sewer (Wilsonville) 357,700
Garden Acres and Clutter (SW RR Area, Wilsonville) 600

Cost Estimate and Preliminary Sizing

The cost estimate for the sewer system is provided in Table 4. Project costs include pipe costs, rock
excavation, pump station capital costs, pump station operations and maintenance costs for 30 years,
engineering/legal/admin fees (25%), and contingency (30%). Upgrades to the existing downstream
systems are not included in the cost estimates.

Pipe installation costs were gathered from the Tualatin Sewer Master Plan (2002) and escalated to 2016
dollars. The construction costs are based on pipe diameter and average depth of bury, and include the
costs of manholes and service laterals. An average diameter of 8 inches was used for pipes in the
Wilsonville service system and diameters of 8 inches (approximately 34,000 linear feet) and 10 inches
(approximately 2,200 linear feet, located along the northwestern edge of the proposed system) were
used for pipes in the Clean Water Services (CWS) service system, based on the preliminary sizing
completed at the downstream connection points. All force mains were assumed to be 6 inches in
diameter.

The rock excavation cost was calculated based on information from geotechnical investigations and the
estimated depth of trench. Based on the boring summary map and geotechnical data available, the
Basalt Creek planning area was divided into regions where we expect to require rock excavation for 50%,
20% or 10% of the pipe installations. In order to quantify the amount of pipe that will require rock
excavation, a percentage of the pipe length was assumed to require rock excavation based on the region
the pipe is located in. Figure 3 (attached) outlines the regions that fall into the three categories. The
regions were determined based on the depth to rock (from boring information), approximate depth of
bury for pipes, and amount of data in the area. Areas with shallow depths to rock, greatly varying depths
to rock, and/or that have a lack of data are assumed to have 50% of the pipe length requiring rock
excavation. The area circled in the northeast is where the depths varied for different sewer layout
alternatives. For this region, if the average depth of the pipe is deep (>20 feet), it was assumed that 40%
of the pipe length required rock excavation and if average depth of the pipe is shallow (<20 feet), it was
assumed that 20% of pipe length required rock excavation.
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To estimate the linear footage of rock excavation required, the length of each pipe was multiplied by the
percentage denoted by the region it is in. Unit costs for rock excavation were developed for two trench
depths (15 feet and 20 feet) and the price for the depth closest to the average depth of bury for each
pipe were applied to the rock excavation length for that pipe. The unit costs for rock excavation were
S30/LF for a 15-foot deep trench and $90/LF for a 25-foot deep trench. The cost of rock excavation was
added to the pipe unit costs.

A few segments of pipe require very deep sewers (shown in yellow on Figure 1) and will be installed by
boring. The cost of boring was estimated at $500 per linear foot and includes the cost of pipe.

Table 2 provides an estimate of the length of pipe requiring a shallow (<20 feet) or deep (>20 feet)
trench, as used in the rock excavation cost estimate, as well as the total length of pipe. The estimated
length of excavation was calculated using a percentage of the total length of each stick of pipe (10%,
20%, or 50%) based on location, as description above.

Table 2.
Summary of Estimated Excavation Lengths

Tualatin Service Area Wilsonville Service Area
Shallow (<20 Estimated Length of Excavation (feet) 11,672 7,152
feet) Excavation 14,1 |ength of Pipe (feet) 38,190 23,430
Deep (>20 feet) Estimated Length of Excavation (feet) 1,531 1,093
Excavation Total Length of Pipe (feet) 4,776 2,274

Existing System Improvements

Upgrades to the existing downstream systems may be required to accommodate the anticipated flows
from the Basalt Creek planning area. These upgrades have not been included in the conceptual design
and cost estimate.

NOTE TO EDITOR: CH2M is working on updating the Tualatin Master Plan to reflect the Basalt

Creek concept plan and these results could be incorporated later.

Water System

The conceptual drinking water systems are shown in Figure 2 and are divided by the jurisdictional
boundary. Each system is a looped system, which requires water lines for each city located along the
proposed east-west arterial road.

The Basalt Creek planning area has the potential to be served for drinking water supply from either
Tualatin or Wilsonville. The existing service zones (levels B and C) from both communities would provide
the necessary hydraulic pressure to provide service within the planning area. The Tualatin pressure
zones that will be used to serve the Basalt Creek are Zones B (ground elevations 192 feet to 306 feet)
and C (ground elevations 260 feet to 360 feet). A majority of the service area can be served by Pressure
Zone B, but a small portion will require Pressure Zone C. The reservoirs intended to service this area are
the newly constructed C-2 (1-MG) Reservoir, the Norwood Reservoirs B-1 (2.2-MG) and B-2 (2.8-MG). In
addition to the B level storage reservoirs, the Portland Supply Main using a control valve would also
serve pressure zone B. In order to provide service to the pressure zone C areas in the planning area,
Wilsonville has identified a need to install a booster pump station. The booster pump station is one of
the CIP projects listed in the 2012 Wilsonville Water Master Plan and has been included in the cost
estimate for drinking water for Wilsonville.
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The southwest railroad section (west of the railroad and south of SW Tonquin Road) has a lower
potential for development. Service lines in this area would only need to be constructed if and when
development occurs. The Coffee Creek system is shown outside of the Basalt Creek planning area (east
of the railroad, west of SW Grahams Ferry Road, and south of SW Clay Road). This portion of the system
would be installed and funded by the Coffee Creek development.

Flow Calculations

Water demand estimates were calculated using Land Use Scenario 5. Peak flows were calculated for the
proposed Tualatin and Wilsonville service areas. Peak flows were calculated separately for residential
areas and commercial/industrial areas, according to the equations below.

Residential water demand of 80 gallons/person/day is consistent with Wilsonville’s Water Master Plan
(2012) and 90 gallons/person/day is consistent with Tualatin’s Water Master Plan (2013).
Industrial/commercial water demand of 1,000 gallons/acre/day is consistent with Wilsonville’s and
Tualatin’s master plans.

o I people gal
Peak Residential Flow = Residential EDU * 2.4 * 80 or 90 ———— * 2.2 peak factor
EDU person * day
al
Peak Commercial /Industrial Flow = Comm./Ind.Land Area (ac) * 1000ac‘z—cmy * 2.2 peak factor
Flow estimates for the final layout are provided below.
Table 3.
Estimated Water Demand
Tualatin Wilsonville Both

Peak Daily Demand (gal/d) 573,019 290,734 863,753
Average Annual Demand (gal/d) 260,463 132,152 392,645

Cost Estimate and Preliminary Sizing

The cost estimate for drinking water is based on construction costs for installing pipes. Construction
costs for drinking water pipe construction were gathered from the Tualatin Water Master Plan (January
2013) and escalated to 2016 dollars. The pipe installation costs are based on pipe diameter, and do not
include rock excavation or excessive dewatering. For drinking water, a pipe diameter of 12 inches was
used for water lines along SW Grahams Ferry Road, SW Boones Ferry Road, and the proposed East-West
connector. An average diameter of 8 inches was used for the remaining pipes. Preliminary pipe sizing
was completed for cost estimating purposes, but further analysis is needed to confirm fire flow
requirements in industrial areas. Drinking water pipes are shallower than sanitary sewer pipes, so rock
excavation costs were estimated at 3% of the pipe installation cost. The conceptual cost estimate for the
water system is provided in Table 2.

Stormwater System

The conceptual stormwater system design includes the layout for stormwater pipes in the public right-
of-way and does not include private stormwater system designs. Stormwater detention and treatment
will occur at local facilities and no regional facilities are planned for the area. All flows that outlet within
each city will be guided by their respective protocols, design standards, and/or discharge permits. At
locations where the City of Tualatin’s pipe system connects to the City of Wilsonville’s pipe system, the
upstream stormwater discharged into Wilsonville’s system shall meet or exceed Wilsonville’s
stormwater management requirements.
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Cost Estimate

Public stormwater costs are included in the road network cost estimate. Stormwater systems outside of
the public right-of-way are paid for by the developer, and developer costs for the stormwater systems
have not been estimated.

Funding Strategies

The utility improvements will be funded by a combination of public and private entities. The cities of
Tualatin and Wilsonville, with support from district entities, such as Clean Water Services and Metro,
will fund public utility improvements and private developers/land owners will generally pay for utilities
on private properties and certain enabling projects to allow for development to occur. The City of
Tualatin and the City of Wilsonville will be responsible for the publicly-funded water and storm system
improvements in their respective jurisdictions. For the sanitary sewer system, the City of Wilsonville will
fund all public improvements in their jurisdiction, and the City of Tualatin will fund public gravity
pipelines, while pump stations and forcemains are paid for by the service provider, Clean Water
Services. There are opportunities for shared funding and partnering agreements for specific projects.

Cost estimates were developed for the conceptual sanitary sewer and water systems. The cost estimates
summarize the anticipated costs for the cities, Clean Water Services, and private developers. For both
systems, the cost for pipes that are 8 inches in diameter and smaller are paid for by the developer. Pipes
that are greater than 8 inches in diameter have a cost share between the city and the developer, where
the developer pays for the equivalent of installing 8-inch pipes and the city pays for the difference
between the cost for the design pipe size and the cost for an 8-inch pipe. For the sanitary sewer system
in the CWS/Tualatin jurisdiction, pump station and force main costs are paid for by the service provider,
Clean Water Services (CWS), and pump station capital costs are SDC creditable (pump station operations
and maintenance costs are not SDC creditable). For the sanitary sewer system in Wilsonville, pump
station and forcemain costs are paid for by the city. City, service provider, and developer costs for the
sanitary system are summarized in Table 4 and city and developer costs for the drinking water systems
are summarized in Table 5. The southwest railroad (SW RR) area has a lower potential to develop and
the costs for this area have been included as a separate column since they would only be required if and
when development occurs.

Table 4.
Cost Estimate Summary for Conceptual Sewer System
Tualatin/CWS Service Area Wilsonville Service Area Wilsonville SW RR Area
Item Tualatin cws Developer | Wilsonville  Developer | Wilsonville Developer
Pipe Costs (8") $8,033,000 $3,443,000 $1,818,000
Pipe Costs
(Upsize 8" to 10") 234,000
Force Mains (6") $1,523,000 $55,000
Rock Excavation $66,000 $422,000 $161,000 $6,000 $145,000
Pump Station
Capital Cost $2,638,000 $678,000
Total Construction
Costs $34,000 $4,227,000 $8,455,000 $0 $3,605,000 $740,000 $1,963,000
Pump Station O&M
Cost (30 years)* $5,599,000 $1,120,000
Subtotal $34,000 $9,826,000 $8,455,000 S0 $3,605,000 | $1,860,000 $1,963,000
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Table 4.
Cost Estimate Summary for Conceptual Sewer System
Tualatin/CWS Service Area Wilsonville Service Area Wilsonville SW RR Area

Item Tualatin cws Developer | Wilsonville  Developer | Wilsonville Developer
Engineering/Admin | «5 00 ¢2457,000  $2,114,000 S0 $901,000 |  $465,000 $491,000
/Legal (25%) ’ ’ ’ ’ ’ ’ ’ U
Contingency (30%) $10,000 $2,948,000 $2,536,000 S0 $1,081,000 $558,000 $589,000
TOTAL $53,000 $15,231,000 $13,105,000 $0 $5,588,000 | $2,883,000 $3,043,000

*Pump Station O&M costs are not SDC creditable

Table 5.
Cost Estimate Summary for Conceptual Water System
Tualatin Service Area Wilsonville Service Area Wilsonville SW RR Area

Item Tualatin Developer Wilsonville Developer | Wilsonville Developer
Pipe Cost (8") $5,228,000 $2,666,000 $521,000
Pipe Cost (Upsize 8" to 12") $871,000 $421,000
Rock Excavation (3%) $157,000 $80,000 $16,000
Total Construction Cost $871,000 $5,385,000 $421,000 $2,746,000 S0 $537,000
Engineering/Admin/Legal (25%) $218,000 $1,346,000 $105,000 $687,000 S0 $134,000
Contingency (30%) $261,000 $1,66,000 $126,000 $824,000 S0 $161,000
Total Project Cost $1,351,000 $8,347,000 $652,000 $4,257,000 S0  $832,000
Wilsonville Booster PS $609,000
TOTAL $1,351,000 $8,347,000 $1,261,000 $4,257,000 $0 $832,000

Development Phasing

Utility improvements will be made as properties are annexed into each city, so phasing will be driven by
the pace of development. Generally, utility improvements will begin at the boundaries of the planning
area that are adjacent to the existing cities and progress outward. Most of the utility infrastructure

follows existing or proposed roadways and construction should be coordinated with new road

construction and existing roadway improvements. Some enabling projects may be required to be
constructed prior to development to connect properties to existing systems. For example, the sanitary

sewer pump station in the northeast corner of the planning area may be required in order for

development in that sewer basin to occur.

CH2M



0 | TS e L 07343 v 0N b5 3 NI M EEH0 ™SS 3saN 093 TANOS TN e E3H 0 TSy ha O3 Odh ANN

CRA L

/.. ~

3 -~ '$IN290 JusLudojeAsp Uaym pue ji
* pouinbau ag Ajuo Aew aull Jeyem
Jo uonanaisuo) dojpasp 03 Ajey|
“] sse| si uoifeu peo.jel jIsamLINOg

Wi L7122 UIZIN T LB L] QN LA LT i i)

"TIHWNZHD
T

QLOg Yo 1054
paly Bupuueld yeel) jjeseq ool 005 o= O 'S10}0B} JayJ0 pue ‘jnoke|
ubl1sag w)sAg I3)e( P3)I3I9S peos ‘Buiseyd ‘Gujpei’
N leuy uo paseq abueyo

Aew pue Leuiwnzad
sl Buizis adid '3 10N

SIIIALIOSIAA

N

::Em:P_H_

salepunog ANg

ealy BuiLLE| ,
]

Eo,xm&ﬂ_
168.15-L0 pad/esig Bunsixg
speoy Bulsixg

PRO| Y BUISIH] o

1880150 Pad/eAIg PE 500 memim

(2J8L1O AQ) SlIEJL Pe50dold

SpEOY 2207 pesodtidmmmm

SPEOH J0RSIOTD) PS50 U0 mm—
SPEOY [BUSHY Pe S0 ol

WIBISAS JEIEAA SIIALIOS|AA BLIIS|X T e

NYD O

WaI54 S 11BN LIFEIBN L US| XD s
Uy LB (ENL BUnsixg ‘

SJI0AI858Y PUE Sd POOMION LNBIENL BUISIXT <

D 8U0Z ainsseld

g 8U07 aInssald
Alepunog feuoiopsune | | Il

He8UD) 8800 - WSISAS JBIBAN PSSO e

urgy

Baly HH MS - WHISAS I81EAA B]IIALIOS| AN PE SO0 e
WSISAS I81BAA, B][IALIOS AL PSSO e

W8}shs Jaiean Ue(EN ] pasodold

pusbe
B|IALOS A,
‘saneA Joljed ainssaid sJinbas Aew
- mﬁ 0pMIBLS eaJe s1Y) Ul wiajsAs pedoo] sy ‘siojoey Jayjo pue
Ui ‘inofe| peo. ‘Buiseyd ‘Buipesd euy uo Bupuadsg
|@ D0 OAALALY e ¥ ' I
A LINTDP




“TIHNIZHD

0oo't

W] ETEE ¥ 917"

Ly LELZ LW (LA LA L TWATIH AR LINGS M0 | T Sweha PRI Yo b &3 N1 (oD [T

‘BIZINODIH ST TUANOSTIANI [P TR A IHD T

9i0Z Yaiepy
paly Buiiueld yoaip jeseg

aAlJeUIB)Y Jomag pajos|es

sluosing| ﬁ

1594 unefen
0os 05T 0 —uoozr_m:w_H_

sajlepunog AJD
eany m:_:_._m_n-..l'
swesng ——
N sopel[ |
188.1S-UO Ped/eyig Bunsixg
speoy Bupsixg
PEOIIEY BUNSIXT et
(s19yi0 Aq) sred) pesodoidimmerm
18915 U0 Pad/eyIg Pesodold mmim

speoy |e207 pesodoidim

Speoy 1012907 pesodoldammmms
sSpeoy [eusuy pasodoldammmme
WBISAS O||IALOS|IAA BUNSIXT e
SUIBLUSIO0 ] ule[en] /SAAD BUNSIXT s
wajshg Aiaei uneren] /spng Bunsia
suopeis duwind unerenLispo Bugsixg ‘Q
13MBS UOISUST Py UBLUSUIY AAS PSULE|d 1 m s
Krepunog feuonoipsiinrill |
(daop gz Jon0) Juswbag aiog deaQ
Arepunog eoinleg m___>:om__>>l
weyshg 821MBgG 8]||AUOS|NA PESOd0)d e
Alepunog 92In188 SAAD
weishs 8d1neS SAND Pesodold s
suleLisdlo4 pasodoid f

suopeis duing pssodoig q

puabaq
B[|IALOS| kA
= 00MIBLS]
czmﬂ.jk
B2

S IPOHARAND

‘peoy Al seuoog ulaul| lemes Ajaeib
ayj 03398uuod o} sdwnd Jepuub |eysul o}
padinbai aq |1 peoY A4 Seucog AAS 40
JsoMm pue yea1)) Jeseq Jo jses saipadold

HHAd

AN B\ Jommmeedl
2 ] 2 ol
i1t W
L)
>
=
A8 )Y
d %
H 7
{ Mmm
m_”‘_ux
&
E & ]
N T |
¥

o

-~
-4
L

SO0NES

T[TTHRZIESD

‘peOY Alle4 sauoog Ul sul| jemas Al

8y} 0] Joauuos o} sdwind Japuub |eisul o} |
padinba eq |im proy Aled seuocog ps 3o [

1Som pue 3881 Jeseq Jo i1ses seipadoid

ffu‘c,..
CEn,
L %)
ul (@]
G | > NISHI13
w o
=N w
sl >
b 4 Q
e
g s,
iz /
A
NIV HYD
|
i
3
x
M
&
(<
L]
n
T
- NN
L]
/ H
", = 2 I
] L
“ 2 Gl
vy
—
Y SAUEETHF kP SN
p i ! =1
v

RO

T

'SIN320 JusLUdo[BASp USyM pue JI
paJdinbau aq Ajuo pinom (C# Sd)
Sd 9||IAUOS|IAA PUR SUI| JSMSS
S 0 uopanisuo?) ‘dojesep o}
Aoyl ss9)| s uoibai jsemLnog I_H

a7V

ealy Buuue|d
[elISNpU| MG S pue
ealy Buluue|d yaaun
Jeseg oy} SAISS [|IM b#
uonejs dwngd pesodoiq

o ALINIDR,




Basalt Creek Transportation Refinement
Plan Recommendations

Introduction

The Basalt Creek transportation planning effort analyzed future transportation conditions and
evaluated alternative strategies for phased investments that support regional and local needs.' This

document reflects the Policy Advisory Group’s
unanimous approval of the transportation
investments, next steps for policy and plan
updates, and potential funding strategies

described in this document.

Purpose

The purpose of this refinement plan was to

Washington County
City of Tualatin

City of Wilsonville
Metro

determine the major transportation system Transportation
connecting Tualatin-Sherwood Road to I-5 in Area Citizens
North Wilsonville through the Basalt Creek

Planning Area, which is
currently an unincorporated
urban area of Washington
County between the cities of
Tualatin to the north, and
Wilsonville to the south (see
Figure 1). This plan refines
recommendations from the
I-5/99W Connector Study and
the Regional Transportation
Plan, setting the stage for land
use concept planning and
comprehensive plan
development for the Basalt
Creek area.

Planning Context

The need to plan for the future
transportation system in the
Basalt Creck area is driven not

The Oregon Department of

The Basalt Creek Transportation Refinement
Plan was a joint effort involving:
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Figure 1: Basalt Creek Planning Area Location

only by future growth in the Basalt Creek Planning area itself, but by future growth in surrounding
areas targeted for industrial development. Basalt Creek currently lacks the multi-modal
transportation facilities needed to support economic and urban-level development. Several planning

1 See Basalt Creek Transportation Refinement Plan Technical Report for more information.
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efforts, summarized below, provide background and context for the Basalt Creek Transportation
Refinement Plan.

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

* The 2035 Regional Transportation Plan (RTP) calls for detailed project planning and
near-term construction of an extension of SW 124™ Avenue from Tualatin-Sherwood Road
to the I-5/Elligsen Road interchange, supporting industrial access from the Tonquin,
Southwest Tualatin, and Basalt Creek Planning Areas. The RTP also calls for the near-term
construction of the Tonquin Trail (see below).

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

* The SW 124™ Avenue Extension Project, currently underway, is planning and designing the
corridor described in the RTP from Tualatin-Sherwood Road to Tonquin Road. The present
planning effort aims to extend the corridor to I-5 as envisioned in the RTP and ensure
consistency with current SW 124" Avenue project.

* Washington County’s Boones Ferry Road improvement project, also currently underway,
provides pedestrian and bicycle improvements and an intermittent center turn lane between
Norwood Road and Day Road. It is an assumed improvement for the Basalt Creek area.

* Near-term construction of the Tonquin Trail is called for in the RTP. The master plan
identifies an alignment for new bicycle and pedestrian connections between Sherwood,
Tualatin, and Wilsonville, with connections to the larger regional trail system. The Tonquin
Trail will travel through the Southwest Tualatin Concept Plan Area and the Tonquin
Employment Concept Plan Area, and is an assumed improvement within the Basalt Creek
Transportation Refinement Plan.

* Transportation System Plan updates for Washington County, Tualatin, and Wilsonville are
currently underway. Washington County will incorporate recommendations from this
refinement plan into the County TSP update. The cities of Tualatin and Wilsonville will not
incorporate these recommendations into their current TSP updates, but will carry the
recommendations into land use concept planning and future TSP updates.

2 Basalt Creek Transportation Refinement Plan




January 2013

Facility Considerations and Characteristics

At the outset of this effort, agencies articulated a set of considerations to guide selection of the
preferred transportation system as well as preferred characteristics of the primary east-west facility
through the area.

* Guiding considerations included: ability to fund and phase improvements, level of impacts
(environmental, right-of-way, etc.), support for development, consistency with regional
policy, and traffic operations performance.

* Facility characteristics included: for the primary arterial connection, a 45 mph prevailing

speed and access spacing of one-half mile to one mile to improve capacity.

Recommendation

The Policy Advisory Group (PAG), which consists of elected officials and key staff from the
project’s five partner agencies, recommends the following elements as part of an overall Action Plan
(illustrated in Figure 2) for the area.

Roadways

The final recommendation is for a combination of new and improved roadways through the Basalt
Creek area. The key new roadway through the area is a five-lane east-west extension of SW 124"
Avenue, aligned south of Tonquin Road and extending east to Boones Ferry Road. The

recommendation also includes improvements to existing roadways in the area, such as Tonquin
Road, Grahams Ferry Road, Boones Ferry Road, and Day Road.

Protection of right-of-way for the new east-west roadway from the 124" Avenue extension to
Boones Ferry Road is a key element of this recommendation. Right-of-way protection and purchase
will be addressed separately, concurrent with the Basalt Creek land use concept planning,.

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

Overcrossings

The ability to construct two new I-5 overcrossings, including an off-street multi-use path, should be
preserved in order to provide for future circulation and connectivity across the Basalt Creek area and
into areas east of I-5. These overcrossings are recommended as long-term improvements and are
likely not needed until 2035 or later. Forecasts show that the second overcrossing is not needed
unless surrounding urban reserve areas east of I-5 and south of I-205 are developed. This refinement
plan is neutral on the timing of urban reserves development, and therefore does not specify the
timing and order of overcrossing improvements.
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Active Transportation

All improved roadways in the Action Plan include bike lanes and sidewalks consistent with
Washington County urban standards. This recommendation also includes integration of the regional
Tonquin Trail into the transportation network. Metro, in close coordination the cities of Tualatin,
Wilsonville, Sherwood, and Washington and Clackamas counties, led the master planning effort that
identified a preferred alignment that travels through the Basalt Creek Planning Area. Roadway cross-
sections and right-of-way purchases for the future east-west facility will consider needs for the
Tonquin Trail in the design for the railroad overcrossing and improvements to Tonquin Road
between Morgan Road and Tonquin Loop Road. Design for the east-west facility should also
consider providing an of-street multi-use path that connects to the Tonquin Trail and extends east
of I-5. Details of how this multi-use path will be integrated with the east-west facility design will be
refined during later land use concept planning.

Action Plan

The recommended Action Plan consists of 18 transportation investments, shown in Figure 2.
Timing of projects was prioritized through an analysis of likely transportation needs in 2020, 2030,
and 2035 based on growth assumptions from the adopted Regional Transportation Plan. Because of
uncertainty regarding the years during which development in the Basalt Creek Planning Area and
surrounding areas will occur, phasing for investments is classified as short-term, medium-term, and
long-term. Descriptions of these investments, as well as timing and the funding needed, are shown
in Table 1. Cost estimates include right-of-way.
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Table 1: Basalt Creek Action Plan

Short- Medium- Long- Cost

Project Term Term Term ($2012)

X $20,000,000

124t Avenue Extension (Tualatin-Sherwood Road to Tonquin Road):
Construct three lane road extension with bike lanes and sidewalks
Tonquin Road (124t Avenue to Grahams Ferry Road): Widen to three
2 lanes with bike lanes and sidewalks, grade separate at railroad, improve X $10,500,000
geometry at Grahams Ferry Road!

Grahams Ferry Road (Tonquin Road to Day Road): Widen to three lanes

3 with bike lanes and sidewalks X $5,400,000
Boones Ferry Road (Norwood Road to Day Road): Widen to three lanes

4 with bicycle and pedestrian improvements X §$10,800,000

5 124" Avenue/Tonquin Road Intersection: Signal (may include Tonquin X P

Trail crossing)
6 Grahams Ferry Road/Tonquin Road Intersection: Signal X $500,000
Boones Ferry Road/Day Road Intersection: Add second southbound

7 X 3
through approach lane
Boones Ferry Road/95! Avenue Intersection: Construct dual left-turn and

8 right-turn lanes; improve signal synchronization, access management and X $2,500,000
sight distance

9a Tonquin Trail (Clackamas County Line to Tonquin Loop Road): Construct X $8,900,000¢
multi-use trail with some segments close to but separated from road T
Tonquin Trail (Tonquin Loop Road to Tualatin-Sherwood Road):

9b  Construct multi-use trail with some segments close to but separated from X $7,100,0004
road

10 124t Avenue Extension (Tualatin-Sherwood Road to Tonquin Road): « $14.000,000

Widen from three to five lanes with bike lanes and sidewalks
East-West Arterial (124t Avenue to Boones Ferry Road): Construct 5
11 lane roadway with railroad and creek crossings, integrate segment of X $57,900,000
Tonquin Trail®

Boones Ferry Road (East-West Arterial to Day Road): Widen to five lanes

12 with bike lanes and sidewalks X §1,100,000

13 Kinsman Road E‘xtensllon (Rldder Road tq Day Street): Construct three X $10,400,000
lane road extension with bike lanes and sidewalks

14 Dgy Rpad (Kinsman Road to Boones Ferry Road): Widen to five lanes X $5,800,000
with bike lanes and sidewalks

15 I-5 South_bound off-ramp at Boones Ferry Road/Elligsen Road: construct « $500,000
second right turn lane

16 Boones Ferry Road/95" Avenue Intersection: Access management X 6

17 Day Road Overcrossing: Extend new four lane crossing over I-5 from X $33,700,000-
Boones Ferry Road to Elligsen Road $44,100,0007
East-West Arterial Overcrossing: Extend new four lane crossing over |-5

18  from Boones Ferry Road to Stafford Road. Integrate multi-use path in X $38,000,000
corridor that connects to Tonquin Trail

TOTAL  $59M $97M $72-82M $228-238M

! Grade separation for Tonquin Road is optional. An at-grade crossing would reduce cost by around $2,000,000

2 Cost included in Project 1

3 Coordinate with Project 4. Cost of approach lane included in estimate for Project 12

4 Tonquin Trail cost estimated by Metro as part of trail planning effort

5 Project 11 can potentially be built in two phases funded separately, west and east of Grahams Ferry Road. However, traffic benefits
needed in the medium term (around 2030) will not be realized unless entire project is completed

¢ Project details to be determined by further coordination between City of Wilsonville and ODOT. Cost expected to be minimal

7 Specific alignment approaching Elligsen Road will determine project cost. Alignment to Parkway Center Drive is estimated at
$33,700,000, and alignment to Canyon Creek Road is estimated at $44,100,000
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Each investment adds important improvements to the major transportation system in the Basalt
Creek area to support future development, adding new multimodal facilities and upgrading existing
facilities to urban standards. Although not shown on the map, it is expected that future concept
planning will identify locations for additional, lower-classification roads and other transportation
facilities to serve future development as well.

Are these new projects?

While cost estimates for the entire recommendation may total as high as $238,000,000, all of the 18
projects have some relation to investments already planned in the adopted RTP. Table 2 shows
projects from the RTP that have overlap or similarity to projects contained in the Action Plan. Note
that many of these projects are different in scope from those contained in the Action Plan,
and will have different cost estimates. Future RTP updates may include updated cost
estimates from this study.

Table 2: Related projects from the Regional Transportation Plan

Related
RTP Project Action Plan Time Period
Projects

Cost

($2007)

124t Avenue: Construct new street from Tualatin-
10736 Sherwood Road to Tonquin Road: 5 lanes 15,10,11 2008-2017 $82,500,000

Tonquin Road: Realign and widen to three lanes with
10590 bike lanes and sidewalks (Oregon Street to Grahams 2,6 2018-2025 $28,406,000
Ferry Road)
Grahams Ferry Road: Widen to three lanes, add
bike/pedestrian connections to regional trail system

10588 and fix undersized railroad crossing (Helenius Street 3 2008-2017 328,000,000
to Clackamas County line)
10732 Boones Ferry Road: Widen to five lanes (Norwood 4712 2018-2025 $40,050,000
Road to Day Road)
o - -
10852 95t /Boones Ferry/Commetce Circle Intersection 8.16 2008-2017 $2.500,000
Improvements

Tonquin Trail: Construct multi-use trail with some
10854 on-street segments (Tualatin-Sherwood Road to 92,9b 2008-2017 $3,000,000
Clackamas County line)
Kinsman Road extension with bike lanes and
10853 sidewalks (Ridder Road to Day Road) 13 2008-2017 36,500,000
Day Road reconstruction to accommodate trucks
(Grahams Ferry Road to Boones Ferry Road)
11342 1-5/99W Connector Southern Arterial/I-5 Interface! 15,17,18 2026-2035 $50,000,000

1 Construction of projects specifically related to the I-5/99W Connector Southern Atterial, such as the I-5 interface, are contingent on
certain project conditions being met. See Regional Transportation Plan for details.

11243 14 2008-2017 $3,200,000
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Policy and Plan Updates
Recommendations in this plan allow new concept planning efforts to move forward and provide
guidance for updates of existing transportation plans.

Basalt Creek and West Railroad Area Concept Planning

The transportation system recommended in this plan becomes the framework for more detailed land
use concept planning of the Basalt Creek Planning Area and West Railroad Planning Area by the
cities of Tualatin and Wilsonville. Key recommendations to be carried forward during concept
planning include:

Protection of the major transportation facility corridors from development encroachment.
Coordination of the local transportation system with the transportation investments included
in this plan (unless amended by the parties of this study). Each roadway in the Basalt Creek
area has access spacing standards that protect the safety and operations of the system, and
these standards help determine appropriate local street connections. The new east-west
facility is limited to accesses at 124™ Avenue, Grahams Ferry Road, and Boones Ferry Road.
Detailed concept planning in the Basalt Creek area should consider multi-use path
connections to the Tonquin Trail that emphasize directness and minimize conflicts,
enhancing bicycle and pedestrian access to new residential and employment areas. In the
West Railroad area, concept planning will also include sections of the Tonquin Trail.

Regional Transportation Plan

In many cases, this transportation refinement plan provides new detail and cost estimates for
projects that are already in the adopted RTP. These refined project descriptions, cost estimates, and
timing considerations should be considered when projects are forwarded to Metro for the next RTP
update. Examples of RTP projects that overlap with projects in this refinement plan include:

10590 (Tonquin Road). Action Plan project #2 includes a grade-separated railroad crossing,
which is not included in the RTP project description.

10852 (95" /Boones Ferry/Commerce). Action Plan projects 8 and 16 will require further
coordination with ODOT to determine geometry and timing of intersection improvements.
11243 (Day Road). Action Plan project #14, which widens part of Day Road, should also
upgrade the roadway structure and pavement conditions to accommodate increasing heavy
truck volumes. Although project #14 applies only to the section of Day Road between
Kinsman Road and Boones Ferry Road, funding of roadway reconstruction between
Kinsman Road and Grahams Ferry Road should also be discussed as part of land use
concept planning.

10854 (Tonquin Trail). Action Plan projects #2, #5, #11 all need to consider Tonquin Trail
in their design, including most recent alignment information and cost estimates from the
trail master plan.

Washington County TSP Update

Most of the projects included in the Action Plan are new facilities in unincorporated Washington
County or improved facilities already under County jurisdiction. An amendment to update the
Washington County TSP will be done in 2013 to incorporate the descriptions, cost estimates, and
timing of these projects.

Basalt Creek Transportation Refinement Plan




January 2013

Tualatin and Wilsonville TSP Updates

The Cities of Tualatin and Wilsonville are also currently updating their transportation system plans.
However, because concept planning for Basalt Creek will include agreement on the future city limit
boundary between the two cities, as well as more detailed transportation network considerations, the
projects included in this plan will not be incorporated as part of the current TSP updates. Future
TSP updates may reflect elements from this refinement plan by amending project lists, maps, and
funding strategies.

Funding

Funding for some short-term Action Plan projects has already been programmed by Washington
County through their Major Streets Transportation Improvement Program (MSTIP). This includes
$16.9 million ($10.9 million in MSTIP funding and $6 million from other sources) for an interim
two-lane extension of SW 124" Avenue from Tualatin-Sherwood Road to Tonquin Road. It also
includes an additional $10 million for right-of-way purchase or other improvements from the list
identified by this Plan. Washington County has also provided $11 million in funding for the current
Boones Ferry Road improvement project.

While this recommendation does not identify a specific overall funding strategy for the Action Plan,
there are many existing revenue sources that may be used to fund the recommended investments.
Many are subject to a state or regionally competitive process where success can hinge on
having a broadly supported plan in place.

The revenue sources listed below form the basis of the financially constrained Regional
Transportation Plan and related project list, which already contains many of the recommended
Basalt Creck investments. The RTP assumes federal, state, and local sources, all of which will be key
to funding the Action Plan.

Federal
Based on MAP-21? legislation, sources may include:

* National Highway Performance Program (NHPP). These funds are intended for
rehabilitation and expansion of principal arterials, especially those with important freight
functions.

* Regional Surface Transportation Program (STP) funds. These funds may be used for
virtually any transportation purpose short of building local residential streets.

* Congestion Mitigation/Air Quality (CMAQ) funds. These funds typically support
biking, walking, and transit projects, and other projects that help to achieve air quality
standards.

* Transportation Alternatives (TA) funds. TA takes the place of previous programs such as
Transportation Enhancements and Recreational Trails, and may be used to fund a variety of
non-motorized projects.

2 For more information see http://www.thwa.dot.gov/map21/
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These funds are allocated to projects through a state or regionally managed competitive process for
inclusion in the Metropolitan Transportation Improvement Program (MTIP) and the State
Transportation Improvement Program (STIP).

State

State sources include the statewide gas tax, vehicle registration fees, and weight-mile taxes on trucks.
These funds typically go to road and bridge maintenance projects, but funding for projects of
regional significance, such as those provided by Oregon House Bill 2001 Jobs and Transportation
Act (JTA), may be made available for modernization. Again, having a plan in place allows projects to
access funds when new funding opportunities become available.

Local
A variety of local funding sources are available, although some, such as urban renewal and local
improvement districts, are subject to approval. Sources may include:

* Washington County Major Streets Transportation Improvement Program (MSTIP)
* Local portion of State Highway Trust Fund
* Local gas tax

* Transportation System Development Charges (SDCs) or Transportation Development
Taxes (TDTs) levied on new development

* Urban renewal funding
* Developer contributions
* Local improvement districts (LIDs)

10 Basalt Creek Transportation Refinement Plan
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