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PLACE:
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AGENDA
NORTHEAST GRAND AVENUE IPORTLAND, OREGON

TEL 503 797 1542 IFAX 503 797 17 gg
97232 27 36

CALI, TO ORDER AND ROLL CALL

I. INTRODUCTIONS

2. CITIZEN COMMUNICATIONS

3. CONSENT AGENDA

Consideration of Minutes for the April 27 and,29,2OO4 Metro Council Regular
Meetings.

4. ORDINANCES - SECOND READING

4.1 Ordinance No. 0,1-1040, For the Purpose of Amending the Metro Urban
Growth Boundary, The Regional Framework Plan and the Metro Code
to Increase the Capacity of the Boundary to Accommodate Growth
in Industrial Employment.

4.2 Ordinance No.04-1041, For the Purpose of Amending Metro's Regional
Framework Plan lo Better Protect the Region's Farm and Forest Land
Industries and Land Base; and Declaring an Emergency.

5. ORDINANCES _ }-IRST RI,ADING

5.1 Ordinance No, 04-1052, For the Purpose of Amending Metro Code Chapter
7.01.023 to Provide Dedicated funding for Metro's'lourism Opportunity and
Competitiveness Account.
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797-1542. Public Hcarings are hcld on all ordin rccs sccond read and on resolutions upoo rcquest ofthe public. Documcnts for the
rEcord musl be submitlad lo the Clcrl ofthc Council lo be considerEd includcd in the decisiotr record. Documcnts ca! be submhtcd
by cDail, fax or ruil or iD person to lhe Clerk ofth€ Council. For sssistance pcr the Amcrican Disabilities Act (ADA), dial TDD
791-1804 or 191-1540 (Council Oflice).
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BEFORE THE METRO COLNCIL

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

ORDINANCE NO. 04.I O4O

Introduced by the Metro Council

WHEREAS, by Ordinance No. 02-9698 (ForThe Purpose Of Amending The Urban Crowth

Boundary, The Regional Framework Plan And The Metro Code [n Order To lncreasc Thc Capacity Of

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

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

the capacrty of industrial land to accommodate industrial jobs; and

WHEREAS, by Ordinance No. 02-9698, the Council added capacity to the UCB but did not add

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

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

ordinances that increased the capacity ofthe UGB, to the Land Conservation and D€vclopment

Commission (LCDC) as part of Metros pcriodic review of the capacity of its UGB; and

WHEREAS, on July 7,2003, LCDC issued its'?anial Approval and Remand Ordcr 03-

WKTASK-001524'that approved most of thc Councils decisions, but rctumed thc matlcr to the Council

for completion or revision ofthree tasks: (l) provide complete data on the number, dcnsity and mix of

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

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

1400 and 1500 in Study Area 62 ftom the UGB orjustify their inclusioni and

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

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

revision to its Housing Needs Analysis; and

I)agc I - Ordinancc No. 04- 1040
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WHEREAS, the Council incrcascd thc capacity ofthe UGB both by adding land to the UGB and

by revising thc Rcgional Framework Plan and Titlc 4 ofthe UGMFP to meet the previously unmct

portion of thc nccd for land for industrial use; and

WHEREAS, the Council decided to removc tax lots 1300, I400 and I500 in Study Area 62 from

thc UGB; and

WHEREAS, the Council consulted its Metropolitan Policy Advisory Committee and thc 2,1 citics

and three counties ofthe metropolitan region and considered cornrnents and suggestions prior to making

this decision: and

WHEREAS, prior to making this dccision, the Council scnt individual mailed notificalion to

more than 100,000 households in the rcgion and held public hcarings on Title ,1 and thc cfficicnt use of

industrial land on Deccmber 4 and I l, 2003, public workshops at six locations around thc rcgion in

March,2004, on possible amendmcnts to the UGB, and public hearings on thc cntirc matter on April 22

and 29, May 6, and June l0 and 24,2004; norv, thercfore

THF MF]TRO COL]NCIL HEREBY ORDAINS AS FOLLOWS

Policy L t2 ofthe Regional Framework Plan is hereby amended, as indicated in Exhibft A,
attached and incorporated into this ordinance, to guide the choice ol farmland for addition to the
UGB when no higher priority Iand is available or suitable.

Title 4 (Industrial and Other Employment Areas) ofthe Urban Growth Managemcnt Functional
Plan is hereby amended, as indicated in Exhibit B, attached and incorporated into this ordinance,
to improve implementation of Title 4 by cities and counties in the region.

The Employment and Industrial Areas Map is hereby amcnded, as shown in Exhibit C, attachcd
and incorporated into this ordinancc, to depict the boundaries of Regionally Signilicant Industrial
Areas pursuant to Policy L4. t of the Regional Framework Plan in order to ensure more efficicnt
use ofthe areas for industries reliant upon the movement of freight and to protcct the function and
capacity offreight routes and connectors in the region.

The Revised Housing Needs Analysis , January 24,2003. is hereby further revised, as indicatcd in
Exhibit D, Addendum to Housing Nceds Analysis, April 5, 2004, attached and incorporatcd into
this ordinance, to comply with thc flirst item in LCDCs'Partial Approval and Rcnrand Order 03-
WKTASK-001524r',

The Metro UGB is hereby amcndcd to include all or portions of the Study Arcas shown on
Exhibit E and more precisely idcntified in the Industrial Land Altcrnative Analysis Study,
February,2004, Item (c) in Appendix A, subject to thc conditions scl forth in Exhibit F, and to
exclude tax lots 1300, 1400 and 1500 in Study Area 62 and the southeast portion of Study Arca 9

Page 2 - Ordinance No. 04-1040
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from thc UCB, also shown on Exhibit E and more prcciscly idcntificd in thc StaffRcport,"ln
Considcration ofOrdinance No. 04-t040, For the Purpose of Amending thc Mctro Urban Growth
Boundary, the Regional Framework Plan and the Metro Codc to incrcase thc capacity of the
Boundary lo Accommodate Growth in Industrial Employment', Itcm (a) in Appendix A. Exhibits
E and F are atkched and incorporated into this ordinancc to comply with thc sccond and third
items in LCDCs'?artial Approval and Remand Ordcr 03-WKTASK-001 5241'

Thc Appcndix, attached and incorporated into this ordinancc, is hcreby adopted in support ofthe
amcndmcnts to thc UGB, the Regional Framework Plan and thc Metro Codc in scctions I through
3 of this ordinancc. The following documents comprisc thc Appendix:

Staff Report,'ln Consideration of Ordinance No. 04- 1040, For the Purpose of Amending
the Metro Urban Growth Boundary, the Regional Framework Plan and thc Metro Code to
increase the capacity ofthe Boundary to Accommodatc Growth in Industrial
Employment', April 5, 2004.

2002-2022 Urban Growth Report: An Employment Land Nccd Analysis, June 24,2004
Supplement.

Industrial Land Altemative Analysis Study, February, 2004.

Measure 26-29 Technical Report: Assessment ofthe Impacts of the June, 2004, UGB
Expansion on Property Owners.

Industrial Land Expansion Public Comment Report, March, 2004.

'){n Assessment of Potential Regionally Significant lndustrial Areas'lmemorandum from
Mary Weber to Dick Benner, October 21, 2003.

c

d

f.

k

n1

II

'Recommended Factors for ldentirying RSIAC', memorandum from Mary Weber to
MTAC, June 30, 2003.

'Sopes Constraints on lndustrial Development', memorandum from Lydia Neill to David
Bragdon, November 25, 2003.

'tjmited Choices: The Protection ofAgricultural Lands and thc Expansion ofthe Metro
Area Urban Growth Boundary for Industrial Usd', prcparcd by thc Metro Agricultural
Lands Technical Workgroup, April, 2004.

'Trxhnical Assessment of Reducing Lands within Alternatives Analysis Study AreaS',

memorandum from Lydia Neill to David Bragdon, October 30, 2003

Agriculture at the Edge: A Symposium, October 31, 2003, Summary by Kimi lboshi
Sloop, December, 2003.

'trdustrial Land Aggregation Methodology, Test and ResultC', mcmorandum from Lydia
Neill to David Bragdon, September 24, 2003.

'lndustrial Areas Requested by Local JurisdictionS', memorandum from Tim Otsrien to
Lydia Ncill, July 29,2003.

Pagc 3 - Ordinance No. 04-1040
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o. 'lndustrial Land Locational and Siting Factors', memorandum from Lydia Neill to David
Bragdon, June 9, 2003.

p. 'AReview of lnformation Penaining to Regional Industrial LandC', memorandum from
Dick Benner to David Bragdon, Jamary 26,2004.

q. Map ofFreight Network and Freight Facilitics, Metro, November' 2003.

r. 'Evaluating the lndustrial Land Supply with Projected Demand', memorandum from Lydia
Neill to David Bragdon, May 14,2003.

s. 'tdentifying 2003 Industrial Land Altematives Analysis Study Aread; memorandum
from Tim OBicn to Lydia Neill, July 9, 2003.

t. 'For the Purpose of Rcducing the Land Under Consideration in the 2002 and 2003
Alternatives Analysis for Meet the Remaining Need for Industrial Land through Urban
Growth Boundary Expansiori', Staff Report, November 18, 2003.

u, 'Formation oflndustrial Neighborhoodd', memorandum from Lydia Neill to David
Bragdon, October 24, 2003.

v. 'Dveloped Lots 5 Acres and Smaller Outside the UGB', memorandum from Amy Rose to
Lydia Neill, Novcmber 18, 2003.

w. 'Fmployment Land Included in the 2002 Urban Growth Boundary Expansiori',
memorandum from Andy Cotugno to David Bragdon' March 10, 2003.

x. 'ldentifying Additional Land for lndustrial Purposesl'memorandum from Tim OBrien to
Lydia Neill, March 7, 2003.

Thc Findings ofFact and Conclusions ofLaw in Exhibit 6, attached and incorporated into this
ordinance, explain how this ordinance complies with state law, the Regional Framework Plan and
the Metro Code.

ADOPTED by the Metro Council this 24'h day ofJunc,2004

David Bragdon, Council President

Approved as to Form:ATTEST

Christina Billington, Recording Secrctary Daniel B. Coopcr, Mctro Attorncy

Page 4 - Ordinance No. 04-1040
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Erhibit A to Ordinance No.0{-10{0

ll.l2l Protection of Agriculture and Forest Resource Land

Llll Agricultural and forest land outside the UGB shall be protected frotn urbanization, and accounted
lbr in regional economic and developrnenl plans, consistent with this Plan. However, Metro recognizes
that all the statewide goals, including Statewide Coal 10, and Coal 14, Urbanization, arc ofequal
importance to Goals i and 4, which protect agriculture and forest resource lands. Tlrese goals represent
cornpeting and, some times, contlicting policy interesls which need to be balanced.

ll.l2.ll 1,12.2 [Rural Resource Lands
Rural resource lands outsidel When the Council must choose amons asricultural lands ofthe same
soil cir pa bilitr chssification for addition to lhc UGt] Ithat have significant resource yaluc should
actirel!' be protected from urbanization. However, not all land zoned for crclusive farm use is of
equal agricultural valuel. the Council shall choose agricultural land deemcd less irnDortant to the
continuation of comme rcial asricultu rc in thc rccion

ll.l2.Jl 1.12.4 Farm and Forest Practices
lProt€ct and support th€ ability for farm and forest practices to continue. The designation and
management of rural reserves by the Metro Council may help establish this suPport, consistent
rrith the Growth Concept. Agriculture and forestry require long term certainty ofprotection from
adyerse impacts of urbanization in order to promote needed investmentsl Metro shall work with
ncich borins counties to orovide a hish dcs of certaintY for inr estmcnt in !sriculturc in
asriculture and forest rv and to reduce conflicts bctl!cen u rbanization antl agricu Ituraland lbrcst
t)rncticcs

Page I - Exhibit A to Ordinance No.04-1040
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ll.l2.2l I.12.3 lUrban Expansion
Erprnsion ofthe UCB shall occur in urban reserYes, established consistent with the urban rural
trrnsition objective. All urban reserYcs should be planned for future urbanization evcn if they
contain resource lands.l Metro shall cnter into agreements with neiphborinq cities and counties to
carry out Council Dolicv on Drot€ction of aqricultural and forest resourcc Dolicv throuqh the
desiqnation of Rural Reserves and other measures.



Erhibit B to Ordinance No.0.l-1010

i.07..1l0 Purpose and lntent

A. The Regional Framework Plan calls tbr a strong economic climate. To inlprove the region's
economic clirnate, lthe planl l!!!gj! seeks to proyide and protect Ithel 4 supply of siles tbr elnplo!'rnent
b1 lirniting lincompatible uses withinl the tvpes and scale of non-industrial uses in Regionallv
S isn ilica n t lndustrial Areas (RSlAs). Industrial Areas and Ernplol'ment Areas. !llg;lg!99_ggg\9..!g
Drovide the benefits of "clustcrin s" to those industries that orrerate more Droductivelv and

ntl ID rortm I to one another than i rsed locations. Title { furth lrl!o
protect the capacity and efficiency ofthe region's transportation system for &9 movement ofgoods ancl

services, and to lpromote the creation ofjobs within designated Centers and discourages certain
kinds of commercial retail development outside Centersl encourase th€ location of other tvDes of
enr Dlovment in Centcrs, llmnlovment Areas. Corridors. Main Streets and Station Conrnrunitics llr
is the purpose of Title 'l to achieve these policies.l llg Metro Qgg1gi! will lconsider amendmcnts 10

this title in order to make the title consist€nt with new policies on cconomic dcvcloplllcnt lldoptcdl
cvxlu te thc cllt'cti\crcss ol'l itle J in achierin thcse DUrt)ose5 lls pan ol !p perioclic lrrviewl
analvsis of tlrc car)rcity of thc urban crowth boundarv

i.07.420 Protection of Res ionallv Siuniticant Industrial Areas

Page I - Exhibit B to Ordinance No.04-1040
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,I-ITLE 4: INDUSTRIAL AND OTHER EMPLOYMENT AREAS

A. Regionally Significant lndustrial Areas (RSIA) are those areas lthat offer the bcst opportunities for
family-wage industrial jobsl near the resion's most sisnificant transportation facilities for the
movement of freight and other areas most suitable for movement and storrqe ofgoods Each citl
and county with land use planning authority over lareasl !!!!9 shorvn on thc lceneralized Map ol'
Regionally Significant lndustrial Areas adopted in Ordinance No.02-9691 EmDlovment and
lndustrial Areas Map shall dcrive specilic plan designation and zoning district boundirries t.tl lthc
areasl BSIA!ltj!U!-i! -Ud!4g1i9! liorr the Map, taking into account the localion ol'c\istinB uscs lhal
\\ould not conlbrm lo ihe linritations on non-industrial uses in lsubsection C, D and El lhis scctiorl. and

litsl lbs need lof individual citics and countiesl to achieve a mix of ltypes ofl crnplo)'tncnt uscs

B. lEach city and counly with land use planning authorify over an area designrted b]' Mctro on the
20'10 Growth Concept Map, as amended by Ordinance No.02-969, as a Regionally Significant
lndustrial Area shall, as pa rt of compliance with section 3.07.1 120 of the Urban C rorvth
Management Functional Plan, derive plan designation and zoning district boundaries of the arcas
from the Growth Concept Mapl Cilies and counties shall review their land use requlations and
revise them. if necessarv. to include measures to limit the size and location of new buildinss for
retail commercial uses - such as stores and restaurants - and retail and nrofessional services that
cater to dailv customers - such as financial, insurance. real estate. legal, medical and dental offices -
to ensure that thev serve Drimarily the needs ofworkers in the area. One such measurc shllll be

that n€w buildinss for stores, branches. agencies or other outlets for these retail uses :lnd scrvices
shall not occuDv more than 3.000 square feet ofsales or service area in a single outlet, or multiDlt
outlets that occupv mor€ than 20.000 square feet of sales or service area in a sinsle buildins or in
multirrle buildinss that ar€ Dart of the same d€velonment proiect. with the followins ercentions:

l. Within thc boundaries of a nublic use airport subiect to a facilities mastcr nlan.
customarv airDort uses. uses that are accessory to the travel-related and freisht movemcnt uctivities
of airnorts. hosDitality uses. and relail uses aDproDriate to serve the needs of the travelins Dublic:
and



C. IAfter detcrmining bouodaries of Regionally Significant lndustrial Areas pursuant to
subsections A and B, the city or countyl Cities and counties shall ladopt implementing ordinanccs
that limit development in the areas to industrial uses, uses accessory to industrial uses, oflices for
industrial research aod development and large corporate headquarters io compliance }l ith
subsection E of this section, utilities, and those non-industrirl uses necessary to seryc the needs of
businesses and employees of the areasl review their land use resulations and revise thcm, if
necessrrY! to include measurcs to linrit thc sitins and localion of new bu ildinss ft)r llrc uscs
described in subsection B and for non-industrial uses that do not catcr to dailv customers - such irs

bank or insurancc Drocessin ccntcrs - lo ensure that such uses do not reduce off-l! ncak oerformancc
on Main Rordn av Rou tes and Ro{d}r'{y Connectors shon n on Metro 's Freisht N el$ ork l\laD.
Noyember.200J, below standards set in the 200{ Regional 'l ransnortation Plan or rcauire addcd
road canacitv t() Drevent fallins bclo$ the standards

D. lNotwithstanding subsection C, a city or county sh.ll no( tlpprove:

I. A commercial retail use with more that 20'000 square feet of retail sales arca in a

single building or in multiple buildings that arc part of the same developntent
project;
or

2. Commercial retail uses thlrt would occupy more than fiYe perc€nt of the nct
devclopable portion ofall contiguous Regionrlly Signilicant Industrial Areasl !9-g1i1y3g

county shall amend its land use resu ltltions that a oolv to lands shown as RSIA on thc I.l nr r)loYmcnt
and I nd ustrial Areas Ma T) to au thorizc uscs described in subscclion B that wcrc not ruthorized

rior to Jul 2

E. [As provided in subsection C ofthis section, a city or county may approve an office for industrial
research and development or a large corporate headquarters if:

L The office is served by public or private transit; and

2, lf the office is for a corporat€ h€adquarters, it will accommodate for the initial
occupant at least 1,000 employeesl

IF. A city or countyl Cities and co[nties may allow division oflots or parcels into smaller lots or
parcels as follows:

l. Lots or parcels llessl !4qgl!gl than 50 acres may bedivided intoany numberof smaller lots or
parcelsl; l.

2. Lots or parcels [50 acres orl larger lIg!]lQislg! may be divided into smaller Iots and parcels
u rsuant to a mlsler lan a rovctl b thc c or count so long as the resulting division yields lthe

maximum number of lots or parccls ofl at lcasl 150 acresl onc lol or parcel of at lcast 50 acres in
sizel; l.

i. Lots or parcels 50 acrcs or larger. includin those created Dursuant t0 Daru til oh (2) of
this subsection, mav bc divided into any numbe r of smaller lots or narcels Du rsuant to a maste r
Dlan anDroved b thc ci tY or countY so lonc as at least 40

m \rtronnt-adaud\7 ? I l$l- l riro E( B rr) |
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Dcrccnt ofthe area of the krt or l)arcel has

Page 2 - Exhibit B to Ordinance No. 04-1040
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4. Nolwilhstanding paragraphs 2[,] and 3 landl ofthis subsection, any lot or parcel may be
divided into smaller lots or parcels or made subject to rights-of'-way lbr the following Purposes:

a. To provide public facilities and services;

b. To separate a portion ofa lot or parcel in order to protect a natural resource, to
provide a public amenily, or 1o implement a remediation plan for a site identified
by the Oregon Department ofEnvironmental Qualily pursuant to ORS 465.225;

c. To separate a portion ofa lot or parcel containing a nonconfonning use from the
remainder ofthe lot or parcel in order to render the remainder more practical for a

permitted use; qI

d. ITo r€conligure the pattern of lots and parcels pursuant to subsection G or this sectionl

l€.1 To allow lhe creation of a lot for financing purposes when the crealed lot is
part of a master planned development.

lG, A city or county may allow reconfiguration of lots or parcels less thsn 50 acres in area if the
reconfigurstion would be more conduciye to a permitted use and would result in no net increase in
the total number oflots and parcels. Lots or parcels 50 acres or greater in area may also be

reconfigured so long as the resulting area ofany such lot or parcel would not be less than 50 acres.l

lHl F. Notwithstanding subsections lC and Dl B ofthis section, a city or county may allow the lawful
use olany building, structure or land existing at the time ofadoption of its ordinance to implemenl this
seclion to continue and to expand to add up to 20 percent more floor area and l0 percent more land area.

Notwithstanding subsection E of this section, a city or county rnay allow division of lots or parcels
pursuant to a master plan approved by the city or county prior to JDecember 31, 20031 Julv I, 200.1

3.07.430 Protection of Industrial Areas

A. lln lndustrial Areas mapped pursuant to Metro Code section .1.07. 130 that are not Regionally
Significant lndustrial Areas, cl qities and counties shall Ilimit new and expanded retail commercial
uses to those appropriate in type and siz€ to sery€ the needs of businesses, employees and residents
ofthe lndustrial Areasl review their land use requlations and revise them. ifnecessarv. to include
nrcasurcs to limi t nerl buildinss for retail conrmcrcia I uses - such as stores and staurants - and
retail and Drofessional ser}'ices that ca ter to dail v customcrs - such as fina ncial. insurance, real
estate. lesal. medical and dental offices - in order to ensure that theY serYe rrrimaril he needs of
lvorkers in the a rea. One such measure shall be that new buildinss for stores. branches. apencies or
olher outlets for these retail uses and seryices shall not occu n\ more than 5.000 square feet o f sales

or servrce rrea In a sinsle outlet. or multinle out lets that occuD\ nrore than 20,0 square feet of
sales or sen'ice area in a single buildins or in multinle buildinss that arc Dart ofthe same
devel(rDrrrcnt Droiect. with the follorvin e \cc Dt tons:

l. Within thc boundaries of a oublic use airDort subicct to a facilit ies mastcr Dlan.
custon|a rv airD0rt uscs . uses that are accessorv to (hc trn r cl-rclatcd rnd lieicht nro\c mcnt actil ities
of airDorts. hosD italitv uscs. and retail uses aDD

m \!uohd\.6fidaud\7 1 I l\rx-lo.lo E\ B mI
OM,TJRPBL/tr* (0r/0lll4)

nriatc to scrYe thc nccds of the traleline nu blic:
lnd
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been develoDcd with industrial uses or uses accessorl'to industrial use. and no Dortion has been
develoDed, or is Drorrosed to be del'eloDed, !1ith uses described in subsection B of this section.



2. Trainins facilitics whose nrima rv DurDose is to nroYidc traininp lo nreet industrinl nced

B. lln an tndustrial Area, a city or county shall not aPprove:

l. A commercial retail use with more than 20,000 square fect of retail sales area in a single
building or in multiple buildings that are part of the same development projecti or

2. Commercial retail uses that would occupy more than ten p€rcent of the nct developable
portion ofthe area or any adjacent lndustrial Ar€al Cities and counties shall review their land use

resulations and revise them. if nccessll rr. to inclutlc mtilsu rcs to lirrit nelr huildinss lbr the uscS

dcscribed in subsection A to ensure that thcv do not intcrferc lvith the efficicnt mo ment ol lrcicht
alonc Main Road wav Routcs and Roadwav Con nectors shown or| Mclro's Freig ht Nct\ ork !tar).
November,2003. Such measu rcs nrv include. but arc not lini led t0 rcstriclions on tcce\s t(, lrcish(
routes and connectors . sitins limitations and trrffic th resholds. This subsecti n dors not rco uirc
cities and cou nties to include such nreasu res to limit nel!' othcr bui d in!!s or uscs.

C. No citv or coun tv shall amend its land usc regula lions that aoolY to lands sho$n as lndustrirl
Area on the Em t) lovment and I ndustrial Arcas MaD to lruthorizc uscs describtd in subscction A0f
this section that were not authorized l)rlo r to Juh l, 200{.

D. Cities and counties mav allo* division of lots o r l)x rccls into snallcr lots or Darcels as follo$sl

l. Lots 0r narcels smaller than 50 acres mavbed irided into anv number ofsnlallcr lots or
Dr rcels.

2. Lots or narcels larger that 50 acrcs ma be dirided into smaller lots and parcels
Dursuant to a master olan annror ed bv the citv or countv so Ions as thc rcsultins dilis ion r itltls ltt
least one lot or Darcel of at least 50 cres tn srze.

3. Lots or Darcels 50 acres or larser. includins lhose crc ted nursuant to rra ril rr Dh (2| o[
this subscction v bc divided into an rtunll)cr of snrallcr lo(s or Dnrcels Dursuant to a mastcr'ntr
olan aDnrol' ed bv the citr or count! so lon p as at least {0 p€rcent of the srea {)f thc lot or I)arccl has

been develo Ded $ ith industr al uses or uses accessorv to industrial usc. and no nortion has bee ll
de\ eloned. or is oroooscd to be devc looed rrith uses dcsc bcd in subsection A of this sec(ion

{. Not$ ithstanding para l) hs 2 and 3 of this subsection, an] lot or Darcel mov bc dir idtd
into smaller lots or narcels or made sub iect to rishts-of-lva r lirr thr lirllosin t)u rI)0scs:

a. To nrovide oublic facilities and scrr ic(ls:

b. To seDarate a Dortion of a lol or Darccl in order t0 Drotectil na tural rcsource, t0
nrovide :r t) U hlic amcnitY. 0r to irrr lcme nt a rcmed iation r)lxn li)r n sitc idrlltilicdl)
bY the Oreson DeDa rtment of Enl ironorcntal Oua lit\ t)u r'\ui[r l to o {65.2 2 5:

c. To seDarrte a Dortion of a lot or Darcel conta iD illt x notlconli)rlllin use li'olr thc
rr:m a in dc r of the lot or oarcel in ordc r to render thc rcnr ainder morc Dracticrl fo
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E. Notwithstanding lsubsection Bl subsection A of this section. a citl'or county mal allorv the lawlitl
use of any building, structure or land glgl!4g at the tlnte of lenactment of an | 35!9g[94-q!!g ordinance

ladopted pursuart to ahis sectionl to implement this sectioo to continue and to expand to add up to 20
percent more [floorspacel !!g9g3ggg and l0 percent more land area. Notwithstandine subsection D of
this scction, a ci tv or countY mav allow division of lots or Darcels Dursurnt to a mastcr nlan
aonror ed bv the citY or countY nrior to Ju t\ .200{.

i.07..140 Emp Iovmenl Areas

Except as provided in subsections C, D and E, in Ernployment Areas mapped pursuant to Metro
Code Section 3.07.130, cities and counties shall limit new and expanded retail commercial uses to
those appropriate in type and size to serye the needs ofbusinesses, employees and residenls ofthc
Employment Areas.

Except as provided in subsections C, D and E, a city or county shall not approve a commercial
retail use in an Employment Areas with more than 60,000 square feet of gross leasable area in a
single building, or retail commercial uses with a total ofmore than 60,000 square feel ofretail
sales area on a single lot or parcel, or on contiguous lots or parcels, including those separated
only by transportation right-of-way.

A city or county whose zoning ordinance applies to an Employrnent Area and is Iisted on Table
3.07-4 may continue to authorize retail commercial uses with more than 60,000 square leet ol'
gross leasable area in that zone if the ordinance aulhorized those uses on January 1,2003.

A city or county whose zoning ordinance applies to an Employmenl Area and is nol listed on

Table 3.07-4 may continue to authorize retail commercial uses with more than 60,000 square feet

ofgross leasable area in that zone if:

I}

C

I . The ordinance authorized those uses on January I . 20031

2. Transportation facilities adequate to serve the retail commercial uses will be in place at

the time the uses begin operationi and

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

planned for the EmPloyment Area oYer the planning period.

A city or county may authorize new retail commercial uses with more than 60,000 square feet of
gross leasable area in Employment Areas ifthe uses:

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

2. Meet lhe Maximum Permitted Parking - Zone A requirements set forth in Table 3.07-2 of Title 2

of the Urban Growth Management Functional Plan.

D
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tlrhibit D to Ordinance No.0{-10.10
Atldendum to Housing Needs Anall sis

April 5,200{

I\. t()t) t ( ll()\

The attached three Tables satisfy the requirements ofORS 197.298(5Xa)(E) to provide at least 3 years of
data on the number, density and average mix of housing for vacant, partially Yacant, redevelopment and

intill (refill) and rnixed use designated land. Table 5(a)(E) I provides number. density and mix data on
refill land for the period I 997 through 200 I . Table 5(aXE) 2 provides the same data for development
on vacant and panially vacant land for the period 1998 through 200 I . Table 5(a)(E) 3 displays the
number, density and mix data fbr development on mixed use land for the period 1998 - 200 I

As noted in the original Housing Needs Analysis submission, the data in the anached Tables are subsets

of more aggregaled data contained in the original Housing Needs Analysis Report. While interesting and
infonnative. the data in the attached Tables do not contradict the conclusions and actions taken in
conjunction with the Urban Growth Report and periodic review. Nor do the data affect the
detenninations ofthe overall average density and overall mix ofhousing types at which residential
development must occur in ordcr to meet housing needs thro ugh 2022, as depicted in the original Housing
Needs Analysis, pages 2 through 7 and Figures 3.1, i.2, 3.i, 5.1 and 5.i.

The remainder ofthe report consists ofan explanation of rnethodology and data sources and a synopsis ol'
the data content oleach ofthe tables.

A. Data Sources

In order to retrospectively meet the requirements ofState Statute we made maximum use of
Metro's RLIS archived data that extend back in some degree to 1995. These data consist ofthe following
elements:

Land use data at the tax lot level designating Iand by vacant, developed and
zoning calegory.

County assessor tax lot data showing use, value, sales data, etc.

Geo-coded building permit data by building type.

Air photos for each year taken approximately in July ofeach year with a trend of
improving resolution level over time.

B. Samnling ADnroach

We elected to measure the data using a 20% sampling approach so that we could manually audil
each ofthe selected data poinls to insure accuracy. Machine processing ofthe data is not possible due to
the following sources of measurement error.

Building permit geo-coding variability as approximately 70% of building pernrits
actually geo-code exactly to the correct tax lot.
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Building permit data error due to incomplete reporting, undetected duplicates and
inaccurate descriptions of building type, work done and location.

Slight registration discrepancies between tax lot maps, air Photos and archived
land use coverages.

Variability between the time a building pennit is issued, building takes place and
the tax lot is created and enumerated in the County Assessor's tax lot coverage.
The practical consequence ofthis is often that a row house constructed on a
2,500 sq. ft. lot appears to be on a I00,000 sq. ft. plus lol because the subdivision
plat is not yet available in the data base.

|or multi-thmily units we moditied the 20% sample 10 include 100% of all building permits lor
20 or more units and applied lhe 2070 rate to permits ofunder 20 uni1s. This avoided the potential
sampling errors associated with having a few permits for multi-family of over 100 or tnore units

C] Exoansion Back to the Po lation Totals

1

I) tl

Because we elected a 100% count of multi-family the sample was not self-weighting. As a
consequence after the analysis was complete we used a two phase approach to estimate the building
permit population. First, we expanded our sample by building type back to the totals reported in our
building permit data base. Secondly, since our building permit data base is incomplete relative to the
totals reported to the State and Federal Government. we expanded our building perrnit data base to match
the County lotals by building type.

D. Definition of Entities Beins Mcasu rc

Stale Statute requires we report on the number and densities by building type ofdevelopment on
"refill", "vacant", "partly vacant" and "mixed use" land. These entities we define and discuss in the
context of our RLIS data base and measurement protocols as follows:

[gfl!: Housing units developed on land that Metro already considers developed
in its data base. Refill is further divided into redevelopment and intlll.
Redevelopment occurs aller an existing building has been removed. Infill is
additional building withoul removal of existing buildings.

Methotl of Meusuremenl. W e measure refill by counting the number ot'
permits that locate on land Metro considers developed in the next fiscal
year. For instance for the year "l998" we would compare the RLIS
developed and vacant lands inventory lbr the year ending June i0, 1998
with all building permits issued beginning July l, 1998 and ending June

30, 1999. Building permits located on land Metro classed vacant as of
June 30, 1998 would be classed as development on vacant land and
perrnits landing on land Metro classed as developed as ol'Junc i0. 1998
would be classed as refill.

a.

b Measurement Protocols: As noted earlier we select a 207o sarnple of all
permits for new residential construction tiom the RLIS data base for the
relevant years (with the exception ofthe 100% oirnulti-l'anrily permils
equal to or exceeding 20 units). Each pennit is scrutinized rnanually by a
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trained intern using the RLIS data base and air photos to insure it is
properly located and that the permit is tbr valid construction that did
occur as the permit indicaled. The analyst then determines whether thc
permit constitutes refill or vacant land development. Beginning with this
study the analyst funher classifies the permit to "legal - Urban Grorvth
Report" retill and "economic - MetroScope" refill. This distinction
resuhs from the fact that RLIS analysts classifo some individual lots in
developing green field areas as developed prior to actual developrnent
occurring and also classify land cleared fbr urban renewal areas as

vacant. ln lhe former case the economic interpretation is development on
new and in the latler case the economic interpretation is refill
development. However, to be consistent with the RLIS land accounting
system on which the Urban Crowth Report is based we classif,
development the way RLIS accounts for it. On the other hand, the
MetroScope land use model used for forecasting and policy evaluation
counts green field development as vacant land consumption and urban
renewal as refill (redevelopment). Consequently, we report retill data tbr
both class ifications.

2. Vacant and paniallY vacant In RLIS tax lols that are "complelely vacant" (90%
vacant) are classed as totally vacant. Ifthe unoccupied ponion ofa tax lot with
development exceeds % acre, the unoccupied ponion is classed a panially vacant
Creen tleld sites under development may transition fiom vacant to panially
vacanl. back to totally vacant to developed and back again to totally vacant
depending on the panems oftax lot subdivision activity and zone changes. 'fhis

also is true for urban renewal redevelopment sites. There are also a limited
number of partially vacant sites in established residential areas where present
zoning would allow t'urther subdivision and development,

Method of Measurem?rrr: Using the audited building permit sample rve

machine processed the permits classed as legally vacant to fully vacant
and partially vacant. Due to map registration discrepancies the RLIS
developed lands coverage for 1997 could not be used so we dropped 600
obseruations for that year. ln addition. another 1400 observarions lailed
the machine screening in thal they could not be conclusively classcd as

either vacant or partially vacant withoul manual auditing. The 2000
observations excluded from the vacant and partially vacant analysis
resulting in the number of units developed on some type of vacant land
dropping from i9,000 to 25,000. Though not relevant to the relill study
or overall results, discussions with RLIS analysts indicated that the
machine filtering process was more likely to exclude partially vacant
than vacant tax lots. The bias, resulting lrom this procedure was
minimized, by restating our inventory totals ofYacant and partially
vacant land using the same screening procedures.

Meusurement Prorrcol.r: Once the refill data base was reclassed
between vacant and partially vacant, we tabulated all the development on
vacant land by the type ol'vacant land it f'ell on by building type (lnulli-
family and single family t and b1 lot size.

il

b
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i. Mixed use development: In our RLIS data base rnixed use development rs

classed as MUCI, MUC2 and MUC3. From the original audited refill data base
we selected all the records of building permits that fell on land classed as MUC I ,

MUC2 or MUC3 regardless of whether it was refill, vacant or partially vacant.
Again matching the RLIS land use inventory tbr 1997 proved problemalic for
machine selection procedures and lhis year was excluded. The resulting selection
process produced 402 observalions representing oYer 4.600 units constructed
from 1998 through 2001 .

We included building permit data fiom I 2/97 through 612002 that could be reliably recovered and
geo-coded from our existing RLIS data base. This tirne period allows us to evaluate 5 years ofrecent
history in regard 1o "refill" and 4 years of history tbr "vacant", "parlly vacant" and "mixed use" land.

III. SYNOPSIS OF RESULTS

A. l)aia Table 5E l: Refill Numbers bv Tvne and Densi 1\ 1997 - 2001

The data displayed on Table 5El show the amount ofresidential development ofvacant and refill
land that occurred during the period 1997 through 200 I . During that period nearly 54,000 dwelling units
located within the Metro region.r Of the 54,000 dwelling units, 26.5't/o occurred as refill according to the
legal - Urban Crowth Report definition. Using the economic-MetroScope definition 30.4% were rellll
reflecting the increasing importance ofredevelopment in urban renewal areas and centers. Nearly 20,000
ofthe units constructed were multi-family with a legal refill rate of3l .5% and an economic rate oi
40.2%. 34,000 units constructed were single family with a legal refill rate of 23.6% and an economic rate
of 24.7oh. Average lot sizes are also reponed for every category.z For multi-family average lot sizes
range from 1,800 to ?,000 sq. ft. depending on category. For single family average lot sizes range from
6,600 to 8,400 sq. ft. with refill development generally in the 6,500 7,000 sq. ft. range.

B. Table 5El(r): Median Lot Sizc Datc

This table provides additional and somewhal more meaningful weighted median lot size data.
When we compare the average lot sizes in Table 5El, we observe substantive differences in most cases.

ln general the median lot sizes are 307o less for vacant single family. 25yo more for vacant multi-lamily,
25% Iess fbr refill single family and 30% less for refill multi-family. For all types combined the rveighted
median is 27o4 less for vacant and 260/o less for reflll. Assumingthat the present rnedian is asuperior
measure of long run ayerage lot size, the combined weighted median of 4,4 I 7 sq. ft. should be used to
determine vacant land consumption. This figure combined with the 39,6 l9 units located on legally vacant
land over the 5 year period irnplies a land consumption ofslightly over 4,000 net buildable acres. Using a

plausible range ofgross to net conversion lhctors of .55 - .7 yields a gross buildable acre consumption of
I , t So to t ,+SO u.r"i p", y.ur, within the range eslimated in ihe original Housing Needs Analysis.r

I Real Estate Report for Metropolitatr Portland, Oregon, Spring 2003. Numbers are based on building permits

summarized at the County level and only approximate the UCB. This procedure slightly overstates UCB land
consumption.I Average as contrasted to median inflates land consumption as the measure is substaDtially influenced by a f'ew

large lot single family permits on urban land still zoned RRFU that will subsequently be subdivided. RLIS
proiedure ofassuming % acre ofland consumption for permits on non-subdivided land also inflates average lot size
1 While appearing precise. attempting to estimate long run densities and land consumption from individual lot sizes

involves substantial uncertainties. The most serious ofthese is the gross to net conversion factor as we only observe
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C Table 5E2: Housinc on Fulh'Vacant and Partiallr VIcant l,and

The accompanying table presents the required data on developmcnt on a subcategory of vacant
land - tully vacant land and land partially vacant. As noted in the methods section, fully or partially
vacant is classified relative to the tax lot existing at the time ofthe RLIS vacant and developed lands
inventory. As also noted in the methods section, due to procedures and quirks of the Iand development
and reporting process land may be fully vacant, partially vacant or developed refill land several times
during the development process. ln addition as a result of attempting to categorize and measure "partially
vacant" we discover that the acreage totals are extremely volatile and sensitive to whatever crileria we use

in the machine query process to differ partial from full. Very minor discrepancies between vacant land
coverages and assessor's tar lot coverages can dramatically change the inventories of fully and partially
yacant. In the methods section we note that we use the same selection criteria for both the inventory
totals and the classification ofthe refill sample into fully and partially vacant.

Of the over i9,000 legal vacant units located in the Metro Rcgion lor the period I 997 - 200 I we
were able to reliably classity 25,000 units covering the period 1998 200 I . Of these I 5,500 (62.6%)
were on fully vacant land and 9,J00 (37.4%\ were on partially vacant land. Looking at Tqble 5E2(a)
Fully Vacant and Partially Vacunt Lantl Inventory 1998 - 2001 (replacing Table 4. IAB in the original
Housing Needs Analysis) that on average partially vacant comprised 34.3% ofthe vacant land inventory.
In sum development on parlially vacant land overall has been occurring aI roughly the same rate as

development on fully vacant land and appears to not be materially different.

At the same time we recognize that there are a number of instances where partially vacant land
shares a tax lot with a high valued single family home. In order to bener understand the likelihood of
lurther developmenl under lhese circumstances, we used our single thmill' sales price study to eslimate
the "optimum lot size" by neighborhood and house size. We define optimunt lot size as the lot size at
rvhich at the loss ofyalue to a homeorvner by selling offpart of his lotjust equals the amount he gains by

selling the land. If the homeowner sells more land, the value of his house declines more than he gains by
the sale. Conversely, if he sells less land, the land unsold contributes lcss to the value of his home than
the amount he would receive were he to sell it. Making that calculation tbr Dunthorpe we found that a

SI,000.000 home on 5 acres would have a positive incentive to sell olTland down to about I 1.5 acres.

By comparison, a $600,000 home on I acre would have an incentive 1o sell ofino more than % acre.
Significantly, in 2000 the average Dunthorpe selling price was $590,000 for a 3,100 sq. ft. house on a
22,000 sq. ft. lot, almost exactly the optimum lot size determined from our estimates. On average then we
would expect Dunthorpe to have no additional capacity other than that resulting from subdivision of lots
at Ieast I acre to sizes no smaller Ih an t/2 acre. Optimum lot s ize calculations vary dramatically by
neighborhood. For instance, the average house in the Powellhurst-Gilbert neighborhood has a positive
incentive to sell off land down to and somelimes below a 5,000 sq. ft. lot nlinimum. This is more often
the case within the Melro region notwithstanding the exceptionally high value areas such as Dunthorpe.

l) Table 5EJ: Housins on Mixed Use Desisnrted Land

As required by slatute the accompanying table shows development for the period 1998 - 2001

that occurred on land Metro considered at the time of development to be MUCI, MUC2 and MUC3. As
pointed out in the methods section, the rnixed use inventory includes rellll, vacant and partially vacant

nct buildable land consumption and cannot measure land lost to streets, parks, schools. freeways, etc. The second

drawback is that average lot size measures are always exaggerated by a few large lot placements (often of
manufactured homes) done by private individuals that will undoubtedly be funher subdivided sometime in the
future.
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lands. Over the 4 year period we noted 4,600 housing units developed of which 3,000 were multi-family
and 1,600 were single family. Average lot size for multi-family was 1,400 sq. ft. and single family lot
size was 2,300 sq. ft. Table 5E3(a) depicts the 2040 Plan mixed use caPacity as of8/98. Total mixed use

capacity at that time was roughly 23,000 units. Mixed use development constituted about I I % of
residential development for the 4 year period 98 - 2001. As of 1998, mixed use capacity of23,000 units
constituted l2% ofthe capacity 193,000 dwelling unit capaciry estimated at the time. As was the case

with vacant and panially vacant, this sub-classification of land type seems to produce housing at a rale
commensurate with its proportion of the land inventory.
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Exhibit F (o Ordinance No. 0{-10{0
Conditions on Addition of Land to the UG B

(; I]NERAL CONDITIONS APPLIC ABLE TO ALL LANDS ADDED TO THE U(;B

A. The city or county with land use planning responsibility for a study area included in the
UGB shallcomplete the planning required by Metro Code Title ll, Urban Crowth Management
Functional Plan ("UCMFP"), section 3.07.1120 ("Title I I planning") for the area. Unless otherwise
stated in specific conditions below, the city or counly shall complete Title I I planning within t\\'o years
after the effective date ofthis ordinance. Specific conditions below identify the city or county responsible
for each study area.

B. The city or county with Iand use planning responsibility fbr a study area included in the
UGB. as specified below, shall apply the 2040 Growlh Concept design types shown on Exhibit E ofthis
ordinance to the planning required by Title ll for the study area.

C. The city or county with land use planning responsibility for a study area included in the
UGB shall apply interim protection standards in Metro Code Title I I , UGMFP, section 3 07. 1 I I0, to the
study area untilthe effective date ofthe comprehensive plan provisions and land use regulations adopted
to implernent Title I l.

D. In Title I I planning, each city or county with land use planning responsibility for a study
area included in the UGB shall recommend appropriate long-range boundaries for consideration by the
Council in future expansions ofthe UGB or designalion of urban reserves pursuant to 660 OreSon
Administrative Rules Division 2l .

E. Each city or county with land use planning responsibility fbr an area included in the UGB
by this ordinance shall adopt provisions - such as setbacks, buffers and designated lanes tbr movement of
slow-rnoving farm machinery - in its land use regulations to enhance compatibility between urban uses in
the UGB and agricultuml practices on adjacent land outside the UGB zoned for farm or lbrest use.

F. Each city or county with land use planning responsibility for a study area included in the
UCB shallapply Title 4 ofthe UCMFP to those portions ofthe study area designated Regionally
Significant Industrial Area ("RSIA"), lndustrial Area or Employment Area on the 2040 Crowth Concept
Map (Exhibir C). Ifthe Council places a specific condition on a RSIA below, the city or county shall
apply the more restriclive condition.

C. In the application ofstatewide planning Goal 5 (Natural Resources, Scenic and Historic
Areas, and Open Spaces) to Title I I planning, each city and county with land use responsibilitl lbr a
study area included in the UCB shall comply with those proYisions ol'l-itle 3 of the UGMFP
acknowledged by the Land Conservation and Development Commission ("LCDC") to comply with
Coal 5. lf LCDC has not acknowledged those provisions of Title 3 intended to colnply with Coal 5 by
the deadline for completion of Title I I planning, the city or county shall consider, in the city or county's
application ofGoal 5 to its Title I I planning. any inventory ofregionally significant Goal 5 resources and

any preliminary decisions to allow, limit or prohibit conflicting uses ofthose resources that is adopted by
resolution ofthe Metro Council.
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A. Damascus Area

B. Beavercreek Area

2

Clackamas County and Melro shallcomplete Title ll planning requirements
through the incorporation of this area into the greater Damascus/Boring Concept
Plan planning effort currently underway. This planning shall be completed
within the same time frame as specitied in Ordinance No. 02-9698.

ln the planning required by Title I I, subsections (A) and (F) ofsection
3.07 .1120, Clackamas County or any luture governing body responsible for the
area shall provide for annexation ofthose ponions ofthe area whose planned
capacity is sufficient to support transit to the Tri-rnet District.

ln the planning required by Title I l, subsections (A) and (F) ofsection
3.07. I 120, Clackamas County or any future governing body responsible for the
area shall provide for annexation ofthose porlions ofthe area whose planned
capacity is sufficient to support transit to the Tri-met Districl.

Clackamas County or, upon annexation to Oregon City, the city and county, with
Metro, shall complete Tille I I planning for the area.

This area shall be planned in conjunction with the adjoining tax lol added to the
UGB in 2002, under Ordinance No. 02-9698.

Clackamas Counfy or, upon annexation to the City ofl'ualatin, the city and
county, in coordination with the Cities of Lake Oswego, Tualatin, and West Linn
and Metro, shall complete Title I I planning within four years following the
effective date ofOrdinance No.04-1040. The county and city, in conjunction
with Lake Oswego and West Linn and Metro shall recommend long-range
boundaries in the Stafford Basin and general use designations fbr consideration
by the Council in future expansions ofthe UCB.

Until the effective date of new regu lations adopted pursuant to Tit le I I , the c ity
or county with land use planning responsibility for the area shall not allow the
division ofa lot or parcel that is 50 acres or larger into lots or parcels smaller
than 50 acres.

D. Tualatin Area

Exhibit F to Ordinance No.04-1040
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Washington County or, upon annexation to the Cities ofTualatin or Wilsonville,
the cities, in conjunction with Metro, shall complete Title I I planning within four
years ofthe effective date ofOrdinance No.04-1040.
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C. Borland Area North of I-205



,) Title ll planning shall incorporate the general location olthe projected right of
way location for the I-5/99W connector and the Tonquin Trail as shown on the
2004 Regional Transponation Plan.

The govemments responsible for Title I I planning shall consider using the I-
5/99W connector as a boundary between the city limits ofthe City ofTualatin
and the City of Wilsonville in this area.

E. Ouarry Area

Washington County or, upon annexation to the cities ofTualatin or Sherwood,
the cities, and Metro shall complete Title I I planning lor the area.

Title I I planning shall, ifpossible, be coordinated with the adjoining area that
was included in the UGB in 2002 under Ordinance No.02-9698.

Until the eft'ective date of new regulations adopted pursuant to Title I I , the city
or county with land use planning responsibility for the area shall not allow the
division ofa lot or parcel that is 50 acres or larger into lots or parcels smaller
than 50 acres.

F. Coffee Creek Area

2

Washington and Clackamas Counties or, upon annexation ofthe area to the City
of Wilsonville, the city, and Metro shall complete the Title I I planning for the
area within four years of the effective date of Ordinance No. 04- 1040

The concept planning shall incorporate the general location ofthe projected right
ofway location for the l-5/99W connector and the Tonquin Trail as shown on the
2004 Regional Transponation Plan.

C. Wilsonville East Area

H. Cornelius

Exhibit F to Ordinance No. 04-1040
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Clackamas County or, upon annexation ofthe area to the City of Wilsonville, $e
city, and Metro shall complete the Title I I planning 1br the area within two years
ofthe effective date ofOrdinance No.04-1040.

In the planning required by Title I I a buffer shall be incorporated to mitigate any
adverse effects of locating industrial uses adjacent to residential uses located
southwest ofthe area.

Until the etfective date olnew regulations adopted pursuant to Title I l, the city
or county with land use planning responsibility for the area shall not allow the
division of a lot or parcel that is 50 acres or larger into lots or parcels smaller
than 50 acres.

Washington Counfy, or, upon annexation ofthe area to the City ofCornelius. and
Metro shall complete the Title I I planning for the area.

2.
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Washington County, or upon annexation ofthe area to the City of Hillsboro, the
city, and Metro shall complete the Title I I planning for the area.

Until the effective date ofnew regulations adopted pursuant to Title I l, the city
or county with land use planning responsibility for the area shall not allow the
division ofa lot or parcel that is 50 acres or larger into lots or parcels smaller
than 50 acres.
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SI'AF!- REPOR'I

IN CONSIDERATION OF ORDINANCE 04-IO4O FOR THE PURPOSE OF AMENDING THE
URBAN GROWTH BOUNDARY, THE REGIONAL FRAMEWORK PLAN, THE FL]NCTIONAL
PLAN AND THE METRO CODE TO ACCOMMODATE THE GROWTH IN INDUSTRIAL
EMPLOYMENT

Date: April 15,200,1

BACKGROUNI)

Prepared by: Lydia Neill

Metro is required to assess the capacity of tlie urban growth boundary (UGB) every five years under ORS
197 .299(l). Metro is currently in Periodic Review with the Department of Land Conservation and
Development (DLCD) rurder work program approval order #001243. As part of this review Metro is

required to forecast and provide a 20-year land supply for residential, commercial and industrial uses

inside the UGB. The Metro Council had forecasted a shortage of 38,700 dwelling units, 140 acres of
conrnrercial Iand and 4,285 acres of industrial land for the period from 2002 to 2022. In December 2002
the Metro Council added 18,638 acres of land to the UGB that satisfied all olthe demand lbr residential
and comrnercial land but only a portion ofthe need for industrial lard.

A remand work order was issued by the Land conservation and Developnrent Commission (LCDC) due
to the incomplete actions on industrial lands and several other issues. The remand order 03-WK Task
001524 requires Metro to fulfill the industrial land need, complete the Housing Needs Analysis by
providing data on the number mix and housing ty'pes required by ORS 19'7 296(5), and either remove tax
lots 1300, 1400 and 1500 adjacent to King City or provide a justification lbr their inclusion in the UGB
by June 2004.

Industrial Lands Shortfull
The 2002-2022 Urban CroMh Repoft: An Employment Land Need Analysis Updated December 2002
(Employment UGR), identified a dernand for industrial land of4,285 net acres and a demand lor
commercial land of 140 net acres. The Metro Council's Decetnber expansion decision included roughly
halfofthe industrial land need. The 2002 UGB decision added 2,850 net acres oflob land to the UGB
that is divided among three 2040 design qpes; 533 net acres ofemploynent land, 818 net acres of
indlstrial Iand and 1,499 net acres of Regionally Srgnificant hidustrial Area (RSIA) larld.' Thus, there is a

current industrial land need of 1,968 net acres and a contmercial land surplus of 393 net acres

Employrrrent UGR- Acres Needed By Sector
Tlie Employrnent UGR identified the demand for vacant industrral land by sector and distributed the
demand by parcel size. This demand allocation reflects past demand, development practices and existing
land r"rse policies. The demand is described in gross acres rather than net acres to allow discttssion and

I RSIAs are a 2040 design type that identifies industrial arcas that have regional signillcance because oftheir locatron near thc
region's mosl importarl transportation faciliries for thc movenrent of traded sector freighl.
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comparison of different study areas and tax lots on a consistent geogaphy.'? The general demand for
vacant industrial land is distributed as follows:. 70 percent warehouse and distribution. l3 percenl general industrial. l7 percent tech/flex'

lly'srehouse and Distribution Denand Summary
Approxintately 70 percent of the total demand for industrial land is needed lbr warehouse and distribution
use. Warehouse and distribution include the following standard industrial classification (SIC) codes: 40-
45 and 50, 5l which is represented by railroad, motor fteight, air transponation, postal services ard
wholesale trade of durable and non-durable goods. The greatest demand for parcels (5,979 acres or 72
percent) for warehouse and distribution use is in the small to mid-range category oflot sizes (1 to 25
acres.;.' There is a strong demand in the southem portion of the Metro area for warehouse/distribution
land due to the location ofexisting uses and the relative advantages this area due to access to I-5.5

General Industial Demand Summary
The demand for general industrial vacant land is the smallest ofthe tlnee industrial sectors (13 percent).
General industrial includes SIC's 20-34,37 and 39 which represent food products, textiles, apparel,
lumber, fumiture, paper, printing, petroleum related, primary metals, stone, glass, concrete, constnlction
and mining, transportation equipment and miscellaneous manufacturing. The greatest need for Iand in the
general industrial category is in the I acre and under category. The under I acre up to 5 acre lot size
categories represent 80 percent of the geneml industrial land need. According to the Employment UGR
there is no demand for lots greater than 50 acres in size lor this sector.

Tech/Flex Demand S ummary
Tech flex represents l7 percent ofthe demand for industrial land. Tech/tlex includes SIC's 35, 36, 38 and
737 which are represented by industries specializing in industriaUcommercial machinery, computer
equipment, electronic/electrical equipment, instruments, data processing/services and software
development. Portland and the westside areas account for over 53 percent of the total demand for
tech./flex land in the region. The greatest need for lots appears to be in the under I acre and up to 5 acres
in size (53 percent). This demand conesponds to growth in start-ups and spin-offs from existing
industries already located here in the region. A sizable demand also exists for lots in the mid-size l0 to 25
acre and large size categories between 50 to 100 acres. No demand appears to exist within the 100 plus
acre range, although a decision by a single large industrial user cannot be accounted for in the econonic
forecast.

The Employment UGR defines the land need by industrial sector and parcel size categories as sltown
below:

Table l. Demand for Parcel Sizes B Industrial Sector

2 Cross vacanl buildable acres in lis analysls have renloved Tille 3 lands.
I Tech-llex developntent is a building type that provides flexible space to accommodale a variely ofusers from Iighl assembly

product slorage and research.I Memorandurn titled Evaluatron ofthc lndustrial Land Supply wrlh Projected Demand'. daled May I4' 2001
5 N4etroscope modeling analysis completed in 2002.

25 to 50 50 to 100 + 100

'I otal
Demandunder I lto5 5tol0 l0to25Sector'l'ype

648
53
186

534
0

334

502
0
0

8,280
1,548
2,028

617
776
562

1,923
461
509

2,124
98
122

t932
154
3t5

Warehouse/ DistributioIl
General Industrial
Tech Flex

887 868 s02 I I,856Total (in gross acres) I,955 2,899 2,344 2,401
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The majority of the industnal land demand is for sites 25 acres or less. Warehouse/ Distribution and Tech
Flex have the highest demand for lots in the 25 to 100 acre categories.

Industial Land Supply Available to Meet Demdnd
The supply of vacant land available to meet the needs of industry is calculated for the land inside of the
existing UGB and in the areas that were added to the UGB in December 2002. Gross acres have been
calculated by removing onlv Title 3 resource areas.

The supply of vacant industrial land is concenu"ted in Portland and the eastem ponion of the region. 1he
2002 UGB expansion included over 4.000 industrial acres that are mainly concenu"ted in the Danrascus
and South Greshanr (Springwater) areas.6 The sniallest supply of lots falls within the 50- 100 plus acre lot
ranges indicating that there are few choices lor large lot users within the existing UGB

Table 2. ('omparison ol Suppl and Demand (in gross acres)

After identiffing the size ofthe dehcit and the number and sizes ofparcels required to nlect the irdustrial
land need a methodology was developed to complete the Alternatives Analysis Study based on tlle
Statewide Planning Coals 2 and 14.

STATEWIDE PLANNINC GOALS l4 and 2
Goal 14, Urbanization provides for an orderly and efficient transition from rural to urban use. The goal
defines the use of urban groMh boundaries as a tool to identify and sepante urbanizable land fiom rural
lands. Establishing or changes the boundary shall be based upon the balancing ofthe followtng factors:

. demonstration of the need for land based on population and grouth forecasts for housing,
employment and livability purposes;

. maximizing the efliciency of land uses wilhin and on the fringe of the existing urban areal

. evaluating the environmental, energy, economic and social consequences;

. rerention ofagncultural land with class I being the highest priority for retention and class VI being
the lowest; and

. demons!-ation of compatibility or urban uses with nearby agncultural activities.

Goal 14 describes a number ofrequirements that nrust be met that may be in conflict with one another.
The Goal does not contenrplate satisfying all elements but requires a balancing of inlpacts

A key elemenr in addressing the hierarchy requirements is defining which lands are suitable lbr industrial
purposes. Metro is focused on meeting a very narrow land need. This land need can only be satisfied on
land that has very specific characteristics. Goal 14 allows Metro to define the type ol land uecessary to
meet the needs for industrial land. The suitability ofland is established by identilying the characteristics
of land for warehouse and distribution, general industrial and tech flex uses. The type of the land needed
for industrial purposes is less substitutable than for other tlpes for employment or residential purposes.

Goal 2 part ll Exceptions, govems Land use Planning and applies to the UGB amendment process
because it establishes a land use planning process, a policy framework and a basis lbr taking exceptions to

6 lncludcs thc Damascus arca and Cresham (industrial. including regionally significant Iands)

under I 1 to 5 5 to l0 l0 to 25 25to 50 50 to 100 plus 100 l'otal supplv
l 0lrl Su ppl]
l olrl l)cnritrtd

400
r05s

2,188
2,899

1,889
2,344

2,159
2,401

I,765
887

536
868

lll
502

9,249
11,856

SurDlusi (Delicit) (1,555) (5t l) (455) (242) 878 (332) (391) (2,607)
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the goal. An exception can be taken ifthe lard is physically developed or irrevocably committed to uses

not pemrined by the goal.

Alternatives Andlysis Methodology and the Piority ol Lands
Lands considered for inclusion in the UGB must meet the requirenrents in Statewide Plaruring Goal 1.1

and the State statute regarding the priority lands (ORS I97.298). ? The live-tier hierarchy of land begins
wilh exceplion lands and progresses through to resource lands containing a range fronr the poorest to the
best soils. This tier system is used to map soil ryp€s, eslablish the predonrinance olsoils and allorv
comparison ofstudy areas. For example, Tier 5 lands contain a majority ofthe best soils for agriculture
class I and II sorls. The tiers of land are defined as follows:

. Tier I - exception land contiguous to the UGB and non-lugh value resource land completely
sunounded by exception la.nd;

. Tier la - exception land not contiguous to the UGB (within the one ntile extent ofstudy area

boundaries);
. Tier 2 - marginal la.nd, a unique classification ofnon-resource land in Washington County that

allows dwelling units on EFU land;
. Tier 3 - resource land that may be needed to serve exception land;
. Tier 4 resource land, majority ofclass lll & IV soils, some class I & ll soils; and
. Tier 5 - resouce land, majority of class I and II soils, some class lll and [V soils

The 2002 Altematives Analysis Study was supplemented with additional lands after the December 2002
UGB expansion decision removed over 18,000 acres. A total of59,263 acres ofland remained fiom the
2002 Altematives Arnlysis Study after the 2002 expansion of the UGB. The 2003 Altematives Analysis
Study added another 9,071 acres of land bringrrg the total under study to oYer 68,134 acres. The land
added to the 2003 Srudy contains mostly Tier 5 resource hnds that are made up ofclass I and II soils.
These soil classes were not examined in the 2002 srudy.

Reducing The Lands Under Consideration
The Metro Council reduced the Altematives Analysis Study lands under consideratrott tiont 68,334 acres

to 29,000 acres in December 2003 by adopting Resolution No. 0l-33868. The reduction in tlte 2002/2003
Altematives Analysis Study areas was based on a technical assessment using industry location atrd siting
factors (slope, proximity to industry and access), area size, proximity to the UGB and size and location of
committed uses. The following factors were applied to the 68,3J4 acres to reduce the areas under study:

. Areas were removed that contained a majority ofparcels that were less than 5 acres and were
already developed;

. Areas were ry41qyg! if they fell below the minimum size threshold (300 acres) tbr an industrial
neighborhood and were not located adjacent to an existing industrial neighborhood;3

. Areas were ggpqgyg! when the majority ofan area contained large expzurses ofland, located within
a tloodplain and./or had slopes greater than l0 Percent; and

. Areas were removed that were contiguous to the UGB but were not located within one mile of
existing Title 4 areas and./or industrial areas and are more than two miles from an interchange
unless ihese areas may be needed to provide services to areas suitable for industrial uses.e

The remaining Altemative Analysis Study contained 29,071 goss acres, of which 9,179 acres are Tier I
exception land. The remaining land is a combination ofTier 3, Tier 4 and Tier 5 - resource land, majoriry
ofclass I & I[ soils, some class lll & IV soils and prime timberland. 'l'ier 5 lands are the lowest priority
land under ORS 197.298 to be considered for urbanization because they contain the best soils for

1 Thc Hierarchy ofLands is depicled in a chan labeled Anachment l.
d A study r*rs completed lo dctem)ine a ninrmum size
e Includes: Highway 99. Tualatin Valley Highway, l-84. I-5, l-205 and l'405
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agriculture. The boundary of individual study areas is limited to approximately one mile fiom the currcnt
UGB, which is consistent with tlte nrethodology applied in the 2002 Altematives tuialysis Study.

APPLICATION OF METRO POLICIES
Meto's management ofthe UGB is guided by standards and procedures that are consistent with the
policies identified in Sections I though 6 ofthe Regional Fran,ework Plan (Fra.rnework Plan). These
policies were fomrulated to guide the decision-making regarding expansion ofthe UGB, growth
management, protection of natural resources and to provide definition of the urban lomr for the regiotl.
These policies have been applied to the Altematives Analysis lands under consideration areas as part of
the evaluation of lands for possible inclusion into the UGB. The policies discussed below do not take
precedence over criteria in state law bLrt can be applied within dre decision-nraking process to lands that
are located within the same tier classification or class ofsoils.

Regional Framework Plan, Section l: Land Use
This section contains specific goals ard objectives adopted to guide Metro in future growth managenlent
land use pla:rning. Listed below in full or in pafi are the policies that a.re expressly or implicitly apply to
dls UCB expansion decision.

Policy l, Uftan Form
The quality of life and the urban form ofour region are closely linked. The Growth Concept is based on
the belief that we can continue to grow and enhance livability by making the right choices for lnw we
grow. The region's growth will be balanced by:

. Maintaining a compact urban form, with easy access to nature;

. Presewing existing stable and distinct neighborhoods by focusing collmercial and residential
gro*4h in mixeduse centers and corridors at a pedestrian scale;

. Assuring affordability and maintaining a variety ofhousing choices with good access to.iobs ard
assuring that market-based preferences are not eliminated by regulationl and

. Targeting public investments to reinforce a compact urban form.

Policy 1.2 Built Environment
Development in the region should occur in a coordinated and balanced fashion as evidenced by:

. A regional "fair-share" approach to meeting the housing needs ofthe urban population

. The provision of infrastructure and critical public services concurrent with the pace ofurban
$owth and that supports the 2040 Grouth Concept.

. ihe continued growih ofregional economic opportunity, balanced so as to provide an eqLritable

distribution ofjobs, inconre, investment and tax capacity thJoughout the region and to support
other regional goals and objectives.

. The coordination of public investment with local comprehensive and regional functional plans.

. The creation ofa balanced transponation system, less dependent on the private automobile,
supported by both the use ol emerging teclxrology and the location ofjobs, housing, commercial
activity, parks and open space,

Policy 1.3.1 Alfordoble Housing
The Metro Council, with the advice and consultation of the Metro Policy Advisory Conrmittee (MPAC),
detemtined that aflordable housing is a growth management and land use planning matter of metropolitan
concem and will benefit from regional planning. Mex.o will develop Affordable Housing Production
Goals as part of a Regional Afiordable Housing Straegy for meeting the llousing needs of the urban

population in cities and counties in the Metro regron. The purpose of this Section 1.3 ofthe Regional
Frime*ork Plan is to address the need for a regional aflbrdable housing strategy, itr order to provide
affordable housing opportunities ttroughoul the region.

Slaff Repon lo Ordinance No. 04-1040
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This purpose will be achieved through:
. A diverse range ofhousing types available within the region a-nd within he cities and counties

inside Mero's urban growth boundary;
. Sufficient and affordable housing opporfunities available to households ofall income levels that

live or have a member working in each jurisdiction and subregion;
. An appropriate balance ofjobs and housing ofall types within subregions;
. Addressing cunent and future need for and supply ofaffordable housing in the process used to

determine affordable housing production goals; and
. Minimizing any concentration of poverty.

Policy 1,4 Economic Opportunity
Mefo should support public policy that maintains a strong economic climate through encouraging the
development ofa diverse and suflicient supply ofjobs, especially family wage jobs, in appropriate
locations tkoughout the regron. In weiglung and balancing various values, goals and objectives, the
values, needs, choices and desires of consumers should also be taken into account. The values, needs and
desires of consumers include:

. Low costs for goods and servicesl

. Conyenience, including nearby and easily accessible stores; quick, safe, and readily available
transportation by all modes;. A wide and deep selection of goods and services;

. Quality service;

. Safety and security; and

. Comfort, enjoyment and entertainn)enl.

Expansions ofthe UGB for industnal or conlnercial purposes shall occur in locations consistent witlt this
plan arrd where, consistent with state statutes and statewide goals an assessment of the t)?e, nlix and
wages ol existing and anticipated jobs within subregions juslifies such expansion. The number atrd wage
level ofjobs within each subregion should be balanced with housing cct and availability within that
sr,rbregion. Strategies should be developed to coordinate the planning and implementation activities of
this elernent with Policy 1.3, Housing and Affordable Housing, and Policy 1.8, Developed Urban Land.
According to the Regronal Industrial Land Study, economic expansion ofthe 1990s diminished thc
region's inventory oflard suitable for industries that ofler the best opporlunities for new family-wage
.lobs. Sites suitable for these indmtries should be identified and protected ftom incompatible uses.

Policy 1.4,1 Industrial Land
Metro, with the aid of leaders in the business and development community and local governrnents
in the region, shall designate as Regtonally Significant lndustrial Areas those areas with site
characteristics that make them especially suitable for the particular requirements of industries that
ofler the best opportunities for family-wage jobs.

Policy 1.4.2 Industtidl Land
Metro, through the Urban Grouth Management Functional Plan, and local govenments shall
exercise their comprehensive planning and zoning authorities to protect Regionally Significa:rt
Industrial Areas from incompatible uses.

Policy 1,6 Growth Management
The nranagement of the urban land supply shall occur in a matuler consistent with state law that:

. Encourages the evolution ofan efficient urban growth tbrm;

. Provides a clear distinction between urban and rural lands;

. Supports interconnected but distinct coftununities in the urban regron;
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. Recognizes the inter-relationship between developnrent ofvacant land and redevelopment
objectives in all parts of the urban region; and

. Is consistent with the 2040 Gropth Concept and helps attain the region's objectives.

Policy 1.7 (lrban/Rural Transition states "There should be a clear transition between urban and mral
land that makes best use of natural and built landscape features and that recognizes the likely long-term
prospects for regional urban growth.

. Boundary Fearrres The Metro UGB should be located using natural and built features,
includrng roads, nvers, creek, streams, drainage basin boundaries, floodplains, power lines,
major topographic features and historic pattems of land use or settlement."

Policy 1.7.2 Sense of Place
Historic, cultural, topographic and biological features of the regional landscape that contribute
significantly to this region's identity and "sense ofplace" shall be identified. Management ofthe
total urban land supply should occur in a nlanner that supporls the preservation of those tbatures,
when designated, as growth occurs.

Policy 1,8 Developed Urban Land
Opportunities for and obstacles to the continued development and redevelopment of existing urban land
shall be identified and actively addressed. A combination of regulations and incentives shall be employed
to ensue that the prospect of living, working and doing business in those locations remains anractive to a
wide range of households and employers. In coordination with afGcted agencies, Metro should encourage
the redevelopment and reuse of lands used in the past or already used lbr commercial or industrial
purposes wherever economically viable and environmentally sound. Redeveloprrrent and Infill - When
Metro examines whether additional urban land is needed within the UGB, it shall assess redevelopment
and nfill potential in the region. The potential for redevelopnrent ard infill on existing urban land will be

included as an element when calculating the buildable land supply in the region, where it can be
demonstrated that the infill and redevelopment can be reas<xrably expected to occur during the next 20
years. Metro will work with junsdictions in the region to detenrilre the extent to which redevelopluerlt
a1d infill can be relied on to meet the identified need for additional urban land. After this analysis and
review, Metro will initiate an amendment of the UGB to meet that portion of the identified need for Iand
not met through cornrni[nents for redevelopment and infill.

Policy 1.9 Urban Growth Boundaries
It is the policy of Metro to ensure that expansions of the UGB help achieve the oblectives of the 2040
Crowth Concept. When Metro expands the boundary, it shall detemrine whether the expansion will
enhance the roles ofCenters and, to the extent practicable, ensure that it does. The regional UGB, a long-
term plaruring tool, shall sepamte urbanizable from rural land and be based in aggregate on the region's
2o-year proJected need for urban land. The UGB shall be located consistent with statewide plaruring goals
and these RUGGOs and adopted Mero Council procedures for UCB.

Policy l.l I Neighbor Cities states "Gro'w'th in cities outside the Metro UGB, occurring in conjunction
with the overall population and employment growth in the region, should be coordinated with Metro's
groMh nranagement activities through cooperative agreements which provide for:

. Scporutiott - The communities within the Metro UGB, rn neighbor cities and in the rural areas in
between will all benefit from maintaining the separation between these places as gro\^4lt occurs.
Coordination between neighboring cities, counties and Metro about the location of ntral reserves
and policies to maintain separation should be pLrrsued."

Policy I.l2 Protection ofAgricuhute and Forest Resource Lands states "Agricultural and forest
resource lard outside the UGB shall be protected fi"onr urbanization ard accounted for in regional
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economic and development plans col'tsistent with this plan. However, Metro recognrzes that all the
statewide goals, including Statewide Goal 10, Housing and Goal 14, Urbanization, are of equal
importance to Goals I and 4, which protect agriculture, and forest resource lands. These goals represent
competing and, sometimes, conJlicting policy interests which need to be balanced.

. Rural Resource Lands - Rural resource lands outside the UGB that have signtficant resource
value should actively be protected from urbanization. However, not all land zoned for exclusive
farm use is of equal agricultural value.

. lJrbon Exponsion Expansron ol'dre UGB shall occur in urban reserves, established consistcnt
with the uban rural transition ob.jective. All urban reserves should be planned for future
urbanization even if they contain resource lands.

. Farm u (l Forest Prqctices - Protect and support the ability for lamt and forest practices to
continue. The designation and managenlent of rural reserves by the Metro Council may help
establish thls support, consistent with the 2040 Growth Concept. Agnculture and forestry require
Iong-term certainty ofprotection from adverse impacts ofurbanization in order to promote
needed investments."

Policy 1.13 - l.l3.3Citizen Participation
The following policies relate to participation ofCitizens:
Metlo will encourage public participation in Metl.o land use planning, lbllow and promote the citizen
participation valueiinherent in RUGGO Goal l, and encourage local govenxllents to provide
oppornmities for public involvement in land use plaruring and delivery ol recreational facilities and

services.

Policy 2. I Regional Trunsportdtion Plan, I nler'governmental coordination
Coordinate arnong the local, regional and state jurisdictions that own and oPerate the region's
transportation system to befter provide lbr state and regional transportation needs. These partners
include the cities and counties ofthe regiorl, Metro, the Oregon Depanmerlt of Transportation
(ODOT), the Oregon Depanment of Environntental Quality, the Port ol'Portland and Tn-Met.
Metro also coordinates with RTC, C-Tran, the Washington DePartnlent of 'l'ransportation (Wash-

DOT), the Southwest Washington Air Pollution Control Authonty (SWWAPCA) and other Clark
County Govemnrents on bistate issues.

Policy 3. Urban Form
"Facilitate implementation ofthe 2040 Growth Concept with specific strategres that address mobility and
accessibility needs and use transportation investments to leverage the 2040 Growth Concept."

Policy 5.1.1 Earthquake Hazard Mitigation
Metro will use the relative earthquake hazard maps for a variety ofplanning purposes, including:

. Urban Gror,r'th Boundary selection;

. Public facility plans;

. Transportationplanrung;. Solid waste management plans;

. Natural hazard mitigation programsi

. Parks and greenspaces plannrng.

Metro Code 3.01.020(b) through (e) establishes criteria that is based upon the Goal l4 factors discussed
on page 3. These policies are applicable to the UGB expansion process and guide decision-makilg
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between similarly situated lands.'o Goal l4 requires a weighing and balancing ofa number ofdil'ferent
factors to decide which lands are most suitable tbr urbanization.

DISCUSSION OF SUITABILITY FACTORS FOR INDUSTRY
Applcation ofthe location and siting factors to the lands in the 2002 and 2003 Altematives Analysis
Study areas determined which lands were most suitable for industrial purposes. The location atd siting
factors were developed for warehouse/distribution, general industrial and tech flex uses.

Siting Factots For lllarehouse and Distribution, TecWFlex, General Induslrial Uses
The following industrial sectors have specitic site characteristics that are determined by building types
needed for warehouse and distribution, geneml industrial and tectrflex uses. These industry tyPes were
identified in the adopted Employment UGR.

In order to identiry the land characteristics suitable for warehouse and distribution, general tndustnal,
tech-flex, a number of interviews were conducted with industry professionals that specialize in land
acquisition, site development ard lacility rnirnagenrent. '1

llarehouse and Distribution
Access is key to the warehouse and distribution industry. Warehouse and distribution requires frec'way
access via an arterial or collector street systenl. Since transportation of goods is the primary purpose of
these businesses, ease ofaccess and the ability to nrove goods on-site is a pnmary concent. The value or
prentium that a business places on access is somewhat dependent upon whether the ntoven'renl o1'goods is
in bulk or results from primary manufacturing, Bulk suppliers and users tend to locate close to Pon of
Ponland facilities that utilize rail, barge altd container operators, Local distributors place a higher
premiurn on sites that are centrally located and as a result are willing to trade off congestion for a locatiol')
that can reach a number ofplaces in the region. Manufacturers that produce precision products may
require access to the airport for shipping rather than utilizing marine or truck modes of trarsportation.

Suitable sites for warehouse/distribution should contain the following characteristics:
. Freeway access (l-5, I-84, I-205) within 15 miles ofan interchange via an arlerial street. no

intermediate conflicting uses such as residential, schools and high traffic generating commercial
uses;. New locations need to provide enough area for a number ofuses notjust one single sitel:

. Slopes of less thar 5 percent, larger buildings are more difficult to accommodate on sloped sites

. Highway 26 on the west-side is not desirable due to congeslion unless a firm serves the local
markel.

General industrial sites need the following site characteristics:
. Freeway access within 3 miles ofan interchange Yia an arterial street;
. Net parcel sizes: between l-5 acres and l0-20 acres, depending upon shape and constraints;

l0 Similarly situaled lands are those lands that are localed within the same Tier classificalion. Forexample, if Metro Counol was

delibcrarrng berween exception lands (Tier l) they would be ablc to apply Policy I.l that drscusses nelShborlng crties and
maintaininS a physical separation ofcommunities within thc Metro UCB.

rr The siting and location chamcteristics were discussed in a memoandum titled "lndusrial Land Location and SitinS Factors"

and datcd June 9,2003.
r! The size ofnew industrial areas was discussed in a mcmorandum tilled "Formalion oflnduslrial N eighborhoods" and dated

October 24, 2004.

General Industrial
General industrial building types can accommodate light to heary manufacturing aclivities and
encompass a wide range of activities from research, development and manufacturing and tabrication.
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Location near other firms to provide access to an adequate labor pool;
Stable soils, flat sites to reduce required site work, truck access;
Manufactr.rring sites greater than 20 acres, must have slopes less than 2 to I percent, 0te larger
the building the less likely a project can accornmodate slopes greater than 3 percent,
Manufacturing sites between l-5 acres, slopes no more than 5 to l0 percent.

Tech./flex users have the following site needs:
. Net parcel size greater than l0 acres;
. Availability ofspecialized utilities such as specialty gases, triple redundant power, abundant

water, dedicated fire and emergency response servicesi
. Stable soils;. Located within cbse proximity ofexisting hitech companies and suppliers;
. Access to airport, no more thar 45 minute mid-day $avel time for passenger purposesl and
. Limited rolling topogpphy within a site but overall slope no greater than 5 percent.

Common Site and Location Factots. Industrial sites need land that is sloped no more than 5 percent (3 to 5 percent is preferable).
. Freeway access is a critical component for warehouse and distribution industries although it is

also important for general industrial and tech flex where access is more focused on the
movement of people rather than on the movement of goods.

. Mid-day access to the airport within 45 minutes is important for general industrial and tech llex
rrrainly for the nrovement of people. The Portland Intemational Airport and to a ccnain to degrec
the Hillsboro Airport satisfies some of the passenger demand. This Hillsboro Airporl is cunently
limited to snuller aircraft due to runway limitations.. Industries desire to be located near similar uses due to underlying common site charactcrtsttcs.
the need for access to suppliers and to provide access to a workforce.

Testing Slope Parameters for Industrial Users
The interviews with professionals discussed above emphasized the inrportance of slope to developDlent o1'

irdustrial sites. The slopes discussed were less (3-5 percent) than the l0 percent threshold that Metro used

to screen lands for suitability. A series ofcase study intewiews were done with representatives from
National Association of Industrial and Office Properties (NAIOP), industrial real estate brokers and an

engineering fimr that specializes in industrial construction. r' This analysis aflinled that in general thc
marimunr slope on lands used lor industrial purposes must be less than l0 percent to l]]ininlizc
inefficiencies and costs of obtaining large flat areas on a site for construction of an industrial buildrng. A
slope factor of less than l0 percent has been used as a threshold for identifyrng which lands would be
viable for industrial development because Meto is conducting a regionalized analysis rather than a site
speciftc study.

rr Thc Slope Case Study examined five hypothetical sites and calculated the cosls associatcd with dcvclopinS an indust ial usc
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TecWFlex
As the nanre implie s these buildings are constructed to be flexible in nature and be easily configured to
meet different space requirements. Cenerally, the site requirements are not as restrictive as the
requireltrents for warehouse/distnbution or general industrial sites. A site that is developed for lechl]cx
use car tolerate greater variations in slope by utilizing multiple buildings to accommodate topographic
constraints. They car accommodate light assembly, product or material storage, research activlties and
may contain a small amount of office. Build[rgs used for high-tech purposes require stable soils to
minimize vibration and specialized public facilities lke specialty gases, triple redurdant power, high
yolume water and fire/emergency response units.



lndustrial Land Supply Available to Meet Dernand - Aggregotio Pote lial
Metro exa.mined the likelihood of consolidating small parcels of land in study areas to tulfill large parcel
needs identitied in the Employnrent UGR.'o The demand for larger parcels is based on tlte needs of
growing companies already located in the region as well as new companies entering the regton.

Parcels over greater than 50 acres are desirable for the following reasons:
. Ettse of development- they allow more opportunities to accommodate natural resources, slopes, odd

shapes, intemal circulation challenges and access requirements.
. Flexibility- los can be configured into smaller parcels to meet individual ft'm needs, provide

additional opportunities for financing and be responsive to chalrging rna*el demands.
. Growth potenticl- allows expzursion opportunities for existing fimrs so they can remain in a single

Iocation and still haye opponunities to grow their business. This provides the region a contpetitivc
advantage for the retenlion ofexisting firms.

. Site Pla ing on larger parcels- allows more eflicient ard cohesive site development to occur and
allows the opportunity for phasing and greater land utilization.

AII ofthe study areas were analyzed to detemrine the potential for land aggregation in the following
consolidated lot size categories: 5 to 25 acres,25 to 50 acres,50 to 100 and 100 plus acre sizes. All ofthe
areas under study were analyzed lbr aggregation potential characterized by lot size ranges of 5 to 25
acres, 25 to 50 acres and 50 to100 plus acres. It was assumed that separate contiguous tax lots under a
cornnon ownership could be treated as a single site. The following decision rules were applied: I ) no
more than two separate property owners for lots 5 to 25 acres,2) three property owners for lots 25 to 50
acres and, 3) four property owners 50 to 100 plus acres to assemble lots within this size range.
Aggregated lots were configured in square or rectangular shapes wherever possible to maximize the
developntent area. The location of natural resources and slopes were also considered in defining which
lots had the greatest aggregation potential.

The lollowing conclusions were reached from the aggregation study:
. The smaller the study arca size the less likely it is to be able to form large lots (50 to 100 plus

acres). Study areas over 500 acres provided greater potential fbr achieving a range of larger lot
sizes,. Exception areas generally have more limited aggregation potential because of committed uses
(rural residential, churches, schools) and they contain smaller parcels than exclusive farm use
(EFU) areas.. Generally the areas containing the greatest aggregation potential also have some of the lowest per
acre land value.

}.TILFILLI:{G THE NEED T'OR INDI'STRIAL LAND

r' Employment UCR page 23.
r5 Menrorandum titled, A Revrew of lnformation Penaining lo Regional Induslrial Lands. daled lanuary 26. 2004
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Atlopting Elliciency Measures
As part of the tasks to complete Periodic Review, Metro is examining ways to use land more efficiently
andadopting policies to maximize the use of lard within the UGB. In 2002, Metro adopted provisions ill
the Urban Growth Maflagement Functional Plan, Title 4 that linrits non-industrial uses in illdustrial areas.

Subsequent to its adoption, local goventnlents and industry representatives have come before the Metro
Coulcil to make the case that traditional land use categories are now less relevant to understanding
industrial uses because malry industrial activities including research and developrlent, office and
manulacturing often occur in the sanre fhcility. Testimony also indicated that there are conflicting
opinions regaiding the need for large parcels and the need for flexibility in dividing larger parcels 'j



Amendments to Title 4 are projected to preserve land fbr urdustnal uses by restncting the amount and
rypes of commercial uses that locate on industrial land. The resuls of the efficiencies gained from
amending Title 4 are discussed below.

Title 4 discussion - Urban Growth Report Supplemenl
The proposed Title 4 regulations specifically limit the arnount and square footage ol retail and office uses

thar might otherwise find industrial locatiors suitable for business in order to achieve the policy savings
discussed in the Employment UGR. The Employment UGR assumes a potential savings of 1,400 acres of
industrral land from implementing new measures and mapping ofRSIA lards.'u The table below
cornpares the existing land supply with the demand for industrial land and makes an assumption that
Title 4 policy changes will be adopted and reduce the deficit ol'industnal lard

'I'able .1. tlrban Growth R rt Reconciliation

Commercial Land Surplus
The Employment UGR identified a commercial land surplus of 393 acres. The surPlus is based upon the
available supply of land for commercial purposes and an assu]]ption that a Percentage ofcomnrercial
activities would continue to take place on industnally mned lands. Testimony received during the
discussion ofrevisions to Title 4, argued the traditional building types accommodating office and
industrial uses are merging based on the needs of a knowledge-based economy. Approximately 30 percetlt
of the land need identilied in the Emplo).rnent UGR is for tectFflex and general industrial uses which can

include research and development and other uses. These uses have higher job densities that are consisterlt
with otlice tlpe buildings. Based on this fact additional flexibility has been itrcorporated into Title 4
regulations to accommodate the need for industrial oftice uses. C'oncurretttly, these same types ofoflice,
industrial uses, (i.e. software development etc.) could also locate on commercial land in traditional oflce
building types. Therefore the surplus of commercial land is being applied to help satisry the overall need

for industrial la.nds.

'I'rble 5. .A ication of the Comnrercial Land Sur lus

AMENDING THE UGB
Metro will also consider amending the UGB to nteet the remaning land need. Lands will be chosen frout
the 29,000 acres identified in Resolution No.03-33868

r6 Employnrcnl UGR, page 46

Net Vacant
Acres

Supply and Demand Comparison

9,,',]66Dcnrand
-'r,681Supply

(5,685)Delicit
t..l(x)RSIA and Title 4 Policy Savings

(1.285)Adiusted (Deficit)
2,3t12002 UCB Dccision

( l.96tl)Renrainiog lndustrial Land Need

Net Vscanl
Acres

Supph' rnd Demand Comparison

1,96Elndustrial Land Nccd
(l9l)Lcss Commercial Land Surpll
1.575Re aining Industrial Lottd Nee.l
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Discussion of Alternative Analysis Stutly Areas
Approximately 29,000 acres of Iand are contained in the Altematives Analysis Study that have tlle
potential to satisfy the remaining industrial land need. The Altematives Analysis Study included an

Enviromental, Social, Energy and Economic (ESEE) analysis, assessed agricultural compatibility and
productivity (acres ofbuildable land) as well as an evaluation ofthe feasibiliry of providrng public
facilities.'' Each ofthirty-one study areas was examined in detail to detemrine if it met the location
factors of two miles frorn an interchange and one mile flom existing industries. Some study areas were
excluded from further consideration even though they met the location factors discussed above but were
not deemed suitable for industrial use due to parcelization, constraints due to existing development
pattems, location and extent of natural resources, servicing and urban form and/or negative impacts ol.)

agricultural uses. What follows is an area by area assessment. Maps ofall areas discussed are included irr
Attachment 2- Study Area Maps.

Areas Not Suitqhle for Industrial Use Due to Location Factors
The lbllowing areas are located more than two nriles from an interchange and one mile liom existing
industries and therefore have not been recommended for inclusion in the UGB for industrial use

Pleasant Home
The Pleasant Home study area (southeast of Gresham) is located more than two miles from interchaDges
on Highway 26 as well as more than one mile from existing industrial areas designated on the Title 4
Emplol.rnent and Industrial Area map. The area is approximately L2 miles from the cunent UGB and is

highly parcelized with a very high percentage ofparcels Iess than 5 acres (83 percent) and less than l0
acres (94 percent). Most ofthe small-developed parcels are located in pockets along SE Dodge Park
Road, SE Pleasant Home Road, SE Altman Road and SE Conrell Road, which result in the tbmration of
three dispersed mostly non-developed areas mngrng in size from l00 to 176 gross acres conlposed of
larger parcels.

Howeyer these larger parcel areas are at a minimum over 1.2 miles from existing sewer services and are

constrained by sunounding residential uses and enviromrental resources. It would not be economically
feasible to extend services 1.2 miles for a relatively small amount ol land and extending such a long
cherry stem is not good urban form. In addition the area is 1.2 miles from the City of Gresham, which will
be problematic for Title I I plaruring. For the reasons mentioned above related to the committed uses orl
small parcels, the distance from the current uoB, urban fomr, and complications for Title l l planning,
this area is removed from further consideration.

Bluff Road
The Bluff Road study area (east of Boring) is located more than two miles tiom selected interchanges or)

Highway 26 as well as more than one mile from existing industrial areas designated on the Title 4
Employment and lndustrial Area map. This exception land area is highly parcelized with a very liigh
percentage ofparcels less than 5 acres (81 percent). Almost all parcels are less than l0 acres in size (99

percent). The average lot size is just over 3 acres and 85 percent contain homes Just over half (57
percent) ofthe total land area is considered vacant and buildable The small, developed parcels are

dispersed tlroughout the area. The high degree of parcelization, existing residential development, and
enyironmental constraints from three streal'ns and 24 wetlands restrict tlte t'easibility of consolidating
parcels and constructing new industrial buildings. The area is approximately trve miles from the UGB and

the City of Sandy will not provide services to the area. All wastewater generated from this area will need
to be transported to the Willamette or Columbia fuvers for discharge. The area is heavily involved in
agricultural activity tuid its inclusion in the UGB would have a high impact on adjacent agricultural
activities. For the reasons mentioned above related to the conlmitted uses on small parcels, the distance

rT lndustrial Land Allernatives Analysis Study. datal Fcbruary 2004
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from the current UGB, impacts on adjacent agricultural activities, and urban services, this area is not
reconrmended for funher consideration.

Oregon City East
The Oregon City East study area is divided into two separate sections, separated by a canyon that contains
Holcomb Creek that is approximately 1,400 feet wide. The eastem most section, which contains Tier 4
resource land and exception land, is the furthest from the UGB and is Iocated more than two miles from
an interchange on lnterstate 205 as well as more than one mile fronr existing industrial areas designated
on the Title 4 Employment and Industrial Area map. This section does contain a few large mdeveloped
parcels. However, they a-re constrained by environnrental resources including Holcomb Creek, tnbutaries
to Holcomb Creek, wetlands and steep slopes. Based on the over twomile distance lronr I-205, separation
of the section by the Holcomb Creek canyon and the enviromrental resources, the eastem section of the
Oregon City East study area is not recommended fbr further consideratron.

The westem section of the study area is contiguous to the UCB and is within two nliles fionr an
interchange on lnterstate 205. It is exception land except for one parcel ofTier 5 resource land. There is
one access route from l-205 to tre study area tluough an existing neighborhood up a long hill. The sn-rdy

area is not contiguous to the Oregon City city limits, whiclr nny prove problematic for Title I I planning.
Ttus section is highly parcelized with a very high percentagc ol'parcels less than 5 acres (94 percent) and
all but one (19 acres) less than l0 acres in size. The average lot size is 1.6 acres and 92 percent contain
homes. As a result there is a very small area of approximately 67 gross acres that is mostly undeveloped.
The small amount of undeveloped land and the adjacent location ofthe existing residential development
reduces the economic feasibility of consolidating parcels large enough for the developntent of a new
industrial area. Due to the committed uses on small parcels in the exceplion land areas, the one access
route ofover two miles through an existing residential neighborhood within the UGB, aurd the very sntall
antount of undeveloped land, this portion of the study area is not recommended lbr lirrther consideration.

Beavercrcek
The portion of the Beavercreek study area (south of Oregon City) that is generally south of Beaver Creek,
S Tioga Road and S Wilson Road is located more than two miles from an interchange on Interstate 205 as

well as more than one mile from an existing industrial area designated on the Title 4 Employment and
Industrial Area Map. This southem portion of this exception land study area is highly parcelized with a

high percentage ofparcels less than five acres in size (83 perc€nt) and less than l0 acres (91 percent). The
average lot size is 3.7 acres and 84 percent contain homes, r]ot coun(ing the 9 one plus acre lots that are
currently vacant adjacent to the Stone Creek Golf Course which rs owned by Clackamas ( oulty. Most of
the small-developed parcels are located in pockets along S Beavercreek Road, S Wilson Road, and S

Lammer Road, which result in the lormation of five, dispersed mostly undeveloped areas ranging in size
fronr 74 ( 12 owners) to 318 ( l9 owners) gross acres composed of larger parcels.

However, these larger parcel areas are at a minimunr just under one mile from existing sewer services,
contain numerous property owners and are corstmined by surounding residential uses and environmental
resources (Beavercreek Map l). It would not be economically feasible to extend services this distance for
such a small amount of land and extending such a long cherry stem is not good urban form. The one-mile
distance from the Oregon City limits will be problematic for Tide I I planning. For the reasons mentioned
above related to the conunitted uses on small parcels, the distance from the current UGB, urban form, and
complications for Title I I planning, this area is not reconmended for further consideration

The northem portion of this exception land study area is contiguous to the UGB and within I mile lionl
an existing industrial area designated on the Title 4 Employrrent and Industrial Area Map llowever,
more than halfofthe parcels in this porlion ofthe study area tlrat are adjacertt to the UGB are developed
with single-family homes. This portion ofthe study area is also highly parcelized with a very high
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percentage of parcels less than live acres (93 percent) and less than l0 acres in size (98 percent). Sixty-
four percent olthe parcels that are less than 5 acres in size are less than one acre in size. The average lot
size is L8 acres and 84 percent contain honres. The percentage ofparcels that contain honres increases to
89 percent if the 29 less than one-acre lots currently vacant in the Three Mountains subdivision are
included. Most ofthe small-developed parcels are located in pockets along S Beavercreek Road, S
Henrici Road, and Highway 213, which result in the formation of tkee, dispersed mostly undeveloPed
areas ranging in size from 32 (four owners) to 197 (16 owners) gross acres composed oflarger parcels.

lYilsonville llest
The westem portion of this area, west of SW Tooze Road in the vicinity of SW Malloy Way is located
more than two miles from an interchange on Interstate 5 as well as more than one mile from an existing
industrial area designated on the Title 4 Employment and Industrial Area Map (Wilsonville West Map I ).
Within this section of tie study area are thrce pockets of exception Iand that collectively total 94 acres ol-

Iand. The largest pocket ofexception land is approximately 67 acres in size and is located along the west
edge of the study area, two miles tiom the curent UGB. Seventeen of the 23 parcels contain homes and
the average lot size is 2.9 acres. The two remaining exception land areas are located in the centml portion
ofthe study area and are 12 and l5 acres in size and contain seven and three parcels respectively. Six ol
the seven parcels in the l2-acre sectiolt contain ltomes and the average parcel size is 1.75 acres. All three
of the other exception land parcels contain homes and average five acres in size

The renraining portion of this section of the Wilsonville West study area is composed of 303 acres of Tier
5 resource land divided into two areas. The first resource land area is near the intersection of SW Tooze
Road and SW Baker Road and is 86 acres in size divided between eight property owners. Tltis resource
land section is located on the northem edge of the study area and is almost completely surrounded by
resource land not within the study area that is actively farmed and./or contains homes. It is approxinrately
one mile to the curent UGB. The second resource land area straddles SW Baker Road south of SW
Tooze Road and is 217 acres in size divided between l7 Property owners. To the north and south are

actively famred areas and to the east and west are rural residences. Urbanization oithese resource land
sections would have an impact on adjacent agricultural activities. Due to the fact this study area section is

greater than one mile fiom an existing industrial area and two miles from ar interchange, the conxnitted
uses on small parcels in the exception land areas, the resource land is Tier 5 famrland, and most of thc
area is a mininrum of one mile fiom the current UGB, this portion of the study area is not recommended
for fu rther consideration.

The eastem ponion of the study area is within one mile of an existing industrial area designated on the
Title 4 Employment and lndustnal Area Map and/or is also within two miles of a selected interchange on
Interstate 5 (Wilsonville West Map 2). This section is a mixture of Tier 4 resource land (386 acres) and
exception land (167 acres). Metlo Parks and Greenspaces owns a 38-acre parcel, which is the largest
exception land parcel in this section and is adjacent to the current UGB in the northeast comer of the
study area. A second exception land area is located along SW Grahams Ferry Road and is 55 acres i!'l size
Eighteen of the 25 parcels contain honres and the average lot size is 2.2 acres.
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Generally these larger parcel :ueas contain numerous properfy owners and are almost surrounded by
existing residential development that restricts the feasibility ofconsolidating parcels and constructing new
industnal buildings (Beavercreek Map 2). There are two main access routes for both sections of the study
area that travel through a major portion ofOregon City and the snrdy area is approximalely five miles
fiom I-205. For the above-mentioned reasons related to committed uses on small parcels, the resulting
small amount ofbuildable land, distance to I-205, this portion ofthe study area is not recommended for
fi.rther consideration.



The third exception land area is located near SW Grahams Ferry Road and SW Malloy Way. All but one
of the remaining 43 exception land parcels is less than five acres in size and all but six have residences.
The average lot size in this exception land area is three acres. The high degree of committed uses and the
numerous small parcels within the exception land areas restricts the feasibility of consolidating parcels
and constructing new industrial buildings. The Tier 4 resource land contains a large expanse of floodplain
that separates the remainder of the study area from the city limits to the east. This eastem ponion of the
study area contains 192 acres of environmentally constrained land (Title 3 and slopes greater than l0
percent). The westem edge of the city limits, adjacent to the study area is entirely open space land
purchased by Metro Parks and Greenspaces. The large amount ofenvironmental resources and the
continuous swath of open space land adjacent to and within the study area on the east side limits the
possibility ofproviding city services fiom the east.

The future extension of SW Boeckman Road tkough this environmentally sensitive area may present

some opportunity to provide urban services to the west. However, the extension of SW Boeckman Road
is a twclane facility intended to serve local circlrlatron between east and west Wilsonville. Improving the
facility beyond the pr€sent two lanes to accept additional capacity would be dillicult because of the
extensive natural resources in the area. Cotrsequently the SW Boeckman Road extension does not
overconre the other limitations oldre study area. Due to the commined uses on small parcels in the
exception land areas and the great amount of environmental resources and nearby designated open space,
this portion ofthe study area is not recommended for further consideration

Shertvood East
The portion ofthe Sherwood East study area that is south of SW McComell Road and SW Morgan Road
is located more than two miles from Highway 99W as well as more than one mile from an existing
industrial area designated on the Title 4 Employrent and Industrial Area Map. This southem section of
the study area contains 156 acres ofTier 5 resource land in l0 parcels and 8.9 acres ofexception land irr

two pariels. To the south of the resource land section is a large area ofresource land not within the study
area that is actively farmed and/or contains homes. To the north is resource land within the study area that
is also involved in agricultural activities. It is approximately ore half mile to the current UGB
Urbalrization ofthis resource land section would have an ilupact on adjacent agricultural activities. The
two exception land parcels are each five acres in size and contain homes. DLte to the fact this study area

section is greater than one mile liom an existing industrial area and over two miles from Highway 99W,
the two exception land parcels are compromised with single -fa.mily homes, the resource land is Tier 5

farmland. and most of the areas are a minimum of l/2 mile lrom the current UGB, this portion of the
study area is not recommended for further considemtion.

The remaining pofiion of the study area is within either two miles of Highway 99W and./or one mile from
an existing industrial area designated on the Title 4 Employment and Industnal Area Map. [t is made up

of three pockets of exception land, Iocated on the westem and eastem edges and in the center of the study
area adjaccnt to the UGB. Tier 5-resource land is between the exception land areas The westem
exception la.nd pocket is centered on SW Ladd Hill Road, contains 14 parcels and is 24 acres in size. The
averige parcel size is 1.7 acres and l0 of the l4 parcels have homes. The four vacant parcels total 4.J
acres and three of them are less than one acre in size. The central exception land pocket is centered on
SW Baker Road, contains 14 parcels and is 62 acres in size. The average parcel size is 4.4 acres and l2 of
the 14 parcels have homes. The two vacant parcels total live acres, are adjacent to the UGB and currently
are wooded. The eastem exception land pocket is east ofSW Baker Road and north ofSW Morgan Road.
It contains 28 parcels, is l4l acres in size and the average parcel size is 5 acres. Eighteen of the parcels
are less than five acres in size and l0 are greater than five acres, the largest being l l acres in size. All but
two ofthe parcels contain homes and the two vacant parcels total 8.1 acres, take access oflofSW Baker
Road and are not adjacent to each other. The vast majority ol the Tier 5 resource land (309 acres) rs

currently in agncultural production. Nine of the 14 parcels do have an assoctated residence and all but one
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of the five vacant parcels is associated with an adjacent active larming activity. This active famting area

is part of a larger famring comntunity that stretches south into the Wilsonville West study area. Otre
hundred and thirty-eight acres or 60 percent ofthis northem portion of the study area acreage is

environmentally constrained under current Title 3 regulations and,/or slopes greater tltalt 10 percent. A
large portion of the enviroturental resources occurs on tlle Tier 5 resource land

The two main roads (SW Sherwood Blvd. and SW Murdock Road) that provide access to the clltirc study
area from Tualatin Sherwood Road and Highway 99W to tlle nortll travel through established
neighborhoods within the Crty of Sherwood. Due to the conx]ritted uses on small parcels in the excepttotr
land areas, the great anrount ofenvironmenBl resources, the Tier 5 resource land that is pan oia larger
tamring community and the potential impacts to the adjacent residential areas inside the UGB, this
renraining portion ofthe study area is not recommended for funher consideration

Farmington
The portion ofthe Famrington study area that is south ofSW Rosedale Road is located more than two
miles from Tualatin Valley Highway as well as more than one mile from an existing industrial area

designated on the Title 4 Employnrent and Industrial Area Map. This southem section of the study area

contains mostly Tier 5 resource land (427 acres) and sonre exception land (97 acres). It has a lairly high
percentage ofparcels less than five acres (80 percent) and less than l0 acres in size (86 percent). All but
bne ofthi fcrty-one exception land parcels is less than five acres in size and all but two have homes. The
average lot size ofthe exception land portion is 2.4 acres. The nrajority of this portion of the study area is
Tier 5 and contains high-value farmland. Urbanization of this area would have a high impact on ad.lacent

agricultural activities. The nearest city limits are approximately two miles away, which will be

problematic for Title I I planning. There are no existing sewer services adjacent to the property that can
provide gravity service thus extra territorial extensions through resource land or extensive inliastructure is

required to provide service, Due to the fact this southem portion of the area does not meet the access and
proximity facto6, is mostly Tier 5 resource land, sewer services are difficult, Title 1l plarning
contplicatiors, and the exceptiol.l land is highly compromised with single family homes, this portion of
the study area is not reconlmended lor further consideration

The northem portion of the study area, north of SW Rosedale Road is within two miles of Tualatin Valley
Highway. This 176 acre Tier 5 nonhem section is high-value fan'nland and urbanizatioD ol this area

would have a high in'lpact on ad.;acent agriculnrral activities. The nearest crty limits are over one ntile
away, which will be problematic for Title I I planning. There are no existing sewerservices adjacent to
the property that can provide graviry service thus extra territorial extensions through resource land or
extensive infrastructure is required to provide service. Due to the fact this portion of the area is Tier 5

resource land, there is no adjacent city to complete the Title I I planning, and providing sewer scrvices is

dillcult this portion of the study area is not recommended for further consideration.

Jsckson School Road
The southwest comer of the study area that coincides with a pocket ofexception land ( l0l acres) ts

located more than two miles fronr selected intelchanges on Highway 26 as well as mole than one nrile
from existing industrial areas designated on the Title 4 Enrployment and Indusfial Area map. All but six
of the twenty-eight exception land parcels are less than five acres in size and all but three have eithcr
homes or an institutional use. The average Iot size of ihis exception land section is 3.6 acres. There are no

existing large diameter sewers in the area. Thus extensive downstream improvements or construction ol'
new sewers tkough a developed residential area is required to provide service. Due to the fhct this portion
of the area does not meet the access and proximity factors, sewer services are difficult and the exception
land is highly compromised with single family homes and the lugest pa.rcel contains a church, this
portion of the study area is not recommended for further considerattou.
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The remainder of the study area contains Tier 5 resource land 1883 acres) and a very small portion of
exception land (27 acres) that is within two miles from selected interchanges on Highway 26 as well as

one mile from existing industrial areas designated on the Title 4 Employment and Industrial Area map.
Seven ofthe l2 parcels in this small exception land section contain homes and three of the five vacant
parcels are owned by the Port of Ponland and are located in the runway protectron i.one lbr thc Hrllsboro
Airport. Land uses prohibited from the runway protection zone include residences ard places olpublic
assembly, such as schools, office buildings, churches and other uses rvith similar concentrations of
people. AII 12 parcels are less than tive acres in size and the average lot size is 2.3 acres.

The resource land component is high-value farmland and is part of a larger expanse of lzrge parcel
farmland that extends north to Highway 26 and to the west for a nurrber ol miles. Urbanization of this
area would have a high impact on adjacent agncultural activities. 'l'hree of the resource land parcels are
owned by the Port of Ponland and are located in the runway protection zone for the Hillsboro Airpon
There are no existing Iarge diameter sewers in the area. Thus extensrve downstream improvements or
construction of new sewers through a developed residential area is required to provide service. Due to the
fact the exception land portion is highly compronrised with single -tanrily homes, a total of five parcels
(113 acres) are in public ownership within the runway protection zone, sewer services are dillicult and the
resource land is Tier 5 farmland, this portion of the study area is not recommended for further
consideration.

STUDY AREAS MEETING AT LEAST ONE LOCATION FACTOR
The following areas meet at least one ofthe location factors (within two miles ofan interclrange or one
mile from existing industrial uses) but are not been recommended for inclusion in the UGB lbr industrial
use. The reasons for exclusion are discussed in detail by area.

Gresham
This area ofTier 3 resource land and exception land is within one mile of a planned industrial land area
(Springwater) that is identified on the Title 4 Emplo).rnent and Industrial Area map. Most of the land that
is adjacent to the UGB is the Tier 3 resource land. Overall the area is highly parcelized with a very high
percentage olparcels less than five acres (80 percent) and less than l0 acres in size (91 percent). The
average lot size is just over 4 acres and 73 percent contain homes, The majority of the developed parcels
are al6ng the main thoroughfares of SE Oriint Drive, SE Dodge Park Blvd., SE Chase Road, SE 282"d

Avenue and SE 102"d Avenue. As a result there are five dispersed mostly undeveloped areas nnging in
size from 40 to 230 gross acres composed oflarger parcels (see Greshanr Map l) Area 3 (40 gross acres,
two owners) and Area 2 (69 gross acres, five owners) are one mile and three quarter miles respectively
from the current UGB.

It would not be economically feasible to extend services these distances for such a small amounl of land
and extending such a long cherry stem is not good urban fomr. Area 4 ( 192 gross acres, 24 owners) is one
quarter mile from the current UGB that includes the recently added Springwater industrial area. The City
of Gresham has initiated an infrastmcture master plan for this area with an expected completion date of
l8 months. Area 4 is Tier 3 resource land, contains numerous propeny owners and is constrained by
surrounding residential uses and environmental resources along Johnson Creek that reduces the t'easibility
of consolidating parcels and constructing a new industrial neighborhood Area I (230 gross acres, 33

owners) is adjacent to the UGB and is mostly Tier 3 resource land. It contains numerous proPerty owners,
is adjacent to established residential developmeDt inside the UCB and is constrained by envirotultental
resources along Kelley Creek, which flows through the center, reducing the feasibility ofconsolidating
parcels ard constructing a new industrial neighborhood. Area 5 (144 acres, I I owners) is Tier 3 resource
land and is adjacenr ro the UCB that includes the recently added Springwater induslrial area. As noted
above the City of Gresham has initialed an infiastructure master plan for this area with ar exPected
completion date of l8 montls. Johnson Creek flows through the mrddle oithe area, essentially lbmlng
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two smaller areas. The study area is home to tluee schools and is heavily involved in agricultural activity.
lnclusion of this study area could negatively affect the schools and would have a high impact on adjacent
agncultural activities Ufuanization ofthe study area, except for Area I noted above, would be
inconsistent wrth the proposed intergovemnrental agreement berween Multnontah County and the ('ity ol-
Gresham that identifies SE 282"0 Avenue as a rural/urban edge nanagement area to preserve the nursery
land to the east. For the reasons mentioned abovc related to Tier 3 resource land, distance to thc currerrt
UGB, conrmitted uses on snraller parcels and environmental resource constraints, this area is not
recomrnended for lunher consrdcratron.

Boring
This area of Tier 3 & 5 resource land and exception kurd is within one mile ofa planned industrial land
area (SE 242'd Ave, Damascus exparsion area) that is identified on the Title 4 Employment and Industrial
Area map. Overall the area is highly parcelized with a very high percentage olparcels less than five acres
(81 percent) and less than 10 acres in size (95 percent). The average lot size is 3.8 acres and 7l percent
contain homes. The majority of the developed parcels are along t}re main thoroughfares ofHighway 212.
SE Orient Dnve, SE Revenue Road, SE Brooks Road. SE 282"d Avenue and SE 312'h Avenuc as wcll us

in the communiry ofBoring. As a result there are three dispersed mostly undcveloped rreas ranging irt

size from 129 to 33'7 gross acres composed of larger parcels (see Boring Map I ). Area I ( 129 gross acrcs.
l5 owners) is Tier 3 resource located on the north side ofHighway 212 and is contiguous to the current
UGB. Over three quarters of the area is constrained by existing development, Title 3 resources and slopes
greater than 10 percent. As a result this area provides 24 net buildable acres olland for industrial
developmenl. Area2 (337 gross acres, l8 owners) is Tier 5 resource land and exception land that
straddles Highway 212 between the community of Boring and Highway 26. The exception land portion
totals 58 acres between l3 property owners and is located south ofHighway 212 near the junction with
Highway 26.

The majority of the resource land is north of Highway 212 and includes the John Holmlund Nursery
headquanen. This area is approximately two miles from the current UCB line that includes the Damascus
expanslon area. It would not be economically leasible to extend services this dist:urce tbr a relatively
snrall amount of land and extending such a long cherry stem is not good urban fbmr. Area 3 (270 gross
acres, 22 owners) is Tier 5 resourci land that straddles Highway 26 in the vicinity of SE 282"d AvenLre.
The area is approximately 1,000 feet from the currcnt UGB of the recently added Springwater industrial
area that extends between Highway 26 and SE Telford Road.

As noted previously the City of Gresham has initiated an infrastructue master plan for this area with an

expected completion date of l8 months. Over forty percent of the area is constrained by existing
development, Title 3 resources and slopes greater than l0 percent. As a result this area provides 158 net
buildable acres of land for industrial development. The Oregon Department of Environmental Quality
Three Basin Rule requires that all wastewater generated from this entire study area will need to be

transported to the Willamette River or Coluntbia River for discharge. lhe existrng Bonng reaurtent plattl
cannot be expanded and Clackamas County plans to pluse out the plant and connect to the system as it
extends east from the Damascus expansion area. For the reasons mentioned above related to Tier 5

resource land, committed uses on small parcels and distance from existing sewer services and otller
constraints. this area is not reconmended for further consideration.
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Noyer Creek
This area of Tier 5 resource land and exception land is within one mile of a planned industrial land area
(SE 242"d Ave, Damascus expansion area) that is identified on the Title 4 Employment and Industrial
Area map. Three hundred and seventeen acres of the total 381 acres is resource land, the niajority ol'
which is the Leo Gentry Nurcery. The portion of the study area along SE Bartell Road is exception land,
is 34 acres in size and contains eight parcels, all of which have homes. This sntall area is not contigLlous



The Oregon Department of Environmental Quality Three Basin Rule requires that all wastewater
generated from this entire study area will need to be transported to the Willamette fuver or Columbra
River for discharge. Currently there are no sanitary sewers in the imn.Iediate area and service is to be
provided by the system that is to be extended to serve the Damascus expansion area to the west and north
For the reasons mentioned aboye related to Tier 5 resource land, corrrmitted uses on small parcels, the
great distance from existing sewer services and potential negative impacts to the school, this area is not
recommended for further consideration.

Oregon City South
This area of exception land and a small amount ofTier 4 resource land is withirr one mile of a planned
industrial land arca (S Beavercrcek Road) that is identilied on the Title 4 Employment and Industrial Area
nrap. Overall the study area is highly parcelized with a very high pcrccntage ol'parcels less than five
acres (83 percent) and less than l0 acres in size (94 percent). 1'he average lot size is 3.9 acres and 88
percent contain homes. Less than half (3.1 percent) ofthe total larrl area Is considered vacant and
buildable. The nrajority of the developed parcels are along S Thayer Road, S Maplelane Road. and S

Waldow Road. As a result there is one mostly undeveloped area. However. it contains numerous power
lines that run to and from a 34 acre Ponland Ceneral Electric substation. The high level of committed
uses, the small parcel sizes, and the PGE infrastructure reduces the economic feasibiliry of consolidating
parcels and creating a new industrial development. The Oregon City School Distnct owns a 55-acre
parcel ofTier 4 resource land that is partially in agncultural production. This parcel along with the 26-
acre parcel to the north that is also partially in agncultural production makes up the resource land in the
study area. These two resource land parcels are located in the very northeast comer of the study area.
Sewer services would require a new trunk line to the existtng 48-inch collector at Highway 213 and
Abemathy Road and upgrades to the Tri-Cities plant. The study area is not cor'ltiguous to the Oregon City
liniits, which may prove problematic for Title 1l planning. For the reasons nrentioned above related to
conxlitted uses on small parcels, existing PGE infrastructure, sewer service difficulties and possible
difliculties with Title l l planning, this area is removed llonl further consideration.

Borland Road South
This area of three separate exception land sections is within rwo rriles ofa selected interchange on
Interstate 205. Overall the entire study area is highly parcelized with a very high percentage of parcels
less than five acres (80 percent) and less than 10 acres in size (98 percent). The average lot size is 3.2
acres and 97 percent contain homes. Less than half (45 percent) of the total land area is considered vaca
and buildable, The majority of the developed parcels are along SW Ek Road, SW Borland Road, and SW
Jotutson Road and SW Tualatin Loop. As a result there is no large mostly Lrndeveloped area u'ithirr the

three study area sections. The high level olcommitted uses and the small parcel sizes reduces the
economic feasibility ofconsolidating parcels and creating a new indusrial development. The Tualatin
River separates the three study area sections from the UGB and each other. Thus numerous river
crossings are required to provide urban services as there are no sewer or water services currently in the
study area. There is no direct access to the study area from the City of West Linn, which may prove
problematic for Title I I planning. For the reasons mentioned above related to committed uses on small
parcels, urban service difficulties and possible difficulties with Title I I planning, this area is not
recourmended fbr flurther consideration.
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to the main study area. A second exception land area is located easl of SE 232"d Avenue, is 29 acres in
size and contains five parcels, all of which have homes. This area is contiguous to the UGB at the
southem edge ofthe Damascus expansion area. The high level of committed uses and the small parcel
sizes within tiese exception land areas reduces the economic feasibility ofconsolidating parcels and
developing a new industrial development. The resource land portion ofthe study area totals 317 acres iu
18 parcels, with only nine property ownen including the Gresham Barlow School District that owns the
19,S-acre Deep Creek Elementary School site.



Norh'ootustalIord
This area ofexception land and a very small amount ofTier 2 resource land is within wo nriles ol'
selected interchanges on Interstates 5 & 205. Overall the study area is highly parcelized with a very high
percentage ofparcels less than five acres (80 percent) and less than l0 acres in size (99 percent). The
average lot size is 3.9 acres and 86 percent contain homes. A linle over half(59 percent) olthe total land
area is considered vacant and buildable. The developed parcels are evenly drspersed throughout the study
area and the majonty ofthe homes are located in the center ofthe parcels. As a result there is one mostly
undeveloped area located off of SW Stafford Road in the southem portion of the study area
(Norwood/Stafford Map l). Area I is 132 acres ofexception land in 2l parcels w'ith l4 proPcny o\r'ners
and is somewhat consfain€d by existing development, Title 3 resources and slopes greater than l0
percent. As a result this area provides 93 net buildable acres of land fbr industrial development. 'l'he arca
currently does not have urban services. This area is over fwo miles from interchanges on I-5 & 205 and is
at a minimurn of 1.25 to 1.5 miles from urban services in the Ciry of Wilsonville or the City of 'fualatin.

It would not be economically feasible to extend services these distances for such a srnall annunt ofland
and extending such a long cherry stem is not good urban form. The area is isolated tiom nearby cities by
I-5 and I-205, which would be problematic for Title I I planmng. For the reasons mentioned above related
to committed uses on small parceb, urban service difficulties and difliculties with Title I I planning, this
area is not recommended for further consideration.

llilsonville South
This area of Tier 5 resource land and exception land is within two miles ola selected interchange on
lnterstate 5. Overall the area has a high percentage ofparcels (84 percent) less than l0 acres in size.'lhe
average lot size is 7.9 acres and 73 percent contain homes. Less than half (49 percent) of the total land
area is considered vacant and buildable. The largest parcel ( 142 acres) is owned by Clackamas County
and houses the Oregon State University North Willamette Research and Extension Service facility. The
t-angdon Farms Golf Club comprises a 173-acre site composed of l2 parcels. Both ofthese sites are

considered developed under Metro's land productivity methodology.

The study area contains three sections of exception land. The first exception land area is west of hlterstate
5, is 3J acres in size with 9 parcels. Tluee of the parcels totaling 4.5 acres do not contain homes, one o1'

which is owned by the Oregon Departntent of Transportation. The second exception land area ts sorttll ol'
NE Miley Road in the top center portron of the study area. This area is 69 acres rn srze u'ith 69 parcels, ol-

which all but three have homes. The tkee yacant parcels (lJ acres) are under the sanre ownership as an
adjacent parcel that does contain a home. The l0-acre vacant parcel currently has some agrtcullural
activiry. The third exception land area is in the northeast comer ofthe study area, nonh of NE Browndale
Fann Road. This area contains 95 acres in 33 parcels, of which all but tbur have homes. Three of the tbur
vacant parcels are under the sanre ownership as an adjacent parcel that does contain a home. 'Ihe total
acreage of the four vacant parc€ls is 6.2 acres. The high level of commined uses and the small parcel sizes
of hese exception land areas reduce the economic feasibility of consolidating parcels and creating a new
industrial development. As expected almost all of the developed area is in the exception land sections imd
the golf club. This results in two areas of mostly urldeveloped parcels that abut the State agriculturrl
facility (Wilsonville South Map I ), Area 1 is Tier 5 resource land that totals 327 acres with cight propcny
owners. The area contains a small amount of developed land and minimal environmental resources tlut
results in 296 acres of buildable land. Area 2 is also Tier 5 resource land that totals 175 acres with two
property owners, one of which owns 1.6 acres and the other the remaining 1 73.4 acres. This area also
contains a small amount ofdeveloped land and minimal environmental resources that results rn 166 acres

ofbuildable land. Both ofthese areas are extensively involved in agricultural activities artd urbar.ri:ation
of these areas would have a high impact on adjacent agncultural activities to the south.
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The City of Wilsonville has determined that it would need to provide new water and sewer lines across

the Willamene River to meet the demands of the entire study area. There nray be other options to provide
service but these may also require extensive upgrades to the existing system. For the reasons mentioned
above related to committed uses on snrall parcels in the exception land areas, urban service difliculties,
Tier 5 resource land and negative impacts to adjacent agricuhural areas, this area is not recomnrended tbr
further consideration.

Brookman Road
This area of Tier 4 & 5 resource land and exception land is within two miles of Highrvay 99W. Overall
the study area has a high percentage ofparcels (88 percent) less than l0 acres tn size, the average lot size
is 6.4 acres and 75 percent contain homes. Twenly-seYen percent ofthe total study area acreage is
environmentally constrained under cunent Title 3 regulations and/or slopes greater than l0 percent. Just

over half (52 percent) of the total land area is considered vacant and buildable. Alnrost all ol the
developed parcels are located on either SW Brookman Road, SW Middleton Road, and Old Highway
99W. As a result there are tkee areas of mostly undeveloped parcels distributed in the three main study
area sections (Brooknan Road Map I ). Area I is located west of Highway 99W, is 102 gross acres in size
with nine property owners, and is somewhat constrained by existing development, Title 3 resources atd
slopes greater than l0 percent. As a result this area provides 87 net buildable acres of land lbr industnal
development. The area is Tier 5 resource land except for the four westem most parcels that are exception
land ard total 22 gross acres.

Almost the entire area is involved in agncultural activity and thrs tamrland is part of a larger segntent of
active lannland that stretches to the west and to the north. Urbanization of this area would result in an

increase in vehicle nliles traveled along Highway 99W and SW Chapman Road, which could negatively
affect the agncultural areas to tlle west and north as well as the commercial district along Highway 99W
inside the UGB. Area 2 is located south of SW Brookman Road along SW Middleton Road and SW
Labrousse Road. tt is 146 gross acres in size, contains 3l parcels owned by 24 property owners, and is
mostly exception land. There are two parcels of Tier 4 resource land that total I I .3 acres in southeast
comer of the area. The area is very constrained by existing development, Title 3 resources and slopes
greater than I0 percent. As a result this area provides 63 net buildable acres ofland for industrial
development. Area 3 consists of one 54-acre parcel ofTier 5 resource land that is located south of SW
Brookman Road. This parcel is very constrained by existing development, Title 3 resources and slopes
greater than l0 percent. As a result this area provides 25 net buildable acres of land for industrial
development.

The entire study area is located adjacent 1o the land that was included in the UGB in 2002. Thus existrng
urban services are at a minimum 0.25-rnile away. The City of Sherwood has indicated that providing
services to the 2002 exparsion area will require considerable improvements to the current systen and any
additional land would compound the difliculty in providing services. For the reasons mentioned above
related to conslrained land in the exception land and resource land areas, Tier 5 resource land and
negative impacts to adjacent agncultural areas, and additional difficulties in providing urba.n services, this
area is not recommended for further consideration.

Sheneood Wesl
The study area of Tier 4 & 5 resource land and exception land is within two milcs of I lighway 99W. 'Ihc

study area is divided into three sepa.rate sections, two of which are grouped together and are

approximately 1,000 feet from the third section. overall this study area has a t'airly high pcrcentage ol
parcels (70 percent) less than l0 acres in size, the average lot size is 6.4 acres and 59 percent corltair]
honres. Over half (67 percent) of the total lard area is considered vacant and buildable and the developed
parcels are evenly distributed throughout the area. The southem portion of the study area consists of two
separate sections that contain both Tier 4 and 5 resource land and exception land (Sherwood West MaP
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I ). In one section is Tier 5 resource land and exceptron land that are adjacent to the UGB, wlth the
resource land (l l7 goss acres) north of SW Krugger Road and most of the exception land ( l0l gross
acres) to the south of SW Krugger Road. A portion of the resource land is currently in agricultural
production. The exception land is somewhat constrained by constrained by existing developnrent, Title 3

resources and slopes greater than l0 percent, As a result this section of the southem porlion of the study
area provides 169 net buildable acres of land for industrial development. The second sectiott of the
southem portion is approximately 0.5 mile lrom the UGB further west along SW Krugger Road. 'fltis

snrall 57 acre section contains 38 acres ofTier 4 resource land and 19 acres ofexception land that is
intemrixed. The area is somewhat constrained by existing development, Title 3 resources and slopes
greater than l0 percent, As a result this portion ofthe area provides 29 net buildable acres ol'larrd lbr
industrial development. [t would not be economically l'easible to extend services 0.5 mile past thc 'l icr 5

resource land for such a slnall amourt of c'xception and I ier 4 land and exterding a chcry stcttt rlocs ttot
result in good urban form. The northem portion of the study area, totaling 86 gross acres contains
exception land to the north of SW Edy Road and Tier 5 resource land 1o the south of SW Edy Road. Both
the Tier 5-resource land portion and the exception lard ponion are constrained by existing developntent,
Title 3 resources and slopes greater than l0 percent. As a result this northem portion ofthe study area

provides 53 net buildable acres of land for industrial development. The exception land portion is over %

nrile from existing urban services and one quarter mile from land that was added to the UGB in 2002. lt
would not be economically feasible to extend services one quafler mile past the 2002 expansion area for
such a small amount of land and extending a cherry stem does not result in good urban form.

The nrajority of the land adjacent to the entire study area that is inside the UGB is currently or cxpcctcd to
be devebped for residential purposes. Urbanization ol this area could increase the existing traftic level on
Highway 99W in the five comers area of Sherwood prior to the construction of the filture I-5 to 99W
connector. Twenty-seven percent of the total study area acreage is environmentally constrained under
current Title 3 regulations and,/or slopes greater than l0 percent. For the reasons mentioned above related
to constrained land in the exception Iard and resource Iand areas, Tier 5 resource land, urbarl fbnn,
negative impacts to adjacent residential areas, and transportation impacts, this area is not recommended
for further consideration.

Hillsboro South
This area ofTier 5 resource land is classilied as high value famrland and is within two nriles ofTualatin
Valley Highway. The study area is essentially composed to two separate areas based on parcel sizes
(Hillsboro South Map l). Area I is composed of two parcels of200 and 270 acres in size that are in
agnculnrral production, with one propeny owner. A ma.lority ol'the area adlacent !o the east tnstde thc
UGB is in residential development. Area 2 contaiDs the remainrng 121 acres in 22 parcels with l6 owners.
Fifteen of the 22 parcels are less than 10 acres in size and l2 of those are less than five acres and are
located in one small pocket of residential use on the westem of the area. Area 2 is somewhat constrained
by existing development, Title 3 resources and slopes greater than l0 percent. As a result this section
provides 226 net buildable acres of land for industrial development. The adjacent land to the east of this
section was added to the UGB in 2002 and is to be developed for residential purposes. The land further to
the east is extensively developed with residences. There are no existing sewer services adjacent to thc
entire study area that can provide gravity service. Thus extra territorial extensions through resoLrrce land
or extensive inflastructure is required to provide service, which is dit'licult for the service provider to
construct. The vast majoriry ofthe study area is not contiguous to the curent city limits, which rnay prove
problernatic for Title I I planning. For the reasons mentioned above related to constrained land, Tier 5

resource land, and negative impacts to adjacent residential arcas, this area is not recotl'ulended lbr lLrnhcr
consideration.
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Forest Grove Wesl
This Tier 5 resource land study area is classit'ied as high-value l):rrland and rs within two miles of
Tualatin Valley Highway. The area consists of pockets ol'srnall parcels that contain residences, many ol'
which are associated with adjacent large-scale agricultural activities. This area is pan of a larger expanse
of agncultural land that extends east to the City of Hillsboro crty limits and north to Highway 26.
Urbanization of the study area would have a high impact on ad.jacent agnculnral activities in this large
farming comrnunity. Adjacent to the south is an established residential neighborhood, additional lald
planned for residential use, and the Forest Grove High School that could be negatively impacted by
increased traflic flow. The vast majority oflthe study area is not contiguous to the current city lintits,
which may prove problematic for Title I I planning. For the reasons mentioned above related to Tier 5

resource land and negative impacts to adjacent agricultural and residential areas, this area is not
reconrmended lor funher consideration.

STUDY AREAS EXCLUDED DUE TO ADDITIONAI- ANALYSIS
The following areas meet both ol the geographic factors but have not been reconrmended for incluion ttt

the UGB for industrial use. They were not deemed suitable for industrial use due to parcelization,
constraints due to exrsting development pattems, location ard extent of natural resources, servicing and
urban form and./or negative impacb on agricultural uses.

Oregon City North
This area of Tier 3 & 5 resource land and exception land is wittun two miles ofan intercharge on
lnteBtate 205 as well as within one rnile of industrial lard that is identified on the Title 4 Enrplo),rnent
and Industrial Area map. Overall the area is parcelized with a high percentaBe ofparcels less than five
acres (74 percent) and less than l0 acres in size (90 percent). The average lot size is five acres and 74
percent contain homes. A little over half(61 percent) ofthe total land area is cousidered vacant ard
buildable. The study area is composed of tbur sections of land separated into hvo distinct east west
segrnents that are separated by approximately 1,000 feet. The east segment (Oregon Clty North Map I ) ts
not contiguous to the UGB and contains 55 acres of exception land in Area I that has nine homes on I I
parcels. Area I is somewhat constrained by existilg development, Title 3 resources and slopes greater

than l0 percent. As a result this section provides 30 net buildable acres ofland for industrial
development. Area 2 contains 285 acres ofTier 5 resource land in l7 parcels with l2 owners and homes.
This area is also somewhat const-ained by existing development, Title 3 resources and slopes greater than
l0 percent. As a result this section provides l9l net buildable acres of land for industrial development,

The eastem section is approximately 1.25 miles from the current UGB via S Forsyth Road. It would not
be economically feasible to extend services 1.25 miles past the westem segnent of the study area for thts
relatively small amount ofbuildable land and extending such a long cherry stenr does rrot result in good

urban fomr. The west segment (Oregon City North Map 2) contains 54 acres ofTier 3 resource land in
Arca I that is the only portion that is col'ttiguous to the UGB and would be needed to provide services to
the remainder of the area. Area 3 contains 52 acres of Tier 5 resource land in seven parcels with six
homes and owners in the top portion of the west segment. The remaining portion of this segment contains
81 parcels that total 280 aciei ofexception land in Area 2. Eighty percent ofthe parcels are less than fivc
acres in size and 75 percent of the parcels have homes. The developed parcels are evenly dispersed along
S Forsythe Road, S Brunner Road and S Highland Road, which results in no mostly undeveloped areas in
Area 2. This area is also somewhat constrained by existing development, Title J resources and slopes
greater than l0 percent. S Forsythe Road is the only road that connects the UGB to the west section of thc

study area. Thus urban services ca:r only be extended through this one section of Oregon City on S

Forsythe Road that travels uphill through an existing neighborhood. For the reasoB mentioned above
related to Tier 5 resource land, committed uses on small parcels, urban form, and negative impacts to
adjacent residential areas due [o one access route, this area is not recour-mended lbr tirrthcr consideratiorl.
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Forest Grove East
This Tier 5 resource land study area is classified as high-value famrland and is within wo miles of
Tualatin Valley Highway as well as within one mile of indusmal land that is identified on the Title 4
Employment and lndustrial Area map. The area consists ofpockets of small pzucels that contaitt
residences, many of which are associated with adjacent large-scale agricultural activities. This area is pan
of a Iarger expanse of agnculnual land that extends to the east to the City ol Hillsboro city limits, to the
north to Highway 26 and to the west in the Forest Grove West study area. Urbanization of the study area

would have a high impact on adjacent agncultural activities in this large farming community. There is a
linear swath ofenvironmental resources on the north side ofHighway 47 that could impact the ability to
provide services to lhe area (Forest Grove East Map I ). The vast majority of the study area is not
contiguous to the curent city lirruts, which nlay prove problematic for Title I I planning. For the reasotrs

mentioned above related to Tier 5 resource land, negative impacts to adjacent agricultural areas,

environmental impacts that may impact urban services and Title I I planning, this area is not
reconxnended lor further consideration.

DISCUSSION OF SUITABLE ALTERNATIVES ANAI-YSIS AREAS
The lbllowing is a discussion of the individual study areas that are recomntended lbr tnclusion in the

UGB lbr industnal purposes. The descriptions include unique tacts that pertaur to these areas showtl on a
map titled the Chief Operating Officer's reconmendation in Attachment 3. A summary of the aggregation
and suitability factors follows thrs discussion.

Wilsonville East
This 641 gross acre portion ofthe Wilsonville East study area is located within two miles ofan
interchange on lnterstate 5 and a portion of the area is also within one mile ofan existing industnal area
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Beavercreek
This one 63 gross acrc parcel in the Beavercreek study area is located adjacent to the land that was

inctrded in the UGB in 2002 for industrial purposes ard is designated on the Title 4 Employment utd
Industrial Area map. This Tier 4 resource land parcel contains the remaining portiotr of the Oregon Clfy
Golf Club that was not included in the UGB in 2002. The City olOregon City, along wit}r the property
owners of the land included in the UGB in 2002, is currently in the process of completing the f itle I l
plaruring for the area tlmt includes a ponion of the Oregon City Golf Club. Including this parcel rvill
illow the 2002 industrial land exparsion area to be planned more eliiciently and logically, as the entirc
golfcourse operation will be included in the Title I I planning process. For the reasons mentioned above

ielated to the UGB splitting an existing golfcourse and an efficient and comprehensive Title 1l plannrng
process, this 30 net buildable acre parcel is recommended for f'urther consideration.

Borland Road North
This 575 gross acre portion of the Borland Road study area is located adjacent to an interchange on
lnterstate r05. This portion of the study area is south ofthe Tualatin River, entirely exception land and rs

contiguous to the UGB and the City of Tualatin city limits. Urban services will bc provided by the ('ity
of Tualatin and infrastructure improyements will be needed to alleviate impacts to the existing systelrr.

This area contains land that is the topographic low point for a portion of the geater Stafford/Rosenlont
basin and any urban services that are planned lor this expansion area urust takc into account the llture
needs of the entire basin. This will allow for the funrre urba.nization ofthe entire basin in an eftlcient and
logical plarured manner that will result in the desired urban fomt. lnterstate 205 and the Tualatin River
buffer the expansion area liom existing agriculnrral activities, thus urbanization would have little impact
on adjacent agricultural activity. For the reasons mentioned above related to the entire area being
exception lard, the availability of urban services, the minimal inrpact on adjacent agncultural activities
and ihe opporunity to comprehensively plan the entire basin, this 164 net buildable acre portion of the

study area is recommended for funher consideration.



designated on the Title 4 Employrrent and lndustrial Area map. The area is located south ol'SW Elligsen
Road on both the east and west sides of SW Stafford Road and north ol SW Advance Road. The area rs

entirely Tier 5 resource land and is contiguous to the UCB and the City of Wilsonville city linrits. Urban
services are available but ntajor itrfrastructure inlprovements may be needed depending on the type of
industrial user. The area is part ol a larger agncultural conrmunity howevert the Newland ('reek canyon
isolates the area from the ntain component of l'amrland to the east. Thus urbanization may have ar impact
on the small antount of adjacent agricultural activity to the south betweerl the study alea arld tlle
Willamette River. There are th-ree Bonneville Power Administration easements that cross the area that
essentially excludes a large portion ofthe area fronr future residential development. A portion ofthe area

is adjacent to a 2002 residential expansion area that provides the opporlunity for both areas to be planned
and developed in a cohesive ntanner and also allows for the more eflicient urbanization of both sides of
lower SW Stafford Road. For the reasons mentioned above related to the ability to provide urban
services, the low impact on adjacent agncultu-al activify, the impact of the powel line eascnlerlts on
future urbanization for residential purposes, and the opportunity to comprehensively plan the two
expansion areas, this 460 net buildable acre portion ofthe study area is recommended for I'urther
consideration.

Coffee Creek
This 264 gross acre portion of the Coffee Creek study area is located within fwo miles o1'an interchange
on lnterstate 5 as weil as within one mile ofan existing indusfial area designated on the f itle 4
Employment and lndustrial Area map. The area stretches from just north of SW TonqLrin Road, south to
SW Grahams Ferry Road west of the Coffee Creek Correctional Facility. The westem edge of this
expansiol area is the extensive floodplain that is along Coffee Lake Creek. The area is entirely exception
land except for one parcel of Tier 4 resource land (4.6 acres) at the very northem edge. The small portion
north of SW Tonquin Road was origrnally in the Quarry study area but is included in the Coflee Creek
exparsion area due to its close proximity to the Coff'ee Creek area and the % mile separation liom the
remainder of tle Quarry expansion area. The parcels that contain the l)oodplain were included in their
entirety so the UGB would not split parcels. 'fheretbre there is a considerable amount of acreage within
the area that is constrained and is not expected to develop. This floodplain area is part ol a larger narural

resource comdor and inclusion of this ponion in the expansion area provides the opponunity to examine

additional protection measures or open space uses through the Title I I planning process. The southem
portion of this expansion area is located adjacent to the west ofa 2002 iudustrial land expansion area,

which will allow the two areas to be planned and developed in a cohesive manner, also through the Title
l1 process. Currently sufficiently sized water and sewer lines are available to service the 2002 expansion
area. Additional upgrades may be needed to service this southem portion of the expansion area. Urban
services also currently extend to the Coffee Creek Correctional Facilityi additional r:pgrades to fiese
services nray be needed to service the remainder of the expansion area. This portion of the study area is

isolated from agricultural areas by the UGB and environmental resources, thus urbanizltion will have no
impact on adjacent agrbultural activity. For the reasons mentioned above related lo tlle arca bcing alnlost
entirely exception land, the oppomrnity to comprehemively plan the two expansion a-reas, the ability to
provide urban services and the low impact on adjacent agncultur.rl activity, this 97 net buildable acre

portion of the study area is recommended for further consideration.

Quarryi,i. 35+ gro.. acre porrion of the Quarry study area is located within two miles of Highway 99W as well
as within one mile of an existing indtstrial area designated on the Title 4 Employment and Industrial Area
map. The area is located south of NE Oregon Street and SW Tualatin Sher$'ood Road between SW
Tonguin Road and SW 120'n Avenue. The area is entirely Tier 4 resource land except for one-half of one

parcel in the very northeast comer of the expansion area that is exception land. Inlrastnrcture
improvements ,i".,"aaraury for both water and sewer services and tlte exact city servicc boundaries
between the cities ofTualatin and Sherwood need to be determined. Thrs area is adjacent to a 2002
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industrial land expansion area, in which the City ofTualatin is currently involved in the Title I I plannirtg
process. A portion of this area may be included in that process. Urbanization ofthis expansion area rvould
have no impact on adjacent agnculnrral activity as non-agriculturul lands surround the area. There ts very
small amount of environrnental resources wiliin the expansioll area thus urbanization will have a nttnor
impact on environmental resources. For the reasons menlioned above related to the ability to Provide
urban services, the possible opportunity to comprehensively plan a ponion of the area with the previous
expansion area, and the low impact on adjacent agricultural activity and environrnental resources, this 236
net buildable acre portion of the study area is recommended for further consideration.

Cornelius
This 206 gross acre portion ofthe Comelius study area is located within two ntiles ol'the Tualatin Valley
Highway as well as within one mile of an existing industrial area designated on the -fitle 4 Emplo)'ment
and Industnal Area map. The area is located on the north side ofthe City of Comelius, north ofCouncil
Creek between NW Comelius Schefflin Road and NW Hobbs Road. NW Hobbs Road also fomrs the
northem boundary of the eastem portion of the expansion area. The area contains two exception land
segments on the east and west ends with a 43 acre Tier 5 resource land segnrent in bet\1een. The C ity of
Comelius currently has sufficienl urban services adjacent to the south to meet the needs of the expansion
area. The twG.parcel resource land portion of the expansion area provides for the efficient looping of
urban services between the two exception land areaS and is the minimum amount of resource land
necessary to accomplish this service provision efficiency requirernent. For the reasons mentioned abovc
related to the majonty ofthe area being exception land, the ability of the City of Comelius to provide
urban services, and the portion of resource land is needed to provide efficient urban services, this 9l net

buildable acre portion ofthe study area is recommended for further consideration.

Damascus
This 102 gross acre study area is located within one mile ofa planned industrial area (Damascu)
designated on the Title 4 Employment and lndustrial A.rea map. The area is located south Highway 212

and east of SE Keller Road and is entirely Tier 4 resource land. The area is cunently included in the
secondary study area of the Damascus/Boring ConceF Plan and can easily be transferred into the primary
study area, allowing for the comprehersive planning and development ofurban services for both
expansion areas. Thts industrial land area will provide additional employment for the plarmed Damascus
Town Center a short one-half mile away. Forested land and the Richardson Creek canyon isolate the area

from the larger area of farmland to the south and southeast, thus urbanization would have a minimal
impact on adjacent agncultural activity. Urbanization will also have a minimal inrpact on natunl
resources dui to the minimal amounl of natural resources within the expansion area. For the reasons
mentioned above related to the area currently being in the secondary study area of the Damascus/Bonng
Concept Plarl the opponunity to comprehensively plan this area in conjunction with the Damascus Town
Center area, and the mininral ilnpact on adjacent agricultural activities and environmental resources. tl'tis

69 net buildable acre portion of the study arca is recommended lbr l'urlher consideratiott

Tualatin
This 646 gross acre study area is located within two miles of an interchange on lntenjtate 5 as well as

within one mile ofan existing industrial area designated on the Title 4 Enrplo).rnent and Industrial Area
map. The area is located between the cities ofTualatin and Wilsonville west of Interstate 5 and is entirely
exception land. The cities ofTualatin and Wilsonville will be the service providers although the exact
service boundaries need to be determined. lmprovements and extensions ofthe water and sewer lines,
both inside ard outside the UGB is to be expected. The area is sunounded by non-agncultural uses

therefore there will be no impact to adjacent agncultural activlty. The majonty of the envilonmental
resources are concentrated in the central ponlon of the area, which facilitates resource protectlon under
normal development scenarios and reducis the overall impact on the resources. For the reasons mentioned
above related to the area being entirely exception land, the ability to provide urban services, no inrpacts
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on adjacent agricultural activities and the ability to reduce impacts to the eDvironmental resources, this
339 net buildable acre portion of thc study area is recomntended tbr tirrther consideration.

Helvetia
This 249 gross acre ponion ofthe Helvetia study area is located witlrin two miles ofan interchange on
Highway 26 as well as within one ntile of an existing industrial area desigrraled on the Title 4
Employnrent and tndustrial Area nrap. The area is located north of NW Jacobson Road, west ol'NW
Helvetia Road and south of NW West Union Road. The area contains 87 acres of exception land and 162

acres of Tier 5 resource land. This portion ofthe Helvetia study area was stand-alone study area 8l rrr tllc
2002 Altematives Analysis Study and the resource land portion was identified as Tier 3 resource land.
Therefore for this determination the resource land is again identified as Tier 3 resource land. Water
services are available in NW Jacobson Road and NW West Union Road. Sewer Services are available in
NW Jacobson Road and along a portion ofthe eastenr edge of the area that should allow for gravity
service. There is a power line easement along the eastem edge of the area that restricts the future
urbanizatiorr for residential purposes. Inclusion of this area provides an identifiable UGB boundary along
NW Helvetia and NW West Union Roads and provides good urban fomr by squaring offthe UGB along
these roadways. In addition, this provides a logical edge fbr the expanse of farmland north of Highway 20
that extends to North Plains. For tlte reasons mentioned above related to a portion ol'the area being
exception land and the fact the resource land is needed to serve the exception land, the ability to providg
urban services, the power line easement that reduces the future use as residential land and the identitiable
UGB boundary that provides good urban form, this I49 net buildable acre ponion olthe study area is

reconunended for firnher constderatrott

ADDITIONAL AREAS CONSIDERED FOR I-]GB EXPANSION
The following area is not reconrmcnded lor inclusion in the UGB but may necd to be considered if thc
Metro ('ouncil elects to change the recol rendation regarding TItle 4.

EYergreen
The 985 acre study area is located within two miles ofan interchange on Highway 26 and is $ithrn one

mile of an existing industrial area designated on the Title 4 Enrplo;tnent and lndustrial Area nrap. fhe
area is located north ofNW Evergreen Road, west of the 2002 Shute Road expansion area, south of
Highway 26. The area contains 355 acres of exception land located along NW Sewell Road on the west

and the portion of NW Meek Road near NW Birch Avenue and NW Oak Drive in the northeast comer ol'
the study area. Befween these two exception land areas is 600 acres of Tier 5 resource land. Adequate
water services are available in NW Evergreen Road and sewer sewice is separated into two sections. The
southeast comer of the area can be served by gravity to two existing lines I,400 feet to the south. Thcre
are no existing large diameter sewers available to Serve the remainder of the area. Thus extenstve
downstream intprovements or construction ofnew sewers through a developed residential area is

required. Overall urbanization of the area would have a moderate impact on adjacent agncultural land to
tht west which could be minimized or increased depending on the amount and location of UGB
expansion. For instance, exception land along NW Sewell Road could provide a buft'er for the-agncultural
land to the west if it remainea outside the UGB and the resource land to the east was included in the

UGB. On the other hand if only a portion of the resource land was included in thc UGB the remainnrg
resource land may have greater impacts, as it would be isolated from the larger lhmring community.
Similarly impacts to environmental resources will vary based on the amount and location ofthe land
included in the UGB. Therefore, depending on the expansion area boundaries and the resulting inlpact to
agricultural activities and enviromlental resources, this area nlay be considered for incluston rn the UGB.

West Union
This 368 goss acre portion of the West Union study area is within 2 miles ot at interchange on Highway
26 and rhe ma1ority of t}re area is also within I mile of nrdusmal land that is idenlrlied on the Title 4
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Employment and Industrial Area map. This section is located generally south of Holcomb Lake and nonh
of NW Wesr Uruon Road, between NW Comelius Pass Road and NW I85'h Avenue . 1'he area is ad.lacert
to the UGB and includes approximately I1.5 acres ofexception land in two small pockets along NW
West Union Road where it intemects with NW Comelius Pass Road (10.8 acres) and NW 185'n Avenue
(0.7 acres). The remainder of this portion ofthe study area is resorrce land that contains ntostly class I
and 2 soils, which when analyzed by itself would be identified as Tier 5 resource land, compared to the
Tier 4 classification for the entire study arca. There is an existing l8-inch water service line in NW West
Union Road. Extensions of the gravity sewer lines to the Rock Creek plant are required to serve the area.

The area is conshained by Title 3 resources and slopes greater than l0 percent, As a result this section
provides 133 net buildable acres of land for indust-ial development. Urbanization ol this portion ol the
study area would have minimal impact on adjacent agncultural activities as the envirorunental resources
isolate the area ftom the agncultural lands to the north. However, urbanization will inrpact this large
enyironmental resource area that includes a Metro Parks and Greenspaces acquisition property. Adjacent
to the south is an established residential neighborhood that is localed in the area between NW West Union
and Highrvay 26 that is not in the Hillsboro city Iimits. Therefore, depending on the resulting impact to
the environmental resources and the overall net buildable acreage desired, this area may bc considered fbr
incluion in the UGB.

UGB-Expansion Areas- Applyitrg lndustrial Land Factors
All o[theproposed UGB expansion areas meet all or the majority of the location and srting factors
(access, proxinrity to other industrial users ard slopes of less than 10 percent) as well as tbllow the
hiemrchy of lands progression described in Goal 14.

Of the three siting and location factors accessibility is a key factor because 70 percent ofthe land need is

for warehouse and distribution 0?e uses or approximately 1,377 acres. The majonty of the recommended
lands will be focused on areas with access to an interchange two miles of l-5, I-84 and I-205. A small
portion of the supply may satisl! a tocalized warehouse and distribution need (50-75 acres), An example
of a localized warehouse and distribution facility is the Stewart Stiles Company that is located m the City
of Comelius in an area that has poor access to major transportation facilities but is successful because it
serves a local market. Small localized uses may choose to locate in various parts of lhe region to sene an

individual user but this cannot be relied on to fulfill the overall warehouse and distribution need.

The following chan compares the recommended sites and evaluates their abrlity to fullill a regional
demand for warehouse and distribution land. Regional warehouse and distribution facilities need to be
located within two miles ofan interchange along l-5, I-84 or I-205. The recomnrended areas ofTualatin,
Quarry, Borland Road North, Coffee Creek and Wilsonville East fulfill 1,270 acres of the 1 ,377 acre
demand fbr warehouse and distribution land.
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Table 5. Com arison of the Ex nsion Areas Accordin Sector \eed and Su itabilit

Aggregation Potential
The following areas have the potential to satisfy the parcel size requtements for warehouse and
distribution, general industrial and tech flex uses. lndustry representatives indicated that warehouse and
distribution uses require a minimum of 20 acres, general industrial requires 25 acres or less and tech tlex
generally requires a range Ilom 50 to 100 acres.

The recomnrended areas were examined for the possibility of forming larger lots to satisfy the parcel size
demand discussed in the Employment UGR. The Employment UGR reported a deficit ()1'8 parcels in the
t0-25 acre range,4 parcels in the 50-100 acre range and 3 parcels in the 100 plus acre range. A similar
rnethodology was applied as discussed in the aggregation study discussed earlier in this report. The 100

acre lot size category is made up of 100 acre parcels lbmred by aggregating tax lots under the sanre

ownership a.nd by forming parcels under multiple ownemhips The Wilsonville East area and Helvetia
have the best potential for fulfilling large lot (50 acres and greater) demand. The recommended areas have
the following aggregation potential:

ation Potential of Rcconrmendcd Areas
EXPANSION

AREAS
l0-25 acres

(Deficit- 8 tax lots)
50-100 acres

(Deficit-.l1 tax lots)
100 plus acres

(Deficit- 3 tax lots)
Danrascus West 0 I (-)

Tualatin l0 0 0

Quarry (p) 3 0 I

Borland Rd N. (p) 5 I I

Beavercreek 1p; 0 I 0
Cof fee Creek (p) 5 0 0
Wilsonville East (p) 5 I 2

Comelius (p) l I 0

Helvetia (p) ) I

TO'I"A.L 33 6 6

PROPOSED POLICY CHANGES
Pan of Metro's review of the UGB includes examining ways to obtain more etficient utilization ol' land
that is currently located inside of the UGB. The proposed Title 4 amendments are one way ol'
denronstrating to LCDC that Metro is achieving additional effrciencies inside of the UCB to mect tlle
need in addition to adding lard. The Metro Council adopted new measures to protecl and ntaintalt) tlle
supply of industnal land for funrre industrial uses in Ordinance 02-9698, adopted December 5, 2002.

'l ablc 6. A r

st I'r.\tl .t't \' l.\( .t'otis
Access Proximitl Slopc

less 10"/u
EXPANSION

AREAS
TOT.4L
ACRES

\u1'
A('RI;S

Srtisf) \l'arehouse/Dist.
I)emand

0I)anrascrrs West r02 69
339'l\urlatin 616
236Quany tp) 354 2-16
lc}4Borland Rd N. (pi 575

6l 30 0Beavercreek. (p)
264 91 97Coflec Creek 1p.t

.160Wilsonville East (p) 611 .+60

0Comelius 1p1 206 9l
219 l.t9 0Hclvetia (p)

3,100 I.635 1,296.TOTAL
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Title,l Industrial and Other Employment Areas regulations were amended in order to increase the
capacity of industrial areas for industrial uses and to encoumge non-rndustrial uses to locate in Centers
and other more appropriate 2040 design ry?e areas. The revisions also created a new 2040 design type
entitled RSIA. The Metro Council adopted a generalized n:ap of RSIAs aIeas. The Title 4 language that
was amended in 2002 requires that the Metro Council delineate specific boLurdaries for the RSIAs derived
from the generalized map by December 31, 2003. Two ordinances were introduced in 2003, amending the
Title 4 regulations and mapping the RSIAs, Ordinance 03-l02lB and Ordirlance 03-1022B. Both
ordinances have been discussed in 20O4 and as a result lhe revisions to the 2002 legislation and ntapping
of RSIAs is included in Ordinance M-1040.

Metro staff, after consulting with cities, counties and other interests, developed a set of factors to consider
in the identification of RSIAs. As directed by Title 4, Metro staff worked with cities and countres ill the
region to apply the facton to designated Industrial Areas within their jurisdictions. Several local
governrnents, Portlalrd, Gresham, Wilsonville and Clackamas Counry, submitted recommended Industrial
Areas for corsideration as RSlAs. Striving for region-wide consistency, Metro staff also aPplied the

factors to areas in cities and counties that chose not to submit candidate areas, The factors are:
. Distribution - Area serves as support industrial land fbr major regional transportation lhcilities

such as marine terminals, airports and rail yards;
. Services - Availability and access to specialized utilities such as specialty gases, triple redr"urdant

power, abundant water, dedicated fire and enrergency response services;
. Ac'cess - Within 3 miles of l-5, I-205, I-84 (within the UGB), State Route 224 (within the UGB);
. ProximiD'- Located within close proxintiry of existing like uses; and
. Prinary Use - Predominantly indLstrial uses.

As referred to in an earlier section on Adopting EfJicienc,- Measures there was testimony that indicated
that there are conflicting opinions regarding the need for large parcels (over 50 acres) and that there
needed to be flexibiliry for dividing larger parcels. Stafl has worked with local govemments and a

subcon.rmittee of Metl.o Policy Advisory Committee (MPAC) to resolve most of the implenentation
issues that have been raised. The recommended changes in 2004 to the Title 4 code represents this work.
The committee discussed the following issues:

. Limiting the size of retail uses that are appropriate in industrial districts;

. Limiting FIRE uses in industrial areas and determining.whether these uses can be distinguished
from other office uses that locate in industrial districts'3;

. Mapping ofRSIA areas and determining whether they should reflect freight access and current
uses ofproperty;

. Providing flexibility within industrial districts due to the changing nature of industrial uses:

. Allowing medical clinics and hospitals in industrial and RSIA areas;

. Classirying raded sector uses and determining their location within industrial districtsl

. Establishing performance standards to maintain freight transpoflation access and movementi and

. Allowing subdivision of larger parcels over tinle.

Stal'f reconxnends that alnendment to Title 4 include a limitation on retail uses fbr single users ol'5,000
square feet in industrial areas and 3,000 square feet in RSIA areas, a perfomrance based transportation
requirement for non-industrial oflices and no specialized allowances for medical and hospital uses in
rnJustrial and RSIA areas. Staff recommends the proposed local jurisdiction RSIA areas bc adopted. Thc
proposed Title 4language is included in Exhibit B and the RSIA map is included in Exhibit c of'
Ordinance No. 04-1040.

l8 FIRE; finance, insurance and real estalc uses

Srall Rcpon to Ordinance No.04-1040
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Another site previously considered for status as an RSIA is the Reynolds Melals site tllat contains
approximately 700 acres located in Multnomah County east of the City of Troutdalc. This brownlield site
ii iunently undergoing remediation and is being considered for redevelopment as an intennodal rail/truck
facility by the Port of Portland and other industrial development. Much of the zrrea is predicted to
redevelop into uses supporting an intemlodal facility although the site has not been re-mediated or sold to
the Port at this time. The site has a number ofphysical impediments such as wetlands, floodplains, BPA
easements and location of transmission lines and substations. Ifthis area does redevelop as an intemlodal
facility it would become a key component ofthe region's transporlation network and an RSIA designation
at that time would be appropriate.

After additional discussion at MTAC and MPAC and conrpletion of analysis by Metro, it was determined
that there was a wide discrepancy between enrployment and industrial areas on the Title 4 map and how
the areas were zoned. For example, in one jurisdiction an area would be designated enrploynrent and in
anotherjurisdiction industrial, with similar allowed uses. What has resulted is a general reluctance by
local govemments to change the underlying zones in industrial areas and a qucstioning ofthe use ofthe
'l'itle 4 map as a guide about where the additional restrictions should ta-ke place.

For this reason stalf recommends accepting the local govemments candidates for RSIAs which generally
Ilt the rule's intent to protect the areas wherc the nrovement of freight is essential shown in Exhibits B
and c as part of ordinance No. 04-1040. A map ofthe RSIA areas is contained in Attachnent 4.

Reg iona I F ra mey'ork P lsn A mendme nls
'lhe Franrework Plan is proposed to be anrended to add policy language to guidc UGB decisions a:rd

ntinimize impacts on the agnculnrral industry. Comments fiom panicipants at the synPosium called
..Agnculture at the Edge" spurred the proposed policy changes. Potential expansion ol'the UGB has

different impacts on nursery operations, famr related businesses and individual op€ration. Changes to
Chapter l, Land Use Policy l.l2 are proposed to provide greater cerlainty for famrers regarding
urbanization and reduce potential conflicts. Stalf recommends removing the reference to south offte
Willamette River at this time until all other potential physical boundaries have been considered tn a
measured and thorough process. There are a number ofpotential edges that could deline the regronal

urbar form such as the Clackamas River, the Multnomah Channel and/or the''fualatin River. The
proposed changes provide the following policy guidance:' . Wh"n cliooring land among the iame soil class consider impacts on comnrercial agriculture, and

. Develop agreements with neighboring cities and counties to protect agriculture.

Srall Rcporr to Ordinance No. 04- 1040
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Mapping of RSIAs
Staffconducted a general assessment ofthe areas on the Emplol'nreltl a d I dustrial Lands Mup and
found that the following areas meet the factors and are also lands that meet the general site and location
criteria for industrial uses. These areas are uniquely situated to take advantage of the region's highway,
rail and port facilities. The majority ofthese areas are located along the freight access routes including
main roadway routes and roadway connectors shown on Metro's Regional Freight Map. This map
identified areas that are critical for freight movement and provides a basis for selection of ti'eight
improvement proJects in the Regional Transportation update completed in 2003. The general locations are

as follows:
. Hillsboro indusfial area, south of Highway 26
. Northwest lndustrial Area, Rivergate, Swan lsland and Columbia Corridor
. Clackamas distribution area around Highway 2l2l 224
. Brooklyn railroad yards
. Wilsonvrlle industrial area
. Tualatin indusu:ial area
. Troutdale industrial area



This change to the Framework Plan is timely because over half of the areas being considered are EFU
lands and a number of the exception areas contain extrenrely productive agricultural uses.

MEETING GOAL I REQUIREMENTS
Goal I : Citizen Involvement, requires formation of a citizen involvement progmm to il.lsure that the
public is involved throughout the land use process. Goal I also requires that planning effons be
coordinated with federal, state, special purpose districts and local govemments.

Metro's public outreach efforts for Periodic Review have consisted of open houses, nteetings, matled
notice, website information and public hearings to reach as many citizens and interesl groups as possible.
Over 65,000 notices were nrailed to property owners, interested parties, trade and advocacy groups to
solicit cornments and receive information from the public on the upcoming decision to amend Metro
policies and expand the UGB. A postcard notice was provided to all propeny owners inside the
recommended areas and those properties located within 500 feet of the proposed expansion areas. A
similar notice was provided to property owners affected by the proposed changes to Title 4. In addition to
these meetings all technical work products were reviewed by the Metro Teclxlical Advisory Comlnittee
(MTAC), the MPAC and the Metro Council in public nretings.

Public Open Houses
Six open houses were held in March and April 2004 throughout the region. The opetr houses provided
project overview presentations and opportunities for individual discussion with staf'f on specific areas

under consideration. Staff received over 800 responses from the public in the fomr of phone calls,
comment cards and emails. These open houses were conducted prior to the release of the Chief Operating
Oflcers recommendation contained in ordinance 04-1040 so that comments and concems could be
included in the recommendation.

Ag ric u I tu ral Sym po s iu m
Metro sponsored a syrnposium called "Agriculture at the Edge" in October 2003 to discuss conflicts
between the agncultural industry and urban areas and to gain a broader perspective of the needs of the
agncultural comnrunity. The symposium provided a forunr for farmers to express coucems regardulg the
loss of land to urbanization, industry needs and challcnges due to traffic, Ioss of water. vandalism and
conflicts between the industrial use of farming and developed residential uses. Several LCDC
Commissioners attended the event as well as the Metro Council. Over 185 people attended the event. l'he
farm community urged the Metro Council to consider thrming as an industry with lard needs and to not
see the land located outside ofthe UGB as a future urban holding zone.

Local G overnment Coordination
The Metro Council met with the Marion County Board of Commissioners in January 20M to discuss the
upcoming UGB exparsion and the location of a study area south of Willanrette River which borders
Marion County. The Commissioners stressed the imponance ofcontinued coordination arld the
importance of maintaining a viable agficultural industry in the valley. A parl of keeping this industry
healthy is limiting urban incursions into land that is productive for agncultural use, the County slated
their opposition to Metro expanding the UCB south of the Willamette fuver.

Local goverrunent coordination has been a continuous effon thoughout the Periodic Review prgect. All
correspondence received from local governments have been responded to in a timely manner ard in
writing. This staff rcport and ordinance will be nrailed to all local elected oflcials in the reglon after to
the hnt reading ofOrdinance No.04-1040 on Apnl 15,2004.

SlalT Report to Ordinance No.04-1040
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Public Hearings
Two series ofpublic hearings are scheduled to provide opportunities lbr citizens and effected parlies to
address the Metro Council. A series ofthree public hearings are scheduled in April and early May to
begin ro take testimony on the contents ofOrdinance 04-1040. A second series olpublic hearing will be
held in May and June to consider possible revisions to the ordinance and to finalize the decision by the
deadline ofJune 30, 2004.

COMPLf,TING PERIODIC REVII]W
In addition to Title 4 revisions and adjustment to the need nLrmbers the following areas are proposed by
rhe Chief Operating Officer for expansion of the UGB to meet the industrial land shortfall of I,575 net
acres. The areas are proposed because they meet the requirements in Goal I4 in the following order: l)
are exception lands that meet the suitability lactors identified for warehouse and distribution, general
industrial a.nd tech flex uses,2) are the lowest quality farmland that nreets thc suitability factors or, 3) arc'

located on higher quality farmland but are necessary to meet the specific need fbr warehouse and
distribution use or tech flex or general industrial uses.

Assigning 2040 Design Types and Conditions
All areas proposed for inclusion in the UGB must be assigned a 2040 design type ofeither Industrial or
RSIA. Concept plaming as required in Title I I of the Functional Plan will detemrine the location and
extent ofrhe boundaries of the industrial areas. All areas 9499p1 Borla:id Road North of205 and 'Iualatin

are proposed to be assigned an RSIA designation. Borland Road North of 205 ald Tualatin areas arc
proposed to be assigned an industrial designation at this time recognizing that these areas contain a

number ofconflicting uses and constraints that may reduce their effectiveness for industrial development.
It is expected that the concept planning for these areas will resolve these conf)icts. In addition general
conditiors will apply to all sites to specify Title I I requirements and some areas may have specific
conditions recommended to address unique issues. Briefly the following specific conditiors are
recommended:. Damascus- include planning for this area into the larger Damascus effort;

. Beavercreek- combine concept plaruring for this area with the adjoining tax lot under the san:e

ownershipi. Wilsonville East- require a bul'fer between adjoining residential uses to the east, designate as an
RSIA: and

. Comeliu- designate as an RSIA;

. Helvetia- designate as an RSIA;. East Coffee Creek and Tualatin- require tinalization of the I-52 99W comector and planning tbr
appropriate industrial edges within these areas, the right of way aligrxnent may defines the City
boundaries for Wilsonville and Tualatin in this area.

The specific conditions are contained in Exhibit F in Ordinance No.04-1040,

KNOWN OPPOSITION
The policy changes to the Title 4 ordinance and nrap address a number of local jurisdiction's concems
regarding the perceived loss of flexibility wifi the application of RSIA regulations. Stat'f was able to
work with local staflto resolve a number of implementation issues as well as address policy concems
over flexibility and uses that are permined in industrial areas. Key stakeholders may still have concems
based upon the regulation ofoflice uses, location ofnredical facilities and size ol'cotlmercial uses that
serve industrial areas.

The proposed changes to the Regional Framework Plan have been supported by a number ofjunsdictions
that have the desire to protect farmland and limit the extent of the growth of the region south of the
Willamette River. These concems stem from perceived impacts on the greater Willamette Valley. Some

StalT Repon lo Ordinance No. 04- 1040
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members of the business community and the Port of Portland have expressed a desire lo consider this area
for industrial development due to its location and access to I-5. Conversely, the issue has been hotly
debated and there is countervailing concem that imposing limits on the urban form ofthe regron should
not preclude a larger more comprehensive discussion that will follow completion of this Periodic Review,

LEGAL ANTECEDENTS
Tirle 4 is part ofthe adopted and ack-nowledged Urban Crouth Management Functional PIan. Authority
to amend the 2040 Grouth Concept map comes from ORS 268.380 and ORS 268.390(5). UGB
evaluation and amendment requirements are found in ORS 197.298 and 197.299.

ANTICIPATED EFFECTS
Adoption of Ordinance 04-lM0 will result in fulfilling the requirements in Metro code section 3.07.4201,
which requires Metro to adopt a map of Regonally Sigruficant Industrial Areas with specific boundanes
that is derived fiom the Generalized Map of Regionally Significant lndustrial Areas adopted in Ordinance
No. 02-9698.

Adoption of Ordinance 04-1040 resolves Title 4 implementation issues and gives local govemnents
clearer instructions as to the Metro Council's intent. This ordinance also fulfills the intent of the DLCD
remand order #0J-WK Task 001524 to ensure that additional savings can be achieved on existing
industrial lands prior to expansion of the UGB. The effective date of the new Title 4 regulations is

September 5,2004. Local govemments will have hvo years following LCDC's acknowledgement to
adopt a local map and make changes to their codes.

Reg i o n al F ram ewor k Plan A m e ul nr ents
Amendments to the Regional l.ramcwork PlaI require no action on the part of local govenrneuts. The
adoption of anrendments to Chapter l, Land Use Policy 1.1 12 is considered an emergency because it has

bearing on the UGB decision and is due becaLrse of the itlmediacy of the June 30, 2004 deadline

Adoprton of the UGB amendments
Title l1 requires completion ofConcept Plans for all areas included in the UGB within tlvo years of
Metro's ordinance or as specified in conditions of approval (areas have been conditioned tiom 46 years)
T)?ically concept plans are conrpleted in partnership with the county, adjoining city and Metro pnor to
urbanization.

Other Issues
There are two areas that are recommended for removal from the UGB. Ta-r lots 1300,1400 and 1500 ( l8
acres) that were included in the remand work order from LCDC are recommended for no further action
and removal from the UGB.

A small area located in the Springwa(er industrial area (east of Gresham,90 acres) is recommended to be

removed form the UGB for the following reasons: l) it was origrnally added to the UGB amendment arca
to facilitate the extension of services and after preliminary concept planning it was delemrined that this
area is not needed and, 2) a significant portion ofthe area is constrained by existing development, natural
resources and slopes.

The renrand work order specified that additional information was needed to fulfill the requirements in the
Housing Needs analysis. Based on the tindings in this analysis Metro has derermined tiat no adjustrBnts
to the UGB are required as a result of this analysis.'' This analysis is discussed under a separate
memorandum.

re Housing Needs Analysis, daled April2004

Sraff Reporr to Ordinance No.04'1040
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BUDGf,T IMPACTS
The UGB and Metro Code amendments will go into elfect in September 2004. Additions to the UGB
include FTE for monitoring ald minor participation in concept planning. Metro has a commimrent ol 1.,13

FTE dedicated to ongoing concept plaming in Hillsboro, Damascus, Cresham and the City ofTualatin.
Planning in the Stallord Basin and amund the City of Wilsonville. Additional [rfE and potential grants to
local govemments may be needed. Implementation of Metro Code changes requires a corresponding
amendment of local planning ordinances to implement the intent of these policies. Compliance
monitoring is already included in the 2004/ 2005 budget. Communiry Development staffcurrently
monitors all ongoing zone, comprehersive plan and code changes at the Jurisdictional level as well as

other proJect responsibilities.

RECOMMENDED ACTION
Adopt Ordinance 04-lMO to amend the UGB to provide a 20-year supply ol land tbr industrial purposes,
amend the Metro Code Title 4 to protect industrial land, anrend the Employnrent and lndustrial Lands
Map and amend the Regional Framework Plan to linrit the inrpacts on the agricultural industry.

The areas included in this recommendation address all of the remaining industrial land need. The
recommendalion also presents several other policy options to conrplete amendments to Tide 4 and to the
method ofapplying the commercial land surplus to the industrial land need. These outcomes discussed
are the application ofthe commercial surplus to the industrial land need (applying or not applying) and
permeations of Title 4 that include allou/ing hospital and medical facilities in industrial and RSIA areas.

The options are as follows:
1/ Use the 393 commercial surplus to be used to satisfu a portion ofthe industrial demand- rrrclurlcrl

i the recommerldatio ;
2,) Do not use the 393 commercial surplus to satisly a portion ofthe industrial land need therefore

the overall land need would be 1,968- 1,575 ucres hus bee i corporaled i to the
reconnendaliott:

3) Allow hospitals and medical clinics to be located in Title 4 ar:d RSIAs industrial areas without
being restricted to the retail limitation of 5,000 and 20,000 square feet, the net eflect is an
increase in the indusfial land need by 300 acres, 'o The total acreage need increase to either 1,875
acres (if courmercial surplus is also applied) or 2,268 acres if not.

The areas included in this recommendation provide land choices to resohe these policy issues. Due to
application ofthe factors in Goal 14 and the application ofthe siting and location factors the base
recommendation of 1,635 acres is recommended to be included to satisfy the renraining industrial land
need.

lo 300 acres is based on a projection ofa need for 3-5 hospitals on 50 acre sites and the nccd for 5-6 clinics locatcd
on 25 acre sites over the next 20 years. Hospital and clinic uses are classificd as employment uses in the

Employment UCR.

sull Rcpon lo Ordinancc No. 04- 1040
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Attochment 1

Goal l4z Where to Satisfy the Region's
Z0-Year Urbon Lond Needs Through U6B Expansion
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Agenda Item Number 4.2

Ordinance No. 04-1041, For the Purpose of Amending Metro's Regional
Framework Plan to Better Protect the Region's Famr and Forest Land Industries

and Land Base; and Declaring an Emergency.

Second Reading

Metro Council Meeting
Thursday, May 6,2004

Wilsonville Holiday Inn



BEFORE THE METRO COUNCIL

FOR THE PURPOSE OF AMENDINC METRO'S
RECIONAL FRAMEWORK PLAN TO BETTER
PROTECT THE REGION'S FARM AND FOREST
LAND INDUSTRIES AND LAND BASE, AND
DECLARING AN EMERGENCY

ORDINANCE NO, O.I- I04I

Introduced by Councilor Carl Hosticka

WHEREAS, Chapter I Land Use, Policy I .12 Proteclion ofAgriculture and Foresl Rcsource
Land 01'Metro's Regional Framework Plan (RFP) calls upon Metro to protect agricultural and fbrest land,
but it does not offer guidance on how to achieye lhe policy when the Metro Council rnusl expand thc
urban growth boundary (UGB) to accommodate long-lenn urban population or employment growth and
must choose agricultural or forest land to satisfy a ponion oflhe need for land; and

WHREAS, Metro sponsored a symposium on agricuhure in the larger region around the Metro
Area on october 3l , 2003 (..Agriculture at the Edge"), at which farmers and others in the agricultural
industry expressed concern for the loss of land to urbanization and conflicts between urban use and farm
practices and asked Metro to think of agriculture as an industry rather than as a reserYe for future UGB
expansion; and

WHEREAS, Metro is studying approximately 29,000 acres of land, including 9,000 acres ol'
agricultural land, for possible addition to the UGB for industrial use, and must choose approximately
2,000 acres from among those lands; and

WHEREAS, the Metro Council wants to avoid harm to the agricultural industry in the region;
now, therefore

]'HE METRO COUNCIL ORDAINS AS },'OLLOWS

L Chapter I Land Use, Policy L l2 Protection ofAgriculture and Forest Resource Land of
Metro's Regional Framework Plan (RFP) is hereby amended as shown in Exhibit A, anached and
incorporated into this ordinance.

2. The Findings of Fact and Conclusions of Law, attached as Exhibit B and incorporated
into this ordinance, explain how lhe amendment ofChapter I Land Use, Policy l,l2 Protection of
Agriculture and Forest Resource Land ofthe RFP cornplies with state and regional planning laws.

j. This ordinance is necessary tbr the irnrnediate preservation of public health, salety and
welt'are because the Metro Council must make a decision on expansion ofthe UGB lbr industrial land by

J une 24, 2004, to comply with Remand Order 0i-WKTASK-001 524 of the Land Conservation and
Development Commission. An emergency is therefbre declared to exist, and this ordinance shall take
clfcct irnmediately, pursuant to Metro Chartcr Section 39( | )

Page I Ordinance No. 04-1041
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ADOPTED by the Mero Councilthis 

- 

day of

Alresl

David Bragdon, Council President

Approved as to Form

.2001

Christina Billington, Recording Secretary Daniel B. Cooper, Metro Attorne)

Page 2 Ordinance No. 04- l04l
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Exhibit A to Ordinancc No.0,l-l0,ll
Metro's Regional Framework Plan

Chapter I Land Use, Policy l.l2 Protection ofAgriculture lnd Forest Lands

Ll2 Protection ofAgriculture rnd Forest Resourft Lands

I . I 2.21 tt*tt+Sxparsn*

e<*tnin +eset*ee*tr+*;Mctro shall enter in t() Jrrcemcnts u ith rteilhhoriuu cit ies irld corrnties to
carrv out Metro Council Dolic! on protcction ol' agricultrrral and ftrrcst rcsotrlcc nolicv thtouuh
the dcsi nat r ol Rtrral Reservcs ard ollrcr nrcasurcs!l l't

1. I 2..i.1 llarn+alrd-F'ores!P{r{itiee.i

Mctro shall rork w ith
ncithborins counties () nrovide a hiqh dcsrce ol cenaittlv fbr investnrenl in lqticLtltutc in
agriculture and lolestn and 1o rcd uce cont'licts between urbarlization atrd agricullutal artcl lirtcst
pl acIrccs.

Page l Exhibit A to Ordinance No. 04-1041
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L I2. I Agricultural and forest res€t+€eland outside the UCB shall be considered a tcnional sconontic
and crrltural lcsourcc and bc prolected from urbanization-itn&a,eeo$*tcrH(}Fii++(,diontt}-r*(riitx+t+c
and-derd.apnex-plan€rconsistent with tl+is*lein sta{ wlide -p]"4l][i!]g..1?l,t:!. ]-{oweveE Metrc

@;o.tls3 an+a-*h+lryroteet +grie*hur+tnd knerst
int€s.etxtliie+i t+g.pelity-talerests

rthit']nrec*+rrlr+bakneeC.

I . I 2.+2 {+ural-I+eseuree++nds
I+*mltessuree-+and jdeWhen the Metro Corrncil must choose among agricttltural lands Lr{'

thc same soil classillcation {in addition tothe UGB@
a€{iyd}frejrrote€Ied Fi#itior++l.oweveHrtM-us,lrisel
@hdls-lrpqiqacttq!!-uraLltrd-dee -Lui.jnLuullt
to tlle continuation of commercial agriculturc in the region. and shall not choosc a,:ricultural lantl
south of the Willamette River and wcst of the Pudding River.



Exhibit B to Ordinance No.0{-10{l
Findings of Facts and Conclusions of Larv

lTo FoLLOWI
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STA ITF- REPOIIT

ORDINANCE NO. 04-]04I, FOR THE PURPOSE OF AMENDINC METRO'S
RECIONAL FRAMEWORK PLAN TO BETTER PROTECT THE REGION'S
FARM AND FOREST LAND INDUSTRIES AND LAND BASE. AND
DECLARING AN EMERGENCY

Date: March l. 2003 Prepared by: Lydia M. Neill
Principal Regional Planner

PROPOSED ACTIoN
Adoption ofOrdinance No.04-1041 amending Metro's Regional Frarnework Plan to add policy
language to guide urban growth boundary (UCB) expansion decisions.

BACK(;ROUND AND ANALYSIS
The Metro Council is in the process of completing its UGB decision under the state's periodic revieu'
process that includes meeting the remaining deficit of 1,968 net acres tbr industrial land.

ln the process ofmeeting that need for industrial land, the Metro Council will be considering whether
to expand the UGB onto farmland. Meeting the industrial land shortfall affects other industries such
as local agriculture and nursery operations that are currently operating outside ofthe UGB. The
agricultural industry will be affected differently, dePending on which farmland comes into the UGB,
due to differences in productivity of land, location near other farm-related businesses and the massing
of farm uses. Discussion on a regional level is needed to develop a clear policy to guide the selection
of additional employment lands for inclusion into the UCB.

In order to emphasize the importance ofagriculture and urban form in these boundary discussions. a
change has been proposed to Metro's Regional Framework Plan (RFP). Chapter l, Land Use Policy
I . I 2 of the RFP addresses the protection of agricu lture and fbrest resources. Po licy 1 . I 2 does not
address polential conflicts with agriculture or forestry practices with the expansion ofthe UGB.

The proposed policy changes would otler more specific guidance for selection of farmland for
inclusion within the UCB, with emphasis on avoiding land that is more important for commercial
agriculture in the region. 'l'he changes also call tbr efforts by Metro to work with local govemments
in the region to reduce the uncertainty faced by farmers in an area of increasing urbanizalion and the
growing conflicts with farming practices.

The proposed changes provide policy guidance by

Establishing the Willamette River south of Wilsonville as a natural boundary for the UCB;
Using the hierarchy of lands under state law as one basis for evalualing the importance of
particular farmland to the agricultural industry; and
Working with neighboring cities and counties to provide the region's lanners with longer-
term certainty and better protection for their practices.

I}TIDG ET I M PA('I'
Adoption of this ordinance does not have an immediate budget impact. Metro completes an

evaluation ofthe impacts on agricultural lands as pan oflhe Alternative Analysis that is prepared tbr
all significant UGB expansions. Although impacts on agricultural land are included in the
Alternatives Analysis study, the level ofresearch will need to be expanded to assess the impacts o[

StatT Repon to Ordinance 04- l04l Page I of2



including fannland in the UGB on the agricuhural industry. This uork tnay require additional

Staff Report to Ordinance 0'l- l04l Page 2 of 2
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Agenda Item Number 5.1

Ordinance No,04-1052, For the Purpose of Amending Metro Code Chapter
7.01 .023 to Provide Dedicated funding lor Metro's Tourism Opportunity and Compehtiveness

Account.

I'irst Reding

Metro Council Meeting
Thursday, May 6, 2004

Wilsonville Holiday Inn



FOR THE PURPOSE OF AMENDING
METRO CODE CHAPTER 7.0I.023 TO
PROVIDE DEDICATED FUNDING FOR
METRO'S TOTJRISM OPPORTUNITY AND
COMPETITIVENESS ACCOUNT

BEFORE THE METRO COLTNCIL

ORDINANCE NO. 04.1052

Introduced by Metro Council
President David Bragdon

)
)
)
)
)

WHEREAS, enhancing the revenues directed to the operations ofthe Oregon Convention Center
through Metro's Tourism opportunity and competitiveness Account will benefit the economic
development ofthe entire Metro region; now therefore,

THE METRO COUNCIL ORDAINS AS FOLLOWS:

SECTION l. Meho Code Section 7.01.023 is amended to read as follows:

01.02 ddi T Bud
and

Commencing
sO

for

e 2 the additional excise tax authorized in
Section 7.01.020(c) shall be $lgLtp per ton. Sueh{lggE[additional excise tax-flJQqle 9E
shall be dedicated to funding Metro,s Regional Parks and Greenspaces programs. and $0.50 per

shall 1o Tour tsm
For each fiscal year{h€+eofter follo\yi c the fiscal vear durins which th
is enacted. the additional excise tax dedicated to Metro's Regional parks and
prograrns and Metro's Tourism Opportunity and Competitiveness Account sh

s
Ordinance No. 04-1052

Greenspaces
all be not less than

the amount ofthe additional excise tax in the previous fiscal year increased by a percentage equal
to (a) the annualized rate ofincrease in the Consumer Price Index, All ltems, for Fortland-Salem
(All Urban consumers) reported for the first six (6) months ofthe federal reporting year as
determined by the appropriate agency ofthe United States Govemment or (b) the most nearly
equivalent index as determined by the Metro Council ifthe index described in (a) is discontinued,
or such lesser amount as the Chief Operating OIIicer deems.appropriate.

SECTION 2. IfSection l ofordinance No. 04-r0484 becomes law, then this Section 2 is
adopted in [ieu ofSection I above, and Metro code section 7.01.023 is amended to read as follows:

o
ks and Pro sm

Commencing lyith th€ N{etro-fiseal yeflf beginning Jul} l; 100. on the first dav of th
followi effec livc dale of thi ( )rd inance the additional excise tax authorized in Section

month

7.01.020(c) shall be $l-_gf-per ton. Sroh{f5gg[addirional excise tax.-,$2.50_ps!_.tlgn shall be
dedicaled to funding Metro' s Regional Parks and Greenspaces programs. and $0.50 per ton shall

lu ()url and or each
fiscal year Ib llorvin the fiscal vear durins which Ordinance is ed. the
additional excise tax dedicated to Metro's Regional parks and Greenspaces
Tourism Opportunitv and Competitiveness Account shall be not less th

prograrns and Metro's
an the amount of the

additional €xcise tax in the previous fiscal year increased by a percentage equal to (a) the

Ordinance No. 04-1052 page I of2OlilA/lllDFAd M:\&orrrefdadrn9 11 lnfri@ O+t052 &. (otoar'oa)



annualized rate of increase in the consumer price Index, All Items, for portland-Salem (All
Urban consumers) reported for the first six (6) months ofthe federal reporting year as determined
by the appropriate agency of the united States Govemment or (b) the moii nearly equivalent
index as determined by the Metro council if the index described in (a) is discontinued. or such
lesser amount as the Chief Operating Officer deems appropriate.

ADOPTED try the Metro Council this _ day of 2004.

ATTEST:

Recording Secretary

David Bragdon, Council President

Approved as to Form:

Daniel B. Cooper, Metro Attomey

Ordinance No. 04- 1052
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FOR THE PURPOSE OF AMENDING
METRO CODE CIIAPTER 7.0I.023 TO
PROVIDE DEDICATED FUNDINC FOR
METRO'S TOURISM OPPORTUNITY AND
COMPETITIVENESS ACCOUNT

BEFORE TIIt] METRO COIJNCII,

ORDINANCE NO. 04-I052

Introduced by Melro Council
President David Bragdon

WHEREAS, enhancing the revenues directed to the operations of the Oregon Convention Center
through Metro's Tourism Opportunity and Competitiveness Account will benefit the economic
development ofthe entire Metro region; now thcrefore,

TtIE MI]TRO COTJNCII. ORDAINS AS FOt-[-OWS:

SECTION I Metro Code Section 7.01 .023 is amended to read as follows:

7.01.023 Amount of Additional Excise Tax: Budsetinp ofAdditional Rcvenue for Reqional
G s and Com ri

Commencing on the first day ofthe month following the effective date ofthis Ordinance No. 04-
1052, the additional excise tax authorized in Section 7.01.020(c) shall be $1.50 perron. Ofsuch
additional excise tax, $ 1.00 per ton shall be dedicated to funding Metro's Regional Parks and
Greenspaces programs, and $0.50 per ton shall be dedicated to funding Metro's Tourism
Opportunity and Competitiveness Account. For each fiscal year following the fiscal year during
which this Ordinance No. 04- 1052 is enacted, the additional excise tax dedicated to Metro's
Regional Parks and Greenspaces programs and Metro's Tourism Opportunity and
Competitiveness Account shall be not less than the amount ofthe additional excise tax in the
previous fiscal year increased by a percentage equal to (a) the annualized rate of increase in the
Consumer Price Index, All ltems, for Portland-Salem (All Urban Consumers) reported for the
first six (6) months ofthe federal reporting yea, as determined by the appropriate agency ofthe
United States Govemment or (b) the most nearly equivalent index as determined by the Metro
Council ifthe index described in (a) is discontinued, or such lesser amount as the ChiefOperating
Offi cer deems appropriate.

SECTION 2 IfSection I ofOrdinance No. 04-1048A becomes law, then this Section 2 is
adopted in lieu of Section I above, and Metro Code Section 7.01 .023 is amended to read as follows:

7.01 .023 Amount of dditional Excise l'a-r: Budsetins of Addition Revenue for Rcqional
Parks and (irecnsnace Prourams and'l'ourism Oooortunitv and C Detiliveness Account

Commencing on the first day of the month following the effective date of this Ordinance, the
additional excise tax authorized in Section 7.01.020(c) shall be $3 per ton. Of such additional
excise lax, $2.50 per ton shall be dedicated lo funding Metro's Regional Parks and Greenspaces
progrzrms! and $0.50 per ton shall be dedicated to funding Metro's Tourism Opportunity and
Competitiveness Account. For each fiscal year following the fiscal year during which this
Ordinance is enacted, the additional excise tax dedicated to Metro's Regional Parks and
Greenspaces programs and Metro's Tourism Opportunity and Competitiveness Account shall be
not less than the arnount of the additional excise tax in the previous fiscal year increased by a
percenlage equal to (a) the annualized rate of increase in the Consumer Price Index, All ltems, for

Ordinance No. 04-1052
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ATTEST:

Portland-Salem (All Urban Consumers) reported for the first six (6) monlhs of the federal
reporting year as determined by the appropriate agency of the United Slales Govemment or
(b) the most nearly equivalenl index as determined by the Metro Council if the index described in
(a) is discontinued, or such lesser amount as the Chief Operating Officer deems appropriate.

ADOPTED by the Mero Council this _ day of 200,1.

David Bragdon, Council President

Approved as to Form:

Recording Secrelary Daniel B. Cooper, Metro Attomey

Ordinance No. 04-1052
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