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Tualatin Heights Plan Map Amendment 

School Findings 

DAT E  June 23, 2021 

TO  Traci Rose, Community Relations Division, Tigard-Tualatin School District 

F RO M  Frank Angelo and Emma Porricolo, APG 

C C   Andrew Lavaux, UDR Inc. 

Jon McGrew, Hennebery Edy Architects 

 
Project Description 
 
Tualatin Heights is a multifamily apartment development located at 9301 SW Sagert Street, Tualatin, 
Oregon, 97062. The existing development includes 220 multifamily dwellings on 22.4 acres. The 
property is currently zoned Residential Medium Low (RML), with a maximum density of 10 dwelling 
units per acre. The property owner, UDR Inc., would like to apply for a Plan Map Amendment to allow 
for Residential Medium-High Density (RMH) on the site, increasing the density to 15 dwelling units per 
acre for a maximum of 336 units. The attached site plan diagrams describe the proposed concept for 
developing two new multifamily buildings and relocating existing outdoor amenity space to 
accommodate their construction. 
 
Plan Map Amendment – School Criteria 
 
The City of Tualatin’s review criteria for a Plan Map Amendment includes providing findings for the 
following (Tualatin Code Section 33.070. 5.E): 
 

(e) If the amendment involves residential uses, then the appropriate school district or districts 
must be able to reasonably accommodate additional residential capacity by means determined 
by any affected school district. 

 
The applicant has prepared the attached draft findings related to school capacity with the proposed Plan 
Map Amendment. These findings demonstrate no real impact on school capacity at the three schools 
students from the Tualatin Heights complex attend.  
 
We would request that the Tigard-Tualatin School District staff review the attached findings and provide 
a response on the conclusions reached. The school findings and the District’s response will be included 
in the Plan Map Amendment application submitted to the City of Tualatin for review and approval. 
 
If you have any questions, please contact Frank Angelo at fangelo@angeloplanning.com or at 503-577-
5087. Thank you for your assistance in this matter. 

mailto:fangelo@angeloplanning.com


Response: Tualatin Heights is a multifamily apartment development located at 9301 SW Sagert 

Street, Tualatin, Oregon, 97062. The existing development includes 220 multifamily dwellings 

on 22.4 acres. The property is currently zoned Residential Medium Low (RML), with a maximum 

density of 10 dwelling units per acre. The property owner, UDR Inc., will be submitting an 

application for a Plan Map Amendment to allow for Residential Medium-High Density (RMH) on 

the site, increasing the density to 15 dwelling units per acre for a maximum of 336 units. If 

approved, and additional 116 multifamily units could be developed on the site. 

 

The City of Tualatin’s review criteria for a Plan Map Amendment includes providing findings for 
the following (Tualatin Code Section 33.070. 5.E): 

(e) If the amendment involves residential uses, then the appropriate school district or districts 

must be able to reasonably accommodate additional residential capacity by means determined 

by any affected school district. 

 

Given the request involves residential uses the application needs to address this review factor. 

 

Student Forecast 

Tualatin Heights is served by the following Tigard-Tualatin School District schools: 

• Tualatin Elementary School 

• Hazelbrook Middle School 

• Tualatin High School 

 

In order to forecast any potential impact on school capacity, we have assumed the following 

formula for the number of students generated by the 116 additional market rate units at 

Tualatin Heights: 

• ES:  0.11 students / unit 

• MS:  0.05 students / unit 

• HS:  0.06 students / unit 

 

This formula is the student generation formula used by the Beaverton School District when 

forecasting new students from a proposed development. The applicant searched the Tigard-

Tualatin School District website for a similar formula but was unable to find one. Therefore, the 

applicant has used the best information available for this assessment. 

Based on the above formula, the Plan Map Amendment from Residential Medium Low (RML) to 

Residential Medium-High Density (RMH) will generate the following number of new students at 

the three levels: 

• Elementary School: 116 units x 0.11/unit = 13 ES students 

• Middle School: 116 x 0.05/unit = 6 MS students 



• High School: 116 x 0.06/unit = 7 HS students 

 

School Capacity 

A review of the Tigard-Tualatin School District Enrollment Forecasts (2019/20 to 2028/29) 

prepared by the Portland State University Population Research Center for the District in January 

2019 indicates that there is sufficient capacity at the three schools is question to accommodate 

the increase in student enrollment generated by the Tualatin Heights Plan Map Amendment. 

Attachment 1 shows the Forecasts for Individual Schools (in the TTSD), 2019‐20 to 2028‐29. This 

table notes that enrollment at both Tualatin Elementary School and Hazelbrook Middle School 

is forecasted to decrease over the 10-year period. The table also shows that Tualatin High 

School is expected to grow by a modest amount over the same period. 

 

Tualatin Elementary School 

Tualatin Heights Plan Map Amendment will generate 13 additional elementary school children 

at Tualatin Elementary School. Attachment 2 shows the enrollment forecast at Tualatin 

Elementary School compared to the student capacity of the school. As can be seen, between 

2018/19 and 2028/29 student enrollment at Tualatin ES is expected to decline from 488 

students to 467 students. The capacity of the Tualatin ES is shown as 624 students. Therefore, 

the addition of 13 new elementary school students resulting from the Tualatin Heights Plan 

Map Amendment will have no impact on the school capacity and the addition these 13 students 

would still leave Tualatin ES enrollment less than in 2018/19 (480 students). 

 

Hazelbrook Middle School 

Tualatin Heights Plan Map Amendment will generate 6 additional middle school children at 

Hazelbrook Middle School. Attachment 3 shows the enrollment forecast at Hazelbrook Middle 

School compared to the student capacity of the school. As can be seen, between 2018/19 and 

2028/29 student enrollment at Hazelbrook MS is expected to decline from 995 students to 955 

students. The capacity of the Hazelbrook MS is shown as 1,000 students. Therefore, the 

addition of 6 new middle school students resulting from the Tualatin Heights Plan Map 

Amendment will have no impact on the school capacity and the addition these 6 students 

would still leave Hazelbrook MS enrollment less than in 2018/19 (961 students). 

 

Tualatin High School 

Tualatin Heights Plan Map Amendment will generate 7 additional high school children at 

Tualatin High School. Attachment 4 shows the enrollment forecast at Tualatin High School. The 

school’s student capacity is not shown on this table but can be determined from the description 

of the Tualatin HS School Bond project that was completed in 2019:  



Tualatin High’s main building was built for 1,700 students. Nearly 2,000 students are 

currently enrolled.  It is undersized both for the number of students it serves now and in 

comparison to 2,000-student high schools being built today. More classrooms, 

restrooms, an expanded Commons (lunchroom), locker rooms and P.E. spaces are 

needed for existing and projected enrollments.  

 

The School Bond passed by Tualatin SD voters in 2016 provided additional classrooms at 

Tualatin HS to bring the school’s capacity to 2,000 students. As can be seen on Attachment 4, 

between 2018/19 and 2028/29 student enrollment at Tualatin HS is expected to increase from 

1,947 students to 2,017 students. The capacity of the Tualatin HS is considered to be 2,000 

students. Therefore, the addition of 6 new high school students resulting from the Tualatin 

Heights Plan Map Amendment will have no impact on the school capacity.  

 

 

 

 



 

 

Table 13

Enrollment Forecasts for Individual Schools, 2019‐20 to 2028‐29

Forecast

School 2019‐20 2020‐21 2021‐22 2022‐23 2023‐24 2024‐25 2025‐26 2026‐27 2027‐28 2028‐29

Alberta  Rider 558 559 591 601 623 642 657 677 693 703 711 153

Bridgeport 549 563 560 571 562 553 547 546 541 540 542 ‐7

Byrom 557 553 546 545 543 545 541 538 538 539 543 ‐14

C.F. Tigard* 478 493 495 493 502 501 495 488 488 489 496 18

Deer Creek 605 590 600 628 619 616 632 630 630 635 647 42

Durham 560 542 570 601 602 593 589 589 588 587 591 31

Mary Woodward 569 599 622 635 662 660 670 669 666 661 665 96

Metzger* 618 604 588 583 577 580 582 587 591 598 607 ‐11

Templeton 556 550 558 557 546 542 556 554 550 549 557 1

Tualatin 488 487 483 478 467 470 474 468 463 463 467 ‐21

Elementary Totals 5,538 5,540 5,613 5,692 5,703 5,702 5,743 5,746 5,748 5,764 5,826 288

Fowler M.S. 835 871 886 883 871 876 872 914 923 933 920 85

Hazelbrook M.S. 995 980 980 976 991 968 981 968 973 968 955 ‐40

Twal i ty M.S. 1,034 1,093 1,066 1,052 1,021 1,076 1,090 1,101 1,109 1,145 1,142 108

Middle School Totals 2,864 2,944 2,932 2,911 2,883 2,920 2,943 2,983 3,005 3,046 3,017 153

Tigard H.S. 1,832 1,781 1,763 1,806 1,860 1,884 1,915 1,879 1,884 1,908 1,941 109

Tualatin H.S. 1,947 1,966 2,026 2,031 2,071 2,075 2,022 2,051 2,040 2,038 2,071 124

Durham Center 52 52 52 52 52 52 52 52 52 52 52 0

Tig.‐Tual . Onl ine 93 93 93 93 93 93 93 93 93 93 93 0

High School Totals 3,924 3,892 3,934 3,982 4,076 4,104 4,082 4,075 4,069 4,091 4,157 233

District Totals 12,326 12,376 12,479 12,585 12,662 12,726 12,768 12,804 12,822 12,901 13,000 674

*Note:  Forecasts include the impact of a boundary change.  New students residing in a portion of the former Metzger area were assigned to C.F. Tigard beginning in 2016‐17.

Population Research Center, Portland State University, December 2018.
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Tualatin Elementary School

Enrollment History and Forecast

History Forecast

2013-14 2018-19 2023-24 2028-29

Total enrollment 577 488 470 467
5 year Change -89 -18 -3

New Housing Units Authorized by Building Permits

Permit Year

2014 2015 2016 2017 2018 (Jan-Sep)

Single Family Units 7 6 39 20 1
Multiple Family Units 0 14 0 0 0
Source:  Permit reports from Construction Monitor, Inc., processed and geocoded by PSU-PRC.

Population Research Center, Portland State University January 2019

Note:  Capacity prior to 2015-16 at all elementary schools includes some half day kindergarten classes.  
Beginning in 2015-16 all kindergarten classes are full day, thereby reducing capacity in some cases.
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Hazelbrook Middle School

Enrollment History and Forecast

History Forecast

2013-14 2018-19 2023-24 2028-29

Total enrollment 1027 995 968 955
5 year Change -32 -27 -13

New Housing Units Authorized by Building Permits

Permit Year

2014 2015 2016 2017 2018 (Jan-Sep)

Single Family Units 15 18 45 23 66
Multiple Family Units 0 14 0 0 0
Source:  Permit reports from Construction Monitor, Inc., processed and geocoded by PSU-PRC.

Population Research Center, Portland State University January 2019
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Tualatin High School

Enrollment History and Forecast

History Forecast

2013-14 2018-19 2023-24 2028-29

Total enrollment 1839 1947 2075 2071
5 year Change 108 128 -4

New Housing Units Authorized by Building Permits

Permit Year

2014 2015 2016 2017 2018 (Jan-Sep)

Single Family Units 42 97 228 82 96
Multiple Family Units 0 206 0 20 0
Source:  Permit reports from Construction Monitor, Inc., processed and geocoded by PSU-PRC.

Population Research Center, Portland State University January 2019
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UDR, Inc.  |  Tualatin Heights Apartments  |  03/09/2021

1" = 100'-0"
1

EXISTING SITE PLAN

NORTH

TUALATIN HEIGHTS APARTMENTS 

PROPERTY ADDRESS: 9301 SW SAGERT ST, TUALATIN, OR 97062

TAX LOT: 2S123DC00600

SURVEYED PARCEL AREA: 22.4 ACRES

EXISTING ZONING: RML (RESIDENTIAL MEDIUM LOW)

MAXIMUM UNITS UNDER RML: 224
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NORTH

1" = 100'-0"
1

PROPOSED SITE PLAN

PROPOSED ZONING: RMH (RESIDENTIAL MEDIUM HIGH)

MAXIMUM UNITS UNDER RMH: 336
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Neighborhood / Developer Meeting Summary  
Tualatin Heights Plan Map Amendment 

DAT E  August 31, 2021 

TO  City of Tualatin Planning  

F RO M  Frank Angelo and Emma Porricolo, APG 

C C   Jon McGrew and Erica Thompson, HEA  

 

Summary  
The Neighborhood/Developer Meeting for the proposed Plan Map Amendment application was held on 
Tuesday, June 8, 2021 at 6:00 PM . The meeting was virtually hosted on GoToMeeting. Approximately 23 
neighbors were in attendance. A list of attendees who signed into the meeting is found in Attachment A.  
 
The project team provided a brief overview of the site, the application proposal, and Plan Map 
Amendment application requirements. Following the presentation, attendees were asked to share 
questions and comments. A summary of the questions and comments from neighbors (organized by 
topic), and the responses from the project team are as follows:  
 
I. Traffic, Street Improvements, and Access 

• The project team noted that emergency access is located on 95th Ave., just south of the railroad 
tracks.  The 95th Ave. access will not be open to the public. 

• Neighbors recommended more street improvements for safety, such as additional crosswalks 
near Tualatin Elementary School.  

• Neighbors expressed concerns about the amount of traffic in the area and said they have seen 
many accidents around the site. They noted that Sagert St. is very congested, especially during 
rush hour.  

• Neighbors suggested considering moving or adding entrance(s) to the site, suggested locating an 
entrance on 95th Ave.  

o Response (from project team): One of the constraints on access is the railroad tracks 
located to the north. The City is aware of the neighborhood  traffic and parking 
conditions. A traffic assessment is required as a part of the Plan Map amendment 
application.   

II. Parking  

• Written comments regarding parking concerns were received prior to the meeting. Those are 
found in Attachment B.   
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APG  Tualatin Heights Plan Map Amendment 8/31/2021 

• Many residents expressed concerns about the current parking conditions and resulting parking 
conditions that could occur from having more units at the Tualatin Heights Apartments. 
Comments included:  

o Concerns about parking.  
 The project team noted that the draft plans depict the City’s parking 

requirements, that are based on number of bedrooms per unit. One attendee 
had concerns about parking minimums required by the City of Tualatin and did 
not feel they are adequate.  

 Neighbors expressed concerns about the parking permit fees at Tualatin 
Heights, assuming residents park on neighborhood streets to avoid fees.  

o Concerns related to use of street parking.  
 “It’s almost impossible to live in the neighborhood with the situation that it is 

now, new units will create some difficulty. We can’t put trash cans out, street 
sweeping, not able to park in front of house. It is a major issue. The issue 
changed when the apartment policy changed (has been in the neighborhood for 
12 years). Are you aware of how serious the parking situation is for the 
neighborhood?” Several other neighbors in attendance echoed this concern.  

 One attendee suggested adding a parking garage or allowing on-street parking 
on 95th Ave and Sagert St.  

 Neighbors noted the difficulty to see when backing out of their driveways 
because of the cars parked on the street.  

o Concerns about safety due to proximity to the nearby Tualatin Elementary School.  
 “At Sagert St. & 93rd Ave. intersection, lots of kids live on 93rd Ave. It is a walking 

route to elementary school for many kids. With cars parking on Sagert St., is 
dangerous for kids and drivers. It is nerve racking have to pull out and not know 
what’s around the corner.” Neighbors also noted there is a school bus stop 
located on 93rd  Ave. near the site.   

 Response: The project team thanked attendees for their comments. The 
comments would be shared with project team who will consider how they can 
be addressed. The development proposal has not been fully defined, that is a 
part of next steps.  

III. Miscellaneous  

• What are other zone changes in the city? Don’t think this is an appropriate location for a high 
density zone considering the vicinity to low density zones.  

o Response: Not sure what other zones changes are proposed in the City, they aren’t a 
part of this project.  

• Does the zone change allow a greater maximum building height?   
o Response: It is only a change to maximum density. Heights and other siting 

requirements are consistent across two zones (existing and proposed zones).  
• Is the water and waste infrastructure for the site currently adequate for the additional units? 

o Response: The project team is researching infrastructure capacity now. We will need to 
confirm that infrastructure capacity is adequate through development approval process.  

• Will there be tree removal? Would like to retain large trees on the perimeter of the site.  
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o Response: The project team hasn’t gotten to that level of detail yet. We are trying to 
keep changes to internal to the site and reduce impacts to neighbors. Also, the City has 
buffering/landscaping requirements that will be considered when development is 
proposed (not a part of this application).   

Attachments 
A. Sign-in Sheet  
B. Written Comments 
C. Presentation 
D. Mailed Meeting Notice 

 

 

 

 



Attachment A  

Tualatin Heights Neighborhood Meeting  

Attendance Sign- In 

Name  Address  Phone  Email  
Melissa Snowberger  
 

   

 
Kathleen Cunnington  
 

    

Rebekah Deal  

 

    

Rebecca & Paulius 
Jurevicius  

     

Jonathan Stone   

 

 

 

 

Bob Haas   

 

  
 

  

Mike Snowberger   

 

   

Peter and Lauren 
Henkle;  

 

   

Keith Crosby 
 

 
 

 
 

 
 

Lisa Hayes 
 

 
 

 

 
 

 
 

Amy & Paul 
Wheatcroft 
 

 

 

  
 

Ryan Henderson  
 

 

 

 
 

 
 

 

  

 



From: Frank Angelo
To: Jon McGrew; Erica Thompson; Andrew J. Lavaux
Cc: Emma Porricolo
Subject: FW: Opposition to Tualatin Heights Zone Change
Date: Tuesday, June 8, 2021 2:34:47 PM

fyi

From: Ryan Henderson  
Sent: Tuesday, June 08, 2021 2:20 PM
To: Frank Angelo <fangelo@angeloplanning.com>
Subject: Opposition to Tualatin Heights Zone Change

Hi

I'm a homeowner along 93rd AVE near the proposed zoning change.  I'm concerned that increasing
the apartment density will worsen the problematic illegal parking in front of my house.

Sometime in 2019 Tualatin Heights changed their parking policy which led to a significant increase in
on-street parking in the neighborhood around the complex.  The increase in traffic leads to more
late night loud music, trash and blocked mailboxes.  I can request for the City to remove cars parked
over 72 hours, but that process can actually take 2 weeks from the time the car is parked until it is
towed. In short, Tualatin Heights is currently using the public street as an extension to their own
parking lot and this zoning change will make that worse.

I am opposed to increased traffic and noise this expansion will bring to the neighborhood, but I will
be mostly impacted by the increase in parked cars in front of my house.

Increasing the population density of Tualatin heights by 50% needs at least a 100% increase in
available parking.  In addition, prohibiting overnight street parking in the surrounding neighborhood
would lower the impact of the zoning change.  Can these requirements be added to the zoning
change?

Thank you for your time
- Ryan Henderson

mailto:fangelo@angeloplanning.com
mailto:JMcGrew@henneberyeddy.com
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From: Frank Angelo
To: Jon McGrew; Erica Thompson; Andrew J. Lavaux
Cc: Emma Porricolo
Subject: FW: Tualatin Heights expansion
Date: Tuesday, June 8, 2021 2:34:26 PM

fyi
 
From: Randi Ausland  
Sent: Tuesday, June 08, 2021 2:10 PM
To: Frank Angelo <fangelo@angeloplanning.com>
Subject: Tualatin Heights expansion
 
Mr. Angelo,
 
I would like to comment on the proposed expansion of Tualatin Heights. 
I have lived off Sagert Rd and SW 93rd for over 40 years. I am an active Real Estate Broker in
Tualatin. I understand that affordable housing is needed in our community.
 
My objection to the expansion is due to the new policies the Tualatin Heights management
has imposed on it's tenants. There was never a parking "spill over" into the neighborhood
before the last year or two. I believe management started charging the tenants for parking.
This pushed people out of the complex parking lot into the neighboring streets. 
 
Mailboxes are blocked, property owners no longer have room for their guests or family to park
in front of their homes. Adding an additional 130 units without addressing the parking
situation is irresponsible.
 
Removing the garages and creating carports will address some of the problem but not nearly
enough to make up for adding 130 units with the potential for 130 to 200 more cars.  This is
not an area with convenient mass transit or high walking scores. Cars are the norm.
Neighborhoods are considering "permit" parking for our streets to discourage the overflow
from Tualatin Heights.  Where will the tenants park if that is enacted? 
 
I hope to hear answers to these questions at the meeting scheduled for June 9th at 6:00pm.   
  
 
--
Randi Ausland, Principal Broker 
C  503-407-0828
O  503-692-3050
F  503-692-0592
Email  
Website www.metro-westrealty.com

mailto:fangelo@angeloplanning.com
mailto:JMcGrew@henneberyeddy.com
mailto:EThompson@henneberyeddy.com
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From:
To: Frank Angelo
Cc: Jon McGrew; Emma Porricolo; Andrew J. Lavaux
Subject: Re: Tualatin Heights Zone Change Virtual Meeting
Date: Wednesday, June 9, 2021 3:46:49 PM

Hi Frank (et al),

So this is the view from 93rd onto Sagert, facing northbound, on a fairly typical afternoon,
from the marked “stop” line. I end up creeping forward another car length or so to see into the
street well enough to make a turn (the road from the west comes out of an industrial area that
has relatively high traffic during shift changes, so that’s more of an impact than the east side
where a driveway forces some visibility). My guess is that the intersection is not directly
related to the zoning change, but 50% more housing on that property is not going to improve
things without changes to this intersection and the parking on the street.

- Tony

On Jun 2, 2021, at 09:51, Frank Angelo <fangelo@angeloplanning.com> wrote:

Hello Anthony - thank you for contacting me. I have shared your comments with
the project team, and we will be sure to address them at the Neighborhood

mailto:JMcGrew@henneberyeddy.com
mailto:eporricolo@angeloplanning.com
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meeting. 
Thanks, Frank Angelo  

-----Original Message-----
From: Anthony Mayernik <a  
Sent: Friday, May 28, 2021 8:52 PM
To: Frank Angelo <fangelo@angeloplanning.com>
Subject: Tualatin Heights Zone Change Virtual Meeting

Hi Frank,

I got the notice today, much appreciate you guys sending this stuff out in advance.
My only question/concern/comment on the proposed change:

Parking in/around that property is already bad. The street parking just outside the
property is usually full. While I’m sure part of this is likely due to the property
owner requiring tenants to pay for parking permits for 2nd vehicles or the
“assigned” space being inconvenient to the tenant’s unit, I’m curious to know
how the increased zoning will affect the parking situation? It feels like more units
in the same space would make the problem worse. It’s hard enough making the
turn onto Sagert when northbound on 93rd (I usually end up nosing into the
intersection so I can see cross traffic), I’m just trying to picture how things will be
with a 50% increase in unit density on that property.

Regards,
Anthony Mayernik

mailto:fangelo@angeloplanning.com


From: Frank Angelo
To:  planning@tualatin.gov
Cc: Jon McGrew; Emma Porricolo; Andrew J. Lavaux
Subject: RE: Tualatin Heights zoning proposal question for June 9 meeting
Date: Wednesday, June 2, 2021 9:48:48 AM

Hello Tim - thank you for contacting me. I have shared your comments with the project team, and we will be sure to
address them at the Neighborhood meeting.
Thanks, Frank Angelo     

-----Original Message-----
From: Tim G <hadasaugh@comcast.net>
Sent: Tuesday, June 01, 2021 8:42 PM
To: planning@tualatin.gov
Cc: Frank Angelo <fangelo@angeloplanning.com>
Subject: Fwd: Tualatin Heights zoning proposal question for June 9 meeting

Resent as a forwarded email to the entire Planning Group at the City of Tualatin, as L. Sanford no longer works
there.

> ---------- Original Message ----------
> From: Tim G 
> To: "fangelo@angeloplanning.com" <fangelo@angeloplanning.com>
> Cc: "lsanford@tualatin.gov" <lsanford@tualatin.gov>
> Date: 06/01/2021 8:31 PM
> Subject: Tualatin Heights zoning proposal question for June 9 meeting
>
> 
> Dear Mr. Angelo,
>
> This email is in response to the broadcast mailer sent to local residences by your organization dated May 25, 2020;
RE: Tualatin Heights Comprehensive Plan Map Amendment. 
>
> I thank you for the opportunity for us to express our interests and concerns.  I ask that the below matter and
question be submitted in the documentation and addressed during the upcoming June 9, 2021 virtual meeting.
>
> A copy of this email has also been forwarded to the City of Tualatin Planning Group to ensure they are also aware
of the major concern identified below.
>
> ----------------------------------------------------------------
>
> Presently, with 220 units at Tualatin Heights, the present tenants have one space and pay a "surface fee" of $25.00,
or $175.00 for a monthly unattached garage fee.  Many tenants choose to do neither and opt to park their vehicles in
front of residential properties on the surrounding neighborhood streets of SW Sagert, SW Apache, and SW 93rd, and
occasionally SW Umiat.
>
> These tenants are parking there because of the fee-based parking demanded by Tualatin Heights, and because
Tualatin Heights presently either does not provide enough adequate parking for all tenants and their vehicles now, or
refuses to address tenant issues regarding multiple vehicles per occupancy unit.
>
> Cutting to the chase, in adding 130 plus more units, current and new tenants will park even more personal vehicles
in front of more residential homes - blocking more curbside space for our families, friends, and visitors to park when
they visit us in our residential homes.
>
> The simple question is:

mailto:fangelo@angeloplanning.com
mailto:planning@tualatin.gov
mailto:eporricolo@angeloplanning.com
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>
> What makes us (neighborhood home owners) believe Tualatin Heights will abruptly change their policies and
provide adequate, free parking for existing and future tenants, when they do not adequately provide parking now?
>
> In asking this question, an indifferent or dismissive response by the owner and managers of Tualatin Heights is
unacceptable. 
>
> Tualatin Heights must first address issues regarding their tenants' parking all over our residential streets.  It needs
to be in writing and contained in changes to the property planning documentation and blueprints to show ample
parking will accommodate any future expansion/zone changes.
>
> If nothing is done to formally address this major concern in planning and development documents, the zone
change proposal must be denied.
>
> Tim G
> Lieutenant Commander, US Navy (ret)
> SW Tonopah Street



From: Emma Porricolo
To: Emma Porricolo
Subject: RE: tualatin heights
Date: Monday, June 28, 2021 12:02:49 PM

From: Jeff McGinty  
Sent: Friday, June 04, 2021 6:12 PM
To: Frank Angelo <fangelo@angeloplanning.com>
Subject: Re: tualatin heights

Hello frank, 
I have some questions about the proposed zone change. First is on street parking and added traffic.
Some of the tenants are parking extra junk cars in front of my house now with 220 units. Adding
another 116 units or less with two cars each could be a problem. Is there going to be enough over
flow parking that they can rent to park junk? 
Are there plans to add a entrance from 95th ave to ease traffic on sagert? So many cars are running
the stop sign at apache dr. seems like every one is in hurry. 
Is there any idea how much more delivery traffic will be added to sagert from FedEx, Amazon, ups,
grub hub....?
Do think that there will be added noise to the neighborhood from more people? And how does that
effect wild life, birds? 
Will the zone change lower my property value? 
Will I see any postvie things from the zone change? 
Do any of the owners of the property live close by?
I really like this neighborhood and don't want to see more junk cars. I've attached some picture for
reference from this morning. 
I think It's a great idea to make more home's for people. I just don't want to make tualatin like south
salem or Portland. 
Thanks for answering all my questions, looking forward to hearing from you. 

mailto:eporricolo@angeloplanning.com
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Tualatin Heights Apartments 
Plan Map Amendment
Neighborhood Meeting



Virtual Sign-In

 Please complete the quick online sign-in sheet 

 Options 

– Type your information in the chat/message box

– Email the following information to 
fangelo@angeloplanning.com

 Please list: 
– Name
– Address
– Email address
– Phone number 

Open chat box from the top right 
corner of you screen

mailto:eporricolo@angeloplanning.com


Agenda 

 Welcome 
 Background
 Plan Map Amendment
 Architectural Review Process
 Questions & Comments



Existing Site

N

Location
9301 SW Sagert Street

Current Use
220 multifamily units

Site Size
22.4 acres



Background

 History of site
 220 multi-family units

 Current opportunity 
 The City has determined there is a lack of medium-high 

density (RMH) zoning in the City. (Source: Housing Needs 
Analysis, 2019) 

 There is an opportunity to infill on the existing Tualatin Heights 
site to provide additional 116 units.  



Plan Map Amendment 
Application Process

 Comprehensive Plan Map Amendment (also known as a Zone 
Change)
 Current Zoning is Residential Medium Low (RML)
 Proposed Zoning is Residential Medium High (RMH)

 Review process 
 A Type IV-A process with Planning Commission public hearing 
 Planning Commission recommendation to City Council 
 Tualatin City Council final action



Existing Zoning Map

Current Zoning
Residential Medium Low
(RML)

Maximum density
10 units/acre

224 Units 



Proposed Zoning Map

Proposed Zoning
Residential Medium-
High Density (RMH)

Maximum density
15 units/acre 

Maximum of 336 units, 
or 116 more units



Standards for Approval of 
Plan Map Amendment

 The following review factors will be applied to the 
proposed amendments:
 Comprehensive Plan Policies
 Neighborhood Plan Policies
 Housing Needs Analysis (2019)
 Transportation Planning Rule 
 Statewide Planning Goals



Architectural Review Process

 Following approval of Plan Map Amendment, an Architectural 
Review Application will be filed to the City. 

 Architectural Review application will apply applicable Tualatin 
Development Code criteria, and consider: 
 Site Design 
 Building Design 
 Traffic
 Parking 
 Public Facilities 

 Architectural Review Type III for 100 units or more. 
 Type III Architectural Review Applications go to a hearing at the 

Architectural Review Board. 



Existing Site Plan 



Conceptual Site Plan 



Next Steps

Dates are tentative

 July 2021: File application for proposed Plan Map Amendment

 August 2021: Planning Department Application Review

 Fall 2021: Planning Commission Review and Tualatin City Council 
Hearings

 TBD: Development proposal – Architectural Review Application

 TBD: Development review 



Questions / Comments

Contact: Frank Angelo 
Principal, Angelo Planning Group
fangelo@angeloplanning.com
503.227.3664 

mailto:fangelo@angeloplanning.com
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921 SW Washington Street, Suite 468 p: 503.224.6974 
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L A N D  U S E  P L A N N I N G  

T R A N S P O R T A T I O N  P L A N N I N G  

P R O J E C T  M A N A G E M E N T  
 

   

  

  
 

   

  

  
 

   

  

  

  

May 25, 2020 

RE: Tualatin Heights Comprehensive Plan Map Amendment 

Dear Property Owner:  

You are cordially invited to attend a virtual Neighborhood/Developer Meeting on Wednesday, June 
9, 2021 at 6:00pm (see page 3 for instructions on how to join the virtual meeting). This meeting is 
being held to discuss a proposed zone change for the Tualatin Heights property located at 9301 SW 
Sagert Street. Tualatin Heights is a multifamily apartment development; existing development 
includes 220 multifamily dwellings on 22.4 acres. The property is currently zoned Residential 
Medium Low (RML), with a maximum density of 10 dwelling units per acre. The property owner, 
United Dominion Realty, L.P., is interested in a zone change to allow for Residential Medium-High 
Density (RMH) on the site, increasing the density to 15 dwelling units per acre for a maximum of 
336 units. 

City approval is required for a zone change, formally referred to as Comprehensive Plan Map 
Amendment. The Tualatin Planning Commission will review the application and the Planning 
Commission will make a recommendation to the Tualatin City Council who will make the final 
decision. 

Please note this meeting will be an informational meeting on the zone change application only. No 
development is planned at this time.  

Because of the current COVID-19 situation, the City of Tualatin has prepared Temporary Guidance 
for Neighborhood/Developer Meetings. This Guidance allows the Neighborhood/Developer 
Meeting to be conducted as a Virtual Meeting. The Tualatin Heights Plan Map Amendment Virtual 
Neighborhood/Developer Meeting will be held on Wednesday, June 9, 2021 at 6:00pm. See page 3 
for instructions on how to join the virtual meeting. 

The City of Tualatin has laid out the following requirements for a Virtual Neighborhood Meeting: 

• Be publicly accessible 
• Does not require user login 
• Allows a call-in option for non-internet users 

 
Accordingly, we are providing the attached instructions for you to use if you choose to participate in 
this Neighborhood/Developer Meeting for the proposed Tualatin Heights zone change. 
 
Mailed notice of this Virtual Meeting has been provided in the same manner as specified in TDC 
32.120. 
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a. This notice includes the following information: 
i. Instructions for how to join the virtual meeting and how to submit written 
comments both prior to and during the meeting. See attachment. 
ii. Instructions for how to obtain or view materials to be presented during the virtual 
meeting. Such materials shall be made available, upon request or on a publicly 
accessible digital platform, a minimum of two days prior to the meeting and a 
minimum of 10 days after the meeting concludes. See attachment. 
iii. Preliminary details of the major elements of the proposed development. See 
description above. 
iv. Whether the development proposal includes a single or multiple applications. The 
application is for a Comprehensive Plan Map Amendment.  
 

The purpose of this meeting is to provide a forum for surrounding property owners / residents to 
review the proposal and to identify issues so they can be considered before the formal application 
is submitted to the City of Tualatin. This meeting gives you the opportunity to share with us any 
special information you know about the property involved. Please note that this will be an 
informational meeting on preliminary development plans prior to official submission to the City.  

Please contact me at 503-227-3664 (leave a message) or at fangelo@angeloplanning.com if you 
have questions about this meeting or the proposed project.  We look forward to discussing this 
proposal with you. 

Sincerely, 

 

 
Frank Angelo, Principal 
Angelo Planning Group  
fangelo@angeloplanning.com 
  
 

Attachment:  Tualatin Heights Project Neighborhood/Developer Meeting Instructions 

  Project Location Map 
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mailto:fangelo@angeloplanning.com


Neighborhood/Developer Meeting Notice  3 of 3 

Tualatin Heights Comprehensive Plan Map Amendment May 25, 2021 

Tualatin Heights Zone Change Virtual Neighborhood Meeting Instructions 

The following are the instructions to participate in the Tualatin Heights Zone Change Virtual 
Neighborhood/Developer Meeting to be held on Wednesday, June 9, 2021 at 6:00 PM.  

1. Log or call in via GoToMeeting using the information below:

Website for video: https://www.gotomeet.me/AngeloPlanning/thzonechange 

You can also dial in using your phone.  
United States: +1 (571) 317-3122 and use Access Code: 585-997-213 

If you are new to GoToMeeting? Get the app now and be ready when your first meeting starts: 
https://global.gotomeeting.com/install/585997213 

2. Submit written questions before or during the meeting by emailing Frank Angelo at:
fangelo@angeloplanning.com

3. Materials presented at the meeting will be available to view online 2 days prior to, and 10 days
after, the meeting at the following link:  https://tinyurl.com/thzonechange
(The link will take you to a Dropbox folder.)

https://www.gotomeet.me/AngeloPlanning/thzonechange
tel:+15713173122,,585997213
https://global.gotomeeting.com/install/585997213
mailto:fangelo@angeloplanning.com
https://tinyurl.com/thzonechange
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Coordinate System: NAD 1983 HARN
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Data Sources: Metro RLIS, WWSP

This map is intended for informational
purposes only. Whjile this map represents the
best data available at the time of publication,
APG makes no claims, representations, or
warranties as to its accuracy or completeness.
Metadata available upon request.
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Tualatin Heights Apartments | 9301 SW Sagert Street 
Pre-Application Meeting 4/7/21 Summary 
 
Thank you for discussing the proposed Plan Map Amendment and redevelopment. Below, please find a 
summary of some of the points we were able to discuss. If there is anything else you would like to 
document from our meeting, please respond with your notes as well. Thank you. 
 
Required Land Use Reviews 
All land use reviews may be submitted electronically via eTrakit: 
https://permits.ci.tualatin.or.us/eTrakit/ 
 
 
A Neighborhood/Developer meeting  

• Holding a new Neighborhood/Developer meeting is required for both a Plan Map Amendment 
and Architectural Review application; these meetings may be combined. 

• One Neighborhood/Developer meeting may cover multiple applications but should generally be 
held no more than six months prior to application. More detailed information about this 
meeting, including options for virtual meetings during the present pandemic response, is online 
here: https://www.tualatinoregon.gov/planning/neighborhood-developer-meetings  

• Applicants are responsible for mailing and posting notice of your Neighborhood Developer 
meeting. The City can provide a list of addresses for your notice letters. This mailing list includes 
neighboring property owners, but communicating with your current residents is also 
encouraged to proactively address concerns. Please email us at planning@tualatin.gov to 
request a Mailing List for a $32 fee. 

 
Plan Map Amendment 
An applicant-initiated Plan Map Amendment is a Type IV-A process with review by Tualatin City Council. 
 
An advisory recommendation is sought at Tualatin Planning Commission prior to a City Council hearing. 
The applicant team is invited to attend and share information at this meeting, as are members of the 
public, but it is not a formal hearing. 
 
Plan Map Amendment application packet: 
https://www.tualatinoregon.gov/sites/default/files/fileattachments/planning/page/5083/pma_instructi
ons_withform.pdf 
 
Criteria to address in your narrative: 

• TDC 33.070(5): 
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH
33APAPCR_TDC_33.070PLAM  

 
With an upzone adding residential density, special attention is needed to the Transportation Planning 
Rule (TPR) analysis. Your findings should also address public capacity for sanitary sewer conveyance and 
water availability. 
 

https://permits.ci.tualatin.or.us/eTrakit/
https://www.tualatinoregon.gov/planning/neighborhood-developer-meetings
mailto:planning@tualatin.gov
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https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.070PLAM
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The proposal should also respond to the current Housing Needs Analysis and housing development 
goals. The HNA shows a deficient of capacity within RMH zoning.  

• Housing Needs Analysis (2019): 
https://www.tualatinoregon.gov/sites/default/files/fileattachments/planning/page/22631/hna.
pdf 

• Tualatin 2040 information: https://www.tualatinoregon.gov/planning/tualatin-2040 
 
Tualatin Comprehensive Plan: 
https://www.tualatinoregon.gov/sites/default/files/fileattachments/planning/page/4716/comprehensiv
e_plan_web.pdf  
 
Architectural Review (AR) 

• Architectural Review (Type III for 100 units or more). Type III ARs go to a hearing at the 
Architectural Review Board. 

 
• AR Application: 

https://www.tualatinoregon.gov/sites/default/files/fileattachments/planning/page/5081/ar_ins
tructions_2019_withforms.pdf 

 
Criteria to address in your AR narrative includes:  
Tualatin Municipal Code:  

• Chapter 03-02: Sewer Regulations; Rates;  
• Chapter 03-03: Water Service; 
• Chapter 03-05: Soil Erosion, Surface Water Management, Water Quality Facilities, and 

Building and Sewers; 
 
Tualatin Development Code:  

• TDC 42: Medium High Density Residential 
• TDC 73A: Site Design,  
• 73B: Landscaping Design,  
• 73C: Parking Standards, and  
• 73D: Waste and Recyclables Management Standards;  
• TDC 74: Public Improvements;  
• TDC 75: Access. 

 
While not directly applicable to larger multi-family development, changes to the Tualatin Development 
Code related to middle housing and consistent with Oregon House Bill 2001 are anticipated in the 
second half of 2021. Minor changes in the development code such as definition updates may possibly be 
relevant to this project. Updates on this project at: https://www.tualatinoregon.gov/planning/middle-
housing.  
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https://www.tualatinoregon.gov/municipalcode/chapter-03-05-soil-erosion-surface-water-management-water-quality-facilities-and
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH42MEHIDEREZORM_TDC_42.300DEST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73ASIDEST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73BLAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73BLAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73DWAREMAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73DWAREMAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH75ACMA
https://www.tualatinoregon.gov/planning/middle-housing
https://www.tualatinoregon.gov/planning/middle-housing
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Highlighted Site Design Standards 
 
RMH Standards: 
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH42MEHI
DEREZORM 
 
Community Design Standards: 
The 73A “Common wall” standards must be met unless the applicant team seeks a Variance prior to 
Architectural Review. Where it may not be immediately clear that the design meets these standards, 
making the case in your narrative for how the design meets the standards is key. 
 
Parking: 
TDC 73C requires garages in addition to the parking thresholds. Your plans should reflect this 
requirement. 
 
Access: 
TVF&R has described the need for a secondary access off of SW 95th Ave. See additional comments from 
TVF&R. 
 
Natural resources: 
Clean Water Services will comment on any applicable natural resource concerns, including any possible 
required dedications and mitigations, through their Environmental Review process. The Service Provider 
Letter from CWS is a requirement of a complete Architectural Review submittal. For more information, 
see http://www.cleanwaterservices.org/permits-development/step-by-step-process/environmental-
review/  
 
Public Utilities and Other Site Development 

 
• An Erosion Control permit is required from Tualatin for projects disturbing over 500 square feet. 

o Additionally if between one and five acres are disturbed, a 1200CN is needed from CWS. 
o If over five acres are disturbed, a 1200C is needed from DEQ. 

 
• A Water Quality Permit is needed for construction and modification of public and private 

impervious areas. The permit will include wetland mitigation/revegetation required by CWS SPL 
in addition to treatment, detention per TMC 3-5-3-220(4), and hydromodification per CWS D&CS 
Ch 4. 

o Improve existing facilities to adequate condition 
o Include all private stormwater treatment and conveyance within a maintenance 

agreement including existing facilities. 
o Stormwater plans and calculations certified by an Oregon registered, professional 

engineer in accordance with TMC 3-5-390(1) proving proposed systems: 
 In accordance with TMC 3-5-200 through 3-5-430, TDC 74.630 and 74.650, 

Public Works Construction Code (PWCC), and Clean Water Services’ (CWS) 
Design and Construction Standards (D&CS) Chapter 4. 

 Show onsite facilities for proposed new and modified impervious areas. 
 Address runoff from all new and modified private impervious areas. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH42MEHIDEREZORM
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH42MEHIDEREZORM
http://www.cleanwaterservices.org/permits-development/step-by-step-process/environmental-review/
http://www.cleanwaterservices.org/permits-development/step-by-step-process/environmental-review/
https://library.municode.com/or/tualatin/codes/city_charter_and_municipal_code_?nodeId=TUALATIN_MUNICIPAL_CODE_TIT3UTWAQU_CH3-05SOERSUWAMAWAQUFABUSE_ADSUWAMAST_TMC_3-5-220CRRETEDEBECO
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 Treat new and modified impervious areas in accordance with CWS D&CS 
4.08.1.d meeting phosphorous removal in accordance with TMC 3-5-350 per the 
design storm in accordance with TMC 3-5-360 and CWS D&CS 4.08.2. 

 Detain up to the 25 year storm event in accordance with TMC 3-5-220(4), TMC 
3-5-230, and CWS D&CS 4.08. 

 Accommodate hydromodification in accordance with CWS D&CS 4.03.5. 
 Include conveyance calculations that accommodates up to a 25-year storm 

event with 100-year overland flow to the public stormwater system in 
accordance with TDC 74.640 and CWS D&CS 5.05.2.d. 

• Downstream evaluation with a maximum of 82% capacity within public 
lines per TMC 3-5-210 - Review of Downstream System 

• Obtain any permissions to reach Tualatin’s public lines. An ODOT Rail 
Contact that may be beneficial Bob Stolle, PE, PMP, Crossing Engineer, 
Commerce and Compliance Division, 3930 Fairview Industrial Dr. SE| 
Salem , OR , 97302-1166, C. 503-551-0618 | 
bob.stolle@odot.state.or.us   

 Demonstrate compliance with the Clean Water Services’ Service Provider Letter 
CWS conditions sufficient to obtain a Stormwater Connection Permit 
Authorization Letter in accordance with TDC 74.650(2) and CWS D&CS 3.01.2(d).  

o Geotech/soil/infiltration report: An infiltration test report will need to be submitted to 
Engineering for a complete land use application if the proposed water quality facility 
includes infiltration in the design. 
 

• A Public Works Permit is needed for any work within right-of-way or public easements. 
• Typical improvements to bring into code compliance 

o Separate water laterals for domestic and fire 
o Sanitary sewer and stormwater cleanouts near the right-of-way 
o Sidewalks and ramps adjacent to the lot must be evaluated. If not in compliance 

with ADA requirements, they must be improved. 
• Dedicate and construct/reconstruct public street cross-sections. Sidewalks and ramps 

adjacent to the lot must be evaluated. If not in compliance with ADA requirements, they 
must be improved. 

o The City Engineer may allow modification of the cross-sections based on existing 
development, Traffic Impact Analysis results, and Tualatin Moving Forward 
projects. 

o Figure 11-1: Functional Classification and Street Signal Plan 
o Sagert and 95th are classified as Minor Collectors 
o Fee-in-lieu potentials may include cross-walks, sidewalks, or signal relating 

Tualatin Moving Forward, 95th Ave and Avery St (Tualatin Elementary School), 
https://www.tualatinmovingforward.com/95th-avenue-and-avery/ 

o Please propose alternatives that are less than preferred for confirmation with 
the City Engineer ahead of land use for initial responses and potential 
modification to proposed plans. 

• Rezoning includes the possibility of increase of public sanitary sewer downstream 
conveyance and water use. Capacity and availability must be confirmed. 
 

https://library.municode.com/or/tualatin/codes/city_charter_and_municipal_code_?nodeId=TUALATIN_MUNICIPAL_CODE_TIT3UTWAQU_CH3-05SOERSUWAMAWAQUFABUSE_ADSUWAMAST_TMC_3-5-210REDOSY
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15715/356235/Figure11-1.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15715/356235/figure_74-2d.png
https://www.tualatinmovingforward.com/95th-avenue-and-avery/
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• Hydraulic Modeling is required for over 48,300 square footage of new building area, 870 
gallons/acre/day use, and/or more than 49 residential units. Hydraulic Modeling may be 
requested in advance of application for a land use to confirm availability and requirements, but 
may need to be updated depending on changes due to conditions of approval. When submitting 
a modeling application include: 

o Requirements/alternatives allowed by Tom Mooney, TVF&R (503) 259-1419; 
thomas.mooney@tvfr.com 

o Hydrant flow test results. Request testing via 
https://www.tualatinoregon.gov/publicworks/hydrant-flow-tests. For questions contact 
Terrance Leahy, Water Division Manager, (503) 691-3095; tleahy@tualatin.gov 

 
Transportation and Site Access 

• Have your transportation engineer confirm their proposed Traffic Impact Analysis scope by 
emailing Mike McCarthy, Principal Traffic Engineer, mmccarthy@tualatin.gov (please also copy 
tdoran@tualatin.gov). 

 
Fire 

• Additional comments from Tualatin Valley Fire and Rescue are attached. 
• Tom Mooney, TVF&R (503) 259-1419; thomas.mooney@tvfr.com)  
• Flow testing: Terrance Leahy, Water Division Manager, (503) 691-3095; tleahy@tualatin.gov) 

 
Fees 

• Current fee schedule: https://www.tualatinoregon.gov/finance/fee-schedule 
• For calculating SDC fees, please work with Lauren Gonzalez, lgonzalez@tualatin.gov  

mailto:thomas.mooney@tvfr.com
https://www.tualatinoregon.gov/publicworks/hydrant-flow-tests
mailto:tleahy@tualatin.gov
mailto:mmccarthy@tualatin.gov
mailto:tdoran@tualatin.gov
mailto:thomas.mooney@tvfr.com
mailto:tleahy@tualatin.gov
https://www.tualatinoregon.gov/finance/fee-schedule
mailto:lgonzalez@tualatin.gov
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