
Council meeting agenda

Metro Regional Center, Council chamberThursday, April 13, 2017 2:00 PM

PACKET REVISED 04/12/17

1. Call to Order and Roll Call

2. Citizen Communication

3. Presentations

Zoo Bond Program Citizens' Oversight Committee Annual 

Report

17-47823.1

Presenter(s): Heidi Rahn, Metro 

Ruth Shelly, Oregon Zoo Bond Citizens' Oversight Committee

Oregon Zoo Bond Citizens' Oversight Committee Annual ReportAttachments:

Zoo Organizational Culture Audit 17-47713.2

Presenter(s): Brian Evans, Metro Auditor

Audit of Oregon Zoo Organizational CulltureAttachments:

4. Consent Agenda

Consideration of the Council Meeting Minutes for April 6, 

2017

17-47954.1

Resolution No. 17-4783, For the Purpose of Authorizing 

the Chief Operating Officer to Issue a New Non-System 

License to Pacific Foods of Oregon, Inc. for Transport and 

Disposal of Non-Recoverable Solid Waste, Including 

Putrescible Waste, at the Covanta Waste-to-Energy Facility 

Located in Brooks, Oregon

RES 17-47834.2

Resolution No. 17-4783

Exhibit A to Resolution No. 17-4783

Staff Report

Attachments:

5. Resolutions
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Resolution No. 17-4791, For the Purpose of Amending 

Resolution No. 16-4756, to Add the Complete Cleveland 

Street Project to Regional Flexible Funding Allocation for 

the Years 2019-21, with Conditions, and Amending Exhibits 

A and D Thereto, Pending Air Quality Conformity 

Determination.

RES 17-47915.1

Presenter(s): Dan Kaempff, Metro

Resolution No. 17-4791

Exhibit A to Resolution No. 16-4756 (Amended)

Exhibit D to Resolution No. 16-4756 (Amended)

Staff Report

Attachments:

Resolution No. 17-4782, For the Purpose of Approving the 

Policy and Investment Framework for the 2040 Planning 

and Development Grant Program Funded with 

Construction Excise Tax

RES 17-47825.2

Presenter(s): Elissa Gertler, Metro

Lisa Miles, Metro

Resolution No. 17-4782

Exhibit A to Resolution No. 17-4782

Staff Report

Attachment 1 to Staff Report

Attachment 2 to Staff Report

Attachment 3 to Staff Report

Attachments:

Metro Chief Operating Officer Acting as Budget Officer 

Presents the Proposed Fiscal Year 2017-18 Budget and 

Budget Message to the Metro Council, Acting as the 

Budget Committee

17-47995.3

Presenter(s): Martha Bennett, Metro

Tim Collier, Metro

Brian Evans, Metro Auditor
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Resolution No. 17-4769, For the Purpose of Adopting the 

Annual Budget for Fiscal Year 2017-18, Making 

Appropriations and Levying Ad Valorem Taxes

RES 17-47695.3.1

Resolution No. 17-4769

Staff Report

Attachments:

5.3.2 Public Hearing on Resolution No. 17-4769

6. Ordinances (Second Reading)

Ordinance No. 17-1397, For the Purpose of Addressing 

State Rule Requirements Regarding the Amount of Urban 

Reserves and the Balance of Urban and Rural Reserves in 

the Metro Region

ORD 17-13976.1

Presenter(s): Roger Alred, Metro

Ordinance No. 17-1397

Exhibit A to Ordinance No. 17-1397

Staff Report

Attachment 1 to Staff Report

Attachments:

7. Chief Operating Officer Communication

8. Councilor Communication

9. Adjourn
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Council meeting agenda

Metro Regional Center, Council chamberThursday, April 13, 2017 2:00 PM

AGENDA REVISED 04/11/17

1. Call to Order and Roll Call

2. Citizen Communication

3. Presentations

Zoo Bond Program Citizens' Oversight Committee Annual 

Report

17-47823.1

Presenter(s): Heidi Rahn, Metro 

Ruth Shelly, Oregon Zoo Bond Citizens' Oversight Committee

Oregon Zoo Bond Citizens' Oversight Committee Annual ReportAttachments:

Zoo Organizational Culture Audit 17-47713.2

Presenter(s): Brian Evans, Metro Auditor

Audit of Oregon Zoo Organizational CulltureAttachments:

4. Consent Agenda

Consideration of the Council Meeting Minutes for April 6, 

2017

17-47954.1

Resolution No. 17-4783, For the Purpose of Authorizing 

the Chief Operating Officer to Issue a New Non-System 

License to Pacific Foods of Oregon, Inc. for Transport and 

Disposal of Non-Recoverable Solid Waste, Including 

Putrescible Waste, at the Covanta Waste-to-Energy Facility 

Located in Brooks, Oregon

RES 17-47834.2

Resolution No. 17-4783

Exhibit A to Resolution No. 17-4783

Staff Report

Attachments:

5. Resolutions
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Resolution No. 17-4791, For the Purpose of Amending 

Resolution No. 16-4756, to Add the Complete Cleveland 

Street Project to Regional Flexible Funding Allocation for 

the Years 2019-21, with Conditions, and Amending Exhibits 

A and D Thereto, Pending Air Quality Conformity 

Determination.

RES 17-47915.1

Presenter(s): Dan Kaempff, Metro

Resolution No. 17-4791

Exhibit A to Resolution No. 16-4756 (Amended)

Exhibit D to Resolution No. 16-4756 (Amended)

Staff Report

Attachments:

Resolution No. 17-4782, For the Purpose of Approving the 

Policy and Investment Framework for the 2040 Planning 

and Development Grant Program Funded with 

Construction Excise Tax

RES 17-47825.2

Presenter(s): Elissa Gertler, Metro

Lisa Miles, Metro

Resolution No. 17-4782

Exhibit A to Resolution No. 17-4782

Staff Report

Attachment 1 to Staff Report

Attachment 2 to Staff Report

Attachment 3 to Staff Report

Attachments:

Metro Chief Operating Officer Acting as Budget Officer 

Presents the Proposed Fiscal Year 2017-18 Budget and 

Budget Message to the Metro Council, Acting as the 

Budget Committee

17-47995.3

Presenter(s): Martha Bennett, Metro

Tim Collier, Metro

Brian Evans, Metro Auditor
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Resolution No. 17-4769, For the Purpose of Adopting the 

Annual Budget for Fiscal Year 2017-18, Making 

Appropriations and Levying Ad Valorem Taxes

RES 17-47695.3.1

Resolution No. 17-4769

Staff Report

Attachments:

5.3.2 Public Hearing on Resolution No. 17-4769

6. Ordinances (Second Reading)

Ordinance No. 17-1397, For the Purpose of Addressing 

State Rule Requirements Regarding the Amount of Urban 

Reserves and the Balance of Urban and Rural Reserves in 

the Metro Region

ORD 17-13976.1

Presenter(s): Roger Alred, Metro

Ordinance No. 17-1397

Exhibit A to Ordinance No. 17-1397

Staff Report

Attachment 1 to Staff Report

Attachments:

7. Chief Operating Officer Communication

8. Councilor Communication

9. Adjourn
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Council meeting agenda

Metro Regional Center, Council chamberThursday, April 13, 2017 2:00 PM

1. Call to Order and Roll Call

2. Citizen Communication

3. Consent Agenda

Consideration of the Council Meeting Minutes for April 6, 

2017

17-47953.1

Resolution No. 17-4783, For the Purpose of Authorizing 

the Chief Operating Officer to Issue a New Non-System 

License to Pacific Foods of Oregon, Inc. for Transport and 

Disposal of Non-Recoverable Solid Waste, Including 

Putrescible Waste, at the Covanta Waste-to-Energy Facility 

Located in Brooks, Oregon

RES 17-47833.2

Resolution No. 17-4783

Exhibit A to Resolution No. 17-4783

Staff Report

Attachments:

Resolution No. 17-4792, For the Purpose of Confirming the 

Reappointment of Two Members and Appointment of a 

New Member to the Metro Audit Committee

RES 17-47923.3

Resolution No. 17-4792

Exhibit A to Resolution No. 17-4792

Staff Report

Attachments:

4. Presentations

Zoo Organizational Culture Audit 17-47714.1

Presenter(s): Brian Evans, Metro

Audit of Oregon Zoo Organizational CulltureAttachments:
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Zoo Bond Program Citizens' Oversight Committee Annual 

Report

17-47824.2

Presenter(s): Heidi Rahn, Metro 

Ruth Shelly, Oregon Zoo Bond Citizens' Oversight Committee

Oregon Zoo Bond Citizens' Oversight Committee Annual ReportAttachments:

5. Resolutions

Resolution No. 17-4791, For the Purpose of Amending 

Resolution No. 16-4756, to Add the Complete Cleveland 

Street Project to Regional Flexible Funding Allocation for 

the Years 2019-21, with Conditions, and Amending Exhibits 

A and D Thereto, Pending Air Quality Conformity 

Determination.

RES 17-47915.1

Presenter(s): Dan Kaempff, Metro

Resolution No. 17-4791

Exhibit A to Resolution No. 16-4756 (Amended)

Exhibit D to Resolution No. 16-4756 (Amended)

Staff Report

Attachments:

Resolution No. 17-4782, For the Purpose of Approving the 

Policy and Investment Framework for the 2040 Planning 

and Development Grant Program Funded with 

Construction Excise Tax

RES 17-47825.2

Presenter(s): Elissa Gertler, Metro

Lisa Miles, Metro

Resolution No. 17-4782

Exhibit A to Resolution No. 17-4782

Staff Report

Attachment 1 to Staff Report

Attachment 2 to Staff Report

Attachment 3 to Staff Report

Attachments:
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Resolution No. 17-4769, For the Purpose of Adopting the 

Annual Budget for Fiscal Year 2017-18, Making 

Appropriations and Levying Ad Valorem Taxes

RES 17-47695.3

Presenter(s): Tim Collier, Metro

Lisa Houghton, Metro

Resolution No. 17-4769

Staff Report

Attachments:

6. Ordinances (Second Reading)

Ordinance No. 17-1397, For the Purpose of Addressing 

State Rule Requirements Regarding the Amount of Urban 

Reserves and the Balance of Urban and Rural Reserves in 

the Metro Region

ORD 17-13976.1

Presenter(s): Roger Alred, Metro

Ordinance No. 17-1397

Exhibit A to Ordinance No. 17-1397

Staff Report

Attachment 1 to Staff Report

Attachments:

7. Chief Operating Officer Communication

8. Councilor Communication

9. Adjourn
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Council meeting agenda

Metro Regional Center, Council chamberThursday, April 13, 2017 2:00 PM

AGENDA REVISED 04/10/17

1. Call to Order and Roll Call

2. Citizen Communication

3. Presentations

Zoo Bond Program Citizens' Oversight Committee Annual 

Report

17-47823.1

Presenter(s): Heidi Rahn, Metro 

Ruth Shelly, Oregon Zoo Bond Citizens' Oversight Committee

Oregon Zoo Bond Citizens' Oversight Committee Annual ReportAttachments:

Zoo Organizational Culture Audit 17-47713.2

Presenter(s): Brian Evans, Metro

Audit of Oregon Zoo Organizational CulltureAttachments:

4. Consent Agenda

Consideration of the Council Meeting Minutes for April 6, 

2017

17-47954.1

Resolution No. 17-4783, For the Purpose of Authorizing 

the Chief Operating Officer to Issue a New Non-System 

License to Pacific Foods of Oregon, Inc. for Transport and 

Disposal of Non-Recoverable Solid Waste, Including 

Putrescible Waste, at the Covanta Waste-to-Energy Facility 

Located in Brooks, Oregon

RES 17-47834.2

Resolution No. 17-4783

Exhibit A to Resolution No. 17-4783

Staff Report

Attachments:

5. Resolutions
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Resolution No. 17-4791, For the Purpose of Amending 

Resolution No. 16-4756, to Add the Complete Cleveland 

Street Project to Regional Flexible Funding Allocation for 

the Years 2019-21, with Conditions, and Amending Exhibits 

A and D Thereto, Pending Air Quality Conformity 

Determination.

RES 17-47915.1

Presenter(s): Dan Kaempff, Metro

Resolution No. 17-4791
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April 3, 2017 
 
RE: Oregon Zoo Bond Citizens’ Oversight Committee Report for the Calendar Year 2016 
 
Dear Metro Councilors and Residents of the Region: 
 
In 2008 voters of the region expressed the value they place on animal welfare and water and energy 
conservation when they passed the $125 million bond measure that funds habitat and infrastructure 
upgrades at the Oregon Zoo. The bond measure mandated an Oregon Zoo Bond Citizens’ Oversight 
Committee (“the committee”) to provide independent citizen review to help ensure that the public’s money 
is well spent. Every year, the committee presents an annual report to the Metro Council and community, and 
this is the committee’s report on bond progress from January through December 2016. 
 
The report is divided into three required reporting items: (1) Assessment of Progress, (2) Spending 
Considerations, and (3) Project Modifications in Excess of Budget. In each section, the committee provides a 
narrative followed by a summary of findings and recommendations. For the recommendations from last 
year’s 2015 report, you’ll find an update on what was done to fulfill those recommendations, followed by 
new findings and recommendations from 2016. The new 2016 findings and recommendations are also 
summarized at the beginning of the report for your convenience. 
 
If the 2015 report was dominated by the successful construction of Elephant Lands, the 2016 report focuses 
on construction of the new Oregon Zoo Education Center, which opened March 2, 2017. The committee is 
pleased to report that in 2016, bond funds continued to be spent wisely, bond projects were advanced on 
schedule and within budget, and overall the bond program is on track to deliver on voter expectations. 
 
That last sentence is simple in expression but profound in its meaning. For seven years, a group of dedicated 
citizens has met regularly (five times in 2016) to review progress on the bond projects, analyze financials, and 
ask probing questions – all with the serious responsibility of delivering to the voters what they requested, 
and what we as taxpayers have funded. Members of the committee have rotated through terms of service, 
neither dropping that torch nor that commitment. Though each year brings a new project with additional 
learning and fresh challenges, the committee dives in with discipline, rigor and diverse expertise to ensure 
that the Oregon Zoo bond program keeps its promises.  
 
With three years yet to go in the construction schedule, we are two-thirds of the way through. At this point, 
it seems significant that the Education Center opens with the theme of “small things matter.” Individual 
members of the committee might humbly consider themselves a “small thing,” but their hours of service 
added up over seven years is a testament to civic involvement that ensures accountability of the public trust. 
 
It is my honor to thank the 17 other members of the Oregon Zoo Bond Citizens’ Oversight Committee for 
their service, and the Oregon Zoo staff and Metro zoo bond staff for their hard work, professionalism and 
clear answers to the many questions we asked. We present this report as a team effort. 
 
Sincerely, 
 
 
 
Ruth G. Shelly 
Oversight Committee Chair 
Executive Director, Portland Children’s Museum 
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Oregon Zoo Bond Citizens’ Oversight  
Committee Report 

A report to the Metro Council and community regarding progress  
on the zoo bond program 

Presented April 2017 for the calendar year 2016 
 

In 2008 Portland area voters expressed the value they place on animal welfare and water and energy 
conservation when they passed the $125 million bond measure that funds habitat and infrastructure 
upgrades at the Oregon Zoo. As mandated by the bond measure, the Oregon Zoo Bond Citizens’ 
Oversight Committee (“the committee”) provides independent citizen review to help ensure the public’s 
money is well spent. The committee’s charge is to determine if the zoo improvement program is on the 
right path in terms of structure, expenditures and achievement of defined goals. This is the committee’s 
annual report to the Metro Council and the community, presenting its findings on how the program has 
progressed during the period from January through December 2016. 

 
Zoo Bond Ballot Measure: 

Bonds to Protect Animal Health and Safety; Conserve, Recycle Water 

The zoo bond measure calls for updating and replacing old exhibits and facilities, increasing 
access to conservation education, and replacing utility systems to reduce water and energy use 
and lower operating costs.  

Provide more humane care for animals; update four outdated and undersized enclosures 
with larger, more natural and safer spaces. 

Protect animal health and safety; modernize zoo’s substandard 45-year-old animal clinic 
determined deficient by the Association of Zoos and Aquariums. 

Increase access to conservation education; provide more space for summer camps, classes 
and hands-on learning for kids, adults and families. 

Improve water quality; replace the zoo’s 1950s sewer system, reducing pollution by 
separating sewage from stormwater, harvesting runoff for reuse. 

Conserve, reuse water; install water recycling filtration systems; replace leaking, worn-out 
plumbing, irrigation systems, saving 11,000,000 gallons of water annually.  
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Why the committee exists 

The Metro Council first appointed the committee in January 2010. The committee met five times in 
2016: January (call-in meeting), February, April, September and November. Currently the committee has 
18 members, who bring to the committee skill sets from a diverse set of backgrounds (see Appendix A). 

The committee operates under a charter that incorporates the governance and reporting requirements 
of Metro Council Ordinance 10-1232. The Metro Council president appoints the chair of the committee, 
a position currently held by Ruth Shelly. 

The committee meetings typically involve interactive presentations by the zoo bond staff team and 
other Oregon Zoo staff. Each meeting includes considerable discussion and question/answer time. 

The committee operates at a high oversight level, reviewing the zoo improvement program to ensure 
that structure, expenditures and defined goals are on track. In most cases, the committee does not 
make specific project decisions. Members look at how decision-making occurs and how business is 
conducted. The committee seeks to help ensure that the right processes and controls are in place so 
that the best possible value can be realized from the voter-approved zoo bond funds. The attached 
organizational chart of the zoo bond program (Appendix B), illustrates the many different levels of 
interaction and oversight. 

The 2008 zoo bond measure titled “Bonds to Protect Animal Health and Safety: Conserve, Recycle 
Water” (the “zoo bond”) called for a citizen oversight committee to do the following: 

1. Assess progress in implementing the Oregon Zoo bond measure project improvements. 

2. Report on project spending trends and current cost projections, and review and report on the 
annual independent financial audit of spending. 

3. Consider and recommend project modifications intended to account for increases in construction 
costs in excess of budget estimates, to ensure that the purpose and promise of the Oregon Zoo 
bond measure is fully realized. 

The committee’s reporting requirement 

The committee is required to report annually to the Metro Council regarding the progress of the zoo 
bond measure improvements, spending trends and cost projections, and project modifications. This 
document satisfies that requirement. This committee helps ensure the best value for the voters’ 
investment and provides this report to the community as part of its oversight and stewardship. 
 
In addition to the bond reporting requirements, the committee reviewed other requirements and goals 
for the program. These included the state requirement that 1.5 percent of construction cost on eligible 
projects be used for renewable energy installations. Metro requires that 1 percent of construction cost 
on projects of a certain size be used for commissioned artwork. Zoo bond-funded construction projects 
have an aspirational contracting goal of 15 percent participation from minority-owned, women-owned, 
emerging small business, and service-disabled veteran-owned firms. The committee also strives to 
maintain a focus on the visitor experience and how its recommendations impact this crucial component. 
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Starting with the 2015 report, the committee changed the format from previous years by focusing on 
the three main objectives of the ballot measure – animal welfare, conservation education, and 
infrastructure and sustainability – and diversity in contracting utilization, for each project. This report 
includes the committee’s recommendations from the report issued in March 2016 that covered the 
calendar year 2015 (2015 Findings and Recommendations), and provides an update on the outcomes of 
those recommendations as applicable. 
 
As noted above, this report fulfills the bond measure requirement to report annually to the Metro 
Council regarding the progress of the zoo bond measure improvements, spending trends and cost 
projections, and project modifications. Although of interest to the committee, it does not attempt to set 
measurable operations standards or include an analysis of operations of the new facilities constructed 
by the bond program. Some of that information is provided in a mid-program report, Thanks to You, A 
Better Zoo, 2016 Bond Program Progress Report, posted on the zoo website, www.OregonZoo.org. In 
addition, in January 2015 in response to the committee’s request, bond staff provided a memo outlining 
the estimated annual operational impacts of zoo bond projects. A more in-depth review of the impact 
on zoo operations will be provided to the committee after one full fiscal year (July to June) of operations 
in the new bond-constructed facilities, starting with an Elephant Lands operations report in 2017. 
 
This Oversight Committee annual report includes some general diversity in contracting information, but 
more complete information is available in a new Oregon Zoo Bond Program Equity in Contracting 
Quarterly Report, first issued by bond staff in September 2016, and provided to the committee and 
posted quarterly thereafter on the zoo website. 
 
This report makes various references to items that were presented to the committee in 2016 and prior 
years. The committee’s meeting materials, minutes, annual reports, program fiscal audits and Oregon 
Zoo Bond Program Equity in Contracting Quarterly Reports can be found on the Oversight Committee 
meeting materials pages on the zoo’s website: http://www.oregonzoo.org/discover/new-zoo/oregon-
zoo-bond-citizens-oversight-committee/oregon-zoo-bond-citizens-oversight. 
 
  

http://www.oregonzoo.org/sites/default/files/downloads/oregon-zoo-2016-bond-program-progress-report.pdf
http://www.oregonzoo.org/sites/default/files/downloads/oregon-zoo-2016-bond-program-progress-report.pdf
http://www.oregonzoo.org/
http://www.oregonzoo.org/discover/new-zoo/oregon-zoo-bond-citizens-oversight-committee/oregon-zoo-bond-citizens-oversight
http://www.oregonzoo.org/discover/new-zoo/oregon-zoo-bond-citizens-oversight-committee/oregon-zoo-bond-citizens-oversight
http://www.oregonzoo.org/discover/new-zoo/oregon-zoo-bond-citizens-oversight-committee/oregon-zoo-bond-citizens-oversight
http://www.oregonzoo.org/discover/new-zoo/oregon-zoo-bond-citizens-oversight-committee/oregon-zoo-bond-citizens-oversight


April 2017          Oregon Zoo Bond Citizens’ Oversight Committee Report 
 

6 

 
  

Figure 1 
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2016 Findings and Recommendations Summary 
 
The committee’s findings and recommendations for 2016 are compiled here for quick reference. They 
are listed again under each reporting item later in the report with more complete narrative and updates 
on the previous year’s recommendations. 
 

 
 
 

2016 Findings and Recommendations Summary 
 
Diversity in Contracting: Overview 

• The committee carries forward its 2015 recommendation that staff share the general 
contractor’s Diversity in Workforce and Contracting plan with the committee prior to 
seeking subcontractor bids on a construction project, specifically Polar Passage. 

• The committee carries forward its recommendation that when the 15 percent COBID 
utilization goal may not be reached because of specialty work, that alternative bidding 
practices such as those suggested for "2015 improved recruitment strategies of MWESB 
firms" should be implemented to maximize opportunity. 

• The committee recommends tracking and reporting the contracting of COBID-certified 
firms used for project design and other services on the project, not just construction. 

• The committee commends staff on their reflective process of analyzing what worked and 
lessons learned, accepting feedback and working to improve diversity in contracting, and 
recommends that they continue the successful approach of making data-driven decisions 
applied to future projects. 

 
Program Governance and Structure: Overview 

• The committee commends the bond program for continuing to keep all projects on track 
with a successful zoo executive leadership transition to Dr. Donald E. Moore. 

• The committee appreciates Dr. Moore’s professional experience and background, his 
enthusiasm and support of the bond projects, and his interface with the committee. 

• The governance structure that guides the bond program is proving to be effective. As it did 
in 2015, the committee recommends preserving the current governance structure of the 
bond program reporting to the Metro deputy chief operating officer for appropriate 
oversight. 

                   (continued) 
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2016 Findings and Recommendations Summary (continued) 
 
Education Center 

• The committee commends the Oregon Zoo for developing many partnerships to support 
programming in the new Education Center. 

• The committee commends the Oregon Zoo for continuing zoo operations throughout bond 
projects construction, with minimal negative impact to zoo operations. 

• The committee reviewed and made recommendations regarding project modifications for 
the Education Center to enhance opportunities for conservation education and reductions 
in greenhouse gas emissions and operating costs. These recommendations were approved 
by the Metro Council. 

• To date, utilization of COBID-certified firms exceeded the 15 percent goal for the Education 
Center, and the committee recommends sharing final data in 2017. 

• The committee recommends that staff analyze and share lessons learned on the Education 
Center contracting of COBID-certified firms. 

• The committee commends inclusion of the following features in the Education Center to 
enhance infrastructure and sustainability, making the building a teaching tool: 

o Installation of 760 solar panels on the roof to help achieve net-zero energy 
operations 

o High-efficiency lighting and HVAC 

o Energy-efficient radiant-floor heating 

o Forest Stewardship Council (FSC)-certified wood 

o Bird-friendly lights and fritted glass to help prevent and deter window strikes 

o Native plants for wildlife and reduced irrigation 

o Green roofs on the wildlife garden shelter and bee hotel 

o Rain gardens to clean and detain stormwater 

o Material reuse: salvaged timbers from the old Elephant Museum building were 
used for garden shelter; salvaged Elephant Plaza concrete pavers were used in 
wildlife garden; redwood trees removed from site for construction were salvaged 
and used for outdoor tables and benches. 
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2016 Findings and Recommendations Summary (continued) 
 
Polar Passage 

• The committee recommends that staff analyze the use of saltwater for all of the Polar 
Passage swimming pools and bring the cost and program analysis to the committee for 
review.  

• The committee recommends that the zoo develop a formal commitment to polar bear 
conservation and define how Polar Passage supports this conservation commitment. 

• The committee carries forward its 2015 recommendation that staff share the general 
contractor’s Diversity in Workforce and Contracting plan with the committee prior to 
seeking subcontractor bids on a construction project, specifically Polar Passage. 

 
Interpretive Experience and Wayfinding 

• The committee commends the zoo for updating and installing a new wayfinding system to 
support visitor navigation and trip planning on grounds.  

• The committee recommends that staff share the outcomes and findings from the Elephant 
Lands and Education Center interpretive summative evaluations when they are available. 
 

Percent for Art 
• The committee commends the zoo for the successful restoration and reinstallation of the 

Willard Martin Mosaic at the new Education Center, funded in part from an Oregon 
Cultural Trust grant. 

• The committee commends the successful art installation at the Education Center by 
commissioned artist Rob Ley. 

• The committee recommends that the next commissioned art installation process be 
appropriately integrated with the Polar Passage and Central Plaza design. 

• The committee recommends that the zoo document the new public art and develop an 
ongoing maintenance plan to support its commitment to this nonliving collection. 

 
Elephant Lands 

• The committee commends the zoo for receiving several awards and recognitions for 
Elephant Lands, including LEED Gold certification and Daily Journal of Commerce Project   
of the Year Award. 

• The committee recommends publicly sharing, when complete, the outcomes of the studies 
currently underway that are assessing the impact of the new habitat on the elephants’ 
well-being and health. The committee would also like to be aware of the research 
dissemination strategy. 

• The committee recommends publicly sharing the outcomes of summative evaluations of 
the interpretive exhibits and how a resulting change in public perception and behavior may 
help elephants in the wild. 
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2016 Findings and Recommendations Summary (continued) 
 
Budget and Expenditures 

• The committee commends Metro for its conservative fiscal policy that have resulted in a 
AAA bond rating from S&P and Aaa from Moody’s providing premiums on the sale of the 
bonds. 

• The Oversight Committee found that careful attention to allocation of remaining bond 
funds was needed, and launched a budget subcommittee in fall 2016 for this detailed 
analysis. The Oversight Committee asks the budget subcommittee to recommend in 2017 a 
prioritized strategy for allocation of the remaining bond and other funds for construction 
and improvements at the Oregon Zoo. 

• The committee commends the Zoo for successful management of projects to date, 
including Elephant Lands and the Education Center, within the approved budget and 
schedule. 

• The committee commends the Oregon Zoo Foundation and zoo bond staff for a successful 
application to PGE’s Renewable Development Fund to expand the solar installation on the 
Education Center. 

• The committee congratulates and thanks the Oregon Zoo Foundation for its significant 
financial support of $6 million to date, $4 million of which supported the Education Center 
and Elephant Lands projects. The committee recommends that staff seek the Foundation’s 
input on allocation of the remaining $2 million. 

• The committee recommends staff monitor code changes at the City of Portland, standards 
for animal welfare and cost escalations that may have financial and other impacts on the 
program. 

 
Contracting Methods 

• The committee commends Zoo Bond staff for the successful contracting and project 
development through use of the alternate contracting methods. 

• The committee recommends that Zoo Bond staff continue to document cost savings and 
efficiencies through use of alternative contracting methods to inform future projects. 

• The committee recognizes that although difficult to quantify, using CM/GC contracting 
results in a better overall mission-driven project, supports diversity in contracting and 
results in cost savings from fewer change orders. 
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2016 Findings and Recommendations Summary (continued) 
 
Master Plan Implementation: Cost Projections 

• The committee recommends staff continue to inform and update the Oversight Committee 
on cost trends in the construction industry, including materials costs. 

• The committee recommends staff continue to review and validate budgets and cost 
escalation and their implications on the remaining planned projects. 

• The committee recommends the staff continue to monitor changes to animal welfare 
standards that could have an impact on current and future projects. 

• The committee recommends staff assess and monitor the zoo’s draft conservation 
priorities (to be finalized in the Integrated Conservation Action Plan (ICAP)) for any 
upcoming changes that could affect project designs, construction or operation. 

 
Administrative Costs: Cost Projections 

• The committee recommends staff continue to monitor the reasonable assessment of 
administrative costs and their implications on the overall program budget, and provide a 
report at least annually to the full Oversight Committee. 

 
Operating Costs: Cost Projections 

• The committee recommends staff provide the operating expense data and revenue from 
Elephant Lands by December 2017, following the completion of one fiscal year of operation 
ending June 30, 2017. 

• The committee recommends staff provide by December 2017 a preliminary report on the 
impact of the Education Center on operating costs and revenue. 
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REQUIRED REPORTING ITEM 1 | Assessment of Progress 
Assess progress in implementing the Oregon Zoo bond measure project improvements 
 
A. Program initiatives 
 
1. Animal Welfare: Overview 

Protecting animal health and safety was a priority in the ballot measure. The zoo is committed to 
providing its animals with the best care possible. Animal welfare is prioritized during design and 
monitored during all construction. The sequence and design of the bond-funded projects prioritizes 
animal welfare. 
 
Animal welfare refers to an animal’s collective physical, mental and emotional states over a period of 
time and is measured on a continuum from poor to excellent. The zoo aims to optimize the welfare 
potential of each animal through enrichment, enclosure design, nutrition, research programs, veterinary 
care, husbandry training, population management and staff training. For animals to thrive the zoo takes 
into account psychological aspects of welfare such as mental, emotional and social health. The zoo 
conducts continuous welfare assessments of individual animals and the species to analyze behavior, 
physiology, and physical appearance and health. 
 
The ballot measure called for providing more indoor and outdoor space for elephants; replacing the 
zoo’s 45-year-old animal hospital and quarantine facilities to protect animal health and safety; 
protecting the health of polar bears by replacing concrete structures and substrate with pools, more 
space and more humane conditions; and replacing plain and sterile areas for primates with trees, rocks 
and water. 
 
The new Elephant Lands habitat provides more space, natural substrate and enrichment opportunities 
for the elephants. Expanded spaces and upgraded facilities will improve elephant health and welfare by 
providing more options for extending outside access, increasing exercise opportunities and offering a 
more natural and stimulating environment for elephants. Research outcomes will be available in 2017. 
 
The new Veterinary Medical Center offers dramatic improvements in animal holding, climate controlled 
spaces, enclosure substrates to increase safety and comfort, reduced stress for animals, options for 
environmental enrichment and ability to control communicable diseases. The Association of Zoos and 
Aquariums (AZA) had deemed the zoo’s former animal quarantine facility substandard. Built 45 years 
ago, it had inadequate lighting, heating, ventilation and drainage. The building had been noted for its 
rusty and crumbling walls and doors. Some surfaces were difficult to sanitize because of degradation 
and could have provided foreign objects subject to ingestion by animals. The facility’s floor could 
damage the hooves of some animals. The Oregon Zoo is now recognized as having one of the most 
advanced animal hospitals in the country. 
 
The new Condors of the Columbia exhibit offers opportunities for the birds to fly and provides the public 
with a rare opportunity to see this endangered Northwest native bird, increasing awareness of the need 
to protect this endangered species. 
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The new Education Center provides improved facilities for the invertebrate collection at the Insect Zoo 
and western pond turtles at the Species Conservation Lab. In addition, the Center’s message of taking 
small actions on behalf of wildlife will benefit the conservation of animals worldwide. 
In 2016 and 2017 the polar bear habitat will be designed to increase access to natural substrate, 
renovate and increase the efficiency of the water-filtration system, reduce temperatures, chill the pool 
water, and increase both land and pool space. The current exhibit is almost entirely concrete, generating 
a very high heat load in the summer, and is basically the same footprint as the original facilities from 
1959. Although renovated in 1980, the entire exhibit needs improvements to enhance the welfare of the 
polar bears. Renovations over the years have completely enclosed the bears, creating visual barriers 
that prevent the bears from looking into the distance. The current space, both land and pools, do not 
meet the Manitoba protocols (see Polar Passage, page 23) established for zoo polar bears. The future 
habitat will provide long views, natural substrate, more space, and meet all requirements for polar bear 
habitats. 
 
The primate habitat will be upgraded to provide more complex spaces. Indoor and outdoor areas would 
give primates a sustainable and enriching environment. Zookeepers will be able to rotate the animals 
into a variety of habitats in the reworked exhibit thus providing a more enriching environment. New 
holding spaces would enhance animal care and welfare.  
 
The rhinoceros habitat will also be expanded to provide more space for this critically endangered 
species. 
 
 
2. Conservation Education: Overview 

The ballot measure highlighted a need to increase conservation education opportunities for zoo visitors. 
The zoo aims to inspire visitors to take conservation action, increase its capacity to invite and engage 
diverse audiences in conservation education, engage other conservation partners in providing resources 
and programming to the zoo’s 1.6 million annual visitors, and advance conservation education in the 
region by fostering connection and dialogue between different sectors and issues. 
 
The zoo’s education programs are of high quality and filled to capacity every year, even though they are 
provided in limited and inadequate space: two 12-year-old modular trailers, a former storage space, a 
basement and leased off-site space are used for group presentations. Camps get bumped all summer for 
competing uses, and the basement space is shared with the zoo’s catering program. 
 
Completed in March 2017, the Education Center creates a dedicated space for education programming 
at the zoo. Zoo audiences will make lasting connections with zoo partners and other visitors to share 
experiences, ideas and resources about safe places for individuals and families to be out in nature. Zoo 
visitors will learn and share ways to make environmentally responsible choices and to take meaningful 
conservation actions in their homes and communities. Visitors will understand that small things 
aggregate to have a big impact, a key concept about nature, conservation and personal actions. They 
will understand that nature is nearby and buzzing with activity in urban settings, even in our backyards 
and gardens. Exhibits and activities in the Education Center will motivate visitors to make their 
backyards, gardens and communities more wildlife-friendly. Through live displays, zoo audiences will 
learn to have a personal connection to and appreciation for small animals such as insects and other 
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invertebrates. Lastly, zoo audiences will gain awareness of and possibly support the conservation efforts 
of the Oregon Zoo and its partners. 
 
 
3. Infrastructure and Sustainability: Overview 

The ballot measure called for the zoo to conserve and reuse water, requiring significant infrastructure 
upgrades. Most of the zoo’s infrastructure dates back to the 1950s and 1960s. Pipes, plumbing and 
irrigation systems are outdated, leaking and well past their useful lives. The most expensive utility cost 
at the zoo is water, and leaking pipes, run-off, inadequate filtration systems, and lack of water storage 
all contribute to wasting water and increasing costs. Literally millions of gallons of water per year and 
thousands of dollars will be saved through a major rebuilding of the zoo’s water distribution system. In 
addition, new buildings are being designed to capture solar warmth, and provide natural light and 
ventilation. 
 
In its Comprehensive Capital Master Plan, the Oregon Zoo detailed its commitment to creating an 
efficient and sustainable campus constantly striving to increase conservation of resources, and 
improvement and expansion of services. The bond funds have provided for the replacement of many of 
the original buildings, antiquated building/operational systems and animal habitats. The Oregon Zoo 
strives to be an efficient and sustainable campus. 
 
The physical location of the zoo presents development challenges due to natural landforms, steep 
grades and unstable soil conditions. Projects are shaped using the design team’s study of vegetation, 
geology, hydrology, landforms, topography, circulation, potable water network and existing 
infrastructure, age of existing buildings and suitability of land for development. Capital improvements, 
enhancements and sustainable features have been incorporated to improve site infrastructure, 
including the new train route and trestle, new service road, sanitary sewer line replacement, improved 
stormwater management, and energy and water saving measures. One energy-saving feature is a 
geothermal loop installed underground in Elephant Lands that when complete, will capture heat used to 
cool the polar bear pools and transfer it to help heat Elephant Lands. 
 
In the past, outdated facilities have been obstacles to the zoo’s goal of modeling best practices. Some of 
the zoo’s plumbing and wiring is original to the late 1950s. These aged systems are being updated as 
projects are completed. In addition, projects will be designed and constructed to achieve or exceed U.S. 
Green Building Council Leadership in Energy and Environmental Design (LEED) Silver certification. The 
Veterinary Medical Center and Elephant Lands both received LEED Gold Certifications, and the goal has 
been set for the Education Center also to achieve LEED Gold. 
 
Oregon zoo bond project sustainability and infrastructure goals: 

• Achieve LEED Silver or higher certification in each project. 

• Reduce zoo-wide greenhouse gas emissions 80 percent below 2008 levels by 2050, from building 
operations and maintenance and through energy efficiency and resource conservation. 

• Produce on-site renewable energy with solar panels generating electricity to meet state 
requirements to invest 1.5 percent of capital construction cost of eligible projects in renewable 
energy. 

• Reduce zoo-wide water use 50 percent below 2008 levels by 2025. 
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As Oregon’s biggest paid attraction based on annual attendance, the Oregon Zoo has a wonderful 
opportunity to communicate sustainable practices and sustainability principles while enhancing exhibits. 
 
The Oregon Zoo has made significant improvements in new and renovated facilities, infrastructure, and 
habitats incorporating sustainable elements that build synergy for the care of animals, the visitor 
experience, and service and operations. 
 
On projects to date, the zoo has separated the old combined sewer system into isolated stormwater 
and sanitary sewer pipes, and built stormwater planters and bioswales to naturally filter and clean 
stormwater before sending it downstream; this practice will continue on the remaining projects. 

The zoo installed an underground stormwater storage facility under the Elephant Lands encounter 
habitat capable of storing and slowly releasing storm runoff from the entire zoo in a ten-year rain event. 
In addition, the zoo implemented water reuse or reclaimed water systems for nonpotable water 
demands (rain water harvesting) on the Veterinary Medical Center and Elephant Lands, as well as on the 
Education Center still under construction. The zoo has installed water filtration and circulation systems 
to reuse water in the penguinarium and Elephant Lands, and will also do so in the Polar Passage pools. 
 
The zoo has designed landscape areas with native, climate-adaptive plant species on projects to date 
and will continue to do so on remaining projects. 
 
The new Education Center includes many features to enhance infrastructure and sustainability, detailed 
on pages 20 to 22 of this report. 
 
 
4. Diversity in Contracting: Overview 

The zoo continues to demonstrate its commitment to increase contracting opportunities for minority-
owned enterprises, women-owned enterprises, emerging small businesses, and service-disabled 
veteran-owned enterprises that are certified by the State of Oregon Certification Office of Business 
Inclusion and Diversity (COBID firms).1 The aspirational contracting goal for the zoo bond-funded 
construction projects is 15 percent participation from COBID firms. 
 
On the nearly complete Education Center project, the COBID utilization rate as of December 31, 2016, 
was 29 percent—almost double the aspiration goal. Overall as of that date, the bond program has spent 
approximately $70.1 million on COBID-eligible construction contracts, and $9.8 million, or 14 percent, of 
that was on COBID firms. Of that COBID spending, 37 percent ($3.6 million) went to minority-owned 
businesses, 43 percent ($4.2 million) to emerging small businesses, and 20 percent ($2 million) to 
women-owned businesses. 
 
A full accounting of the bond program diversity in contracting activities is now detailed in a quarterly 
report, first issued in September 2017. The Equity in Contracting Quarterly Report is posted on the zoo 
website, and distributed through Metro’s community and construction networks. 

                                                           
1 Metro now refers to MWESB firms as COBID (Certification Office for Business Inclusion and Diversity)-certified firms to align 
with the state’s certification program for minority-owned businesses, women-owned businesses, emerging small businesses 
and service-disabled veteran-owned businesses. 

http://www.oregonzoo.org/sites/default/files/downloads/Oregon%20Zoo%20Bond%20Equity%20in%20Conctracting%20Qtrly%20Rpt%2020170130.pdf#overlay-context=node/298/draft
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Efforts to increase these numbers include evaluation during the procurement of goods and services, 
outreach to COBID firms to encourage participation, mentoring of COBID firms, and breaking projects 
down to increase accessibility to bid. 
 
Improved recruitment strategies of COBID firms included: 

• General contractor starts recruiting COBIDs earlier to help get them ready by bid day, and hosting 
workshops either at their office or onsite before bid day. 

• Breaking down bid packages for subcontractors so that they are not overwhelming for smaller firms 
to bid. 

Early in the bond program, Metro used a different method of calculating COBID utilization (COBID 
utilization percentage was calculated based on the value of contract dollars available to subcontractors; 
excluding the value of the general contractor’s self-performed work). Metro revised its methodology in 
2014 to include the total contract value (including the general contractor’s self-performed work and 
overhead costs), and this report has updated all COBID utilization reporting to be consistent with the 
current method. Metro’s revised methodology for calculating COBID utilization deducts the value of the 
scopes of work deemed ineligible to COBID firms from the total construction contract amount to 
determine the base for utilization rate calculation. For example, for the Condors of the Columbia 
project, this methodology resulted in removing the specialized aviary mesh installation scope of work, 
with a subcontract value of $157,845, from the base calculation. Only three firms nationwide provide 
the mesh installation, and none of them was a certified COBID firm. 
 
To determine if a scope of work is ineligible, the Metro project manager and contractor contact and 
search the Oregon Procurement Information Network (ORPIN), State of Oregon COBID website, Oregon 
chapter of National Association of Minority Contractors and minority business chambers of commerce 
to determine if any vendors in the area are eligible to perform the specialized work. The outcome of this 
search is documented in the project Minority Utilization Report. Metro’s procurement manager must 
approve the request for any specialized work deemed ineligible to COBID contractors and is responsible 
for tracking and reporting COBID contractor utilization. 
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Diversity in Contracting: Overview 
 
2015 Recommendations with updates: 

• The committee recommends that MWESB quarterly and annual reporting be broken down 
to report individual categories related to minority, women and emerging small business for 
each project to enable better tracking and planning. 

Update: Staff provided the first quarterly report that demonstrated the tools, efforts and 
outcomes in contracting with MWESB-certified firms (now COBID-certified, see footnote). 
The report was broken down by certification for each project, where data were available. 

• The committee recommends that the RFPs for the prime construction contractor include 
one of the scoring criteria to be a description of efforts the contractor will take to enhance 
the diversity of the workforce on the entire project. 

 Update: The Polar Passage RFP for construction services included scoring criteria for 
workforce diversity strategies. 

2016 Findings and Recommendations: 

• The committee carries forward its 2015 recommendation that staff share the general 
contractor’s Diversity in Workforce and Contracting plan with the committee prior to 
seeking subcontractor bids on a construction project, specifically Polar Passage. 

• The committee carries forward its recommendation that when the 15 percent COBID 
utilization goal may not be reached because of specialty work, that alternative bidding 
practices such as those suggested for "2015 improved recruitment strategies of MWESB 
firms" should be implemented to maximize opportunity. 

• The committee recommends tracking and reporting the contracting of COBID-certified 
firms used for project design and other services on the project, not just construction. 

• The committee commends staff on their reflective process of analyzing what worked and 
lessons learned, accepting feedback and working to improve diversity in contracting, and 
recommends that they continue the successful approach of making data-driven decisions 
applied to future projects. 



April 2017          Oregon Zoo Bond Citizens’ Oversight Committee Report 
 

18 

5. Program Governance and Structure: Overview 
 
Prior to the start of the zoo bond construction projects, the Metro Auditor recommended improved 
accountability through clarity of the organizational structure. The Auditor suggested clearly delineating 
roles and responsibilities and lines of authority.2 The governance structure set up for the zoo bond 
program separated bond program project planning and construction activity from zoo operations. The 
zoo bond program team reports directly to the Metro deputy chief operating officer. In addition, bond 
program expenditure authority is separate from zoo operations with limited authority designated to the 
bond program director and overall authority designated to the Metro deputy chief operating officer. 
 
A follow-up audit demonstrated that separating the bond program from zoo operations created a 
separate project management function better suited to address financial oversight, scheduling and 
information sharing.3 This robust governance and oversight structure continues to guide the bond 
program and is proving to be effective in ensuring careful and diligent stewardship of bond funds. 
 
In February 2016, Dr. Donald E. Moore joined the zoo as the new director.  
 

 
  

                                                           
2 Metro audit issued in November 2009 entitled “Oregon Zoo Capital Construction: Metro’s readiness to construct 
2008 bond projects,” p. 21. 
3 Metro audit issued October 26, 2011, entitled “Zoo Capital Construction Program Audit Follow-up,” p. 5. 

 
Program Governance and Structure 
 
2016 Findings and Recommendations: 

• The committee commends the bond program for continuing to keep all projects on track 
with a successful zoo executive leadership transition to Dr. Donald E. Moore. 

• The committee appreciates Dr. Moore’s professional experience and background, his 
enthusiasm and support of the bond projects, and his interface with the committee. 

• The governance structure that guides the bond program is proving to be effective. As it did 
in 2015, the committee recommends preserving the current governance structure of the 
bond program reporting to the Metro deputy chief operating officer for appropriate 
oversight. 



Oregon Zoo Bond Citizens’ Oversight Committee Report             April 2017 
 

 19 

REQUIRED REPORTING ITEM 1 | Assessment of Progress 
 
B. Ongoing and new bond projects 
 
1. Education Center 
 
The Education Center design offers a highly interactive, engaging facility that provides multiple avenues 
for learning about nature and conservation. Key features of the site include the Nature Exploration 
Station (NESt), the Backyard Habitat, Insect Zoo, a species recovery lab raising western pond turtles, 
classrooms, a flexible events space, a café and offices. Design of the Education Center kicked off in 
summer 2014, with schematic design approval in fall 2014. More than 3,600 people in the metro region 
influenced key interpretive themes and potential activities at the Education Center via online and site 
surveys. Construction began in September 2015, with the grand opening on March 2, 2017. 
 
The construction has a significant impact on the visitor experience, zoo classes and camps, and zoo 
operations. Access in and out of the project site onto busy Washington Park roadways was a safety 
challenge and concern. Close coordination between construction and facility operations was required. 
The Metro Council approved an alternative procurement for construction management by a general 
contractor, which helps address these risks, as well as encouraging more minority-owned, women-
owned and emerging small business contractor participation. The design team and construction 
contractors worked closely with zoo staff and stakeholders to minimize the negative impacts to visitors 
and surrounding neighbors during construction. 
 
Animal Welfare – In addition to new improved facilities for the invertebrate collection at the Insect Zoo 
and western pond turtles at the Species Conservation Lab, the NESt’s message of taking small actions on 
behalf of wildlife will benefit the conservation of animals worldwide. 
 
Conservation Education – The Education Center will facilitate the development of Metro’s 
environmental literacy framework and will be a place where regional conservation education partners 
can connect with each other and the community. Working with partners, the framework outcomes have 
been molded into the overarching themes for the Education Center, including the big idea that “Small 
Things Matter”: 
 

Small animals matter. While visitors to the zoo care about many larger animals such as elephants, 
orangutans and polar bears, Education Center exhibits and experiences – like the new, improved 
Insect Zoo – ensure they don’t forget the smaller and often underappreciated inhabitants of our 
world including insects, turtles and microorganisms which are critical to a functioning and healthy 
natural system. 

Small habitats matter. Small habitats found in gardens, stormwater basins, highway medians, parks, 
and natural areas all over the region are important to a well functioning ecosystem. 

Small actions matter. Small individual actions and choices can make a big difference. An exhibit in 
the Education Center’s Nature Exploration Station highlights “wildlife heroes” – everyday people 
who have taken action on behalf of wildlife and wild places. An adjacent “Take Action Now” exhibit 
encourages visitors to follow these heroes’ example and pledge to do more to help. 
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The zoo is developing partnerships with like-minded conservation organizations to deliver collaborative 
educational programs and access to office space in the new facility. Key partners include the U.S. Fish 
and Wildlife Service, which has dedicated staff and resources to provide ongoing year-round 
programming; the Intertwine Alliance, which will be using the space to convene and plan among 
regional conservation education organizations; and Metro’s Property and Environmental Services and 
Parks and Nature divisions, which will provide content and resources for programs and exhibits on 
natural gardening, waste reduction and sustainability. Oregon State University Master Gardeners will 
support the demonstration garden to foster awareness about backyard habitats. Dozens of additional 
partners participate in a partnership and programming advisory group. A list of more than 30 primary 
partners was presented at the Oversight Committee November 9, 2016, meeting, and many more are 
also involved. 
 
Infrastructure and Sustainability – This project includes the completed demolition of the Tiger Plaza 
structures, a portion of infrastructure work identified in the Master Plan to address stormwater and site 
utilities, and visitor and revenue-generating amenities for Discovery Plaza. The Education Center will be 
a “building that teaches” with sustainable elements prominently on display and interpreted through an 
interactive sustainability dashboard exhibit. The LEED-certified building will feature rain water reuse in 
restrooms, solar panels for energy production, bird-friendly glazing, Forest Stewardship Council-certified 
wood and efficient heating and cooling systems. The Oregon Zoo Foundation and zoo staff have 
developed a new partnership with SolarWorld, the largest U.S. manufacturer of solar panels and a 
leader in solar technology, to provide solar panels at cost. With the goal to produce as much energy that 
is consumed, the zoo aims to achieve a net-zero energy operations certification for the NESt building. 
Funding from Portland General Electric’s Renewable Development Fund supported the expansion of the 
solar panel installation to help achieve this goal. Green Living signs and a sustainability dashboard will 
interpret the resource conservation efforts and outcomes of the new facility. 
 
Diversity in Contracting – A preliminary estimate of the Education Center total contract expenditures 
that will be awarded to COBID firms shows the zoo bond program will greatly exceed its target. As of 
December 31, 2016, the project had a 29.1 percent COBID utilization rate, based on COBID-eligible 
construction contract spending. 
  

http://www.oregonzoo.org/sites/default/files/downloads/2016-11-9_Grant_EdCtr.pdf#overlay-context=node/298/draft
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Education Center 
 
2015 Findings and Recommendations with updates:  

• The committee recommends that the bond program apply for a renewable energy grant 
from Portland General Electric in spring 2016 if the grant program receives pending 
approvals and is opened for application. Receipt of this grant would significantly expand 
the building’s solar panels and create a net-zero energy operations facility that can serve as 
a teaching tool. 

 Update: Portland General Electric awarded the Oregon Zoo and Oregon Zoo Foundation 
$385,000 to support the expansion of the solar installation at the Education Center. This 
expansion will help the zoo achieve a net-zero energy operations building. 

• The committee commends the Oregon Zoo Foundation, zoo bond staff and SolarWorld for 
developing a partnership to save funds on the procurement of solar panels. 

 Update: The committee commends the Oregon Zoo Foundation for a successful education 
campaign that raised $1.7 million to support the capital investment and programming at 
the new Education Center. 

• The committee recommends the zoo staff share, prior to the opening of the new Education 
Center, the status of partnership development to deliver nature, conservation and 
sustainability programming and resources in the new facility. 

Update: The zoo’s education curator shared the partnership development strategy and 
outcomes with the committee in April and November 2016. The zoo is developing 
partnerships with like-minded conservation organizations to deliver collaborative 
educational programs and access to office space in the new facility. 

• The committee commends the extensive outreach conducted by the CM/GC contractor to 
secure COBID subcontractors, surpassing the 15 percent aspirational goal. 

 Update: The Education Center COBID utilization rate as of December 31, 2016, was         
29.1 percent of the COBID-eligible construction contract dollars. 

                   (continued) 
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Education Center (continued) 
 
2016 Findings and Recommendations: 

• The committee commends the Oregon Zoo for developing many partnerships to support 
programming in the new Education Center. 

• The committee commends the Oregon Zoo for continuing zoo operations throughout bond 
projects construction, with minimal negative impact to zoo operations. 

• The committee reviewed and made recommendations regarding project modifications for 
the Education Center to enhance opportunities for conservation education and reductions 
in greenhouse gas emissions and operating costs. These recommendations were approved 
by the Metro Council. 

• To date, utilization of COBID-certified firms exceeded the 15 percent goal for the Education 
Center, and the committee recommends sharing final data in 2017. 

• The committee recommends that staff analyze and share lessons learned on the Education 
Center contracting of COBID-certified firms. 

• The committee commends inclusion of the following features in the Education Center to 
enhance infrastructure and sustainability, making the building a teaching tool: 

o Installation of 760 solar panels on the roof to help achieve net-zero energy 
operations 

o High-efficiency lighting and HVAC 

o Energy-efficient radiant-floor heating 

o Forest Stewardship Council (FSC)-certified wood 

o Bird-friendly lights and fritted glass to help prevent and deter window strikes 

o Native plants for wildlife and reduced irrigation 

o Green roofs on the wildlife garden shelter and bee hotel 

o Rain gardens to clean and detain stormwater 

o Material reuse: salvaged timbers from the old Elephant Museum building were 
used for garden shelter; salvaged Elephant Plaza concrete pavers were used in 
wildlife garden; redwood trees removed from site for construction were salvaged 
and used for outdoor tables and benches. 



Oregon Zoo Bond Citizens’ Oversight Committee Report             April 2017 
 

 23 

2. Polar Passage 
 
Planning and design work for the new polar bear habitat, Polar Passage, included in the bond is 
underway. The vision is to develop a new and larger habitat to encourage and promote exploring, 
digging, swimming, scratching and other natural behaviors. As the world’s largest land predators, polar 
bears need space, and the proposed upgrade will offer them not only more room, but also a safer and 
more natural and diverse habitat to explore. 
 
Animal Welfare – As envisioned, the project will expand the bears’ access to natural substrate and 
habitat, renovate and increase the efficiency of the water-filtration system, reduce temperatures, chill 
the pool water, and increase both land and pool space. New holding areas will have better lighting and 
ventilation, allowing for better animal care. The original scope included one saltwater pool, and staff is 
analyzing the use of saltwater for all the pools, as it is the natural water source for polar bears and offers 
significant animal welfare benefits. This would be a change in the original scope, so costs continue to be 
analyzed. 
 
The Manitoba protocols for polar bears are formally known as Manitoba, Canada’s Polar Bear Protection 
Act. These standards establish the necessary minimum requirements of any facility that might want to 
receive an orphaned animal from Manitoba (Western Hudson Bay population/Churchill area). The 
regulations identify exhibit and off-exhibit space, holding area, maternity den, pools, viewing distance, 
barrier heights, exhibit complexity, animal care, enrichment and education requirements. Adhering to 
the Manitoba protocols is important for designing Polar Passage so that the zoo could qualify to receive 
polar bears from Canada, if available. In Churchill, Manitoba, polar bears in the wild that interact 
inappropriately and repeatedly with humans have had to be euthanized. Polar Passage could be a future 
home for these types of bears. The Association of Zoos and Aquariums’ Species Survival Plan for polar 
bears has asked that all polar bear facilities aspire to the Manitoba standards. 
 
As marine mammals, polar bears’ eye and coat health is best served with access to saltwater, which is 
planned for at least one pool in Polar Passage. (Saltwater is not specified by the Manitoba protocols.) 
 
Conservation Education – Development of this new habitat also provides the Oregon Zoo the 
opportunity to educate guests about climate change, as well as the conservation research the zoo 
conducts with polar bears to assess the impacts of such change. A key component of the new polar bear 
exhibit will be to bring the zoo’s research and positive reinforcement training activities to the forefront 
of the visitor experience. One of the main objectives of the interpretive messaging will be to introduce 
facts about climate change, polar bear conservation, and actions visitors can take to preserve polar 
bears and their arctic habitat. As with all bond projects, the effectiveness of the interpretive exhibits 
with visitors will be assessed after the project is complete. 
 
Infrastructure and Sustainability – Infrastructure work associated with the polar bear project includes a 
public plaza with guest amenities, visitor path upgrades, and the final phase of upgrading utilities as part 
of the bond program implementation. The polar bear project will also connect to the geothermal “slinky” 
system installed during the construction of Elephant Lands to exchange heat and cooling between the 
habitats. The geothermal system will help save energy by transferring energy used to cool Polar Passage 
and use it to help heat Elephant Lands. 
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Diversity in Contracting – The approval to utilize CM/GC for this project will allow for more outreach to 
COBID contractors during the design phase. 
 
Percent-for-Art – The final of three major bond program Percent-for-Art installations will be developed in 
conjunction with the Polar Passage project. The team of Edwin and Veronica Dam de Nogales was 
selected in November 2016 as the commissioned artists. The Polar Passage design and conservation 
messages related to the iconic polar bear were a major consideration in artist selection. 
 

 
  

 
Polar Passage 
 
2015 Findings and Recommendations with updates: 

• The committee agrees with the construction of Polar Passage using the Construction 
Management/General Contractor (CM/GC) alternate procurement method to ensure 
strong project oversight by staff, to create a team from the start of the project that works 
more cooperatively to solve problems and finds the best way to design and build the 
project, and to best address the needs of this complex project with difficult site conditions. 

 Update: Lease Crutcher Lewis was awarded the CM/GC contract for Polar Passage. The zoo 
is benefitting from the general contractor’s participation in the design of Polar Passage. 
Lease Crutcher Lewis assists in the design process by identify cost effective solutions and 
options in partnership with CLR Design. 

• The committee recommends an updated cost escalation analysis to ensure the budget is 
adequate to meet the original intent of the ballot measure. 

 Update: A Budget Subcommittee was formed to recommend a strategy to the Zoo Bond 
Citizens’ Oversight Committee regarding allocation of the remaining bond funds. In 
September 2016, the subcommittee drafted guiding principles and a work plan and shared 
them with the committee, and staff provided an updated cost escalation analysis. 

• The committee recommends staff bring major project modifications before the committee 
for review. 

 Update: The subcommittee will review project modifications and budget allocation for the 
remaining projects, and bring initial recommendations to the full oversight committee in 
early 2017. 

• The committee recommends continued outreach efforts to MWESB contractors, with an 
emphasis not only on diverse business ownership, but also diverse workforce. 

 Update: The Polar Passage CM/GC contractor is doing outreach to COBID-certified firms 
and working to develop a diverse workforce. The planned outreach and workforce 
development was included in the September 2016 Equity in Contracting Quarterly Report. 
Once the project design is finalized, the CM/GC contractor will provide a specific work plan 
for achieving diversity in contracting goals. 

http://www.oregonzoo.org/sites/default/files/downloads/Oregon%20Zoo%20Bond%20Equity%20in%20Conctracting%20Qtrly%20Rpt%2020170130.pdf#overlay-context=node/298/draft
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Polar Passage (continued) 
 
2016 Findings and Recommendations: 

• The committee recommends that staff analyze the use of saltwater for all of the Polar 
Passage swimming pools and bring the cost and program analysis to the committee for 
review.  

• The committee recommends that the zoo develop a formal commitment to polar bear 
conservation and define how Polar Passage supports this conservation commitment. 

• The committee carries forward its 2015 recommendation that staff share the general 
contractor’s Diversity in Workforce and Contracting plan with the committee prior to 
seeking subcontractor bids on a construction project, specifically Polar Passage. 
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3. Interpretive Experience and Wayfinding 
 
The zoo’s overall interpretive goals, including both bond project and non bond project initiatives, are to 
create a more synergistic experience for guests across the entire campus and to position the zoo itself – 
its environmental resources and stewardship of those resources, husbandry and animal care practices, 
and conservation programs – as an essential part of that experience. 
 
Each project has interpretive themes and goals. Visitors are engaged as part of the front-end (goal 
setting), formative (design) and summative (effectiveness) evaluations. Animal welfare, 
sustainability/green living, and conservation education are common threads through each project’s 
interpretive elements. 
 
A new interpretive Elephant Lands app completed in 2015 represents the zoo’s first initiative to use 
smart phone technology to enhance the educational experience. With the new free app, funded by the 
Oregon Zoo Foundation, visitors can locate individual elephants and record and share observations 
about the herd by using elephant identification stations. The app also features a pledge that users can 
take to share a commitment to elephant conservation. Outcomes will be reported in an Elephant Lands 
operating report in 2017. 
 
Installation of the campus wayfinding system made significant progress in 2016. Zoo staff and 
consultants implemented a system to aid visitor navigation and trip planning on grounds. 
 

 
  

 
Interpretive Experience and Wayfinding 
 
2015 Finding with update: 

• The committee appreciates the support of the Oregon Zoo Foundation in funding the 
Elephant Lands app to enhance the visitors’ educational experience. 

 Update: The zoo developed and launched the first smart phone application to enhance the 
visitors’ educational experience at Elephant Lands. 

 
2016 Findings and Recommendations: 

• The committee commends the zoo for updating and installing a new wayfinding system to 
support visitor navigation and trip planning on grounds.  

• The committee recommends that staff share the outcomes and findings from the Elephant 
Lands and Education Center interpretive summative evaluations when they are available. 
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4. Percent for Art 
 
The zoo bond program is taking a programmatic approach to meeting Metro’s 1 percent-for-art 
requirement. In addition to art installed at the Veterinary Medical Center, the art appropriation for the 
remainder of the construction projects was pooled for the whole program to fund three major 
commissions at three plazas (instead of a small art installation at each project). The first commissioned 
artist, Catherine Widgery, created “Forest Lights” for Elephant Lands and the east plaza, which opened 
in December 2015 (see Elephant Lands in the next section). 
 
For the second major art commission, the Regional Arts and Culture Council, on behalf of Metro and in 
conjunction with the Oregon Zoo Public Art Advisory Committee (which includes a member of the Zoo 
Oversight Committee), issued in 2014 a request for qualifications (RFQ) to select a second commissioned 
artist to create art for the Education Center and west plaza project. From the 232 artists from around 
the country who responded to the RFQ, the art committee selected Rob Ley, a public artist from Los 
Angeles. Mr. Ley’s art, titled Ambiguous, was installed in 2016 near the Education Center entrance. His 
conceptual approach is based on the Education Center’s interpretive theme that “small things matter,” 
particularly how many small parts contribute to a whole. He looked to nature for design inspiration. 
particularly images of small parts like spores, pollen, eggs, seeds and rhizomes. The form is made with 
2,500 triangles that compose the sculpture; 10,000 unique angled bends and 15,000 rivets turn all of 
these separate pieces into a singular, monolithic form. 
 
The third major art commission selection process was completed in 2016 in conjunction with the design 
of the new Polar Passage. The Oregon Zoo Public Art Advisory Committee selected the artist team of 
Edwin and Veronica Dam de Nogales of Ontario, Canada, out of 179 responses to the RFQ. 
 

 

 

Percent for Art 
 
2015 Recommendation with update: 

• The committee recommends continued partnership with the Regional Arts and Culture 
Council to assist with artist solicitation and selection. 

 Update: The committee commends the Regional Arts and Culture Council for leading a 
successful artist solicitation and selection process for Polar Passage. 

2016 Findings and Recommendations: 

• The committee commends the zoo for the successful restoration and reinstallation of the 
Willard Martin Mosaic at the new Education Center, funded in part by an Oregon Cultural 
Trust grant. 

• The committee commends the successful art installation at the Education Center by 
commissioned artist Rob Ley. 

• The committee recommends that the next commissioned art installation process be 
appropriately integrated with the Polar Passage and Central Plaza design. 

• The committee recommends that the zoo document the new public art and develop an 
ongoing maintenance plan to support its commitment to this nonliving collection. 
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REQUIRED REPORTING ITEM 1 | Assessment of Progress 
 
C. Completed bond projects 
 
1. Remote Elephant Center, deemed not feasible and cancelled February 2016 
 
While a Remote Elephant Center was not included among the list of projects approved by voters when 
passing Measure 26-96, zoo and Metro staff conducted feasibility analyses of potential sites, operational 
plans and financials, per the Metro Council’s direction as stated in Attachment A of Resolution No. 08-
3945, approved in 2008. 
 
In February 2016 the Metro Council unanimously approved a formal resolution to suspend pursuit of the 
Remote Elephant Center project due to lack of financial viability, difficulty securing suitable property and 
the ability to achieve the zoo’s vision for elephants through the new onsite Elephant Lands. Metro 
informed the public by issuing a press release and posting the decision on the zoo and Metro websites, 
and it was covered by local media as well. The committee is working with staff on fund reallocation. 
 
 
2. Elephant Lands, December 2015 
 
In recognition that elephants are the Oregon Zoo's signature species, Metro prioritized the onsite 
Elephant Habitat (known as “Elephant Lands”) project in terms of timing and the financial resources 
dedicated to it. The project was substantially complete in December 2015, within its approved schedule 
and budget. The grand opening to the public was held on December 15, 2015, with several hundred 
people attending. 
 
As part of the elephant habitat expansion, a number of related subprojects were also completed. These 
include: 1) relocation of the train loop, 2) a new perimeter service road, 3) relocation of the Wild Life 
Live! program and 4) water and energy sustainability measures, including Leadership in Energy and 
Environmental Design (LEED) Gold certification for the elephant buildings and site, and a new campus 
geothermal loop to reduce the use of fossil fuels for heating and cooling. The Elephant Lands project 
was completed using a Construction Management/General Contractor (CM/GC) alternative 
procurement approach. 
 
Of particular note, the low percentage of cost for change-order work for this large project is to be 
commended. A project of this size and scope would generally average change orders that increase costs 
by around 10 percent of the construction cost. The Elephant Lands number has been particularly low, 
around 5 percent of the guaranteed maximum price, which shows one of the benefits of utilizing 
CM/GC. 
 
Two totem poles were displaced in the construction of Elephant Lands, which created an opportunity for 
a complete restoration by the Lelooska tribe and artist Ray Losey prior to relocating the poles. With 
significant engagement of the Native American community, the zoo hosted a well-attended totem pole 
rededication event to celebrate the Native American culture, history and meaning of the poles. 
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Elephant Lands also includes work by the first major commissioned artist under the 1 percent-for-art 
program, Catherine Widgery, whose artwork welcomes guests to Forest Hall, the elephants’ new indoor 
habitat. 
 
The Wild Life Live! facility was displaced due to the construction of Elephant Lands. The bond program 
renovated an under-utilized animal holding facility at the zoo and successfully relocated the Wild Life 
Live! program. The relocation resulted in improved living quarters for the program animals, and Wild 
Life Live! staff are pleased with the new headquarters. 
 
Animal Welfare – The Elephant Lands project significantly expands the elephant habitat, allowing for an 
evolution in the way the elephants use their space in support of the zoo’s vision for elephants to live in 
family herds. The design of the habitat sought every opportunity to encourage natural behaviors and 
nurture family dynamics. The project elements include Forest Hall and the Elephant Barn, the North 
Meadow Habitat, Encounter Habitat and the South Habitat on a six-acre site. 
 
Throughout the habitat, feeding stations, mud wallows, and water features including a 160,000-gallon 
pool provide many activity choices and encourage the elephants to be active 14 to 16 hours a day, just 
as they would in their natural environment. Deep sand groundcover blankets the entire habitat, 
including most of the indoor areas. State-of-the-art heating and ventilation systems with open doors 
allow the herd to move inside and out as they please. 
 
In planning for Elephant Lands, the zoo hired a consultant team that included architects expert in the 
design of animal habitats who drew upon the best features of state-of-the-art elephant facilities around 
the world. Working with elephant care staff, the design team crafted Elephant Lands to meet the 
psychological and social requirements of the elephant herd as well as its physical needs. 
 
The zoo’s research staff has been monitoring the zoo’s elephant herd for more than four years, from 
September 2012 to December 2016, to study the effect of Elephant Lands on the herd. Their findings are 
expected to provide scientifically credible documentation of the effects of the new habitat on the 
elephants’ welfare and quality of life, findings that will likely prove valuable to other elephant care 
facilities. 
 
Researchers started monitoring in the old habitat to establish baseline data on the herd’s general 
health, hormone levels and behavior. They continued monitoring as the herd transitioned into the new 
Elephant Lands habitats. As of December 2016, the elephants have been in the new Forest Hall and barn 
for one year. Staff will continue to monitor the herd for years to come. 
 
Samples collected measured the elephants’ behavior diversity and how they spent their time (7,446 
video clips totaling 250 hours), distance walked and recumbence (154 sessions with GPS bracelets), and 
stress and reproductive hormones (1,493 fecal samples). The zoo also has 20 prior years of hormone 
data. Dedicated zoo volunteers did most of the videotaping. Processing the data and samples will take 
an estimated 3,000 hours, and the goal is to be complete by July 2017. Analysis of the data will look at 
standard welfare variables of housing features and management practices, as well as additional 
variables for this study: construction and moves, life events (births, deaths and transfers), and 
reproductive status and cycle phase. 
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Although the study is not complete, the researchers are observing some great changes as a result of 
Elephant Lands. Anecdotal observations show the elephants are using their resources – such as feeders 
and food delivery locations, habitat features and enrichment elements – more than they did before 
Elephant Lands. The animals are walking and foraging for food throughout the habitat by checking all 
the feeders, which are programmed to deliver food unpredictably. This is a change from the old habitat 
where keepers delivered the food on a schedule. The elephants are also showing a greater variability in 
social interactions since the new habitat allows them to choose where to be, who to be with, or whether 
to be alone. The new habitat complexity appears to be correlated with the elephants vocalizing more 
with each other when out of view of one another. Researchers noted that the elephants at the Oregon 
Zoo are utilizing the many new resources available to them. The Committee looks forward to receiving 
the final results of the study in 2017. 
 
Conservation Education – Art, interpretive signs and other displays installed with the project provide 
the public with many opportunities to understand the impacts of human activities on wild elephant 
habitat and to get an up-close experience with these amazing creatures. The Elephant Lands interpretive 
experience has three main themes: 
 
• Being an elephant: the mind, body and life of an elephant. This natural history content helps enrich 

guests’ understanding of elephants as remarkable, unique creatures. 

• Elephant Lands is the Oregon Zoo’s vision for elephant care in practice. These highlights show how 
elements in and around the habitat enrich the lives of the zoo’s elephant herd. 

• Humans and elephants: a shared history. This exploration of the long, complex history that 
elephants and humans have shared includes current conservation issues and celebrates more than  
60 years of elephants at the Oregon Zoo. 

 
A life-sized wall graphic of Packy, the former senior male elephant, allows visitors to appreciate the 
height and size of an elephant, while a model of an elephant trunk allows them to experience its feel 
and texture. As mentioned, the Elephant Lands interpretive experience also includes the zoo’s first 
smart phone application. Features of the app, released in December 2015, provide visitors with tools for 
identifying individual elephants in the herd. 
 
Infrastructure and Sustainability – Completion of the six-acre Elephant Lands project exemplifies the 
zoo’s commitment to sustainability through the incorporation of a variety of elements including energy 
efficiency, sustainable building materials, solar preheating hot water, use of day lighting, stormwater 
management and the first portion of a new geothermal “slinky” system that will redistribute heat 
created from cooling the polar bear exhibit and move it to Elephant Lands where it is needed to warm 
the elephants. The zoo received technical assistance and nearly $150,000 in rebates and incentives from 
the Energy Trust of Oregon for energy efficiency investments at Elephant Lands. 
 
In 2015 the Portland Business Journal staff nominated Elephant Lands for a PBJ Better Bricks award, 
primarily for the project’s focus on sustainability and use of cross-laminated timber (CLT) for the roof of 
the Elephant Plaza restroom, the first commercial building in Oregon to use CLT. Cross-laminated timber 
is a new engineered wood product made of 2-by-6s glued together in huge sheets and crosshatched in 
three to nine layers. Made of a naturally renewable resource, CLT is considered a greener choice since it 
takes less energy to produce than steel and concrete and can be made of smaller, lower-grade timber 
that avoids cutting old-growth trees. 
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Infrastructure improvements as part of Elephant Lands include a new service road, which provides a 
safer environment for visitors by removing most service and construction vehicles from pedestrian paths 
and by improving emergency vehicle access. In addition, the zoo train tracks were rerouted to provide 
more space for the elephants and offer better views of the animals. 
 
The zoo received LEED Gold certification for Elephant Lands. In addition, the zoo received recognition as 
the Project of the Year by the Daily Journal of Commerce, as well as several industry awards. 
 
Diversity in Contracting – Elephant Lands achieved a COBID utilization rate of 10 percent of the COBID-
eligible contract value, with $4.4 million going to COBID-certified firms. Due to the project’s complexity, 
scale and specialization, the 15 percent COBID goal was harder to reach. Also, 25 percent of the 
subcontractors that bid on the project were COBID firms, but not all of them had the lowest bid, so 
some were not awarded the work. The scopes of work deemed ineligible for COBID firms, and deducted 
from the total construction contract amount to determine the base for the utilization rate calculation, 
include: elephant doors and gates, crane, elevators and specialty rock work. 
 

 

 
Elephant Lands 
 
2015 Findings and Recommendations with updates: 

• The committee recommends publicly sharing when complete the outcomes of the studies 
currently underway that are assessing the impact of the new habitat on the elephants’ 
well-being and health. 

Update: The zoo’s conservation and research staff updated the committee with preliminary 
findings and the data analysis completion timeline of 2017.  

• The committee applauds the innovation of the Elephant Lands design and construction 
team in the first commercial utilization of cross-laminated timber in Oregon. The 
committee recommends the bond program continue to identify innovative sustainability 
investments. 

 Update: The zoo received LEED Gold certification for Elephant Lands. 

2016 Findings and Recommendations: 

• The committee commends the zoo for receiving several awards and recognitions for 
Elephant Lands, including LEED Gold certification and Daily Journal of Commerce Project   
of the Year Award. 

• The committee recommends publicly sharing, when complete, the outcomes of the 
studies currently underway that are assessing the impact of the new habitat on the 
elephants’ well-being and health. The committee would also like to be aware of the 
research dissemination strategy. 

• The committee recommends publicly sharing the outcomes of summative evaluations of 
the interpretive exhibits and how a resulting change in public perception and behavior 
may help elephants in the wild. 
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3. Condors of the Columbia, 2014 
 
Condors of the Columbia officially opened to the public in May 2014. Construction was completed on 
amended schedule and under budget by $412,983. The construction completion date was later than the 
estimated schedule in the Comprehensive Capital Master Plan, but approved and updated due to the 
need for a longer design and construction period and the discovery of hidden underground challenges 
on site. Condors of the Columbia highlights the Oregon Zoo’s successful condor breeding program and 
aims to inspire visitors to learn more about the conservation of these iconic birds. 
 
The interpretative features at the Condors of the Columbia exhibit were designed to illustrate the zoo’s 
role in California condor conservation and to inspire audiences to take conservation action. To validate 
the efficacy of the interpretive experience, an evaluator was contracted to analyze visitor tracking 
studies and intercept surveys. The evaluator concluded that Condors of the Columbia was highly 
successful in meeting the intended outcomes. 
 
The exhibit was not a candidate for LEED certification because it did not meet minimum square-footage 
requirements. 
 
Diversity in Contracting – The project accomplished a COBID utilization rate of 26 percent; 19 percent 
were emerging small businesses and 7 percent were minority-owned businesses. The specialty netting 
scope was deemed ineligible for COBID firms, and the value was deducted from the calculation. 
 
 
4. Veterinary Medical Center, 2012 
 
The grand opening of the VMC was celebrated in January 2012. The Veterinary Medical Center replaced 
the substandard veterinary and quarantine buildings with a new facility that meets standards set by the 
Association of Zoos and Aquariums. The Veterinary Medical Center was prioritized as the first bond 
project for animal health and safety. 
 
Diversity in Contracting – Of the total contract value, the project achieved a 10 percent4 COBID 
utilization rate. Five percent were emerging small businesses, 4 percent were women-owned 
businesses, and 1 percent were minority-owned businesses. 
 
 
  

                                                           
4Metro’s calculation methodology at the time of this project was to exclude the cost of prime contractor self-performed work. 
Out of the $4,214,163 available in subcontracts (i.e., work not performed directly by the prime contractor), 17 percent of the 
dollars went to contractors certified as a MBE, WBE or ESB. This number was previously reported in Metro’s annual MWESB 
report. 
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5. Penguin Life Support System Upgrade, 2012 
 
The penguin water filtration project was completed in 2012. The goal of the upgrade was to conserve 
water and improve water quality. Zoo staff estimates that water use has decreased by more than          
90 percent as the pool water is filtered versus frequently dumped. 
 
Diversity in Contracting – The project accomplished an MWESB utilization rate of 6 percent; all 6 
percent were emerging small businesses. 
 
 
6. Comprehensive Capital Master Plan, 2011 
 
The Comprehensive Capital Master Plan was completed and approved by the Metro Council in 
September 2011. It addresses project sequencing, scope, programming and budgeting for bond projects. 
 
 
7. Water Main Building, 2011 
 
The Water Main Building was completed in 2011 and prevents nonpotable water from entering the 
water system. It was a crucial upgrade to save water at the zoo, including the capture and reuse of 
rainwater at the Veterinary Medical Center. 
 
 
8. Land Use, 2011 
 
Metro completed and received approval for three land use applications with the City of Portland: (1) an 
amendment to the existing Conditional Use Master Plan to allow work to proceed on the Elephant Lands 
project and the Condors of the Columbia project, (2) West Lot land use application and (3) an application 
for a new Conditional Use Master Plan for the next 10 years for the remainder of the specific bond 
projects and some of the overall master plan improvements. 
 
Parking management responsibilities were turned over to Portland Parks & Recreation as part of the 
land use process. Impacted parties formed the Washington Park Transportation Management 
Association (WPTMA). Paid parking for the shared lot and throughout Washington Park was 
implemented in January 2014. In 2015 the WPTMA was renamed Explore Washington Park with a new 
website and branding. 
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REQUIRED REPORTING ITEM 2 | Spending Considerations 
Report on spending trends, current cost projections and independent financial auditors’ report 
 
A. Overall program spending 
 
1. Budget and Expenditures 

The zoo bond program is divided into four main areas: construction projects, planning projects, land use 
processes and program administration. As of December 30, 2016, the total amount budgeted for all 
program activities is $136.8 million. 
 
Figure 2 

Oregon Zoo Bond Program Budgets and Expenditures 
as of December 31, 2016         
          

Project Project Budget 
Project 

Expenditures 
Forecasted 

Expenditures 
% 

Complete 

Master Plan/Land Use Permits  $         3,304,011   $         3,197,675   $         3,197,675  100% 
Veterinary Medical Center  $         9,464,299   $         8,840,329   $         8,840,329  100% 
Penguin Life Support System   $         1,800,000   $         1,762,250   $         1,762,250  100% 
Water Main Building  $            267,459   $            242,495   $            242,495  100% 
Condors of the Columbia  $         2,628,592   $         2,215,609   $         2,215,609  100% 
Elephant Lands  $       57,561,443   $       57,453,810   $       57,561,443  100% 
Remote Elephant Center  $            117,864   $            117,864   $            117,864  100% 
Education Center  $       17,504,125   $       16,390,844   $       17,504,125  94% 
Interpretives/Wayfinding  $         2,489,647   $         2,206,648   $         2,489,647  89% 
Percent-for-Art  $            843,154   $            554,314   $            842,467  66% 
Program Administration  $         3,912,881   $         4,631,886   $         7,200,000  64% 
Polar Passage  $       22,707,853   $            551,151   $       22,707,853  2% 
Primate/Rhino Habitats  $       14,240,221   $                 1,909   $       14,240,221  0.01% 

Totals  $     136,841,549   $       98,166,783   $     138,921,976  
 

 
    Zoo Bond Program Forecasted Revenues 

 
 $     148,172,062  

 
 

    In January 2017, $2,249,640 was added to the Program Administration forecasted total expenditures, for a new 
total of $7.2 million, based on updated data. Staff will seek a budget amendment in Spring 2017. 

 
The Comprehensive Capital Master Plan process is complete, as well as construction of the Veterinary 
Medical Center, the Penguin Life Support System Upgrade project, the Water Main Building, Condors of 
the Columbia, Elephant Lands, and the major land use approval processes. The Education Center is       
94 percent complete. These projects represent $98.2 million (66 percent) of the $148.2 million total 
resources, and were completed on time and within budget.  
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The planned projects for 2017-2019 include completing construction of the Education Center, the design 
and construction of the new Polar Passage and related infrastructure, and the design and construction 
of the new Primate and Rhino improvements. In addition, the program continues to plan campus and 
program-level interpretive design, and projects to meet the one-percent-for-art requirement. 
 
Funding sources total approximately $148.2 million and include $125 million from general obligation 
bond measure proceeds, $6 million from the Oregon Zoo Foundation, an expected $1.5 million in grants, 
donations, and partner contributions, approximately $1.5 million in anticipated investment earnings and 
$14.2 million from bond sale premium proceeds. 

Figure 3 

 

The remaining $11.8 million that is not budgeted to a specific project as of year’s end is considered 
additional program contingency. Sources of the unallocated funds include the unspent bond funds from 
the Remote Elephant Center project, premium funds received on the bond sales, and donations from 
the Oregon Zoo Foundation. All of this program contingency is above and beyond the individual project 
contingencies, which are built into each project budget. 
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Figure 4 

 
Metro’s conservative fiscal policy and excellent AAA bond rating from S&P and Aaa from Moody’s have 
resulted in premiums on the sale of the bonds. This has put the program in a solid position to complete 
the remaining projects, despite significant cost escalation in the region. Project budgets and scopes 
were defined in 2011 and will need to be analyzed and potentially modified to address cost escalation. 
Of principal concern to this committee is completion of all bond projects with the remaining funding 
without sacrificing bond program and animal welfare objectives. 
 
The Oversight Committee charter outlines the committee’s role to “consider and recommend project 
modifications if inflationary increases in construction costs exceed current budget estimates.” The 
committee has set up a budget subcommittee to review construction cost escalation and project 
modifications. In 2017, the subcommittee will make a recommendation to the full committee regarding 
the allocation of remaining bond funds. The Oversight Committee will provide a recommendation to the 
Metro Council. 
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Budget and Expenditures 

 
2016 Findings and Recommendations: 

• The committee commends Metro for its conservative fiscal policy that has resulted in a 
AAA bond rating from S&P and Aaa from Moody’s providing premiums on the sale of the 
bonds. 

• The committee commends the zoo for successful management of projects to date, 
including Elephant Lands and the Education Center, within the approved budget and 
schedule. 

• The committee commends the Oregon Zoo Foundation and zoo bond staff for a successful 
application to PGE’s Renewable Development Fund to expand the solar installation on the 
Education Center. 

• The Oversight Committee found that careful attention to allocation of remaining bond 
funds was needed, and launched a budget subcommittee in fall 2016 for this detailed 
analysis. The Oversight Committee asks the budget subcommittee to recommend in 2017 a 
prioritized strategy for allocation of the remaining bond and other funds for construction 
and improvements at the Oregon Zoo.  

• The committee congratulates and thanks the Oregon Zoo Foundation for its significant 
financial support of $6 million to date, $4 million of which supported the Education Center 
and Elephant Lands projects. The committee recommends that staff seek the Foundation’s 
input on allocation of the remaining $2 million. 

• The committee recommends staff monitor code changes at the City of Portland, standards 
for animal welfare, and cost escalations that may have financial and other impacts on the 
program. 
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2. Contracting Methods 
 
The program received Metro Council approval to use an alternative general contractor procurement 
method called the Construction Management by General Contractor approach for the Elephant Lands, 
Education Center and Polar Passage projects and related infrastructure. This approach worked well for 
the Elephant Lands project and, given the complexity of the zoo bond-funded projects and the 
possibility of simultaneous construction projects, the committee continues to support the consideration 
of alternative contracting methods such as this in order to reduce risk and achieve the most cost-
effective and efficient use of the zoo bond funds. 
 

 
  

 
Contracting Methods 
 
2015 Findings and Recommendations with updates: 

• The committee and Metro Council supported the use of Construction Management by 
General Contractor (CM/GC) for the Polar Passage construction. 

 Update: The involvement of the CM/GC in the design phase of Polar Passage has been 
critical to the value engineering process to date. 

• The committee supports the continued consideration of alternative contracting methods. 

 Update: Some of the many benefits to using CM/GC as an alternative procurement method 
on Elephant Lands were constructability analysis from the beginning of design, informed 
value engineering through design and construction, which kept the project on budget, and 
gaining the knowledge to identify four distinct phases of construction so certain aspects of 
the project could be competitively bid to subcontractors, benefiting the schedule, budget 
and zoo operations. 

2016 Findings and Recommendations: 

• The committee commends Zoo Bond staff for the successful contracting and project 
development through use of the alternate contracting methods.  

• The committee recommends that Zoo Bond staff continue to document cost savings and 
efficiencies through use of alternative contracting methods to inform future projects. 

• The committee recognizes that although difficult to quantify, using CM/GC contracting 
results in a better overall mission-driven project, supports diversity in contracting and 
results in cost savings from fewer change orders. 
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REQUIRED REPORTING ITEM 2 | Spending Considerations 
 

B. Cost projections 
 
1. Master Plan Implementation 
 
The Comprehensive Capital Master Plan describes the zoo’s vision and goals, the purpose and intent for 
each facility, and includes a budget, sequence and timeline of construction projects that will bring the 
future vision to reality. This representation of the zoo’s future is an essential tool to coordinate the 
development of the zoo's separate facilities into a coherent, effective and unique institution with a clear 
and recognizable theme and mission. 
 
The Metro Council approved the master plan in 2011, which included the budgets for the bond-funded 
projects. The CCMP has been and will continue to be a crucial element to ensure efficient and effective 
use of bond proceeds. As part of the CCMP process, each project budget was developed with a 
contingency fund for both design and construction. Annual cost escalation due to inflation was also 
incorporated into each project budget. In addition, the overall program has a contingency fund. 
The Education Center budget was updated to reflect cost escalation. Funds still remain in program 
contingency to cover future needs. 
 
The committee commends the economy and efficiency with which the program has been run, and 
recommends its continuance. Of principal concern to this committee is completion of all bond projects 
with the remaining funding without sacrificing bond program and animal welfare objectives. 
 
In September 2016 the committee launched a budget subcommittee to make a recommendation to the 
full committee in the spring of 2017 on allocation of the remaining unbudgeted bond program funds.  
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Master Plan Implementation: Cost Projections 
 
2015 Findings and Recommendations with updates:  

• The committee is concerned with the escalating cost of construction and would like a 
regular report on the effect it will have on the final projects. 

Update: Staff provided cost escalation updates to the committee throughout the year. The 
Polar Passage project budget was amended to address cost escalation in the region. 
Additional amendments may be needed as cost escalation forecasts are updated. The 
primate and rhino project budgets will be assessed given the forecasted 27 percent       
(vs. 6 percent originally estimated in 2011) escalation of construction costs. 

• The committee would like a report on the funds available after the next bond sale and the 
Metro Council decision on the Remote Elephant Center. 

 Update: Staff provided a report in the fall of 2016 to the committee regarding the 
unallocated funds available (then an estimated $12 million). The budget subcommittee will 
review and advise on how those funds should be allocated given cost escalation and project 
modifications. 

• The committee recommends a subcommittee review the remaining commitments and 
budgets, unallocated resources, and cost escalation to ensure the resources are available 
to complete all bond commitments. 

 Update: A subcommittee began meeting in the fall of 2016 to focus on fund allocation and 
project modification. The subcommittee is continuing to meet and will make a 
recommendation to the full committee in the spring of 2017. 

2016 Findings and Recommendations: 

• The committee recommends staff continue to inform and update the Oversight Committee 
on cost trends in the construction industry, including materials costs. 

• The committee recommends staff continue to review and validate budgets and cost 
escalation and their implications on the remaining planned projects. 

• The committee recommends the staff continue to monitor changes to animal welfare 
standards that could have an impact on current and future projects. 

• The committee recommends staff assess and monitor the zoo’s draft conservation 
priorities (to be finalized in the Integrated Conservation Action Plan (ICAP)) for any 
upcoming changes that could affect project designs, construction or operation. 
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2. Administrative Costs 

Metro’s central services support the zoo bond program with budget management, bond sales, legal 
support, procurement of goods and services, and information services. 
 
Administration costs and the actual costs of issuing the bonds total $4.6 million (4.7 percent) of the zoo 
bond program’s total expenditures through December 31, 2016. This percentage is comparable to other 
local public bond-funded construction projects. An analysis of the Beaverton School District, Portland 
Public School District and Portland Community College bond programs resulted in a range of 
administrative costs between 3.8 percent and 7.2 percent of the total program budget. 
 
Originally staff projected that total administrative overhead costs for the zoo bond program would be      
$3.9 million, about 3 percent of total expenditures. Metro adopts a cost allocation plan in which costs 
for centralized services are allocated on a reasonable basis. The same methodology for allocation is 
applied and charged to all Metro programs. The Oregon Department of Transportation reviews Metro’s 
cost allocation plan for compliance with federal rules. 
 
In 2016 the Oversight Committee received an update on the revised numbers and a detailed explanation 
about how Metro allocates resources for central services. These updates made it clear that Metro and 
zoo staff have taken steps to control these overhead costs to ensure voter-approved funds are spent 
efficiently to achieve the bond program objectives, while maintaining proper controls and providing 
needed administrative support. 
 

 
  

 
Administrative Costs: Cost Projections 
 
2015 Recommendations with updates: 
• A report on the administration costs, including allocated central service costs, and bond 

issuance costs was provided to the committee in January 2015. The committee 
recommends updating the budget allocation for administration and bond issuance costs to 
reflect the revised forecasted expenditures. 

 Update: The forecasted expenditures for administrative and bond issuance costs were 
updated in December 2016. The budget allocation will be considered in 2017. 

• The committee recommends an annual report regarding the administration and bond 
issuance costs. 

 Update: Staff updated the committee on the forecasted administrative costs at meetings in 
2016. 

2016 Finding and Recommendation: 

• The committee recommends staff continue to monitor the reasonable assessment of 
administrative costs and their implications on the overall program budget, and provide a 
report at least annually to the full Oversight Committee. 
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3. Operating Costs 

The Oregon Zoo staff anticipates that some future operating costs of the zoo will increase upon 
completion of the bond-funded projects, but will be offset by additional revenue-generating 
opportunities and the enhancements and efficiencies gained through new technologies and the 
modernization of zoo infrastructure. The committee believes it is important that staff continue to 
monitor this assumption as project planning matures, to allow reasonable financial planning by zoo staff. 
 

 
 
 
 
REQUIRED REPORTING ITEM 2 | Spending Considerations 
 

C. Independent financial audit 
 
Moss Adams issued the annual independent financial audit report of the zoo bond program on 
November 17, 2016. The auditors reported that nothing came to their attention that caused them to 
believe that Metro failed to comply with the provisions of the bond measure. No specific management 
letter comments were made. Notice of the audit report was published on December 21, 2016, in the 
Daily Journal of Commerce, and the audit report was posted on the zoo website. 
 
 
 

 
Operating Costs: Cost Projections 
 
2015 Recommendation with update: 

• The committee recommends that staff provide by December 2016 a report on the impact 
of Elephant Lands on operating costs and revenue. 

 Update: Data will be analyzed in the fall of 2017 after a full fiscal year of operations. 

2016 Findings and Recommendations: 

• The committee recommends staff provide the operating expense data and revenue from 
Elephant Lands by December 2017, following the completion of one fiscal year of operation 
ending June 30, 2017. 

• The committee recommends staff provide by December 2017 a preliminary report on the 
impact of the Education Center on operating costs and revenue. 
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REQUIRED REPORTING ITEM 3 | Project modifications in excess of budget 
Consider and recommend project modifications intended to account for increases in construction costs 
in excess of budget estimates 

No project modifications are recommended at this time.  

In September 2016, the Oversight Committee launched a budget subcommittee charged with 
recommending in spring 2017 a prioritized strategy for project modifications and allocation of the 
remaining bond funds. 

 

 

 

 

 

 

 
How to learn more 
We encourage you to learn more about the Oregon Zoo’s bond program by visiting 
www.oregonzoo.org/newzoo. 

We also welcome your feedback about what you would like to hear from us next year. Would 
you like us to focus on specific areas of concern or processes? Please contact us with any ideas, 
suggestions or questions. 

Email: zoobond@oregonzoo.org   

Phone: 503-914-6028 

 

http://www.oregonzoo.org/newzoo
mailto:zoobond@oregonzoo.org
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Ruth Shelly – Committee Chair 

Ruth Shelly, executive director of Portland Children’s Museum, leads a learning complex that consists of 
a children’s museum, private preschool, public K-5 charter school, and research center with a total staff 
of 37 full-time and 28 part-time employees; $3.8 million annual budget; and almost 300,000 visitors 
annually. Shelly is a lifelong museum professional who started in exhibit design and moved to 
administration, serving in art, history, natural history, and science museums – as well as an aquarium – 
before entering the children’s museum field. She has served on museum association boards at the state, 
regional and national level. In her present role, Shelly is at the nexus of informal, formal and 
professional learning, and she is particularly interested in the role that museums can play in shaping the 
future of educational systems in the United States. Prior to moving to Portland in 2013, Shelly served as 
Executive Director of the Madison Children’s Museum during its move to a renovated historical building, 
which became the first LEED-certified museum in Wisconsin, and a 2011 recipient of the IMLS National 
Medal for Museum and Library Service. 

Daniel Aja 

Daniel Aja is the senior vice president and chief medical officer at Banfield Pet Hospital, where he leads 
internal and external medicine initiatives at the world’s largest veterinary practice. Prior to joining 
Banfield in 2014, Dr. Aja served as director of U.S. professional and veterinary affairs at Hill’s Pet 
Nutrition. Previously, he owned and directed the Cherry Bend Animal Hospital in Traverse City, 
Michigan. Dr. Aja earned his veterinary medical degree from the college of Veterinary Medicine at 
Michigan State University, and has more than 32 years of experience, credibility and commitment to 
delivering the highest quality of veterinary medicine. He is a past president of the American Animal 
Hospital Association and served on the Michigan State Board of Veterinary Medicine. He is also the 
founding board member of Partners for Healthy Pets, a committee of the American Veterinary Medical 
Foundation created to ensure pets receive the preventative health care they deserve. 

Noah Bishop 

Noah Bishop is an attorney and the proud father of two young zoo enthusiasts. A graduate of Lewis and 
Clark Law School, he has focused his practice on debtor-creditor law, and now runs his own law firm, 
Bishop Bankruptcy Law. He volunteers at The Bankruptcy Clinic, a free service provided by the lawyers of 
the Oregon State Bar. 

Linda S. Craig 

Linda S. Craig recently retired from her tax and accounting practice, Linda S. Craig, LLC. She is familiar 
with citizen oversight committees, having served five years, including a term as chairperson, on the 
Metro Natural Areas Performance Oversight Committee. She was also on the Advisory Committee for 
Clean Water Services in Washington County. Since moving to Portland in 1970, she has been on several 
boards of directors of conservation organizations, including many years with the Audubon Society of 
Portland. Now she is treasurer of the Xerces Society, an international not-for-profit dedicated to the 
protection of invertebrate species and their habitats. 
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Heidi Goertzen 

Heidi Goertzen is the chief compliance officer for Ferguson Wellman Capital Management, overseeing 
the company’s regulatory and compliance matters. Prior to joining the firm, she worked for RVK, Inc. as 
an investment analyst for several years before serving as investment associate for seven years. She 
earned a B.S. in finance from Linfield College and holds a MBA with a concentration in finance from the 
University of Portland’s Pamplin School of Business. 

Susan Hartnett 

Susan Hartnett has more than 25 years of experience in urban planning and development. Her career 
includes more than 20 years with City of Portland bureaus, including planning, transportation and water; 
she currently serves as the spectator venues program manager in the Office of Management and 
Finance. Hartnett has also worked for the City of Tigard, Oregon Heath & Science University, the City of 
Chicago and several private sector companies. She earned her Bachelor of Science in criminalistics from 
the University of Illinois and her master’s in urban and regional planning from Portland State University, 
and is an active member of the American Institute of Certified Planners. 

Deborah Herron 

Deborah Herron is the director of public affairs and government relations for Walmart in Oregon and 
several other Western states. Walmart has been a strong supporter of the Oregon Zoo, and Herron has 
been instrumental in ensuring this connection, including serving on the Oregon Zoo Foundation’s Board 
of Trustees. Previous to her work at Walmart, she was a principal at Vox Public Relations in Portland. She 
is well known and connected in the public affairs community, bringing collaboration, curiosity, careful 
thinking, passion, enthusiasm and a solution-oriented approach to engage audiences. 

Jill Mellen 

Jill Mellen is a research biologist whose areas of expertise include animals, animal welfare and 
enhancing guest experiences in informal learning settings such as zoos and aquariums. Dr. Mellen has 
worked in the zoo and aquarium field for more than three decades. Most recently she was the 
Education and Science Director at Disney’s Animal Kingdom, where she researched a range of topics 
from elephant welfare to inspiring children to conservation action. Within the Association and Zoos and 
Aquariums, Dr. Mellen has held many leadership positions. Her current projects include coordinating 
studies on marine animal welfare. Early in her career, Dr. Mellen worked at the Oregon Zoo, and has 
moved back to Portland after her retirement from the Disney Company. 

Mickey Lee 

Mickey Lee is an energy advisor with NW Natural working with construction contractors and clients to 
ensure new service is effective and efficient, and utilizing her background in workforce equity, 
construction and relationship management. Prior to that, she was a project manager at MPower 
Oregon, where she oversaw the rehab development of energy and water efficiency in the multifamily 
affordable housing market across the state of Oregon. She has a background in project development 
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and management, working with clients across the US to mitigate carbon emissions. Her work has a 
strong emphasis on environmental and social equity. She has been recognized nationally for helping to 
bridge the gap between private and public entities. She holds an MBA in sustainable development from 
Bainbridge Graduate Institute at Pinchot University and is accredited through the national Building 
Performance Institute. 

Daniel Morris 

Daniel Morris is research director for Our Oregon, studying government finances and budget priorities. 
Educated in Portland Public Schools, he went on to earn a master's degree in physics from the University 
of Michigan and a doctorate in public health from Saint Louis University. As an epidemiologist, Dr. 
Morris led studies on topics ranging from tobacco tax evasion to tracking obesity with driver licenses. 

Robyn K. Pierce 

Robyn K. Pierce is a professional consultant with Pierce, Bonyhadi & Associates. She assists colleges, 
universities and school districts with planning, development, design and construction of academic, 
research, housing and student service facilities. She served eight years as the director of facilities and 
planning at Portland State University (PSU), where she managed a department of 160 staff and had an 
active role in more than 1.5 million square feet of campus growth and development, including nine 
LEED-certified buildings and three public-private and public-public partnership projects. She managed 
annual budgets exceeding $100 million, including construction budgets. Pierce remains dedicated to 
supporting women and minority contractors in all facets of project development. She completed her 
undergraduate degree at the University of Oregon and master’s degree at PSU. 

Katherine A. Porras 

Katherine A. Porras is an investment associate at Meyer Memorial Trust, responsible for monitoring and 
analyzing the foundation’s investments, while researching environmental, social and governance factors 
on portfolio holdings to inform the alignment of the investment strategy to the organization's mission. 
Ms. Porras has experience working in finance, legal services, and performing arts. She earned an MBA 
with a focus in finance from Willamette University’s Atkinson Graduate School of Management. She 
looks forward to contributing to the zoo, its staff and the Oregonian community at large. 

Mike Schofield 

Mike Schofield is the chief financial officer of the Gresham-Barlow School District. He previously served 
as business manager for the Forest Grove School District, managing the school district’s finances and 
$65.3 million worth of construction and school improvements included in a successful bond measure. 
Prior to that, he served as the chief financial officer of the Northwest Regional Education Service District. 
Schofield has more than 25 years of managing finances for various public education entities. He is a 
graduate of Portland State University and holds a Certified Management Accountant. 

  

http://www.nwresd.k12.or.us/administration/regional/index.html
http://www.nwresd.k12.or.us/administration/regional/index.html
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Kevin Spellman 

Kevin Spellman is a business consultant and trainer for construction contractors and industry 
professionals, following a 28-year career with commercial contractor Emerick Construction, including 18 
years as president. In his Spellman Consulting, Inc. practice, he works with contractors on business 
strategies, development of contract management tools and techniques, and effective operational 
procedures. He has been an adjunct instructor in the Civil Engineering Department at Oregon State 
University, and at Portland Community College. He has served on several local boards, including 
Multnomah Education Service District, and currently chairs the Bond Accountability Committee for 
Portland Public Schools’ bond program. 

Dick Stenson 

Dick Stenson retired in 2014 after more than 20 years as Tuality Helathcare president and chief 
executive officer. He was previously administrator of Straub Clinic & Hospital and Straub Health Plan in 
Honolulu, after working in San Francisco as administrator of Harkness Community Hospital and Upjohn 
Medical Group. He has a BS degree from the University of California, Berkeley and master’s degrees in 
healthcare and business administration from Tulane and Loyola universities in New Orleans. Stenson is a 
fellow in the American College of Healthcare Executives and the American College of Medical Practice 
Executives. He serves on the boards of Hillsboro Community Foundation, Portland Community College 
Foundation, Virginia Garcia Clinic Foundation, Native American Rehabilitation Association of the 
Northwest, Community Action, Commission on Children, Washington County Public Health, Intel 
Community Advisory Panel, Vision Action Network, Pacific University Acorn Foundation, Tuality 
Foundation, and Greater Hillsboro Chamber of Commerce. 

Christine L. Taylor 

Christi Taylor is an attorney with Miller Nash Graham & Dunn's business practice team and focuses on 
construction and general business law. She also has a particularly strong interest in energy law. In her 
construction practice, she assists clients through the process of building complex projects, including 
drafting and negotiating contracts for construction. In her general business practice, she assists clients 
with entity formation, contract drafting and review, corporate governance, and sales and acquisitions. 
Before transitioning to Miller Nash's business team, she spent three years practicing with the firm's 
commercial litigation group and focused on disputes involving construction claims and defects, 
corporate governance and insurance recovery. Ms. Taylor is also a huge polar bear fan! 

Tom Turnbull 

Tom Turnbull specializes in providing business and legal advice to high-growth companies and 
entrepreneurs. He is a co-founder and vice president of business development with OpenSesame, the 
largest source for elearning content in the world with more than 20,000 online courses. Turnbull 
previously served on the Oregon Museum of Science and Industry board of trustees for five years. He 
has an MBA in finance and entrepreneurial studies from New York University, a JD from the University of 
Washington School of Law, and a BA in philosophy from the University of Puget Sound. 
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Karen Weylandt 

Karen Weylandt has served at Providence Health & Services for more than 25 years, and is currently 
chief planning and design officer for the five-state health system. She has worked in the building, 
construction and improvement of Providence hospitals, outpatient clinics, surgery centers and 
educational facilities from Alaska to California. Her leadership for the planning and construction of 
Providence Newberg Medical Center resulted in the first hospital in the country to earn a LEED Gold 
designation. She also directed the planning and construction for the Providence Cancer Center in 
Portland. Weylandt’s recent projects include a major expansion of services for Providence’s downtown 
Seattle facilities, and a master plan for the south campus expansion at St. John’s Hospital in Santa 
Monica, California. Weylandt earned a degree as a registered nurse and a master’s degree in health care 
administration. For the past seven years she has served on the Oregon Facility Authority Board, and she 
also served several years on the Oregon Humane Society Board. 
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Appendix B 
 

Zoo Bond Program Organization Structure 

 

External Consultant and Contractor Contributions 
Bond Construction Projects: Design consultants and construction contractors managed by bond construction and project 
managers. 
 
Zoo Staff Contributions 
Animal Welfare, Guest Experience, Facilities Impacts, Conservation Education, Grant Administration, Finance, Procurement, 
Marketing, and Public Relations and Involvement. 
 
Oregon Zoo Foundation Contributions 
Financial, Grant Administration, Donor Management and Communications. 
 
Metro Contributions
Governance, Civil Engineering, Real Estate, Planning/Permitting, Program Delivery, Historical Investigations, Legal, Finance, 
Procurement, Human Resources, Sustainability, Diversity/Equity/Inclusion, and Risk Management. 

 
Solid Lines = Primary responsibility for or relationship to 
Dashed Lines = Secondary/support for or relationship to 
*Brent Shelby accepted another position within Metro effective March 27, 2017. 

Metro Citizens 
Oregon Zoo Bond Citizens’ 

Oversight Committee 

Metro Council 

Deputy Chief 
Operating Officer 

Scott Robinson 

Bond Program 
Director 

Heidi Rahn 

Zoo Bond  
Advisory Group 

(Ad hoc) 

 Bond Program 
Coordinator 

Linnea Nelson 

Bond Construction 
Manager 

Jim Mitchell 

Bond Steering Group 
Metro Deputy COO, Zoo Director, 
Zoo Living Collections Deputy Dir., 
Zoo Operations Deputy Dir., Metro 
Assistant Finance Mgr., Zoo Guest 

Services. Mgr., Zoo Facilities 
Management Mgr., Legal, Bond 

Program Director, Bond 
Construction Manager, Education 

Curator, Marketing and Oregon Zoo 
Foundation Dir. 

Bond Construction 
Project Engineer 
Wayne Starkey 

Bond Construction 
Project Manager 

Brent Shelby* 

Bond Assistant 
Project Manager 

Kate Giraud 
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Metro Accountability Hotline

The Metro Accountability Hotline gives employees and ciƟzens an avenue to report misconduct, 
waste or misuse of resources in any Metro or Metro ExposiƟon RecreaƟon Commission (MERC) 
facility or department.

The Hotline is administered by the Metro Auditor's Office.  All reports are taken seriously and 
responded to in a Ɵmely manner.  The auditor contracts with a hotline vendor, EthicsPoint, to 
provide and maintain the reporƟng system.  Your report will serve the public interest and assist 
Metro in meeƟng high standards of public accountability. 

To make a report, choose either of the following methods: 

Dial 888-299-5460 (toll free in the U.S. and Canada) 
File an online report at www.metroaccountability.org 
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Office of the Metro Auditor

  Brian Evans
Metro Auditor
600 NE Grand Ave

Portland, OR   97232-2736
TEL 503 797 1892, FAX 503 797 1831

 
MEMORANDUM

February 22, 2017

To:  Tom Hughes, Council President 
 Shirley Craddick, Councilor, District 1 
 Carlotta Collette, Councilor, District 2 
 Craig Dirksen, Councilor, District 3 
 Kathryn Harrington, Councilor, District 4 
 Sam Chase, Councilor, District 5 
 Bob Stacey, Councilor, District 6

From:  Brian Evans, Metro Auditor  

Re: Audit of  Oregon Zoo organizational culture

This report covers our audit of  the Oregon Zoo’s organizational culture. Culture audits explore the working 
environment through the perspective of  employees. The purpose of  this audit was to assess the Zoo’s 
organizational culture by evaluating its ability to effectively manage and adapt to change. This audit was included in 
our FY2015-16 Audit Schedule.

Over the last several years, significant changes occurred at the Zoo. At the same time, there has been a trend of  
zoos evolving into conservation organizations. These changes presented opportunities, but they also presented 
challenges. Feedback from employees indicated that the Zoo faced challenges that went beyond any single event, 
employee or policy.

The Zoo made progress in developing guidance to advance its mission. However, we found it was still in the 
process of  clarifying and prioritizing what it wants to accomplish in some areas. Few processes were in place to 
track and analyze information about recent changes to internal communications and management training. It will 
also be important to align resources, skills, and incentives to create meaningful change.

We have discussed our findings and recommendations with Scott Robinson, Interim General Manager of  the 
Zoo; Don Moore, Zoo Director; Craig Stroud, Deputy Director of  Operations; Sheri Horiszny, Deputy Director 
of  Living Collections; Mitchell Jacover, Strategic Program Director; Heidi Rahn, Zoo Bond Program Director 
Manager; Grant Spickelmier, Education Curator; and Stephanie Cameron, Marketing and Communications 
Manager. A formal follow-up to this audit will be scheduled within 2 years. We would like to acknowledge and thank 
all of  the management and staff  who assisted us in completing this audit.
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Summary
We found the Zoo’s organizational culture was defined by its changing operating 
environment. Over the last several years, significant changes occurred to the 
Zoo’s campus, personnel, and relationship with Metro Council and the Oregon 
Zoo Foundation. At the same time, there has been a trend of  zoos evolving into 
conservation organizations. 

These changes presented opportunities, but they also presented challenges. 
Feedback from employees indicated that the Zoo faced challenges that went 
beyond any single event, employee or policy. Organizational culture is shaped by 
the experiences of  its employees. It affects organizational success, and improving 
it can enhance value, productivity, and growth. 

This audit of  the Zoo’s organizational culture was initiated to determine what 
was causing employee concerns. Culture audits explore the working environment 
through the perspective of  employees. Unlike some audits that focus exclusively 
on hard controls, culture audits also focus on soft controls like trust, leadership 
and communication to identify opportunities for improvement.

The Zoo made progress in developing guidance to advance its mission.  
However, we found it was still in the process of  clarifying and prioritizing what it 
wants to accomplish in some areas. Effective guidance provides clarity by creating 
a shared understanding about what needs to be done. It can also be used to 
prioritize actions. 

Few processes were in place to track and analyze information about recent 
changes to internal communications and management training. When 
organizations lack processes to track and analyze information, they may struggle 
to adequately understand and address problems.

It will also be important to align resources, skills, and incentives to create 
meaningful change. These components will be important to address after 
improvements to the other components have been made.

Our recommendations to improve the Zoo’s organizational culture focus on 
clarifying and prioritizing the Zoo’s guidance in some areas, strengthening 
assessment of  recent changes, and ensuring appropriate resources, skills and 
incentives are in place.
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Background
The Oregon Zoo (Zoo) is owned and operated by Metro and receives charitable 
support from the Oregon Zoo Foundation, an independent nonprofit 
organization. It is managed by the Zoo Director, who reports to Metro’s General 
Manager of  Visitor Venues. Like Metro’s other departments, the Zoo shares 
internal services, such as human resources, communications, and information 
services.

The Zoo is accredited by the Association of  Zoos and Aquariums (AZA), 
which sets standards for animal welfare, scientific education, and staff  training. 
Standards are updated annually and reviews take place every five years. The AZA 
completed a special mentoring review of  the Zoo in 2014. The mentoring team 
found that the Zoo had progressed from an informal organization to a more 
complex one that needed more formal practices and relationships. During the 
regular review the following year, the AZA accredited the Zoo through 2020.

Zoo employees are the largest part of  Metro’s workforce. In 2016, the Zoo 
relied on nearly 900 employees to deliver its programs and services. Operating 
expenditures in FY 2015-16 were about $35 million and capital expenditures 
were about $13.6 million. Most of  the capital expenditures were from a voter-
approved bond measure to improve animal welfare, increase conservation 
education, and conserve water. Over the past 10 years, operating expenditures 
increased by 22%, adjusted for inflation.

Exhibit 1    The Zoo is part of Metro and is organized into four major 
         areas

Source: Metro Auditor’s Office analysis of Oregon Zoo organizaƟonal charts (2016).
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The Zoo is responsible for the lives of  about 1,800 individual animals and over 
1,000 plant species. About 1.5 million people visit the Zoo each year. Caring for 
animals and providing good visitor experiences requires the Zoo to be prepared 
to respond quickly to weather events, safety and emergency situations, and 
unexpected animal or customer needs at all times of  the day.

In addition to managing day-to-day operations, the Zoo has experienced 
significant changes to its mission statement, personnel, facilities, and relationships 
with its partners. In 2012, the Zoo revised its mission to emphasize animal 
welfare, environmental literacy, and conservation science. It developed six 
strategic mandates to carry out the mission that were in line with a general trend 
among zoos to become conservation organizations.

1. Make animal welfare a guiding principle
2. Be conservation leaders
3. Educate and inspire our community
4. Implement phase one of  the master plan
5. Further a culture of  organizational excellence
6. Grow usable net resources to support our mission

There have been many personnel changes over the past several years. For 
example, the Zoo was under interim direction for about two years until the 
current director started in February 2016. There was also a vacancy in the Living 
Collections division for about one year until the Deputy Director started. Nearly 
every area of  the Zoo’s campus has been impacted by construction projects to 
improve exhibits and other infrastructure. In 2014, roles and responsibilities 
between the Zoo and the Oregon Zoo Foundation were clarified and in FY 
2015-16, it moved to an enterprise fund to improve transparency and stability 
for long-term financial management. All of  these changes have created a more 
formal work environment.

In a 2014 agency-wide survey, employees at the Zoo appeared less satisfied than 
employees in other Metro departments. Employees expressed lower opinions 

Exhibit 2     Most increases in capital expenditures resulted from a 2008  
          voter-approved bond measure

Source: Metro Auditor’s Office analysis of PeopleSoŌ Data.
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of  agency effectiveness and commitment, and communication and engagement. 
Their perceptions of  collaboration within and between Zoo departments were 
very low. 

In addition, about half  of  the reports made to Metro’s Accountability Hotline 
in FY 2013-14 and FY 2014-15 were related to the Zoo. The reports identified 
a variety of  concerns, including communication, compliance with policies and 
procedures, and management responsiveness to employees. 

Feedback from employees indicated that the Zoo faced challenges that went 
beyond any single event, employee or policy. Organizational culture is shaped by 
the experiences of  its employees. It affects organizational success, and improving 
it can enhance value, productivity, and growth.

This audit of  the Zoo’s organizational culture was initiated to determine what 
was causing employee concerns. Culture audits explore the working environment 
through the perspective of  employees. Unlike some audits that focus exclusively 
on hard controls, culture audits also focus on soft controls like trust, leadership 
and communication to identify opportunities for improvement.

Exhibit 3    Culture audits assess both so  and hard controls

Source: InsƟtute of Internal Auditors (2016).

Soft Controls (Cultural) Hard Controls (Traditional) 
 Trust
 Leadership
 Expectations
 Values
 Standards

 Code of Ethics
 Rules & Regulations
 Written Policies & Procedures
 Organizational Structure
 Defined Roles & Responsibilities
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Scope and 
methodology

The purpose of  this audit was to assess the Zoo’s organizational culture by 
evaluating its ability to effectively manage and adapt to change. Specific audit 
objectives were to determine:

• If  there was adequate guidance in place to align activities with the Zoo’s
mission.

• If  the Zoo had taken steps to align its organizational structure with its
mission.

• If  the Zoo had processes in place to learn from recent changes.

To meet our objectives, we reviewed outside audits and literature related to 
organizational culture. Topics included human capital management, change 
management, leadership, organizational structure, communication, and qualities 
of  learning organizations. We also looked at tools used to analyze culture, such as 
surveys and assessment criteria.  We reviewed employee feedback from multiple 
sources and hotline reports to identify potential trends in concerns or comments 
about the culture. 

To learn more about the work environment, opportunities for improvement, and 
recent changes, we interviewed Zoo management at various levels. We also spoke 
with Metro management, Council members, and representatives from the Oregon 
Zoo Foundation, and we attended all-staff  meetings. 

We reviewed management reports, planning documents, and the Zoo’s external 
and internal websites to learn more about operations. To determine if  there 
was guidance in place, we reviewed animal welfare, environmental literacy, and 
conservation and research documents. To determine if  the Zoo had learning 
processes in place, we selected three changes the Zoo had made and compared 
practices to management expertise.  

This audit was included in the FY 2016-17 audit schedule. We conducted this 
performance audit in accordance with generally accepted government auditing 
standards. Those standards require that we plan and perform the audit to obtain 
sufficient, appropriate evidence to provide a reasonable basis for our findings and 
conclusions based on our audit objectives. We believe that the evidence obtained 
provides a reasonable basis for our findings and conclusions based on our audit 
objectives. 
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Results
An organization’s culture is determined by the behaviors, processes and attitudes 
of  its employees and external partners. In recent years, changes to the Zoo’s 
physical environment, leadership and mission have had an effect on Zoo culture. 
We found that progress was made to address some of  the negative outcomes that 
can result from change, but additional work was needed to:

• Clarify conservation priorities and incorporate them into day-to-day
activities and strategic decisions.

• Assess and learn from recent changes to determine if  they addressed
root causes.

• Engage employees to get input about the effectiveness of  recent
changes.

• Align resources, skills and incentives after prioritizing actions to meet the
Zoo’s mission.

OrganizaƟonal 
culture has been 

defined by change

We found the Zoo’s organizational culture was defined by its changing operating 
environment. Over the last several years, significant changes occurred to the 
Zoo’s campus, personnel, and relationship with Metro Council and the Oregon 
Zoo Foundation. At the same time, there has been a trend of  zoos evolving 
into conservation organizations. Increasing focus on conservation underlined 
the importance of  educating and empowering visitors, and made animal welfare 
essential to success.

Exhibit 4     Conserva on is an increasing focus as zoos evolve

Changes presented opportunities, but they also presented challenges for 
management and staff. Some employees reported that they have been working in 
a constant state of  flux. They were hopeful new leadership would bring stability 

Source: Metro Auditor’s Office adaptaƟon of Zoos Victoria 2009-29 Strategic Plan.
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Using this model, we determined that there were ways to avoid the unintended 
consequences of  change by making improvements in three of  the components. 
While all of  the components are critical for meaningful change, the vision, action 
plan, and assessment should be prioritized. Determining appropriate resources, 
skills, and incentives will depend on what the Zoo is trying to accomplish, its 
course of  action, and how it measures success. 

Leadership and communication is also necessary to realize the Zoo’s vision. 
There is potential for leadership at all levels of  the organization. Communicating 
how, when, and why changes are occurring can help everyone understand what 
is happening. Ensuring all employees are engaged can help the Zoo identify 
opportunities for improvement and increase the likelihood of  meaningful change.

Some employee comments reflected concerns and confusion about how the 
Zoo was going to carry out its mission. Some questioned whether the Zoo 
was walking its talk. Conflicts may occur when there is a gap between what an 
organization says it believes and what it does. This was identified as a particular 
challenge for zoos as they evolve into conservation organizations.

Lack of  clear vision to implement change can create confusion. Different 
interpretations could result in conflicting actions and unmet expectations. This 

Exhibit 5    Meaningful change requires cri cal components

ConƟnue to 
clarify vision and 
prioriƟze acƟons

and unity, but expressed confusion and uncertainty about the Zoo’s direction and 
future changes.

One model suggests meaningful change results from having critical components 
in place. If  any of  them are missing, there is a decreased chance of  success 
and negative outcomes can result. For example, unclear vision or insufficient 
resources may lead to confusion and frustration. Without assessment, results are 
unknown and learning cannot occur.

Source: Metro Auditor’s Office adaptaƟon of Delorese Ambrose, Ed.D.’s model for managing 
change (1987).
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Some employees expected the plan to provide clarity and prioritization for future 
programming. Because the plan is likely to be a key part of  the Zoo’s evolution, it 
will be important to ensure that it is finalized and meets expectations.  

risk is especially relevant to the Zoo, since people have different ideas about what 
conservation looks like.

To assess two components of  change (vision and action plan), we determined 
whether there was guidance in place to advance the Zoo’s mission. The Zoo 
made progress in developing guidance. However, we found it was still in the 
process of  clarifying and prioritizing what it wants to accomplish. Effective 
guidance provides clarity by creating a shared understanding about what needs to 
be done. It can also be used to prioritize actions.  

In 2012, the Zoo revised its mission to reflect its commitment to advancing 
the highest level of  animal welfare, environmental literacy, and conservation 
science. It made progress in developing guidance to help employees understand 
what was expected in each area. For example, an animal welfare committee and 
conservation action team were established. A research strategy was put into place 
and a framework was developed for education programs. Some processes were 
formalized to guide decisions about animal well-being. Several Zoo employees are 
involved in professional organizations that help identify best practices. 

However, we found a key piece of  guidance was in development. At the time 
of  our review, the Zoo was in the process of  defining and creating a shared 
understanding of  conservation. This process was expected to result in an 
integrated conservation action plan (ICAP). 

The ICAP is anticipated to be the primary framework for implementing the 
Zoo’s mission including establishing educational messages, and setting priorities 
for conservation and the Zoo’s animal collection. Using the ICAP for these 
purposes would represent a major step in the Zoo’s evolution to a conservation 
organization. Traditionally, zoo leaders have based those decisions on their 
personal interests and expertise.

Exhibit 6    The Zoo originally acquired penguins in 1957 as a result of  
         director-led expedi ons

Source: Oregon Zoo FoundaƟon (2013).
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The Zoo also developed a strategic plan and six mandates to help carry out its 
mission. Strategic plans vary in format. According to the Government Finance 
Officers Association, they flow from the mission statement down to specific 
actions. In between are a small number of  long-range goals that should span the 
duration of  the strategic plan.

In 2012, a consultant was hired to help the Zoo develop a five-year strategic 
plan.  The consultant’s work included goals that covered the first year of  the plan 
as well as longer-term goals. In 2015, a limited duration position was created to 
coordinate and implement the plan. Progress was made in clarifying the strategic 
plan since that time. The Zoo identified over 100 actions, known internally as 
SMART goals, to be more inclusive to all parts of  the organization. There was 
value and insight gained from this process. The actions were updated annually, so 
they had the potential to change throughout the duration of  the strategic plan.  

While the SMART goals outlined Zoo-wide actions to implement the plan, it 
was not clear how they aligned with the previously developed long-term goals. 
Aligning the actions with longer-term goals was important because there is 
complexity built into the mandates that support the Zoo’s mission, and limited 
resources to implement them. As a result, actions to carry them out could vary 
depending on the Zoo’s priorities. Including a small number of  long-term goals 
would further align the Zoo’s strategic plan with best practices to ensure actions 
are prioritized, coordinated, and consistent over the life of  the strategic plan.

Assess results of 
recent changes

To determine if  the Zoo was assessing results of  recent changes, we reviewed its 
learning processes. Improving internal communications and management training 
at the Zoo has been a priority. We looked at recent changes in those areas to see 
if  the Zoo had processes to learn from them. 

Few processes were in place to track and analyze information about recent 
changes to internal communications and management training. The Zoo lacked 
formal systems to gather and sort feedback about its internal website, all-staff  
meetings, and a coaching course introduced in 2016. 

When organizations lack processes to track and analyze information, they may 
struggle to adequately understand and address problems. Solutions may not be 
sufficient or appropriate if  organizations do not analyze the root cause. If  trends 
are not tracked, organizations may have trouble justifying further changes or 
linking successes to their results.

Feedback and suggestions for changes to the Zoo’s internal website (Zoogle) 
were not tracked or analyzed systematically. For example, animal updates were 
shared to improve the quality of  information on Zoogle, but there was no formal 
process to determine if  changes had the desired effect. Users could email the 
help desk if  they encountered an issue or wanted to report an item that needed 
fixing, but there was no way to identify common trends and prioritize the issues 
of  greatest importance. If  issues were tracked and analyzed, patterns could be 
detected to determine the effectiveness of  web content. 
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We saw signs of  ineffective communication and low engagement among some 
employees. Without sufficient input from employees about the effectiveness of  
changes, the Zoo will not know what works for them. The Zoo lacked an internal 
communications plan and faced barriers to communicate with its workforce. 
When internal communication is unclear or insufficient, employees may become 
dissatisfied and disconnected from change initiatives. 

A plan to communicate policy changes was identified as a priority by Zoo 
managers and employees in 2014. The Zoo was drafting a guide to planning 
and decision-making that was expected in 2016. However, the draft plan did not 
specify how decisions would be communicated to employees.  

During the audit, there were examples that raised concerns about the 
effectiveness of  internal communications. For example, employees were 
not notified that the Zoo had discontinued a particular form of  emergency 
communication. Some managers indicated information did not flow effectively 
from above and some experienced challenges communicating with temporary 
employees.

About three quarters of  Zoo employees are temporary. Management 
acknowledged that temporary employees made up a significant portion of  the 
Zoo’s workforce, and that seasonal employment was part of  the Zoo’s business 
model. Management also stated that they were still trying to figure out the best 
way to reach them. Challenges to effective communication included:

Engage employees 
to learn from 

change

Management also made efforts to increase attendance at all-staff  meetings. 
Meetings were renamed as town halls to appear less formal, and refreshments 
were offered to entice employees. Meeting days were rotated to accommodate 
variation in employee schedules. In addition, more employees were invited to 
deliver updates and share stories about their work.  However, feedback from 
employees was not formally gathered to evaluate the effectiveness of  those 
efforts. 

All-staff  meeting attendance was informally gauged, so managers had different 
perceptions and expectations of  attendance. While some barriers were addressed, 
there may be other factors affecting attendance. For example, several recent 
meetings were not posted to the Zoogle calendar. Management was considering 
offering additional incentives to help motivate employees to attend. Better 
understanding of  the factors contributing to attendance could help management 
increase it. 

Similarly, assessment of  the effectiveness of  the coaching course was 
underdeveloped. Participants did not have an opportunity to evaluate the course 
after they completed it. Gathering that feedback would help refine the course 
to make sure it addressed managers’ needs. More structured assessment was 
also needed to determine if  participants were putting the training into action. 
Creating a way to assess training outcomes would increase the chances that 
lessons were learned so that improvements are sustained.
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• Some temporary employees were shared between departments.  
 This arrangement had the potential to confuse responsibility for 
 communication among managers. 

• The number of  temporary employees varied by season. This pattern  
 created large shifts in demand for communication, which could be   
 difficult to handle if  managers did not plan for it.  

• Some temporary employees return to the Zoo every year, while  
 others do not. Varying experience among temporary employees 
 required different levels of  communication.

Exhibit 7    Temporary employment varied by season

Source: Metro Auditor’s Office analysis of PeopleSoŌ data (2015).

Even when internal communications were provided, employees experienced 
barriers to access it.  Some employees, including temporary workers, did not 
have designated time or email accounts to receive information. Others could 
only access it through shared devices. The nature of  some positions also 
prevented staff  from easily communicating with their supervisors. For example, 
selling tickets to customers does not allow for face-to-face communication with 
managers while on the job. 

Recent employee survey participation showed continued challenges in  reaching 
temporary employees. In June 2014, employees were invited to take a survey on 
issues affecting the Zoo. In February 2016, the effort was repeated to determine 
progress. Regular employee participation was relatively consistent from 2014 to 
2016, but participation among temporary employees fell from 25% to 6%.
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Exhibit 8    Survey par cipa on dropped more among temporary   
          employees than regular employees

Align resources, 
skills, and 

incenƟves with 
the Zoo’s mission

It will also be important to align resources, skills, and incentives to create 
meaningful change. These components of  change will be important to address 
after improvements to the other components have been made.

Financial resources The appropriateness of  an organization’s financial resources depends on what it 
is trying to accomplish. Once the Zoo clarifies its vision for change, it will be in 
a position to identify the necessary resources to realize it. Formalizing long-term 
strategies to fund the mission is one way the Zoo can do this.

The Zoo’s budget is sensitive to changes. It is impacted by animal emergencies, 
weather, and rising personnel costs. Increasing attendance has been one way to 
increase revenue. Trends in attendance indicate that strategy may not be sufficient 
in the future. There has been little variation in attendance over the past 10 years, 
and expectations for growth are low.

Regular 
employees 69% 65%

Temporary 
employees 25%

6%

2014 2016
Source: Metro Auditor’s Office analysis of Oregon Zoo employee survey and PeopleSoŌ data

As a result, the 2014 and 2016 survey results may not be comparable. Low 
temporary employee participation in 2016 means their opinions were underrep-
resented, compared to 2014. In addition, the surveys were conducted at differ-
ent times of  year, which could impact results. Evaluation of  progress over time 
would be enhanced by conducting surveys during the same time of  year and with 
similar rates of  participation between employee groups.
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Exhibit 9     Zoo a endance has been rela vely consistent over the   
           last ten years

The Zoo identified the need to grow net resources to fund its mission. This 
means increasing revenue, improving efficiencies, and focusing on efforts that 
best support the mission. It has taken several steps to do this. However, a long-
term financial plan had not been established. 

Long-term financial planning is a best practice. It can help focus efforts, identify 
potentially conflicting priorities, and guide decisions. It could also help employees 
understand the link between resource decisions and the mission. 

Some employees expressed concerns about the Zoo’s ability to fund its mission. 
Recognizing that there may not be enough funding to implement everything the 
Zoo wants to do, it will be important to formalize financial strategies. Without 
long-term strategies, efforts to implement the mission may compete with each 
other, or be perceived to be at cross-purposes. For example, increasing gift 
shop or food revenue could potentially conflict with reducing the Zoo’s carbon 
footprint. Some efforts to fund the mission require investment, which may give 
the impression that certain activities are more important than others. These 
represent some of  the difficult financial decisions that can create tension among 
employees.

Source: Metro Auditor’s Office analysis of Oregon Zoo data.

Human resources Some managers also raised concerns about how the Zoo was structured, and 
whether lines of  reporting were appropriate. They felt roles and responsibilities 
and differences between job classifications could be clarified. Classification and 
compensation studies are one way to address these issues. They can provide 
comparisons to other zoos and evaluate job duties among similar positions 
throughout the organization. 

We sought to determine whether the Zoo had aligned its organizational structure 
with its mission. We found the Zoo had taken steps to evaluate the organizational 
structure, but clarification of  what the Zoo wants to accomplish may lead to 
additional changes and require further review. For example, as the Zoo becomes 
a conservation organization, it may consider having a direct line of  reporting 
from conservation to the Zoo Director.
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Skills Opportunities exist to learn and develop new skills as the Zoo becomes more 
sophisticated. Employees are more likely to successfully adapt to change if  
they possess the required skills. If  not, they may become anxious about what is 
expected of  them. As the Zoo adapts to change, it should assess the skills needed 
to be successful.

When systems and strategies are in place and employees are able to implement 
them, they can create capacity for long-term improvement and enhance customer 
satisfaction. We found the Zoo’s evolution required more specialized skills that 
could result in skill gaps if  not addressed. 

Zoo operations were becoming more sophisticated. For example, new 
buildings on the Zoo’s campus were designed to use resources more efficiently, 
and information systems were expected to streamline business processes. 
Responsibilities also grew as the Zoo matured. Some tasks were shifted from 
volunteers to staff  and administrative duties increased based on legal and 
financial obligations. Animal keepers were expected to serve as habitat managers, 
as well as trainers.

The Zoo identified the need for more technical knowledge. We also heard 
negative experiences using the Zoo’s new technology and observed some 
resistance to meeting increased expectations. We heard that more training was 
needed to take on the Zoo’s equity work and meet safety requirements. To stay 
on top of  changing infrastructure and fulfill expanding roles, the Zoo should 
ensure it has the necessary skills. 

IncenƟves Investing in employees is a common hurdle organizations must overcome to 
create meaningful change. Once the Zoo identifies required skills, it will need to 
better understand what motivates employees. 

Change initiatives may focus on developing capacity or using economic 
incentives. Those that rely too heavily on rewards may miss opportunities 
to address other barriers that would generate buy-in. We found the Zoo was 
attempting to invest in its employees in various ways, but had limited knowledge 

The Zoo made some changes to its organizational structure. It forecasted staffing 
needs and converted some positions from temporary to permanent. It filled key 
leadership positions and worked to improve its relationship with Metro. 

The Zoo created two limited duration positions to manage its strategic plan and 
coordinate conservation action efforts. While these positions reflect an increased 
commitment to developing and implementing the Zoo’s strategies, organizational 
change is a long-term endeavor that requires ongoing attention. Without stable 
funding or commitment, there is a risk that change efforts will not provide the 
desired results. 

The Zoo will require new resources as it matures. More formal processes can 
increase workload. It should ensure classification is appropriate and equitable, 
given changing expectations. It should also make sure duties are uniform across 
the Zoo among positions of  the same classification.
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of  the effectiveness of  those efforts. We learned that some activities designed to 
motivate employees were impractical for some to attend and that the Zoo could 
do more to understand how best to recognize staff. 

We learned that some enrichment activities were difficult for some employees 
to attend. For example, Lunch & Learns to educate staff  on a variety of  topics 
conflicted with some work schedules. The hour-long presentations competed 
with break time for some staff, posing a barrier to participation.  

Similarly, staff  barbecues and the soft opening of  ZooLights were cited by 
management as ways to bring employees together. But they were also used to test 
services, which could give employees the impression that bringing them together 
was not the primary purpose of  those events. Lunchtime and evening events to 
build community may have the opposite effect if  they create more work for Zoo 
employees or infringe on unpaid time.

We heard that activities for employees who work directly with Zoo visitors could 
be improved, and that those employees could be better acknowledged for the 
work they do. As the Zoo evolves into a conservation organization, it should 
ensure that all employees, especially those who interact with guests, are inspired 
to spread the Zoo’s conservation message.  

The Zoo had a program to recognize employees for demonstrating Metro 
values or the strategic mandates. Individuals and teams were nominated by 
management and entered to win gift certificates. Nominees were announced 
at all-staff  meetings and on Zoogle, but not all employees could access those 
communications, so they may miss out on this recognition. 

If  employees do not feel connected with the Zoo’s mission, even well-
designed changes can slow down or stop. Once the Zoo establishes reliable 
communication with all employees, it should confirm what motivates them to 
implement change.
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RecommendaƟons

To clarify its vision and prioritize its actions, the Zoo should:

1. Use the integrated conservation action plan to implement it’s   
 conservation mission.

2. Identify and integrate a small number of  long-term goals to align the  
 strategic mandates with specific actions. 

To strengthen the Zoo’s ability to learn from change, it should: 

3. Develop processes to assess the results of  change, including   
 internal communications and management training.

4. Develop and implement an internal communications plan that facilitates  
 engagement with all employees.

To ensure appropriate resources, skills and incentives: 

5. Formalize short- and long-term financial strategies. 

6. Continue to assess and align the Zoo’s organizational structure. 

7. Ensure job classifications are appropriate across the Zoo given   
 changing responsibilities.

8. Assess skills necessary to meet the Zoo’s mission and address any      
 identified gaps.

9. Evaluate opportunities to motivate and recognize employees.



Zoo OrganizaƟonal Culture
February 2017

Office of the Metro Auditor 17

Management response

Date: February 14, 2017
To: Brian Evans, Metro Auditor
From: Dr. Don Moore, Director, Oregon Zoo
Subject: MANAGEMENT RESPONSE TO 2016 ORGANIZATIONAL CULTURE AUDIT

Thank you for the opportunity to respond to your recent audit of  Oregon Zoo’s Organizational 
Culture. We appreciate the time and effort expended by you and your staff. Your report captures 
much of  the complexity of  operating a zoo, especially in times of  significant growth and change. 
The report offers useful recommendations for continuing to improve employee engagement and 
successfully manage change. We appreciate receiving candid feedback — even if  it is sometimes 
critical — and believe it provides valuable insight into our culture and operating environment.

While the report focuses on recommendations for improvement, we think it is important to note 
some significant accomplishments that were not highlighted. These accomplishments are the 
result of  effective processes and management practices — and are all the more impressive when 
you consider that the planning and implementation of  each occurred during a time of  major 
organizational change, as well as physical change on the zoo campus.

Survey results show improvements in staff  morale
Our staff  is our greatest resource, and we strive to create an environment where all staff  
members and volunteers feel safe, feel like they belong, and feel that they matter. As noted in the 
report, the zoo conducted two staff  surveys: one in July 2014, and a second in February 2016, 
which was intended to provide the zoo’s new director with current information. 

The 2016 survey revealed significant improvements in the tone of  staff  comments and in the 
ranking of  concerns, compared with the 2014 survey results. We believe these improvements 
indicate progress made to improve employee engagement. In 2016, concerns about trust, 
support, and respect from management went from being the top-ranked concern of  staff  to 
twelfth in concern. Concerns about temporary status fell from second to thirteenth, and concerns 
about employee morale fell to number fifteen of  all concerns.

 Zoo management attributes these improvements to a number of  initiatives and actions:

• Recruitment of  a new zoo director.
• Improved orientation and training materials for new hires Management training focused   
 on coaching, and development and informational sessions about financial and budget  
 processes.
• Improved internal communications, including the distribution of  division newsletters and  
 information kiosks in employee break rooms.
• Our Zoonited team was given more focus and responsibility for acknowledging staff  and  
 creating zoo-wide team-building events. These team-building events facilitate trust and  
 better communication across teams.
• Zoo all-staff  meetings (now called “Town Halls”) changed in scope of  information delivery  



Zoo OrganizaƟonal Culture
February 2017

Office of the Metro Auditor
18

 so they are more inclusive, informative and emphasize acknowledgement.
• Increase in the number of  staff  responsible for developing and meeting strategic planning  
 goals.

Successful completion of  bond-funded projects
In March 2017, the zoo will open its new Education Center, the sixth of  eight major capital 
projects approved by voters in the 2008 zoo bond measure. The Education Center is expected 
to achieve certification for Leadership in Energy and Environmental Design (LEED) and will 
become a regional hub for conservation education. 
 
Other completed projects include a LEED Gold-certified, state-of-the-art Veterinary Medical 
Center; a filtration upgrade that reduces water usage at our penguin habitat by more than 80 
percent; Condors of  the Columbia, a habitat informing visitors about efforts to recover North 
America’s largest bird; and Elephant Lands — a world-class, LEED Gold-certified habitat that 
provides our Asian elephant family with a home where they can thrive. Elephant Lands was 
named Project of  the Year by the Daily Journal of  Commerce among a field of  95 finalists; 
it also earned the top award for public projects and runner-up honors for the DJC’s first-ever 
People’s Choice Award.

All of  these projects were completed on time and on budget. Completing six major construction 
projects consecutively, while remaining open to visitors, is no small feat. Throughout the 
planning process, we were able to repeatedly reinforce our vision and our mission by engaging 
staff  across all divisions in project planning. 

By choosing thoughtful and innovative solutions, the zoo found ways to balance existing 
operations and new construction without losing sight of  our vision (why we are here) and our 
mission and strategic mandates (what we are here to do). When the zoo completes the last bond 
project, 40 percent of  the zoo campus will have been transformed so that Oregon Zoo will 
remain one of  the world’s leading modern zoos. As you can imagine, a physical transformation 
of  this magnitude has presented challenges to most, if  not all, of  our staff  in their daily work. 
We are very proud of  our efforts and resulting success. 

Accreditation shows a high standard of  animal welfare, professionalism and organizational 
culture 

In September 2015, Oregon Zoo was re-accredited by the Association of  Zoos and Aquariums. 
“The Association of  Zoos and Aquariums only accredits zoos and aquariums that meet the 
highest standards in animal care and welfare,” said AZA president and CEO Jim Maddy. “When 
people visit the Oregon Zoo, they can be assured that they are supporting a facility that is a 
leader in the care and conservation of  wildlife.” Prior to the 2015 re-accreditation, the Oregon 
Zoo was recognized with six of  the association’s major awards: three for conservation work 
on behalf  of  endangered species, two for marketing excellence, and another for environmental 
efforts in the zoo’s day-to-day operations. “Winning six AZA awards over the span of  five years 
is an incredible accomplishment,” Maddy said. “Oregonians can be very proud of  their zoo — 
it’s regarded as among the top zoos in the country.”

Visitor surveys show that the zoo continues to exceed public expectations
The Oregon Zoo is committed to providing visitors with a high-quality experience. Exceeding 
the expectations of  more than 1.5 million people a year — providing a safe, comfortable and 
inspiring experience — is a huge undertaking, even without major construction underway. To 
assess visitor satisfaction, the zoo engages an independent research firm, Pivot Group. 
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In the firm’s most recent survey, conducted in summer 2016, 95 percent of  visitors said the 
zoo met or exceeded their expectations. Visitors who said the zoo exceeded their expectations 
increased by 12 percent over 2015. According to Pivot Group, the Oregon Zoo scores higher 
than similar organizations surveyed. Key indicators from the survey are used to inform all areas 
of  the visitor experience. In our continued effort to keep staff  engaged and informed, survey 
results were shared with the entire staff  at a Town Hall meeting and posted to the zoo’s intranet.

We agree there are opportunities to improve change management and employee engagement, and 
appreciate the recommendations of  this audit. The zoo has a critical mission, a compassionate and 
skilled team, and a supportive community. We believe the Oregon Zoo is positioned to continue this 
positive trajectory and to enjoy continued success.

Our responses to the report’s specific recommendations are:

To clarify its vision and prioritize its actions, the Zoo should:
Recommendation 1 – Use the integrated conservation action plan to implement its conservation mission.

We agree that using an integrated conservation action plan will support achieving our mission. 
We are developing that innovative plan and are in the initial framework stage. As the plan 
develops, it will focus and support the zoo’s decision-making and coordination of  conservation 
activities across all zoo divisions. We will share the plan with staff  as it develops.

Recommendation 2 – Identify and integrate a small number of  long-term goals to align the strategic mandates with 
specific actions.

The zoo is entering the final years of  its current five-year strategic plan. In developing the 
successor plan, the zoo will consider how to best align long-term goals with specific actions.

To strengthen the Zoo’s ability to learn from change, it should:  
Recommendation 3 – Develop processes to assess the results of  change, including internal communications and 
management training.

We agree that gathering adequate data and feedback helps focus and affirm the effectiveness 
of  change. The resources put into gathering that information must be balanced against 
resource availability and the costs and benefits of  assessment. We believe the comprehensive 
staff  survey tool that we have used the past two years is effective at soliciting representative 
staff  feedback for our purposes. In addition we trained most zoo managers on employee 
engagement and coaching tactics, which also will help with communications.

Recommendation 4 – Develop and implement an internal communications plan that facilitates engagement with all 
employees.

The zoo is staffed 24 hours a day, seven days a week. The seasonality of  visitation creates 
significant variations in staffing numbers between different months of  the year and days of  
week. This reality creates inherent challenges to scheduling all-staff  gatherings and other 
face-to-face engagement opportunities. We believe the strategic steps already taken to improve 
employee engagement, communication and training are generating significant and positive 
results. We will continue to monitor the impact of  these efforts and implement additional steps 
as warranted. 



Zoo OrganizaƟonal Culture
February 2017

Office of the Metro Auditor
20

To ensure appropriate resources, skills and incentives:
Recommendation 5 – Formalize short- and long-term financial strategies.

We agree with the importance of  having solid financial strategies. Like any organization that 
must balance resources with expenses, the zoo actively forecasts operating assumptions and 
modifies activities. These assumptions are used to prepare an annual five-year forecast of  
revenues and expenses that informs current-year budget development. The forecast accounts 
for all known impacts that may affect revenues or expenses, including admission-price 
adjustments; changes to on-grounds food, beverage or service offerings; minimum wage 
increases; and retirement-contribution rate changes. Significant recent examples include the 
effect of  bond construction on the visitor experience and the modification or closure of  
offerings such as restaurants, the zoo train and the concert series. We also estimate attendance 
levels based on historic trends and adjust the assumption for changing campus conditions 
and offerings. These known or estimated impacts are communicated internally and with our 
partner, the Oregon Zoo Foundation. We have successfully gauged and responded to these 
many variables and grown resources each year to support increasing expenses and program 
activities. We will continue to perform robust financial planning to ensure our ability to focus 
resources on our important mission activities.

Recommendation 6 – Continue to assess and align the Zoo’s organizational structure.

We agree that the zoo’s organizational structure is a foundational element to delivering the 
best possible zoo mission outcomes. We will continue to align staff  and programs to the 
individuals and teams we believe will achieve the greatest outcomes.

Recommendation 7 – Ensure job classifications are appropriate across the Zoo given changing responsibilities.

We agree with this recommendation and, as necessary, will undertake appropriate classification 
assessments per our human resources policies and union agreements.

Recommendation 8 – Assess skills necessary to meet the Zoo’s mission and address any identified gaps.

We agree and this has been, and will continue to be, an ongoing effort. As we continue to 
integrate our conservation activities across the zoo’s divisions, we expect to identify resource 
gaps or needed skills. We will approach filling those gaps or acquiring those skills using a 
comprehensive and focused organizational development approach. 

Recommendation 9 – Evaluate opportunities to motivate and recognize employees.

We agree. We will continue to engage our employees through initiatives and efforts to motivate 
performance and recognize their good work. For example, in the past few years we have 
completely revamped our on-boarding and training programs for temporary guest services 
staff  (more than 1,000 employees annually) to ensure that team members feel prepared for 
and excited about their work. We launched a staff  “kudos program” that recognizes employee 
contributions. We trained most zoo managers on employee engagement and positive coaching 
tactics. We are excited about these motivational actions and will continue to build upon them.
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BEFORE THE METRO COUNCIL 

FOR THE PURPOSE OF AUTHORIZING THE CHIEF OPERATING 
OFFICER TO ISSUE A NEW NON-SYSTEM LICENSE TO PACIFIC 
FOODS OF OREGON, INC. FOR TRANSPORT AND DISPOSAL OF 
NON-RECOVERABLE SOLID WASTE, INCLUDING  PUTRESCIBLE 
WASTE AT THE COVANTA WASTE-TO-ENERGY FACILITY 
LOCATED IN BROOKS, OREGON 

) 
) 
) 
) 
) 
) 

RESOLUTION NO.  17-4783 

Introduced by Chief Operating 
Officer Martha Bennett with the 
concurrence of Council President 
Tom Hughes,  

WHEREAS, the Metro Code requires a non-system license of any person that transports solid waste 
generated from within the Metro Region to a non-system disposal facility; and 

WHEREAS, Pacific Foods has filed a complete application seeking a non-system license to transport non-
recoverable solid waste, including putrescible waste, to a non-system facility for disposal under the provisions of 
Metro Code Chapter 5.05, “Solid Waste Flow Control;” and  

WHEREAS, the solid waste authorized under the Non-System License is generated at the Pacific Foods 
facility located in Tualatin, Oregon, and is transported to the Covanta Waste-to-Energy Facility for disposal; and 

WHEREAS, the Metro Code Chapter 5.05 provides that applications for non-system licenses for  
putrescible waste shall be reviewed by the Chief Operating Officer and are subject to approval or denial by the 
Metro Council; and 

WHEREAS, the Chief Operating Officer has analyzed the application and considered the relevant factors 
under the Metro Code; and  

WHEREAS, the Chief Operating Officer recommends that the non-system license be issued together with 
specific conditions as provided in Exhibit A to this Resolution; now therefore, 

THE METRO COUNCIL RESOLVES AS FOLLOWS: 
1. The non-system license application of Pacific Foods is approved subject to the terms, conditions, and

limitations contained in Exhibit A to this Resolution. 

2. The Chief Operating Officer is authorized to issue to Pacific Foods a non-system license substantially similar
to the one attached as Exhibit A.

ADOPTED by the Metro Council this ____ day of _______, 2017. 

__________________________________ 
Tom Hughes, Council President 

Approved as to Form: 

_____________________________ 
Alison R. Kean, Metro Attorney 



Exhibit A to Resolution No. 17-4783 

600 NORTHEAST GRAND AVENUE PORTLAND, OREGON 97232 2736 
TEL 503 797 1835  FAX 503 813 7544 

METRO SOLID WASTE FACILITY 
NON-SYSTEM LICENSE 

No. N-176-17 

LICENSEE: 

Pacific Foods of Oregon, Inc. 
19480 SW 97th Ave 
Tualatin, OR 97062 

CONTACT PERSON: 

James Louderman 
Phone: (503) 692-9666 
E-mail: james.louderman@pacificfoods.com

MAILING ADDRESS: 

Pacific Foods of Oregon, Inc. 
19480 SW 97th Ave 
Tualatin, OR 97062 

ISSUED BY METRO: 

Paul Slyman, 
Property & Environmental Services Director 

Date 

mailto:james.louderman@pacificfoods.com


Pacific Foods 
Non-System License No. 
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1 NATURE OF WASTE COVERED BY LICENSE 
Non-recoverable solid waste commingled with putrescible waste, including restroom 
and lunchroom waste, generated at the Pacific Foods site located at 19480 SW 97th 
Avenue in Tualatin, Oregon. 

2 CALENDAR YEAR TONNAGE LIMITATION 
The licensee is authorized to transport to the non-system facility described in Section 3 
up to 1,300 tons per calendar year of the waste described in Section 1. 

3 NON-SYSTEM FACILITY 
The licensee is authorized to transport the waste described above in Section 1 to the 
following non-system facility: 

Covanta Waste-to-Energy Facility 
4850 Brooklake Road, NE 
Brooks, OR 97305 

This license is issued on condition that the non-system facility named in this section is 
authorized to accept the type of waste described in Section 1.  If Metro receives notice 
from the Oregon Department of Environmental Quality that this non-system facility is 
not authorized to accept such waste, Metro may immediately terminate this license 
pursuant to Section 9. 

4 TERM OF LICENSE 
The license term is from March 1, 2017 to December 31, 2019, unless terminated 
sooner under Section 9.   

5 REPORTING OF ACCIDENTS AND CITATIONS 
The licensee must report to Metro any significant incidents (such as fires), accidents, 
and citations involving the vehicles that are used to transport the solid waste 
authorized by this license. 
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Non-System License No. 
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6 RECORD KEEPING AND REPORTING 

(a) The licensee must keep and maintain accurate records of the amount of all solid
waste that the licensee transports to the non-system facility described in
Section 3. These records must include the information specified in the Metro
document titled, Reporting Requirements and Data Standards for Metro Solid
Waste Licensees, Franchisees, and Parties to Designated Facility Agreements.

(b) The licensee must perform the following no later than fifteen days following the
end of each month:

i. Transmit to Metro the records required under Section 6(a) above in an
electronic format prescribed by Metro;

ii. Submit to Metro a Regional System Fee and Excise Tax Report, that
covers the preceding month; and

iii. Remit to Metro the requisite Regional System Fees and Excise Tax in
accordance with the Metro Code provisions applicable to the collection,
payment, and accounting of such fees and taxes.

(c) The licensee must make available to Metro (or Metro’s designated agent) all
records from which Sections 6(a) and 6(b) above are derived for its inspection
or copying, as long as Metro provides at least three business days written
notice of an intent to inspect or copy documents. The licensee must, in
addition, sign or otherwise provide to Metro any consent or waiver necessary
for Metro to obtain information or data from a third party, including the non-
system facilities named in Section 3.

9 ADDITIONAL LICENSE CONDITIONS 
This license is subject to the following conditions: 

(a) The permissive transport of solid waste to the non-system facility, listed in
Section 3, authorized by this license is subordinate to any subsequent decision
by Metro to direct the solid waste described in this license to any other facility.

(b) The Chief Operating Officer (the “COO”)  may amend or terminate this license if
the COO determines that:

i. There has been sufficient change in any circumstances under which
Metro issued this license;

ii. The provisions of this license are actually or potentially in conflict with
any provision in Metro’s disposal contract with Oregon Waste Systems,
Inc.; or

iii. Metro’s solid waste system or the public will benefit from, and will be
better served by, an order directing that the waste described in Section
1 be transferred to, and disposed of at, a facility other than the facility
listed in Section 3.



Pacific Foods 
Non-System License No. 
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(c) In addition to subsections (b)(i) through (iii), Metro may amend, suspend,
revoke or terminate this license pursuant to the Metro Code.

(d) The licensee may not transfer or assign any right or interest in this license
without Metro’s prior written approval.

(e) This license will terminate upon the execution of a designated facility
agreement with the facility listed in Section 3 that authorizes the facility to
accept the waste described in Section 1.

(f) This license authorizes transport of solid waste to the facility listed in Section 3.
The transport of waste generated from within the Metro boundary to any non-
system facility other than that specified in this license is prohibited unless
authorized in writing by Metro.

10 COMPLIANCE WITH LAW 
The licensee must fully comply with all applicable local, regional, state and federal 
laws, rules, regulations, ordinances, orders, and permits pertaining in any manner to 
this license, including all applicable Metro Code provisions and administrative rules 
adopted pursuant to Chapter 5.05 whether or not those provisions have been 
specifically mentioned or cited herein.  All conditions imposed on the collection and 
hauling of the Licensee’s solid waste by federal, state, regional or local governments or 
agencies having jurisdiction over solid waste generated by the Licensee are deemed 
part of this license as if specifically set forth herein. 

11 INDEMNIFICATION 
The licensee must defend, indemnify and hold harmless Metro, its elected officials, 
officers, employees, agents and representatives from any and all claims, demands, 
damages, causes of action, or losses and expenses arising out of or related in any way 
to the issuance or administration of this non-system license. Expenses include, but are 
not limited to, all attorneys’ fees, whether incurred before any litigation is 
commenced, during any litigation or on appeal. 

HR 
Queue 
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STAFF REPORT 

IN CONSIDERATION OF RESOLUTION NO. 17-4783 AUTHORIZING THE CHIEF OPERATING OFFICER TO ISSUE 
A NEW NON-SYSTEM LICENSE TO PACIFIC FOODS OF OREGON, INC. FOR TRANSPORT AND DISPOSAL OF 
NON-RECOVERABLE SOLID WASTE, INCLUDING PUTRESCIBLE WASTE AT THE COVANTA WASTE-TO-ENERGY 
FACILITY LOCATED IN BROOKS, OREGON 

March 29, 2017 Prepared by:  Hila Ritter 
503-797-1862 

Approval of Resolution No. 17-4783 will authorize the Chief Operating Officer (COO) to issue a new non-
system license (NSL), to Pacific Foods of Oregon, Inc. (Pacific Foods).  The proposed NSL will authorize 
Pacific Foods to transport up to 1,300 tons per calendar year of non-recoverable waste, including 
putrescible (wet) waste, generated at its facility located at 19480 SW 97th Ave. in Tualatin (Metro District 
3) to the Covanta Waste-to-Energy facility (Covanta) located in Brooks, Oregon.

BACKGROUND 

Overview 

The applicant, Pacific Foods, was founded in 1987 and is a locally owned and operated food 
manufacturing company specializing in soups and non-dairy beverages.  Pacific Foods has a robust 
sustainability program including a dedicated recycling staff of 4-5 full time employees and a current 
landfill diversion rate of approximately 85 percent.  As part of these efforts, the company seeks to 
become a zero-waste-to-landfill company. The waste that Pacific Foods seeks to transport to Covanta 
includes lunch room and restroom waste, and off-specification food products contained in aseptic 
packaging.  Pacific Foods minimizes food waste in a variety of ways. For example, certain food by-
products go to their cattle farms in the Willamette Valley to be used as animal feed or bedding. Liquid 
off-specification product (such as broth or soy milk) is de-watered on site to recover the aseptic 
containers. The waste water is treated on-site and solids captured during the process are transported to 
Farm Power in Tillamook for anaerobic digestion. Certain products (such as off-specification pea soup) 
contain too much solid material to be processed through the facility’s de-watering machinery. If the off-
specification product is edible it is donated to the Oregon Food bank, if it is inedible and cannot be de-
watered, it is disposed.   

 On December 16, 2016, Pacific Foods filed a complete application seeking a new NSL to transport up to 
1,300 tons per calendar year of non-recoverable waste, including wet waste, generated at its facility to 
Covanta.  The proposed license is subject to approval or denial by the Metro Council because it also 
authorizes the delivery of wet waste to a non-system facility.1  

1 Metro Code Chapter 5.05 
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ANALYSIS/INFORMATION 
 

A. Known Opposition 
 
Marion County staff has recently raised concerns about Covanta’s practice of accepting waste from the 
Metro region to the exclusion of waste generated within Marion County. The County notified Covanta of 
its concerns about the facility’s capacity in a letter issued last fall. County staff verbally requested that 
Metro take Covanta’s capacity into account when it considers issuing NSLs to use the facility. Metro staff 
sent an email on March 2nd and then a letter on March 7th to the County requesting written clarification 
on its concerns and seeking specific comment on the proposed NSL application. The County has not 
responded in writing to either of Metro’s request for more information.  
 
Although approval of this resolution would authorize Pacific Foods to transport waste to Covanta, the 
proposed NSL does not obligate Covanta to accept the waste.  In addition, Metro may subsequently 
amend, suspend, or terminate the NSL should there be any change in circumstances after it is issued.  
Metro staff will continue to monitor the situation and work with the County to resolve any issues that 
may arise during the term of this license.  
 

B. Legal Antecedents 
 
Metro Code Chapter 5.05 prohibits any person from utilizing non-system facilities without an 
appropriate license from Metro.  Additionally, Metro Code Section 5.05.043 provides that, when 
determining whether or not to approve an NSL application, the Metro Council must consider the 
following factors to the extent relevant to such determination. 
 

(1) The degree to which prior users of the non-system facility and waste types accepted at 
the non-system facility are known and the degree to which such wastes pose a future 
risk of environmental contamination; 

 
Covanta primarily accepts solid waste generated in Marion County. The facility also accepts special 
waste and other wastes generated by companies seeking to promote alternative disposal policies or 
government agencies seeking to destroy certain waste for public safety or the public good such as 
contraband, postage stamps, expired pharmaceuticals, and lottery tickets.  
 
The proposed disposal site is a waste-to-energy facility rather than a landfill and thus does not pose the 
same potential environmental risk from waste delivered from prior users.  Air emissions from the facility 
are controlled through the use of high efficiency combustion within the furnace/boiler as well as by 
selective non-catalytic reduction, spray dryer absorbers, fabric filter baghouses and an activated carbon 
injection system.  The ash generated at the facility is then disposed, or used beneficially, in accordance 
with Oregon Department of Environmental Quality (DEQ) requirements. 
 

(2) The record of regulatory compliance of the non-system facility’s owner and operator 
with federal, state and local requirements including but not limited to public health, 
safety and environmental rules and regulations; 
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Covanta holds a DEQ Solid Waste Energy Recovery Permit.2  No formal enforcement actions have been 
taken at Covanta by DEQ in the last five years and Covanta is in compliance with federal, state, and local 
requirements.  Staff has also received confirmation that Covanta has a good compliance record with 
respect to public health, safety and environmental regulations. 
 

(3) The adequacy of operational practices and management controls at the non-system 
facility; 

 
Covanta screens incoming waste for hazardous, radioactive, and other unacceptable materials and has a 
state-of-the-art emissions control system to minimize the risk of future environmental contamination.  
In addition, Covanta uses operational practices and management controls that are considered by the 
DEQ to be appropriate for the protection of health, safety, and the environment. 
 

(4) The expected impact on the region’s recycling and waste reduction efforts; 
 
Pacific Foods maintains an extensive internal recycling program and seeks to deliver only its non-
recoverable waste, including wet waste, to a waste-to-energy facility instead of a landfill. 
  
The Metro-area waste that is delivered to Covanta is considered to be disposal and does not count 
toward recovery in Metro’s recovery rate calculation because state statute3 stipulates that only those 
wastesheds that burn mixed solid waste for energy recovery within their wasteshed boundaries may 
count a portion of it towards their DEQ recovery rate calculation.  Marion County is the only wasteshed 
within Oregon that hosts a waste-to-energy facility within its boundaries; therefore, it is the only 
wasteshed that is currently allowed to include a portion of the in-county waste that is delivered to 
Covanta in its recovery rate.  Approval of the proposed NSL is not expected to impact the Metro region’s 
recycling and waste reduction efforts. 
 

(5) The consistency of issuing the license with Metro’s existing contractual arrangements; 
 
Metro has a contractual obligation to deliver a minimum of 90 percent of the region’s putrescible waste 
that is delivered to general purpose landfills during the calendar year, to landfills owned by Waste 
Management.  The waste subject to this proposed license will not be disposed at a general-purpose 
landfill.  Thus, approval of the proposed license will not conflict with Metro’s disposal contract.   
 

(6) The record of the applicant regarding compliance with Metro ordinances and 
agreements or assistance to Metro in Metro ordinance enforcement and with federal, 
state and local requirements including but not limited to public health, safety and 
environmental rules and regulations; 

 
In October 2016, Pacific Foods contacted Metro to inquire about NSL requirements.  Pacific Foods had 
been transporting waste to Covanta without appropriate authorization since October 2014. During that 
time period Pacific Foods transported 963.60 tons to Covanta and did not remit the fees and taxes due 
Metro totaling $28,866.10.  Metro invoiced Pacific Foods for the back fees and taxes rather than issue a 

                                                 
2 Oregon DEQ permit #364 
3 ORS 465A.010(4)(f)(B) 
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formal enforcement action for this violation of Metro Code.4 Pacific Foods contacted Metro to come 
into compliance, and agreed to cease transporting waste to Covanta until such time as they become 
authorized for such activity.  Pacific Foods has paid all back fees and taxes owed to Metro in full.   
 

(7) Such other factors as the Chief Operating Officer deems appropriate for purposes of 
making such determination. 

 
Covanta is the primary disposal site for solid waste generated within Marion County.  At certain times 
during the year, in order to operate more efficiently, the facility requires more solid waste than is 
generated within the County. Metro transfer stations have provided this waste in the past, but have not 
done so since December of 2015. 
 
The proposed license includes a 32-month term, commencing on May 1, 2017, and expiring on 
December 31, 2019.  Metro Code Section 5.05.170(5)(B) states that a new NSL may be issued for a term 
of up to a three years.  The proposed term will align future consideration of this NSL with other similar 
NSLs.   
 

C. Anticipated Effects 
 
The effect of Resolution No. 17-4783 will be to issue a new NSL authorizing Pacific Foods to transport up 
to 1,300 tons per calendar year of non-recoverable waste, including wet waste to Covanta for disposal.   
The proposed license will commence on May 1, 2017, and expire on December 31, 2019.  
 

D. Budget/Rate Impacts 
 
The waste covered under the proposed NSL will be delivered to Covanta.  Covanta is not a general-
purpose landfill and the proposed tonnage will not impact Metro’s obligations under its disposal 
contract.  The regional system fee and excise tax will be collected on the waste transported to Covanta 
under authority of the proposed NSL. 
 
 
RECOMMENDED ACTION 
 
The COO finds that the proposed license satisfies the requirements of Metro Code Chapter 5.05 and 
recommends that the Metro Council adopt Resolution No. 17-4783.  Approval of this resolution will 
authorize the COO to issue an NSL to Pacific Foods (attached as Exhibit A). 
 
 
 
 
 
 
 
HR 
Queue 

                                                 
4 Metro Code Section 5.05.025 
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BEFORE THE METRO COUNCIL 

FOR THE PURPOSE OF AMENDING 
RESOLUTION NO. 16-4756, TO ADD THE 
COMPLETE CLEVELAND STREET PROJECT 
TO  REGIONAL FLEXIBLE FUNDING 
ALLOCATION FOR THE YEARS 2019-21, WITH 
CONDITIONS, AND AMENDING EXHIBITS A 
AND D THERETO, PENDING AIR QUALITY 
CONFORMITY DETERMINATION 

)
)
)
)
)
)
)
) 

RESOLUTION NO. 17-4791 

Introduced by Chief Operating Officer Martha 
Bennett in concurrence with Council 
President Tom Hughes 

WHEREAS, on February 2, 2017, the Metro Council adopted Resolution 16-4756 as 
recommended by the Joint Policy Advisory Committee on Transportation (JPACT), which identified 
regional investments and project to receive approximately $130.38 million in federal transportation 
funding forecast to be appropriated to the metropolitan region for the fiscal years 2019 through 2021 
through the federal Surface Transportation Block Grant Program (STBG) and Congestion Mitigation – 
Air Quality (CMAQ) transportation funding programs; and  

WHEREAS, the Metro Council and JPACT are authorized per federal regulation 23 CFR 450.324 
to allocate these funds to projects and programs in the metropolitan region through the Regional Flexible 
Fund Allocation (RFFA) process; and 

WHEREAS, Resolution 16-4756 contained a provision stating that discussion was still ongoing 
regarding a funding decision for  either the Cleveland Street project or the Division Street project, both 
located in the City of Gresham, Oregon (City), and the Resolution stated that  JPACT’s  recommendation 
would be brought back to Metro Council at a later date; and 

WHEREAS, on March 16, 2017, JPACT recommended that the Cleveland Street project be 
funded with RFFA funds so long as certain conditions are met by the City to fund the Division Street 
project with  $2,000,000 of City system development charges that the City agreed to assess for that 
project; and 

WHEREAS, Metro and the City have agreed to enter into an intergovernmental agreement (IGA) 
by January 1, 2018 that will more fully describe the conditions for RFFA funding of Cleveland Street 
contingent on new City funding of $2 million for the Division Street project, which conditions have been 
agreed to by the City and JPACT as set forth in Amendment 1 to Exhibit D attached hereto, and the IGA 
will provide for termination of RFFA funding for the Complete Cleveland Street project if the agreed-
upon conditions are not  fulfilled; 

WHEREAS, Exhibit A to Resolution 16-4756 must also be amended to reflect the conditional 
funding agreement for the Cleveland Street and Division Street projects, as set forth in the amended 
Exhibits A attached hereto; now therefore 



 

  

BE IT RESOLVED that the Metro Council hereby adopts the recommendation of JPACT to fund 
the Cleveland Street project subject to a fully-executed IGA with the City containing the funding 
conditions for Division Street as set forth in the amended Exhibit D to Resolution 16-4756 attached 
hereto; and the Metro Council hereby also amends Exhibit A to Resolution 16-4756 to reflect these 
changes. 

 

ADOPTED by the Metro Council this 13th day of April, 2017. 

 

 

 

 

Tom Hughes, Council President 

 

 

Approved as to Form: 

 

 

       

Allison R. Kean, Metro Attorney 

 



Exhibit A to Resolution 17-4791

2019-21 Regional Flexible Funds Allocation - Adopted by Metro Council April 13, 2017

$48,000,000

$15,430,000

$3,780,000

$1,660,000

$3,960,000

$9,290,000

$9,870,000

$5,240,000

$97,230,000

Project name Applicant Sub-region Amount

Beaverton Creek Trail THPRD Washington $3,693,212

Brentwood-Darlington Safe Routes to School City of Portland Portland $2,200,000

Complete Cleveland Street City of Gresham Multnomah $3,141,156

Cully Walking and Biking Parkway City of Portland Portland $2,200,000

Halsey Street Safety and Access to Transit City of Portland Portland $2,400,000

Herman Road Walking and Biking Improvements City of Tualatin Washington $625,000

Highway 43 Walking and Biking Improvements City of West Linn Clackamas $3,000,000

I-5 Walking and Biking Bridge City of Wilsonville Clackamas $1,550,000

Jade and Montavilla Connected Centers City of Portland Portland $3,200,000

Molalla Avenue Walking and Biking Improvements City of Oregon City Clackamas $3,800,632

$25,810,000

Project name Applicant Sub-region Amount

Basalt Creek Parkway Extension Washington County Washington $2,803,605

Central Eastside Access & Circulation Improvements City of Portland Portland $2,805,879

Hunziker Road Industrial Area City of Tigard Washington $1,730,516

Regional Freight Studies Metro Regional To be determined1

$7,340,000

Shaded projects are candidates for defederalization.

Step 1: Regional Bond Commitments and Region-wide Program Investments

Step 2: Community Investment Fund

Active Transportation/Complete Streets

Regional Freight Initiatives

Existing transit bond payments

New project development bond commitment

Corridor and Systems Planning

Regional MPO Planning (In-lieu of dues)

Regional Travel Options (Incl. $1.5M for Safe Routes to School, $.25M for Climate Smart Strategies)

Transit Oriented Development

Transportation System Management and Operations/ITS (Incl. $.25M for Climate Smart Strategies)

Total:

New transit bond commitment

Total 2019-21 RFFA:

Total:

Total:

1.) Final amount, up to $210,000, will be generated from further cost savings, if any, from the City of Portland (Central Eastside Project.)

$130,380,000

4/3/2017 9:20 AM
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2019-21 RECOMMENDED REGIONAL FLEXIBLE FUND GRANTEES CONDITIONS OF 
APPROVAL 

Conditions of approval are mechanisms to ensure the intent of the decision making body approving the 
projects is followed post allocation and into project design and construction. These conditions are 
intended to make sure that projects are built according to the elements proposed in the applications and 
approved by JPACT and Metro Council. Projects can be reviewed at any point in the process for 
consistency with the conditions of approval and action taken if they are not adhered to.  

The conditions of approval emerged from two avenues: 1) comments provided by Metro and ODOT staff; 
and 2) public comment received from the regional public comment period. Both public and staff 
comments were provided to the project applicants and Metro requested all project applicants respond to 
comments. Based on the responses, conditions of approval were developed.    

There are two sets of conditions which apply to projects: 1) conditions which address all projects; and 2) 
project specific conditions. The conditions for all projects outline expectations for which projects the 
funds are to be used, acknowledgments, and guidelines for design. The project-specific conditions outline 
expectations to create the best project possible. Many of the proposed projects are at different stages of 
development (e.g. some are in planning phases while others are ready for construction), so some of the 
same conditions were applied to projects based on the project’s stage in development.   

Conditions applied to all projects and programs: 

1. Funding is awarded to the JPACT-recommended projects for the 2019-21 Regional Flexible Fund
Allocation. If any project is determined to be infeasible, or is completed without expending all of
the flexible funds awarded, any remaining flexible funds for that project shall revert to the
regional pool for the next flexible fund allocation (i.e. 2022-24), to be distributed among the
region, per MTIP/RFFA policy. Or, the project sponsor/local jurisdiction receiving the flexible
funds may request that JPACT reallocate the funds per the MTIP amendment process.

2. The award amount is the total amount being provided to deliver the JPACT-recommended
project. The project sponsor/local jurisdiction is expected to resolve any cost overruns or
unexpected costs to emerge. It is understood by the project sponsor/local jurisdiction that Metro
does not have any further financial commitment/responsibility beyond providing the amount
awarded.

3. Project scopes will include what is written in their project application narrative and project
refinements in response to comments. Requests for adjustments to project scopes shall be made in
writing to the MTIP Project Manager utilizing the amendment procedures adopted in the MTIP
(2018-21 MTIP amendment procedures are currently defined in chapter 6). Changes in project
scopes must be approved by Metro to ensure the original intent of the project is still being
delivered.

4. All projects will be consistent with street design guidelines as defined in the Creating Livable
Streets guidebook (Metro; 2nd edition; June 2002 or subsequent edition in effect at the time a
funding intergovernmental agreement is signed), as determined by the Metro Planning Director or
designee.

5. All projects with bicycle and pedestrian components will update local network maps and provide
relevant bike and pedestrian network data to Metro. Metro will provide guidelines on network
data submissions upon request. Additionally all projects will implement sufficient wayfinding
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signage consistent with Metro sign guidelines. (Ex. Metro’s Intertwine Design Guidelines: 
http://library.oregonmetro.gov/files//intertwine_regional_trail_signage_guidelines.pdf) The 
Intertwine Design Guidelines will be updated to be consistent with federal guidelines. 

6. All projects with ITS elements will be consistent with National ITS Architecture and Standards
and Final Rule (23 CFR Section 940) and Regional ITS Architecture. This includes completing a
systems engineering process during project development to be documented through the systems
engineering form and submitted to Metro for inventory purposes. For further guidance, consult
ODOT’s ITS compliance checklist at:
https://www.oregon.gov/ODOT/HWY/ITS/Documents/ITS%20Systems%20Engineering%20Che
cklist.pdf

7. All project public notifications and materials created or printed for the purposes of the project,
including both printed and web-based information, shall acknowledge Metro as a partner.
Acknowledgement can be in the form of: include the Metro logo on print or online materials,
spoken attribution, and/or Metro staff at events. Metro will provide partners with Metro logos and
usage guidelines upon request.

8. All projects will meet federal Title VI and Environmental Justice requirements and Metro
guidelines for public involvement (as applicable to the project phase, including planning and
project development) as self-certified in each application. As appropriate, local data and
knowledge shall be used to supplement analysis and inform public involvement. Metro guidelines
for public involvement can be found in the Public Engagement Guide Appendix G: Local
Engagement and Non-Discrimination Checklist.
(http://www.oregonmetro.gov/sites/default/files/final_draft_public_engagement_guide_112113.p
df )

9. Per new federal requirements all projects will implement monitoring measures and performance
evaluation to be reviewed by Metro. Performance evaluation measures are to be responsive to
MAP-21 and FAST Act requirements and relevant to the type of project and project phase.
(http://www.fhwa.dot.gov/tpm/about/nhpp.cfm) Additionally, all projects will share monitoring
data and information upon request by Metro.

10. For federally funded projects, lead agencies awarded RFFA will comply with ODOT Local
Agency Liaison (LAL) project re-submission requirements (e.g. completion of detailed scope of
work, budget, project prospectus, etc.) as deemed required and in the proper format as part of the
federal delivery process to complete required MTIP & STIP programming, initiate development
and execution of the Intergovernmental Agreement (IGA), plus obligate and expend awarded
federal funds for the project.

11. Locally funded projects – projects to be funded via an exchange of federal funds for local funding
– will be subject to concurrence with ODOT that the project does not contain any conflicts with
ODOT right-of-way or facilities, and must comply with Metro’s requirements for funding as 
defined through an intergovernmental agreement. 

http://library.oregonmetro.gov/files/intertwine_regional_trail_signage_guidelines.pdf
https://www.oregon.gov/ODOT/HWY/ITS/Documents/ITS%20Systems%20Engineering%20Checklist.pdf
https://www.oregon.gov/ODOT/HWY/ITS/Documents/ITS%20Systems%20Engineering%20Checklist.pdf
file://alex/work/plan/rtp/projects/MTIP/2018-21%20MTIP/RFFA%20Project%20Selection/TPAC-JPACT/JPACT_1-19-17/(http:/www.oregonmetro.gov/sites/default/files/final_draft_public_engagement_guide_112113.pdf%20)
file://alex/work/plan/rtp/projects/MTIP/2018-21%20MTIP/RFFA%20Project%20Selection/TPAC-JPACT/JPACT_1-19-17/(http:/www.oregonmetro.gov/sites/default/files/final_draft_public_engagement_guide_112113.pdf%20)
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Active Transportation and Complete Streets projects: 

City of Gresham – Complete Cleveland Street 
a. Project funding award is contingent upon the City’s commitment of $2,000,000 of local

transportation system development charge (SDC) funding to contribute towards the Complete
Division Street project, as defined in the City’s Regional Flexible Fund Allocation (RFFA)
submitted application.

b. The City has indicated a commitment to investing these system development funds in the
Complete Division Street project, to be paid for with a planned-for increase in the City’s SDC
rates.

c. The City agrees to enter an Intergovernmental Agreement (IGA) with Metro prior to the funding
obligation for the Complete Cleveland Street project.  This IGA will be agreed upon by Jan. 1,
2018, or the parties will pursue mediation.  The IGA will specifically memorialize the following
key elements of agreement:

1. The $2,000,000 of local system development charge funds will be used in a timeframe as
agreed upon by the City and Metro, up to and including potential debt vehicles provided
by partner agencies in order to accomplish key project elements as quickly as possible.

2. The City agrees to construction of the Complete Division Street Project as described in
the RFFA submitted application on a schedule agreed upon by the City and Metro,
understanding that external funding is required to complete financing for the full project
scope.

3. The City agrees to work with partner agencies to complete key project elements within
the 2019-2021 timeframe and on a schedule agreed upon by the City and Metro.

4. The City agrees to work with Metro, TriMet, and other external partners to prioritize the
Complete Division Street Project for external funding.

5. If the City is unable to secure full funding for the Division Street project to complete
construction within the 2019-2021 timeframe, Metro and the City can amend the IGA to
extend the construction schedule.

d. The project agreement between ODOT and the City for the Complete Cleveland Street project
will include language indicating the above contingencies regarding the Complete Division Street
project. If the above contingencies are not fulfilled, JPACT and the Metro Council have the
option to take action to remove funding for the Complete Cleveland Street project.

City of Portland – Brentwood-Darlington Safe Routes to School 
a. Project scope will be reduced by eliminating the segment from 32nd to 52nd, and the connection

from 87th and Flavel to the Springwater Corridor. 
b. The segment from 32nd to 52nd will be constructed at a later time using local funds.
c. PBOT and Portland Parks and Recreation are discussing using local funds to construct the

connection to the Springwater Corridor.
d. PBOT will increase amount of local matching funds from $3,100,000 to $3,150,000.

City of Portland – Cully Walking and Biking Parkway 
a. The project will utilize a neighborhood greenway design between Sandy and Prescott.
b. The project is a candidate for funding via a federal funding exchange, as it does not impact any

ODOT facilities or any NHS roadways.
c. PBOT has requested a project start date in 2017 or 2018.
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City of Portland – Halsey Street Safety and Access to Transit 
a. Project scope will be reduced by removing elements redundant with the Seventies Neighborhood

Greenway project. That project includes re-striping of NE Halsey St west of 80th Ave, and the 
crossing in the vicinity of 65th and Halsey. 

b. PBOT will increase amount of local matching funds from $2,167,200 to $2,580,000.

City of Portland – Jade and Montavilla Connected Centers 
a. Project scope will be reduced by removing the element improving SE Alder St from 82nd to 84th.

If anticipated circulation changes around 82nd/Stark/Washington are approved by ODOT and 
implemented, the need to address cut-through traffic on Alder is removed. 

b. PBOT will increase amount of local matching funds from $3,941,500 to $3,994,000.

City of Oregon City – Molalla Avenue Walking and Biking Improvements 
a. Project is a candidate for funding via a federal funds exchange. Scope will be adjusted so as not

to impact OR 213 if doing so would create an issue with using local funding on the project.
b. TriMet has committed $21,000 in transit stop amenities in the project area, based on a RFFA

funding award.
c. The City has requested a project start date in 2018.

City of Tualatin – Herman Road Walking and Biking Improvements 
a. No additional conditions.

City of West Linn – Highway 43 Walking and Biking Improvements 
a. ODOT has committed $1,100,000 in funding to this project.
b. The City will increase amount of local matching funds from $1,310,000 to $1,710,000.

City of Wilsonville – I-5 Walking and Biking Bridge 
a. No additional conditions.

Tualatin Hills Parks and Recreation District – Beaverton Creek Trail 
a. THPRD will increase amount of local matching funds by $199,187.

Regional Freight Initiatives: 

City of Portland – Central Eastside Access & Circulation Improvements 
a. PBOT will increase amount of local matching funds from $2,400,000 to $2,596,554.
b. PBOT will seek additional potential cost savings through various means, including federal funds

exchange and project scope adjustments. These further cost savings, up to $210,000, will be
added to 2019-21 RFFA funding for Regional Freight Studies.

City of Tigard – Hunziker Road Industrial Area 
a. Project is a candidate for federal funds exchange. The City has indicated a potential cost savings

of $30,000 by using local funding on the project.
b. The City will seek additional cost savings through scope reductions or using development

funding to pay for certain project elements (i.e. sidewalks fronting developed parcels) to
accommodate a total reduction in RFFA funding from $1,851,740 to $1,730,516. Any change in
implementation or scope reduction must be approved by the Metro Planning & Development
Director as consistent with the overall objectives and expected outcomes of the original
application.
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Washington County – Basalt Creek Parkway Extension 
a. The County will seek additional cost savings or increase local funding to reduce their RFFA

award to $2,803,605.

Metro – Regional Freight Studies 
a. As noted above, RFFA cost savings achieved by PBOT on the Central Eastside project, up to

$210,000, will be repurposed to conduct freight studies on behalf of the region.
b. Specific studies to be funded through this method will be brought before TPAC for discussion

and input prior to commencing work and approved through the annual Unified Planning Work
Program (UPWP) adoption process.

Planning and Region-wide Programs: 

The high capacity transit bond payment will be completed consistent with Metro Resolution 10-4185 
regarding the multi-year commitment of regional flexible funds and the subsequent Metro and TriMet 
intergovernmental agreement to implement Resolution 10-4185. 

Planning activities and region-wide programs funded with regional flexible funds must be implemented 
consistent with the Unified Planning Work Program (UPWP). Additionally, the following programs and 
planning activities are guided by and must be consistent with the following plans and legislation or as 
updated by any subsequent legislation (including most current UPWP) adopted by JPACT and the Metro 
Council directing program or plan activities: 

• Transit Oriented Development: TOD Strategic Plan
• Regional Travel Options: RTO Strategic Plan (to be updated in 2017-18 to include guidance for

additional investments for Safe Routes to School and 2014 Climate Smart Strategy
implementation.)

• Corridor and Systems Planning, Regional Freight Studies: Unified Planning Work Program, 2014
Regional Transportation Plan and its components, including 2010 Regional Transportation
System Management and Operations Plan, 2010 Regional Freight Plan, 2014 Regional Active
Transportation Plan, and 2014 Climate Smart Strategy

• Transportation System Management and Operations: 2014 RTP – TSMO vision and plan
components; 2010-2020 Regional TSMO Plan (to be updated in 2017-2018 to include guidance
for Climate Smart Strategy implementation.)

• High Capacity Transit development

Requests for adjustments to program activities shall be made in writing to the UPWP Project 
Manager utilizing the amendment procedures adopted in the UPWP. Requests for changes in regional 
flexible fund allocations to region-wide programs or planning shall be made in writing to the MTIP 
Project Manager utilizing the amendment procedures adopted in the MTIP. 
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STAFF REPORT 

FOR THE PURPOSE OF AMENDING RESOLUTION NO. 16-4756, TO ADD THE COMPLETE 
CLEVELAND STREET PROJECT TO  REGIONAL FLEXIBLE FUNDING ALLOCATION FOR THE 
YEARS 2019-21, WITH CONDITIONS, AND AMENDING EXHIBITS A AND D THERETO, 
PENDING AIR QUALITY CONFORMITY DETERMINATION 

Date: March 29, 2017 Prepared by: Dan Kaempff 

BACKGROUND 

On February 2, 2017, Metro Council adopted Resolution No. 16-4756, which determined 13 projects to 
receive funding through the 2019-21 Regional Flexible Fund Allocation. These 13 projects were 
recommended to Metro Council for adoption by the Joint Policy Advisory Committee on Transportation 
(JPACT) at their January 19, 2017 meeting. 

JPACT was not able to reach consensus on funding for a 14th project during their January 19 meeting. 
Two projects, both in the City of Gresham, were being considered. The projects were the Complete 
Cleveland Street project, and the Complete Division Street project. Their action indicated that they would 
continue to study the two projects and arrive at a decision at a later meeting. Subsequent to that, Metro 
Council’s action on Resolution No. 16-4756 could be amended to include the JPACT-recommended 
project. This was done to enable the Metropolitan Transportation Improvement Program (MTIP) process 
to move forward and stay on schedule. 

JPACT DELIBERATION AND DECISION 

JPACT’s discussion regarding the Cleveland and Division projects centered on the question of which 
project was of greater regional significance, and should thereby be included in the RFFA funding 
package. Some JPACT members viewed the Division project and its relation to the Division Transit 
Project as the most appropriate project for regional funding. Other members were of the opinion that the 
Cleveland project should be funded, given it was identified as a priority project by the East Multnomah 
County Transportation Committee. 

After discussion at the February JPACT meeting did not result in a decision on the matter, City of 
Gresham and Metro staff worked out an agreement that was agreeable to all parties. In exchange for the 
Cleveland Street project receiving RFFA funds, the City pledged to dedicate $2 million of City system 
development charges (SDCs) to the Division Street project, and to work with regional partners to identify 
the remainder of the funding needed to complete the project. An intergovernmental agreement, detailing 
the terms and conditions related to the RFFA funding, must be in place prior to January 1, 2018. Exhibit 
D to Resolution No. 16-4756, 2019-21 Recommended Regional Flexible Fund Grantees Conditions of 
Approval, lists the specific conditions under which funding will be allocated to the Cleveland Street 
project. 

ANALYSIS/INFORMATION 

1. Known Opposition: No known opposition.

2. Legal Antecedents: This resolution adds the Cleveland Street project to the list of projects funded
through Resolution 16-4756, which allocates transportation funds in accordance with the federal
transportation authorizing legislation (currently known as Moving Ahead for Progress in the 21st
century or MAP-21). The allocation process is intended to implement the Regional Flexible Fund
2019-21 program policies as defined by Metro Resolution No. 16-4702, For The Purpose Of
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Adopting The 2018-2021 Metropolitan Transportation Improvement Program and 2019-2021 
Regional Flexible Funds Allocation Policy Statement For The Portland Metropolitan Area, adopted 
June 16, 2016  and Metro Resolution No. 10-4185 For the Purpose of Approving a Supplemental 
Multi-Year Commitment of Regional Flexible Funding for the Years 2015-2027, Funding the 
Portland-Milwaukie Light Rail Transit Project, and Project Development for the Portland-Lake 
Oswego Transit Project, and the Southwest Corridor and Authorizing Execution of an Amendment to 
the Existing Intergovernmental Agreement with TriMet Regarding the Multi-Year Commitment of 
Regional Flexible Funds. 

 
3. Anticipated Effects: Adoption of this resolution would add the Cleveland project to the existing 

2019-21 RFFA projects undergoing air quality conformity analysis of the effects of implementing 
these projects and programs for compliance with the State Implementation Plan for air quality. 

 
4. Budget Impacts: No budget impacts would result from adoption of this resolution. 
 
RECOMMENDED ACTION 
 
Metro staff recommends the approval of Resolution No. 17-4791. 
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BEFORE THE METRO COUNCIL 
 
 

FOR THE PURPOSE OF APPROVING THE 
POLICY AND INVESTMENT FRAMEWORK 
FOR THE 2040 PLANNING AND 
DEVELOPMENT GRANT PROGRAM FUNDED 
WITH CONSTRUCTION EXCISE TAX 

) 
) 
) 
) 
) 

 RESOLUTION NO. 17-4782 
 
Introduced by Chief Operating Officer Martha 
Bennett in concurrence with Council 
President Tom Hughes 

 
 
 WHEREAS, in 2006, Metro adopted Ordinance No. 06-1115, establishing a construction excise 
tax (CET) to generate revenue for providing grants to local governments for regional and local planning; 
and 
 
 WHEREAS, the 2006 CET Ordinance contained a sunset provision based on a maximum amount 
collected of $6.3 million, which amount was reached in 2009; and 
 

WHEREAS, on recommendation of an advisory group and the Metro Chief Operating Officer 
(“COO”) regarding the continuing need for funding regional and local planning, on June 11, 2009 the 
Metro Council adopted Ordinance No. 09-1220, extending the CET for an additional five year period, 
with a sunset date of September 2014; and 
 

WHEREAS, the CET has successfully raised approximately $14 million in revenue that has been 
distributed by Metro to local governments through the Community Planning and Development Grant 
(“CPDG”) program for planning work across the region that otherwise could not have been funded; and 
 
 WHEREAS, on recommendation of an advisory group and the Metro COO, in June 2014 the 
Metro Council adopted Ordinance No. 14-1328, extending the CET for an additional five year period, 
with a new sunset date of December 31, 2020; and 
 
 WHEREAS, the 2014 CET Ordinance directed the Metro COO to propose amendments to the 
existing administrative rules implementing the CET and CPDG programs under Metro Code Chapter 7.04 
(“Administrative Rules”) and to return to the Metro Council for its approval of the revised Administrative 
Rules prior to promulgating them; and  
 
 WHEREAS, on March 19, 2015 the Metro Council adopted Resolution No. 15-4595, which 
approved the Metro COO’s proposed amendments to the Administrative Rules; and 
 
 WHEREAS, on September 24, 2015 the Metro Council adopted Resolution No. 15-4640, which  
awarded approximately $4.76 million in grants for the fiscal year 2015-2016 CPDG cycle (“Cycle 4”),  
leaving approximately $230,000 of CET revenue unallocated; and 
 
 WHEREAS, in Resolution No. 15-4640 the Metro Council directed the COO and her staff to 
return to the Council with a proposal regarding possible uses of unallocated CET revenue from Cycle 4; 
and  
 
 WHEREAS, in response to the Metro Council’s directive, the COO and Metro staff developed the 
Equitable Housing Planning and Development Grant Program as a subset of the CPDG program in order 
to provide grants using unallocated Cycle 4 CET revenue to support local implementation of projects that 
eliminate barriers to construction of affordable housing across the region; and 
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WHEREAS, the Metro Council accepted the COO’s recommendation to create the Equitable 
Housing Planning and Development Grant Program and to provide an initial budget of $500,000 for a 
first round of grants, consisting of the $230,000 in unallocated Cycle 4 revenue, plus an additional 
$270,000 of CET revenue; and 
  
 WHEREAS, on December 1, 2016 the Metro Council adopted Resolution No. 16-4753, which  
awarded approximately $575,000 in Equitable Housing Planning and Development grants; and 
 

WHEREAS, in order to most effectively address barriers to development, implement the 2040 
Growth Concept, and to help address the recent equitable housing crisis in our region, the Metro Council 
has established a policy emphasis in previous grant cycles to enable the grant program respond to current 
trends and issues affecting development in our region; and 
 

WHEREAS, our region continues to have a crisis in housing supply as growth continues, 
especially for low income residents, and multiple tools, strategies, and approaches are needed across the 
region to provide more equitable housing; and 
 
 WHEREAS, equity, equitable development and equitable housing are currently issues of 
considerable local and regional concern given the potential for displacement of long-term residents, 
businesses and communities of color due to changing neighborhoods and rapidly escalating real estate 
costs; and 
 

WHEREAS, in 2016, the Metro Council adopted the Strategic Plan to Advance Racial Equity, 
Diversity and Inclusion; and 
 

WHEREAS, complementary strategies for employment growth, redevelopment, and land 
readiness are also important to address other current regional growth and development issues; and 

 
WHEREAS, a clear policy framework outlining the goals of Cycle 5 funding and the types of 

projects that will be prioritized for the current round of grant funds will assist local governments in 
identifying and scoping projects that will best satisfy the policy emphasis and meet the selection criteria; 
and 

 
 WHEREAS, a shift from bi-annual grant cycles to annual grant cycles will provide greater 
flexibility and opportunity to grant applicants to propose and implement projects that will facilitate 
development that aligns with local and regional goals; and 
 
 WHEREAS, a new name for the grant program, “2040 Planning and Development Grants” 
program will emphasize the program’s connection to implementing the region’s 2040 growth concept and 
will reduce confusion of the “CPDG” acronym with the federal government’s Community Development 
Block Grant, commonly referred to as the “CDBG” program; and 
 

WHEREAS, the recently revised administrative rules, approved by the Metro COO in March 
2017 and set forth in Exhibit A, provide added clarity regarding the various types of projects that are 
eligible to be considered for grant funding, more clearly describe the criteria for evaluating grant 
applications, and highlight current procedures for administering future cycles of the 2040 Planning and 
Development Grant program; now, therefore 
 
 BE IT RESOLVED that: 
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1. The Metro Council hereby authorizes and directs the Metro COO and staff to initiate 
Cycle 5 of Metro’s 2040 Planning and Development grants, and to award up to $2.0 
million of CET revenue to fund projects using the following policy and investment 
emphasis:  

 
a.   Twenty-five percent (25%) of allocated funds will be targeted to qualified concept 

planning and comprehensive planning projects for urban reserves and new urban 
areas. 

 
b.   Fifty percent (50%) of allocated funds will be targeted for qualified projects that will 

facilitate development inside the UGB and that have a particularly strong emphasis 
on serving historically marginalized communities and/or equitable housing. 

 
c.  Twenty-five percent (25%) of allocated funds will be targeted to qualified projects 

that will facilitate development in centers, corridors, station areas and employment 
areas. 

 
d. In the event that there are insufficient qualified applications within any one funding 

target category, grant funds may be awarded to qualified applications in any other 
category. 

 
2. The Metro Council hereby authorizes and directs the Metro COO and staff to hereafter 

conduct annual grant cycles, administering the 2040 Planning and Development grants in 
accordance with the revised administrative rules, approved by the COO in March 2017 
and set forth in Exhibit A, attached hereto and incorporated herein. 

 
3. The Metro Council hereby directs the Metro COO and staff to continue to implement 

improvements to grant program administration and monitoring of the investments over 
time to ensure that the program is successfully supporting regional goals and policies set 
forth in the 2040 Growth Concept, the Urban Growth Management Functional Plan, and 
the six desired outcomes outlined in the Regional Framework Plan. 

 
ADOPTED by the Metro Council this ______ day of April 2017 

 
 
 

 
Tom Hughes, Council President 

 
Approved as to Form: 
 
 
 
       
Alison R. Kean, Metro Attorney 
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ADMINISTRATIVE RULES: METRO CODE CHAPTER 7.04 
[REVISED MARCH 2017] 

 
Effective July 1, 2006, and extended through December 31, 2020, Metro has established as Metro Code 
Chapter 7.04 a Construction Excise Tax (“CET”) to fund Community Planning and Development Grants 
(“CPDG”). Effective April 1, 2017 the CPDG program shall be known as the 2040 Planning and 
Development Grant program (“2040 Grant” or “Grant”). These Administrative Rules establish the 
procedures for administering this tax as mandated in Metro Code Section 7.04.050 and Metro Code Section 
7.04.060.  These Administrative Rules also establish the procedures for administering the 2040 Grants. For 
ease of reference a copy of Metro Code Chapter 7.04 is attached to these administrative rules. 

 
I. Metro Administrative Matters. 

 
A. Definitions.  These administrative rules incorporate the definitions as set forth in Metro Code 

Section 7.04.030 of Chapter 7.04, Construction Excise Tax, and Chapter 3.07, the Urban Growth 
Management Functional Plan. 
 

B. Designated Representatives (Metro Code Section 7.04.060).  The Metro Chief Operating Officer 
(“COO) is responsible for the administration and enforcement of the Metro Code Chapter 7.04 and 
these administrative rules. 
 
1. The COO may delegate his authority in administration and enforcement of the Code chapter 

and these administrative rules as he determines and as set forth herein.   
 
2. The COO shall appoint a Hearings Officer(s), which appointment shall be confirmed by the 

Metro Council. The Hearings Officer(s) shall have the authority to order refunds or rebates 
of the Construction Excise Tax or waive penalties as a result of the hearings process. Upon 
appointing a Hearings Officer, the Chief Operating Officer shall delegate authority to the 
Hearings Officer to administer oaths, certify to all official acts, to subpoena and require 
attendance of witnesses at hearings to determine compliance with this chapter, rules and 
regulations, to require production of relevant documents at public hearings, to swear 
witnesses, to take testimony of any Person by deposition, and perform all other acts 
necessary to adjudicate appeals of Construction Excise Tax matters.  

 
C. Internal Flow of Funds.  Funds will be accounted for in a Construction Excise Tax account that will 

be created by the effective date of Metro Code Chapter 7.04. 
 

D. Rate Stabilization Reserves.  Metro Code Chapter 7.04.200 states that the Council will, each year, as 
part of the Budget process, create reserves from revenues generated by the CET. These reserves are 
to even out collections thereby stabilizing the funds needed to support the applicable programs 
despite industry building activity fluctuation. These reserves can only be drawn on to support the 
specific budgeted activities as discussed in Section I.E. of these administrative rules. Due to their 
restricted nature, these reserves shall be reported as designations of fund balance in Metro’s General 
Fund. 
 

E. Dedication of Revenues.  Revenues derived from the imposition of this tax, netted after deduction of 
authorized local jurisdiction costs of collection and administration will be solely dedicated to grant 
funding of the regional and local planning that is required to make land ready for development after 
inclusion in the Urban Growth Boundary.  
 

F. Rule Amendment.  The Chief Operating Officer retains the authority to amend these administrative 
rules as necessary for the administration of the Construction Excise Tax, after consultation with 
Metro Council.  
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II. Construction Excise Tax Administration.  

 
A. Imposition of Tax (Metro Code Section 7.04.070). 

 
1. The CET is imposed on every Person who engages in Construction within the Metro 

jurisdiction, unless an Exemption applies as set forth herein. 
 

2. The tax shall be due and payable at the time of the issuance of any building permit, or 
installation permit in the case of a manufactured dwelling, by any building authority, unless 
an Exemption applies as set forth herein.  
  

3. The CET shall be calculated and assessed as of the application date for the building permit.  
Persons obtaining building permits based on applications that were submitted prior to July 
1, 2006 shall not be required to pay the CET, unless the building permit issuer normally 
imposes fees based on the date the building permit is issued. 
 

4. If no permit is issued, then the CET is due at the time the first activity occurs that would 
require issuance of a building permit under the State of Oregon Building Code.    

 
B. Calculation of Tax (Metro Code Section 7.04.080).  The CET is calculated by multiplying the Value 

of New Construction by the tax rate of 0.12%  
 

(0.0012 x Value of New Construction) 
 

a. In the case of a Manufactured Dwelling for which no Exemption is 
applicable, and for which there is no building code determination of 
valuation of the Manufactured Dwelling, the applicant’s good faith estimate 
of the Value of New Construction for the Manufactured Dwelling shall be 
used. 
 

C. Exemptions (Metro Code Section 7.04.040). 
 
1. Eligibility for Exemption.  No obligation to pay the CET is imposed upon any Person who 

establishes, as set forth below, that one or more of the following Exemptions apply: 
 
a. The Value of New Construction is less than or equal to One Hundred Thousand 

Dollars ($100,000); or 
 

b. The Person who would be liable for the tax is a corporation exempt from federal 
income taxation pursuant to 42 U.S.C. 501(c)(3), or a limited partnership the sole 
general partner of which is a corporation exempt from federal income taxation 
pursuant to 42 U.S.C. 501(c)(3), the Construction is used for residential purposes 
AND the property is restricted to being occupied by Persons with incomes less than 
fifty percent (50%) of the median income for a period of 30 years or longer; or 
 

c. The Person who would be liable for the tax is exempt from federal income taxation 
pursuant to 42 U.S.C. 501(c)(3) AND the Construction is dedicated for use for the 
purpose of providing charitable services to Persons with income less than fifty  

percent (50%) of the median income. 
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2. Procedures for Establishing and Obtaining an Exemption; Exemption Certificates:  
 

a. For exemption (a) above, the exemption will be established at the building permit 
counter where the Value of New Construction as determined in the building permit 
is less than or equal to One Hundred Thousand Dollars ($100,000).  
 

b. For exemptions (b) and (c) above, prior to applying for a building permit a Person 
claiming an exemption may apply to Metro for a Metro CET Exemption Certificate, 
by presenting the appropriate documentation for the exemption as set forth herein, 
and upon receiving a Metro CET Exemption Certificate the Person may present the 
certificate to the building permit issuer to receive an exemption from paying the 
CET; or 
 

c. For exemptions (b) and (c) above, instead of going to Metro to obtain a Metro CET 
Exemption Certificate, a Person claiming an exemption from the CET when 
applying for a building permit may submit to the building permit issuer Metro’s 
CET Exemption Certificate application form.  Upon receiving a Person’s Metro 
CET Exemption Certificate application, the building permit issuer shall 
preliminarily authorize the exemption and shall not collect the CET.  The building 
permit issuer shall forward the Person’s Metro CET Exemption Certificate 
application to Metro along with the quarterly CET report.  It shall be Metro’s 
responsibility to determine the validity of the exemption and to institute collection 
procedures to obtain payment of the CET, as well as any other remedy Metro may 
have under law, if the Person was not entitled to the exemption; 
 

d. To receive a Metro CET Exemption Certificate from Metro, or to substantiate to 
Metro the validity of an exemption received from a local building permit issuer, an 
applicant must provide the following:  
 
i. IRS tax status determination letter evidencing that the Person seeking the 

building permit is exempt from federal income taxation pursuant to 42 
U.S.C. 501(c)(3); and  
 

ii. In the case of residential property, proof that the property is to be restricted 
to low income persons, as defined, for at least 30 years. Proof can be in the 
form of loan covenants; rental agreements or grant restrictions; a 
certification from the entity’s corporate officer attesting that the exemption 
is applicable; or any other information that may allow the exemption 
determination to be made; and  
 

iii. In the case of a qualified tax-exempt entity providing services to Persons 
with incomes less than 50 percent of the median income, the applicant must 
provide information that will allow such tax exempt status to be verified, 
and proof that the property will be restricted to such uses.   Proof can be in 
the form of loan covenants; rental agreements or grant restrictions; 
certification from the entity’s corporate officer attesting that the exemption 
is applicable; or any other information that may allow the exemption 
determination to be made; and 
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iv. In the case of a limited partnership with a tax-exempt sole general partner 
corporation, verification from the partnership's attorney of that status is 
required; and 
 

v. Authorization to audit the records to verify the legal status and compliance 
with Metro qualifications of all entities claiming exempt status.  

 
e. Partial Applicability of Exemption.  If an exemption is applicable to only part of the 

Construction, then only that portion shall be exempt from the CET, and CET shall 
be payable for the remainder of the Construction that is not eligible for an 
exemption, on a pro-rata basis.  It shall be the responsibility of the Person seeking 
the partial exemption to fill out a Metro CET Exemption Certificate application for 
the partial exemption, declaring on that application the proportion of the 
Construction qualifies for the exemption.  Upon receiving a Person’s Metro CET 
Exemption Certificate application claiming a partial exemption, the building permit 
issuer shall preliminarily authorize the partial exemption and shall only collect the 
pro-rata CET as declared by the applicant.  The building permit issuer shall forward 
the Person’s Metro CET Exemption Certificate application to Metro along with the 
quarterly CET report.  It shall be Metro’s responsibility to determine the validity of 
the partial exemption and to institute collection procedures to obtain payment of the 
remainder of the CET, as well as any other remedy Metro may have under law, if 
the Person was not entitled to the partial exemption.   
 

D. Ceiling (Metro Code Section 7.04.045). 
 
1. If the CET imposed would be greater than $12,000.00 (Twelve Thousand Dollars) as 

measured by the Value of New Construction that would generate that amount of tax, then 
the CET imposed for that Construction is capped at a Ceiling of $12,000.00 (Twelve 
Thousand Dollars). 
 

2. The Ceiling applies on a single structure basis, and not necessarily on a single building 
permit basis.  For example:  
 
a. If a single building permit is issued where the Value of New Construction is greater 

than or equal to Ten Million Dollars ($10,000,000), then the CET for that building 
permit is capped at Twelve Thousand Dollars ($12,000.00). 
 

b. If Construction in a single structure will require multiple building permits during 
the pendency of the CET program, and the total CET that would be imposed for 
those building permits would add up to more than Twelve Thousand Dollars 
($12,000.00), then the total CET for those building permits within the same 
structure during the pendency of the CET program is capped at Twelve Thousand 
Dollars ($12,000.00).  Once a total of $12,000.00 has been paid in CET for a 
particular structure, then no additional CET will be collected for that structure 
during the pendency of the CET program.   
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E. Rebates (Metro Code Section 7.04.120).  If a CET has been collected and a CET Exemption or the 
CET Ceiling was applicable, a rebate for the CET may be obtained from Metro. 
 
1. Procedures for obtaining rebate are: 

 
a. Within thirty (30) days of paying the CET, the Person who believes that the CET 

was not applicable due to a CET exemption or CET Ceiling, shall apply for a rebate 
in writing to Metro and provide verification that the exemption eligibility provisions 
of Metro Code Section 7.04.040, or that the CET Ceiling provisions of Metro Code 
Section 7.04.045, have been met.  Failure to seek a rebate within the thirty (30) day 
time limit will terminate a Person’s right to seek a rebate. 
 

b. Applicant shall provide proof that the CET was paid, in the form of a paid receipt 
from the building permit issuer showing the tax was paid.  All supporting 
documentation for the exemption or ceiling shall be submitted at the time of the 
rebate claim.  The rebate will only be made to the name that is listed on the receipt 
unless the applicant has a written assignment of rebate.  
 

c. A rebate or a letter of denial shall be issued by Metro within thirty (30) days of 
receipt of a written request for rebate provided that the request includes all required 
information. The rebate will be calculated based upon the paid receipt, less the five 
percent (5%) administrative fee already retained by the building permit issuer and 
the  five percent (5%) Metro administration fee. 

 
F. Refunds (Metro Code Section 7.04.150).  If a CET has been collected and the Construction was not 

commenced and the building permit was cancelled, a refund for the CET may be obtained from 
Metro. 
 
1. Eligibility is determined by the absence of Construction and cancellation of the building 

permit. 
 

2. Procedures for obtaining refund: 
 
a. Apply in writing to Metro within thirty (30) days of permit cancellation.  

 
b. Provide copy of canceled permit.  

 
c. Provide proof of payment of the tax in the form of the paid receipt.  

 
d. A refund or a letter of denial shall be issued by Metro within thirty (30) days of 

receipt of the written request for refund provided that the request includes all 
required information.  The refund will be calculated based upon the paid receipt, 
less the five percent (5%) administrative fee already retained by the building permit 
issuer and the  five percent (5%) Metro administration fee. 
 

e. Failure to seek a rebate within the thirty (30) day time limit will terminate a 
Person’s right to receive a refund. 
  



Exhibit A To Resolution No. 17-4782 

Page 6 CET-2040 GRANTS ADMINISTRATIVE RULES – METRO CODE CHAPTER 7.04 

G. Appeals.  The Hearings Officer shall conduct hearings related to enforcement or appeals of the CET. 
The appeal to the Hearings Officer must be:  

1. In writing;

2. Made within ten (10) calendar days of denial of a refund, rebate, or exemption request.
Notice of denial to the party denied, is deemed to have occurred three days after the mailing
of the certified denial letter from Metro;

3. Tax must be paid prior to appeal;

4. Directed to the Office of Metro Attorney, who will contact the Hearings Officer to schedule
a hearing upon receipt of a written appeal. The Hearings Officer will at that time provide
further information as to what documentation to bring to the hearing.

H. Review.  Review of any action of the Chief Operating Officer or Hearings Officer, taken pursuant to 
the Construction Excise Tax Ordinance, or the rules and regulations adopted by the Chief Operating 
Officer, shall be taken solely and exclusively by writ of review in the manner set forth in ORS 
34.010 through 34.100, provided, however, that any aggrieved Person may demand such relief by 
writ of review. 

I. CET Sunset (Metro Code Section 7.04.230).  

1. The CET shall not be imposed on and no person shall be liable to pay any tax for any
Construction activity that is commenced pursuant to a building permit issued on or after
December 31, 2020.

2. Local governments collecting CETs shall remit the CETs to Metro on a quarterly or
monthly basis, based on the jurisdiction’s CET Collection IGAs with Metro.  Each quarter,
within thirty days of receiving CET remittances from all collecting local jurisdictions,
Metro will issue a written statement of the total CET that Metro has received that quarter
and cumulatively.

3. CET remittance to Metro shall be net of the local government’s administrative expenses in
collecting the CET, up to five percent (5%) of the CET collected by the local government as
set forth in the Metro CET Collection IGA.  This net amount of CET remitted to Metro shall
be the basis for Metro’s calculations of CET cumulative totals.

4. The CET shall cease to be imposed by local governments on  December 31, 2020, and shall
be remitted by the local governments to Metro as soon thereafter as possible.

III. CET Collection Procedures.

A. Local Government CET Collection and Remittance Via Intergovernmental Agreements (Metro
Code Section 7.04.110).  For those local governments collecting the CET pursuant to 
Intergovernmental Agreements with Metro, the following procedures shall apply:  

1. CET Report; Information Required.  Each quarter (unless a local government prefers to
report monthly), along with its CET remittance to Metro, the local government shall prepare
and submit to the Metro Chief Operating Officer a report of the CETs and building permits
issued for the previous quarter’s construction activities.  The report shall include:  the
number of building permits issued that quarter; the aggregate value of construction; the
number of building permits for which CET exemptions were given; the aggregate value of
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construction for the exempted construction; the aggregate amount of CET paid; and the 
amount of CET administrative fee retained by the local government pursuant to this CET 
Collection IGA.  
 

2. CET Remittance to Metro.  Local governments collecting CET via IGAs with Metro shall 
remit the collected CET to Metro.  Remittance shall be quarterly, unless a jurisdiction 
prefers to remit the CET monthly, by the 30th of the month following the quarter (or month) 
ending.  Quarters end on September 30, December 31, March 31 and June 30 of each year.  
CET remittance and the CET Report shall be sent to Metro, attn Construction Excise Tax 
Accounting Specialist, 600 NE Grand, Portland, Oregon 97232.  
 

3. Remuneration to Local Government for Collecting CET.  As consideration for collecting the 
CET, each local government collecting the CET shall retain no more than five percent (5%) 
of the tax collected by that local government.  This payment is intended to be a 
reimbursement of costs incurred.  Prior to submitting the CET to Metro, the local 
government shall deduct the remuneration agreed upon directly from the collected tax, and 
the amounts deducted and retained shall be identified on the report submitted to Metro.  
 

4. Metro Administrative Fee.  To partially reimburse Metro for its costs in implementing and 
administering the CET program, Metro will retain five percent (5%) of the net CET funds 
remitted by local governments to Metro. 
 

5. Audit and Control Features.  Each local government shall allow the Chief Operating 
Officer, or any person authorized in writing by the Chief Operating Officer, to examine the 
books, papers, building permits, and accounting records relating to any collection and 
payment of the tax, during normal business hours, and may investigate the accuracy of 
reporting to ascertain and determine the amount of CET required to be paid.  
 

6. Failure to Pay.  Upon a Person’s refusal to or failure to pay the CET when due, the local 
government administering that Person’s building permit shall notify Metro in writing within 
five (5) business days of such failure, with information adequate for Metro to begin 
collection procedures against that Person, including the Person’s name, address, phone 
numbers, Value of New Construction, Construction Project, and building permit number. 
Upon a Person’s refusal or failure to pay the CET, it shall be Metro’s responsibility to 
institute collection procedures to obtain payment of the CET as well as any other remedy 
Metro may have under law. 
 

B. Metro Collection Procedures in Event of Non-payment.  The CET is due and payable upon issuance 
of a building permit.  It is unlawful for any Person to whom the CET is applicable to fail to pay all 
or any portion of the CET.  If the tax is not paid when due, Metro will send a letter notifying the 
non-payer of his obligation to pay the CET along with the following information:  
 
1. Penalty.  In addition to any other fine or penalty provided by Chapter 7.04 of the Metro 

Code, penalty for non- payment will be added to the original tax outstanding. That penalty 
is equal to fifty dollars ($50.00) or the amount of the tax owed, whichever is greater.  
 

2. Misdemeanor.  In addition to any other civil enforcement, non- payment of the CET is a 
misdemeanor and shall be punishable, upon conviction, by a fine of not more than five 
hundred dollars ($500.00). This fine shall be charged to any officer, director, partner or 
other Person having direction or control over any Person not paying the tax as due.  
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3. Enforcement by Civil Action.  If the tax is not paid, Metro will proceed with collection 
procedures allowable by law to collect the unpaid tax, penalties assessed and fines due, 
including attorney fees. 

 
 
IV. Revenue Distribution (Metro Code Section 7.04.220).   
 
A. Grant Cycles.  CET funds collected pursuant to the 2014 extension of the CET shall be allocated in  

five application assessment cycles (Cycle 4, Cycle 5, Cycle 6, Cycle 7, and Cycle 8).   
 
1. The Cycle 1 fund distribution took place in March 2006, which allocated up to $6.3 million 

in grants. Grant requests in this cycle were made for planning only in new areas that were 
brought into the Urban Growth Boundary (UGB) between 2002 and 2005. 

 
2. The Cycle 2 grant allocation through the Community Planning and Development Grant 

program (CPDG) took place in June 2010, which allocated up to $3.7 million in CET Grant 
revenue.  Grant requests in this cycle were made for planning in all areas inside the UGB as 
of December 2009. 

 
3. The Cycle 3 grant allocation through the CPDG program took place in August 2013, which 

allocated $4.5 million in grants.  Grant requests in this cycle were made for planning in all 
areas that are in the UGB as of December 2009, plus areas added to the UGB since 2009 
and Urban Reserves. This cycle earmarked fifty percent (50%) of projected CET revenues 
for planning in areas added to the UGB since 2009 and Urban Reserves, and required that if 
the amount of qualified Grant Requests for areas added to the UGB since 2009 and Urban 
Reserves does not equal or exceed the earmarked amounts, the remainder of funds may be 
allocated to Grant Requests for planning in other areas. 

 
4. The Cycle 4 grant allocation through the CPDG program took place in 2015-2016 for 

planning in all areas that are in the UGB and Urban Reserves.  This cycle earmarked 
seventy percent to seventy five percent (70% to 75%) of projected revenue for planning 
within the existing UGB, and earmark twenty five percent to thirty percent (25% to 30%) of 
projected revenue for concept planning and comprehensive planning for urban reserves and 
new urban areas, and required that if the amount of qualified Grant Requests for areas added 
to the UGB since 2009 and Urban Reserves did not equal or exceed the earmarked amounts, 
the remainder of funds may be allocated to Grant Requests for planning in other areas. A 
total of approximately $4.7 million in grants was awarded.  In 2016-17 an additional cycle 
of grants was conducted to support Equitable Housing Planning and Development projects. 
A total of $575,000 in funding was awarded.   

 
5. The Cycle 5 grant allocation shall take place in 2017-2018 for planning in all areas that are 

in the UGB and Urban Reserves.  This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for such projects does not equal 
or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas. 

 
6. The Cycle 6 grant allocation shall take place in 2018-2019 for planning in all areas that are 

in the UGB and Urban Reserves.  This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
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for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for such projects does not equal 
or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas. 

 
7. The Cycle 7 grant allocation shall take place in 2019-2020 for planning in all areas that are 

in the UGB and Urban Reserves.  This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for such projects does not equal 
or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas. 

 
8. The Cycle 8 grant allocation shall take place in 2020-2021 for planning in all areas that are 

in the UGB and Urban Reserves.  This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for such projects does not equal 
or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas. 

 
9. These cycles may be delayed or amounts reduced if the actual CET receipts remitted by the 

local governments are not as high as projected, or if CET revenue projections are modified 
due to market conditions, or if required by Metro’s spending cap limitations.  

 
10. Metro may conduct additional allocation cycles if the Metro Chief Operating Officer finds 

that CET receipts are projected to exceed the grant amounts awarded in Cycles 5, 6, 7 and 8.  
 

 
B. 2040 Grants Screening Committee. 

 
1. Role.  A 2040 Planning and Development Grants Screening Committee (“Committee”) shall be 

created, which shall review Grant Requests submitted by local governments.  The Committee 
shall advise and recommend to the Metro Chief Operating Officer (“COO”) the ranking and 
recommended grant amounts, and whether to grant full, partial, or no awards, in accordance 
with the grant Evaluation Criteria set forth below.   

 
2. Committee Members.  The COO shall appoint six to nine members to the Committee, including 

the Committee Chair. A new Committee shall be established for Cycle 5, Cycle 6, Cycle 7 and 
Cycle 8 grants, but may include members from the previous Committees. Skill sets to be 
represented will be composed of the following expertise:  
 
• Economic development; 
• Urban planning; 
• Real estate and finance; 
• Infrastructure finance relating to development or redevelopment; 
• Local government; 
• Urban renewal and redevelopment; 
• Business and commerce; 
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• Neighborhood Association or Community Planning Commission with an understanding of 
community livability issues; and 

• Environmental sustainability relating to development or redevelopment. 
• Social equity relating to community development and redevelopment planning 

 
 
C. Range of Eligible Grant Project Types 

 
1. Urban reserve concept planning.  Concept planning for future development of new urban areas 

on land currently designated Urban Reserves (or in areas brought into the Urban Growth 
Boundary since 2009) to facilitate the future development of complete communities and comply 
with Title 11 of the Urban Growth Management Functional Plan.  
 

2. Strategy or policy development.  Development and adoption of action plans, strategic initiatives, 
code refinements, incentives, streamlined review and other development related policy work 
that will meaningfully increase community readiness for development or identify and reduce 
barriers to development, redevelopment, and infill. 
 

3. Investment strategies and financial tools. Exploration and development of investment strategies 
and financial tools and incentives to facilitate development, redevelopment and infill, such as 
urban renewal districts, enterprise zones, tax abatements, or collaborative capital improvement 
plans. 

4. Area-specific redevelopment planning.  Strategic planning, concept design and feasibility for 
redevelopment and infill of specific areas or districts.   

 
5. Site-specific development or redevelopment. Schematic design and feasibility analyses for site-

specific development projects, equitable housing projects and public-private partnerships 
 

6. Equitable housing projects and policies.  Any approach or combination of approaches outlined 
in sections 2-5 above that will facilitate the development of equitable housing throughout the 
metro region. Metro’s working definition of equitable housing is diverse, quality, physically 
accessible, affordable housing choices with access to opportunities, services, and amenities 

 
7. Future refinement of Project Types.  The Metro COO has the authority to direct staff to refine 

and modify or expand the range of Eligible Project Types as needed to improve program 
effectiveness and clarity and continually improve the program’s effectiveness in achieving 
regional goals.  

 
D. Grant Application Procedures 

The Metro COO will direct the staff to organize a fair and efficient process for soliciting grant 
requests as follows: 
 
1. Eligible Grant Applicants.  Grant applicants shall be cities or counties within the Metro 

boundary.  Other local governments, as defined in ORS 174.116, may apply for a 2040 Grant 
only in partnership with a city or county within the Metro boundary.  
 

2. Application guidelines and timelines. The guidelines and timeline for submitting grant 
applications will be publicized each year with sufficient time to provide eligible applicants with 
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adequate time for planning, budgeting, preparation and submittal of all required application 
materials. The grant application process may include an option for applicants to receive 
feedback from Metro staff regarding their proposed projects prior to submission of the final 
application. 

 
3. Application Endorsements and Matching Contributions.  Applications should reflect 

commitment by county, city and/or relevant service providers to participate in the planning 
effort and describe how governance issues will be resolved through or prior to the planning 
process. All grant requests shall include an endorsement of support of the governing body and a 
minimum 10% matching contribution specifying allocation of local funding and/or staff 
resources for the proposed project. Metro may request that any jurisdiction that elects to submit 
more than one grant application per cycle shall submit a prioritized list clarifying the relative 
importance of each application to that jurisdiction.   
 

4. Refinement of Application Procedures.  The Metro COO has the authority to direct staff to 
refine and modify the general Grant Application Procedures outlined above as needed to ensure 
smooth, efficient administration and continual improvement of the grant program.  
 

E. Grant Request Evaluation Criteria 
 
1. Clear development outcomes.  Proposal presents a compelling project concept with specific, 

impactful outcomes to facilitate development. Performance measures are clearly articulated. 
 
2. Advances and complements regional goals and policies.  Proposed project will help to advance 

established regional development policy goals and outcomes expressed in the 2040 Growth 
Concept, the Urban Growth Management Functional Plan and in the following six Desired 
Outcomes stated in the Regional Framework Plan, adopted by the region to guide future 
planning: 

• People live and work in vibrant communities where their everyday needs are easily 
accessible; 

• Current and future residents benefit from the region’s sustained economic competitiveness 
and prosperity; 

• People have safe and reliable transportation choices that enhance their quality of life; 
• The region is a leader in minimizing contributions to climate change; 
• Current and future generations enjoy clean air, clean water and healthy ecosystems; 
• The benefits and burdens of growth and change are distributed equitably. 

 
3. Aligns with local goals and/or maximizes community assets.  Proposed project will help to 

realize community plans and goals, accommodate expected population and employment growth, 
and/or maximize existing community assets such as public transit, parks, natural features, 
historic districts, employment areas. 

 
4. Likelihood of full implementation.  Key stakeholders (property owners, policy makers, funding 

jurisdictions, service districts, etc.) have committed full support for the project goals and 
timelines, will be meaningfully involved in guiding the project, and have the capacity and 
authority to implement actions/investments as needed to bring the project to fruition. 
Opportunities and threats to project commitments are identified. 
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5. Public involvement.  Proposal incorporates best practices for public involvement; strategies for 
meaningfully engaging neighbors, businesses, property owners, and key stakeholders, as well as 
historically marginalized communities including low income and minority populations are 
clearly articulated and well-conceived; proposal indicates how public input will be used to 
strengthen the project outcomes and/or increase the likelihood of successful implementation. 

 
6. Team roles and capacity.  Roles and responsibilities of the applicant county or city, as well as 

any additional partners have been clearly defined; proposed staff has skill set, experience and 
appropriate available time needed to successfully manage all aspect of the grant project and 
oversee the work of consultant team or teams on behalf of the project partners 

 
7. Jurisdiction track record.  Applicant has proven capability to successfully implement 

community development projects, especially past CPDG or 2040 Grant projects; prior grants 
have fully delivered expected products and outcomes  according to the approved schedule of 
milestones; any CPDG or 2040 Grant projects still underway are on track and scheduled for 
completion prior to initiation of proposed project. 

 
8. Grant leverage.  Extent to which partners have committed additional in-kind or direct financial 

contributions to the project beyond the minimum ten percent match that is required;   
 
9. Replicable best practices. Proposed project will develop best practices that could be replicated 

in other locations. (Note: this criterion may not be applied to all projects.) 
 

 
F. Review of Grant Requests.  

 
1. Metro staff shall conduct an initial screening of all grant requests to confirm that they meet the 

minimum program and eligibility requirements. Staff shall forward the letters of intent and 
Grant Requests to the members of the Committee, along with a summary of the strengths and 
weaknesses of each request according to the grant evaluation criteria. Staff will provide 
assistance to the Committee as needed to support their review and deliberations. 
 

2. The Committee shall review the Grant Requests and evaluate them based on the Grant Request 
Evaluation Criteria set forth above. The Committee shall use the criteria as guidelines for 
evaluating applications. The Committee may consult with the proponent of the Grant Request or 
any others in reviewing the request. After analyzing the Grant Requests, the Committee shall 
forward to the Metro COO the Committee’s recommended ranking and grant amounts for each 
of the Grant Requests. 

 
3. The Metro COO shall review the Committee’s recommendations and shall forward her/his own 

grant recommendations, based on the Grant Requests Evaluation Criteria set forth above, along 
with the recommendations of the Screening Committee, to the Metro Council.  
 

4. The Metro Council shall decide, in a public hearing, whether or not to approve funding of any 
grants, and the amount of each grant.  

 
 

G. General Procedures for Entering into Grant Agreements.  
 

1. Grant Award Letter. Upon the award of a grant, the Metro COO shall issue a Grant Award 
Letter for the grant amount determined by the Metro Council. 
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2. Negotiation of the draft Intergovernmental Agreement (“IGA”).  Metro and the Grant Applicant 
shall negotiate the terms of the Grant Intergovernmental Agreement (“IGA”) The scope of work 
in the grant application as modified by any condition in Metro Council grant award shall be the 
basis for Metro and grantee to negotiate the draft IGA.  The draft IGA shall set forth the role of 
Metro’s project liaison on the project advisory committee, an agreed-upon scope of work and 
budget, completion dates of expected milestones and deliverables, matching funds and grant 
payment amounts for each milestone, and any administrative penalties that may be imposed by 
Metro for amendments to the IGA or project timeline that may be requested by the applicant. 
The IGA shall retain the right of the Metro COO to terminate a Grant award if the milestones set 
forth in the IGA are not met within the timeframes set forth in the IGA. 

 
3. Procurement of project consultants: Prior to execution of the final IGA, the applicant shall work 

with Metro to select an appropriate consultant team as needed to complete the proposed work as 
outlined in the grant application. Metro shall have the opportunity to review and approve any 
requests for proposals issued by the grant applicant and shall be involved as an equal partner in 
the selection of all project consultants. 

 
4. Draft contract with project consultants: Following final selection of project consultants, 

applicant shall prepare draft contracts with all consultants that fully describe the deliverables 
and timelines as set forth in the draft IGA and provide maximum costs for each consultant task. 

 
5. Execution of the final IGA:  The draft consultant contracts shall be attached as an exhibit to the 

final IGA. The governing body of the Grant applicant jurisdiction shall authorize the approval 
of the IGA. Following execution of the IGA by appropriate personnel on behalf of the local 
governing body, the COO shall execute the IGA. If the IGA has not been finalized and signed 
by Metro and grantee within six months of grant award, the COO shall exercise the authority to 
cancel the grant award. 
 

6. Refinement of Grant Agreement Procedures.  The COO has the authority to direct staff to refine 
and modify the general Grant Agreement procedures outlined above as needed to ensure 
smooth, efficient administration and continual improvement of the grant program. 

 
H.   General Procedures for Distribution of Grant Funds. 

 
1. Grant Payments.  Grant payments shall be made upon the completion of those milestones set 

forth in the IGA, as determined by Metro in accordance with the requirements of the Metro 
Code and the IGA.  In general, a portion of the Grant funds may be distributed following 
execution of the IGA by Metro, with the remainder of the Grant being paid out as progress 
payments upon completion of the milestones in the IGA. Grantees shall submit progress reports 
to Metro documenting the milestone and the completed deliverables for grant payment.   

2. Eligible Grant Expenses.  The following expenses shall be considered eligible expenses for 
reimbursement with grant funds: 

• Materials directly related to project 
• Consultants’ work and expenses on project 
• Grant applicant staff support directly related to project 
• Overhead directly attributable to project.  

 
3. Ineligible Grant Expenses.  Grant requests to reimburse local governments for planning work 

already completed shall not be considered. 
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STAFF REPORT 

IN CONSIDERATION OF RESOLUTION NO. 17-4782, FOR THE PURPOSE OF 
APPROVING POLICY AND INVESTMENT FRAMEWORK FOR THE 2040 PLANNING 
AND DEVELOPMENT GRANT PROGRAM FUNDED WITH CONSTRUCTION EXCISE 
TAX 

Date: April 11, 2017 Prepared by: Lisa Miles 503.797.1877 
Roger Alfred 503.797.1532 

BACKGROUND 

In 2006, Metro established a construction excise tax (CET) to generate revenue for providing grants to 
local governments for regional and local planning. The ordinance contained a sunset provision based on a 
maximum amount collected of $6.3 million, and the maximum amount was reached in 2009. In 2009 the 
Metro Council extended the CET for an additional five year period. 

In 2014, the Metro Council adopted Ordinance No. 14-1328, which extended the CET through 
December 2020 and directed the Chief Operating Officer (COO) to seek direction from the Metro 
Council prior to revising the Administrative Rules for implementation of the CET and the Community 
Planning and Development Grants (CPDG). In 2015, the Metro Council adopted a resolution approving 
the Metro COO’s amendments to the Administrative Rules. 

As part of the resolution approving the Cycle 4 grants in 2015, the Metro Council directed the COO and 
staff to return to the Council with a proposal regarding possible uses of unallocated CET revenue from 
Cycle 4. In response to the Metro Council’s directive, the COO and Metro staff developed the Equitable 
Housing Planning and Development Grant Program as a subset of the CPDG program using unallocated 
Cycle 4 CET revenue to support local implementation of projects that eliminate barriers to construction 
of affordable housing across the region. 

The Metro Council accepted the COO’s recommendation to create the Equitable Housing Planning and 
Development Grant Program with an initial budget of $500,000 for a first round of grants, consisting of 
the $230,000 in unallocated Cycle 4 revenue, plus an additional $270,000 of CET revenue. Part way 
through the grant application process, Multnomah County relinquished a $75,000 grant awarded during 
Cycle 4, which was for the purpose of planning and developing a homeless shelter, thus increasing the 
potential pool of available funding. On December 1, 2016 the Metro Council adopted Resolution No. 16- 
4753, which awarded approximately $575,000 in Equitable Housing Planning and Development grants. 

Program and Process Improvements 

At the outset of the next grant cycle slated for the fiscal year 2017-2018 (“Cycle 5”), the Metro COO 
and staff have considered how the CPDG and Equitable Housing Planning and Development Grant 
programs have evolved and what revisions and approaches could help the planning and development 
grant program to be more effective in the upcoming grant cycle and future cycles. The following 
program and process improvements are envisioned: 
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 Change the CPDG program name to 2040 Planning and Development Grants to emphasize the
program’s connection to implementing the region’s 2040 Growth Concept, to incorporate both
the CPDG and the Equitable Housing Planning and Development Grant programs under one
umbrella, and to reduce confusion with the federal government’s Community Development
Block Grant (CDBG) program acronym.

 Move to annual grant cycles and one application process for all grant types

 Utilize ZoomGrants software to facilitate submission of applications and ongoing
grant administration

 Provide sample project scope elements as part of application materials to assist with
project development

 Provide optional pre-application conferences to discuss application and proposed
project approach with Metro staff

 Issue a flexible services procurement to establish a qualified list of consultants from which
local jurisdictions can select under Oregon’s cooperative procurement statutes (jurisdictions
may still initiate their own procurement process if desired)

Proposed Policy and Investment Emphasis for Cycle 5 

In order to most effectively address barriers to development and to accomplish the 2040 Growth Concept, 
Metro Council has established a policy emphasis in previous grant cycles to help align grant program 
with current trends and issues affecting development in our region. Our region continues to have a crisis 
in housing supply as growth continues, especially for low income residents. Multiple tools, strategies, 
and approaches are needed across the region to provide more equitable housing. Complementary 
strategies for employment growth, redevelopment, and land readiness are also important to address other 
current regional growth and development issues. The proposed policy and investment emphasis for the 
current cycle is as follows: 

 25% of grant funds will be targeted for concept planning or comprehensive planning projects
in Urban Reserves or areas brought into UGB since 2009

 50% of funds will be targeted for projects to facilitate development within the Urban Growth
Boundary that have a strong emphasis on serving historically marginalized communities
and/or equitable housing

 25% of funds will be targeted for projects to facilitate development in centers, corridors,
station areas, and employment areas

 In the event that there are not sufficient strong applications in any target area, grant funds may
be allocated to other types of applications.

The explicit equitable development emphasis for grant investments will encourage cities and counties to 
prioritize project applications that specifically address development inequities and affordable housing 
issues in their communities. It should be noted that every application for funding under the 2040 Planning 
and Development grant program must demonstrate how it will effectively meet all of the grant evaluation  
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criteria and significantly advance regional policies and goals in order to be successful. Evaluation of 
applications within the proposed funding target category for equitable development will simply give first 
consideration for that portion of funding to applications with a primary or particularly strong equity 
emphasis (projects serving historically marginalized communities or advancing development of equitable 
housing.) Likewise, applications not specifically seeking consideration under the equitable development 
category will still have to describe how they are meeting the region’s equity goals, as every application is 
required to explain how they are in alignment with the region’s six desired outcomes. 

In evaluating the grant applications, the screening committee will first review applications that seek 
consideration under the equitable development category; those that do not have a sufficiently strong 
equitable development emphasis to merit funding in that category will be then be added to the general 
pool of applications for projects in centers, corridors, station areas and employment areas, and evaluated 
alongside those applications based on their relative overall merits. The screening committee, the COO, 
and the Council will ultimately need to bring their own professional judgment and common sense to 
applying the criteria, allocating resources from each funding target and determining what projects best 
meet all criteria, including regional policy priorities and equitable development objectives, and therefore 
warrant funding. The 2040 Planning and Development Grants application handbook will address the 
above nuances and provide adequate clarification for applicants. 

It should be noted that given the timing of this grant cycle and the current Growth Management cycle, 
staff believe that very few, if any, applications for planning projects in urban reserves will be received 
this year, so it is likely that a significant portion of funds will not be awarded and would thus be available 
to fund planning projects within the Urban Growth Boundary. 

Prior to initiating the application process for future grant Cycles 6, 7, and 8, staff will report back to the 
Council regarding the nature of applications received and grants awarded in Cycle 5. At that time, 
Council will have the opportunity to consider the appropriate policy and investment emphasis for the 
upcoming grant cycle and establish funding targets accordingly. 

Proposed 2017 Administrative Rule Revisions 

In order to enhance the clarity of program guidelines and eligible project types, and to align the 
administrative rules developed in 2015 with the current recommended process improvements, certain 
provisions of the administrative rules required further revision. The Metro COO has approved revised 
rules (Exhibit A to the resolution) to be used to guide this cycle and future grant cycles of the 2040 
Planning and Development Grant program. A table describing the rule revisions section by section is 
provided in Attachment C to this staff report, but the significant changes can be summarized as follows: 

 Added new section to clarify the range of acceptable planning project types that are eligible
for grant funds

 Consolidated and refined Grant Evaluation Criteria into one page of clearly stated criteria that
can be applied to all types of eligible projects (previously 4 pages).

 Removed some specificity regarding application paper flow and procedures to allow for
continual improvement from cycle to cycle without requiring additional formal revisions of rules

 Grant awards will be conditional upon COO final approval of the project team, including all
project consultants; project IGA’s will not be finalized by the COO until consultant teams,
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work scopes, contracts and project schedules are fully defined in cooperation with the 
jurisdiction grantee. (This should enhance Metro staff’s ability to ensure that specific consultant 
teams and scopes are appropriate to achieve proposed project outcomes; it should also reduce 
number of IGA revisions necessary.) 

Exhibit A to the resolution (also Attachment 1 to this staff report) includes revisions to sections IV.C.6. 
and IV.E.2. of the Administrative Rules, which were made in response to Councilor questions at the March 
21 Work Session. These changes include providing more definition of the term “equitable housing” and 
further clarification of how applications need to address regional policy goals, and the relation of the 
program to achieving the goals in the Urban Growth Management Functional Plan, the Regional 
Framework Plan, and the six desired outcomes. 

Additional Clarifications on Items Discussed at March 21 Council Work Session 

To ensure that the proposed policy and investment framework (including both the Administrative Rule 
revisions and proposed funding targets) is clear, staff would like to provide the following further 
explanation with regard to specific items discussed at the March 21st work session: 

How do the program changes and administrative rule revisions proposed by staff address program issues 
raised by the Metro Auditor? 

Among the issued raised by the Metro Auditor in the February 2016 Audit of the Community Planning 
and Development Grants program were the program’s perceived lack of alignment with regional 
planning goals and lack of clarity regarding what the program was designed to accomplish. The revisions 
to the grant evaluation criteria, as well as the new section of the Administrative Rules specifically 
outlining the types of projects that are considered eligible, provide further clarification and focus on these 
aspects of the program. The revised criteria are significantly more concise than they were previously, 
simplifying 4 pages of criteria into one page. Staff believes that the simplification and increased clarity of 
the criteria and variety of eligible project types will make it easier for applicants to understand how to 
shape their projects and grant proposals to best meet the criteria and support regional planning and 
development goals. Other recommended changes, such as the process to refine scopes prior to executing 
an IGA will also help to address some of the auditor’s findings regarding multiple revisions to project 
timelines and administrative details of the IGAs. 

What is the purpose of having the proposed funding target for equitable development projects? Won’t 
this just place additional limits and create a risk that strong projects that are not focused on equitable 
development will not be funded? Wouldn’t it be better to just let applications compete on their own 
merits? 

Emphasizing equitable development (serving the needs of historically marginalized communities or 
advancing the development of equitable housing) through the proposed funding targets is a way to 
highlight the Metro Council’s policy priority to reduce inequities in our region, and encourage cities and 
counties to consider projects that would advance equitable development in their communities. All 
applications will be held to a high standard for meeting all of the evaluation criteria. It is true that a 
strongproject that has a particular focus on equitable development will have a better chance of receiving a 
grant award in this cycle than a strong project that does not have an equitable development emphasis but 
may meet other important policy objectives such as addressing the threat of climate change. 



Page 5   - Staff report to resolution 17-4782 

With the proposed policy emphasis that 50% of funds are targeted for proposals that specifically address 
historically marginalized communities or advance equitable housing development does that mean that 
the value of equity is not important or required or emphasized in all project applications? 

No. As explained above on page 3, all applications are required to address all grant request evaluation 
criteria. One of the evaluation criteria that the application “Advances and complements regional goals and 
policies” including the six desired outcomes in the Regional Framework Plan. Given that one of the six 
desired outcomes is that “the burdens and benefits of growth and change are distributed equitably,” all 
applications will need to address the issue of equitable development in some way. 

In recruiting and appointing members of this year’s 2040 Planning and Development Grant Screening 
Committee, the COO and staff will also be making a concerted effort to ensure that diverse perspectives 
are represented on the committee and will include members who not only bring an understanding of 
community planning and development issues, but also awareness and knowledge of how to most 
effectively incorporate and address equity considerations. 

The proposed Administrative Rule changes Section provides the Metro COO with the authority make 
future additions or changes to the eligible project types. Why is this provision included? Shouldn’t there 
be a touchback with Council on such changes? 

This provision was included in the revisions to the Administrative rules to clearly authorize the COO and 
staff to make continual improvements to the program in a streamlined manner, focusing limited staff time 
to most efficiently and successfully administer the program. Minor future adjustments to the 
administration and administrative rules of this program may not warrant the extensive staff time, as well 
as Metro Council time, that is required by the formal legislative process. Under Metro Code, the COO has 
the full authority to determine the administrative rules for the program, and formal approval of the 
Council is not required. The COO and the Council President will apply their judgment in determining 
whether future adjustments rise to the level of policy change that warrants a touchback with the Council 
or formal legislative action. 

What is the relationship of these grants to the urban growth management functional plan? There is no 
longer an explicit connection in the administrative rules. 

As indicated above at the top of page 4, the Grant Request Evaluation Criteria (Section IV.E.2). of the 
proposed administrative rules have been further revised to more clearly make the connection between the 
grant program and regional goals and policies, the Urban Growth Management Functional Plan and the 
Regional Framework plan which establishes the six desired outcomes. 

ANALYSIS/INFORMATION 

1. Known Opposition

There is no known opposition to the proposed legislation. Staff briefed key stakeholders and MPAC
regarding the suggested program and process improvements and the proposed policy emphasis for
Cycle 5 and no opposition was expressed.
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2. Legal Antecedents

• Metro Ordinance 06-115 (“2006 CET Ordinance) established the construction excise tax
• Metro Ordinance 09-1220 extended the CET for an additional five year period (through

September 2014).
• Metro Ordinance 14-1328 extended the CET for an additional five year period (through

December 2020) and directed the Metro COO to propose amendments to the existing
administrative rules.

• Metro resolution 15-4595 approved the Metro COO’s proposed amendments to the
administrative rules

• Metro resolution 15-4640 directed the Metro COO’s to propose a possible use for unallocated
funds in Cycle 4

• Metro resolution 16-4753 awarded approximately $575,000 in Equitable Housing Planning
and Development Grants

3. Anticipated Effects

Approval of the resolution will enhance the grant program by providing greater opportunity for
applicants to apply for grants of any type in one annual grant cycle under the name “2040 Planning
and Development Grants.” The resolution will clarify Metro Council’s desired policy and investment
emphasis for grant funding in Cycle 5 to support equitable development by earmarking 50% of
available funds and giving first consideration to qualified projects inside the UGB with a strong
emphasis on serving historically marginalized communities and/or equitable housing. The resolution
will also provide a clear policy and administrative framework for the program as set forth in the 2017
Revised Administrative Rules.

4. Budget Impacts

The shift to annual grant cycles will change the pace at which CET funds are disbursed, but the
overall funding is not anticipated to change as a reduced quantity of funding will be disbursed with
each cycle. Exact funding for any grant round is subject to the projected excise tax revenues
collected. The proposed shift to annual grant cycles, combined with the proposed process
improvements, is intended to help streamline administrative aspects and operational efficiency of the
program, while increasing access to grant opportunities by potential applicants.

5. Attachments

Attachment 1: 2017 Revised Administrative Rules (clean version)
Attachment 2: 2017 Revised Administrative Rules (strikethrough version)
Attachment 3:  2015 Administrative Rules

RECOMMENDED ACTION 

The Chief Operating Officer recommends adoption of the resolution to approve the policy and investment 
framework for “Cycle 5” of the 2040 Planning and Development Grant Program. 
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ADMINISTRATIVE RULES: METRO CODE CHAPTER 7.04 
[REVISED MARCH 2017] 

Effective July 1, 2006, and extended through December 31, 2020, Metro has established as Metro Code 
Chapter 7.04 a Construction Excise Tax (“CET”) to fund Community Planning and Development Grants 
(“CPDG”). Effective April 1, 2017 the CPDG program shall be known as the 2040 Planning and 
Development Grant program (“2040 Grant” or “Grant”). These Administrative Rules establish the 
procedures for administering this tax as mandated in Metro Code Section 7.04.050 and Metro Code Section 
7.04.060. These Administrative Rules also establish the procedures for administering the 2040 Grants. For 
ease of reference a copy of Metro Code Chapter 7.04 is attached to these administrative rules. 

I. Metro Administrative Matters. 

A. Definitions. These administrative rules incorporate the definitions as set forth in Metro Code 
Section 7.04.030 of Chapter 7.04, Construction Excise Tax, and Chapter 3.07, the Urban Growth 
Management Functional Plan. 

B. Designated Representatives (Metro Code Section 7.04.060). The Metro Chief Operating Officer 
(“COO) is responsible for the administration and enforcement of the Metro Code Chapter 7.04 and 
these administrative rules. 

1. The COO may delegate his authority in administration and enforcement of the Code chapter
and these administrative rules as he determines and as set forth herein.

2. The COO shall appoint a Hearings Officer(s), which appointment shall be confirmed by the
Metro Council. The Hearings Officer(s) shall have the authority to order refunds or rebates
of the Construction Excise Tax or waive penalties as a result of the hearings process. Upon
appointing a Hearings Officer, the Chief Operating Officer shall delegate authority to the
Hearings Officer to administer oaths, certify to all official acts, to subpoena and require
attendance of witnesses at hearings to determine compliance with this chapter, rules and
regulations, to require production of relevant documents at public hearings, to swear
witnesses, to take testimony of any Person by deposition, and perform all other acts
necessary to adjudicate appeals of Construction Excise Tax matters.

C. Internal Flow of Funds. Funds will be accounted for in a Construction Excise Tax account that will 
be created by the effective date of Metro Code Chapter 7.04. 

D. Rate Stabilization Reserves. Metro Code Chapter 7.04.200 states that the Council will, each year, as 
part of the Budget process, create reserves from revenues generated by the CET. These reserves are 
to even out collections thereby stabilizing the funds needed to support the applicable programs 
despite industry building activity fluctuation. These reserves can only be drawn on to support the 
specific budgeted activities as discussed in Section I.E. of these administrative rules. Due to their 
restricted nature, these reserves shall be reported as designations of fund balance in Metro’s General 
Fund. 

E. Dedication of Revenues. Revenues derived from the imposition of this tax, netted after deduction of 
authorized local jurisdiction costs of collection and administration will be solely dedicated to grant 
funding of the regional and local planning that is required to make land ready for development after 
inclusion in the Urban Growth Boundary. 

F. Rule Amendment. The Chief Operating Officer retains the authority to amend these administrative 
rules as necessary for the administration of the Construction Excise Tax, after consultation with 
Metro Council. 
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II. Construction Excise Tax Administration.

A. Imposition of Tax (Metro Code Section 7.04.070). 

1. The CET is imposed on every Person who engages in Construction within the Metro
jurisdiction, unless an Exemption applies as set forth herein.

2. The tax shall be due and payable at the time of the issuance of any building permit, or
installation permit in the case of a manufactured dwelling, by any building authority, unless
an Exemption applies as set forth herein.

3. The CET shall be calculated and assessed as of the application date for the building permit.
Persons obtaining building permits based on applications that were submitted prior to July
1, 2006 shall not be required to pay the CET, unless the building permit issuer normally
imposes fees based on the date the building permit is issued.

4. If no permit is issued, then the CET is due at the time the first activity occurs that would
require issuance of a building permit under the State of Oregon Building Code.

B. Calculation of Tax (Metro Code Section 7.04.080). The CET is calculated by multiplying the Value 
of New Construction by the tax rate of 0.12% 

(0.0012 x Value of New Construction) 

a. In the case of a Manufactured Dwelling for which no Exemption is
applicable, and for which there is no building code determination of
valuation of the Manufactured Dwelling, the applicant’s good faith estimate
of the Value of New Construction for the Manufactured Dwelling shall be
used.

C. Exemptions (Metro Code Section 7.04.040). 

1. Eligibility for Exemption. No obligation to pay the CET is imposed upon any Person who
establishes, as set forth below, that one or more of the following Exemptions apply:

a. The Value of New Construction is less than or equal to One Hundred Thousand
Dollars ($100,000); or

b. The Person who would be liable for the tax is a corporation exempt from federal
income taxation pursuant to 42 U.S.C. 501(c)(3), or a limited partnership the sole
general partner of which is a corporation exempt from federal income taxation
pursuant to 42 U.S.C. 501(c)(3), the Construction is used for residential purposes
AND the property is restricted to being occupied by Persons with incomes less than
fifty percent (50%) of the median income for a period of 30 years or longer; or

c. The Person who would be liable for the tax is exempt from federal income taxation
pursuant to 42 U.S.C. 501(c)(3) AND the Construction is dedicated for use for the
purpose of providing charitable services to Persons with income less than fifty

percent (50%) of the median income. 
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2. Procedures for Establishing and Obtaining an Exemption; Exemption Certificates: 
 

a. For exemption (a) above, the exemption will be established at the building permit 
counter where the Value of New Construction as determined in the building permit 
is less than or equal to One Hundred Thousand Dollars ($100,000). 

 
b. For exemptions (b) and (c) above, prior to applying for a building permit a Person 

claiming an exemption may apply to Metro for a Metro CET Exemption Certificate, 
by presenting the appropriate documentation for the exemption as set forth herein, 
and upon receiving a Metro CET Exemption Certificate the Person may present the 
certificate to the building permit issuer to receive an exemption from paying the 
CET; or 

 
c. For exemptions (b) and (c) above, instead of going to Metro to obtain a Metro CET 

Exemption Certificate, a Person claiming an exemption from the CET when 
applying for a building permit may submit to the building permit issuer Metro’s 
CET Exemption Certificate application form. Upon receiving a Person’s Metro 
CET Exemption Certificate application, the building permit issuer shall 
preliminarily authorize the exemption and shall not collect the CET. The building 
permit issuer shall forward the Person’s Metro CET Exemption Certificate 
application to Metro along with the quarterly CET report. It shall be Metro’s 
responsibility to determine the validity of the exemption and to institute collection 
procedures to obtain payment of the CET, as well as any other remedy Metro may 
have under law, if the Person was not entitled to the exemption; 

 
d. To receive a Metro CET Exemption Certificate from Metro, or to substantiate to 

Metro the validity of an exemption received from a local building permit issuer, an 
applicant must provide the following: 

 
i. IRS tax status determination letter evidencing that the Person seeking the 

building permit is exempt from federal income taxation pursuant to 42 
U.S.C. 501(c)(3); and 

 
ii. In the case of residential property, proof that the property is to be restricted 

to low income persons, as defined, for at least 30 years. Proof can be in the 
form of loan covenants; rental agreements or grant restrictions; a 
certification from the entity’s corporate officer attesting that the exemption 
is applicable; or any other information that may allow the exemption 
determination to be made; and 

 
iii. In the case of a qualified tax-exempt entity providing services to Persons 

with incomes less than 50 percent of the median income, the applicant must 
provide information that will allow such tax exempt status to be verified, 
and proof that the property will be restricted to such uses. Proof can be in 
the form of loan covenants; rental agreements or grant restrictions; 
certification from the entity’s corporate officer attesting that the exemption 
is applicable; or any other information that may allow the exemption 
determination to be made; and 
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iv. In the case of a limited partnership with a tax-exempt sole general partner 
corporation, verification from the partnership's attorney of that status is 
required; and 

 
v. Authorization to audit the records to verify the legal status and compliance 

with Metro qualifications of all entities claiming exempt status. 
 

e. Partial Applicability of Exemption. If an exemption is applicable to only part of the 
Construction, then only that portion shall be exempt from the CET, and CET shall 
be payable for the remainder of the Construction that is not eligible for an 
exemption, on a pro-rata basis.  It shall be the responsibility of the Person seeking 
the partial exemption to fill out a Metro CET Exemption Certificate application for 
the partial exemption, declaring on that application the proportion of the 
Construction qualifies for the exemption. Upon receiving a Person’s Metro CET 
Exemption Certificate application claiming a partial exemption, the building permit 
issuer shall preliminarily authorize the partial exemption and shall only collect the 
pro-rata CET as declared by the applicant. The building permit issuer shall forward 
the Person’s Metro CET Exemption Certificate application to Metro along with the 
quarterly CET report. It shall be Metro’s responsibility to determine the validity of 
the partial exemption and to institute collection procedures to obtain payment of the 
remainder of the CET, as well as any other remedy Metro may have under law, if 
the Person was not entitled to the partial exemption. 

 
D. Ceiling (Metro Code Section 7.04.045). 

 
1. If the CET imposed would be greater than $12,000.00 (Twelve Thousand Dollars) as 

measured by the Value of New Construction that would generate that amount of tax, then 
the CET imposed for that Construction is capped at a Ceiling of $12,000.00 (Twelve 
Thousand Dollars). 

 
2. The Ceiling applies on a single structure basis, and not necessarily on a single building 

permit basis.  For example: 
 

a. If a single building permit is issued where the Value of New Construction is greater 
than or equal to Ten Million Dollars ($10,000,000), then the CET for that building 
permit is capped at Twelve Thousand Dollars ($12,000.00). 

 
b. If Construction in a single structure will require multiple building permits during 

the pendency of the CET program, and the total CET that would be imposed for 
those building permits would add up to more than Twelve Thousand Dollars 
($12,000.00), then the total CET for those building permits within the same 
structure during the pendency of the CET program is capped at Twelve Thousand 
Dollars ($12,000.00). Once a total of $12,000.00 has been paid in CET for a 
particular structure, then no additional CET will be collected for that structure 
during the pendency of the CET program. 
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E. Rebates (Metro Code Section 7.04.120). If a CET has been collected and a CET Exemption or the 
CET Ceiling was applicable, a rebate for the CET may be obtained from Metro. 

 
1. Procedures for obtaining rebate are: 

 
a. Within thirty (30) days of paying the CET, the Person who believes that the CET 

was not applicable due to a CET exemption or CET Ceiling, shall apply for a rebate 
in writing to Metro and provide verification that the exemption eligibility provisions 
of Metro Code Section 7.04.040, or that the CET Ceiling provisions of Metro Code 
Section 7.04.045, have been met. Failure to seek a rebate within the thirty (30) day 
time limit will terminate a Person’s right to seek a rebate. 

 
b. Applicant shall provide proof that the CET was paid, in the form of a paid receipt 

from the building permit issuer showing the tax was paid. All supporting 
documentation for the exemption or ceiling shall be submitted at the time of the 
rebate claim. The rebate will only be made to the name that is listed on the receipt 
unless the applicant has a written assignment of rebate. 

 
c. A rebate or a letter of denial shall be issued by Metro within thirty (30) days of 

receipt of a written request for rebate provided that the request includes all required 
information. The rebate will be calculated based upon the paid receipt, less the five 
percent (5%) administrative fee already retained by the building permit issuer and 
the  five percent (5%) Metro administration fee. 

 
F. Refunds (Metro Code Section 7.04.150). If a CET has been collected and the Construction was not 

commenced and the building permit was cancelled, a refund for the CET may be obtained from 
Metro. 

 
1. Eligibility is determined by the absence of Construction and cancellation of the building 

permit. 
 

2. Procedures for obtaining refund: 
 

a. Apply in writing to Metro within thirty (30) days of permit cancellation. 
 

b. Provide copy of canceled permit. 
 

c. Provide proof of payment of the tax in the form of the paid receipt. 
 

d. A refund or a letter of denial shall be issued by Metro within thirty (30) days of 
receipt of the written request for refund provided that the request includes all 
required information.  The refund will be calculated based upon the paid receipt, 
less the five percent (5%) administrative fee already retained by the building permit 
issuer and the  five percent (5%) Metro administration fee. 

 
e. Failure to seek a rebate within the thirty (30) day time limit will terminate a 

Person’s right to receive a refund. 
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G. Appeals. The Hearings Officer shall conduct hearings related to enforcement or appeals of the CET. 
The appeal to the Hearings Officer must be: 

 
1. In writing; 

 
2. Made within ten (10) calendar days of denial of a refund, rebate, or exemption request. 

Notice of denial to the party denied, is deemed to have occurred three days after the mailing 
of the certified denial letter from Metro; 

 
3. Tax must be paid prior to appeal; 

 
4. Directed to the Office of Metro Attorney, who will contact the Hearings Officer to schedule 

a hearing upon receipt of a written appeal. The Hearings Officer will at that time provide 
further information as to what documentation to bring to the hearing. 

 
H. Review. Review of any action of the Chief Operating Officer or Hearings Officer, taken pursuant to 

the Construction Excise Tax Ordinance, or the rules and regulations adopted by the Chief Operating 
Officer, shall be taken solely and exclusively by writ of review in the manner set forth in ORS 
34.010 through 34.100, provided, however, that any aggrieved Person may demand such relief by 
writ of review. 

 
I. CET Sunset (Metro Code Section 7.04.230). 

 
1. The CET shall not be imposed on and no person shall be liable to pay any tax for any 

Construction activity that is commenced pursuant to a building permit issued on or after 
December 31, 2020. 

 
2. Local governments collecting CETs shall remit the CETs to Metro on a quarterly or 

monthly basis, based on the jurisdiction’s CET Collection IGAs with Metro. Each quarter, 
within thirty days of receiving CET remittances from all collecting local jurisdictions, 
Metro will issue a written statement of the total CET that Metro has received that quarter 
and cumulatively. 

 
3. CET remittance to Metro shall be net of the local government’s administrative expenses in 

collecting the CET, up to five percent (5%) of the CET collected by the local government as 
set forth in the Metro CET Collection IGA. This net amount of CET remitted to Metro shall 
be the basis for Metro’s calculations of CET cumulative totals. 

 
4. The CET shall cease to be imposed by local governments on December 31, 2020, and shall 

be remitted by the local governments to Metro as soon thereafter as possible. 
 
III. CET Collection Procedures. 

 
A. Local Government CET Collection and Remittance Via Intergovernmental Agreements (Metro 

Code Section 7.04.110). For those local governments collecting the CET pursuant to 
Intergovernmental Agreements with Metro, the following procedures shall apply: 

 
1. CET Report; Information Required. Each quarter (unless a local government prefers to 

report monthly), along with its CET remittance to Metro, the local government shall prepare 
and submit to the Metro Chief Operating Officer a report of the CETs and building permits 
issued for the previous quarter’s construction activities. The report shall include:  the 
number of building permits issued that quarter; the aggregate value of construction; the 
number of building permits for which CET exemptions were given; the aggregate value of 



Staff  Report to Resolution 17-4782: Attachment 1 

Page 7 CET-2040 GRANTS ADMINISTRATIVE RULES – METRO CODE CHAPTER 7.04 

 

 

 

construction for the exempted construction; the aggregate amount of CET paid; and the 
amount of CET administrative fee retained by the local government pursuant to this CET 
Collection IGA. 

 
2. CET Remittance to Metro. Local governments collecting CET via IGAs with Metro shall 

remit the collected CET to Metro. Remittance shall be quarterly, unless a jurisdiction 
prefers to remit the CET monthly, by the 30th of the month following the quarter (or month) 
ending. Quarters end on September 30, December 31, March 31 and June 30 of each year. 
CET remittance and the CET Report shall be sent to Metro, attn Construction Excise Tax 
Accounting Specialist, 600 NE Grand, Portland, Oregon 97232. 

 
3. Remuneration to Local Government for Collecting CET. As consideration for collecting the 

CET, each local government collecting the CET shall retain no more than five percent (5%) 
of the tax collected by that local government. This payment is intended to be a 
reimbursement of costs incurred.  Prior to submitting the CET to Metro, the local 
government shall deduct the remuneration agreed upon directly from the collected tax, and 
the amounts deducted and retained shall be identified on the report submitted to Metro. 

 
4. Metro Administrative Fee. To partially reimburse Metro for its costs in implementing and 

administering the CET program, Metro will retain five percent (5%) of the net CET funds 
remitted by local governments to Metro. 

 
5. Audit and Control Features. Each local government shall allow the Chief Operating 

Officer, or any person authorized in writing by the Chief Operating Officer, to examine the 
books, papers, building permits, and accounting records relating to any collection and 
payment of the tax, during normal business hours, and may investigate the accuracy of 
reporting to ascertain and determine the amount of CET required to be paid. 

 
6. Failure to Pay. Upon a Person’s refusal to or failure to pay the CET when due, the local 

government administering that Person’s building permit shall notify Metro in writing within 
five (5) business days of such failure, with information adequate for Metro to begin 
collection procedures against that Person, including the Person’s name, address, phone 
numbers, Value of New Construction, Construction Project, and building permit number. 
Upon a Person’s refusal or failure to pay the CET, it shall be Metro’s responsibility to 
institute collection procedures to obtain payment of the CET as well as any other remedy 
Metro may have under law. 

 
B. Metro Collection Procedures in Event of Non-payment. The CET is due and payable upon issuance 

of a building permit.  It is unlawful for any Person to whom the CET is applicable to fail to pay all 
or any portion of the CET. If the tax is not paid when due, Metro will send a letter notifying the 
non-payer of his obligation to pay the CET along with the following information: 

 
1. Penalty. In addition to any other fine or penalty provided by Chapter 7.04 of the Metro 

Code, penalty for non- payment will be added to the original tax outstanding. That penalty 
is equal to fifty dollars ($50.00) or the amount of the tax owed, whichever is greater. 

 
2. Misdemeanor. In addition to any other civil enforcement, non- payment of the CET is a 

misdemeanor and shall be punishable, upon conviction, by a fine of not more than five 
hundred dollars ($500.00). This fine shall be charged to any officer, director, partner or 
other Person having direction or control over any Person not paying the tax as due. 
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3. Enforcement by Civil Action. If the tax is not paid, Metro will proceed with collection 
procedures allowable by law to collect the unpaid tax, penalties assessed and fines due, 
including attorney fees. 

 
 
IV. Revenue Distribution (Metro Code Section 7.04.220). 

 
A. Grant Cycles. CET funds collected pursuant to the 2014 extension of the CET shall be allocated in 

five application assessment cycles (Cycle 4, Cycle 5, Cycle 6, Cycle 7, and Cycle 8). 
 

1. The Cycle 1 fund distribution took place in March 2006, which allocated up to $6.3 million 
in grants. Grant requests in this cycle were made for planning only in new areas that were 
brought into the Urban Growth Boundary (UGB) between 2002 and 2005. 

 
2. The Cycle 2 grant allocation through the Community Planning and Development Grant 

program (CPDG) took place in June 2010, which allocated up to $3.7 million in CET Grant 
revenue. Grant requests in this cycle were made for planning in all areas inside the UGB as 
of December 2009. 

 
3. The Cycle 3 grant allocation through the CPDG program took place in August 2013, which 

allocated $4.5 million in grants. Grant requests in this cycle were made for planning in all 
areas that are in the UGB as of December 2009, plus areas added to the UGB since 2009 
and Urban Reserves. This cycle earmarked fifty percent (50%) of projected CET revenues 
for planning in areas added to the UGB since 2009 and Urban Reserves, and required that if 
the amount of qualified Grant Requests for areas added to the UGB since 2009 and Urban 
Reserves does not equal or exceed the earmarked amounts, the remainder of funds may be 
allocated to Grant Requests for planning in other areas. 

 
4. The Cycle 4 grant allocation through the CPDG program took place in 2015-2016 for 

planning in all areas that are in the UGB and Urban Reserves.  This cycle earmarked 
seventy percent to seventy five percent (70% to 75%) of projected revenue for planning 
within the existing UGB, and earmark twenty five percent to thirty percent (25% to 30%) of 
projected revenue for concept planning and comprehensive planning for urban reserves and 
new urban areas, and required that if the amount of qualified Grant Requests for areas added 
to the UGB since 2009 and Urban Reserves did not equal or exceed the earmarked amounts, 
the remainder of funds may be allocated to Grant Requests for planning in other areas. A 
total of approximately $4.7 million in grants was awarded.  In 2016-17 an additional cycle 
of grants was conducted to support Equitable Housing Planning and Development projects. 
A total of $575,000 in funding was awarded. 

 
5. The Cycle 5 grant allocation shall take place in 2017-2018 for planning in all areas that are 

in the UGB and Urban Reserves. This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for such projects does not equal 
or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas. 

 
6. The Cycle 6 grant allocation shall take place in 2018-2019 for planning in all areas that are 

in the UGB and Urban Reserves. This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
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for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for such projects does not equal 
or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas. 

 
7. The Cycle 7 grant allocation shall take place in 2019-2020 for planning in all areas that are 

in the UGB and Urban Reserves. This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for such projects does not equal 
or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas. 

 
8. The Cycle 8 grant allocation shall take place in 2020-2021 for planning in all areas that are 

in the UGB and Urban Reserves. This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for such projects does not equal 
or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas. 

 
9. These cycles may be delayed or amounts reduced if the actual CET receipts remitted by the 

local governments are not as high as projected, or if CET revenue projections are modified 
due to market conditions, or if required by Metro’s spending cap limitations. 

 
10. Metro may conduct additional allocation cycles if the Metro Chief Operating Officer finds 

that CET receipts are projected to exceed the grant amounts awarded in Cycles 5, 6, 7 and 8. 
 
 
B. 2040 Grants Screening Committee. 

 

1. Role. A 2040 Planning and Development Grants Screening Committee (“Committee”) shall be 
created, which shall review Grant Requests submitted by local governments. The Committee 
shall advise and recommend to the Metro Chief Operating Officer (“COO”) the ranking and 
recommended grant amounts, and whether to grant full, partial, or no awards, in accordance 
with the grant Evaluation Criteria set forth below. 

 
2. Committee Members. The COO shall appoint six to nine members to the Committee, including 

the Committee Chair. A new Committee shall be established for Cycle 5, Cycle 6, Cycle 7 and 
Cycle 8 grants, but may include members from the previous Committees. Skill sets to be 
represented will be composed of the following expertise: 

 
• Economic development; 
• Urban planning; 
• Real estate and finance; 
• Infrastructure finance relating to development or redevelopment; 
• Local government; 
• Urban renewal and redevelopment; 
• Business and commerce; 
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• Neighborhood Association or Community Planning Commission with an understanding of 
community livability issues; and 

• Environmental sustainability relating to development or redevelopment. 
• Social equity relating to community development and redevelopment planning 

 

C. Range of Eligible Grant Project Types 
 

1. Urban reserve concept planning.  Concept planning for future development of new urban areas 
on land currently designated Urban Reserves (or in areas brought into the Urban Growth 
Boundary since 2009) to facilitate the future development of complete communities and comply 
with Title 11 of the Urban Growth Management Functional Plan. 

 
2. Strategy or policy development. Development and adoption of action plans, strategic initiatives, 

code refinements, incentives, streamlined review and other development related policy work 
that will meaningfully increase community readiness for development or identify and reduce 
barriers to development, redevelopment, and infill. 

 
3. Investment strategies and financial tools. Exploration and development of investment strategies 

and financial tools and incentives to facilitate development, redevelopment and infill, such as 
urban renewal districts, enterprise zones, tax abatements, or collaborative capital improvement 
plans. 

4. Area-specific redevelopment planning. Strategic planning, concept design and feasibility for 
redevelopment and infill of specific areas or districts. 

 
5. Site-specific development or redevelopment. Schematic design and feasibility analyses for site- 

specific development projects, equitable housing projects and public-private partnerships 
 

6. Equitable housing projects and policies. Any approach or combination of approaches outlined 
in sections 2-5 above that will facilitate the development of equitable housing throughout the 
metro region. Metro’s working definition of equitable housing is diverse, quality, physically 
accessible, affordable housing choices with access to opportunities, services, and amenities 

 
7. Future refinement of Project Types. The Metro COO has the authority to direct staff to refine 

and modify or expand the range of Eligible Project Types as needed to improve program 
effectiveness and clarity and continually improve the program’s effectiveness in achieving 
regional goals. 

 

D. Grant Application Procedures 
The Metro COO will direct the staff to organize a fair and efficient process for soliciting grant 
requests as follows: 

 
1. Eligible Grant Applicants. Grant applicants shall be cities or counties within the Metro 

boundary. Other local governments, as defined in ORS 174.116, may apply for a 2040 
GRANTS only in partnership with a city or county within the Metro boundary. 

 
2. Application guidelines and timelines. The guidelines and timeline for submitting grant 

applications will be publicized each year with sufficient time to provide eligible applicants with 
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adequate time for planning, budgeting, preparation and submittal of all required application 
materials. The grant application process may include an option for applicants to receive 
feedback from Metro staff regarding their proposed projects prior to submission of the final 
application. 

 
3. Application Endorsements and Matching Contributions. Applications should reflect 

commitment by county, city and/or relevant service providers to participate in the planning 
effort and describe how governance issues will be resolved through or prior to the planning 
process. All grant requests shall include an endorsement of support of the governing body and a 
minimum 10% matching contribution specifying allocation of local funding and/or staff 
resources for the proposed project. Metro may request that any jurisdiction that elects to submit 
more than one grant application per cycle shall submit a prioritized list clarifying the relative 
importance of each application to that jurisdiction. 

 
4. Refinement of Application Procedures. The Metro COO has the authority to direct staff to 

refine and modify the general Grant Application Procedures outlined above as needed to ensure 
smooth, efficient administration and continual improvement of the grant program. 

 
 
E. Grant Request Evaluation Criteria 

 

1. Clear development outcomes. Proposal presents a compelling project concept with specific, 
impactful outcomes to facilitate development. Performance measures are clearly articulated. 

 
2. Advances and complements regional goals and policies. Proposed project will help to advance 

established regional development policy goals and outcomes expressed in the 2040 Growth 
Concept, the Urban Growth Management Functional Plan and in the following six Desired 
Outcomes stated in the Regional Framework Plan, adopted by the region to guide future 
planning: 

• People live and work in vibrant communities where their everyday needs are easily 
accessible; 

• Current and future residents benefit from the region’s sustained economic competitiveness 
and prosperity; 

• People have safe and reliable transportation choices that enhance their quality of life; 
• The region is a leader in minimizing contributions to climate change; 
• Current and future generations enjoy clean air, clean water and healthy ecosystems; 
• The benefits and burdens of growth and change are distributed equitably. 

 
3. Aligns with local goals and/or maximizes community assets. Proposed project will help to 

realize community plans and goals, accommodate expected population and employment growth, 
and/or maximize existing community assets such as public transit, parks, natural features, 
historic districts, employment areas. 

 
4. Likelihood of full implementation. Key stakeholders (property owners, policy makers, funding 

jurisdictions, service districts, etc.) have committed full support for the project goals and 
timelines, will be meaningfully involved in guiding the project, and have the capacity and 
authority to implement actions/investments as needed to bring the project to fruition. 
Opportunities and threats to project commitments are identified. 
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5. Public involvement. Proposal incorporates best practices for public involvement; strategies for 
meaningfully engaging neighbors, businesses, property owners, and key stakeholders, as well as 
historically marginalized communities including low income and minority populations are 
clearly articulated and well-conceived; proposal indicates how public input will be used to 
strengthen the project outcomes and/or increase the likelihood of successful implementation. 

 
6. Team roles and capacity. Roles and responsibilities of the applicant county or city, as well as 

any additional partners have been clearly defined; proposed staff has skill set, experience and 
appropriate available time needed to successfully manage all aspect of the grant project and 
oversee the work of consultant team or teams on behalf of the project partners 

 
7. Jurisdiction track record. Applicant has proven capability to successfully implement 

community development projects, especially past CPDG or 2040 Grant projects; prior grants 
have fully delivered expected products and outcomes according to the approved schedule of 
milestones; any CPDG or 2040 Grant projects still underway are on track and scheduled for 
completion prior to initiation of proposed project. 

 
8. Grant leverage. Extent to which partners have committed additional in-kind or direct financial 

contributions to the project beyond the minimum ten percent match that is required; 
 

9. Replicable best practices. Proposed project will develop best practices that could be replicated 
in other locations. (Note: this criterion may not be applied to all projects.) 

 
 
F. Review of Grant Requests. 

 
1. Metro staff shall conduct an initial screening of all grant requests to confirm that they meet the 

minimum program and eligibility requirements. Staff shall forward the letters of intent and 
Grant Requests to the members of the Committee, along with a summary of the strengths and 
weaknesses of each request according to the grant evaluation criteria. Staff will provide 
assistance to the Committee as needed to support their review and deliberations. 

 
2. The Committee shall review the Grant Requests and evaluate them based on the Grant Request 

Evaluation Criteria set forth above. The Committee shall use the criteria as guidelines for 
evaluating applications. The Committee may consult with the proponent of the Grant Request or 
any others in reviewing the request. After analyzing the Grant Requests, the Committee shall 
forward to the Metro COO the Committee’s recommended ranking and grant amounts for each 
of the Grant Requests. 

 
3. The Metro COO shall review the Committee’s recommendations and shall forward her/his own 

grant recommendations, based on the Grant Requests Evaluation Criteria set forth above, along 
with the recommendations of the Screening Committee, to the Metro Council. 

 
4. The Metro Council shall decide, in a public hearing, whether or not to approve funding of any 

grants, and the amount of each grant. 
 
 
G. General Procedures for Entering into Grant Agreements. 

 

1. Grant Award Letter. Upon the award of a grant, the Metro COO shall issue a Grant Award 
Letter for the grant amount determined by the Metro Council. 
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2. Negotiation of the draft Intergovernmental Agreement (“IGA”). Metro and the Grant Applicant 
shall negotiate the terms of the Grant Intergovernmental Agreement (“IGA”) The scope of work 
in the grant application as modified by any condition in Metro Council grant award shall be the 
basis for Metro and grantee to negotiate the draft IGA. The draft IGA shall set forth the role of 
Metro’s project liaison on the project advisory committee, an agreed-upon scope of work and 
budget, completion dates of expected milestones and deliverables, matching funds and grant 
payment amounts for each milestone, and any administrative penalties that may be imposed by 
Metro for amendments to the IGA or project timeline that may be requested by the applicant. 
The IGA shall retain the right of the Metro COO to terminate a Grant award if the milestones set 
forth in the IGA are not met within the timeframes set forth in the IGA. 
 

3. Procurement of project consultants: Prior to execution of the final IGA, the applicant shall work 
with Metro to select an appropriate consultant team as needed to complete the proposed work as 
outlined in the grant application. Metro shall have the opportunity to review and approve any 
requests for proposals issued by the grant applicant and shall be involved as an equal partner in 
the selection of all project consultants. 
 

4. Draft contract with project consultants: Following final selection of project consultants, 
applicant shall prepare draft contracts with all consultants that fully describe the deliverables and 
timelines as set forth in the draft IGA and provide maximum costs for each consultant task. 
 

5. Execution of the final IGA: The draft consultant contracts shall be attached as an exhibit to the 
final IGA. The governing body of the Grant applicant jurisdiction shall authorize the approval of 
the IGA. Following execution of the IGA by appropriate personnel on behalf of the local 
governing body, the COO shall execute the IGA. If the IGA has not been finalized and signed by 
Metro and grantee within six months of grant award, the COO shall exercise the authority to 
cancel the grant award. 
 

6. Refinement of Grant Agreement Procedures. The COO has the authority to direct staff to refine 
and modify the general Grant Agreement procedures outlined above as needed to ensure smooth, 
efficient administration and continual improvement of the grant program. 
 

H. General Procedures for Distribution of Grant Funds. 
 

1. Grant Payments. Grant payments shall be made upon the completion of those milestones set 
forth in the IGA, as determined by Metro in accordance with the requirements of the Metro Code 
and the IGA. In general, a portion of the Grant funds may be distributed following execution of 
the IGA by Metro, with the remainder of the Grant being paid out as progress payments upon 
completion of the milestones in the IGA. Grantees shall submit progress reports to Metro 
documenting the milestone and the completed deliverables for grant payment. 

2. Eligible Grant Expenses. The following expenses shall be considered eligible expenses for 
reimbursement with grant funds: 

• Materials directly related to project 
• Consultants’ work and expenses on project 
• Grant applicant staff support directly related to project 
• Overhead directly attributable to project. 

 

3. Ineligible Grant Expenses. Grant requests to reimburse local governments for planning work 
already completed shall not be considered. 



ADMINISTRATIVE RULES: METRO CODE CHAPTER 7.04 
[REVISED MARCH 2017Revised March 2015] 

 
Effective July 1, 2006, and extended through  December 31, 2020, Metro has established as Metro Code 
Chapter 7.04 a Construction Excise Tax (“CET”) to fund Community Planning and Development Grants 
(“CPDG”). Effective April 1, 2017 the CPDG program shall be known as the 2040 Planning and 
Development Grant program (“2040 Grant” or “Grant”). These Administrative Rules establish the 
procedures for administering this tax as mandated in Metro Code Section 7.04.050 and Metro Code Section 
7.04.060.  These Administrative Rules also establish the procedures for administering the 2040 Grants. For 
ease of reference a copy of Metro Code Chapter 7.04 is attached to these administrative rules. 

 
I. Metro Administrative Matters. 

 
A. Definitions.  These administrative rules incorporate the definitions as set forth in Metro Code 

Section 7.04.030 of Chapter 7.04, Construction Excise Tax, and Chapter 3.07, the Urban Growth 
Management Functional Plan. 
 

B. Designated Representatives (Metro Code Section 7.04.060).  The Metro Chief Operating Officer 
(“COO) is responsible for the administration and enforcement of the Metro Code Chapter 7.04 and 
these administrative rules. 
 
1. The COO may delegate his authority in administration and enforcement of the Code chapter 

and these administrative rules as he determines and as set forth herein.   
 
2. The COO shall appoint a Hearings Officer(s), which appointment shall be confirmed by the 

Metro Council. The Hearings Officer(s) shall have the authority to order refunds or rebates 
of the Construction Excise Tax or waive penalties as a result of the hearings process. Upon 
appointing a Hearings Officer, the Chief Operating Officer shall delegate authority to the 
Hearings Officer to administer oaths, certify to all official acts, to subpoena and require 
attendance of witnesses at hearings to determine compliance with this chapter, rules and 
regulations, to require production of relevant documents at public hearings, to swear 
witnesses, to take testimony of any Person by deposition, and perform all other acts 
necessary to adjudicate appeals of Construction Excise Tax matters.  

 
C. Internal Flow of Funds.  Funds will be accounted for in a Construction Excise Tax account that will 

be created by the effective date of Metro Code Chapter 7.04. 
 

D. Rate Stabilization Reserves.  Metro Code Chapter 7.04.200 states that the Council will, each year, as 
part of the Budget process, create reserves from revenues generated by the CET. These reserves are 
to even out collections thereby stabilizing the funds needed to support the applicable programs 
despite industry building activity fluctuation. These reserves can only be drawn on to support the 
specific budgeted activities as discussed in Section I.E. of these administrative rules. Due to their 
restricted nature, these reserves shall be reported as designations of fund balance in Metro’s General 
Fund. 
 

E. Dedication of Revenues.  Revenues derived from the imposition of this tax, netted after deduction of 
authorized local jurisdiction costs of collection and administration will be solely dedicated to grant 
funding of the regional and local planning that is required to make land ready for development after 
inclusion in the Urban Growth Boundary.  
 

F. Rule Amendment.  The Chief Operating Officer retains the authority to amend these administrative 
rules as necessary for the administration of the Construction Excise Tax, after consultation with 
Metro Council.  
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II. Construction Excise Tax Administration.  

 
A. Imposition of Tax (Metro Code Section 7.04.070). 

 
1. The CET is imposed on every Person who engages in Construction within the Metro 

jurisdiction, unless an Exemption applies as set forth herein. 
 

2. The tax shall be due and payable at the time of the issuance of any building permit, or 
installation permit in the case of a manufactured dwelling, by any building authority, unless 
an Exemption applies as set forth herein.  
  

3. The CET shall be calculated and assessed as of the application date for the building permit.  
Persons obtaining building permits based on applications that were submitted prior to July 
1, 2006 shall not be required to pay the CET, unless the building permit issuer normally 
imposes fees based on the date the building permit is issued. 
 

4. If no permit is issued, then the CET is due at the time the first activity occurs that would 
require issuance of a building permit under the State of Oregon Building Code.    

 
B. Calculation of Tax (Metro Code Section 7.04.080).  The CET is calculated by multiplying the Value 

of New Construction by the tax rate of 0.12%  
 

(0.0012 x Value of New Construction) 
 

a. In the case of a Manufactured Dwelling for which no Exemption is 
applicable, and for which there is no building code determination of 
valuation of the Manufactured Dwelling, the applicant’s good faith estimate 
of the Value of New Construction for the Manufactured Dwelling shall be 
used. 
 

C. Exemptions (Metro Code Section 7.04.040). 
 
1. Eligibility for Exemption.  No obligation to pay the CET is imposed upon any Person who 

establishes, as set forth below, that one or more of the following Exemptions apply: 
 
a. The Value of New Construction is less than or equal to One Hundred Thousand 

Dollars ($100,000); or 
 

b. The Person who would be liable for the tax is a corporation exempt from federal 
income taxation pursuant to 42 U.S.C. 501(c)(3), or a limited partnership the sole 
general partner of which is a corporation exempt from federal income taxation 
pursuant to 42 U.S.C. 501(c)(3), the Construction is used for residential purposes 
AND the property is restricted to being occupied by Persons with incomes less than 
fifty percent (50%) of the median income for a period of 30 years or longer; or 
 

c. The Person who would be liable for the tax is exempt from federal income taxation 
pursuant to 42 U.S.C. 501(c)(3) AND the Construction is dedicated for use for the 
purpose of providing charitable services to Persons with income less than fifty  
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percent (50%) of the median income. 
 

2. Procedures for Establishing and Obtaining an Exemption; Exemption Certificates:  
 

a. For exemption (a) above, the exemption will be established at the building permit 
counter where the Value of New Construction as determined in the building permit 
is less than or equal to One Hundred Thousand Dollars ($100,000).  
 

b. For exemptions (b) and (c) above, prior to applying for a building permit a Person 
claiming an exemption may apply to Metro for a Metro CET Exemption Certificate, 
by presenting the appropriate documentation for the exemption as set forth herein, 
and upon receiving a Metro CET Exemption Certificate the Person may present the 
certificate to the building permit issuer to receive an exemption from paying the 
CET; or 
 

c. For exemptions (b) and (c) above, instead of going to Metro to obtain a Metro CET 
Exemption Certificate, a Person claiming an exemption from the CET when 
applying for a building permit may submit to the building permit issuer Metro’s 
CET Exemption Certificate application form.  Upon receiving a Person’s Metro 
CET Exemption Certificate application, the building permit issuer shall 
preliminarily authorize the exemption and shall not collect the CET.  The building 
permit issuer shall forward the Person’s Metro CET Exemption Certificate 
application to Metro along with the quarterly CET report.  It shall be Metro’s 
responsibility to determine the validity of the exemption and to institute collection 
procedures to obtain payment of the CET, as well as any other remedy Metro may 
have under law, if the Person was not entitled to the exemption; 
 

d. To receive a Metro CET Exemption Certificate from Metro, or to substantiate to 
Metro the validity of an exemption received from a local building permit issuer, an 
applicant must provide the following:  
 
i. IRS tax status determination letter evidencing that the Person seeking the 

building permit is exempt from federal income taxation pursuant to 42 
U.S.C. 501(c)(3); and  
 

ii. In the case of residential property, proof that the property is to be restricted 
to low income persons, as defined, for at least 30 years. Proof can be in the 
form of loan covenants; rental agreements or grant restrictions; a 
certification from the entity’s corporate officer attesting that the exemption 
is applicable; or any other information that may allow the exemption 
determination to be made; and  
 

iii. In the case of a qualified tax-exempt entity providing services to Persons 
with incomes less than 50 percent of the median income, the applicant must 
provide information that will allow such tax exempt status to be verified, 
and proof that the property will be restricted to such uses.   Proof can be in 
the form of loan covenants; rental agreements or grant restrictions; 
certification from the entity’s corporate officer attesting that the exemption 
is applicable; or any other information that may allow the exemption 
determination to be made; and 
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iv. In the case of a limited partnership with a tax-exempt sole general partner 
corporation, verification from the partnership's attorney of that status is 
required; and 
 

v. Authorization to audit the records to verify the legal status and compliance 
with Metro qualifications of all entities claiming exempt status.  

 
e. Partial Applicability of Exemption.  If an exemption is applicable to only part of the 

Construction, then only that portion shall be exempt from the CET, and CET shall 
be payable for the remainder of the Construction that is not eligible for an 
exemption, on a pro-rata basis.  It shall be the responsibility of the Person seeking 
the partial exemption to fill out a Metro CET Exemption Certificate application for 
the partial exemption, declaring on that application the proportion of the 
Construction qualifies for the exemption.  Upon receiving a Person’s Metro CET 
Exemption Certificate application claiming a partial exemption, the building permit 
issuer shall preliminarily authorize the partial exemption and shall only collect the 
pro-rata CET as declared by the applicant.  The building permit issuer shall forward 
the Person’s Metro CET Exemption Certificate application to Metro along with the 
quarterly CET report.  It shall be Metro’s responsibility to determine the validity of 
the partial exemption and to institute collection procedures to obtain payment of the 
remainder of the CET, as well as any other remedy Metro may have under law, if 
the Person was not entitled to the partial exemption.   
 

D. Ceiling (Metro Code Section 7.04.045). 
 
1. If the CET imposed would be greater than $12,000.00 (Twelve Thousand Dollars) as 

measured by the Value of New Construction that would generate that amount of tax, then 
the CET imposed for that Construction is capped at a Ceiling of $12,000.00 (Twelve 
Thousand Dollars). 
 

2. The Ceiling applies on a single structure basis, and not necessarily on a single building 
permit basis.  For example:  
 
a. If a single building permit is issued where the Value of New Construction is greater 

than or equal to Ten Million Dollars ($10,000,000), then the CET for that building 
permit is capped at Twelve Thousand Dollars ($12,000.00). 
 

b. If Construction in a single structure will require multiple building permits during 
the pendency of the CET program, and the total CET that would be imposed for 
those building permits would add up to more than Twelve Thousand Dollars 
($12,000.00), then the total CET for those building permits within the same 
structure during the pendency of the CET program is capped at Twelve Thousand 
Dollars ($12,000.00).  Once a total of $12,000.00 has been paid in CET for a 
particular structure, then no additional CET will be collected for that structure 
during the pendency of the CET program.   
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E. Rebates (Metro Code Section 7.04.120).  If a CET has been collected and a CET Exemption or the 
CET Ceiling was applicable, a rebate for the CET may be obtained from Metro. 
 
1. Procedures for obtaining rebate are: 

 
a. Within thirty (30) days of paying the CET, the Person who believes that the CET 

was not applicable due to a CET exemption or CET Ceiling, shall apply for a rebate 
in writing to Metro and provide verification that the exemption eligibility provisions 
of Metro Code Section 7.04.040, or that the CET Ceiling provisions of Metro Code 
Section 7.04.045, have been met.  Failure to seek a rebate within the thirty (30) day 
time limit will terminate a Person’s right to seek a rebate. 
 

b. Applicant shall provide proof that the CET was paid, in the form of a paid receipt 
from the building permit issuer showing the tax was paid.  All supporting 
documentation for the exemption or ceiling shall be submitted at the time of the 
rebate claim.  The rebate will only be made to the name that is listed on the receipt 
unless the applicant has a written assignment of rebate.  
 

c. A rebate or a letter of denial shall be issued by Metro within thirty (30) days of 
receipt of a written request for rebate provided that the request includes all required 
information. The rebate will be calculated based upon the paid receipt, less the five 
percent (5%) administrative fee already retained by the building permit issuer and 
the  five percent (5%) Metro administration fee. 

 
F. Refunds (Metro Code Section 7.04.150).  If a CET has been collected and the Construction was not 

commenced and the building permit was cancelled, a refund for the CET may be obtained from 
Metro. 
 
1. Eligibility is determined by the absence of Construction and cancellation of the building 

permit. 
 

2. Procedures for obtaining refund: 
 
a. Apply in writing to Metro within thirty (30) days of permit cancellation.  

 
b. Provide copy of canceled permit.  

 
c. Provide proof of payment of the tax in the form of the paid receipt.  

 
d. A refund or a letter of denial shall be issued by Metro within thirty (30) days of 

receipt of the written request for refund provided that the request includes all 
required information.  The refund will be calculated based upon the paid receipt, 
less the five percent (5%) administrative fee already retained by the building permit 
issuer and the  five percent (5%) Metro administration fee. 
 

e. Failure to seek a rebate within the thirty (30) day time limit will terminate a 
Person’s right to receive a refund. 
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G. Appeals.  The Hearings Officer shall conduct hearings related to enforcement or appeals of the CET. 
The appeal to the Hearings Officer must be:  
 
1.  In writing; 

 
2. Made within ten (10) calendar days of denial of a refund, rebate, or exemption request. 

Notice of denial to the party denied, is deemed to have occurred three days after the mailing  
of the certified denial letter from Metro;  
 

3. Tax must be paid prior to appeal; 
 

4.  Directed to the Office of Metro Attorney, who will contact the Hearings Officer to schedule 
a hearing upon receipt of a written appeal. The Hearings Officer will at that time provide 
further information as to what documentation to bring to the hearing.  

 
H. Review.  Review of any action of the Chief Operating Officer or Hearings Officer, taken pursuant to 

the Construction Excise Tax Ordinance, or the rules and regulations adopted by the Chief Operating 
Officer, shall be taken solely and exclusively by writ of review in the manner set forth in ORS 
34.010 through 34.100, provided, however, that any aggrieved Person may demand such relief by 
writ of review. 
 

I. CET Sunset (Metro Code Section 7.04.230).   
 
1. The CET shall not be imposed on and no person shall be liable to pay any tax for any 

Construction activity that is commenced pursuant to a building permit issued on or after  
December 31, 2020.  
 

2. Local governments collecting CETs shall remit the CETs to Metro on a quarterly or 
monthly basis, based on the jurisdiction’s CET Collection IGAs with Metro.  Each quarter, 
within thirty days of receiving CET remittances from all collecting local jurisdictions, 
Metro will issue a written statement of the total CET that Metro has received that quarter 
and cumulatively.   
 

3. CET remittance to Metro shall be net of the local government’s administrative expenses in 
collecting the CET, up to five percent (5%) of the CET collected by the local government as 
set forth in the Metro CET Collection IGA.  This net amount of CET remitted to Metro shall 
be the basis for Metro’s calculations of CET cumulative totals. 
 

4. The CET shall cease to be imposed by local governments on  December 31, 2020, and shall 
be remitted by the local governments to Metro as soon thereafter as possible. 

 
III. CET Collection Procedures.  

 
A. Local Government CET Collection and Remittance Via Intergovernmental Agreements (Metro 

Code Section 7.04.110).  For those local governments collecting the CET pursuant to 
Intergovernmental Agreements with Metro, the following procedures shall apply:  
 
1. CET Report; Information Required.  Each quarter (unless a local government prefers to 

report monthly), along with its CET remittance to Metro, the local government shall prepare 
and submit to the Metro Chief Operating Officer a report of the CETs and building permits 
issued for the previous quarter’s construction activities.  The report shall include:  the 
number of building permits issued that quarter; the aggregate value of construction; the 
number of building permits for which CET exemptions were given; the aggregate value of 
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construction for the exempted construction; the aggregate amount of CET paid; and the 
amount of CET administrative fee retained by the local government pursuant to this CET 
Collection IGA.  
 

2. CET Remittance to Metro.  Local governments collecting CET via IGAs with Metro shall 
remit the collected CET to Metro.  Remittance shall be quarterly, unless a jurisdiction 
prefers to remit the CET monthly, by the 30th of the month following the quarter (or month) 
ending.  Quarters end on September 30, December 31, March 31 and June 30 of each year.  
CET remittance and the CET Report shall be sent to Metro, attn Construction Excise Tax 
Accounting Specialist, 600 NE Grand, Portland, Oregon 97232.  
 

3. Remuneration to Local Government for Collecting CET.  As consideration for collecting the 
CET, each local government collecting the CET shall retain no more than five percent (5%) 
of the tax collected by that local government.  This payment is intended to be a 
reimbursement of costs incurred.  Prior to submitting the CET to Metro, the local 
government shall deduct the remuneration agreed upon directly from the collected tax, and 
the amounts deducted and retained shall be identified on the report submitted to Metro.  
 

4. Metro Administrative Fee.  To partially reimburse Metro for its costs in implementing and 
administering the CET program, Metro will retain five percent (5%) of the net CET funds 
remitted by local governments to Metro. 
 

5. Audit and Control Features.  Each local government shall allow the Chief Operating 
Officer, or any person authorized in writing by the Chief Operating Officer, to examine the 
books, papers, building permits, and accounting records relating to any collection and 
payment of the tax, during normal business hours, and may investigate the accuracy of 
reporting to ascertain and determine the amount of CET required to be paid.  
 

6. Failure to Pay.  Upon a Person’s refusal to or failure to pay the CET when due, the local 
government administering that Person’s building permit shall notify Metro in writing within 
five (5) business days of such failure, with information adequate for Metro to begin 
collection procedures against that Person, including the Person’s name, address, phone 
numbers, Value of New Construction, Construction Project, and building permit number. 
Upon a Person’s refusal or failure to pay the CET, it shall be Metro’s responsibility to 
institute collection procedures to obtain payment of the CET as well as any other remedy 
Metro may have under law. 
 

B. Metro Collection Procedures in Event of Non-payment.  The CET is due and payable upon issuance 
of a building permit.  It is unlawful for any Person to whom the CET is applicable to fail to pay all 
or any portion of the CET.  If the tax is not paid when due, Metro will send a letter notifying the 
non-payer of his obligation to pay the CET along with the following information:  
 
1. Penalty.  In addition to any other fine or penalty provided by Chapter 7.04 of the Metro 

Code, penalty for non- payment will be added to the original tax outstanding. That penalty 
is equal to fifty dollars ($50.00) or the amount of the tax owed, whichever is greater.  
 

2. Misdemeanor.  In addition to any other civil enforcement, non- payment of the CET is a 
misdemeanor and shall be punishable, upon conviction, by a fine of not more than five 
hundred dollars ($500.00). This fine shall be charged to any officer, director, partner or 
other Person having direction or control over any Person not paying the tax as due.  
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3. Enforcement by Civil Action.  If the tax is not paid, Metro will proceed with collection 
procedures allowable by law to collect the unpaid tax, penalties assessed and fines due, 
including attorney fees. 

 
 
IV. Revenue Distribution (Metro Code Section 7.04.220).   
 
A. Grant Cycles.  CET funds collected pursuant to the 2014 extension of the CET shall be allocated in  

three five new application assessment cycles (Cycle 4, Cycle 5 and, Cycle 6, Cycle 7, and Cycle 8).   
 
1. The Cycle 1 fund distribution took place in March 2006, which allocated up to $6.3 million 

in grants. Grant requests in this cycle were made for planning only in new areas that were 
brought into the Urban Growth Boundary (UGB) between 2002 and 2005. 

 
2. The Cycle 2 grant allocation through the Community Planning and Development Grant 

program (CPDG) took place in June 2010, which allocated up to $3.57 7 million in CET 
Grant revenue.  Grant requests in this cycle were made for planning in all areas inside the 
UGB as of December 2009. 

 
3. The Cycle 3 grant allocation through the CPDG program took place in August 2013, which 

allocated $4.5 million in grants.  Grant requests in this cycle were made  for planning in all 
areas that are in the UGB as of December 2009, plus areas added to the UGB since 2009 
and Urban Reserves.  This cycle earmarked fifty percent (50%) of projected CET revenues 
for planning in areas added to the UGB since 2009 and Urban Reserves, and required that if 
the amount of qualified Grant Requests for areas added to the UGB since 2009 and Urban 
Reserves does not equal or exceed the earmarked amounts, the remainder of funds may be 
allocated to Grant Requests for planning in other areas. 

 
4. The Cycle 4 grant allocation through the CPDG program shall taketook place in 2015-2016 

for planning in all areas that are in the UGB and Urban Reserves.  This grant allocationcycle 
shall earmarked seventy percent to seventy five percent (70% to 75%) of projected revenue 
for planning within the existing UGB, and earmark twenty five percent to thirty percent 
(25% to 30%) of projected revenue for concept planning and comprehensive planning for 
urban reserves and new urban areas, and required that if the amount of qualified Grant 
Requests for areas added to the UGB since 2009 and Urban Reserves does did not equal or 
exceed the earmarked amounts, the remainder of funds may be allocated to Grant Requests 
for planning in other areas. A total of approximately $4.7 million in grants was awarded.  In 
2016-17 an additional cycle of grants was conducted to support Equitable Housing Planning 
and Development projects. A total of $575,000 in funding was awarded.   

 
5. The Cycle 5 grant allocation shall take place in 2017-2018 for planning in all areas that are 

in the UGB and Urban Reserves.  This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for such projectsareas added to 
the UGB since 2009 and Urban Reserves does not equal or exceed the earmarked amounts, 
the remainder of funds may be allocated to Grant Requests for planning in other areas. 

 
6. The Cycle 6 grant allocation shall take place in 20192018-2020 2019 for planning in all 

areas that are in the UGB and Urban Reserves.  This grant allocation shall earmark seventy 
percent to seventy five percent (70% to 75%) of projected revenue for planning within the 
existing UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected 
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revenue for concept planning and comprehensive planning for urban reserves and new urban 
areas, and require that if the amount of qualified Grant Requests for such projects does not 
equal or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas.and require that if the amount of qualified Grant 
Requests for areas added to the UGB since 2009 and Urban Reserves does not equal or 
exceed the earmarked amounts, the remainder of funds may be allocated to Grant Requests 
for planning in other areas. 

 
7. The Cycle 7 grant allocation shall take place in 2019-2020 for planning in all areas that are 

in the UGB and Urban Reserves.  This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for such projects does not equal 
or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas. 

 
8. The Cycle 8 grant allocation shall take place in 2020-2021 for planning in all areas that are 

in the UGB and Urban Reserves.  This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for such projects does not equal 
or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas. 

 
 
79. These cycles may be delayed or amounts reduced if the actual CET receipts remitted by the 

local governments are not as high as projected, or if CET revenue projections are modified 
due to market conditions, or if required by Metro’s spending cap limitations.  

 
810. Metro may conduct additional allocation cycles if the Metro Chief Operating Officer finds 

that CET receipts are projected to exceed the grant amounts awarded in Cycles 4 and Cycle 
55, 6, 7 and 8.Cycle 6.  

 
 
B. CPDG 2040 Grants Screening Committee. 

 
1. Role.  A  CPDG2040 Planning and Development Grants Screening Committee (“Committee”) 

shall be created, which Committee shall review Grant Requests submitted by local governments.  
The Committee shall advise and recommend to the Metro Chief Operating Officer (“COO”) the 
ranking and recommended grant amounts, and whether to grant full, partial, or no awards, in 
accordance with the grant Evaluation Criteria set forth below.  The COO shall review the 
Committee’s recommendations and shall forward her/his own grant recommendations, along 
with the recommendations of the Committee, to the Metro Council.  The Metro Council shall 
make final grant decisions in a public hearing. A new  CPDG Screening Committee shall be 
established for Cycle 4, Cycle 5 and Cycle 6 grants, but may include members from the 
previous Committees. 

 
2. CPDG  Screening Committee Members.  The COO shall appoint six to nine members to the 

Committee, including the Committee Chair. A new  CPDG Screening Committee shall be 
established for Cycle 45, Cycle 6, Cycle 75 and Cycle 6 8 grants, but may include members 
from the previous Committees. Skill sets to be represented will be composed of the following 
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expertise:  
 
• Economic development; 
• Urban planning; 
• Real estate and finance; 
• Infrastructure finance relating to development or redevelopment; 
• Local government; 
• Urban renewal and redevelopment; 
• Business and commerce; 
• Neighborhood Association or Community Planning Commission with an understanding of 

community livability issues; and 
• Environmental sustainability relating to development or redevelopment. 
• Social equity relating to community development and redevelopment planning 

 
 
C. Range of Eligible Grant Project Types 

  
1. Urban reserve concept planning.  Concept planning for future development of new urban areas 

on land currently designated Urban Reserves (or in areas brought into the Urban Growth 
Boundary since 2009) to facilitate the future development of complete communities and comply 
with Title 11 of the Urban Growth Management Functional Plan.  
  

2. Strategy or policy development.  Development and adoption of action plans, strategic initiatives, 
code refinements, incentives, streamlined review and other development related policy work 
that will meaningfully increase community readiness for development or identify and reduce 
barriers to development, redevelopment, and infill. 
  

3. Investment strategies and financial tools. Exploration and development of investment strategies 
and financial tools and incentives to facilitate development, redevelopment and infill, such as 
urban renewal districts, enterprise zones, tax abatements, or collaborative capital improvement 
plans. 

4. Area-specific redevelopment planning.  Strategic planning, concept design and feasibility for 
redevelopment and infill of specific areas or districts.   

  
5. Site-specific development or redevelopment. Schematic design and feasibility analyses for site-

specific development projects, equitable housing projects and public-private partnerships 
  

6. Equitable housing projects and policies.  Any approach or combination of approaches outlined 
in sections 2-5 above that will facilitate the development of equitable housing throughout the 
metro region. Metro’s working definition of equitable housing is diverse, quality, physically 
accessible, affordable housing choices with access to opportunities, services, and amenities 

  
7. Future refinement of Project Types.  The Metro COO has the authority to direct staff to refine 

and modify or expand the range of Eligible Project Types as needed to improve program 
effectiveness and clarity and continually improve the program’s effectiveness in achieving 
regional goals.  

  
D. Grant Application Procedures 
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 The Metro COO will direct the staff to organize a fair and efficient process for soliciting 
grant requests as follows: 
  
1. Eligible Grant Applicants.  Grant applicants shall be cities or counties within the Metro 

boundary.  Other local governments, as defined in ORS 174.116, may apply for a 2040 
GRANTS only in partnership with a city or county within the Metro boundary.  
  

2. Application guidelines and timelines. The guidelines and timeline for submitting grant 
applications will be publicized each year with sufficient time to provide eligible applicants with 
adequate time for planning, budgeting, preparation and submittal of all required application 
materials. The grant application process may include an option for applicants to receive 
feedback from Metro staff regarding their proposed projects prior to submission of the final 
application. 

  
3. Application Endorsements and Matching Contributions.  Applications should reflect 

commitment by county, city and/or relevant service providers to participate in the planning 
effort and describe how governance issues will be resolved through or prior to the planning 
process. All grant requests shall include an endorsement of support of the governing body and a 
minimum 10% matching contribution specifying allocation of local funding and/or staff 
resources for the proposed project. Metro may request that any jurisdiction that elects to submit 
more than one grant application per cycle shall submit a prioritized list clarifying the relative 
importance of each application to that jurisdiction.   
  

4. Refinement of Application Procedures.  The Metro COO has the authority to direct staff to 
refine and modify the general Grant Application Procedures outlined above as needed to ensure 
smooth, efficient administration and continual improvement of the grant program.  
 

E. Grant Request Evaluation Criteria 
 
1. Clear development outcomes.  Proposal presents a compelling project concept with specific, 

impactful outcomes to facilitate development. Performance measures are clearly articulated. 
 
2. RAdvances and complements regional goals and policies.  Proposed project will help to advance 

established regional development policy goals and outcomes expressed in the 2040 Growth 
Concept, the Urban Growth Management Functional Plan and in the following six Desired 
Outcomes stated in the Regional Framework Plan, adopted by the region to guide future 
planningegional significance.  Proposed project will help to advance established regional 
development goals and outcomes, expressed in the 2040 Growth Concept and the six Desired 
Outcomes, adopted by the region to guide future planning: 

• People live and work in vibrant communities where their everyday needs are easily 
accessible; 

• Current and future residents benefit from the region’s sustained economic competitiveness 
and prosperity; 

• People have safe and reliable transportation choices that enhance their quality of life; 
• The region is a leader in minimizing contributions to climate change; 
• Current and future generations enjoy clean air, clean water and healthy ecosystems; 
• The benefits and burdens of growth and change are distributed equitably. 
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3. Aligns with local goals and/or maximizes community assets.  Proposed project will help to 

realize community plans and goals, accommodate expected population and employment growth, 
and/or maximize existing community assets such as public transit, parks, natural features, 
historic districts, employment areas. 

 
4. Likelihood of full implementation.  Key stakeholders (property owners, policy makers, funding 

jurisdictions, service districts, etc.) have committed full support for the project goals and 
timelines, will be meaningfully involved in guiding the project, and have the capacity and 
authority to implement actions/investments as needed to bring the project to fruition. 
Opportunities and threats to project commitments are identified. 

 
5. Public involvement.  Proposal incorporates best practices for public involvement; strategies for 

meaningfully engaging neighbors, businesses, property owners, and key stakeholders, as well as 
historically marginalized communities including low income and minority populations are 
clearly articulated and well-conceived; proposal indicates how public input will be used to 
strengthen the project outcomes and/or increase the likelihood of successful implementation. 

 
6. Team roles and capacity.  Roles and responsibilities of the applicant county or city, as well as 

any additional partners have been clearly defined; proposed staff has skill set, experience and 
appropriate available time needed to successfully manage all aspect of the grant project and 
oversee the work of consultant team or teams on behalf of the project partners 

 
7. Jurisdiction track record.  Applicant has proven capability to successfully implement 

community development projects, especially past CPDG or 2040 Grant projects; prior grants 
have fully delivered expected products and outcomes  according to the approved schedule of 
milestones; any CPDG or 2040 Grant projects still underway are on track and scheduled for 
completion prior to initiation of proposed project. 

 
8. Grant leverage.  Extent to which partners have committed additional in-kind or direct financial 

contributions to the project beyond the minimum ten percent match that is required;   
 
9. Replicable best practices. Proposed project will develop best practices that could be replicated 

in other locations; proposal defines a compelling approach for sharing project outcomes with 
other communities in the region. (Note: this criterion may not be applied to all projects.) 

 
  

C.F. CPDG Screening Committee Review of Grant Requests.  
 
1. Metro staff shall shall conduct an initial screening of all grant requests to confirm that they meet 

the minimum program and eligibility requirements. Staff shall forward the letters of intent and 
Grant Requests to the members of the Committee, andalong with a summary of the strengths 
and weaknesses of each request according to the grant evaluation criteria. Staff will provide 
staff assistance to the Committee as needed to support their review and deliberations. 
 

2. The CCommittee shall then review the Grant Requests and evaluate them based on the Grant 
Request   CPDG Evaluation Criteria set forth belowabove. The Committee shall use the criteria 
as guidelines for evaluating applications. The Committee may consult with the proponent of the 
Grant Request or any others in reviewing the request. After analyzing the Grant Requests, the 
Committee shall forward to the Metro COO the Committee’s recommended ranking and grant 
amounts for each of the Grant Requests. 
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3. After analyzing the Grant Requests, the Committee shall forward to the Metro COO the 
Committee’s recommended ranking and grant amounts for each of the Grant Requests.  
 
3. The Metro COO shall review the Committee’s recommendations and shall forward her/his own 

grant recommendations, based on the CPDG Grant Requests Evaluation Criteria set forth 
belowabove, along with the recommendations of the Screening Committee, to the Metro 
Council.    
  

4. The Metro Council shall decide, in a public hearing, whether or not to approve funding of any 
grants, and the amount of each grant.  

 
D. Metro Council Grant Approval.  The Metro COO shall review the Committee’s recommendations 

and shall forward her/his own grant recommendations, along with the recommendations of the 
Screening Committee, to the Metro Council.  The Metro Council shall make final grant decisions in 
a public hearing.   
 

EG. General PProcedures for Entering into Grant Agreements.  Distribution. 
 
   

 1. Step One:  Pre-Grant-Letter of Intent.  Prior to making a request to Metro for CPDG funds, 
each Grant Applicant that anticipates requesting CPDG funds in Cycle 4, Cycle 5 and Cycle 6 
shall submit electronic Letter of Intent to the Metro COO. 
 
a. Grant Applicant.  CPDG applicants shall be cities or counties within the Metro boundary.  
Other local governments, as defined in ORS 174.116, may apply for a CPDG only in partnership 
with a city or county within the Metro boundary.    
 
b. Letter of Intent Content. The Letter of Intent shall set forth the local government’s 
proposed planning project, the requested grant amount, how the project will address the 
CPDG Request Evaluation Criteria, and proposed milestones for grant payments. Metro staff 
and the grant applications Screening Committee shall review the Letter of Intent and  Metro 
staff will send comments to the local governments.  
 
2. Step Two:  Grant Request.  After submitting the Letter of Intent, and after working with 
Metro staff and Screening Committee if necessary, to revise the proposal, Grant Applicants 
shall submit  an electronic Grant Request to the Metro Chief Operating Officer.  The grant 
request shall include support of the governing body and matching fund commitment with 
allocation of fund and/or staff resources for the proposed project. 
 
A)   Grant Request Evaluation Criteria for proposed projects within the current UGB. 
 
For proposed projects within the UGB, the Grant Request shall specifically address how the 
proposed grant achieves, does not achieve, or is not relevant to, the following criteria (“CPDG 
Grant Evaluation Criteria”), consistent with the intent of the Urban Growth Management 
Functional Plan. Applicants should refer to the Application Handbook for information and 
guidance regarding how to address specific evaluation criteria set forth below. 
 
1) Expected Development Outcomes: Explain what planning activities are proposed to be 
undertaken with the planning and development grant, and how those activities will identify and 
reduce the barriers to developing complete communities. Address: 
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a) Identification of opportunity site/s within the boundary of the proposed project area with 
catalyst potential that focus on jobs growth and/or housing. Explain the characteristics of the 
site/s and how the proposed project will lead to a catalytic investment strategy with private and 
public sector support.   
 
b) Clearly articulated and realistic desired outcomes from the planning grant that increase 
community readiness for development. 
c) The level of community readiness and local commitment to the predicted development 
outcomes; considerations include: 
 

i. Track record of successful implementation of community development projects and/or past 
CPDG plan implementation 

ii. Development sites of adequate scale to generate critical mass of activity; 
iii. Existing and proposed transportation infrastructure to support future development; 
iv. Existing urban form provides strong redevelopment opportunities; 
v. Sound relationship to adjacent residential and employment areas; 

vi. Compelling vision and long-term prospects; 
 
d)  Describe the roles and responsibilities of the applicant and county or city, and relevant 
service providers for accomplishing the goals of the proposed project. 
 
2)  Regionally Significant: Clearly identify how the proposed planning grant will benefit the 
region in achieving established regional development goals and outcomes, including 
sustainability practices, expressed in the 2040 Growth Concept and the six Desired Outcomes, 
adopted by the region to guide future planning, which include: 
 
a) People live and work in vibrant communities where their everyday needs are easily 
accessible; 
 
b) Current and future residents benefit from the region’s sustained economic competitiveness 
and prosperity; 
 
c) People have safe and reliable transportation choices that enhance their quality of life; 
 
d) The region is a leader in minimizing contributions to climate change; 
 
e) Current and future generations enjoy clean air, clean water and healthy ecosystems; 
 
f) The benefits and burdens of growth and change are distributed equitably. 
 
3)  Centers, Corridors, Station Communities and Main Streets: Areas identified on the 2040 
Growth Concept Map in the Metro Regional Framework Plan as Centers, Corridors, Station 
Communities and Main Streets have been recognized as the principal centers of urban life in the 
region.  These areas are at different stages of development and each has its own character.  For 
planning projects proposed for or within these areas, describe how the planning actions 
identified in Title 6 of the Metro Urban Growth Management Functional Plan have been 
previously addressed or will be addressed as part of the proposed project.  This includes 
establishing an area boundary, performing an assessment of the areas, and adopting a plan of 
actions and investments. 
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4)  Other locations: Discuss how the proposed planning grant facilitates development or 
redevelopment of the following areas, as applicable: 
 
a) Employment and industrial areas; 
 
b) Areas recently brought into the UGB where concept planning has been completed but where 
additional planning and implementation work is needed in order to make these areas 
development ready; and/or 
 
c) Areas with concentrations of underserved or underrepresented groups. 
 
5)  Best Practices Model: Consideration will also be given to applications that can be easily 
replicated in other locations and demonstrate best practices.  Discuss how lessons learned from 
the planning project will be shared with other communities in the region.  
 
6)  Leverage: Discuss whether and how the proposed planning grant will leverage outcomes 
across jurisdictions and service providers, or create opportunities for additional private/public 
investment.  Investments can take the form of public or private in-kind or cash contributions to 
the overall planning activity. 
 
7)  Matching Fund/Potential: A ten percent (10%) local match is required either as a direct 
financial contribution or as an in-kind contribution. Discuss whether any portion of the total 
project cost will be incurred by the applicant and/or its partners.  Explain specific portions of the 
work scope the match money would fund. 
 
8)  Growth Absorption: Discuss how this project will create opportunities to accommodate 
expected population and employment growth consistent with local planning. 
 
9)  Public Involvement: Discuss whether and how the public, including neighbors of the 
project, businesses, property owners, key stakeholders, and disadvantaged communities 
including low income and minority populations, will be involved in the project and how their 
input will be used to strengthen the project outcomes and increase the likelihood of 
implementation.   
 
10) Governing Body: Describe the role of the governing body in relation to: 
 
a)  The type of action to be taken to implement the final product; and 
b)  Where applicable, how public voting requirements for annexation and transit improvements 
will be addressed so that the outcome of proposed planning projects can be realized. 
11) Capacity of applicant: Describe the skill set needed and the qualifications of the staff and/or 
consulting teams proposed to carry out the planning project. 
 
B)   Grant Request Evaluation Criteria for proposed projects within areas added to the UGB 
since 2009 and Urban Reserves.  
 
Grant requests for projects in areas added to the UGB since 2009 and Urban Reserves shall 
specifically address how the proposed grant achieves, does not achieve, or is not relevant to 
the following criteria, drawn from the Urban Growth Management Functional Plan (UGMFP). 
While the UGMFP’s Title 11 (Planning for New Urban Areas) calls for completion of a concept 
plan prior to Council decision to add the area to the UGB, award of a grant for concept 
planning in urban reserves by the Metro Council should not be interpreted as a commitment 
by Metro to add the area to the UGB in the next cycle. Applications should note whether the 
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planning project includes an Urban Reserve area. The Screening Committee shall emphasize 
using available funds to spur development. Applicants should refer to the Application 
Handbook for information and guidance regarding how to address specific evaluation criteria 
set forth below.  
 
1) Address Title 11 requirements for a concept plan or comprehensive plan. Describe how the 
proposed planning grant will address the requirements for either a concept plan or 
comprehensive plan or both as described in Title 11. 
 
a) If not proposing to complete a full plan, describe how the portion proposed will result in 
an action that secures financial and governance commitment that facilitates the next steps in 
the planning process. 
 
b) If not proposing a planning grant for the full Urban Reserve area, describe how the 
proposal will still allow for coordinated development of the entire area as a complete 
community and address any applicable principles for concept planning of urban reserves 
contained in the urban and rural reserve intergovernmental agreement between Metro and 
the county.  
 
2) Regionally Significant: Unless addressed in criteria #1, describe how the proposed planning 
grant will benefit the region in achieving established regional development goals and outcomes, 
including sustainability practices, as expressed in the 2040 Growth Concept and the Six Desired 
Outcomes adopted by the Metro Council to guide future planning in the region, which include: 
 
a) People live and work in vibrant communities where their everyday needs are easily 
accessible; 
 
b) Current and future residents benefit from the region’s sustained economic competitiveness 
and prosperity; 
 
c) People have safe and reliable transportation choices that enhance their quality of life; 
 
d) The region is a leader in minimizing contributions to climate change; 
 
e) Current and future generations enjoy clean air, clean water and healthy ecosystems; and 
 
f) The benefits and burdens of growth and change are distributed equitably. 
 
3) Address how the proposed project will meet local needs and contribute solutions to 
regional needs. Describe whether and how the proposal will meet a variety of community 
needs, including land uses such as mixed use development and large lot industrial sites that are 
anticipated to continue to be regional needs. 
 
4) Demonstrate jurisdictional and service provider commitments necessary for a successful 
planning and adoption process. Applications should reflect commitment by county, city and 
relevant service providers to participate in the planning effort and describe how governance 
issues will be resolved through or prior to the planning process.  Describe the roles and 
responsibilities of the county, city and relevant service providers for accomplishing the 
commitments.  
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5) Address readiness of land for development in areas added to the UGB since 2009 and 
Urban Reserves. For applications in areas added to the UGB since 2009, demonstrate that 
market conditions would be ready to support development and efficient use of land or define 
the steps that the project would undertake to influence market conditions. 
. 
6) Best Practices Model:  Consideration will also be given to applications that can be easily 
replicated in other locations and demonstrate best practices.  Discuss how lessons learned from 
the planning project will be shared with other communities in the region. 
 
7) Leverage: Discuss whether and how the proposed planning grant will leverage outcomes 
across jurisdictions and service providers, or create opportunities for additional private/public 
investment.  Investments can take the form of public or private in-kind or cash contributions to 
the overall planning activity. 
 
8) Matching Fund/Potential: A ten percent (10%) local match is required either as a direct 
financial contribution or in-kind contribution. Discuss whether any portion of the total project 
cost will be incurred by the applicant and/or its partners.  Explain specific portions of the work 
scope the match money would fund. 
 
9) Growth Absorption: Explain how this project will create opportunities to accommodate 
expected population and employment growth consistent with local planning. 
 
10) Public Involvement: Discuss whether and how the public, including neighbors to the 
project, businesses, property owners, key stakeholders, and disadvantaged communities 
including low income and minority populations, will be involved in the project and how their 
input will be used to strengthen the project outcomes and increase the likelihood of 
implementation. 
 
11)  Governing Body: Describe the role of the governing body in relation to: 
a)  The type of action to be taken to implement the final product; and 
b)  Where applicable, how public voting requirements for annexation and transit improvements 
will be addressed so that the outcome of proposed planning projects can be realized. 
12) Capacity of applicant: Describe the skill set needed and the qualifications of the staff 
and/or consulting teams proposed to carry out the planning project. 
 
C) Proposed Scope of Work, Milestones and Budget.  
 
The Grant Request shall include a proposed scope of work and budget, setting forth the 
expected completion dates and costs for achieving the milestones proposed in the Grant 
Request. The Grant Request shall include also outcome measures specific to the project and 
source of data and information for Metro’s use for evaluation of the progress of the CPDG 
program  Milestones and grant payment allocations should follow the following general 
guidelines:  
 
1) Execution of the CPDG IGA; 
 
2) Grant Applicant staff’s draft or proposed plan, report, code change, zoning change, 
redevelopment plan, Urban Growth Diagram, Concept Plan, urban services delivery plan, or 
other plan or agreement consistent with the CPDG; 
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3) Grant Applicant staff’s final recommended plan, report, code change, redevelopment plan, 
zoning change, Comprehensive Plan or Comprehensive Plan amendment, development 
agreement, urban services delivery plan, or other plan or agreement consistent with the CPDG 
award, addressing compliance with the Urban Growth Management Functional Plan, the 
applicable conditions of the CPDG award, and applicable state laws and regulations; and 
 
4) Grant Applicant’s action on the final plan, report, code change, redevelopment plan, 
zoning change, Comprehensive Plan or Comprehensive Plan amendment, urban services 
delivery plan, or other plan or agreement consistent with the CPDG award, consistent with the 
Functional Plan, the applicable conditions of the CPDG award, and applicable state law.  The 
governing body of the applicant shall authorize the action on the final products. 
 
5) Grant Applicant’s proposed outcome measures specific for the project and source of data 
and information for Metro’s use for evaluation of the progress of this grant program. 
 
6) Grant Applicant’s proposed method of sharing lessons learned during the planning project 
for the purpose of benefiting other jurisdictions in the region.  
 

1. 3. Step Three:  Grant Award Letter. Upon the award of a grant, the Metro COO shall issue a 
Grant Award Letter for the grant amount determined by the Metro Council. 

  
2. Negotiation of the draft Intergovernmental Agreement (“IGA”).  Upon the award of a grant, the 

Metro COO shall issue a Grant Letter for the grant amount determined by the Metro Council. 
Metro and the Grant Applicant shall enter into anegotiate the terms of the Grant 
Intergovernmental Agreement (“IGA”) The scope of work in the grant application as modified 
by any condition in Metro Council grant award shall be the basis for Metro and grantee to 
negotiate the draft IGA.  The governing body of the Grant applicant jurisdiction shall authorize 
the approval of the IGA. The draft IGA shall set forth the role of Metro’s project liaison on the 
project advisory committee, an agreed-upon scope of work and budget, completion dates of 
expected milestones and deliverables, and Grant payment datesmatching funds and grant and 
payment amounts for each milestone, and any administrative penalties that may be imposed by 
Metro for amendments to the IGA or project timeline that may be requested by the applicant.. 
The IGA shall retain the right of the Metro COO to terminate a Grant award if the milestones set 
forth in the IGA are not met within the timeframes set forth in the IGA. The scope of work in 
the grant application and guidelines above as modified by any condition in Metro Council grant 
award shall be the basis for Metro and grantee to negotiate the IGA.  

 
3. Procurement of project consultants: Prior to execution of the final IGA, the applicant shall work 

with Metro to select an appropriate consultant team as needed to complete the proposed work as 
outlined in the grant application. Metro shall have the opportunity to review and approve any 
requests for proposals issued by the grant applicant and shall be involved as an equal partner in 
the selection of all project consultants. 

  
Draft contract with project consultants: Following final selection of project consultants, applicant 
shall prepare draft contracts with all consultants that fully describe the deliverables and timelines 
as set forth in the draft IGA and provide maximum costs for each consultant task. 
4.  
 
5. a. Execution of the Deadline for Signing final IGA:  The draft consultant contracts shall be 

attached as an exhibit to the final IGA. The governing body of the Grant applicant jurisdiction 
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shall authorize the approval of the IGA. Following execution of the IGA by appropriate 
personnel on behalf of the local governing body, the COO shall execute the IGA. If the IGA has 
not been finalized and signed by Metro and grantee within six months of grant award, the COO 
shall exercise the authority to cancel the grant award. 
 

6. Refinement of Grant Agreement Procedures.  The COO has the authority to direct staff to refine 
and modify the general Grant Agreement procedures outlined above as needed to ensure 
smooth, efficient administration and continual improvement of the grant program. 

 

 
H.   General Procedures for Distribution of Grant Funds. 

 
 b.  Grant Payments. : The grant payment amount and marching fund shall be stated in the 

IGA. Grant payments shall be made upon the completion of those milestones set forth in the 
IGA, as determined by Metro in accordance with the requirements of the Metro Code and the 
IGA.  In general, a portion of the Grant funds shall may be distributed upon following 
execution of a the IGA with by Metro, with the remainder of the Grant being paid out as 
progress payments upon completion of the milestones in the IGA. Grantees shall submit 
progress reports to Metro documenting the milestone and the completed deliverables for 
grant payment.   
 

 c.  Eligible Expenses.    
  
 1. The following expenses shall be considered Eligible Expenses for CPDG consideration for 

eligible direct costs, which will have priority for funding over indirect costs:  
1.   

2. Eligible Grant Expenses.   The following expenses shall be considered eligible expenses for 
reimbursement with grant funds: 

• Materials directly related to project 
• ;CConsultants’ work and expenses on project; 
• GGrant aApplicant staff support directly related to project; and 
• Overhead directly attributable to project.  

  
3. Ineligible Grant Expenses.  Grant requests to reimburse local governments for planning work 

already completed shall not be considered. 
  

a)  
 

b) Consultants’ work on project; 
 

c) Grant Applicant staff support directly related to project; and 
 

d) Overhead directly attributable to project; 
 

2. Grant requests to reimburse local governments for planning work already completed 
shall not be considered. 
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3. If the total Grant Requests from participating Grant Applicants exceed the total CET actual 
revenues, Metro shall first consider awarding funds for eligible direct costs, which will have priority for 
funding over indirect costs.   

 
d) Metro staff liaison: Grantees shall work closely with the Metro staff liaison, and include them 

in the appropriate advisory committee for the project. 
 

e) Completion of grant project: The COO shall retain the right to terminate a CPDG award if the 
milestones set forth in the IGA are not met within the timeframes set forth in the IGA. 

 
 

4. Application Handbook:  Before soliciting applications for the planning and development grants, Metro 
shall publish a handbook with details on how to submit applications, prepare a project budget linked to 
expected outcomes and milestones, and deadlines for applicants to submit letters of intent and full 
applications. 
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ADMINISTRATIVE RULES: METRO CODE CHAPTER 7.04 

[Revised March 2015] 

Effective July 1, 2006, and extended through December 31, 2020, Metro has established as Metro Code 
Chapter 7.04 a Construction Excise Tax ("CET") to fund Community Planning and Development Grants 
("CPDG"). These Administrative Rules establish the procedures for administering this tax as mandated in 
Metro Code Section 7.04.050 and Metro Code Section 7.04.060. For ease of reference a copy of Metro 
Code Chapter 7.04 is attached to these administrative rules. 

I. 

A. 

B. 

C. 

D. 

E. 

F. 

Metro Administrative Matters. 

Definitions. These administrative rules incorporate the definitions as set fmih in Metro Code 
Section 7.04.030 of Chapter 7.04, Construction Excise Tax, and Chapter 3.07, the Urban Growth 
Management Functional Plan. 

Designated Representatives (Metro Code Section 7.04.060). The Metro Chief Operating Officer 
("COO) is responsible for the administration and enforcement of the Metro Code Chapter 7.04 and 
these administrative rules. 

1. The COO may delegate his authority in administration and enforcement of the Code chapter
and these administrative rules as he determines and as set forth herein.

2. The COO shall appoint a Hearings Officer(s), which appointment shall be confirmed by the
Metro Council. The Hearings Officer(s) shall have the authority to order refunds or rebates
of the Construction Excise Tax or waive penalties as a result of the hearings process. Upon
appointing a Hearings Officer, the Chief Operating Officer shall delegate authority to the
Hearings Officer to administer oaths, certify to all official acts, to subpoena and require
attendance of witnesses at hearings to determine compliance with this chapter, rules and
regulations, to require production of relevant documents at public hearings, to swear
witnesses, to take testimony of any Person by deposition, and perform all other acts
necessary to adjudicate appeals of Construction Excise Tax matters.

Jnternal Flow of Funds. Funds will be accounted for in a Construction Excise Tax account that will 
be created by the effective date of Metro Code Chapter 7.04. 

Rate Stabilization Reserves. Metro Code Chapter 7.04.200 states that the Council will, each year, as 
part of the Budget process, create reserves from revenues generated by the CET. These reserves are 
to even out collections thereby stabilizing the funds needed to support the applicable programs 
despite industry building activity fluctuation. These reserves can only be drawn on to support the 
specific budgeted activities as discussed in Section LE. of these administrative rules. Due to their 
restricted nature, these reserves shall be reported as designations of fund balance in Metro's General 
Fund. 

Dedication of Revenues. Revenues derived from the imposition of this tax, netted after deduction of 
authorized iocal jurisdiction costs of collection and administration will be solely dedicated to grant 
fonding of the regional and local planning that is required to make land ready for development after 
inclusion in the Urban Growth Boundary. 

Rule Amendment. The Chief Operating Officer retains the authority to amend these administrative 
rules as necessary for the administration of the Construction Excise Tax, after consultation with 
Metro Council. 
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JJ. Construction Excise Tax Administration. 

A. Imposition of Tax (Metro Code Section 7.04.070). 

1. The CET is imposed on every Person who engages in Construction within the Metro 
jurisdiction, unless an Exemption applies as set forth herein. 

2. The tax shall be due and payable at the time of the issuance of any building petmit, or 
installation permit in the case of a manufactured dwelling, by any building authority, unless 
an Exemption applies as set forth herein. 

3. The CET shal1 be calculated and assessed as of the application date for the building permit. 
Persons obtaining building permits based on applications that were submitted prior to July 
I, 2006 shall not be required to pay the CET, unless the building permit issuer normally 
imposes fees based on the date the building permit is issued. 

4. If no permit is issued, then the CET is due at the time the first activity occurs that would 
require issuance of a building petmit under the State of Oregon Building Code. 

B. Calculation of Tax (Metro Code Section 7.04.080). The CET is calculated by multiplying the Value 
ofNew Construction by the tax rate of0.12% 

(0.0012 x Value of New Construction) 

a. In the case of a Manufactured Dwelling for which no Exemption is 
applicable, and for which there is no building code determination of 
valuation of the Manufactured Dwelling, the applicant's good faith estimate 
of the Value ofNew Construction for the Manufactured Dwelling shall be 
used. 

C. Exemptions (Metro Code Section 7.04.040). 

I. Eligibility for Exemption. No obligation to pay the CET is imposed upon any Person who 
establishes, as set forth below, that one or more of the following Exemptions apply: 

a. 

b. 

C. 
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The Value ofNew Construction is Jess than or equal to One Hundred Thousand 
Dollars ($1 00,000); or 

The Person who would be liable for the tax is a corporation exempt from federal 
income taxation pursuant to 42 U.S.C. 50 I (c)(3), or a limited partnership the sole 
general partner of which is a corporation exempt from federal income taxation 
pursuant to 42 U.S.C. 50l(c)(3), the Construction is used for residential purposes 
AND the property is restricted to being occupied by Persons with incomes Jess than 
tifty percent (50%) of the median income for a period of 30 years or longer; or 

The Person who would be liable for the tax is exempt from federal income taxation 
pursuant to 42 U.S.C. 50 I ( c )(3) AND the Construction is dedicated for use for the 
purpose of providing charitable services to Persons with income less than fifty 
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percent (50%) of the median income. 

2. Procedures for Establishing and Obtaining an Exemption; Exemption Cettificates: 

a. For exemption (a) above, the exemption will be established at the building permit 
counter where the Value ofNew Construction as detennined in the building pennit 
is less than or equal to One Hundred Thousand Dollars ($100,000). 

b. For exemptions (b) and (c) above, prior to applying for a building permit a Person 
claiming an exemption may apply to Metro for a Metro CET Exemption Certificate, 
by presenting the appropriate documentation for the exemption as set forth herein, 
and upon receiving a Metro CET Exemption Certificate the Person may present the 
certificate to the building permit issuer to receive an exemption from paying the 
CET; or 

c. For exemptions (b) and (c) above, instead of going to Metro to obtain a Metro CET 
Exemption Certificate, a Person claiming an exemption from the CET when 
applying for a building permit may submit to the building permit issuer Metro's 
CET Exemption Certificate application form. Upon receiving a Person's Metro 
CET Exemption Certificate application, the building permit issuer shall 
preliminarily authorize the exemption and shall not collect the CET. The building 
permit issuer shall forward the Person's Metro CET Exemption Cettificate 
application to Metro along with the quatterly CET repmi. It shall be Metro's 
responsibility to determine the validity of the exemption and to institute collection 
procedures to obtain payment of the CET, as well as any other remedy Metro may 
have under law, if the Person was not entitled to the exemption; 

d. To receive a Metro CET Exemption Certificate from Metro, or to substantiate to 
Metro the validity of an exemption received from a local building permit issuer, an 
applicant must provide the following: 

i. IRS tax status determination letter evidencing that the Person seeking the 
building permit is exempt from federal income taxation pursuant to 42 
U.S.C. 501(c)(3); and 

11. In the case of residential property, proofthat the property is to be restricted 
to low income persons, as defined, for at least 30 years. Proof can be in the 
form of loan covenants; rental agreements or grant restrictions; a 
certification from the entity's corporate officer attesting that the exemption 
is applicable; or any other information that may allow the exemption 
detennination to be made; and 

111. ln the case of a qualified tax-exempt entity providing services to Persons 
with incomes less than 50 percent of the median income, the applicant must 
provide information thai will allow such tax exempt status to be verified, 
and proof that the property will be restricted to such uses. Proof can be in 
the form of loan covenants; rental agreements or grant restrictions; 
certification from the entity's corporate officer attesting that the exemption 
is applicable; or any other information that may allow the exemption 
determination to be made; and 
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iv. In the case of a limited partnership with a ta-x:-exempt sole general partner 
corporation, verification from the partnership's attorney of that status is 
required; and 

v. Authorization to audit the records to verify the legal status and compliance 
with Metro qualifications of all entities claiming exempt status. 

e. Partial Applicability of Exemption. If an exemption is applicable to only part ofthe 
Construction, then only that potiion shall be exempt from the CET, and CET shall 
be payable for the remainder of the Construction that is not eligible for an 
exemption, on a pro-rata basis. It shall be the responsibility of the Person seeking 
the partial exemption to fill out a Metro CET Exemption Certificate application for 
the partial exemption, declaring on that application the proportion of the 
Construction qualifies for the exemption. Upon receiving a Person's Metro CET 
Exemption Certificate application claiming a partial exemption, the building permit 
issuer shall preliminarily authorize the partial exemption and shall only collect the 
pro-rata CET as declared by the applicant. The building permit issuer shall forward 
the Person's Metro CET Exemption Certificate application to Metro along with the 
quarterly CET report. It shall be Metro's responsibility to determine the validity of 
the partial exemption and to institute collection procedures to obtain payment of the 
remainder of the CET, as well as any other remedy Metro may have under law, if 
the Person was not entitled to the patiial exemption. 

D. Ceiling (Metro Code Section 7.04.045). 

l. If the CET imposed would be greater than $12,000.00 (Twelve Thousand Dollars) as 
measured by the Value of New Construction that would generate that amount of tax, then 
the CET imposed for that Construction is capped at a Ceiling of $12,000.00 (Twelve 
Thousand Dollars). 

2. The Ceiling applies on a single structure basis, and not necessarily on a single building 
permit basis. For example: 

a. 

b. 
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If a single building permit is issued where the Value of New Construction is greater 
than or equal to Ten Million Dollars ($10,000,000), then the CET for that building 
permit is capped at Twelve Thousand Dollars ($12,000.00). 

If Construction in a single structure will require multiple building permits during 
the pendency of the CET program, and the total CET that would be imposed for 
those building permits would add up to more than Twelve Thousand Dollars 
($12,000.00), then the total CET for those building penn its within the same 
structure during the pendency of the CET program is capped at Twelve Thousand 
Dollars ($12,000.00). Once a total of$12,000.00 has been paid in CET for a 
particular structure, then no additional CET will be collected for that structure 
during the pendency ofthe CET program. 
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E. Rebates (Metro Code Section 7.04.120). If a CET has been collected and a CET Exemption or the 
CET Ceiling was applicable, a rebate for the CET may be obtained from Metro. 

1. Procedures for obtaining rebate are: 

a. Within thirty (30) days of paying the CET, the Person who believes that the CET 
was not applicable due to a CET exemption or CET Ceiling, shall apply for a rebate 
in writing to Metro and provide verification that the exemption eligibility provisions 
of Metro Code Section 7.04.040, or that the CET Ceiling provisions of Metro Code 
Section 7.04.045, have been met. Failure to seek a rebate within the thirty (30) day 
time limit will terminate a Person's right to seek a rebate. 

b. Applicant shall provide proof that the CET was paid, in the form of a paid receipt 
from the building permit issuer showing the tax was paid. All supporting 
documentation for the exemption or ceiling shall be submitted at the time of the 
rebate claim. The rebate will only be made to the name that is listed on the receipt 
unless the applicant has a written assignment of rebate. 

c. A rebate or a letter of denial shall be issued by Metro within thirty (30) days of 
receipt of a written request for rebate provided that the request includes all required 
infonnation. The rebate will be calculated based upon the paid receipt, less the five 
percent (5%) administrative fee already retained by the building penn it issuer and 
the five percent ( 5%) Metro administration fee. 

F. Refunds (Metro Code Section 7.04.150). If a CET has been collected and the Construction was not 
commenced and the building pennit was cancelled, a refund for the CET may be obtained from 
Metro. 

J. Eligibility is determined by the absence of Construction and cancellation of the building 
pennit. 

2. Procedures for obtaining refund: 

a. 

b. 

C. 

d. 

e. 
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Apply in writing to Metro within thirty (30) days of permit cancellation. 

Provide copy of canceled permit. 

Provide proof of payment of the tax in the form of the paid receipt. 

A refund or a Jetter of denial shall be issued by Metro within thirty (30) days of 
receipt of the written request for refund provided that the request includes all 
required information. The reflmd will be calculated based upon the paid receipt, 
less the five percent (5%) administrative fee already retained by the building permit 
issuer and the five percent (5%) Metro administration fee. 

Failure to seek a rebate within the thirty (30) day time limit will terminate a 
Person's right to receive a refund. 
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G. Appeals. The Hearings Officer shall conduct hearings related to enforcement or appeals of the CET. 
The appeal to the Hearings Officer must be: 

1. In writing; 

2. Made within ten ( 1 0) calendar days of denial of a refund, rebate, or exemption request. 
Notice of denial to the party denied, is deemed to have occurred three days after the mailing 
of the ce1iified denial letter from Metro; 

3. Tax must be paid prior to appeal; 

4. Directed to the Office of Metro Attorney, who will contact the Hearings Officer to schedule 
a hearing upon receipt of a written appeal. The Hearings Officer will at that time provide 
further infonnation as to what documentation to bring to the hearing. 

H. Review. Review of any action of the Chief Operating Officer or Hearings Officer, taken pursuant to 
the Construction Excise Tax Ordinance, or the rules and regulations adopted by the Chief Operating 
Officer, shall be taken solely and exclusively by writ of review in the manner set forth in ORS 
34.010 through 34.100, provided, however, that any aggrieved Person may demand such relief by 
writ of review. 

I. CET Sunset (Metro Code Section 7.04.230). 

1. The CET shall not be imposed on and no person shall be liable to pay any tax for any 
Construction activity that is commenced pursuant to a building pennit issued on or after 
December 31, 2020. 

2. Local govemments collecting CETs shall remit the CETs to Metro on a quarterly or 
monthly basis, based on the jurisdiction's CET Collection I GAs with Metro. Each quarter, 
within thirty days of receiving CET remittances from all collecting local jurisdictions, 
Metro will issue a written statement of the total CET that Metro has received that quarter 
and cumulatively. 

3. CET remittance to Metro shall be net of the local government's administrative expenses in 
collecting the CET, up to five percent (5%) of the CET collected by the local government as 
set fmih in the Metro CET Collection !GA. This net amount of CET remitted to Metro shall 
be the basis for Metro's calculations of CET cumulative totals. 

4. The CET shall cease to be imposed by local governments on December 31, 2020, and shall 
be remitted by the local governments to Metro as soon thereafter as possible. 

HI. CET Collection Procedures. 

A. Local Government CET Collection and Remittance Via Intergovernmental Agreements (Metro 
Code Section 7.04.110). For those local govemments collecting the CET pursuant to 
Intergovernmental Agreements with Metro. the following procedures shall apply: 

1. CET Report; Information Required. Each quarier (unless a local govemment prefers to 
report monthly), along with its CET remittance to Metro, the local government shall prepare 
and submit to the Metro Chief Operating 0 fficer a report of the CETs and bui I cling permits 
issued for the previous quarier's construction activities. The report shall include: the 
number of building penn its issued that quarter; the aggregate value of construction; the 
number of building permits for which CET exemptions were given; the aggregate value of 
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construction for the exempted construction; the aggregate amount of CET paid; and the 
amount of CET administrative fee retained by the local government pursuant to this CET 
Collection IGA. 

2. CET Remittance to Metro. Local governments collecting CET via I GAs with Metro shall 
remit the collected CET to Metro. Remittance shall be quarterly, unless a jurisdiction 
prefers to remit the CET monthly, by the 30th of the month following the quarter (or month) 
ending. Quarters end on September 30, December 31, March 31 and June 30 of each year. 
CET remittance and the CET Report shall be sent to Metro, attn Construction Excise Tax 
Accounting Specialist, 600 NE Grand, Portland, Oregon 97232. 

3. Remuneration to Local Government for Collecting CET. As consideration for collecting the 
CET, each local government collecting the CET shall retain no more than five percent (5%) 
of the tax collected by that local government. This payment is intended to be a 
reimbursement of costs incurred. Prior to submitting the CET to Metro, the local 
government shall deduct the remuneration agreed upon directly from the collected tax, and 
the amounts deducted and retained shall be identified on the report submitted to Metro. 

4. Metro Administrative Fee. To partially reimburse Metro for its costs in implementing and 
administering the CET pro~·am, Metro wilt retain five percent (5%) of the net CET funds 
remitted by local governments to Metro. 

5. Audit and Control Features. Each local government shall allow the Chief Operating 
Officer, or any person authorized in writing by the Chief Operating OHicer, to examine the 
books, papers, building permits, and accounting records relating to any collection and 
payment of the tax, during normal business hours, and may investigate the accuracy of 
reporting to ascertain and determine the amount of CET required to be paid. 

6. Failure to Pay. Upon a Person's refusal to or failure to pay the CET when due, the local 
goverrunent administering that Person's building permit shalt notify Metro in writing within 
five (5) business days of such failure, with information adequate for Metro to begin 
collection procedures against that Person, including the Person's name, address, phone 
numbers, Value of New Construction, Construction Project, and building petmit number. 
Upon a Person's refusal or failure to pay the CET, it shall be Metro's responsibility to 
institute collection procedures to obtain payment ofthe CET as well as any other remedy 
Metro may have under law. 

B. Metro Collection Procedures in Event ofNon-pavment. The CET is due and payable upon issuance 
of a building permit. Tt is unlawful for any Person to whom the CET is applicable to fail to pay all 
or any portion of the CET. lfthe tax is not paid when due, Metro will send a letter notifying the 
non-payer of his obligation to pay the CET along with the following information: 

1. Penaltv. ln addition to any other fine or penalty provided by Chapter 7.04 of the Metro 
Code, penalty for non- payment will be added to the original tax outstanding. That penalty 
is equal to fifty dollars ($50.00) or the amount of the tax owed, whichever is greater. 

2. Misdemeanor. In addition to any other civil enforcement, non- payment of the CET is a 
misdemeanor and shall be punishable, upon conviction, by a fine of not more than five 
hundred dollars ($500.00). This tine shall be charged to any officer, director, partner or 
other Person having direction or control over any Person not paying the tax as due. 
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3. Enforcement by Civil Action. If the tax is not paid, Metro will proceed with collection 
procedures allowable by law to collect the unpaid tax, penalties assessed and fines due, 
including attorney fees. 

IV. Revenue Distribution (Metro Code Section 7.04.220). 

A. Grant Cycles. CET funds collected pursuant to the 2014 extension of the CET shall be allocated in 
three new application assessment cycles (Cycle 4, Cycle 5 and Cycle 6). 

1. The Cycle 1 fund distribution took place in March 2006, which allocated up to $6.3 million 
in grants. Grant requests in this cycle were made for planning only in new areas that were 
brought into the Urban Growth Boundary (UGB) between 2002 and 2005. 

2. The Cycle 2 grant allocation through the Community Planning and Development Grant 
program (CPDG) took place in June 2010, which allocated up to $3.~7 million in CET 
Grant revenue. Grant requests in this cycle were made for planning in ail areas inside the 
UGB as of December 2009. 

3. The Cycle 3 grant aiiocation took place in August 2013, which ailocated $4.5 million in 
grants. Grant requests in this cycle were made for planning in all areas that are in the UGB 
as of December 2009, plus areas added to the UGB since 2009 and Urban Reserves. This 
cycle earmarked fifty percent (50%) of projected CET revenues for planning in areas added 
to the UGB since 2009 and Urban Reserves, and required that if the amount of qualified 
Grant Requests for areas added to the UGB since 2009 and Urban Reserves does not equal 
or exceed the earmarked amounts, the remainder of funds may be allocated to Grant 
Requests for planning in other areas. 

4. The Cycle 4 grant allocation shall take place in 2015-2016 for planning in all areas that are 
in the UGB and Urban Reserves. This grant aiiocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for areas added to the UGB since 
2009 and Urban Reserves does not equal or exceed the earmarked amounts, the remainder 
of funds may be allocated to Grant Requests for planning in other areas. 

5. The Cycle 5 grant allocation shall take place in20l7-2018 for planning in all areas that are 
in the UGB and Urban Reserves. This grant allocation shall earmark seventy percent to 
seventy five percent (70% to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for areas added to the UGB since 
2009 and Urban Reserves does not equal or exceed the eannarked amounts, the remainder 
of funds may be allocated to Grant Requests for planning in other areas. 

6. The Cycle 6 grant allocation shall take place in 2019-2020 for planning in all areas that are 
in the UGB and Urban Reserves. This grant allocation shall earmark seventy percent to 
seventy five percent (70%, to 75%) of projected revenue for planning within the existing 
UGB, and earmark twenty five percent to thirty percent (25% to 30%) of projected revenue 
for concept planning and comprehensive planning for urban reserves and new urban areas, 
and require that if the amount of qualified Grant Requests for areas added to the UGB since 
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2009 and Urban Reserves does not equal or exceed the earmarked amounts, the remainder 
of funds may be allocated to Grant Requests for planning in other areas. 

7. These cycles may be delayed or amounts reduced if the actual CET receipts remitted by the 
local governments are not as high as projected, or ifCET revenue projections are modified 
due to market conditions, or if required by Metro's spending cap limitations. 

8. Metro may conduct additional allocation cycles if the Metro Chief Operating Officer finds 
that CET receipts are projected to exceed the grant amounts awarded in Cycle 4 and Cycle 5 
and Cycle 6. 

B. CPDG Screening Committee. 

I. Role. A CPDG Screening Committee ("Committee") shall be created, which Committee shall 
review Grant Requests submitted by local governments. The Committee shall advise and 
recommend to the Metro Chief Operating Officer ("COO") the ranking and recommended grant 
amounts, and whether to grant full, partial, or no awards, in accordance with the grant 
Evaluation Criteria set forth below. The COO shall review the Committee's recommendations 
and shall forward her/his own grant recommendations, along with the recommendations of the 
Committee, to the Metro Council. The Metro Council shall make final grant decisions in a 
public hearing. A new CPDG Screening Committee shall be established for Cycle 4, Cycle 5 
and Cycle 6 grants, but may include members from the previous Committees. 

2. CPDG Screening Committee Members. The COO shall appoint six to nine members to the 
Committee, including the Committee Chair. Skill sets to be represented will be composed of the 
following expe1iise: 

• Economic development; 
• Urban planning; 
• Real estate and finance; 
• Infrastructure finance relating to development or redevelopment; 
• Local government; 
• Urban renewal and redevelopment; 
• Business and commerce; 
• Neighborhood Association or Community Planning Commission with an understanding of 

community livability issues; and 
• Environmental sustainability relating to development or redevelopment. 
• Social equity relating to community development and redevelopment planning 

C. CPDG Screening Committee Review of Grant Requests. 

I. Metro staff shall forward the letters of intent and Grant Requests to the members of the 
Committee, and will provide staff assistance to the Committee. 

2. The Committee shall then review the Grant Requests and evaluate them based on the CPDG 
Evaluation Criteria set forth below. The Committee shall use the criteria as guidelines for 
evaluating applications. The Committee may consult with the proponent of the Grant Request or 
any others in reviewing the request. 

3. Af1er analyzing the Grant Requests, the Committee shall forward to the Metro COO the 
Committee's recommended ranking and grant amounts for each of the Grant Requests. 
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4. The Metro COO shall review the Committee's recommendations and shall forward her/his own 
grant recommendations, based on the CPDG Requests Evaluation Criteria set forth below, along 
with the recommendations of the Screening Committee, to the Metro Council. The Metro 
Council shall decide, in a public hearing, whether or not to approve funding of any grants, and 
the amount of each grant. 

D. Metro Council Grant Approval. The Metro COO shall review the Committee's recommendations 
and shall forward her/his own grant recommendations, along with the recommendations of the 
Screening Committee, to the Metro Council. The Metro Council shall make final grant decisions in 
a public hearing. 

E. Procedures for Distribution. 

1. Step One: Pre-Grant-Letter oflntent. Prior to making a request to Metro for CPDG funds, 
each Grant Applicant that anticipates requesting CPDG funds in Cycle 4, Cycle 5 and Cycle 6 
shall submit electronic Letter of Intent to the Metro COO. 

a. Grant Applicant. CPDG applicants shall be cities or counties within the Metro botmdaty. 
Other local governments, as defined in ORS 174.116, may apply for a CPDG only in 
partnership with a city or county within the Metro boundary. 

b. Letter ofintent Content. The Letter ofintent shall set forth the local govemment's proposed 
planning project, the requested grant amount, how the project will address the CPDG 
Request Evaluation Criteria, and proposed milestones for grant payments. Metro staff and 
the grant applications Screening Committee shall review the Letter of Intent and Metro 
staff will send cmmnents to the local governments. 

2. Step Two: Grant Request. After submitting the Letter ofintent, and after working with Metro 
staff and Screening Committee if necessary, to revise the proposal, Grant Applicants shall 
submit an electronic Grant Request to the Metro Chief Operating Officer. The grant request 
shall include support of the governing body and matching fund commitment with allocation of 
fund and/or staff resources for the proposed project. 

A) Grant Request Evaluation Criteria for proposed projects within the current UGB. 

For proposed projects within the UGB, the Grant Request shall specifically address bow the 
proposed grant achieves, does not achieve, or is not relevant to, the following criteria ("CPDG 
Grant Evaluation Criteria"), consistent with the intent of the Urban Growth Management 
Functional Plan. Applicants should refer to the Application Handbook for information and 
guidance regarding how to address specific evaluation criteria set forth below. 
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1) Expected Development Outcomes: Explain what planning activities are proposed to be 
undertaken with the planning and development grant, and how those activities will 
identifY and reduce the barriers to developing complete communities. Address: 

a) Identification of opportunity site/s within the boundary ofthe proposed project area 
with catalyst potential that focus on jobs growth and/or housing. Explain the 
characteristics of the site/s and how the proposed project will lead to a catalytic 
investment strategy with private and public sector support. 

b) Clearly articulated and realistic desired outcomes from the planning grant that 
increase community readiness for development. 
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c) The level of community readiness and local commitment to the predicted 
development outcomes; considerations include: 

1. Track record of successful implementation of community development projects 
and/or past CPDG plan implementation 

ii. Development sites of adequate scale to generate critical mass of activity; 
iii. Existing and proposed transportation infrastructure to suppmi future 

development; 
iv. Existing urban form provides strong redevelopment opportunities; 
v. Sound relationship to adjacent residential and employment areas; 

vi. Compelling vision and long-term prospects; 

d) Describe the roles and responsibilities of the applicant and county or city, and 
relevant service providers for accomplishing the goals of the proposed project. 

2) Regionally Significant: Clearly identifY how the proposed planning grant will benefit 
the region in achieving established regional development goals and outcomes, including 
sustainability practices, expressed in the 2040 Growth Concept and the six Desired 
Outcomes, adopted by the region to guide future planning, which include: 

a) People live and work in vibrant communities where their everyday needs are easily 
accessible; 

b) Current and future residents benefit from the region's sustained economic 
competitiveness and prosperity; · 

c) People have safe and reliable transportation choices that enhance their quality of 
life; 

d) The region is a leader in minimizing contributions to climate change; 

e) Ctment and future generations enjoy clean air, clean water and healthy ecosystems; 

f) The benefits and burdens of growth and change are distributed equitably. 

3) Centers, Corridors, Station Communities and Main Streets: Areas identified on the 2040 
Growth Concept Map in the Metro Regional Framework Plan as Centers, Corridors, 
Station Communities and Main Streets have been reco_6>nized as the principal centers of 
urban life in the region. These areas are at different stages of development and each has 
its own character. For planning projects proposed for or within these areas, describe 
how the planning actions identified in Title 6 of the Metro Urban Growth Management 
Functional Plan have been previously addressed or will be addressed as part of the 
proposed project. This includes establishing an area boundary, perfom1ing an 
assessment of the areas, and adopting a plan of actions and investments. 

4) Other locations: Discuss how the proposed planning grant facilitates development or 
redevelopment of the following areas, as applicable: 

a) Employment and industrial areas; 

b) Areas recently brought into the UGB where concept planning bas been completed 
but where additional planning and implementation work is needed in order to make 
these areas development ready; and/or 
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c) Areas with concentrations ofunderserved or underrepresented groups. 

5) Best Practices Model: Consideration will also be given to applications that can be easily 
replicated in other locations and demonstrate best practices. Discuss how lessons 
learned from the planning project will be shared with other comniunities in the region. 

6) Leverage: Discuss whether and how the proposed planning grant will leverage 
outcomes across jurisdictions and service providers, or create opportunities for 
additional private/public investment. Investments can take the form of public or private 
in-kind or cash contributions to the overall planning activity. 

7) Matching Fund/Potential: A ten percent (10%) local match is required either as a direct 
financial contribution or as an in-kind contribution. Discuss whether any portion of the 
total project cost will be incurred by the applicant and/or its partners. Explain specific 
portions of the work scope the match money would fund. 

8) Growth Absorption: Discuss how this project will create opportunities to accommodate 
expected population and employment growth consistent with local planning. 

9) Public Involvement: Discuss whether and how the public, including neighbors of the 
project, businesses, property owners, key stakeholders, and disadvantaged conununities 
including low income and minority populations, will be involved in the project and how 
their input will be used to strengthen the project outcomes and increase the likelihood of 
implementation. 

1 0) Governing Body: Describe the role of the governing body in relation to: 

a) The type of action to be taken to implement the final product; and 

b) Where applicable, how public voting requirements for annexation and transit 
improvements will be addressed so that the outcome of proposed planning projects 
can be realized. 

11) Capacity of applicant: Describe the skill set needed and the qualifications of the staff 
and/or consulting teams proposed to carry out the planning project. 

B) Grant Request Evaluation Criteria for proposed projects within areas added to the 
UGB since 2009 and Urban Reserves. 

Grant requests for projects in areas added to the UGB since 2009 and Urban Reserves shall 
specifically address how the proposed grant achieves, does not achieve, or is not relevant to the 
following criteria, drawn from the Urban Growth Management Functional Plan (UGMFP). 
While the UGMFP's Title 11 (Planning for New Urban Areas) calls for completion of a concept 
plan prior to Council decision to add the area to the UGB, award of a grant for concept planning 
in urban reserves by the Metro Council should not be interpreted as a commitment by Metro to 
add the area to the UGB in the next cycle. Applications should note whether the planning 
project includes an Urban Reserve area. The Screening Committee shall emphasize using 
available funds to spur development. Applicants should reter to the Application Handbook for 
information and guidance regarding how to address specific evaluation criteria set forth below. 
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I) Address Title 11 requirements for a concept plan or comprehensive plan. Describe how 
the proposed planning grant will address the requirements for either a concept plan or 
comprehensive plan or both as described in Title ll. 
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a) If not proposing to complete a full plan, describe how the portion proposed will 
result in an action that secures financial and governance commitment that 
facilitates the next steps in the planning process. 

b) If not proposing a planning grant for the full Urban Reserve area, describe how 
the proposal will still allow for coordinated development of the entire area as a 
complete community and address any applicable principles for concept 
planning of urban reserves contained in the urban and rural reserve 
intergovernn1ental agreement between Metro and the county. 

2) Regionally Significant: Unless addressed in criteria #1, describe how the proposed 
planning grant will benefit the region in achieving established regional development 
goals and outcomes, including sustainability practices, as expressed in the 2040 Growth 
Concept and the Six Desired Outcomes adopted by the Metro Council to guide future 
planning in the region, which include: 

a) People live and work in vibrant communities where their everyday needs are 
easily accessible; 

b) Current and future residents benefit from the region's sustained economic 
competitiveness and prosperity; 

c) People have safe and reliable transportation choices that enhance their quality 
of life; 

d) The region is a leader in minimizing contributions to climate change; 

e) Current and future generations enjoy clean air, clean water and healthy 
ecosystems; and 

f) The benefits and burdens of growth and change are distributed equitably. 

3) Address how the proposed project will meet local needs and contribute solutions to 
regional needs. Describe whether and how the proposal will meet a variety of 
community needs, including land uses such as mixed use development and large lot 
industrial sites that are anticipated to continue to be regional needs. 

4) Demonstrate jurisdictional and service provider cmmnitments necessary for a successful 
planning and adoption process. Applications should reflect commitment by county, city 
and relevant service providers to participate in the planning effort and describe how 
governance issues will be resolved through or prior to the planning process. Describe 
the roles and responsibilities of the county, city and relevant service providers for 
accomplishing the commitments. 

5) Address readiness of land for development in areas added to the UGB since 2009 and 
Urban Reserves. For applications in areas added to the UGB since 2009, demonstrate 
that market conditions would be ready to suppoti development and efficient use of land 
or define the steps that the project would undertake to influence market conditions. 

6) Best Practices Model: Consideration will also be given to applications that can be 
easily replicated in other locations and demonstrate best practices. Discuss how lessons 
learned from the planning project will be shared with other communities in the region. 
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7) Leverage: Discuss whether and how the proposed planning grant will leverage 
outcomes across jurisdictions and service providers, or create oppmiunities for 
additional private/public investment. Investments can take the form of public or private 
in-kind or cash contributions to the overall planning activity. 

8) Matching Funcl/Potential: A ten percent (10%) local match is required either as a direct 
financial contribution or in-kind contribution. Discuss whether any portion of the total 
project cost will be incurred by the applicant and/or its pminers. Explain specific 
portions of the work scope the match money would fund. 

9) Growth Absorption: Explain how this project will create opportunities to accommodate 
expected population and employment growth consistent with local planning. 

10) Public Involvement: Discuss whether and how the public, including neighbors to the 
project, businesses, property owners, key stakeholders, and disadvantaged communities 
including low income and minority populations, will be involved in the project and how 
their input will be used to strengthen the project outcomes and increase the likelihood of 
implementation. 

1 1) Governing Body: Describe the role of the governing body in relation to: 

a) The type of action to be taken to implement the final product; and 

b) Where applicable, how public voting requirements for annexation and transit 
improvements will be addressed so that the outcome of proposed planning 
projects can be realized. 

12) Capacity of applicant: Describe the skill set needed and the qualifications of the staff 
and/or consulting teams preposed to carry out the planning project. 

C) Proposed Scope of Work, Milestones and Budget. 
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The Grant Request shall include a proposed scope of work and budget, setting f01ih the 
expected completion dates and costs for achieving the milestones proposed in the Grant 
Request. The Grant Request shall include also outcome measures specific to the project and 
source of data and infom1ation tor Metro's use tor evaluation of the progress of the CPDG 
program Milestones and grant payment allocations should follow the following general 
guidelines: 

I) Execution ofthe CPDG IGA; 

2) Grant Applicant staffs draft or proposed plan, repoti, code change, zoning change, 
redevelopment plan, Urban Growth Diagram, Concept Plan, urban services delivery 
plan, or other plan or agreement consistent with the CPDG; 

3) Grant Applicant staffs final recommended plan, report, code change, redevelopment 
plan, zoning change, Comprehensive Plan or Comprehensive Plan amendment, 
development agreement, urban services delivery plan, or other plan or agreement 
consistent with the CPDG award, addressing compliance with the Urban Growth 
Management Functional Plan, the applicable conditions of the CPDG award, and 
applicable state laws and regulations; and 

4) Grant Applicant's action on the final plan, report, code change, redevelopment plan, 
zoning change, Comprehensive Plan or Comprehensive Plan amendment, urban services 
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delivery plan, or other plan or agreement consistent with the CPDG award, consistent 
with the Functional Plan, the applicable conditions of the CPDG award, and applicable 
state law. The governing body of the applicant shall authorize the action on the final 
products. 

5) Grant Applicant's proposed outcome measures specific for the project and source of 
data and information for Metro's use for evaluation of the progress of this grant 
program. 

6) Grant Applicant's proposed method of sharing lessons learned during the planning 
project for the purpose of benefiting other jurisdictions in the region. 

3. Step Three: Grant Intergovernmental Agreement ("IGA"). Upon the award of a grant, the 
Metro COO shall issue a Grant Letter for the grant amount determined by the Metro Council. 
Metro and the Grant Applicant shall enter into a Grant Intergovenunental Agreement ("IGA") 
The governing body of the Grant applicant jurisdiction shall authorize the approval of the IGA. 
The IGA shall set forth an agreed-upon scope of work and budget, completion dates of expected 
milestones and deliverables, and Grant payment dates and payment amount for each milestone. 
The scope of work in the grant application and guidelines above as modified by any condition in 
Metro Council grant award shall be the basis for Metro and grantee to negotiate the JGA. 

a. Deadline for Signing IGA: If the IGA has not been signed by Metro and grantee within six 
months of grant award, the COO shall exercise the authority to cancel the grant award. 

b. Grant Payments: The grant payment amount and marching fund shall be stated in the IGA. 
Grant payments shall be made upon the completion of those milestones set fmih in the IGA, 
as determined by Metro in accordance with the requirements of the Metro Code and the 
IGA. In general, a portion of the Grant funds shall be distributed upon execution of a IGA 
with Metro, with the remainder of the Grant being paid out as progress payments upon 
completion of the milestones in the IGA. Grantees shall submit progress reports to Metro 
documenting the milestone and the completed deliverables for grant payment. 

c. Eligible Expenses. 
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l. The following expenses shall be considered Eligible Expenses for CPDG consideration 
for eligible direct costs, which will have priority for funding over indirect costs: 

a) Materials directly related to project; 

b) Consultants' work on project; 

c) Grant Applicant staff support directly related to project; and 

d) Overhead directly attributable to project; 

2. Grant requests to reimburse local govemments for planning work already completed 
shall not be considered. 

3. If the total Grant Requests :t!·om participating Grant Applicants exceed the total CET 
actual revenues, Metro shall first consider awarding funds for eligible direct costs, 
which will have priority for funding over indirect costs. 
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d) Metro staff liaison: Grantees shall work closely with the Metro staff liaison, and include them in 
the appropriate advisory cmmnittee for the project. 

e) Completion of grant project: The COO shall retain the right to terminate a CPDG award if the 
milestones set forth in the IGA are not met within the timeframes set forth in the IGA. 

4. Application Handbook: Before soliciting applications for the planning and development grants, Metro 
shall publish a handbook with details on how to submit applications, prepare a project budget linked to 
expected outcomes and milestones, and deadlines for applicants to submit letters of intent and full 
applications. 
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BEFORE THE METRO COUNCIL 

FOR THE PURPOSE OF ADOPTING THE ANNUAL 
BUDGET FOR FISCAL YEAR 2017-18, MAKING 
APPROPRIATIONS AND LEVYING AD VALOREM 
TAXES 

) 
) 
) 
) 
) 

RESOLUTION NO 17-4769 

Introduced by Martha Bennett, Chief 
Operating Officer, with the concurrence of 

Council President Tom Hughes 

WHEREAS, the Multnomah County Tax Supervising and Conservation Commission 
held its public hearing on the annual Metro budget for the fiscal year beginning July 1, 2017, and ending 
June 30, 2018; and 

WHEREAS, recommendations from the Multnomah County Tax Supervising and 
Conservation Commission have been received by Metro (attached as Exhibit A and made a part of the 
Resolution) and considered; now, therefore, 

BE IT RESOLVED, 

1. The “Fiscal Year 2017-18 Metro Budget,” in the total amount of FIVE
HUNDRED SIXTY SEVEN MILLION SIX HUNDRED SEVENTY SEVEN THOUSAND SIX 
HUNDRED TWENTY THREE ($567,677,623), attached hereto as Exhibit B, and the Schedule of 
Appropriations, attached hereto as Exhibit C, are hereby adopted. 

2. The Metro Council does hereby levy ad valorem taxes, as provided in the budget
adopted by Section 1 of this Resolution, at the rate of $0.0966 per ONE THOUSAND DOLLARS 
($1,000) of assessed value for operating rate levy; at the rate of $0.0960 per ONE THOUSAND 
DOLLARS ($1,000) of assessed values for local option rate levy and in the amount of THIRTY FIVE 
MILLION EIGHT HUNDRED NINETY SEVEN THOUSAND ONE HUNDRED SIXTEEN 
($35,897,116) for general obligation bond debt, said taxes to be levied upon taxable properties within the 
Metro District for the fiscal year 2017-18.  The following allocation and categorization subject to the 
limits of Section 11b, Article XI of the Oregon Constitution constitute the above aggregate levy. 

SUMMARY OF AD VALOREM TAX LEVY 

Subject to the 
General Government Excluded from 

Limitation the Limitation 

Operating Tax Rate Levy $0.0966/$1,000 
Local Option Tax Rate Levy $0.0960/$1,000 
General Obligation Bond Levy $35,897,116 

3. In accordance with Section 2.02.040 of the Metro Code, the Metro Council
hereby authorizes positions and expenditures in accordance with the Annual Budget adopted by Section 1 
of this Resolution, and hereby appropriates funds for the fiscal year beginning July 1, 2017, from the 
funds and for the purposes listed in the Schedule of Appropriations, Exhibit C. 
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 4. The Chief Operating Officer shall make the filings as required by ORS 294.458 
and ORS 310.060, or as requested by the Assessor’s Office of Clackamas, Multnomah, and Washington 
Counties. 
 
 ADOPTED by the Metro Council on this 22rd day of June 2017. 
 
 
   
  Tom Hughes, Council President 
APPROVED AS TO FORM: 
 
 
  
Alison Kean, Metro Attorney  
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STAFF REPORT 

CONSIDERATION OF RESOLUTION 17-4769 ADOPTING THE ANNUAL BUDGET FOR 
FISCAL YEAR 2017-18, MAKING APPROPRIATIONS AND LEVYING AD VALOREM 
TAXES 

Date: April 13, 2017 Presented by:  Martha Bennett 
Chief Operating Officer 

BACKGROUND 

I am forwarding to the Metro Council for consideration and approval my proposed budget for 
fiscal year 2017-18. 

Metro Council action, through Resolution No. 17-4769 is the final step in the process for the 
adoption of Metro’s operating financial plan for the forthcoming fiscal year.  Final action by the Metro 
Council to adopt this plan must be completed by June 30, 2017. 

Once the budget plan for fiscal year 2017-18 is approved by the Metro Council on May 4, 2017, 
the number of funds and the maximum tax levy cannot be amended without review and certification by 
the Tax Supervising and Conservation Commission.  Adjustments, if any, by the Metro Council to 
increase the level of expenditures in a fund are limited to no more than 10 percent of the total value of 
any fund’s expenditures in the period between Metro Council approval in early May 2017 and adoption 
in June 2017. 

Exhibit A to this Resolution will be available subsequent to the Tax Supervising and 
Conservation Commission hearing June 8, 2017.  Exhibits B and C of the Resolution will be available at 
the public hearing on April 13, 2017. 

ANALYSIS/INFORMATION 

1. Known Opposition – Metro Council hearings will be held on the Proposed Budget on April 13,
2017 and May 4, 2017.  Opportunities for public comments will be provided.  Opposition to any portion 
of the budget will be identified during that time. 

2. Legal Antecedents – The preparation, review and adoption of Metro’s annual budget is subject to
the requirements of Oregon Budget Law, ORS Chapter 294.  Oregon Revised Statutes 294.635 requires 
that Metro prepare and submit its approved budget to the Tax Supervising and Conservation Commission 
by May 15, 2017.  The Commission will conduct a hearing on June 8, 2017 for the purpose of receiving 
information from the public regarding the Metro Council’s approved budget.  Following the hearing, the 
Commission will certify the budget to the Metro Council for adoption and may provide recommendations 
to the Metro Council regarding any aspect of the budget. 

3. Anticipated Effects – Adoption of this Resolution will put into effect the annual FY 2017-18
budget, effective July 1, 2017. 

4. Budget Impacts – The total amount of the proposed FY 2017-18 annual budget is $567,677,623
and 865.71 FTE. 
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RECOMMENDED ACTION 
 
The Chief Operating Officer recommends adoption of Resolution No. 17-4769 
 
 
 
 
 



Agenda Item No. 6.1  

 
 
 
 

 
Ordinance No. 17-1397, For the Purpose of Addressing State Rule 

Requirements Regarding the Amount of Urban Reserves and the 
Balance of Urban and Rural Reserves in the Metro Region 

  
Ordinances (Second Read) 

Metro Council Meeting 
Thursday, April 13, 2017 

Metro Regional Center, Council Chamber 
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BEFORE THE METRO COUNCIL 
 

FOR THE PURPOSE OF ADDRESSING 
STATE RULE REQUIREMENTS 
REGARDING THE AMOUNT OF URBAN 
RESERVES AND THE BALANCE OF 
URBAN AND RURAL RESERVES IN THE 
METRO REGION 

) 
) 
) 
) 
) 
) 
 

 Ordinance No. 17-1397 
 
Introduced by Chief Operating Officer 
Martha Bennett in concurrence with 
Council President Tom Hughes 

 
WHEREAS, in 2007 the Oregon Legislative Assembly enacted SB 1011, authorizing Metro and 

the three counties in the Metro region to designate urban and rural reserves; and  
 
WHEREAS, between 2008 and 2010 Metro and the three counties conducted an extensive public 

process bringing together citizens, stakeholders, local governments and state agencies to consider and 
apply the urban and rural reserve factors to land surrounding the Metro urban growth boundary (UGB); 
and 

WHEREAS, in 2010 Metro and each of the three counties entered into intergovernmental 
agreements mapping the areas that were determined to be most appropriate as urban and rural reserves 
under the applicable factors; and 

 
WHEREAS, in 2011 Metro and the three counties submitted ordinances and findings formally 

adopting the urban and rural reserve designations to LCDC for acknowledgement, and those designations 
were approved and acknowledged by LCDC in 2012; and 

 
WHEREAS, in 2014 the LCDC acknowledgement order was remanded by the Oregon Court of 

Appeals, and the Oregon Legislative Assembly enacted HB 4078, which legislatively designated a revised 
map of urban and rural reserve areas in Washington County; and 

 
WHEREAS, in 2015 LCDC issued an order remanding the remaining urban and rural reserve 

designations to Metro, Multnomah County, and Clackamas County for further review consistent with the 
Court of Appeals opinion; and 

 
WHEREAS, in 2016 the Metro Council addressed the remand issues arising out of Clackamas 

County via Ordinance No. 16-1368, which adopted findings concluding that the urban reserve study areas 
identified as areas 4A, 4B, 4C, and 4D (generally referred to as “Stafford”) were correctly designated as 
urban reserve areas; and  

 
WHEREAS, Metro now must adopt findings addressing two state rule requirements that apply to 

the designation of urban and rural reserves across the entire region, in light of (a) the Metro Council’s 
adoption of newer regional urban growth projections in the 2014 Urban Growth Report, and (b) the 
reduction of urban reserve acreage in Washington County via HB 4078; and 

 
WHEREAS, Metro held public hearings on March 2, 2017 and March 16, 2017 at which the 

Metro Council accepted testimony regarding the urban and rural reserve designations in the Metro Region; 
and 
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WHEREAS, the Metro Council has reviewed the staff report, the testimony submitted by 
interested parties, and all other materials in the record, and now concludes that (a) the amount of existing 
urban reserves in the region is sufficient to accommodate urban growth in the region for between 40 and 
50 years after 2015, and (b) the balance in the designation of urban and rural reserves across the region 
best achieves the goals of creating livable communities while protecting farms, forests, and natural 
landscape features; now therefore, 

  
THE METRO COUNCIL ORDAINS AS FOLLOWS:  
 
1. The Findings of Fact and Conclusions of Law in Exhibit A, attached and incorporated into 

this ordinance, explain how the urban and rural reserve designations adopted in 2011 by 
Metro Ordinance No. 11-1255, as modified by the 2014 Oregon legislature in House Bill 
4078, are consistent with state law. 

 
2. The prior record of proceedings before the Metro Council in Ordinance No. 16-1368 is 

hereby adopted and incorporated as part of the record in this proceeding.  
 
ADOPTED by the Metro Council this 13th day of April 2017.  
 
 

___________________________________ 
Tom Hughes, Council President  
 
 

Attest:   
 
 
 
______________________________________ 
Nellie Papsdorf, Recording Secretary  

Approved as to Form:  
 
 
 

_____________________________________ 
Alison R. Kean, Metro Attorney  
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Exhibit A to Ordinance No. 17-1397 

The findings set forth below include the supplemental findings of the Metro Council arising out 
of this proceeding regarding the amount of urban reserves and region-wide balance of urban and 
rural reserves under applicable state rules. The findings below will replace Section V of the 
findings adopted by the Metro Council in Ordinance No. 16-1368.  

V.  SUPPLEMENTAL FINDINGS REGARDING SUPPLY OF URBAN RESERVES AND 
REGIONWIDE BALANCE 

The findings in this Section V supplement the findings adopted by the Metro Council in support 
of the original 2011 approval of urban and rural reserves via Metro Ordinance 11-1255. To the 
extent any of the findings in this section are inconsistent with other findings in this document 
that were previously adopted in 2011, the findings in this Section V shall govern. These findings 
address issues related to the regionwide supply of urban reserves and the overall balance of 
reserves in light of (a) the Metro Council’s adoption of the current Urban Growth Report in 
2015, and (b) the Oregon Legislature’s enactment of House Bill 4078.  

On April 21, 2011, Metro enacted Ordinance 11-1255 adopting the urban and rural reserve 
designations agreed upon by Metro and the three counties, and submitted that ordinance and 
accompanying findings to LCDC for acknowledgement. On August 19, 2011, LCDC voted to 
approve and acknowledge the reserve designations made by Metro and the counties, and LCDC 
issued Acknowledgment Order 12-ACK-001819 on August 14, 2012. Twenty-two parties filed 
appeals of the LCDC Order, and on February 20, 2014 the Oregon Court of Appeals issued its 
opinion in the Barkers Five case, affirming LCDC’s decision regarding the majority of the 26 
assignments of error raised by the opponents, and remanding the LCDC Order on three 
substantive issues.  

First, the court concluded that LCDC incorrectly approved Washington County’s application of 
the rural reserve factors pertaining to agricultural land, because the county relied on factors that 
were different from those required by statute for determining whether lands should be designated 
as rural reserve. The court held that the county’s error required remand of all urban and rural 
reserves in Washington County for reconsideration.  

Second, the court held that LCDC incorrectly concluded that Multnomah County had adequately 
considered the rural reserve factors pertaining to Area 9D. The court found that the county’s 
findings were not sufficient to explain why its consideration of the applicable factors resulted in 
a designation of rural reserve for all of Area 9D, given the fact that property owners in that area 
had identified dissimilarities between the northern and southern portions of the study area.  

Finally, the court held that LCDC did not correctly review Metro’s urban reserve designation of 
the Stafford area for substantial evidence. The court concluded that Metro failed to adequately 
respond to evidence cited by opponents from Metro’s 2035 Regional Transportation Plan (RTP) 
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indicating that traffic in the Stafford area was projected to exceed the capacity of certain roads by 
2035.  

Immediately after the Court of Appeals issued its opinion, work began on legislation designed to 
resolve issues regarding the remand of urban and rural reserves in Washington County. On 
March 7, 2014 the Oregon Legislature passed House Bill 4078, which legislatively approved 
Metro’s 2011 UGB expansion, added an additional 1,178 acres of urban reserves to the UGB, 
and made other revisions to the reserves map in Washington County.  

As described in Section IV of these findings, when Metro and the three counties adopted their 
maps of reserve areas, they agreed on a total of 28,256 acres of urban reserves, which reflected 
Metro’s estimate of the acreage that would be required to provide a 50-year supply of 
urbanizable land as contemplated under ORS 195.145(4). The specific forecast described above 
in Section IV is for a range of between 484,800 and 531,600 new dwelling units over the 50-year 
period ending in 2060. Metro relied on the high point of that forecast range in estimating that the 
region would need a supply of urban reserves sufficient to provide for approximately 152,400 
new dwelling units outside of the existing UGB through 2060. 

After LCDC voted to approve Metro’s findings and acknowledge the designation of 28,256 acres 
of urban reserves in August of 2011, Metro relied on those designations to expand the UGB onto 
approximately 2,015 acres of urban reserves in Washington County. However, that expansion 
was called into question by the Court of Appeals decision in Barkers Five, which reversed and 
remanded all of the urban and rural reserve designations in Washington County.  

The compromise reflected in House Bill 4078 included legislative approval and state 
acknowledgement of the 2,015 acres of 2011 UGB expansions in order to provide certainty to the 
cities regarding their ability to urbanize those expansion areas. In addition to acknowledging the 
UGB expansion areas already approved by Metro, House Bill 4078 included the following 
changes to the reserves map in Washington County:  

 Converted 2,449 acres of urban reserves to rural and undesignated 
 Converted 417 acres from rural reserve to urban reserve 
 Converted 883 acres of undesignated areas to rural reserve 
 Added 1,178 acres of urban reserve to the UGB 

In the final accounting, HB 4078 resulted in the net reduction of 3,210 acres of urban reserves 
below the amount remaining after Metro’s 2011 UGB expansion. The remaining acreage of 
urban reserves in the Metro region is now 23,031.  

The legislature’s removal of 3,210 acres of urban reserves via HB 4078 potentially implicates 
two elements of state law governing reserves. First, ORS 195.145(4) requires the designation of 
a sufficient amount of urban reserve areas to provide the Metro region with a 40 to 50 year 
supply of urbanizable land. Second, OAR 660-027-0040(10) requires Metro and the counties to 
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adopt findings explaining why the reserve designations achieve the objective stated in OAR 660-
027-0005(2) of a balance in urban and rural reserves that “best achieves” livable communities, 
viability and vitality of farm and forest industries, and protection of important natural landscape 
features.  

Regarding the requirement for a 40 to 50 year supply of urban reserves, the applicable state rule 
requires Metro’s estimate of the projected long-range need for urban reserve acreage to be based 
on the analysis in Metro’s most recent Urban Growth Report (UGR). The projected need for 
urban reserves adopted by Metro and the counties in 2011 was based on the regional growth 
forecast set forth in Metro’s 2009 UGR. Since that time, in 2015 the Metro Council adopted the 
current 2014 UGR, which provides the current residential and employment growth projections 
for the region.  

The findings below address the status of existing urban reserve acreage in light of the newer 
growth projections in the 2014 UGR, as well as the impact of HB 4078 on both the amount of 
urban reserves and the regionwide balance of urban and rural reserves under the “best achieves” 
standard.  

A.  Amount of Land Designated Urban Reserve in the Metro Region 

The state rules governing the designation of urban and rural reserves require that the amount of 
land designated as urban reserves must be planned to accommodate estimated urban population 
and employment growth in the Metro region for between 20 and 30 years beyond the 20-year 
period for which Metro has demonstrated a buildable land supply inside the UGB in its most 
recent Urban Growth Report.  OAR 660-027-0040(2). The Metro Council adopted the current 
2014 UGR via Ordinance No. 15-1361 on November 12, 2015. 

In order to update the 50-year need analysis for urban reserves to 2065 by applying the most 
current growth projections, Metro planning staff prepared a memorandum dated February 22, 
2017, which was attached to the staff report for Metro’s public hearing on March 2, 2017. That 
memorandum provides an updated assessment of potential long-term demand for urban reserves, 
and concludes that the existing amount of urban reserves, combined with buildable land already 
inside the UGB, can provide a sufficient amount of land to accommodate expected urban growth.   

Specifically, the staff memorandum includes an analysis of projected long-term need for 
residential and employment land, and concludes that the existing 23,031 acres of urban reserves 
can reasonably be expected to accommodate projected household and employment growth over 
the next 40 to 50 years. The staff analysis forecasts a potential need for 24,827 acres of urban 
reserves by 2065. Only for demonstrative purposes of placing that acreage in perspective on a 
50-year planning horizon, assuming that an equal amount of urban reserve acreage is converted 
annually over 50 years, the existing 23,031 acres of urban reserves would provide a 46-year 
supply of land for urban growth in the Metro region. However, for the reasons described above 
in Section IV of these findings regarding more efficient use of land, including the likelihood of 
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land developing at densities of higher than 10 dwelling units per net developable acre, the Metro 
Council finds that the existing 23,031 acres of urban reserves are intended to provide a supply of 
land for 50 years from the date of adoption of the 2014 UGR in 2015.   

As explained in the staff memo, any prediction about how much land will be required for urban 
growth in the region over a 50-year planning horizon is necessarily a rough estimate. The nature 
of this exercise requires Metro to predict what growth and development trends might look like 
over the next 50 years, based on the available data. State law does not provide any particular 
formula or methodology for estimating the future need for urban reserves. As explained by 
LCDC in its 2012 order regarding Metro’s compliance with the requirement to provide a 40 to 
50-year supply of urban reserves, the statutes and rules provide Metro “a substantial degree of 
discretion concerning … the methods and policy considerations that Metro uses to project future 
population and employment.” (LCDC Compliance Acknowledgment Order 12-ACK-001819, 
page 26). 

The 50-year regional growth estimate provided in the February 22, 2017 Metro staff 
memorandum is based on the analysis and projections in the 2014 UGR. The UGR forecast is 
then subjected to a series of predictions about what will happen in the future, based on multiple 
levels of assumptions regarding an array of factors that affect how much residential and 
employment growth might be expected in the region, such as capture rate, vacancy rate, and 
projected share of single-family and multifamily housing types. Minor changes in the underlying 
assumptions regarding these factors will necessarily change the results.  

The Metro Council also notes that the intergovernmental agreements between Metro and each of 
the three counties regarding the designation of reserves provide for a review of existing urban 
reserves in each county 20 years after the date of adoption, or sooner if agreed to by Metro and 
all three counties. Therefore, the adequacy of the amount of land designated for future 
urbanization can and will be revisited, and additional lands may be added if necessary, much 
sooner than 2065. 

Based on the analysis and projections provided in the Metro staff memorandum dated 
February 22, 2017, the Metro Council concludes that the existing 23,031 acres of urban reserves 
across the region, combined with buildable land already inside the UGB, will provide a sufficient 
amount of land for urban growth in the region until 2065.  

B.  Balance in the Designation of Reserves that “Best Achieves” Certain Goals 

Included among the state rules governing urban and rural reserves is a requirement that Metro 
and the counties must explain how the urban and rural reserve designations achieve the following 
objective:  

“The objective of this division is a balance in the designation of urban and rural 
reserves that, in its entirety, best achieves livable communities, the viability and 



5 
 

vitality of the agricultural and forest industries and protection of the important 
natural landscape features that define the region for its residents.” OAR 660-027-
0005(2).  

During the proceedings before LCDC regarding its adoption of the remand order in 2015, some 
parties argued that the reduction in urban reserve acreage in Washington County via House Bill 
4078 created a shift in the balance of urban reserves that implicates the “best achieves” standard. 
The following two sections of these findings address the application of the best achieves standard 
in light of HB 4078.  

First, in adopting HB 4078 the legislature enacted a new statute that acknowledged the new 
balance of urban and rural reserves across the region as being in compliance with state law, and 
therefore a new analysis by Metro and the counties is not required. Second, in the event such an 
analysis is required, that standard is still met.  

1. The “best achieves” rule is satisfied through HB 4078 

The enactment of HB 4078 resulted in the legislative acknowledgement of the new amount of 
urban reserves and the new balance of urban and rural reserves as being in compliance with all 
aspects of state law. Therefore, in the absence of any changes to the existing mapped acreage of 
urban and rural reserves in Clackamas County and Multnomah County, the existing balance of 
reserves across the region meets all applicable state requirements and there is no need for Metro 
to revisit the standards related to the “best achieves” requirement as part of these findings.  

In the Barkers Five opinion, the Court of Appeals remanded the designation of all urban and 
rural reserves in Washington County for reconsideration. As a result of this wholesale remand of 
the entire Washington County reserves package, the court also noted that “any new joint 
designation” of reserves by the county and Metro on remand would also require new findings 
addressing the “best achieves” standard in OAR 660-027-0005(2). Barkers Five at 333.  

Thus, the court’s opinion provides that the best achieves standard would only be triggered in the 
event there are any new designations of reserve areas on remand that are different from what was 
approved in the original decision. That is because the stated purpose of the best achieves 
standard is to ensure that the overall “balance in the designation of urban and rural reserves” 
across the entire region “best achieves” liveable communities, vitality of farm and forest uses, 
and protection of natural features that define the region. Thus, any changes in the “balance” of 
those designations by Metro and the counties on remand would require a reassessment of 
whether and how those objectives are still met. But, in the absence of any changes to the reserve 
maps, no further assessment would be required.  

This aspect of the Court of Appeals decision was overridden with respect to Washington County 
by the enactment of HB 4078, which legislatively established a new map of the locations of the 
UGB and urban and rural reserves in Washington County. This legislative action negated the 
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court’s directive requiring remand to Metro and Washington County for reconsideration of the 
reserve designations. The enactment of HB 4078 also negates any need to reconsider or reapply 
the best achieves standard, which is an administrative rule requirement that was necessarily 
preempted by the legislature as part of its decision to redesignate substantial portions of the 
Washington County reserve areas. As long as the remand proceedings regarding Clackamas 
County and Multnomah County do not result in changes to the reserves maps in those counties, 
there is no need to reconsider the best achieves standard to account for the HB 4078 revisions. 

The Oregon legislature is presumed to be aware of existing law when it enacts new legislation. 
Blanchana, LLC v. Bureau of Labor and Industries, 354 Or 676, 691 (2014); State v. Stark, 354 
Or 1, 10 (2013). This presumption also applies to administrative rules adopted by LCDC. Beaver 
State Sand & Gravel v. Douglas County, 187 Or App 241, 249-50 (2003). When the legislature 
adopted revisions to the Washington County reserves map as part of HB 4078, it is presumed to 
have been aware of LCDC’s administrative rule requiring that there be a balance in reserve 
designations that “best achieves” the stated goals. The adoption of HB 4078 created a statutory 
requirement regarding the location of reserves in Washington County that takes precedence over 
LCDC’s “best achieves” rule and does not require subsequent action by LCDC, Metro or the 
counties to explain why the statute satisfies an administrative rule requirement, because statutes 
necessarily control over administrative rules.  

The express terms of HB 4078 also indicate a legislative intent to preempt existing land use law. 
Each section of HB 4078 that establishes new locations for reserve areas or the UGB begins with 
the phrase “For purposes of land use planning in Oregon, the Legislative Assembly designates 
the land in Washington County….” HB 4078, Sec 3(1), (2), (3) (2014). The legislature was 
aware that its actions in redrawing the UGB and reserve maps had the effect of acknowledging 
the new maps as being in compliance with state law, and thereby preempting other land use 
planning rules (including for example LCDC’s Goal 14 rules regarding UGB expansions). The 
legislature included this language to clearly state that its action in adopting the new maps 
constituted acknowledgment of compliance with state law, and that it need not demonstrate 
compliance with other existing land use statutes, goals or rules, including the “best achieves” 
rule and the statutory requirement to provide a 40 to 50 year supply of urban reserves.  

For these reasons, so long as there are no revisions on remand to the reserve maps in Clackamas 
County or Multnomah County, the HB 4078 revisions to the reserve designations in Washington 
County do not create a need to reconsider compliance with the “best achieves” standard or the 
sufficiency of the supply of urban reserves.  

2. The balance in the designation of reserves still achieves the stated goals 

The meaning and application of the “best achieves” rule was the subject of considerable debate 
in the appeals filed with LCDC in 2011 and with the Court of Appeals in 2012. Ultimately, in the 
Barkers Five opinion, the Court of Appeals agreed with the positions taken by LCDC and Metro 
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that the “best achieves” standard provides significant discretion to Metro and the counties, and is 
satisfied through their site-specific findings concerning the application of the urban and rural 
reserve factors. Specifically, the Court of Appeals identified and agreed with the following four 
legal premises regarding the application of the standard.   

First, the best achieves standard is a qualitative standard, rather than a quantitative one. The court 
agreed with LCDC that the standard “is not a balance in terms of the quantitative amount of 
urban and rural reserve acreage, but a balance between encouraging further urban expansion 
versus land conservation.” The court explained that Metro and the counties are not required to 
justify a quantitative “balance” in the specific amount of acreage of urban reserves and rural 
reserves.  

Second, the best achieves standard applies to Metro and the counties’ designation of reserves “in 
its entirety” and not to the designation of individual properties or areas as urban or rural reserves. 

Third, the best achieves standard allows for a range of permissible designations, and not a single 
“best” outcome. The court agreed with LCDC and Metro that the standard does not require a 
ranking of alternative areas from worst to best. The court specifically rejected arguments 
presented by the cities of West Linn and Tualatin that the word “best” requires a comparative 
analysis that identifies a single highest-ranked designation.  

Fourth, the court held that Metro and the counties must explain how the designation satisfies the 
best achieves standard through their findings concerning the application of the urban and rural 
reserve factors to specific areas. The court agreed with LCDC that there is a close relationship 
between the “factors” that Metro and the counties must consider for urban and rural reserve 
designations and the overall “best achieves” objective, and that the best achieves standard is 
satisfied through findings explaining why particular areas were chosen as urban or rural reserves. 

Under the four legal premises stated by the Court of Appeals in Barkers Five, Metro and the 
counties have broad discretion in reaching a conclusion regarding whether the regionwide 
balance of urban and rural reserves achieves the identified objectives of creating livable 
communities while protecting farms, forest, and natural landscape features.  

Some parties have argued that the reduction in urban reserve acreage in Washington County via 
House Bill 4078 inherently caused a shift in the “balance” of urban reserves that runs afoul of the 
best achieves standard. However, under the above-stated first premise of the Court of Appeals, 
that is incorrect. The court held that the best achieves standard does not require quantitative 
balancing of the specific amount of urban reserve acreage in one county or another. Thus, the 
reduction of urban reserves in Washington County by 3,210 acres does not inherently raise 
concerns under this standard.  

Metro and the counties have adopted detailed findings regarding the consideration of all urban 
and rural reserve factors, explaining why particular areas were chosen as urban or rural reserves, 
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and explaining how the regional partners came to agree that the overall package of urban and 
rural reserves reflects a balance that best achieves the objectives of creating livable communities 
while protecting farms, forest, and natural landscape features. Those findings are consistent with 
the fourth premise identified by the Court of Appeals regarding compliance with the best 
achieves standard, and the findings continue to demonstrate that the objectives stated in the rule 
are being achieved through the selected designations.  

Metro and the counties have also adopted detailed findings that explain why the urban and rural 
reserves adopted by the region satisfy the best achieves standard, which are set forth above in 
Section II of these findings. Those findings note that urban reserves, if and when added to the 
UGB, are likely to take some land from the farm and forest base. However, Metro and the 
counties also recognized that some of the same characteristics that make an area suitable for 
agriculture also make it suitable for livable communities under the best achieves standard, 
including mixed-use pedestrian and transit-supportive urban development, as well as industrial 
uses. For the reasons described below, the findings in Section II are still valid and are not 
impacted by the reduction of urban reserves in Washington County under House Bill 4078.  

The designation by Metro and the counties of urban and rural reserves achieves the objectives 
required under the state rule, in part, by adopting 266,628 acres of rural reserves across the 
region that establish the long-term limits of urbanization in the Metro area. As described above, 
consistency with the “best achieves” standard does not require a quantitative balancing of the 
amount of rural and urban reserve acreage. However, the designation of a significant amount of 
rural reserve areas around the region, with the vast majority (248,796 acres) being foundation 
and important agricultural land, demonstrates the region’s commitment to achieving the 
objectives of ensuring viability and vitality of the agricultural and forest industries and 
corresponding protection of important natural landscape features. As described in the Court of 
Appeals opinion, LCDC’s intent when it created the best achieves standard was to provide 
another level of review specifically designed to protect foundation farmland in the region: 

“[Commissioner Worrix] explained that the best achieves standard was seen as 
‘the best solution’ for the agricultural industry that had expressed ‘a strong 
concern … that there needed to be something that highlighted the importance of 
foundation land and gave them that little extra bit of scrutiny.’” Barkers Five, 261 
Or App at 312.  

Regarding important natural landscape features, the process associated with achieving a balance 
in the designation of urban and rural reserves also provided a significant amount of weight to the 
protection of natural features. Three of the urban reserve factors – (5), (7) and (8) – seek to direct 
urban development away from important natural landscape features, and away from farm and 
forest practices. This provides an example of the close relationship between the factors for urban 
and rural reserve designations and the “best achieves” objective (as described in the fourth 
premise adopted by the Court of Appeals), and demonstrates how the best achieves standard may 
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be satisfied through findings explaining why particular areas were chosen as urban or rural 
reserves. Similarly, the rules that apply to rural reserve designations include very specific 
directives regarding how natural landscape features must be reviewed and considered. OAR 660-
027-0060(3). Section II of these findings includes a bullet-point list of areas where important 
natural landscape features are located that are protected with rural reserve designations.  

Two of the three objectives that the best achieves standard requires to be balanced are primarily 
achieved through rural reserve designations: (a) protection of farm and forest and (b) protection 
of important natural resource features. The region’s ability to achieve these two objectives 
through rural reserve designations is not impacted by the reduction of urban reserve acreage that 
occurred via House Bill 4078. In fact, that legislation enhanced the region’s ability to achieve 
those two standards by adding approximately 2,780 acres of new rural reserves in Washington 
County, all of which is foundation agricultural land.  

The third objective that must be balanced as part of the best achieves analysis is “livable 
communities.” This objective is primarily achieved by designating areas across the region that 
will be the best locations to build “great communities” through application of the urban reserve 
factors. As discussed in Section II of these findings, great communities are those that offer 
residents a range of housing types and transportation modes from which to choose. To that end, 
urban reserve factors (1), (3), (4) and (6) are aimed at identifying lands that can be developed in 
a compact, mixed-use, walkable and transit-oriented pattern, supported by efficient and cost-
effective services.  

The reduction of urban reserves in Washington County by 3,210 acres does not impact the 
region’s ability to build livable communities across the region over the next 40 to 50 years. The 
quantitative aspect of urban reserve planning is addressed by the rule discussed above that 
requires sufficient acreage for up to 50 years of urban growth. Meanwhile, the directive of the 
best achieves standard to provide livable communities is aimed at designating highest quality of 
locations that can provide a range of housing types and transportation modes, as well as efficient 
public services. As discussed above, the existing urban reserve acreage in the region still 
provides a sufficient amount of land for urban growth over the next 40 to 50 years. The fact that 
House Bill 4078 reduced the amount of urban reserves from 26,241 to 23,031 acres has no effect 
on the region’s ability to plan and build livable communities on those 23,031 acres over the next 
several decades. Therefore, the balance in the designation of urban and rural reserves, in its 
entirety, still achieves the goals of providing livable communities, viability and vitality of farm 
and forest industries, and the protection of important natural landscape features that define the 
region.  

In 2011, the region concluded, acting together, that the agreed-upon urban and rural reserve 
designations provide a balance that achieves the objectives of building livable communities 
while protecting farms, forests, and natural features. The findings adopted by Metro and the 
counties support a conclusion that the best achieves standard has been met, and that conclusion is 
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not impacted by the changes to urban and rural reserve acreage that occurred via House Bill 
4078.  

C.  Responses to Issues Raised by Opponents 

During the proceedings leading up to the Metro Council’s adoption of Ordinance No. 17-1397, 
several parties submitted testimony raising legal issues regarding the Metro staff analysis set 
forth in the February 22, 2017 memorandum to the Metro Council concerning the amount of 
urban reserves remaining in the region. Responses to these arguments are provided in the Metro 
staff memorandum dated March 23, 2017, which is included in the record and hereby 
incorporated as part of these findings.  

A common theme in letters submitted by attorneys for the Maletis Brothers and Barkers Five, 
LLC arises out of Metro’s reliance on the 2014 UGR for purposes of determining whether the 
amount of urban reserves is sufficient to provide a 40 to 50 year supply of urbanizable land. 
These parties contend that the 2014 UGR is flawed for various reasons and therefore does not 
provide an adequate basis to forecast the future need for residential and employment land 
between now and 2065. 

A fundamental problem with arguments about the adequacy of the future growth projections in 
the 2014 UGR is that those projections were developed through a multi-year and extensively 
peer-reviewed process culminating in adoption of the 2014 UGR by the Metro Council via 
Ordinance No. 15-1361. That decision was not appealed by any party, and therefore the UGR is 
acknowledged by LCDC as providing a legally valid forecast that is in compliance with all state 
requirements. To the extent that opponents are attempting to challenge the adequacy of the 
assumptions and projections in the adopted and acknowledged 2014 UGR, those arguments are 
impermissible collateral attacks. The applicable rule establishing the requirement for a 40 to 50 
year supply of urbanizable land does not require Metro to generate a new UGR for purposes of 
estimating the future need for urban reserves. Rather, it directs Metro to rely on the land supply 
analysis in the most recently adopted 2014 UGR, which is exactly what Metro has done.   

Many of the staff responses in the memorandum dated March 23, 2017 to issues raised by 
counsel for the Maletis Brothers also apply to issues raised by counsel for Barkers Five, LLC in a 
letter dated March 23, 2017. Nearly all of the issues raised by Barkers Five are based on 
arguments regarding why they believe the 2014 UGR is not accurate. As addressed above, Metro 
is entitled to rely on the adopted and acknowledged 2014 UGR forecast and to apply that forecast 
to the urban reserve analysis. Responses to specific issues raised by counsel for Barkers Five, 
LLC are included in a separate memorandum from Metro staff dated April 6, 2017, which is 
included in the record and hereby incorporated as part of these findings.    
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SUPPLEMENTAL STAFF REPORT 
 

IN CONSIDERATION OF ORDINANCE NO. 17-1397 FOR THE PURPOSE OF 
ADDRESSING STATE RULE REQUIREMENTS REGARDING THE AMOUNT OF 
URBAN RESERVES AND THE BALANCE OF URBAN AND RURAL RESERVES 
IN THE METRO REGION     
 

              
 
Date: April 6, 2017 Prepared by:  Roger Alfred, Senior Assistant Attorney 
 
PROPOSED ACTION 
 
Adoption of Ordinance No. 17-1397 including supplemental findings addressing two state rule 
requirements that apply to the amount of urban reserves regionwide and to the “balance” of urban and 
rural reserve designations, in light of the Oregon legislature’s reduction of urban reserve acreage in 2014 
via House Bill 4078, and the Metro Council’s adoption of the most recent Urban Growth Report.  
 
BACKGROUND 
 
This staff report supplements the prior staff report dated February 23, 2017. The Metro Council held 
public hearings on March 2, 2017 and March 16, 2017. At the close of the March 16, 2017 public hearing 
the Council held the record open for additional written submittals until March 23, 2017. A considerable 
amount of oral and written testimony has been submitted, much of it related to existing rural reserve 
designations in Multnomah County. Metro staff prepared a memorandum dated March 23, 2017 
responding to issues that had been raised by the date of the second hearing. On March 23, 2017, the date 
the record was closed, Metro received a letter from the Jordan Ramis law firm on behalf of Barkers Five, 
LLC with accompanying exhibits. That letter raises issues regarding the Metro staff analysis of the 
sufficiency of existing urban reserves to provide a 50-year supply of urbanizable land.  
 
In response to the letter from Jordan Ramis, Metro staff prepared a memorandum dated April 6, 2017 that 
addresses relevant concerns. That memorandum is Attachment 1 to this staff report. Staff has also 
prepared a revised set of supplemental findings (Exhibit A to the Ordinance), which are included in the 
Council packet. The revised findings are nearly identical to the draft findings that were provided to the 
Council for the March 16 hearing, with the primary change being the addition of a new Section C at the 
end, which incorporates the April 6 staff memorandum and provides other findings in response to issues 
raised by opponents in the public hearings and during the open record period.  
 
PROPOSED FINDINGS 
 
Staff has provided a set of proposed supplemental findings. The findings are “supplemental” in that they 
are in addition to the reserve findings previously adopted by the Council in 2011 in support of the original 
urban and rural reserve decision and in 2016 regarding the remand from the Court of Appeals of urban 
reserve designations in the Stafford area. The supplemental findings will replace Section V of the 
previous findings from 2016 addressing issues regarding the 50-year supply of urban reserves and the 
regionwide balance of urban and rural reserves. In adopting Ordinance No. 17-1397 the Council will re-
adopt the entire set of findings that were adopted in 2016, with the new Section V included in that 
document.  
 
 



Page 2 Staff Report  
 

 
RECOMMENDED ACTION 
 
Staff recommends adoption of Ordinance No. 16-1368. As described in the proposed findings, staff’s 
analysis of the evidence in the record supports the conclusion reached by Metro staff in the February 22, 
2017 that there is a sufficient amount of urban reserves to provide a 50-year supply, and supports the 
conclusion that the regionwide balance of urban and rural reserves best achieve the goals of creating 
livable communities while protecting farms, forests and important natural landscape features. 
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Date:  April 6, 2017 
To:  Metro Council 
From:  Ted Reid, Principal Regional Planner 

Roger Alfred, Senior Assistant Attorney 
Subject:  Urban and rural reserves – Metro Planning and Development staff response to letter 

from Mr. Peter Watts 

	
This memorandum provides the Metro staff response to a letter submitted by Peter Watts of 
the Jordan Ramis law firm on March 23, 2017 regarding the sufficiency of the amount of land 
designated as Urban Reserve in the Metro region. Because the evidentiary record closed on 
March 23, 2017, this memorandum does not include any new evidence, but only staff 
comments regarding the arguments and exhibits submitted by Mr. Watts.   
 
First, Mr. Watts contends that it is “unreasonable” for Metro staff to rely on the 2014 UGR for 
purposes of forecasting the 40 to 50 year need for urban reserves in the Metro region because 
the 2014 UGR analysis is overly influenced by the recession and “does not represent the current 
market reality.” As previously described in the Metro staff memorandum dated March 23, 
2017, the applicable state rule regarding forecasting the amount of land needed for urban 
reserves directs Metro to base its analysis on the most recent UGR, and does not require Metro 
to undertake a new buildable lands analysis under ORS 197.296 in order to project future need 
for residential and employment land between now and 2065. The 2014 UGR was adopted by 
Metro Council ordinance in 2015 and acknowledged by LCDC; therefore, its conclusions are not 
subject to challenge in this proceeding. 
 
In support of his arguments, Mr. Watts first points to census data from 2014 to 2016 regarding 
housing permits issued in the Portland‐Vancouver‐Hillsboro Metropolitan Statistical Area (MSA) 
to argue that the percentage of single family homes constructed in the last three years exceeds 
Metro’s projection in the 2014 UGR that 36% of new housing units would be single family. Mr. 
Watts also cites a 2016 Housing Market Analysis prepared by the Department of Housing and 
Urban Development (HUD), and argues that the HUD analysis predicts that 58% of future 
demand will be for single family homes, which is 22% more than predicted in the UGR.  
 
The primary error in these arguments is that both the census report and the HUD forecast are 
based on data and estimates for the entire seven‐county MSA, which includes Columbia 
County, Yamhill County, Skamania County, and Clark County. Meanwhile, the housing mix 
described in the 2014 UGR is limited to the area defined by the Metro UGB, and does not 
consider the entire seven‐county region. It is not surprising that there will be higher demand 
for, and development of, single family homes in less densely urbanized locations such as Canby, 
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Vancouver, Newberg, St. Helens and Stevenson than within the Metro UGB. Comparing the 
census data and HUD seven‐county forecast to the 2014 UGR is not comparing apples to apples.  
 
Further, the cited figures from the seven‐county HUD forecast are based exclusively on housing 
tenure (sales vs. rentals) as opposed to the UGR, which translates tenure into actual housing 
type (single family vs. multifamily).  Therefore, the comparatively higher number of “single 
family homes” that are predicted by HUD includes condominiums, which are considered 
multifamily dwellings rather than single family for purposes of the UGR.  
 
The remainder of the letter from Mr. Watts includes paragraphs (a) through (g) raising 
additional issues with the 2014 UGR projections. Each of those paragraphs is addressed below. 
 
a.  Mr. Watts incorrectly asserts that the staff analysis regarding future urban reserve acreage 

is somehow related to estimated growth in Skamania County. That county is part of the 
federally defined seven‐county MSA for which detailed census data are available and are 
relied upon by Metro as the starting point for its forecasts of population and job growth in 
the Metro area. However, the seven‐county forecasts are then pared down through the 
application of a market‐based land and transportation computer model that is used to 
determine what percentage of the new jobs and households expected in the seven‐county 
MSA are likely to locate within the Metro UGB. This “capture rate” was approximately 72% 
in the 2014 UGR. Neither the UGR nor the February 22, 2017 urban reserve assessment by 
Metro staff include any projections regarding what particular amount of growth will occur 
in Skamania or any of the other counties that are not part of the Metro area. To the extent 
Mr. Watts is challenging the capture rate for the Metro area as applied in the 2014 UGR, 
that decision has been adopted and acknowledged and Metro may properly rely upon it.  

 
b.  Mr. Watts challenges the application of a four percent vacancy rate in the February 22, 

2017 urban reserve assessment. In that analysis, Metro staff applied the same four percent 
vacancy rate that was applied in the 2014 UGR. Mr. Watts asserts that “no county in the 
seven county region achieved even a 5% vacancy rate, let alone a 4% vacancy rate per the 
2000 and 2010 census,” but provides no evidence to support that assertion. However, Mr. 
Watts did submit evidence to the contrary in the HUD report addressed above, which states 
on page one that the owner‐occupied vacancy rate in the seven‐county housing market 
area is one percent and the rental housing vacancy rate is 2.9%. Thus, based on the 
evidence provided by Mr. Watts, the 4% rate assumed by Metro staff might be considered 
too high. However, no particular vacancy rate is required for purposes of the urban reserve 
assessment and Metro may properly rely on the same vacancy rate estimate that was 
applied in the 2014 UGR.  

 
c.  Mr. Watts asserts that Metro staff’s assumption in the urban reserve assessment that 45% 

of gross urban reserve acreage will be net developable acres is too high, pointing to net 
developable areas in South Hillsboro, North Bethany, South Cooper Mountain and the 
Stafford Basin. Regarding South Hillsboro, the page cited by Mr. Watts in the South 
Hillsboro Community Plan provides a figure for net developable acres of 649 but does not 
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provide the gross acreage for the entire plan area. However, page three of the Community 
Plan describes the plan area as containing approximately 1,400 acres, which equates to 46% 
net developable acres. Similarly, Mr. Watts describes North Bethany as having 237 net 
developable acres out of 691 gross acres, but the page he cites in the Washington County 
materials that he submitted as an exhibit does not reflect those figures. Rather, those 
materials consistently refer to 326 net developable acres. Assuming that the 691 gross acre 
figure is correct, 326 acres out of 691 equates to 47% net developable acres. Mr. Watts also 
cites South Cooper Mountain where the net‐to‐gross acreage was 237/544, which equates 
to 43.6% buildable land, or only 1.4% less than the 45% assumed by Metro staff in the 
urban reserve assessment.  

 
The reliance by Mr. Watts on the concept plan materials he submitted regarding the 
Stafford Basin is similarly puzzling. His letter states that only 1,000 out of 4,700 acres were 
deemed buildable; however page 5 of the plan document states the following: “The Basin 
covers roughly 4,300 acres of land, of which just over 2,000 are considered buildable after 
accounting for existing homes, natural areas and steep slopes.” Based on this statement, 
net buildable acreage in the Stafford Basin would be 46.5% of the gross acreage. To be fair, 
we know that the three urban reserve areas at issue (4A, 4B and 4C) actually do contain 
approximately 4,700 acres. Assuming that the Stafford Basin concept plan materials are 
correct regarding the basin containing 2,000 acres of net buildable land (which is 
questionable since it appears to have considered only a 4,300 acre plan area rather than a 
4,700 acre area), that would equate to 42.5% net buildable land.  
 
These four examples, which all fall within about two percentage points of 45% (two of the 
examples are higher), validate Metro staff’s decision to apply an assumption that 45% of 
urban reserve land will be buildable.   

 
d.  Mr. Watts points to existing urban reserve areas that are located east and south of the 

former City of Damascus and contends that those areas “are no longer viable as urban 
reserves” because water and sewer services cannot be easily provided and they are unlikely 
to be annexed by Gresham or Happy Valley. When these urban reserve areas were 
designated in 2010, they were adjacent to the UGB and the City of Damascus. While the 
disincorporation of that city might make it more challenging for these areas to be urbanized 
in the future, they remain designated as urban reserves and Metro cannot disregard their 
existence for purposes of undertaking the analysis required under OAR 660‐027‐0040(2). 
Further, even if Mr. Watts is correct that the City of Gresham is currently not interested in 
annexing into Clackamas County, there is no reason to believe that the city’s current 
political position will never change over the course of a 50‐year planning horizon.   

 
e.  Mr. Watts asserts that the Metro staff assumption of 10 dwelling units per acre in the 

February 22, 2017 urban reserve assessment is too high, citing a prior agreement regarding 
future density in the Stafford area; however, no such agreement has been submitted as 
evidentiary support for this statement. Assuming that portions of Stafford urban reserves 
are brought into the UGB at some point in the future, future development and density in 
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those areas will be based on concept plans prepared by a city with plans to annex the area, 
in conjunction with Metro and Clackamas County. The same is true for the Advance Road 
urban reserve area adjacent to the City of Wilsonville.   

 
f.  Mr. Watts asserts that the Metro staff assumption of 10 dwelling units per acre in the urban 

reserve assessment is unlikely, and actual density in future urban areas will be lower. As 
examples, Mr. Watts cites a recent UGB expansion in the City of Lafayette with a density of 
six units per acre, as well as suburban locations and smaller cities in Clark County, 
Washington. It is entirely possible, and not at all surprising, that development is occurring at 
lower densities outside of the Metro UGB in Washington. Metro has no jurisdiction over 
those decisions. In the Metro region, cities and counties are subject to DLCD’s Metropolitan 
Housing Rule, which requires higher densities. In fact, that rule requires an overall density 
of 10 units per acre in Multnomah County, Portland, Gresham, Beaverton, Hillsboro, Lake 
Oswego and Tigard. The Metro Council has the authority to place conditions of approval, 
including expectations for housing numbers and densities, on UGB expansions. For instance, 
the 2011 Metro Council ordinance expanding the UGB into South Hillsboro and South 
Cooper Mountain included conditions resulting in densities in the range of 10 to 15 units 
per net developable acre, as referenced in Metro staff’s February 22, 2017 assessment.  

 
Mr. Watts asserts that Metro is ascribing 28 percent of future growth to the four counties 
outside of the Metro UGB and asserts that those counties (Yamhill, Skamania, Columbia and 
Clark counties) cannot be expected to take on that much growth. We believe that Mr. Watts 
is referencing the 28 percent of total seven‐county growth that is not “captured” in the 
Metro UGB per the 2014 UGR’s analysis (72 percent is the forecast Metro UGB capture 
rate). The premise of this argument is incorrect because the 72 percent capture rate applies 
to projected growth inside the Metro UGB, not inside the boundaries of the three counties 
included in the Metro UGB. There are many other cities located within Washington, 
Clackamas and Multnomah counties where future growth will occur that are not within the 
Metro UGB. It is incorrect to say that all growth not captured within the Metro UGB will 
occur in the other four counties; therefore, that number would actually be much smaller 
than 28 percent. In any event, the capture rate forecast is based on the best available 
information and results from Metro’s land use model – Metro’s job is to predict how much 
growth will occur within the Metro UGB, not to forecast growth in Yamhill, Skamania, 
Columbia and Clark counties. 

 
g.  Mr. Watts states that the population growth estimates for the region are too low, pointing 

to estimates released in 2015 from the U.S. Census Bureau. The Metro staff estimates are 
based on the population forecast in the 2014 UGR that was adopted by the Metro Council 
and acknowledged by LCDC. The population forecast in the 2014 UGR is derived from the 
most recent U.S. Census data available at the time, in the 2010 census. As described above, 
the urban reserve rules do not require Metro to undertake a new UGR analysis under ORS 
197.296 and corresponding population forecast for purposes of estimating the current 
sufficiency of urban reserves. Rather, Metro is correctly relying on the projections set forth 
in the adopted and acknowledged 2014 UGR.  



 
 

Materials following this page were distributed at the meeting. 









Resolution 17-4791: 
2019-21 Regional Flexible 
Funds Allocation 
Dan Kaempff - Metro 
Presentation to Metro Council 
April 13, 2017 



Amends Resolution 16-4756 

Previously adopted by Council on February 2, 
2017; allocated $33.15 million to freight and 
active transportation 

Left open the question of funding Gresham’s 
Cleveland St or Division St projects 

JPACT requested additional time to consider, 
make recommendation to Council 



JPACT discussion 

Division St. seen as regional priority
Key element of Division Transit Project  
Designated high crash arterial 

Cleveland St. identified as subregional 
priority 

Higher technical score than Division 



Compromise 

Gresham offered $2 million in local 
SDC funds to build Division St. in 
exchange for fully-funded Cleveland 
St. ($3,141,156 RFFA funds) 

Gresham and Metro have until Jan. 1, 
2018 to agree to terms via IGA, 
outlined in Amended RFFA 
Conditions of Approval (Exhibit D) 



Conditions of approval 

$2 million Gresham SDC contribution to Division St. 

Agreement to work with regional partners to close 
funding gap (~$1.4 million) 

Division St. project schedule agreed to by City and 
Metro; key project elements completed in 2019-21 

IGA terms must be agreed to by January 1, 2018 and 
prior to funding obligation for Cleveland St. 

JPACT and Council have option to remove funding for 
Cleveland St. if terms are not fulfilled 



JPACT recommendation 

JPACT agreed to these conditions at 
March 16 meeting 

Amends 16-4756; updates Exhibits A 
and D 

Completes allocation of 2019-21 
Regional Flexible Funds 



2040 Planning and Development Grants 
Cycle 5 

Metro Council Meeting 

April 13, 2017 

-  



Program Background 

Initiated in 2006 to fund concept planning in 
urban growth boundary expansion areas  

Evolved over time to also include grants for 
planning within the urban growth boundary 

Nearly $20 million has funded 58 projects to 
facilitate development and promote livability 

$575,000 was awarded to six projects in 2016 to 
advance the development of equitable housing  

In 2016 auditor recommended clarifications 
program focus and help achieve regional goals 

 



Fifth Cycle of Grants 
Slated for 2017 

Initiating customer service improvements 

Administrative revisions to increase program 
effectiveness and efficiency 

Changing economic and development dynamics 
in the region call for new policy approaches 

Opportunity for small course corrections with 
potential for high long term impact 

 

 



Customer Service 
Improvements 

PREVIOUS CYCLES CYCLE 5 

A. Grant awards every 
two years 

Implement user-friendly online application 
New shift to annual grant cycles for all types of applications  

B. Four pages of 
technically complex 
grant criteria 

Consolidated to 1 page of criteria applicable to  
all project types 
Refined processes and clarified definition of 
eligible project types 

C. Need examples of 
successful applications 

Providing sample project approaches for each project type 
Sharing grant project lessons learned  
will help inform future applications 

D. Written feedback on 
draft applications from 
Metro staff 

Provide face to face pre-application 
 conference early in the process. 



Program Administration and  
Performance Improvements 

PREVIOUS CYCLES CYCLE 5 

A. Application process not aligned 
with local jurisdictions’ budget 
processes 

Launch Cycle 5 in April 2017 

B. Final project scopes did not 
uniformly align with original 
grant awards or regional 
development goals 

 
C. Significant staff time spent 

administering IGA amendments 
 

D. Procurement effort and 
timeliness is      inefficient, 
especially burdensome for small 
cities  

Consultant teams, scopes of work, and project 
schedules will be finalized prior to executing 
project IGAs 

 
 
 

Metro will conduct a cooperative flexible 
services procurement to develop qualified list 
of planning and development consultants 
available to all local jurisdictions 

 
 



Metro Council 
Policy Emphasis 

PREVIOUS CYCLES CYCLE 5 

A. Focus on concept plans for 
areas new to UGB. 

Align concept plan emphasis with updated Growth 
Management process 

B.  Emphasize equitable 
housing in special grant 
allocation process 

Emphasize equitable outcomes for all applications of 
all project types. 
Funding targets prioritize projects with specific 
emphasis on equitable development outcomes 
Continue to encourage equitable housing innovation 
as a key project type 

C.   Assist local jurisdictions 
with creative solutions to 
community development 
issues that accomplish the 
2040 Vision 

Continue to make important  
investments in station areas,  
downtowns, and employment 
areas 



Next Steps in 2017 

April 17   Application materials available on line 

April 18 - May 25   Pre-application conferences available 

May 26   Letters of intent due 

June 30   Full applications due 

July - Sept.  Screening Committee Review  

Sept.- Oct.  Council finalizes grant awards 

2018   Project implementation 

Ongoing   Sharing of project outcomes  



oregonmetro.gov

Proposed Budget
FY 2017-18

oregonmetro.gov

Proposed Budget
FY 2017-18
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 Budget by the numbers   

 Office of Metro Auditor  

 Moving the budget forward 
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Budget Focus

Continue to deliver high quality public services

Diversity, Equity and Inclusion

Tackle financial headwinds

Invest in agency infrastructure
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• 6 desired regional outcomes • Metro Compass

• Guidance from Council work session
• Department mission-critical plans

Vibrant 
communities

Climate change 
leadership

Transportation 
choices

Economic 
prosperity

Clean air 
and water

Equity

Making a
great place

What can we be the best in 
the world at doing?

What are we passionate about?
What generates the resources 
that enable us to serve?

 

Making a 
great place

Resource generatorMission

Vision
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W
hy
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t

Vision, Values

Strategy

Tactics

Metro Compass

Six regional outcomes

Strategic Goals:
1. Infrastructure
2. Innovative Planning
3. Natural areas
4. High wage jobs
5. Changing demographics
6. Citizen support

Council Initiatives and Major Projects
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FY 2016-17 
Amended  

Budget

FY 2017-18 
Proposed  

Budget
% 

Change
Operating Funds $400,000,000 $428,800,000 7%
Bond/Capital Funds $107,800,000 $80,700,000 (25%)
Debt Service Funds $119,600,000 $48,500,000 (59%)
Other Funds $11,900,000 $9,800,000 (18%)

Total All Funds $639,300,000 $567,800,000 (11%)
FTE 860.66 865.71 1%
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• Strategic goals and key initiatives identified by Council

• 2018 Regional Transportation Plan and Long Term 
Transportation Funding

• Implementation of the Strategic Plan to Advance 
Racial Equity, Diversity, and Inclusion, and Diversity 
Action Plan

• Solid Waste Roadmap and the new Regional Solid 
Waste Plan

• Equitable housing strategy next steps
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• 2018 Urban Growth Report and Urban Growth 
Management Decision

• Construction Careers Pathways Project

• Willamette Falls Legacy Project

• Oregon Zoo Bond Projects

• Parks and Nature System Plan and renewed Local 
Option Levy implementation
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Budget by the numbers

Tim Collier, Director
Finance and Regulatory Services
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FY 16-17 
Amended 

Budget

FY 17-18 
Proposed

Budget
Budget 

% Change
Total Budget 
 (all resources and 
requirements)

$639 million $568 million (11%)

Current Revenues 339 million 293 million (14%)
Current Expenditures 404 million 348 million (14%)

Wages and benefits 98.5 million 103.9 million 5%
Full-time positions 860.66 FTE 865.71 FTE 5.05 FTE
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FY 2016-17 
Amended  

Budget

FY 2017-18 
Proposed  

Budget % Change

Operating Funds

General Fund $110,000,000 $112,000,000 2%

MERC Fund 110,900,000 133,700,000 21%

Oregon Zoo Operating Fund 41,600,000 42,100,000 1%

Parks and Natural Areas Levy Fund 18,900,000 20,800,000 10%

Solid Waste Revenue Fund 118,600,000 120,200,000 1%

Total Operating $400,000,000 $428,800,000 7%

Bond/Capital Funds

General Assets Management Fund 18,000,000 16,400,000

Natural Areas Fund 41,100,000 25,300,000

Open Spaces Fund 800,000 300,000

Oregon Zoo Capital Asset Management Fund 7,200,000 5,200,000

Oregon Zoo Infrastructure Bond Fund 40,700,000 33,500,000

Total Bond/Capital $107,800,000 $80,700,000 (25%)

Debt Service Funds

General Obligation Bond Debt Service Fund 31,300,000 35,000,000

General Revenue Bond Fund 88,300,000 13,500,000

Total Debt Service $119,600,000 $48,500,000 (59%)

Other Funds

Cemetery Perpetual Care Fund 600,000 700,000

Rehabilitation & Enhancement Fund 2,500,000 2,300,000

Risk Management Fund 5,800,000 4,100,000

Smith & Bybee Wetlands Fund 3,000,000 2,700,000

Total Other $11,900,000 $9,800,000 (18%)

Total All Funds $639,300,000 $567,800,000 (11%)

FTE 860.66 865.71 1%
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Debt Service
13%

Personnel Services
30%

Materials and 
Services 40%

Capital Outlay
17%

Total current expenditures: $292,688,538
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753.56 762.84 756.60 755.49 749.14 765.79 
811.80 844.05 

860.66 865.71 
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FY 2016-17
Amended 

Budget

FY 2017-18
 Proposed  

BudgetProperty Taxes

Permanent Operating Rate  
(per thousand)

9.66¢ 9.66¢

Parks and Natural Areas Lo-
cal Option Levy
(per thousand)

9.60¢ 9.60¢

Debt service  
(per thousand)

21¢ 22¢

Average homeowner  
($200,000 assessed value)
($250,000 market value)

$81 $83

  Principal Interest Total 

General Obligation Bonds 

Natural Areas 2012A Series 3,350,000 2,701,450 6,051,450 

Oregon Zoo Infrastructure 2012A Series 2,510,000 2,055,325 4,565,325 

Oregon Zoo Infrastructure 2016 Series 8,095,000 1,251,250 9,346,250 

General Obligation Refunding Bonds 

Natural Areas 2014 Series 13,160,000 1,846,750 15,006,750 

$27,115,000  $7,854,775  $34,969,775  
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General Fund 
Five-year forecast Nov. 2016
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Revenues
2013-14 

Actual
2014-15 

Actual
2015-16 

Actual
2016-17 
Budget

2017-18 
Budget

OCC $9,610,000 $9,519,000 $10,186,000 $10,593,000 $11,662,000
Portland’5 1,294,000 1,311,000 1,341,000 1,371,000 1,391,000
Pooled Capital 1,920,000 5,242,000 6,741,000 - 6,741,000
TOTAL $12,824,000 $16,072,000 $18,268,000 $11,964,000 $19,794,000
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FY 2016-17 
Amended  

Budget

FY 2017-18 
Proposed  

Budget % Change

Venue Total Budget

OCC  62,500,000  81,500,000 30%

Oregon Zoo 41,600,000 42,100,000 1% 

Portland'5  29,800,000 31,600,000 6%

Expo 11,500,000 12,500,000 9% 

Admin  7,000,000  8,100,000 15%

Total  152,500,000  175,800,000 15%

Venue Full Time Positions

OCC 115.65 115.65 -

Oregon Zoo 200.60 195.00 (3%)

Portland'5 52.40 56.40 8%

Expo 15.30 15.80 3%

Admin 6.60 6.65 1%

Total 390.55 389.50 0%



Office of the Metro Auditor
FY 2017-18 Proposed Budget



Mission

Ensure that Metro is accountable to the public

Ensure that Metro activities are transparent

Improve the efficiency, effectiveness and quality of Metro 
services and activities



Accomplishments FY 2016-17

 Completed 5 audits

 Managed 18 reports to the Accountability Hotline 

 Administered contract with external auditor for 
financial audit

 Received a Knighton Award for best performance 
audit in the Small audit shop category



Accomplishments FY 2016-17

Audits completed
 Glendoveer Operating Agreement (August 2016)

 Capital Project Planning (November 2016)

 Organic Waste System Follow-up (February 2017)

 Zoo Organizational Culture (February 2017)

 Convention Center Hotel Project Management (March 2017)



Proposed FY2017-18 Budget

Personnel Services  
95%

Materials & 
Services 

5%



FY2015-16
Actual

FY2016-17
Adopted

FY2017-18
Proposed

Personnel $569,080 $663,520 $712,834

Materials & Services $22,783 $37,662 $38,500

TOTAL $591,863 $701,182 $751,334

Comparison to Previous Years



Audits Underway:

Payroll
Social media usage
Zoo end of life process
Public records requests
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Moving the budget forward

Martha Bennett
Chief Operating Officer
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• Approving, and ultimately adopting, a balanced budget 
now becomes the Council’s challenge 

Does the budget move Metro and the region in the 
right direction?

Does the budget strike the right balance in responding 
to both program needs and ensuring funding for future 
years?

Does the budget reflect your guidance?

Does the budget continue to maintain the confidence of 
Metro’s citizens?
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Public 
Hearing

April
April 13 Budget introduced *

April 18
Council worksession on proposed 
budget

May
May 4

Public Hearing
Resolution to approve budget, set 
tax levy, forward budget to TSCC
Budget ordinance continued to June

*

May 15 Budget documents to TSCC

June
June 8 TSCC review and hearing *
June 15 Final amendments *
June 22 Budget adoption *

July
July 1 New budget begins
July 15 Tax levy submitted to counties
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Thanks to:

Finance Team
Program Managers and Analysts
Senior Leadership Team
Cover Design 

Creative Services
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Thank you

To view Metro’s budget and the budget message in its entirety 
please visit:

www.oregonmetro.gov/budget



 

 
121 SW MORRISON STREET, SUITE 910, PORTLAND, OREGON 97204  .  T 503.228.5380  .  F 503.228.5381 .  WWW.JAMESLAWGROUP.COM 

 

 
 
 
 
 
March 23, 2017 
 
VIA ELECTRONIC MAIL 
 
Metro Council  
600 NE Grand Avenue 
Portland, Oregon 97232 
nellie.papsdorf@oregonmetro.gov 
 

Re: Metro Council Hearings on Proposed Ordinance No. 17-1397 –  
March 2, 2017; March 16, 2017; April 13, 2017 

 
Dear Council Representatives: 
 

This submission is on behalf of landowners within Area 9B and more particularly 
what has been called the “L” area of 9B, namely: Springville Investors, LLC, Katherine 
Blumenkron, David Blumenkron, Burnham Farms, LLC, and Bob Zahler (collectively, 
the “Owners”). This submission concerns the 1,500-acre area of land owned in what was 
designated as “study area” 9B in the urban and rural reserves designation process.  
 

This submission supplements the Owners’ collective and individual submissions on 
March 2, 2017 and March 16, 2017, respectively.  
 

Metro and Multnomah County treated the “L” in Area 9B differently than other 
reserves study areas possessing important natural landscape features. There is evidence in 
the record showing that the presence of natural landscape features, including stream 
corridors, in study areas other than Area 9B did not preclude Metro from nevertheless 
determining that those areas should be designated as urban reserve. See e.g. East Bethany 
Owners Collaboration Objection of May 27, 2011 to Metro Ordinance 11-1255, 
incorporated into LCDC Compliance Acknowledgement Order 12-ACK-001819 
(identifying Area 1C as one such area).  

 
For instance, like Area 9B, which includes portions of Abbey Creek, Area 1C has 

several stream corridors that flow directly through the area.  Also like Area 9B, Area 1C 
is bounded by the Urban Growth Boundary, has few topographical constraints on urban 
use, and local agencies indicated the ability and desire to provide the area with urban 
services. But unlike Area 9B, Area 1C is “Foundation” agricultural land, while Area 9B 
is “conflicted” land that is less suitable for agricultural use.  Nevertheless, Metro 
designated Area 1C as urban reserve, but agreed that Area 9B should be designated rural 
reserve on grounds including that 9B could not be developed in ways that protect Abbey 
Creek. In other words, Metro treated similarly situated areas differently, by weighting 

THE JAMES 

LAW GROUP 

 
 
 
 
LLC 

ATTORNEYS  

ATTORNEYS: 
 
CHRISTOPHER JAMES 
AREK FRISTENSKY 
 
EXECUTIVE ASSISTANT: 
 
LISA SMITH 
 

 
 
 
 



 
 
   

2 
 

and applying the urban and rural reserve factors differently to Area 9B than to other 
areas.  

 
The justification that Area 9B should not be designated urban reserve due to 

presence of natural landscape features is, to put it mildly, specious in light of the fact that 
Metro decided to designate other study areas that possess natural landscape features as 
urban reserves, including but not limited to Area 1C, 8B, 8C, and 4A.1 Such treatment is 
not only inconsistent, it acts as a constitutional violation of the protections of due process 
and the right to equal protection under the law.  Accordingly, the “L” must be designated 
urban reserve.  

 
By this and previous submissions, the Owners do not waive or release their claim 

and right to have the urban reserve designation of their properties determined before 
Metro under adequate constitutional due process procedures.   
 

 
Respectfully Submitted, 

 
      THE JAMES LAW GROUP, LLC 
 

s/ Christopher James    
 
On behalf of: 
Springville Investors, LLC 
Katherine Blumenkron 
David Blumenkron 
Burnham Farms, LLC 
Bob Zahler   

                                                           
1 Additionally, the argument that Metro cannot divide study areas such as Area 9B into urban, rural, and/or 
undesignated subparts is contradicted by the fact that Metro did just that for other areas, including Areas 7B 
(dividing into 28 acres of undesignated and 480 of urban reserve) and 7I (dividing into undesignated and 
rural reserve subparts). Moreover, these areas were, from the outset, significantly smaller in size than Area 
9B. Metro can decide to designate the “L” within Area 9B as undesignated or urban reserve, while 
maintaining rural reserve for the remaining area(s).  



From: Mike Stewart [mailto:mikestewart1133@yahoo.com]  
Sent: Thursday, March 23, 2017 3:24 PM 
To: Tom Hughes <Tom.Hughes@oregonmetro.gov>; Bob Stacey <Bob.Stacey@oregonmetro.gov>; Craig 
Dirksen <Craig.Dirksen@oregonmetro.gov>; Sam Chase <Sam.Chase@oregonmetro.gov>; Shirley 
Craddick <Shirley.Craddick@oregonmetro.gov>; Carlotta Collette 
<Carlotta.Collette@oregonmetro.gov>; Kathryn Harrington <Kathryn.Harrington@oregonmetro.gov> 
Cc: Jim Bernard <jbernard@co.clackamas.or.us>; Martha Schrader <mschrader@co.clackamas.or.us>; 
Paul Savas <psavas@co.clackamas.or.us>; BCCMail <bccmail@co.clackamas.or.us> 
Subject: Please confirm the Urban Reserves for Stafford. 

 
Honorable Metro President Hughes and Metro Councilors, 
 
Please find attached to this email a map of the Stafford Hamlet CVP voter turnout. 
 
This map was put the map together with the voter turnout data supplied to us by Gary Schmidt of 
Clackamas County. 
 
Those that are IN FAVOR OF UGB INCLUSION are in GREEN. 
 
Those NOT PARTICIPATING are in YELLOW.  There was a 77% Non-Particpation rate in this 
vote, the LOWEST Turnout of any of the Hamlet's previous important votes. 

 
Those that participated are in PINK. 
 
If you take the time to look at the parcels that voted, they are nearly all in Neighborhoods that are 
Already Developed. 
 
The Parcels of Land that are of Sufficient Size to Effectively Develop are in "THE 
WILLING" Undeveloped  
Neighborhoods. 
 
During this vote the Hamlet allowed those that live on less than 5 acres vote as Large Lot 
Landowners if they declared they owned a business in Stafford, they asked Dan Chandler for 
approval of this in August, he said yes.  Since Clackamas County doesn't require a business 
permit, it is challenging to verify that declaration.  If you look at the map for those who did vote 
in the Large Lot Category, 5+ acres, it doesn't add up to the numbers the Hamlet reported. 
 
Thank you for your support. 
 
Respectfully submitted, 
 
Mike Stewart 
co-Chief Petitioner of 
The Stafford Hamlet 
503 880 1133 
 

mailto:mikestewart1133@yahoo.com
mailto:Tom.Hughes@oregonmetro.gov
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Jordan
RAMISpc

TTORNEYS AT LAW

March 23, 2017

Lake Oswego
Two Centerpointe Dr., 6th Floor
Lake Oswego, OR 97035
503-598-7070

www.jordanramis.com

Roger Alfred
Metro Regional Government
600 NE Grand Ave
Portland OR 97232

Vancouver

1499 SE Tech Center PL, #380

Vancouver, WA 98683

360-567-3900

Bend

360 SW Bond St., Suite 510

Bend, OR 97702

541-550-7900

VIA E-MAIL
Roqer.alfred@oreqonmetro.qov

Re: Letter Regarding Metro Ordinance No. 17-1397
Our File No. 52736-73749

Dear Roger:

I wanted to provide the following to President Hughes and Members of the Metro Council as
they consider Metro Ordinance No. 17-1397. As you are aware, I represent the Barkers Five,
appellants in the remand process. I am writing this letter regarding the sufficiency of the Urban
Reserves, post HB 4078, as well as whether HB 4078 implicates ORS 195.145(4) or OAR 660-027-
0040(10). The decrease of 11.3% of the total Urban Reserves land, lost during the negotiation of HB
4078, is statistically significant. Although, Ordinance 17-1397 relies on 2014 Urban Growth Report
(hereinafter "UGR") to justify no need for additional urban reserves, census data as well as the
Comprehensive Housing Market Analysis, prepared by the U.S. Department of Housing and Urban
Development's Office of Policy and Development and Research (hereinafter "HUD") calls the
projections of the UGR into question.

Executive Summary

The UGR predicted a dramatic departure from the traditional housing mix. Growth projections,
relying in part on recessionary data, projected that 36% of new housing units would be single family,
while 64% would be multi-family. Metro assumed that 60.2% of future housing would occur in the city
of Portland, and 92% of that being multi-family. Recent census data demonstrates that those
projections are significantly off the mark, and closely track historical trends coming out of a recession.
In 2014, 44% of housing permits were for single family homes, see Exhibit 1. In 2015, the number
climbed to 51%, see Exhibit 2. 2016's number of 50%, see Exhibit 3, was undoubtedly impacted by the
flood of multi-family permits that were submitted in December of 2016 as a result of Portland's
Inclusionary Zoning Policy. See Exhibit 4. While the 2017 numbers could be skewed because of the
Inclusionary Zoning law, it is likely that 2018, will return to historical trends of around 65-70% single
family.

52736-73749 2593246 iydm/3/23/2017













1 

Date: March 23, 2017 
To: Roger Alfred, Senior Assistant Attorney 
From: Ted Reid, Principal Regional Planner 
Subject: Urban and rural reserves – Metro Planning and Development staff response to 

letters from Mr. Steven Pfeiffer  
Mr. Steven Pfeiffer of the Perkins Coie law firm submitted two letters at the March 16, 2017 
Metro Council public hearing on Urban and Rural Reserves. You asked that I provide a Metro 
Planning and Development Department staff response to the issues raised by Mr. Pfeiffer 
regarding the sufficiency of the number of acres of urban reserves. Though the two letters are 
for separate clients of Mr. Pfeiffer’s firm, both letters contain the same text, so this memo 
responds to both letters collectively.   
Reliance on 2014 Urban Growth Report 
 
Mr. Pfeiffer says that Metro erroneously relies on the 2014 UGR, which he says has flawed 
reasoning. The state rules governing the designation of urban and rural reserves require that 
the amount of land designated as urban reserves must be planned to accommodate estimated 
urban population and employment growth in the Metro region for between 20 and 30 years 
beyond the 20-year period for which Metro has demonstrated a buildable land supply inside 
the UGB in its most recent Urban Growth Report. OAR 660-027-0040(2). After a multi-year 
process and extensive peer review, the Metro Council adopted the current 2014 UGR via 
Ordinance No. 15-1361 on November 12, 2015. This decision was subsequently acknowledged 
by the State of Oregon. 
 
Since the 2014 UGR has been adopted and acknowledged, critiques of its methods, 
assumptions, and conclusions are no longer timely. All of the topics raised by Mr. Pfeiffer were 
the subject of extensive discussion and peer review before the Metro Council’s adoption of the 
2014 UGR. Nevertheless, following are staff responses to the individual issues raised by Mr. 
Pfeiffer. 
 
Damascus growth capacity 
 
Mr. Pfeiffer states in his letters that the 2014 UGR contains an “unreasonable projection of 
urban development of the former city of Damascus.” The 2014 UGR noted that “with its 
ongoing community and political challenges, how much of Damascus’ growth capacity should 
be counted during the 2015 to 2035 time frame is more of a policy question than a technical 
question.” Consistent with that view, the Metro Council and the Damascus City Council held a 
joint work session in May 2015 to discuss this and other questions. Based on direction provided 
in that meeting, Metro staff applied further reductions to the amount of growth that  
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was assumed for the Damascus area. Those reductions recognized ongoing governance and 
infrastructure provision challenges. The 2014 UGR’s revised estimates also recognized that the 
City of Happy Valley intends to annex and govern the western parts of the former Damascus 
area now that Damascus has disincorporated. 
 
Final 2014 UGR growth capacity estimates for the area were approved by Clackamas County, 
Damascus, and Happy Valley staff (and adopted by the Metro Council on the advice of the 
Metro Policy Advisory Committee). 
 
Effects of the Great Recession 
 
Mr. Pfeiffer states that the 2014 UGR’s flawed reasoning includes “unreasonable reliance upon 
the documented economic downturn in the region beginning in 2007.” This economic 
downturn – the Great Recession – was the longest recession since World War II. It was 
characterized by: 
 

 Worldwide impacts, not just in our region 

 Monetary crises in several countries 

 Collapse of housing markets 

 Sharp reductions in employment, particularly in construction and manufacturing 

 Reduction in Gross Domestic Product 

 Slowing of wage increases 

 Increased income inequities with a reduction in the share of households characterized 

as middle class 

 Reductions in consumer spending 

 Losses in the stock market 

Though these effects are not all permanent, they have long-term implications for the region’s 
(and nation’s) population and employment forecast. In addition to the structural changes that 
have occurred to demographics (e.g., lower birth rates and an aging population) and the 
economy (e.g., shifts in employment from the manufacturing sector to professional and service 
sectors), there is the undeniable fact that many jobs were lost during the Great Recession. From 
peak to trough, the Great Recession resulted in the loss of nearly 100,000 jobs in the seven-
county region. Consequently, there were more jobs in the seven-county region in the year 2000 
than there were in 2010. Regardless of strong job growth coming out of the Great Recession, 
the regional forecast necessarily started with a lower current employment number. 
 
Loss of urban reserve acres in Washington County through HB 4078 
 
Mr. Pfeiffer states that “Metro fails to take into account additional factual and legal changes 
that have occurred since the original adoption of reserves, including the loss of over 3,000 acres 
of urban reserves in Washington County.” As noted in my February 22, 2017 memo to the 
Metro Council (Attachment 1 to February 23, 2017 staff report) as well as the draft Exhibit A to 
the ordinance, this reduction of urban reserve acres is accounted for and is reflected in the 
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23,031 acres of urban reserves. Staff has determined that the existing 23,031 acres of urban 
reserves across the region, combined with buildable land already inside the urban growth 
boundary (UGB), will provide a sufficient amount of land for urban growth in the region over 
the next 40 to 50 years, as required by state law. 
 
Large-lot industrial land 
 
Mr. Pfeiffer states that Metro fails to take into account its “own documented conclusion that 
the region lacks an adequate supply of large-lot industrial land” and references the status of 
West Hayden Island as well as two reports as a basis for this contention. 
 
Contrary to Mr. Pfeiffer’s assertion, the 2014 UGR concluded that the region has a sizable 
surplus of large industrial sites inside the UGB for meeting expected industrial employment 
growth through the year 2035. The adopted and acknowledged 2014 UGR found that there are 
74 large industrial sites (over 25 net buildable acres each) inside the UGB. The 2014 UGR also 
found that there is potential demand for eight to 34 such sites from 2015 to 2035. This means 
that there is a surplus of 40 to 66 large industrial sites over the 2015 to 2035 time period. This 
does not include the additional industrial acreage added to the UGB under HB 4078 that Metro 
was precluded from counting in the 2014 UGR under the terms of the bill. 
 
The 2014 UGR used the report referenced by Mr. Pfeiffer (2014 Industrial Site Readiness 
Inventory) as a basis for concluding that the region has a surplus of large industrial sites. The 
Industrial Site Readiness Inventory was completed by Metro and several public and private 
sector partners. The other report referenced by Mr. Pfeiffer – Land Availability: Limited Options 
– is an executive summary of an older (2012) inventory conducted by Metro and several of the 
same partners. Neither of the reports cited by Mr. Pfeiffer includes an assessment of demand 
for industrial sites. They are simply inventories of industrial sites. What they show is that most 
of the industrial sites in the region require additional actions and investments to make them 
development ready. This would also be the case with any land added to the UGB. 
 
Mr. Pfeiffer mentions that Metro does not account for the loss of West Hayden Island for future 
employment use. This vacant land was counted in the 2014 UGR because it is inside the UGB. 
The City of Portland may, at some later date, decide to annex and zone the land. No one, 
including Metro, is able to forecast future policy actions. 
 
The region’s surplus of industrial sites is large enough that omitting West Hayden Island from 
calculations would not change the 2014 UGR’s fundamental conclusion that there is a surplus. 
More importantly, West Hayden Island was added to the UGB in the early 1980s to 
accommodate marine industrial and deep water terminal uses. Land with those characteristics 
is not fungible and cannot be replaced with a UGB expansion. Likewise, lands owned by Mr. 
Pfeiffer’s clients would not provide marine industrial or deep water terminal capacity. Finally, 
Metro’s role in growth forecasting and management does not include an obligation to provide a 
supply of large industrial sites. 
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3ø8 2786r¿ Jonesbono, AR 7ø9
3ø9 279øø Joplin, M0 584
999 2798ø Kahului-þ'Jailuku-Lahaina,* HI 338
71.ø 28ø2ø Kalamazoo-Pontage, MI 476' 28!øø Kankakee, IL t27

- 28!4ø Kansas City,* MO-KS 82ø7
999 2842ø Kennewick-Richland, WA 7264
999 2866ø Killeen-Temple, TX 2373
3ø4 287øø Kingspont-Bristol-Bnistol, TN-VA 394
4ø8 2874ø Kingston, NY 285
3t4 2894ø Knoxville, TN 3162
3t6 29ø2ø Kokomo, IN t4ø
999 297Øø La Crosse-Onalaska, WI-MN 298
3t8 2978ø Lafayette, LA 2362
32ø 292øø Lafayette-West Lafayette, IN tø9t
999 2934ø Lake Charles, LA 13ø3
332 2942ø Lake Havasu City-Kingman, AZ 535
999 2946ø Lakeland-Winter Haven,* FL 2559
999 2954ø Lancasten, PA tlø8
33ø 2962ø Lansing-East Lansing, MI 758
999 297øø Lanedo, * TX t7t9
238 2974ø Las Cruces, * NM 6L7
332 2982ø Las Vegas-Henderson-Panadise,* NV Løø36
312 2994ø Lawrence, KS 347
999 3øø2ø Lawton, OK tL4
276 3ø74ø Lebanon, PA 348
999 3ø3øø Lewiston, ID-hJA 9ø
438 3ø34ø Lewiston-Auburn, ME 97
336 3ø46ø Lexington-Fayette, KY 1888
338 3ø62ø Lima, OH 64
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3ø78ø Little Rock-Nonth Little Rock-Conway,
,t 2ø82
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35ø 3tt4ø Louisville-leffenson County, KY-IN 4ø35
352 3t!8ø Lubbock, TX 2136
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356 3142ø Macon, GA 2L8
26ø 3146ø Madena, CA 214
357 3!54ø Madison, WI 38ø8
148 377øø Manchesten-Nashua, NH 968
358 3774ø Manhattan, KS 5t4
359 3186ø Mankato-Nonth Mankato, MN 43ø
36ø 379øø Mansfield, 0H 67
365 3258ø McAllen-Edinbung-Mission,* TX 35ø4
366 3278ø Medfond, 0R 747
368 3282ø Memphis, TN-MS-AR 3154
382 329øø Menced, CA 168
37ø 33tøø Miami-Fort Laudendafe-t'Jest PaIm Beach,*

FL 15259
176 33L4ø Michigan City-La Porte, IN \25
474 3322ø Mid1and, MI 261
372 3326ø Midland,* TX 1556
376 3334ø Milwaukee-l¡iaukesha-lllest A11is,* WI 2355
a-a 3346ø MinneapoJ.is-St. Paul-Bloomington,

:WI tl42l
3354ø Missoula, x MT 578

38ø 3366ø Mobile, AL 746
382 337øø Modesto, CA 454
384 3374ø Monnoe, LA 734
22ø 3378ø Monroe, MI 24ø
999 3386ø Montgomeny, AL tl25
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39ø }4ø6ø
3!4 34tøø
5øø 3458ø
arl4 3462ø

3474ø
3482ø

SC-NC
488 349øø
t62 3494ø
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Mongantown, WV Løt 16 ø tø
Mornistown, TN L51 t4t tø ø
Mount Vennon-Anacontes, l^JA 274 262 t2 ø
Muncie, IN 98 54 ø ø
Muskegon, MI L72 163 6 3
Myntle Beach-Conway-Nonth Myntle Beach,

5446 5ø27 64 15
Napa, CA L47 92 t6 ø
Nap1es-ImmokaLee-Marco Island,* FL 36Lø 2477 8 164

75
ø
ø

M
ø

2
ø
ø
t
ø

2
ø
ø

15
t

34ø
39

96t

2ø

4øø 3498ø Nashville- Davidson - -Murf neesbono - - Franklin,
TN L5ø4ø

4ø4 35tøø New Benn, NC 264
4ø8 353øø New Haven-Milford, CT Lt4ø
4ø6 3538ø New Orleans-Metainie,* LA 299L
4ø8 3562ø New Yonk-Newank-lersey City, x

NY-Nr-PA 4798t
5L5 3566ø Niles-Benton Harbor, MI L84
412 3584ø North Pont-Sanasota-Bnadenton,x FL 5658
278 3598ø Nonwich-New London, CT 646
999 361øø Oca1a,* FL 754
428 3614ø Ocean CÍty, * NJ 638
372 3622ø Odessa,* TX 556
482 3626ø Ogden-C1eanfield, UT 2678
4!6 3642ø Oklahoma City, * 0K 7933
5øø 365øø 0J"ympia-Tumwaten, WA Løø4
42ø 3654ø Omaha-Council Bluffs,* NE-IA 4192
422 3674ø Onlando-Kissimmee-Sanford,* FL 16115
L78 3678ø Oshkosh-Neenah, WI 513
999 3698ø Owensboro, KY 323
348 377øø Oxnand-Thousand Oaks-Ventuna, CA 1315
c'^c 3734ø PaIm Bay-Melbourne-Titusville,* FL L286

3746ø Panama City, FL 693
3762ø Pankensburg-Vienna, W t24

999 3786ø Pensacol-a-Ferry Pass-Bnent,x FL 1825
426 379øø Peoria, IL 891
428 3798ø Philadelphia-Camden-hlilmington, x

PA-N] -DE -MD 13631
999 38ø6ø Phoenix-Mesa-Scottsdale,* AZ 2ø347
34ø 3822ø Píne Bluff, AR 55
43ø 383øø Pittsburgh,* PA 4799
999 3834ø Pittsfield, fvlA 172
999 3854ø PocatelJ.o, ID 162
37ø 3894ø Port St. Lucie,* FL t394
438 3886ø Pontland-South Pontland, ME 1691
44ø 389øø Pontland-Vancouven-Hillsbono, * OR-WA

!2356
999 39!4ø Pnescott, AZ 968
148 393øø Pnovidence-Warwick, RI-MA L775
482 3934ø Pnovo-Orem, UT 53øø
444 3938ø Pueblo,* C0 L57
412 3946ø Punta Gorda,* FL 6Lø
376 3954ø Racine, WI 2ø7
45ø 3958ø Raleigh,* NC 1L647
452 3966ø Rapid City, 5D 671
428 3974ø Reading, PA 458
454 3982ø Redding, CA 242
456 399øø Reno,* NV 22L6
'^^ 4øø6ø Richmond, * VA 4372

4ø14ø Riverside-San Bernardino-Ontario, *
A tø166

999 4ø22ø Roanoke, VA 511
462 4ø34ø Rochester, MN 832
464 4ø38ø Rochesten, NY L789
466 4ø42ø Rockford, IL t5ø
468 4ø58ø Rocky Mount, NC 2L6

https :/iwvwv'.cens us.g oviconstr ucti onibps/bd/tb3u201 4_newunivbd

9t7t
264
484

244ø

t1796
184

4!74
288
7t3
447
43ø

199ø
6ø22
934

2639
98ø6

269
257
536

L24T
687
L22

L637
836

6379
71557

39
3ø89
132
142

!ø48
7474

5462
948

r447
2684
t57
6tø
159

768ø
524
322
24ø

t5ø7
3181

7222
425
62t

1267
134
2ø2

66
ø

228
t56

ø
84

ø
ø

22
28

t54
8

52
28

ø
ø

24
ø

tø
ø
2

t2
4ø

88
t4

6
58
4

74

tø7t
ø

254
T2

3
17

ø
]-24
92

ø
ø

95

5775
ø

6ø6
348

33776
ø

tLg4
34ø

36
Lø

L2ø
54ø

1689
6ø

1533
6tø6

228
24

689
43

ø
ø

L76
53

6523
85ø3

L6
957

4ø
ø

321
2ø7

6681
8

2ø9
242L

ø
ø

24
3963
134
172

ø
686

Tøø6

2649
72

189
428

ø
ø

4
55

163
ø

35
4

tø46
ø

72
13

6
2
5

32
78

6
63

2lø
t6

3
37

384
349

1
32

1
ø

22
74

28
ø

36
63

t4
L4ø

L338

164
6

24
L3ø

Lø
2Ø

Lø8
16
38

ø
36

6
2

ø
2
2
2

t2
2

ø
4

9ø
ø
4
ø
ø
ø

2ø7
ø

16
36
t2

ø

5øt
725

ø
69

ø
2ø

3
42

59
4

73
t67

ø
ø
ø
4
3

24
ø

ll
85

187
1_

2ø
87

ø
ø
T

93
8
6
ø

62
24

tø
4
3

t9
ø
ø

2

5n



311312017 https ://vww.census.g ov/constructi otVbpsibd/tb3u201 4_new.¡ni vbd

757øøøRome, GA
Sacnamento- -RoseviIIe- -Arden -Arcade,

4159
Saginaw, MI 2L8
Sa1em, OR 944
Salinas, CA 367
Salisbuny, MD-DE 2796
Salt Lake City, x UT 5318
San Angelo, * TX 629
San Antonio-New Bnaunfels,* TX tø196
San Diego-Car1sbad,* CA 6875
San Fnancisco-Oakland-Haywand, * CA tøøøt
San lose-Sunnyvale-Santa Clana,x CA 7øø37
San Luis Obispo-Paso Rob1es-Anroyo 6rande,

983
Santa Cruz-hJatsonville, CA 296
Santa Fe, * NM t6t
Santa Maria-Santa Barbara, CA 754
Santa Rosa, CA 663
Savannah, GA 22L7
Scranton - -t¡Jilkes -Banne- -Hazleton,

2298
Seattle-Tacoma-Bellevue, * [i'lA 27953
Sebastian-Vero Beach,* FL 7ø7
Sebring,* FL 92
Sheboygan, ti'lI tL2
Shenman-Denison, TX 27t
Shrevepont-Bossien City, LA L76t
Sierna Vista-Douglas, AZ 26t
Sioux City, IA-NE-SD 4ø8
Sioux FaIIs, SD 233ø
South Bend-Mishawaka, IN-MI 5L2
Spartanburg, SC L1ø8
Spokane-Spokane Va1ley, WA L96ø
Springfield, IL 457
Springfield, MA 5ø9
Spningfield, MO 2tø6
Spningfield, 0H 53
5t. C1oud, MN 576
5t. George, UT t628
St. Joseph, MO-KS tø7
St. Louis,* MO-IL 6998
State CoIIege, PA 5tø
Staunton-l,rJaynesbono, VA 6ø3
Stockton-Lodi, x CA t265
Sumten, * SC 289
Synacuse, NY 1155
TalLahassee, FL L26ø
Tampa-St. Petensbung-Cleanwater, x FL

!2386
Terre Haute, IN 338
Texarkana, TX-AR 139
The Villages,x FL 257ø
Toledo, OH Lø75
Topeka, KS 315
Tnenton, * NJ 368
Tucson, * AZ 325ø
Tulsa,* OK 4533
Tuscaloosa, AL 1386
Tylen, TX 4ø2
Unban Honolulu,x HM78
Utica-Rome, NY 234
Valdosta, GA 4Lø
Vallejo-Fairfield, CA 646
Victonia,* TX 837

47ø.4ø66ø
472 4ø9øø

CA
414 4ø98ø

4142ø
475øø

999 4154ø
482 4162ø
999 4166ø
999 4t7øø
999 4174ø
488 4t86ø
488 4794ø
999 42ø2ø

CA
488 427øø
tø6 42!4ø
999 422øø
488 4222ø
496 4234ø
999 4254ø

PA
5øø 4266ø
37ø 4268ø
999 427øø
999 431øø
2ø6 433øø
999 4334ø
999 4342ø
572 4358ø
c\^q 4362ø

4378ø
439øø

518 Mø6ø
522 44Løø
52t 44L4ø
52ø 44L8ø
272 4422ø
378 4tø6ø
999 4ttøø
3!2 4tt4ø
476 4t78ø
s24 443øø
277 4442ø
488 447øø
999 M94ø
532 45ø6ø
533 4522ø
999 453øø

423
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L29
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8ø!7

2ø
2

2ø
t4
32
86
25

t74
163
!22
166

3694
tø5
712
236

2237
3159

229
6ø84
2487
3716
1861

8t2
174
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2t2 182 ø428 4722,ø Vineland-Bnidgeton,* NJ
545 4726ø Virginia Beach-Nonfolk-Newport News,

VA-NC
' 473øø Visalia-Ponterville, CA

i738ø Waco, TX
- 4746ø Walla Wa1]a, WA

356 4758ø Wannen Robins, GA
548 47 9øø Wa s h i ngton -AnI ington -Alexand nia, *

DC-VA-MD-WV
999 4794ø t'laterLoo-Cedan Fa1ls, IA
999 48ø6ø l,'latertown-Fort Dnum, NY
554 4814ø hlausau, WI
43ø 4826ø tnJeirton-Steubenvíl1e, W-OH
999 483øø hlenatchee, lr'JA

999 4854ø t^lheeling, W-OH
999 4866ø Wichita Falls, TX
556 4862ø t¡'lichita, K5
558 487øø Williamspont, PA
999 489øø tnlilmington, * NC

548 49ø2ø Winchesten, VA-W
268 4918ø I'Jinston-Sa1em, NC

748 4934ø Woncesten, &q-CT
999 4942ø Yakima, l,lA
276 4962ø Yonk-Hanoven, PA
566 4966ø Youngstown-V'larren-Boardman, 0H-PA
472 497øø Yuba City, CA
999 4974ø Yuma, AZ

57t5
Lø92
L48ø

214
78ø

3766
836
6t6
!9ø
66t

3ø

1857
248
8r4
t6

7!7

ø

7ø
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ø
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11
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ø
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ø
ø
ø
4

T2
6
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8

5ø
8
ø

]-28
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22
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2
L3

L32
3
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T2

ø
3
2
3
5
2

24
ø

23
3
4
9
T
ø
ø

248ø4
4ø7
s19
383
46

46ø
6t

1-57
L5L5
2t4

22ø8
525

2ø85
L366

442
8t7
374
28ø
594

L24tl
334
tø7
2t8

28
433

9
tø7

!178
tø7

!367
523

1424
7256

352
721
3ø2
27ø
594

t2239
4ø

4ø8
t65

ø
2t
52
48

L3ø
95

823
ø

577
58
82
78
t2

ø
ø

22
4
ø
ø
6
ø
2

L7ø
L2
18

2
8ø
4Ø

2
6
ø

Lø
ø

x - MetnopoLitan areas whene aIl penmit offices ane
nequested to report monthly.
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Table 3au. New Privately Owned Housing Units Authonized
Unadjusted Units by Metropolitan Area

'*!". Annual 2Ø15

5 Units
or mone

Num of
St nuc -
tu res
hlith
5 Units
on moneCSA CBSA Name

999 tøt8ø Abilene, TX
784 LØ42ø Aknon, 0H
999 tø5øø Albany, GA
44ø Lø54ø Albany, 0R
tø4 tø58ø A1bany-Schenectady-Tnoy, Ny
7ø6 Lø74ø Albuquenque,x NM
999 tø78ø Alexandnia, LA
4ø8 Lø9øø A]Ientown-Bethlehem-Easton, * pA-Nl
999 L1,ø2ø Altoona, PA
tø8 Lttøø Amanillo, TX
2!8 L778ø Ames, IA
999 tt26ø Anchonage,x AK
22ø tt46ø Ann Arbon, MI
999 L\5øø Anniston-Oxfond-Jacksonville, AL
LL8 LL54ø Appleton, tatl
!2ø L77øø AsheviJ.Ie, NC
122 t2ø2ø Athens-Clanke County, GA
122 72ø6ø Atlanta-Sandy Spnings-Roswell,* GA
428 L2!øø Atlantic City-Hammonton,* NJ"" L222ø Aubunn-opeli-kar* AL

tL226ø Augusta-Richmond County, GA-SC
>Ð L242Ø Austin-Round Rock,* TX
999 1254ø Bakensfield, CA
548 t258ø Baltimore-Columbia-Towson, x MD
999 1-262ø Bangon, ME
t48 L27øø Barnstable Town, lr4A

999 1-294ø Baton Rouge, LA
37ø L298ø Battle Creek, MI
474 t3ø2ø Bay City, MI
999 L3l4ø Beaumont-Port Arthun, TX
999 L322ø Beckley, lrlV
999 1338ø Bellingham, WA
t4ø L346ø Bend-Redmond,x OR
999 t374ø Billings, MT
999 L378ø Binghamton, Ny
742 L382ø Binmingham-Hooven, x AL
999 L39øø Bismanck, ND
999 1398ø Blacksbung-Chnistiansbung-Radfond,

VA
L45 L4øtø Bloomington, IL
t44 L4ø2ø Bloomington, fN
t46 L4tøø Bloomsbung-Berwick, pA
147 L426ø Boise City, * ID
L48 L446ø Boston-Cambnidge-Newton, * MA-NH
216 L45øø Boulden, C0
Lrs.!l^L454ø BowJ.ing Green, Ky''474ø Bnementon-Silverdale, t^JA

1486Ø Bnidgeport-Stamford-Norwa1k, CT
1:+ tstgø BnownsvilLe-Harlingenr TX
999 L526ø Bnunswick, GA
76ø L538ø Buffalo-Cheektowaga-Niagana Fal1s,

NY
268 L55øø Burlington, NC

3and4
Total 1 Unit 2 Units Units

53s
967
2ø3
365

3623
2295

289
1356

1L7
88ø
555
933
42ø

67
Lttg
2t6L
Lts9

3ø342
7tø
838

3ø35
2237ø

22øø
8264

555
572

3569
59

t47
Lt32
!øø

Lt44
2227
1764

249
3733
7ø82

3ø3
792
L66
344

1185
2øt2
24t
943
tø8
564
196
695
39ø
6t

s68
!794

562
19995

351
826

2669
Lt857

2ø98
4587
197
55ø

3463
59
49

953
tøø
599

155ø
t274

7t
24I4

664

474
245
269
135

4295
4844
768
546
796
8øø

7129
535

4
4

26
6

7ø
L2
48

ø
ø
4
2

3ø
Ø

ø
32

ø
6

3ø
6

t2
2

372
6

tøø
8

!ø
2
ø
ø
2
ø

38
54

8
Lø6

ø
22

2
tø
tø

ø
6

4Tø
56
68
4

2Ø
58

ø

767
ø
ø
ø

76
L4

6
t6

6
ø
ø
ø
3
ø

85
ø
3
ø

t6
ø

ø
7
ø
ø

34ø
319
42
48

8
11
15

ø

t2
4

228
159

5

15
2L32

2L9
ø

4ø6
5

3!2
354
L48

3ø
ø

49L
367
591

tøt5ø
353

ø
364

tøø65
82

357t
334

6
Lø4

ø
98

t74
ø

422
623
479

72
13ø3

396

ø
L34
1L6

55
858

9463
383
485
Ltø

1767
83

Ø

24
t
1
3

142
t2

ø
28
t

3ø
15
T7

3
ø

43
27
28

792
18

ø
22

347
7

6ø
33

7
6
ø
2

t6
ø

29
22
19

2
26
15

ø
!2

6
ø

236
52

ø
7
4
ø
3

6ø
ø
ø

28
ø
ø

476
396
395
t9ø

5499
15ø36

L249
!147

918
2s98
I285

53s

ø
6
6
2

47
258

22
34
4

45
tø

ø

L677 992
tø32 736

64924
2

44
9
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71ø 28ø2ø
287øø

. 2814ø
999 2842ø
999 2866ø
3ø4 287øø
4ø8 2874ø
3t4 2894ø
316 29ø2ø
999 291øø
3t8 29!8ø
32ø 292øø
999 2934ø
332 2942ø
999 2946ø
999 2954ø
33ø 2962ø
999 297Øø
238 2974ø
332 2982ø
312 2994ø
999 3øø2ø
276 3øt4ø
999 3ø3øø
438 3ø34ø
336 3ø46ø
338 3ø62ø
2ac 3ø7øø

3ø78ø
,(

999 3ø86ø
346 3ø98ø
44ø 3tø2ø
348 3tø8ø
35ø 3174ø
352 37t8ø
999 3734ø
356 3742ø
26ø 3146ø
357 3t54ø
748 3t7Øø
358 3!74ø
359 3186ø
36ø 319øø
365 3258ø
366 3278ø
368 3282ø
382 329øø
37ø 331øø

FL
176 3314ø
474 3322ø
372 3326ø
376 3334ø
37^ 3346ø

!r,JI
: J354Ø
38ø 3366ø
382 337øø
384 3374ø
22ø 3378ø
999 3386ø
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Jonesboro, AR 482
Joplin, MO 531
Kahului-t'lailuku-Lahaina, x HI 5ø2
Kalamazoo-Portage, MI 623
Kankakee, IL 89
Kansas City, * MO-KS 8954
Kennewick-Richland, WA L464
Killeen-TempJ-e, TX 231ø
Kingspont-Bnistol-Bristo1, TN-VA 7ø5
Kingston, NY 3ø7
Knoxville, TN 3ø6ø
Kokomo, IN 44t
La Crosse-Onalaska, WI-MN 497
Lafayette, LA 2483
Lafayette-West Lafayette, IN 527
Lake Charles, LA lø34
Lake Havasu City-Kingman, AZ 636
Lakeland-lr'Jinten Haven,x FL 3ø39
Lancasten, PA L154
Lansing-East Lansing, MI Lø56
Laredo, * TX 1848
Las Crucesr* NM 76ø
Las Vegas-Hendenson-Panadise,* NV tø6ø5
Lawnence, KS 839
Lawton, 0K tøø
Lebanon, PA 384
Lewiston, ID-hJA 139
Lewiston-Aubunn, ME 74
Lexington-Fayette, KY 22ø6
Lima, OH 77
Lincoln, NE 2548
LittIe Rock-North Little Rock-Conway, 

2699
Logan, UT-ID 614
Longview, TX 248
Longview, WA 778
Los Angeles-Long Beach-Anaheim,* CA 34ø34
Louisville-Jeffenson County, KY-IN 3979
Lubbock, TX 1856
Lynchbung, VA 797
Macon, GA 317
Madera, CA 2ll
Madison, tr,JI 3498
Manchesten-Nashua, NH 92t
Manhattan, KS 496
Mankato-Nonth Mankato, MN 8ø8
Mansfield, 0H 62
McAllen-Edinburg-Mission,* TX 43ø6
Medfond, OR 717
Memphis, TN-MS-AR 395L
Merced, CA 232
Miami-Fort Laudendale-West Pal-m Beach,*

2345ø
Michigan City-La Porte, IN 159
Midland, MI t3ø
Mídland,* TX Lø3ø
MiLwaukee-Waukesha-l,'JestAIIis,*WI 3øøt
Minneapolis-St. Paul-Bloomington,

1L673
Missoula,* MT 574
Mobile, AL 9ø7
Modesto, CA 4t3
Monroe, LA 6ø5
Monroe, MI 297
Montgomeny, AL Lø99

3ø8 2786ø
3ø9 279øø
999 2798ø

4ø2
445
332
5øt

89
4547
722t
184ø
4t9
t48

2592
t66
233

L973
475
788
626

3øø3
968
496

!ø32
7t9

78ø5
372
96

347
63
74

1381
64

!ø9ø

36
3ø
24
46

ø
2ø6

2
386

8
tø
4

t42
36
t2
24

178
tø

8
18

2
ø
2

32
ø
4
ø
4
ø

26
ø
4

52
ø
8

Lø
862

62
64

2ø
Lø

6
ø

278
2ø

8
4

74
tø
22

ø
M

44
8

28
28

ø
28ø

4
4
ø
4
ø
ø
3

2ø
ø

32
ø
ø
ø

18
27
28
2L

9
ø
ø
ø
ø

22
13

ø

L8
53
4
ø

454
8ø

8
3

72
ø

82
4
ø

136
ø

tø7
tt

ø
ø

ø
48

118
48

ø
3921

237
8ø

278
L45
464
133
225
478

28
36

ø
28

168
54ø
789

11
2747
458

ø
37
72

ø
777

ø
r454

146
t6

7
24
11
15

3
t2
t4

1
4
ø
4

t2
t4
15

T

2øt
4
ø
2
6
ø

4t
ø

42

54
2ø
t
ø

55ø
67
56

9
ø
ø

45
7ø
Tø
22

ø
45

5
4ø

ø

4ø3
t
ø

t2
47

64
tl
25

ø
5
6

2ø

ø
7

t7
2
ø

L487
368
221
168

8447
2734

958
59r
245
2rt

L4ø6
557
34ø
245

62
2929

6ø4
2573

228

tL42
193

15
ø

24271
tLø3

826
2ø7

ø
ø

t952
34ø
t46
42!

ø
992

82
t37ø

ø

175
ø
ø
ø
ø

2
ø
ø

58

62
tø
tø

ø
4
4
ø

7\42
99

1ø8
766

1369

t6ø59
5ø

ø
264

1588

677ø
292
648
4t3
555
243
764

4776
257
249

ø
25
44

319
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39ø 34ø6ø Mongantown, trlV !66 24 2
314 34!øø Monnistown, TN 188 186 2
5øø 3458ø Mount Vernon-Anacortes, hlA 438 4tø 28
)c4 3462ø Muncie, IN 46 46 ø

3474ø Muskegon, MI 247 24t ø
3482ø Myntle Beach-Conway-North Myrt1e Beach,

sc-Nc 6t54 5763 tøø
488 349øø Napa, CA 172 t7ø 2
t62 3494ø Naples-ImmokaLee-Manco Is1and,* FL 4ø6ø 3ø78 6
4øø 3498ø Nashville - Davidson - -Murf reesbono- - F ranklin,

TN 18291 tt4L7 62
4ø4 357øø New Benn, NC 435 315 ø
4ø8 353Øø New Haven-Milford, CT 7167 422 28
4ø6 3538ø New 0nleans-Metairie,* LA 2495 2ø93 54
4ø8 3562ø New Yonk-Newark-lersey City,*

NY-NI-PA 86424 ttt67 1366
5L5 3566ø Niles-Benton Hanbon, MI 2ø8 L68 ø
4!2 3584ø North Port-Sarasota-Bnadenton,x FL 7t4l 4992 4ø
278 3598ø Norwich-New London, CT 531 238 2
999 367Øø Ocala,x FL 1-ø55 tø55 Ø

428 3674ø Ocean City,* NJ 6L4 453 L34
372 3622ø Odessa,* TX 6tZ 468 ø
482 3626ø Ogden-Clearfield, UT 3t2ø 23t9 22
476 3642ø Oklahoma City,* OK 6øø4 5518 196
5øø 365øø Olympia-Tumwater, WA Lø2ø 88L 6
42ø 3654ø Omaha-Council Bluffs,* NE-IA 4157 2973 12
422 3674ø Onlando-Kissimmee-Sanfond,* FL 2ø474 L2ø38 t32
7t8 3678ø Oshkosh-Neenah, WI 7Iø 3ø3 26
999 3698ø Owensboro, KY 243 233 2
348 37Løø Oxnard-Thousand Oaks-Ventuna, CA L433 678 8
o^q 3734ø PaIm Bay-Mefbounne-Titusville,* FL 1918 16ø9 2

3746ø Panama City, FL 988 8ø8 4
3762ø Parkersburg-Vienna, t,rJV !77 137 Lø

999 3786ø Pensacola-Fenny Pass-Brent,* FL 2634 2ø17 Lø
426 379øø Peoria, IL 5ø2 424 2ø
428 3798ø Philadelphia-Camden-Wílmíngton, *

PA-NI-DE-MD 72317 6548 258
999 38ø6ø Phoenix-Mesa-Scottsdale,* AZ 224ø2 16621- 168
34ø 3822ø Pine Bluff, AR 31 2I Iø
43ø 383øø Pittsburgh,* PA 5264 3293 9ø
999 3834ø Pittsfield, l4A 214 7ø6 ø
999 3854ø Pocatello, ID 19ø L68 2
37ø 3894ø Pont St. Lucie,* FL l6øt !268 28
438 3886ø Pontland-South Pontland, ME 198ø 1584 58
44ø 389øø Portland-Vancouven-Hillsboro, x 0R-WA

t3967
L377
1"818
4549
282

tL29
2L7

Ltg87
798
4t6
375

2787
4875

3
ø
ø
ø
ø

L3 3
e
(

l

7
ø
ø
ø
ø

276
ø

723

746
t2ø
674
342

15
ø

253

72887
28

1886
287

ø
18

t44
656
286
L25

1.L65
8218

378
ø

664
299
168

3ø
599

58

6554
228
192

t3ø3
62

L7Z
ø

3267
226

71
5ø

773
7t54

188ø
349

rtø7
Iø72

ø
ø

27
ø

t7tø
L

82
tt

ø
2
3

6ø
tt

7
27

269
18

ø
35

9
7
5

28
4

38

66
ø

37
6

t73
5

32
3

6

tøø4
t2

223
4
ø
9
ø

123
4
8
7

86
3
8

83
8
8
ø
8
ø

999
t48
482
444
4t2
376
45ø
452
428
454
456
o1^

3974ø
393øø
3934ø
3938ø
3946ø
3954ø
3958ø
3966ø
3974ø
3982ø
399øø
4Øø6ø
\,øt4ø

7tø2
ttzø
1482
3ø98

2øø
947
189

8694
572
343
32t

2øøø
36t9

192
t2
88
3ø
2ø

6
28
22

ø
2
ø

t4
22

Pnescott, AZ
Pnovidence-Warwick, RI-MA
Pnovo-Orem, UT
Pueblo, * CO

Punta Gonda,* FL
Racine, WI
Raleigh, x NC

Rapid City, 5D
Reading, PA
Redding, CA
Reno, x NV
Richmond, x VA
Riverside-San Bennandino-Ontanio, *

451
186

ø
138

ø
2ø

9
39

5ø6ø
5427

ø
1743
tø8

ø
296
299

276
256

ø
45

4
ø

19
2ø

119
t7
56

118
ø
4
ø
4
ø
ø
4
ø

8ø

2ø7
9

t2
66

3
tl

ø
9t

9
5
7

44
37

L53
t2
31
51

ø
ø

tL4
4
3

745
ø
ø

t6
2
8

54
44
14

t
999 4ø22ø Roanoke, VA
462 4ø34ø Rochester, MN

464 4ø38ø Rochester, NY
466 4ø42ø Rockford, IL
468 4ø58ø Rocky Mount, NC
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1776
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781-6
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L381
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9389øRome, GA
Sacnamento- -Roseville- -Anden -Arcade, *

6!84
Saginaw, MI 382
Salem, OR t297
Salinas, CA 587
Salisbuny, MD-DE 3ø3t
Salt Lake City,* UT 6755
San Angelo, * TX 236
San Antonio-Nehl Bnaunfelsr* TX 7824
San Diego-Canlsbad,* CA 9883
San Fnancisco-Oakland-Haywand,x CA 13386
San lose-Sunnyvale-Santa CIana,* CA 5788
San Luis Obispo-Paso Robles-Anroyo Grande,

827
Santa Cnuz-Watsonville, CA 335
Santa Fe, x NM tLø
Santa Mania-Santa Banbana, CA Lø82
Santa Rosa, CA 627
Savannah, 6A 24ø7
Scnanton - -Wilkes - Banne- -Hazleton,

831
Seattle-Tacoma-Bellevue,x WA 25øø8
Sebastian-Vero Beach,* FL 873
Sebning,* FL 162
Sheboygan, WI L23
Shenman-Denison, TX 34ø
Shnevepont-Bossier City, LA LIø7
Sienra Vista-Douglas, AZ 2L5
Sioux City, IA-NE-SD 5Lø
Sioux FaIIs, SD L926
South Bend-Mishawaka, IN-MI 524
Spartanbung, SC l4t8
Spokane-Spokane VaIIey, WA 2738
Spningfield, IL 383
Spningfield, MA 458
Spningfield, M0 2223
Spningfield, OH 63
St. Cloud, MN 858
St. George, UT 1658
St. Joseph, MO-KS 2Ll
5t. Louis,* MO-IL 7698
State CoIIege, PA 389
Staunton-Waynesbono, VA 287
Stockton-Lodi, x CA 2431
Sumten, * SC 2t7
Syracuse, NY \I94
TaLl-ahassee, FL 896
Tampa-St. Petensbung-CIearwater,* FL

1s653
Tenre Haute, IN 215
Texarkana, TX-AR 333
The Villages,* FL 1568
Toledo, 0H 7L5
Topeka, KS 388
Trenton, * NJ 896
Tucson, * AZ 2428
Tulsa,* OK 3774
Tuscaloosa, AL 747
Tylen, TX 47ø
Unban Hono1ulu, * HI 3833
UtÍca-Rome, NY 246
Valdosta, GA 627
Vallejo-Fairfield, CA 1'434
Victonia,* TX 139

47ø 4ø66ø
472 4ø9øø

CA
a'14 4ø98ø

+142ø
4!5øø

999 4754ø
482 4162ø
999 4166ø
999 417øø
999 4774ø
488 4186ø
488 4794ø
999 42ø2ø

CA
488 421øø
tø6 42!4ø
999 422øø
488 4222ø
496 4234ø
999 4254ø

PA
5øø 4266ø
37ø 4268ø
999 427øø
999 43tøø
2ø6 433øø
999 4334ø
999 4342ø
572 4358ø
o^^ 4362ø

4378ø
439øø

5t8 44ø6ø
522 44!øø
521 4414ø
52ø 4418ø
272 M22ø
378 41ø6ø
999 4trøø
312 4tL4ø
476 4L!8ø
524 M3øø
277 4442ø
488 M7øø
999 M94ø
532 45ø6ø
533 4522ø
999 453øø

999
999
422
534
999
4ø8
536

4546ø
455øø
4554ø
4578ø
4582ø
4594ø
46ø6ø
46t4ø
1622ø
4634ø
4652ø
4654ø
4666ø
467øø
47ø2ø

999
999
999
488
544

4 ø ø

5t75
156
8ø7
315

25t2
3762

236
6478
3222
48ø4
L897

8øø
8646

849
156
tøt
322

tø23
139
349

1ø69
38ø

14t8
!46r

289
4Ø5

!256
6T

376
t6r4

94
5ø54

3L4
287

77ø8
217
615
737

9739
79
69

1568
649
354
284

2226
2885

453
42ø
982
224
6ø3

7ø36
139

88
62
tø

2
138

28
Ø

82
54

L28
18

4
ø
ø

32
2
2

ø
47ø

ø
6
4

L2
Ø

ø
L2

L2ø
ø
ø

76
54
34
t4

2
ø
ø
4

34
2
ø

24
ø
4
4

Lø4
62

8
ø

M
22
t2
18
7ø
82
32

ø
2

T4
2
ø

ø
13

ø
87
38

ø

2ø
575

ø
ø
ø
ø
ø
ø

tø
67

ø
ø

t9
3
4
4
ø

t2
19
4

115
4
ø
ø
ø

19
3

93
32

ø
ø
ø

12
3
ø

84
t6
18

ø
4
ø
ø
ø

9ø5
161
48ø
27ø
318

28ø7
ø

1186
6378
8337
3779

L39
67ø
t44

ø
tt82

37
15

949
ø

47ø
25

Lø9
2495

69
ø

699
ø

556
L52

57L7
42

256
ø

22
ø

597
t84
73s
t96

t6
3
ø
ø

63
158

ø
78

229
717

94

38
5

38
22
33
63

ø
tsø
227
215
135

692
2ø2
ltø
4tt
43r

2357

L25
t2ø

ø
s52
t5ø

48

18
t6

ø
t4
t6

3

2
91

1
ø
3
t

TI
t2

6
48
t2

ø
47

3
t

35
ø

22
4

13
82

3
ø

29
ø

29
8

65
2
8
ø
4
ø

27
3

38
8
ø

9ø
2
2

2t
ø

2

1

tl
t53t7

24
ø

18
6

84
76

ø
2857

16
Tø

396
ø
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237 18s ø428 4722ø Vineland-Bridgeton,* NJ
545 4726ø Virginia Beach-NonfoJ.k-Newpont News,

VA-NC
q^6 473øø Visalia-Ponterville, CA

4738ø h'laco, TX
4746ø t^laIla t'la1la, hJA

356 4758ø Wannen Robins, GA
548 47 9øø t'la s hin gton -Arlin gton -Alexa nd ria, *

DC-VA-MD-WV
999 4794ø WaterLoo-Cedan Falls, IA
999 48ø6ø Watentown-Fort Dnum, NY
554 48t4ø Wausau, llJI
43ø 4826ø t¡Jeirton-Steubenville, W-OH
999 483øø Wenatchee, WA

999 4854ø Wheeling, tlIV-OH
999 4866ø Wichita Falls, TX
556 4862ø Wichita, KS
558 487øø trlilliamspont, PA
999 489øø Wilmington,* NC

548 49ø2ø Winchesten, VA-W
268 4978ø Winston-Sa1em, NC

148 4934ø Worcesten, MA-CT
999 4942ø Yakima, WA

276 4962ø Yonk-Hanoven, PA
566 4966ø Youngstown-Warren-Boandman, 0H-PA
472 497øø Yuba City, CA
999 4974ø Yuma, AZ

ø 52

6722
L275
t5ø7
2L4

tø48

4ø24
7729
592
194
748

26ø8
9ø

74t
76

3øø

18
56
86
4
ø

72
ø

88
ø
ø

5ø

89
8

35
2

38

86
8
t
ø
ø
7
3
ø

34
ø

13
5

t7
3
ø
3
L
8
ø

23øø7
4L4
t47
241
48

593
115

8ø
2ø2!

159
2358

774
2ø44
1385

395
778
311
37!
768

L2638
328
t37
229
48

49ø
7t
8ø

1153
!43

7646
637

t6ø2
tr52

39ø
7ø7
299
242
765

t2ø
6
ø
I
ø

L4
2
ø

366
16

L34
ø
I

24
2
2
ø
ø
ø

8ø
tø

ø
ø

89
42

ø
452

ø
57ø
L37
43ø
L96

ø
53
L2
97

ø

TTøT99
ø
ø
4
ø
ø
ø
ø

5ø
ø
8
ø
4

13
3

!6
ø

32
3

x - Metnopolitan areas whene aII permit offices ane
nequested to nepont monthly.
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Total lUnit 2Units

New Pnivately Owned Housing Units Authorized
Unadjusted Units by Metnopolitan Area

Decemben 2Øt6 Year-to-Date

3&4
Units

5 Units
on mone

Num of
Stnuc -
tures
with
5 Units
or moneCSA CBSA Name

999 Lø18ø
r84 tø42ø
999 rø5øø
44ø tø54ø
1ø4 tø58ø
!ø6 tø74ø
999 Lø78ø
4ø8 LØ9øø
999 7Lø2ø
7ø8 7t7øø
218 LttSø
999 Lt26Ø
22ø Lt46ø
999 L15øø
tt3 Lls4ø
t2ø tt7øø
r22 r2ø2ø
t22 12Ø6ø

t2tøø
1222ø

- - L226ø
999 L242ø
999 L254ø
548 L258ø
999 ]-262ø
148 127øø
999 L294ø
3!ø t298ø
474 t3ø2ø
999 r3t4ø
999 1_322ø
999 t338ø
t4ø t346ø
999 L374ø
999 L378ø
r42 t382ø
999 t39øø
999 t398ø

VA
t45 L4øtø
r44 t4ø2ø
t46 t4tøø
747 !426ø
748 1446ø
2t6 145øø
' 1454ø

,474ø
+-- 1486Ø
754 t5r8ø
999 1526ø
76ø 7538ø

NY

16
tø2

8
ø

6ø
172
t2

ø
32

ø
2ø

ø
ø
ø
ø

6ø
59

ø
ø
ø
6

ø
ø

46
Lø

tl26
5øø

ø
153

ø
ø

459
2L6

ø
ø

t32
1038

31
t3ø4ø

73!
36

34ø
8385
t48

3197
15

ø
ø
ø
ø

t64
ø

368
358

72
Ø

762
t9t

Abilene, TX
Akron, 0H
Albany, GA
A1bany, OR

AJ.bany-Schenectady-Troy, x NY
Albuquerque, * NM

Alexandria, LA
Allentown-Bethlehem-Easton, PA-NJ
Altoona, PA
Amarillo, TX
Ames, IA
Anchorage,* AK
Ann Arbor, MI
Anniston -Oxford - JacksonvíIle, AL
AppIeton, t'JI
Asheville, NC

Athens-Clanke County, 6A
Atlanta-Sandy Spnings-Roswell, GA

Atlantic City-Hammonton,x NJ
Aubunn-0pe1ika, AL
Augusta-Richmond County, GA-SC
Austin-Round Rock, TX
Bakensfield, cA
BaLtimore-Columbia-Towson, * MD

Bangor, ME

Barnstable Town, l'44

Baton Rouge, x LA
Battle Creek, MI
Bay City, MI
Beaumont-Pont Arthun, TX
Beckleyr* W
Bellingham, hlA
Bend-Redmond,0R
BiIlings, MT
Binghamton, NY
BÍrmingham-Hooven, x AL
Bismanck, ND
Blacksburg-Christiansburg- Radford,

Bloomington, IL
Bloomingtonr* IN
Bloomsbung-Berwick, x PA
Boise City, x ID
Boston-Cambridge-Newton, * MA-NH
Boulden, CO
Bowling Green, KY
Bnementon-Silverdale, * WA

Bnidgeport-Stamfond -Norwa1k, * CT
Bnownsville-HarIingen, TX
Bnunswick, GA
Buffalo-Cheektowaga -Niagana FaIls, *

3ø2
574
2ø7
3ø3

279ø
2461

239
482

ø
639
577

tø46
216

57
544

2754
518

36T2L
1ø83

9ø6
2951

22242
2ø3!
8ø4ø

L39
91

34L9
2

t2
6t6

7ø
1138
22t8

537
t

3463
835

294
57ø
153
293

1353
1927

239
329

ø
625
tr2
751
2t6
49

37ø
t7ø6

457
22931

336
854

2543
t36ø9

1863
4697

86
91

3395
2

t2
452

7ø
686

t76r
525

1
27øt

622

8
ø
ø
ø

82
6
ø
Ø

ø
L4

ø
26

ø
ø

42
tø
1"4

48
8

L6
8

76
8

t46
6
ø
4
Ø

ø
ø
ø

24
4ø

ø
ø
ø

16

ø
ø
4
3

3ø8
37ø

18
38
t5
22
92

ø

84
t29
175

22
tø14
6865
1ø98

276
168

1133
48

ø

ø
ø
6
2

72
42

ø
t4

ø
ø

24
19

ø
ø
9

47
6

2ø2
3ø

3
L5

283
15
59

3
ø
ø
ø
ø
5
ø

18
T4

1
ø

23
5

3
8
7
4

52
278

63
27
tø
23

7
ø

69

ø
4
8
ø

29
28

2

ø
ø
ø
ø
ø

53
ø
8
ø
ø

216
3ø7
5ø7
151

674ø
t3ø77

1813
979

Tø6ø
t9L7

969
522

t32
t76
292
t24

5396
5268

669
595
863
7t4
813
522

ø
2

3ø
2

22
5L4

28
7ø
L4
48
L6

ø
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268 t'Søø
999 1554ø
548 L568ø
784 L594ø

2 L598ø
+ L6ø2ø

456 L6t8ø
999 1622ø
768 t63øø
548 1654ø
999 t658ø
!7ø t662ø
999 t67øø
772 L674ø
999 L682ø
t74 L686ø
999 L694ø
t76 L698ø
999 L7ø2ø
\78 L7t4ø
999 173øø
774 t742ø
784 L746ø
518 L766ø
999 L778ø
999 L782ø
19ø L786ø
192 t79øø
t94 1798ø
294 t8ø2ø
1 98 1814ø

1858ø
t87øø

999 1888ø
FL

999 L9ø6ø
2ø6 L9TØø
999 L9!8ø
38ø L93øø
2ø9 7934Ø
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Bunlington, NC
Bunlington-South Bunlington, VT
California-Lexington Pank,* MD

Canton-Massillon,0H
Cape Coral-Fort Myens,* FL
Cape Girandeau, M0-IL
Canson City, * NV
Caspen, WY

Cedan Rapids, IA
Chambensbung-Waynesboro, x PA
Champaign-Unbana, IL
Chanleston, t^jV

Charleston-North Chanleston,* SC
Charlotte-Concord -Gastonia, NC-5C
Charlottesville, VA
Chattanooga, TN-GA
Cheyenne, lalY

Chicago-NapenviIle-EIgÍn, IL-IN-WI
Chico, CA
Cincinnati, OH-KY-IN
ClanksvÍI1e, * TN-KY
Cleveland, TN
Cleveland-Elyria, OH

Coeun dAlene, ID
College Station-Bnyan, TX
CoLonado Spnings, x CO
Columbia, * MO

Columbia, x SC
Columbus, GA-AL
Columbus, IN
Columbus, OH

Conpus Chnisti, TX
CorvalJ.is, OR

Cnestview-Fort t¡Jalton Beach-Destin, *

839
643
698
466

54]-7
ø

t59
165
65ø
257
695
188

6936
19353

9ø5
2t7L

469
19469

549
5859
!679

383
2955
1498
2856
5t67
t3ø4
4625
886
3øø

8249
L268
t27

653
25s
689
4øt

4ø92
ø

87
L57
45L
248
!79

58
4758

1-2989
599

1454
422

8118
297

3932
1316

27ø
2653
1ø83
t2t4
36ø9

863
3914

615
3øø

4ø4ø
1243

85

214ø
44

29846
ø

1662

1525
!ø2tt

3758
5728

223
Lt24
Ll7
Lø6

2957
t26
4øt
135

22t7
3t6
283

1
69
62

636
624

t2
52

ø
4

L22
ø
ø
ø

LL4
2
4

18
18
54

8
38

ø
L86

ø
L54

72
24
5ø
2ø

t96
tø
2ø

ø
2
ø

4ø
6
6

t4
318

34
782

ø
4
4
4

2ø
ø

88
ø

9ø
8
4
ø
ø
8

22
38

t2
24
4

15
24ø

ø
ø
8

5ø
7
ø

24
tø
t7

ø
14
t4

678
39

126
77
49
49

7
118

ø
4
ø
7
ø

28t
t9

3

L62
3!2

5

46
963

ø
72

ø
35

ø
51-2

88
2L5ø
6293

298
665

33
1.ø487

2r3
1647
2r4

4ø
2ø3
388

1328
1-548
4t7
7tL
262

ø
3888

ø
33

375
ø

25187
ø

84

65
166

28
2t

1
325
t7
84
28

3

54

6
13

1
9

Ø

9
ø
1
ø

t6
8

t7
29
6ø
5ø
Tt
38
t7

ø
t69

ø
2

Cumbenland, MD-WV
Dallas-Fort tdonth-Anlington, TX
Danville, IL
Daphne-Fairhope-Foley, AL
Davenpont-MolÍne-Rock Island, * IA-IL

Dayton, 0H
Decatur, AL
Decatun, IL
Deltona-Daytona Beach-Ormond Beach,

Denven-Aunora-Lakewood, CO

Des Moines-t'Jest Des Moines, IA
Detnoit-hJannen-Dearbonn, MI
Dothan, AL
Doven, * DE
Dubuque, IA
Duluth, MN-WI
Dunham-ChapeJ. HiIl,x NC

East Stroudsbung, PA
Eau Claine, WI
E1 Centro, CA
Eì Paso, * TX
Elizabethtown-Fort Knox, KY
Elkhart-Goshen, IN
Elmina, NY
Enid, 0K
Enie, PA
Eugene, 0R
EvansviIIe, IN-KY

2529
44

55618
ø

1913

8
ø

323
ø

737

t6
ø

463
ø

I4

2
23

ø
ø

2l
248

78
Tø4

L
9
2
2

54
ø

15
1

77
2t

ø
ø
ø
t

15
lø

6
ø

262
ø

3ø

ø
Ø

4
ø

ø
ø
ø
ø

3
58
23

ø
ø

2L2 t938ø
29ø 1946ø
999 L95øø
422 L966ø

FL
2t6 7974ø
2t8 1978ø
22ø t982ø
222 2øø2ø
428 2øtøø
999 2ø22ø
999 2ø26ø
45ø 2ø5øø
4ø8 2ø7øø
232 2ø74ø
999 2ø94ø
2aq 2t34ø. uø6ø

2t14ø
236 273øø
999 2142ø
24ø 2!5øø
999 2t66ø
999 2t78ø

4ø6
L224

189
39

348
9øt
185

39

2ø27
2L322

672ø
7536

229
L276

2ø5
139

4388
t26
725
t42

3ø52
465
287

t
69

tøø
Tø74

926

ø
58
T2

t22
ø
4
ø
ø
I
ø

24
ø

7t
t2

ø
ø
ø
ø
ø

t2

482
Lø735
2916
t5ø4

6
TM

84
29

t4ø3
ø

212
7

674
L29

ø
ø
ø

3ø
416
2s2
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'999 2!82ø
244 22ø2ø
999 2214ø
246 22t8ø

i 2222ø
AR-MO

999 2238ø
22ø 2242ø
999 22søø
999 2252ø
999 2254ø
999 2266ø
999 229øø
258 23ø6ø
26ø 2342ø
999 2346ø
264 2354ø
r22 23s8ø
276 239øø
rø4 24ø2ø
999 2422ø
999 2426ø
999 243øø
266 2434ø
999 245øø
216 2454ø
267 2458ø
268 2466ø
274 2478ø
273 2486ø
q99 25ø6ø

25!8ø
, 2522ø

276 2s42ø
277 2ssøø
278 2ss4ø

CT
999 2562ø
28ø 2586ø
999 2594ø

SC
496 2598ø
999 26!4ø
284 263øø
999 2638ø
288 2642ø

TX
77ø 2658ø
29ø 2662ø
292 2682ø
294 269øø
!68 2698ø
296 27ø6ø
999 27tøø
298 2714ø
297 27t8ø
3øø 2726ø
ooc 2734ø

275øø
'2774ø

3Ø6 2778ø
3ø8 2786ø
3Ø9 279øø
999 2798ø
37ø 28ø2ø
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Fainbanks, * AK 11 11 ø
Fargo, ND-MN 2484 tl97 4ø
Farmington,* NM lø4 tø2 2
Fayetteville, * NC 953 833 8
FayettevÍI1e -Springdale- Rogers,

4333
6L6
t74
28t
272
284

3524
6ø3

1474
2686

45
9Lø

1383
347
263
3L4
292
599

3655
242

2334
878

2735
6ø6

54\4
1759
92\
652

1555
643

Hattiesbung, MS

Hickory- Lenoir-lvlonganton, NC

Hilton Head Island-Bluffton-Beaufont,

2ø54 84t
t29 69
537

696
276
378
45

427

Huntington-Ash1and, WV-KY-OH
Huntsville, * AL
Idaho Falls, ID
Indianapolis -Carmel-Anderson, IN
Iowa City, IA
Ithaca, NY
Jackson, MI
Jackson, MS

Jackson, TN
lacksonville, x FL
Jacksonville, * NC

JanesviLLe-Be1oit, WI
Johnson City, TN
Johnstown, PA
Jonesboro, AR
JopIin, M0
Kahului -!,Jailuku - Lahaina, * HI
Kafamazoo-Portage, MI

44643
154

2992
873

7554
T6Lø

89
6

L64ø
167

11698
8ø3
162
t48

5
956
165
567
111

35397
134

232ø
825

5643
423

11
6

1636
167

8499
785
156
96

5
52ø
139
256
111

ø
47

ø
9

ø
35

ø
ø

74
6
6

tt
ø
3
ø
ø

ø
t2t2

ø
tl2

Flagstaff, AZ
F1int, MI
Florence, SC
FLonence-Muscl-e Shoals, AL
Fond du Lac, hll
Font Collins,x C0
Fort Smith, AR-OK
Fort hlayne, IN
Fresno, * CA
Gadsden, AL
Gainesville, FL
Gainesville, GA
Gettysburg, * PA
Gl"ens FaIls, NY
Grand Fonks, ND-MN
Gnand Island, NE

Grand Junctionr* C0
Grand Rapids-Wyoming, MI
Great Fal1s, MT
Gneeley, CO

Gneen Bay, tall
Gneensboro-High Point,* NC

Gneenville, NC

Gneenville-Anderson-MauIdin, SC
Gulfport-Biloxi-Pascagoula, MS

Hagenstown-Mantinsbung, MD-WV
Hammond, LA
Harrisburg-Car1isle,* PA
Harrisonburg, * VA
Hantford-tdest Hantfond-East Hantford, x

Hinesville, GA
Homosassa Spnings, FL
Hot SpnÍngs, AR
Houma-Thibodaux, LA
Houston-The Woodlands-Sugan Land,

t62
6
ø
6
6
ø

36
t28

58
3ø

ø
ø
ø
ø
ø
Ø

Lø
tø
4ø

2
22
2ø
I

56
26
26

6
6
6
ø

3ø
4
2

ø
ø
Ø

ø
2

118
8
ø

L2
2L8

4
tØ

ø
ø
Ø

Lø8
ø
6
ø
ø

54
26
88

ø

34t4
378
126
275
794
7t

t6r4
346

1ø38
233ø

45
4ø9
853
347
198
123
tø3
498

1644
153

1798
692

1635
21\

4757
1.597
9t2
646

11.62
6t9

75ø
232
48

ø
72

2L3
1813

96
378
287

ø
5ø1.
53ø

ø
54

19t
t76

91
t9ø7

84
473
t62

tø92
339

t2øø
97

ø
ø

368
24

7
ø
ø
ø
ø
ø

6I
33

ø
45

ø
ø
ø
ø

TT
ø
3
ø

64
3

4t
4
ø
ø

31
39

3
ø

L9
ø

58
t2

ø
ø

9ø
28

ø
ø
4
ø

47
ø
ø
ø
ø

t7
ø

27
ø

45
5
4
ø

t2
13

115
6

27
34

ø
26
t9

ø
7
4

1L
2

79
3

46
t6
53
2t
41
tø

ø
ø

25
2

587
276
363
45

422

ø
15

ø
ø

ø
ø
ø
ø
3

33
2ø

ø

ttsø
36
44

9ø7ø
ø

672
36

t6ø3
1155

68
ø
ø
ø

3ø44
18

ø
52

ø
265

ø
196

ø

aø9

1

262
ø

28
T

76
23
t
ø
ø
ø

94
3
ø
7
ø

13
ø

23
ø
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!76 287øø
3t2 281.4ø
999 2842ø
goc 2866ø

287øø
2874ø

3t4 2894ø
3!6 29ø2ø
999 291øø
318 2918ø
32ø 292øø
324 2934ø
332 2942ø
999 2946ø
999 2954ø
33ø 2962ø
999 297øø
238 2974ø
332 2982ø
312 2994ø
999 3øø2ø
276 3ø!4ø
999 3ø3øø
438 3ø34ø
336 3ø46ø
338 3ø62ø
339 3ø7øø
34ø 3ø78ø

AR
999 3ø86ø
2n< 3ø98ø

31ø2ø
3tø8ø

35ø 3tt4ø
352 3tt8ø
999 3134ø
356 3742ø
26ø 3746ø
357 3154ø
t48 377øø
358 3!74ø
3s9 3L86ø
36s 32s8ø
366 3278ø
368 3282ø
382 329øø
37ø 33tøø

FL
t76 3314ø
474 3322ø
372 3326ø
376 3334ø
378 3346ø

MN-t^JI
999 3354ø
38ø 3366ø
382 337øø
2^^ 3374ø

',378Ø- i¡aoø
39ø 34ø6ø
5øø 3458ø
294 3462ø
266 3474ø
396 3482ø

Kankakee, IL t7
Kansas City, MO-KS 7øø63
Kennewick-Richland, * WA 156ø
Killeen-Temple,x TX 2119
Kingspont-Bnistol-Bristol, TN-VA t2
Kingston, NY 113
Knoxville, TN 337t
Kokomo, IN 3Lø
La Crosse-Onalaska, hlI-MN 246
Lafayette, LA L577
Lafayette-West Lafayette, IN 569
Lake Charles, LA 1381
Lake Havasu City-KÍngman, Az 683
Lakeland-Winter Haven, FL 4ø52
Lancaster, PA t4t
Lansing-East Lansing, MI 364
Lanedo, TX L8L4
Las Crucesr* NM 778
LasVegas-Hendenson-Paradise,*NV 13577
Lawnence, KS L343
Lawton, 0K 9L
Lebanon, PA 2øø
Lewiston, ID-WA 2
Lewiston-Auburn, ME 115
Lexington-Fayette,* KY 2732
Lima, 0H 5

Lincoln, NE 2268
Little Rock-North Little Rock-Conway,

Logan, UT-ID
Longview, TX
Longview, talA

Los Angeles-Long Beach-Anaheim,* CA
Louisville-Jefferson County, KY-IN
Lubbock, TX
Lynchbung, VA
Macon-Bibb County, GA
Madena, CA
Madison, WI
Manchester-Nashua, NH

Manhattan, KS
Mankato-North Mankato, MN

McAllen-Edinburg-Mission, * TX
Medfond, 0R
Memphis, TN-MS-AR
Merced, CA
Miami-Fort Lauderdafe-t'Jest PaIm Beach,

23ø2
t92
t28
t66

32øø8
5øøt
2755

489
195
285

493ø
829
926
256

4674
7L8

4355
t48
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t7
5248
1-373
t796

t2
47

2653
tø8
224

t423
437
748
657

29ø4
75

t97
ttøø
765

88ø5
2ø9
81

2øø
2

76
148ø

5
7ø3ø

L624
t56
1-28
766

93ø7
3ø28
!2øt

39ø
795
285

1598
435
263
t34

2975
55ø

3øø3
148

Ø

2
4
4

22

ø
t26

L6
2L8

ø
531
t6
4
ø
4
4
ø
ø
4
ø
6
ø
3
ø
ø

36

ø
4158

L55
LøT

ø
6ø

7Lø
198

ø
Løø
Lø6
525

ø
tr39

6ø
165
676
LI

4727
IL28

ø
ø
ø

35
t2øø

ø
t2Lø

597
24

ø
ø

2tL74
1945
t43t

99
ø
ø

313ø
358
657
Lø4

tø43
L45

t3t6
ø

ø
tø2

7
6
ø

11
15

1
ø
5
8

28
ø

53
3

16
L4
t

22s
68

ø
ø
ø
4

52
ø

31

5ø
2
ø
ø

533
8ø
87
4
ø
ø

7t
tø
35

2
37
13
39

ø

5ø
26

tø2
26

6
6
2
2
2

18
2
6
ø
ø
4

28
ø

28

174
4

92
ø

42

88
ø
ø
4

498
t9
28

ø

9

1

ø
27
4
4
ø
ø
ø

24
ø
ø

tt
t2

ø
ø

6ø7
1,6

LL4
36

6
L4

158
4
8
ø

7ø
Ø

ø
ø

2ø
L2
ø8

ø
ø
ø

72
ø
ø
ø
ø
2
ø
ø
ø

15
ø
ø
ø

3
4
ø

Michigan City-La Porte, IN
Midland, MI
Midland, TX
Milwaukee-t¡Jaukesha-ürlest AIIÍs, * WI
Minneapolis-St. PauI-Bloomington,

74133
Missoula, * MT 935
Mobile, AL 1158
Modesto, CA 47
Monnoe, LA 557
Monnoe, MI 13
Montgomery, AL 775
Mongantown, W L4
Mount Vernon-Anacortes, WA 384
Muncie, IN 27
Muskegon, MI 16
Myntle Beach-Conway-North Myrtle Beach,

18694
96

149
672

3829

6688
88
57

632
!634

7761
368
721

47
487

13
686
t2

384
17
16

68
18

93
19
t7

ø
3ø

ø
ø
ø
ø
ø
ø

62tr
53ø
4ø8

ø
4ø

ø
89

ø
ø

tø
ø

116913

4ø
L4It2 2

3L3
ø
ø
ø

68

9
ø
ø
ø

93
18
15

ø
8
ø
8
ø
ø
T
ø
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sc-Nc 56ø3 5327 122
t62 3494ø Naples-fmmokalee-Manco Island, FL 3576 2654 2
4øø 3498ø NashvilIe- Davidson - -Mu rf reesboro - - F ranklin,

TN 18557 t2øt4 48
353øø New Haven-Milfond, CT 567 189 2
3538ø New Orleans-Metainie, LA 2949 2455 98

¿+tô8 3562Ø New Yonk-Newank-Jersey City,
NY-NI-PA 42466 9987 1696

515 3566ø Niles-Benton Hanbon, MI 15 15 Ø

412 3584ø Nonth Port-Sarasota-Bradenton,* FL 8111 5821 54
278 3598ø Norwich-New London, CT 199 133 34
999 36Iøø OcaLa, FL 1426 L47ø 16
428 36t4ø Ocean City,x NJ 638 475 132
372 3622ø Odessa,* TX 558 459 ø
482 3626ø Ogden-Clearfield, UT 3435 2198 Lz
4L6 3642ø Oklahoma City,x OK 677ø 5ø39 188
5øø 365øø OlympÍa-Tumwater, WA 2ø35 !ø51 22
42ø 3654ø Omaha-Council Bluffs, NE-IA 4244 29ø3 5ø
422 3674ø 0rlando-Kissimmee-5anford, FL 2325t t42ø8 252
L78 3678ø Oshkosh-Neenah, WI 331 242 18
999 3698ø Owensbono, KY 369 238 2
348 37tøø Oxnand-Thousand Oaks-Ventuna, CA tø76 274 t6
999 3734ø PaIm Bay-Melbounne-Titusvi1le, FL 223ø 7784 ø
999 3746ø Panama City, FL 5ø9 5ø5 4
425 3762ø Pankersburg-Vienna, WV tt7 tt7 ø
426 3786ø Pensacola-Ferry Pass-Bnent,* FL 29ø7 24ø2 ø
427 379øø Peonia, IL 48 48 ø
428 37 98ø Phi ladelph ia -Camden -talilmin gton, *

PA-NI-DE-MD 12115 682ø 2M
999 38ø6ø Phoenix-Mesa-Scottsda1e,* AZ 28542 t8577 352
3^ø 3822ø Pine Bluff, AR 38 24 1,4

783øø Pittsburgh, PA !5ø9 999 32
3834ø Pittsfield, MA Lø 7ø ø

999 3854ø PocateJ.Io, ID t96 796 ø
37ø 3894ø Pont St. Lucie, FL L644 t4ø5 92
438 3886ø Pontland-South Pont1and, ME L63ø 1272 82
44ø 389øø Pontland-Vancouven-Hi1lsbono, x 0R-WA

27
23ø

7øø
14
25

t27
69ø

3øøt3
ø

1972
28

ø
tø
92

7ø73
1493

925
t279
8627

7t
1-29
716
43ø

ø
ø

5ø5
ø

45øø
9444

ø
467

ø
ø

tzt
229

7øt4
23ø
659
756

L3
5L

ø
4ø37
4Lt

ø
ø

16Lø
751

1939
977
571

ø
t24

939
ø

462
Lø4
227

4329
ø

2999

6395
362
371

77ø
ø

264
4
ø

2l
7

t52
5ø
37
t2

t64
ø
ø

7ø
t6

ø
ø
ø
ø

79
3
ø
2
9

64
67
44
37

288
5

11
46
11

ø
ø

32
ø

999 3914ø
t48 393øø
482 3934ø
444 3938ø
4L2 3946ø
376 3954ø
45ø 3958ø
452 3966ø
428 3974ø
454 3982ø
456 399øø
999 4øø6ø
348 4øt4ø

CA
462 4ø34ø
464 4Ø38ø
466 4ø42ø
47ø 4ø66ø
472 4ø9øø

.A
ø98ø
¡t+zø

999 4L5øø
999 4154ø
482 4762ø
999 4766ø
999 417øø

Pnescott, AZ
Pnovidence-Wanwick, * RI-MA
Provo-Orem, UT
Pueblo, * CO

Punta Gorda, FL
Racine, WI
Raleigh, * NC

Rapid City, SD
Reading, PA
Redding, CA
Reno, * NV
Richmond, VA
Rivenside-San Bernardino-ontanio,

Rochester, MN

Rochesten, NY
Rockford, IL
Rome, GA
Sacnamento- -Roseville- -Arden -Arcade, *

Saginaw, MI
Sa1em, OR

Salinas, CA
Salisbury, MD-DE
Salt Lake City, UT
San Angelo, * TX
San Antonio-New Bnaunfels,* TX

7344
1115
1664
4417

265
9ø5
165

9435
447

34
133

7867
3955

256
t4
92
88
4

L2
4

2ø
ø
ø
ø

72
24

267
18
24
7t

2
6
ø

7ør
13

ø
ø

116
65

14723
1359
2547
53ø5

282
97t
t69

735ø7
862

34
133

3599
4837

tøøt9
t444
2øøø
t94
226

I
74
L2
t4
t6

ø

551
169

ø
11

ø
ø

26
47

tø9
ø

132
44

ø
3
ø

15
4
ø
ø

5ø
1.ø7

I
3
4
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"There's just no comparison to other time periods," said Barry, an

appraiser with Portland-based Barry & Associates. "Granted, some of
'hese will fall out because of financing or other reasons, but there's
,o question that those months were big in terms of units getting into

the pipeline."

How Portland's newest affordable housirìg program could stymie new development - Portland Business Journal

FOR THE EXCLUSIVE USE OF MARKETING2@JORDANRAMIS.COM

Frorn the Portland Business Journal:
https://www.bizjournals.cosl/f:ortland/news l2ûfl lASlßlhow-portlands-newest-affordakrle-housing-
program.html

How Portland's newest affordable housing program could stymie
new development
è. SUBSCRIBER CONTENT:
Mar 16,2011,2:39pm PDT Updated: Mar 16,2O17,5:O8pm PDT

Patrick Barry. has for years used building permits to forecast the
number of new apartment units that could be built in Portland.

ln Decem'b'eqand January, the pipeline was flooded with permits thât
could result in Zooo new units.

CRAIG SPENCER

Head into February, however, and the numbers dry up. According to the city of Portland's early assistance
intakes - the same data that Barry counts - just 448 units entered the pipeline in February, and just 170

have been submitted so far this month

What's behind the sudden drought?

The city's new inclusionary zoning policy and its Feb. 1 implementation date.

Approved by the Portland City Council last fall, the lZ policy aims to expand the inventory of affordable
housing in Portland by requiring developers to include affordable units in new projects. But developers
warned that lZ, along with rising construction costs and other new city policies like the construction
excise tax, might instead lead to fewer new units and further crimp an already tight supply. Already some
developers are backing off certaín multifamily projects, eyeballing the suburbs - where cities are happy
to tout their lack of lZ- or, in some cases, focusing more on industrial, retailor office projects.

Click on the image above to see the math on how lZ would impact one multifamily project

r'here was a rush to get projects in before the lZ deadlinei' Barry said, "There's no question that there is

going to be a big slowdown."

CO$TLï
so&urroH
roR Ãfroar)ÃBr,Ë
HOUÜtIlC
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For Portlanders concerned about infill, historic preservation, demolition and increased traffic congestion,
less new construction in inner Portland might seem like a good thing. On the other hand, lower apartment
,nventory means higher rents, which in turn will only add to the pressing problem of affordability.

Nuts and bolts

First implemented in the U.S. in the early 1970s, inclusionary zoning requires developers to include a

certain percentage of affordable units in new multifamily developments. Major cities across the country,
including San Francisco, Boston and Washington, D.C. have tried their hands at it with mixed results.

ln Oregon, inclusionary zoning was illegal under state law until lawmakers voted last year to let local
jurisdictions decide their own fate. Deep in the grip of a housing emergency, the Portland City Council
pounced, voting in December to implement lZ.

"We are pretty excited about it," said City Commissioner Dan Saltzman, who's led the lZ charge.

Under Portland's policy, new multifamily developments with 20 or more units must reserve 20 percent of
those units for households making 80 percent of Area Median lncome, which for a family of four is
currently at $58,650.

Under that guideline, the Portland Housing Bureau said the maximum rent, including utilities, for a one-
bedroom unit would be $1,100 per month; a two-bedroom would cap at $1.32O per month. The average
market rate rent for a one-bedroom in Portland in February was $t,+55, while a two-bedroom cost $1,821,
according to Rent Jungle.

lhe lZ policy provides incentives to developers to help offset affordable unit costs through waivers of the
construction excise tax and system development charges, density bonuses and property tax exemptions.
Projects located close to transit are also exempt from the normal minimum parking standards. And,
through an "off-site" option, developers have the choice to build new affordable units or dedicate existing
ones at a site near the new development.

Developers who don't provide the affordable units must pay a fee of between $19.50 per square foot and

$30 per square foot that will go into an affordable housing fund.

Saltzman expects the new policy will add about 2OO lo 300 new affordable units to the market each year

for the first few years. That's a drop in the bucket compared to the roughly 5,400 total units that were
delivered in 2O16. Of that total, those apartments that met the criteria for affordable were quickly snapped
up.

Consider the Yard, the 21-story, 284-unit building at the east end of the Burnside Bridge, lt included 57

units of affordable housing. Those leased up immediately and a waiting list loaded up in short order.

While the number of lZ-prompted affordable units will initially be small, Saltzman noted that the program
is just one piece of the city's efforts to address affordability. Others include the $258.4 million affordable
housing bond, passed by voters last November, and the construction excise tax, which levies a fee on new

'evelopments that then goes into a fund for affordable housing and home ownership programs.
l

The inclusionary zoning program is a long-term play," Saltzman said.

Projects not penciling

http:i ¡/ww.b¡zjournals.com/portland/news/2017101'16/hour-portlands-newest-affordable'hous¡ng-.progt"t.¡¡¡rs=print a5
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While the incentives offered by the city under the lZ program can make it less expensive to build a
.nultifamily project, the lower-priced affordable units can make the completed project less valuable than a

;omparable market rate apartment building, said Eric Cress, a principal with Urban Development +

Partners. Why? Because the total rent collected in the market rate building is higher than in the project
with affordable units (Click on the image above for an example). The project's value is the number that
matters most to banks and investors, and if the cost-to-value ratio is out of whack, it can make it difficult
to secure financing.

"You can't finance that," Cress said. "The financing world does not accept anything that costs more than
its value."

Another issue, Cress said, is that the lZ incentives aren't uniformly administered. The incentives for
projects in the central city, for instance, are more generous than those offered on projects in close-in
Portland neighborhoods or "mixed-use zones," including on Southeast Division Street, where UDP has

been prolific.

"The incentives don't cover the additional costs (for the affordable units)," Cress said. "The gap is large
enough that we can't make it work, so we've had to put many of those projects to the side. The
unfortunate thing about that is that those are the most affordable projects to build. I give kudos to the city
for trying to address affordability, but they probably should have considered a little more about how they
might finance some of that."

One gleaming high-rise counterpoint to the potential drain affordable units can be on ROI is the Yard.

ven with its 57 units of affordable housing, the building sold in December to a foreign investor for a
nandsome $126J mi llion.

It helped that the Yard received a 1O-year tax abatement to include the affordable units through a Portland
Housing Bureau program. ln addition, construction costs are higher now than when costs were locked in
for the Yard.

"l think this sale was an outlier and not an indicator of what projects will sell for in the next few years," said
Chris Nelson, a partner with Capstone Partners, a Portland development firm whose multifamily projects
have included Burnside 26 and Grant Park Village.

He estímated that the lZ requirements have the potential io ding returns by 8 percent or more in a
development scene that's already seeing some challenges.

"The current environment is not attractive for new market rate apartment development," he said. "The

combination of higher development costs, flat rent trends and more limited debt and equity makes it
difficult to pencil new development. The addition of lZ will make it extremely difficult for new projects to
get built over the next three to five years."

As Cress sees it, the only way construction of large-scale affordable housing makes financial sense is

through federal, state and local incentives.

lou could never build those w¡th traditional capital," he said. "They just don't return. You still have to pay

.¡r the financing and you still have to pay your investors no matter what. You can't just jack up the rent."

lf not here, then where?

http://www.bizjournals.com/portlancunews/2017l0J16/hcnv-portlands-newest-afiordabl+housingF progt.t.¡1¡¡rs,=print 3/5
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Developers are already adapting to the new lZ world in a number of ways.

vlany, including developers like UDP, SolTerra and Urban Development Group, submitted permits in part to
beat the Feb.l lZ deadline. Projects that met that deadline potentially have up to three years to break
ground, so it could be a while before what's in the pipeline comes out of the ground. Some, naturally,

won't end up seeing the light of day.

Conditions in the city limits may also find developers and investors looking outside Portland for new

opportunities.

"You're definitely going to see a larger push toward the suburbs," said lra Virden, a broker and managing

director with Portland's HFF who has handled millions in multifamily acquisitions in recent years.

"lnstitutional equity likes to develop where there's white collar job growth and white collar jobs. lf there's a

lower return here in Portland, you will definitely see them go out there."

That may already be happening. Tom Brenneke, president of Guardian Real Estate Development has a

multifamily project in the works in Milwaukie, Nelson's Capstone Partners is well into a Tigard project and

Cress said other municipalities in the metro region aren't shy in sharing their lZ-free virtues to entice

developers.

"Some of the outer-Portland cities are certainly making sure it's understood that they do not have 17," he

said. "Those cities have been trying to attract more development, and I think they find this to be an

opportunity to invite Portland's developers into their towns"'

he long view

Despite fears that the apartment pipeline will slow to a trickle, Ross Caron, public information officer for

the city's Bureau of Development Services, said looking at one month's datâ is not a 'dependable indicator

of what the impacts may be on application volume." He noted that the city received seven multifamily
permit applications in February, compared to 1O in February 2016. Similarly, there were two applications

for land use reviews this February and only one last year.

"lt's difficult to predict from month to month what the volume is going to be." Caron said, "but generally

spring-summer is busier than fall-winter."

And it seems some developers are seeing the lZ requirements as an opportunity.

Barry, of Barry & Associates, shared two developments that were submitted by Urban Development Group

before the lZ regulations took effect. One at 1707 S.E. Tenino St., former home to Mike's Drive-ln, is a four-

story building with Bg units; the other is at 5965 S.E. Milwaukie Ave. and would have four stories and 54

units. The Beaverton-based developer proposed adopting the lZ requirements in exchange for parking

exemptions for both projects.

That some developers are already finding ways to work within the new lZ policy gives Saltzman

confidence that it will eventually take hold across the city. He acknowledged that some multifamily
.rojects may not come to be because of lZ and other city programs. But he also said that, eventually, lZ

ill just become part and parcel of the development process here'

"Over time, I think the concerns that many are saying will pencil out," he said. "(lnclusionary zoning) is now

a fact. lt's a requirement, and I think we worked pretty hard to make sure the policy was well calibrated."

http://www.bizjournals.com/portl andlnevrsl2017l0916/ho,rr-portlands-newest-afiordablehousingprogt"t.¡1¡¡¡rs=print 415
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COMPREHENSIVE HOUSING MARKET ANALYS¡S

Housing Market Area
The Portland-Vancouver-Hillsboro Housing Market Area
(hereafter, the Portland HMA) consists of seven counties

located at the confluence of the Columbia and V/illa-
mette Rivers in northwestern Oregon and southwestern

Washington. The HMA is coterminous with the Portland-

Vancouver-Hillsboro, OR-WA Metropolitan Statistical

Area. For purposes of this analysis, the HMA is divided

into three submarkets: (l) the Portland submarket, consist-

ing of Clackamas, Columbia, and Multnomah Counties in
Oregon; (2) the Beaverton-Hillsboro submarket, consisting

of Washington and Yamhill Counties in Oregon; and (3) the

Vancouver submarket, which consists of Clark and Skama-

nia Counties in Washington.

Summary
Economy
After losing jobs from 2008 througþ

2010, nonfarm payrolls in the Portland

HMA have expanded every year since

201I as a result of strong economic

conditions. Duringthe 12 months

ending April 201ó, nonfarm payrolls

in the HMA increasedby 35,200 jobs,

or 3.2 percent, to 1.12 million jobs

compared with a gain of 32,400 jobs,

or 3.1 percent, during the 12 months

ending April 2015. During the same

time, the unemployment rate declined

from 5.8 to 5.0 percent. Nonfarm

ÅÅar'keü $eta$&s
Economic Conditions
Population and Households
Housing Market Trends ......

new single-family homes (Table I
under construction

and some of the 20,700 other vacant

units that may refurn to the market
will satisfu a portion of the demand.

Rental Market
Rental housing market conditions in

the HMA are tight, with an estimated

vacancy rute of 2.9 percent com-

pared with 5.9 percent in April 2010

(Table DP-l). The apartment vacancy

rate was 3.0 percent during the first
quarter of 2016, up from 2.5 percent

ayear ago; however, the average rent

increased 13 percent to $1,185 (MPF
Research). During the 3-year forecast
period, ls l8

rental units. The 6,995

the HMA (ruvrl-s'"):-Þql¡E¡¡Ãt'ffiiil meet a

portion of that demand (Table l)

..2
^..u

..9

payrolls are projected to increase at an

ayercge annual rate of 2,7 percent

during the 3-year forecast period.

Sales Market
The current sales housing market in
the HMA is tight, with an estimated

vacancy rate of 1.0 percent, down
from2.2 percent in April 2010
(Table DP-l at the end of this report).

New and existing home sales totaled
52,900 during the 12 months ending
March 2016, up 19 percent from a

year earlier (Corelogic, Inc., with
adjustments by the analyst). As of
AprÌl20l6, a 1.4-month supply of
homes was available for sale, down
from a 1.8- and 2.8-month supply in
Àpril 2015 and20l4, respectively, in

l'

Data Profiles 22 3 years, demand is expected for 27
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Table 1. Housing Demand in the Portland HMA- During the Forecast Period
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periocl. Uníf s under cattstructian as of Ìvlay I , 2016. A pôrtian af the estinated 20,700 other vocatlt units ín the Hì¡IA wíll
likely satisfy sonte af the fûrccast dena¡td. The t'orecast períod is lÁtty 1, 2016, to lrlûy 1, 2A19.
SÕurce: Est.ifiltes by $nalyst
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Portland
HMA'

Portlånd
Submarket

Beaverton-Hlllsboro
Submarket

Vancouver
Submarket

Sales
Units

Rental
Units

Sales
Units

Rental
Units

Sales
Un¡ts

Rontsl
Units

Sales
Units

Rontal
Units

Total demand

Under
construction

27,225

2,810

18,925

6,995

12,750

1,050

10,650

4,900

7,675

820

5,325

970

6,800

940
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T1
þ conomic conditions in the

J*/Portland HMA are strong,
with the rate of job growth having
ouçaced growth in the nation since
2011. Nonfarm payroll growth in
the HMA averaged 2.6 percent a

year from 2011 through 2075,far
exceeding the national average of 1,7

percent. Dunng the 12 months ending
April 2016, job growth accelerated,
increasing by an average of 35,200
jobs, or 3.2 percent, to l.l2 million

Table 2. 12-Month Average Nonfarm Payroll Jobs in the Porlland HMA,.
by Sector

" Far t land - Vanca uve r - l li I { sba r a ll M/t,.

No¿es: Nu¡nóers moy not edd to tatals because af rotnding. Sased on
overoges thraugh A¡tríl 201!i and A,pril 201(t"
S¿¡r.ri c¿r: U. S. Eu r e au a l' l"ob{)r S totíiÍics

jobs compared with job gains during
the 12 months ending April 2015

(Table2). Job gains occurred in every
nonfarm payroll sector during the
past 12 months. The unemployment
rate averaged 5.0 percent during
the 12 months ending April 2016,

down from 5.8 percent ayear earlier,
because growth in employment far
outpaced growth in the labor force
(Figure 1). Top empioyers in the
HMA include Intel Corporation,
Providence Health Systems, and

Oregon Health & Science University,
with 17,500, 15,239, and14,616
employees, respectively (Table 3).

The economy of the HMA
experienced two separate periods

of substantial job losses during the
2000s-from 2001 through 2003,

when the dot.com bubble burst, and
from 2009 through 2010, when the
economy experienced the nationwide
economic recession and housing mar-
ket collapse, The HMA is a regional
center for the high-technology (here-

after, high-tech) industry, earning the
region the nickname "Silicon Forest."
During the 1990s, the HMA experi-
enced particularly strong economic

12 Months Ending Absoluts pêrcent

April 2015 April 2016 Chango Change

Total nonfarm payroll jobs
Goods-producing sectors

Mining, logging, & construction
Manufacturing

Service-providing sectors
Wholesale & retail trade
Transportation & utilities
lnformat¡on
Financial activities
Professional & business services
Education & health services
Leisure & hospitality
Other services
Government

1,087,700
1 76,100
56,600

1 19,500
911,600
167,300
36,100
23,700
64,800

166,500
157,500
109,500
38,500

147,800

1,122,900
180,100

57,700
122,400
942,800
171,200
37,300
25,100
67,200

172,900
163,500
114,700
39,800

151 ,100

35,200
4,000
1 ,100
2,900

31 ,200
3,900
1,200
1,400
2,400
6,400
6,000
5,200
1,300
3,300

3.2
2.3
"t.9

2.4
3.4
2.3
J.J

5.9
3.7
3.8
3.8
4.7
3.4
2.2

12-mor¡th
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growth because the high-tech industry
was expandingrapidly (referred to
as the dot,com bubble); however,

when the dot.com bubble burst, it
disproportionately impacted firms in
the high+ech industry, causing a more

Figure 1. Trends in Labor Force, Resident Employment, and Unemploy-
ment Rate in the Portland HMA,.2000 Through 2015
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1,335,000

1,285,000
't,235,000

1,185,000

1,135,000

935,000

885,000
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"."" ".S ".tt ".ó ".tt "."t "-1" 
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l...abor force tìesidenl employment ljnenlploynlent rate

* P o r t I and -Vancouve r- Hí I I sbor o H l/'A.
So¿.rrce : U.S. Eureau of L¿¡bor Sfo¡isficj

Table 3. Em in the Portland HMA.

" Fo rt lan d -Vancouve r- Hi llsbo ra H lvlA.
NofE: Fxcludes loca{ schoal crisfric¿s.
Sources: l{oady's Econamy.cam; Portland Business Journal: [}ook of Lìsts 2015

Figure 2. turrent Nonfarm Payroll Jobs in the Portland HMA,* by Sector

Government I
logg¡ng, & construction 5.1 %

10.9%

Other servlces 3.5o¿ \

Le¡sure & hospital¡ty 10.2%
& reta¡l lrade 15.2%

& utilities 3.3%
Education & hoalth servicôs 14.6olo \ lnformat¡on 2.2Yo

Financlal actlvit¡es 6.0%
Professional & bus¡ness seryices

* Fo r t I and -Vancouve r-Hi I I sbo ro H /,4A.

Nofe: Bosed on l2"monr.h averages through Apríl 2416^

Source: U.S, Bureau of Labor Sfotistícs

severe downturn in the HMA com-
pared with the economic downturn in
the nation. From 2001 through 2003,

payrolls in the HMA declined by an

average of I 3,300 jobs, or I ,4 percent,

annually; nationwide, payrolls fell
aî avefage of 0.4 percent a year.

Economic growth returned from
2004 through 2007, with payroll gains

avenging 25,500 jobs, or 2.6 percent,

annually compared with the national
rate, which averaged 7 ,4 percent a

year. The national recession and

housing market collapse subsequently

caused economic conditions in the

HMA to weaken. After reaching a

plateau of l.} millionjobs in2007
and 2008, nonfarm payrolls fell by
60,000 jobs, or 5.8 percent, in2009
and the unemployment rate spiked to
10.9 percent; national payrolls fell 4.3

percent. The weak economy caused a

sharp reduction in planned spending,

both from households and businesses,

causingjob losses in nearly every

sector of the economy. Payrolls

continued to decline in 2010, but at a

much slower rate, down 4,200 jobs, or
0.4 percent, to 979,200jobs.

The professional and business ser-

vices sector, the largest in the HMA
economy, represents slightly more
than 15 percent of total nonfarm
payrolls (Figure 2). During the 12

months ending April 2016, the sector

added more jobs than any sector, in-
creasingby 6,400jobs, or 3,8 percent,

to 172,900 jobs, compared with an

increase of 7,800jobs, or 4.9 percent,

during the previous 12 months.

Growth in this sector has been

boosted by hiring in the high-tech
industry, including computer systems

desþ and scientific, professional,

and technical services, and also by
increased administrative hiring with
the presence of corporate headquar-
ters such as adidas North America,

Namo of Employer Nonfarm Payroll Sector Number of
Employees

lntel Corporation
Providence Health Systems
Oregon Health & Science University
Kaiser Permanente
Legacy Health Systems
Fred Meyer Stores
Nike, lnc.
Wells Fargo & Co.
Portland State University
U.S. Bank

Manufacturing
Educâtion & heahh services
Government
Education & health services
Education & health services
Wholesale & retail trade
Professional & business services
Financial activities
Governmont
Financial activities

17,500
15,239
14,616
11,881
10,436
10,237
8,000
4,617
4,153
4,000
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Columbia Sportswear Company,
Daimler Trucks North America, Intel
Corporation, and NIKE, Inc. Growth
trends in this sector mirrored overall
economic conditions in the HMA,
with strong growth during the buildup
of the dot.com bubble, followed by
a sharp drop as itburst. The sector
rebounded quickly, partially because

business openings and expansions

required increased adminisffative
hiring, but also because of increased
demand for computer systems design

and information technology improve-
ments. The onset of the nationwide
economic recession caused a l-year
decline in sector payrolls, which fell
by l1,600jobs, or 8.0 percent, in
2009 . Job growth in the professional

and business services sector recovered

faster than any sector in the HMA,
and, from 2011 through 2014,payrolls
increased by aî average of 7,000 jobs,

or 4.8 percent, annually. In April 201ó,

NIKE, Inc., announced a $380 million
expansion of its corporate headquar-

ters campus in the Beaverton-Hillsboro
submarket. V/ith a target completion

date of 2018, the expansion will add

approximately 3.2 million square feet

of office, mixed-use, and parking facili-
ties to the campus, with the potential
to create thousands ofjobs during the

3-year forecast period.

The manufacturing sector continues

to play a signiftcant role in the

economy of the HMA, despite

a decline in employment of 15,0

percent since 2000 (Figure 3). During
the 12 months ending April2016,
manufacturing payrolls increased
by 2,900 jobs, or 2.4 perceît, to
122,400 jobs, compared with a gain
of 3,200jobs, or 2.5 percent, during
the previous 12 months. Nearly 60

percent of the jobs in the manufactur-
ing sector are in the computer and

electronic product manufacturing or
semiconductor and other electronic
component manufacturing industries.

Both these industries are considered
part of the high-tech industry;
consequently, the collapse of the dot.

com bubble caused a major decline
in manufacturing jobs. From 2001

3. Sector Growth in ihe Portland H

" Por t{and " Vancouv e r- î lî I Isbor a H lv1'A,.

Note: Current îs based an l2-month overages thraugh Aprîl 2016.
Source: U.5. Bureou of lûbor storisrics

Chan 2000 to Current

ItI
TII
ffi!II

Goods-producing soctors

Mining, logging, & construction

Manufacturing

Service-providing sectors

Wholêsale & retail trade

Transportaiion & utilities

lnformation

Finanoial activities

Professional & business services

Educalion & hèalth services

Leisure & hospitality

Other services

Government

! rora nonfarm payroll jobs

't00 20 30 40 50 60-20 - 10
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through 2003, manufacturing sector
payrolls declined by an average of
8,400 jobs, or 6,2petcent, annually,
the largest payroll decline of any
sector. Manufacturing payroll growth
resumed from 2004 through 200ó,

during a period of economic expan-

sion in the HMA, but the average
growth of 2,800jobs, or 2.3 percent,

annually was not enough to compen-
sate for all the job losses during the
previous recession. The most recent

economic recession caused payrolls to
decline even further, losing an average

of 4,900jobs, or 4.1 percent, annu-

ally from 2007 through 2010. The
manufacturing sector began to recover

in 2011, when the high-tech industry
began to expand; fuom201l through
2014, payrolls increased by an average

of 2,800 jobs, or 2.5 percent, ayear.
This trend is expected to moderate

during the forecast period because of
planned layoffs at Intel Corporation,
the largest employer in the HMA
and in Oregon, which specializes in
semiconductor manufacfuring, In
April20l6, the company announced
plans to cut its global worKorce
by ll percent, or 12,000workers,
beginning immediately. Already,
nearþ 800 employees have been laid
off in Oregon, but that could climb
to an estimated 2,150 jobs if the

I l-percent cut is applied evenly across

all locations. Reducing its worKorce
is not uncommon for Intel Corpora-
tion, however, and is not necessariþ
indicative of industry performance.
It is likely that alarge portion of
these highly skilled workers will find
employment at other high-tech firms
that are expanding within the HMA.

During the past 5 years, the HMA
has gained national attention for its
lifesryle and culture, with numerous
accolades, including being ranked
number 1 in 2015 onthe llashington

Post's list of "The l0 Best Food
Cities in America." Recognition
such as that has contributed to strong
growth in the leisure and hospitality
sector, which largely comprises jobs

in the accommodations and food
seryices industry During the 12

months ending April 2016, sector
payrolls increased by an average of
5,200 jobs, or 4.7 percent, to 174,700
jobs, compared with an increase of
3,900jobs, or 3.7 percent, during the
previous l2 months. Sector payrolls
declined sharply in response to
both economic downturns but have

fully recovered, adding an avercge of
3,300jobs, or increasing 3.3 percent,

annually from 2011 through2014.
Part of this growth can be attributed
the HMAs growing beer industry,

The number of brewing companies in
the HMA increased from 83 Ln2014

to 9l in 2015, and the industry had an

economic impact of $2.83 billion in
Oregon in20l4 (Oregon Craft Beer),

Job growth in the leisure and hospital-
ity sector is expected to continue at a

strong pace during the forecast period
as the HMA continues to be nation-
ally highlighted, boosting population
growth and tourism and elevating the

demand for accommodations and

drinking and dining establishments.

The recent and furure gowth in the

local high+ech industry is expected

to positively affect employment in
the manufacfuring and the profes-

sional and business services sectors,

Other sectors, such as the leisure

and hospitality and the wholesale

and retail trade sectors, are expected
to indirectly benefit from growth in
core industries, Nonfarm payrolls are

expected to increase atanaYerage
annual rate of 2.7 percent, or by
29,950 jobs, annually during the

3-year forecast period.
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s of May l,2016, the popula-
tion of the Portland HMA is

estimated at 2.4 million, increasing at

arlaverage annual rateof 1.2 percent,

or 27,800, since 2010, with net

in-migration accounting for 1 5,800
people a year, or approximately 57

percent of the increase (Figure 4).

Population growth averaged 1.5

percent a year from 2000 to 2004,
despite the collapse of the dot,

com bubble, with net in-migration
accounting for 5l percent of
the increase. Economic growth
rebounded, and population growth
accelerated moderately from 2004 to
2007, averagíngl.7 percent, or 35,050
people, annually; approximately 63

percent of the growth came from net
in-migration. Population growth in
the HMA slowed sharply in response

to the nationwide economic recession

that began in200l , and, from 2007 to
2012, growth averaged 20,900 people,

or 0.9 percent; net in-migration
decreased, comprising 32 percent of
the increase. Strengthening economic
conditions boosted population growth

to an average of 26,700 people, or
1.2 percent, from2012 to 2013,
because of increased net in-migration,
which averaged 15,000 people and
comprised 56 percent of the increase.

Since 2013, population growth in the

HMA has averuged 35,800 people, or

Figure 4. Components of Population Change in the Portland
HMA,.2000 to Ëorecast
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15,000

10,000

5,000
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2000 to 2010 2010 to currsnt Currgnt to forecast

! Net natural change f ruet migration

*Po rt land - Vancauve r- Hi I I sbor o H lvl4,.

Nofes; Ihe (urrent date is lúay 1, 201ó- The forecast date is hlay I, 2419.

Sou¡"ces; 2A0A ancl 2010*2W0 terrsus c¡nd ?¿ÌllJ Cens¿is; current and lorecast*
esfi¡notgs by anatyst

1.5 percent, annually, and strong labor
market conditions helped boost net

in-migration, which has accounted for
nearly 69 percent of total population
growth, or 24,800 people, annually.

During the next 3 years, population
growth is expected to slow slightly
because of moderating economic
growth, reaching an estimated 2.49

million people by May l, 2079,reflec.-

ing an average annual increase of
32,000 people, or 1.3 percent, ayear.

The Portland submarket is the most
populous of the three submarkets in
the HMA, with an estimated popula-

tion of 1.24 million, followed by the

Beaverton-Hillsboro submarket with
an estimated population of 683,400,

and the Vancouver submarket with
approximately 47 2,200, increasing

ataverage annual rates of 1,1, 1.4,

and 1.3 percent, respectively, since

2010. Net in-migration in the HMA
has averaged 15,800 people annually
since 2010, with nearly 50 percent

being in the Portland submarket, 28

percent in the Beaverton-Hillsboro
submarket, and22percent in the

Vancouver submarket. From 2000

to 2004, suburban growth was more
prevalent, and net in-migration was

strongest in the Vancouver submarket,

which comprised 46 percent of total
net in-migration to the HMA. The

Vancouver submarket historically has

been a bedroom community for the city

of Portland, attracting new residents

because of its relatively low cost of
living compared with the other fwo
submarkets. The Portland submarket

captured approximately 32 percent

of total net in-migration during this
period, and the Beaverton-Hillsboro
submarket accounted for 22 percent.

Population growth in the HMA
increased from 2004 to2007 because

of strong economic conditions that

A
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bolstered net in-migration, which aver-

aged 22,150 people annually. During
this period of economic expansion,

household preferences shifted toward
more urban areas that tend to be closer

tojob opportunities, and the share of
net in-migration attributable to the

Portland submarket increased from
32 to 43 percent. In the Beaverton-

Hillsboro submarket, net in-migration
increased, accounting for 30 percent of
tlre total, largely a result of job growth

in the high-tech industry, which is
more concentrated in the submarket.

Population growth slowed in the

Vancouver submarket, and its share

of net in-migration declined from 46

to 27 percenT. The trend of moving
into urban centers continued during
the nationwide economic recession,

although total population growth in
the HMA slowed substantially and net
in-migration declined to an avetage

of 6,750 people annually from 2007

to 2012. The Portland submarket
captured 52 percent of total net
in-migration to the HMA during this
time. The Beaverton-Hillsboro sub-

market accounted for 35 percent of
all net in-migration, mainly because

it has a stronger economic base than
does the Vancouver submarket and it
has easier access to the city of Port-
land, which is the economic center

Figure 5. Population and Household Growth in the Podland
HMA,. 200û to Forecast

. part lancl -VoncoLtve r- Hi I Lsboro H l'4A.

Nofe.ç: Ihe cürrelìf date is lvlay 1, 201(,. The forecast dat.e is lvlay 1, 2419.
Sou¡ces: 2t0A and 2A1A--"200A Census antl 2A1A Cenxs: crtrrent anc/ /orecosf*
esfin?¿¡¡es lsv analyst

for the HMA. The recession caused

population growth in the Vancouver

submarket to plummet and net

in-migration fell to 13 percent of the

HMA total tuom2007 to 2012. Since

201 3, improving economic conditions
in the HMA have led to increased net

in-migration, avengíng 24,800 people

annually, with the Portland, Beaverton-

Hillsboro, and Vancouver submarkets

comprising 47,28, and 25 percent of
the HMA total, respectively.

During the next 3 years, population
growth is expected to accelerate

slightly compared with the 2010+o-

current period in the Portland
submarket, increasing by an average

of 15,350 people, or 1.2 percent,

annually, reaching 1.29 million people

by May l, 2019. The population
of the Vancouver submarket is also

anticipated to grow at a fasteÍ rate than

the 20l0-to-current period, increasing

by an average of 7,000, or 1.5 percent,

annually, to 493 ,200 , by May I , 2019 ,

largely because job growth in the

submarket has been strong since 2013

and the cost of living continues to be

relatively less than in the other fwo
submarkets. Population growth in the

Beaverton-Hillsboro submarket is an-

ticipated to continue at the same rate,

gaining 9,975 people, or 1.4 percent, a

year, reaching 713,300 people by the

end of the 3-year forecast penod.

An estimated 936,700 households

currently reside in the HMA, with
504,500, 254,800, and 177,350 being in

the Portland, Beaverton-Hillsboro, and

Vancouver submarkets, respectively.

From 2010 to the current date, the

number of households in the HMA
increased by an avercge of 11,350, or
1.3 percent, annually compared with
aîaverage annual increase of 12,250

households, or 1.5 percent, from 2000

to 2010 (Figure 5), From 2000 to 2010,

35,000
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Figure 6. Number of Households by Tenure in the Poñland
Submarket, 2000 to Current

N0tei current date is ìÅay 1, 2416,
Sourres: 200A and 2010-2000 Census and 2Al0 Census; cLrn'ent-estimates bv analvst

Figure 7. Number of Households by Tenure in the Beavefton-
Hillsboro Submarket, 2000 Ìo Õurrent
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! nenter I o*n"t

Nofe: I/re current date îs Ìv1ay I, 2t16.
So¿¡rres; 2t0A and 20lt*2AA0 Cffisus and 2Al0 Csnsus; cunent--esfimares by ana{yst

Figure S. Number of HousehÕlds by Tenure jn the Vancouver
Submarket, 2000 to Current
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therute of household growth was

highest in the Vancouver submarket,

at 3,77 5 households, or 2.2 percent,

followed by the Beaverton-Hillsboro
submarket, at 3,7 7 5 households,

or 1.8 percent, and the Portland
submprket at5,275 households, or 1.2

percent. Household growth slowed
from 2010 10 the current date in the

Beaverton-Hillsboro and Vancouver

submarkets because of the prolonged
effects from the national recession

and the shift toward urban living,
with average annual increases of
3,150 households, or 1.3 percent, and

2,425 households, or 1.4 percent,

respectively. The household growth
rate in the Portland submarket re-

mained unchanged, increasing by an

avercge of 5,750 households, or 1.2

percent. During the 3-year forecast
period, the number of households in
the HMA is estimated to increase to
978,200, reflecting an average annual
increase of 13,850 households, or
1.5 percent. The household growth

rate is anticipated to increase in
each submarket, reaching 525,400,
266,500, and 186,200 households in
the Portland, Beaverton-Hillsboro,
and Vancouver submarkets, respec-

tively. Figures 6,7, and 8 illustrate
the number of households by tenure
in each submarket from 2000 to the

current date.

50,000

Cu[ênt2000 2010

I nentet ! orn"t

300,000
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Sales Market-Portland Submarket

Current sales housing market condi-
tions in the Portland submarket are

tight, with an estimated vacaîcy rate
of 1.0 percent, down flrom2.4 percent
in April2010 (Table DP-2 at the end

of this report), The decline reflects

increased demand because household
finances and access to credit continue
to improve, and much of the excess

inventory that resulted from the

foreclosure crisis has been absorbed.

During the 12 months ending March
2016, 24,300 existing single-family
homes, townhomes, and condo-
miniums (hereafter, existing homes)

sold in the submarket, up l7 percent

from a year ago (Corelogic, Inc.,
with adjustments by the analyst).

By comparison, existing home sales

totaled 20,700 during the 12 months
ending March 2015, representing a

9-percent increase from a year earlier.

Existing home sales peaked from
2003 through 2005 during a period of
strong economic expansion following
the collapse of the dot,com bubble,

averaging 28,650 sales annually. The
nationwide recession and housing
market collapse subsequently caused

existing sales to decline ataîayeîage
annual raßof 19 percent, or 4,525
homes sold, a year from 2006 through
2009, to a low of 13,750 homes sold.
Existing sales increased modestly
in 2010 when job losses moderated
and again in 2011 when job growth
gradually returned. As the economic
recovery accelerated and access to
credit improved, existing home sales

increased, avercging 18,150 homes
sold annually from2012 through
2014. The average sales price of an

existing home increased 9 percent,

to $35ó,000, during the l2 months
ending March 2076 compared with the
previous 12 months when the average

sales price increased 5 percent, to

$325,000, The current average sales

price is approximately 9 percent higher
than the previous peak of $326,400
n2007. The national recession

caused a significant amount of strain
on household finances and tighter
mortgage lending standards. Com-
bined, these two factors caused a sharp

reduction in the number of potential
homebuyers, and demand and prices

fell quickly. From 2008 through 201 1,

the average sales price declined at an

average annual rate of ó percent, to
a low of $254,500. The average sales

price began increasing in2012i¡
response to increased demand as the

economy improved, artd, from 2012

through 2014, the average sales price

increased at aî average annual rate of
8 percent.

Seriously delinquent (90 or more days

delinquent or in foreclosure) loans

andreal estate owned (REO) proper-

ties have become a less significant
part oî the sales market in the

submarket than they were during the

worst of the housing crisis from 2009

through 2012. DuingMarch 20 16,

2.2 percent of mortgages were seri-

ously delinquent or had transitioned
into REO status, down from 3.1

percent in March 2015, but still above

the average rateof 1,2 percent from
2000 through 2007 (Corelogic, Inc.),
By comparison, the delinquency
rate averaged 5,4 percent from 2009

through 2012.Dvingthe 12 months
ending March 201ó, REO sales

totaled 1,175, comprising 5 percent of
all existing sales. By comparison, REO
sales accounted for 21 percent of total
existing sales from 2009 t'lvough2012
and only 3 percent from 2000 through
2007.The average sales price of an

REO home was $225,000 during the
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12 months ending March20l6, ap-

proximately 38 percent less than the

sales price of a reglJar resale home.

Approximately 2,175 new single-

family homes, townhomes, and

condominiums (hereafter, new
homes) sold during the 12 months
ending March2016, up 18 percent

from the 1,850 new homes sold
during the previous 12 months
(Corelogic, Inc., with adjustments by
the analyst). New home sales aver-

aged 4,075 homes sold annually from
200 1 through 2006, before declining
at aî average annual rate of 25

percent from2007 through 2011 to a
low of 1,275 new homes sold, a direct
result of the nationwide recession

and housing market crisis. As the

economic recovery strengthened, the

demand for new homes refurned;
sales increased ar averuge of 25

percent a year from 2012 through
2074, averagirg 1,ó00 homes sold an-

nually. During the 12 months ending
March 2016, the average sales price
of a new home increased 5 percent

from a year a1o,to5401,200, surpass-

ing the previous peak of $361,500 in
2008 by more than I I percent. Sales

prices increased at an average annual
rate of 9 percent from 2003 through
2008 and, as a result of the national

Figure 9. Single-Family Homes Permitted in the Porlland Submarket,
2000 to Current
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Nofes: l¡rcludes townhomes. Current Ínc{udes data thraugh April 2016.
Sor¡rces: U.S. Census Bureau, ßui{ding permits Survey; estimates by ûnalyst

recession, subsequently declined by
an avercge of l0 percent ayear in
2009 and 2010, to a low of $295,100.
Strong economic conditions from
201 1 through 2014led to an increase

in the demand for new homes, and

the average sales price increased at
aî average annual rate of 6 percent

during this time.

New home construction, as measured

by the number of single-family homes
permitted, was relatively stable

from 2000 through 2004, despite the

economic impact of the dot.com
bubble collapse; an average of 3,ó00

new homes were permitted annually
(Figure 9). The buildup during the
growth of the housing market bubble

was fairly mild in the submarket, with
new home construction increasing to
aî average of 4,150 homes permifted

ayear in 2005 and 2006;the limited
amount of developable land in the

submarket helped to constrain the

amourit of new home construction
during this time, Conversely, the

nationwide recession and housing
crisis had a severe impact on new
home construction in the submarket,'

causing permitting activity to decline

aî average of 35 percent annually
from2007 through 2009, to a low
of 1,150 homes in 2009. New home
construction stabilized in 2010 and in-
creased gradually from 201 1 through
20 I 4, aver aging 1, 925 single-family
homes permitted annually. During the

12 months ending Apn|2016,2,725
single-family homes were permitted,

up 1l percent from the 2,450 homes
permitted during the 12 months end-

ing March 2015 þreliminary data).

Nearly all new home construction
in the Portland submarket is in
smaller subdivisions with fewer than
50 homes, because available land
is becoming harder to acquire. As
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the avercge sales prices continues

to climb, the most common target

market for new single-family homes

is second- and third-time homebuyers

looking to upgrade into a larger
home, rather than the first-time home-

buyer demographic that was most
prevalent during the earþ stage of
the housing market recovery (local

developers). Numerous communities
are under construction throughout
the submarket, mainly concentrated
in suburban cities that surround
the ciry of Portland, and prices

range considerably. New homes are

typically priced higher in the city of

Table 4. Ëstimated Demand for New Market-Rate $ales Housing in
thç Portland Submarket During the Forecast Period

Nofes; lJìe 1,050 liornes utrently under construcfiô, ofid a portían ol the €s¿itndfed
13,0t0 other vadant uníts ín the submarket wil{ likely satísfy same af the farecast
de¡r¡o¡r¿l. The farecast períod is lvlay 1, 2û16, ta ìÅay l, 2019.
5o¿r¡ce: ãslimafes by anclyst

Rental Market-Portland Submarket
The current rental housing market in
the Portland submarket is tight, with
an overall estimated vacancy rate of
3.0 percent, down from 5.6 percent

Figure 10. RentalVacancy Rates in the Portland Submarket, 2000 to
Current

Ncfe: IÀe cu(reïìt clate is þ|ûy 1, 2416.
Sources: 2000 antJ 2010*2A00 Census and 2010 Censlts; current-estimotes by ûnalyst

Portland; for example, home prices in
the new subdivision of Cedar Mills
in northwest Portland start in the

mid-$600,000s, whereas new homes

in Legend at Villebois in Wilsonville
in the southeastern part of the

submarket start in the high $200,000s.

In the city of Happy Valley in the

eastern portion of the submarket, rwo
communities have new homes for
sale, both with starting prices in the

high $300,000-to-mid-$400,000 range.

During the 3-year forecast period,

demand is expected for 12,750 new
homes in the Portland submarket
(Table l). The 1,050 homes currently
under construction and a portion of
the 13,000 other vacant units that
may return to the market will satisff
some of the forecast demand. Table 4

illustrates the estimated demand for
new sales housing in the submarket

by price range. Demand is expected

to increase modestly during each year

of the forecast period as economic
conditions remain strong and as

household frnances and access to
credit improve.

in April2010 (Figure 10). Along
with increasingly high sales prices,

strong economic growth and net

in-migration in the submarket since

2010 have contributed to increased

demand for rental housing. The
apartment market is also tight, despite

the addition of an estimated 3,200

units since the first quarter of 2015
(MPF Research). By comparison,
approximately 1,125 units were added

to the inventory during the ftrst fwo
quarters of 2014, and only 510 units
during the first two quarters of 2015.

Within the seven MPF-defined areas

(hereafter areas) in the Portland

7.O

6.0

5.0

4.0

3.0

2.0

1.0

0.0

6.8

5.6

3.0

2000 20't0 Curr€nt

Price Range {$) Units of
Demand

Perc€nt
of TotalFrom To

200,000
300,000
400,000
500,000
600,000
700,000

299,999
399,999
499,999
599,999
699,999

and higher

1,525
3,175
3,175
2,550
1,275
1,025

12.0
25.0
25.0
20.0
10.0
8.0
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submarket, the apartment vacancy

rates range from a high of 4.4 percent

in the Central Portland area, up from
3.0 percent ayear ago, to a low of 1.9

percent in the Gresham atea, up from
1 .4 percent a year ago. The increase

in the vacancy rate in the Central
Portland area is mainly because it is
the location of more than one-third
of the recently completed units in the

submarket. Multifamily construction
has been relatively limited in the

Gresham area, contributing to the

very low vacancy rate. Of the 3,200

units completed in the submarket

during the past year, approximately
42 percent, or 1,325 units, were in the

East Portland area, which reported a
vacancy rate of 3.8 percent during the

first quarter of 2016, up from 2.0 per-

cerftayear ago. Since 2010, the only
areato have a vacancy rate above 5.0
percent was Central Portland during
the first quarter of 201 1,

Rent growth occurred in each MPF-
defined area from the first quarter of
2015 to the first quarter of 2016. Except

for the Central Portland area, which
reported rent gro'üth of 9 percent,

all other areas in the submarket

reported increases of more than 10

percent, with the largest increase

in the Gresham area, at 17 percent.

Figure 11. Multifamily Units Permitted in lhe Portland Submarket,2000
to Current

1,s00

0

"."" ".ó ""tt "-"" "ñ ".. ".d'Q "-a ""f" "..f "*"
Nofes: ðxclucles fownôo¡nes. Currenr încludes dato through Apr'il 2016.

So¿¡rces: U.S. Census Ðureau, Suildîng Perfiíts Survey; estìmates by ondlyst

The highest average asking rent was

$1,506 in the Central Portland area.

Average asking rents by unit rype

were $1,066 for a studio unit, $1,406
for a one-bedroom unit, $1,961 for
a two-bedroom unit, and $2,341 for
a three-bedroom unit. The lowest

average asking rent was $1,037 in the

Gresham area, where asking rents by
unit type were $8ó7 for a studio unit,
$878 for a one-bedroom unit, $1,067
for a fwo-bedroom unit, and Sl ,296
for a three-bedroom unit. Average

rent growth was more moderate in
the submarket from 2011 through
2014, with no area reporting average

annual rent growth above l0 percent.

Properties offering concessions were

more common in 20ll and20l2,
when market conditions were not as

tight; as of the first quarter of 2016,
the Southwest Portland area was

offering the most in concessions, at

slightþ more than 2 percent.

Because ofjob losses and reduced

rental demand in the Portland
submarket, multifamily construc-

tion, as measured by the number of
multifamily units permitted, slowed

to an avercge of 710 units a year in
2009 and 2010 compared with an

average of 3,100 units permitted
annually from 2003 through 2007,

when economic growth was strong
(Figure I 1). Multifamily permitting
began to increase after 2010 in
response to increased rental demand,
partially because the foreclosure crisis

caused households to shift toward
renting, but also because of rapidly
increasing net in-migration. From
20ll through 2015, multifamily
permitting increased at an average

annual rate of 39 percent, averaging

3,000 units permitted each year. Dur-
ing the 12 months ending April2016,
approximately 4,7 7 5 mútif amily
units were permitted, up 25 percent
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from the 3,825 units permitted during
the previous 12 months (preliminary
data). Since 2010, condominium
construction has comprised less

than 8 percent of total multifamily
const¡uction compared with the peak

period of 2000 through 2007, when
approximately 37 percent of mul-
tifamily construction was intended
for condominiums. Currently under
construction is the 28-story condo-

minium tower Cosmopolitan On the
Park, which will feature 150 units in
downtown Portland's most popular
neighborhood, the Pearl District.
The development is expected to be

complete in August 2016, with sales

prices ranging from the low $400,000s
for a one-bedroom/one-bathroom
unit to $3,8 million for the largest
penthouse suites.

Within the submarket, apartment
development is most popular in areas

close to the downtown Portland core,

including the Central Portland and

the East Portland areas. Examples
of developments currently under
construction include the three-tower,
657-unit Hassalo on Eighth in the
East Portland area and the 267 -unit
Modera Pearl apartments, in the

Central Portland area. The first tower
of Hassalo on Eighth opened in the

summer of 2015 , and the other fwo

are preleasing, with expected comple-

tion dates inIate2016 and early

2017; asking rents range from $990

to $1,809 for studio units, $1,680 to

$3,225 for one-bedroom units, $2,380
to $3,850 for fwo-bedroom units, and

$3,043 to 53 ,722 for three-bedroom
units. Unit rents for Modera Pearl

apartments are not available yet,

because it will not be finished until
late 2077 . At the 244-unit Waterline
Apartments, which was recently

completed in the Central Portland
area, asking rents are $1,469 fo¡
studio units andrunge from $1,560
to $1,883 for one-bedroom units and

from $1,945 to $2,422 for fwo-
bedroom units.

During the 3-year forecast period,

demand is expected for 10,650 new

market-rate rental units in the Portland
submarket (Table l). The 4,900 units
estimated to be under construction will
satisff part of the forecast demand.
Demand is expected to be strongest

ur the first year of the forecast period
and moderate in the second and third
years as the new inventory is absorbed

and market conditions become more

balanced. Table 5 shows the estimated

demand by rent level and number of
bedrooms for new market-rate rental

housing in the submarket during the

forecast period.

Table 5. Estimated Demand for New Markei-Rate Fìental Housing in the Portland Submarket During the
Forecast Period

urrently r;rrrjr-,r corrstr¿rcl:ion will likely satísfy some o/ ffie esf'irnûteri rlemone). The foreÇãst. periorl is May I , 241(:, to lúay 1 , 2019.
Sovrce: Ëslírnclles åy ana{ysfs

Zero Eedrooms One Bedroom Two Bedrooms Three or More Bedrooms

Monthly Gross
Rent ($)

Units of
Demand

Monthly Gross
Rent ($)

Unils of
Demand

Monthly Gross
Rent ($)

Units of
Demand

Monthly Gross
Rent ($)

Units of
Demand

1 ,000 to 1 ,199
1,200 to 1,399
1,400 or more

470
530
180

1 ,1 00 to 1 ,299
1,300 to 1,499
1,500 or more

1,275
'1 .700

1,300 to 1,499
1,500 to 1,699
1,700 or more

1,675
2,150

960

1,500 to 1,699
1,700 to 1,899
1,900 to 2,099
2,100 or more
Total

230
85
65
45

430Total 1,175 Total

1,275

4,275 Total 4,800
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Sales Market-Beaverton-Hi llsboro Submarket

The current sales housing market in
the Beaverton-Hillsboro submarket

is tight as the demand for homes

increases and prices continue to
appreciate, a trend that has been

sustained since 2012. The current
estimated sales vacancy rate is 1.0

percent, down from 2.1 percent in
April2010 (Table DP-3 at the end of
this report), During the 12 months
ending March 2016,12,650 existing
homes sold in the submarket, up 29

percent from a year ago (Corelogic,
Inc., with adjustments by the analyst).

By comparison, existing home sales

totaled 10,100 homes sold during the

l2 months ending March 2015, up
l3 percent from a year earlier. The
high+ech industry recovered from
the dot.com bubble collapse, and

the submarket experienced strong
job growth from2004 through 2005,

which resulted in strong household
growth. An average of 14,750 homes

sold annually from 2004 through
2005. Although existing home sales

remained elevated in2006, it marked
the first year oî declining sales;

from 200ó through 2009, existing
home sales fell by an average of 28

percent annually, to a low of ó,000

homes sold. Existing home sales

increased modestþ in 2010, boosted

by the fust-time homebuyers tax
credit program, but fell again in
2011 when the program expired,
The economic recovery accelerated
from20l2 through 2074, causing
household finances to improve and

banks to ease their lending standards,

which resulted in increased demand
for homes; an aYerage of 9,400 homes

sold annually.

The average sales price of an exist-
ing home increased 8 percent, to

$318,300, during the 12 months

ending March 201ó, exceeding the
previous peak of $309,ó00 in2007 by

nearþ 3 percent. By comparison, the

average sales price increased 3 percent,

to $295,100, during the 12 months

ending March 2015. The national
recession caused the demand for
homes to drop substantially, which
put downward pressure on sales

prices. From 2008 through 2011, the

average sales price declined at an

aYerage annual rufe of 6 percent to
a low of 5241,400. Housing market
conditions started to improve as the

economic recovery accelerated, and,
fu om 2012 through 201 4, the average

sales price increased 7 percentayear.

During 2005 and 2006, before the

housing market downturn, the rate of
home loans that were seriously delin-
quent or had transitioned into REO
status in the submarket averaged 0.5
percent, and REO sales accounted for
I percent of all existing home sales

(Corelogic, Inc,). The foreclosure
crisis that resulted from the national
recession had a damaging impact on
the housing market, however, and

the percentage of home loans that
were seriously delinquent or in REO
status averaged almost 5,0 percent

from 2009 through 2011, and REO
sales accounte d for 23 percent of total
existing home sales. By comparison,

the delinquency rate averaged 0.9

from 2000 through 2007 , duríng a

period of strong housing market
conditions, and REO sales accounted

for only 2 percent of existing home

sales, Housing market conditions
have improved consistently since 2011

as a result of the strong economic
recovery, and, as of March 2016, 1.9

percent of home loans in the submar-

ket were seriously delinquent or in
REO status, down from 2.8 percent in
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March 2015, and REO sales totaled
850, falling to7 percent of all existing
home sales. The average sales price of
an REO home was $22ó,500 during
the 12 months ending March 201ó,

approximately 30 percent less than
the sales price of a regular resale

home.

The volume of new home sales in
the submarket increased 14 percent,
to 1,675 homes sold during the 12

months ending March 201ó. By com-
parison, new home sales totaled 1,475

homes sold during the l2 months
ending March 2015, up 3 percent

fuomayear earlier. The economic
expansion that occurred in the HMA
fuom2004 through 2007 especially

benefited the submarket because of
the relatively large number of rapidly
expanding high+ech firms located

in the submarket, New home sales

peaked atanaverage of 4,125 homes

sold annually in2004 and2005
and declined to anaverage of 3,300

homes sold a year in 2006 and2007.
Sales declined further as the housing
market crisis worsened, averuging

1,335 homes sold a year from 2008

through 2010, before reachinga
record low of 1,000 homes sold in
201l, The number of new home sales

increased to an annual average of

Figure 12. Singie-Family Homes Permitted in the Beaverton-Hillsboro
Submarket, 20CI0 to Current

Notes: /nclucles townhomes. Current includes data thraLtgh l,prîl 2O16.

Sources: U.5. Census Bureau, Building permits Survey; estimûtes by anûlyst
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1,375 homes sold from 2012 through
2014 because of strong economic
growth. During the 12 months ending

March 201ó, the average sales price

of a new home increased 4 percent

from a year ago,to$382,700, exceed-

ing the previous peak of $339,400 in
2008 by 13 percent. By comparison,

the average sales price increased 1ó

percent during the 12 months ending

March 2015 compared with prices

during the previous 12 months. New
home sales prices increased at an

average annual raß of 9 percent from
2004 through 2008 and subsequentþ

declined by an average of 5 percent

a year from 2009 through 2012,to a

low of $277,200. Strong job growth
and access to mortgage financing
boosted the demand for new homes,

causing prices to increase at an aver-

age annual rate of l3 percent from
2012 throngh2014.

New home construction, as measured

by the number of single-family
homes permifted, has increased in the

Beaverton-Hillsboro submarket since

2011 but remains below historical
averages. During the 12 months end-

ing April 2016, 2,250 single-family
homes were permitted, a 36-perecnt
increase from the 1,650 new homes
permitted during the previous 12

months þreliminary data). New
home construction was strong from
2000 through 2004, averaging3,775

homes permitted annually despite

the economic do\¡/nturn that resulted

from the collapse of the dot.com
bubble, and permitting peaked in
2005, when 4,700 homes were permit-
ted (Figure 12). Single-family home

construction fell at an average annual

rate of 30 percent from 200ó through
2009,to a low of 1,125 homes permit-
ted, as a result of weakening housing
market conditions and job losses

brought on by the national recession.
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From 2010 through 2014, an average

of 1,400 new homes were permitted
annually. New home construction in
the submarket has generally concen-

trated in the cities of Beaverton and

Hillsboro. The most common target

Table 6. Ëstimated Demand for New Market-Rate Sales Housing
in the Beaverton-Hillsboro $ubmarket During the Forecast
Period

Notps: Ihe 82A lnmes c#rrenfly {.,nder rofisfrucf ian and a pctrtian of the esl:innted
3,800 atl'¡er vacant Llníts in f¡le sub,norke f wifl likely scfls/y sr:me af the faremst cle '
il¿rncl. Ihe forec*st pcriod is lvlay 1, X)| 6, to |Á(]y 1, 20l.9.
S0rJrre: fstirì.rles by onalysl

market for new single-family homes

is second- and third-time homebuyers

looking to upgrade into a larger home
or new families earning high+ech
industry wages that are typically
much higher than the Area Median
Income (local real estate agents).

Demand is expected for 7,675 r'ew
homes in the Beaverton-Hillsboro
submarket dunng the next 3 years

(Table l). The 820 homes currently
under construction and a portion of
the 3,800 other vacant units that may
return to the market will satisff some of
the forecast demand. Table 6 illustrates

the estimated demand for new sales

housing in the submarket by price

range. Demand is expected to be

evenly distributed during eachyear of
the forecast period.

Beaverton, Aloha/West Beaverton,

and Hillsboro. The apartment
vacancy rate increased from 2.4 to 2.9

percent in the East Beaverton area

and from 3.0 to 4.8 percent in the

Hillsboro arca, lar gely because

household preferences have shifted
toward the Aloha/West Beaverton

area, which has experienced the

largest gain in new inventory during
the past 3 years and is closest to the

Intel Corporation and NIKE, Inc.
campuses. Of the 1,900 new units
that have entered the market since the

first quarter of 2074, 1,200 have been

in the Aloha/West Beaverton arca,
but the vacancy rate has continued to
decline and is estimated at2.4 percent

during the first quarter of 2016, down
from 3.3 percent in the first quarter of
2015. Since 2010, the vacancy rates in
all three areas have remained below
5.0 percent.

Rental Market-Beaverton-Hillsboro Submarket

As a result of increased population
growth since 2010, the rental housing
market in the Beaverton-Hillsboro
submarket remains tight, with an

overall estimated vacancy rate of 2.8

percent compared with ó.5 percent in
April2010 (Figure l3). Despite a
spike in multifamily rental construc-
tion since 2012, the apartment market
has also remained tight. MPF
Research defines three areas in the

Beaverton-Hillsboro submarket: East

Figure 13. Rental Vacancy Rates in the Beaverton-Hillsboro Subnrarket,
2000 to Current

Nofe: Ihe current date is ¡ oy I, 2016.
Sources: 2A00 and 2010-2000 Censt¡s a¡rd 20lt (ensttsi current*estimates by ûnalyst
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5.0
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Figure 14. Multifamily Units Pormitted in the Beaverton-Hillsboro
$ubmarket, 2000 to Current

Nofes: fxcluríes fownñomes. Cutrent inciudes dato throug,t Apríl 2016.

S<rurcesr U.5. Census lJr¡reau, Suilding peßIíts survcyi esfimúfes by analyst
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In percentage terms, the submarket

has reported the strongest rent growth

in the HMA from the fust quarter of
2015 to the first quarter of 2016. The
fastest rate of rent growth occurred in
the East Beaverton area, at 19 percent,

to aîaverage of $1,128; asking rents

averaged $848 for a sfudio unit, $989
for a one-bedroom unit, $1 ,1 82 for a
rwo-bedroom unit, and $1,41 I for a

three-bedroom unit, The average asking
rent in the Hillsboro area increased 16

percent, to $1,383, despite an increase

in the vacancy rate; rents avenged

$1,180 for studio units, $1,187 for
one-bedroom units, $1,425 for fwo-
bedroom units, and$1,719 for three-

bedroom units. The smallest rent
growth recorded in the submarket
was in the Aloha/West Beaverton

area, up 12percentto $1,226; rents

averaged $1,239 for sfudio units,

$1,081 for one-bedroom units, $1,275
for fwo-bedroom units, and51,499 for
three-bedroom units. Rent growth in
the Aloha/V/est Beaverton area

avenged 10 percent annually from the

first quarter of 2013 through the first
quarter of 2015. The East Beaverton

and Hillsboro areas experienced
milder average annual rent increases

of 2 and 9 percent, respectively,

during the same time. Studio units are

most popular in newer developments,

with three-bedroom units taking the

longest to lease (local property

managers).

An average of 1,175 multifamily units
were permitted in the Beaverton-

Hillsboro submarket annually from
2000 through 2005, during a period

of stong population growttr @igure 14).

Multifamily permitting peaked in
2006, at 1,525 units, but subsequently

declined at aîaverage annual rate of
37 percent through 2010, to a low of
250 units permitted, because weak

economic conditions resulted in
reduced demand for condominiums
and rental units. The foreclosure crisis

fueled an increased demand for rental
units, and multifamily permitting
increased, averaging6T0 units permit-

ted a year in 201 I and 2012. As rental
market conditions tightened further,
builders responded by increasing

multifamily building activity, which
averaged 1,700 units annually in2013
and2014. During the 12 months ending

April 2016, multifamily permitting
decreased 6 percent, to 1,650 units
permitted, compared with the number
permifted during the previous 12

months (preliminary data). From
2004 through 2007, condominium
construction peaked at nearly 40

percent of all multifamily building
acdviry, as measured by the number
of multifamily units permitted, in the

submarket. The housing market
collapse, however, caused a shift in
preferences toward renting, increasing

the demand for new apartment con-

struction, and, since 2010, condomin-
iums have comprised less than l0
percent of all multifamily units
permitted.

Rental developments currently under
construction or recently completed in
the submarket include both affordable
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Rental lÁarket-Beoverton- Hi Ilsboro Submarket tonti nued

and market-rate apartment projects.

Sunset View Apartments is currently
under construction with an expected
completion date in the summer of
2016, The development will consist of
236 aflordable apartment units close

to the NIKE, Inc, headquarters

campus in the city of Beaverton, The
352-unit Amberglen West apartments
in the Aloha/West Beaverton area is

currently under construction and
expected to be complete in August
2017; ask,tngrents will range from
$7,266 to $ 1,598 for one-bedroom
units, $1,352 to $2,033 for rwo-
bedroom units, and $1,904 to $1,961

for three-bedroom units. Construction
of the 255-unit Rowlock Apartments
was completed in August 2015 in the

Hillsboro area, with rents starting at

$1,425 for studio units and ranging
from $1,425 to $1,580 for one-

bedroom units and from $1,915 to

$2,070 for fwo-bedroom units.

During the next 3 years, demand is

expected for 5,325 new market-rate

rental units in the Beaverton-Hillsboro

submarket (Table l). The 970 units
under consffuction will meet a portion
of the forecast demand. Demand is
expected to be strongest in the fust year

of the forecast period and moderate

in the second and third years as the
new inventory is absorbed and the

market becomes more balanced.

Table 7 shows the estimated demand

by rent level and number of bedrooms
for new market-rate rental housing in
the submarket during the forecast
period.

Table 7. Ëstimated Demand for New Market-Hate Rental Housing in the Beaverton-Hillsboro Submarket
During the Forecast Period

Notes; Numåers mäy rwt cldd ta tatals because of rounding. rent does twt or concessl0¡|s. 97Q units
currently under construction will likely satisly some of the estimated demand, The Íorecast period is t\ay I, 2A16, to lvlûy 1, 2419.
Source; Fsfimafes by cnclysf.r

Sales Market-Vancouver Submarket

The current sales housing market in
the Vancouver submarket is tight,
with an estimated vacancy rate of 1.0

percent, down from 2.1 percentin
2010 (Table DP-4 at the end of this
report). Similar to trends in the other
two submarkets, housing market
conditions in the submarket have

tightened rapidly since the economic
recovery began, and most of the
excess vacancies that resulted from
the housing market collapse have

been absorbed.

During the 12 months ending March
2016, 9,450 existing homes sold in
the submarket,tp 22 percent from a

year ago, marking the largest number
of existing homes sold since 2006
(Corelogic, Inc., with adjustments
by the analyst). From 2003 through
2005, relatively affordable sales

housing in the submarket attracted
new households, with an average of
11,950 existing homes sold annually.
Existing home sales fell 22 percent in
2006, when economic growth began

Two Bedrooms Three or More BedroomsZero Bedrooms One Bedroom

Units of
Dernand

Units of
Demand

Units of
Dor¡¡and

Monthly Gross
Rent {$}

Mofithly Gross
Rent ($)

Monthly Gross
Rent (S)

Units of
Domand

Monthly Gross
Rent ($)

1,150to 1,349
1,350 to 1,549
1,550 or more
Total

930
470
370

1,775

1,250 to 'l ,449
1,450 to 1,649
1,650 or more
Total

1,325
800
400

2,525 530270Total Total

160
110

370
160

1 ,000 to 1 ,199
1,200 or more

1,550 to 1,749
1,750 or more
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Sales lÁarket-Vancouver Submarket Continued

to slow, and, from 2007 through 2010,

existing home sales fell by an average

of l7 percent ayear,l.o alow of 4,925
homes sold. Economic conditions
moderated in 2010, and new home
sales remained unchanged. Growth
in existing home sales resumed as

the economy fully recovered, and,

from 2011 through 2014, ataverage
of 6,400 existing homes sold annu-

ally. The aYerage sales price of an

existing home increased 8 percent,

to $283,300, during the 12 months
ending March 2016, approximately 20

and l0 percent less than the average

existing home sales prices in the
Portland and Beaverton-Hillsboro
submarkets, respectively. The current
avelage sales price remains 2percent
less than the peak sales price of $289,400

in 2007 . From 2008 through 201 l,
the avenge sales price declined at an

avetage annual rate of 8 percent, to a
low of $210,500, because substantial
job losses caused a sharp drop in the

demand for sales homes. When job
growth recovered and the demand for
homes increased, tlle average sales price
increased aîaYerage of 8 percent

annually fuom2012 through 2014.

Strong job growth and increasing
home values during the past 3 years

helped reduce seriously delinquent
loans and REO properties in the
Vancouver submarket and the HMA,
During March20l6,1.8 percent of
all home loans in the submarket were
seriously delinquent or had transi-
tioned into REO status, down from
2.6 percent in March 2015, and REO
sales declined from 6 to 4 percent of
total existing home sales (Corelogic,
Inc., with adjustments by the analyst)
By comparison, the delinquency
rate, including homes in REO status,

averaged approximately 7.0 percent

from 2009 through 201 1, during the

worst of the foreclosures crisis, and

REO sales comprised almost one-

fourth of all existing home sales, By
comparison, from 2000 through 2007,

the delinquency rate averaged 1.3

percent and REO sales accounted for
less than 2 percent of existing home

sales. The ayercge sales prices of an

REO home sale in the submarket

was $232,000 during the 12 months
ending March 2016, approximately
l8 percent less than the sales price of
a regular resale home.

The new home sales market has

improved dramaticaþ since 2011,

with home sales increasingaî average

of 25 percent annually. During the

12 months ending March 201ó, new
home sales totaled 1,700 homes sold,

up 32 percent from the 1,300 new
homes sold during the 12 months
ending March 2015. An average of
2,875 new homes sold annually from
2003 through 2005, when economic
conditions were sffong and access to
financing was more readily available.

Following the national and regional
trend, however, new home sales

declined with the onset of the reces-

sion, and, from 200ó through 2011,

new home sales fell at arL aYeîage

annual raÊ of 23 percent, to a low
of 650 homes sold. The average sales

price of a new home increased 10

percent, to $328,400, during the 12

months ending March 2016 compared

with a 7-percent increase during the
previous 12 months. Sales prices

increased ataîaverage annual rate

of 3 percent from 2004 through 200ó

and subsequently declined an average

of 9 percent a year from 2007 through
2009, to a low of $237,ó00. Prices

increased at aî average annual rate

of 5 percent from 2010 through 2014,

when economic conditions improved
and demand for new homes refurned.
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Strong housing demand and increas-

ing sales prices have led to an increase

in new home construction in the
Vancouver submarket since 201L
During the 12 months ending Apnl
2016, 2,525 single-family homes

were permitted, up 45 percent from
the 1,750 homes permitted during
the previous 12 months (preliminary
data). Single-family homebuilding
was robust from 2000 through 2005,

when population growth in the

submarket was strongest, and an
average of 3,250 single-family homes

were permitted annually (Figure 15).

Homebuilding dropped dramatically
following the onset of the national

Figure 15. $ingle-Family HÕmes Permitted in the Vancouver Submarket,
2000 to Current

4,000

3,500

3,000

2,500

2,000

1,500

1,000

500

0

".s "-s ".d' 
,"e "." t^ú t""' t"t' ^s ^\ Jt J5

os'oo'oo'oo'

Notes; lr¡clr¡c/es t¿rwnir¿¡¡res. Current includes data thraugh April 2,t)16.

So¿rrces: U..S. t*nsus ßureau, Builditlg perniits Survey; esfimofes by analyst

Table 8. Estimated Demand for New Market-Rate Sales Housing in
the Vancouver Submarket During the Forecast Period

N¿rtes; J'l¡e 940 homes currently under consltuction afid a portíon of the estimatet)
3,900 ather vac{rnt ¿rrìifs in fhe s¿¡brncrket wíll likely satísly sone ol the f orecost de"
manc!. The lorecosf period is ùlay 1, 2016, to lvlay l, 7A19.

S}urce: lstirnates by anulyst

recession as net in-migration to the

submarket plummeted. From 2006

through 2009, homebuilding activiry
declined at arl avercge annual rate of
33 percent, to a low of 720 single-

family homes permitted. After the

economic recovery was fully under
way, homebuilding increased and an

average of 1,525 new single-family
homes were permitted a year from
2012 through 2014. Most buyers are

second- and third-time homebuyers

looking to upgrade to larger homes;

however, more first-time homebuyers

are purchasing in the Vancouver
submarket than in the Portland or
Beaverton-Hillsboro submarkets

because housing in the submarket is

still relatively affordable (local devel'

opers and real estate agents). Single-

family development is concentrated in
Ridgefreld in the northeastern portion
of the submarket and in Camas in the

eastern section of the submarket. In
Ridgefield, new home prices range

from the mid-$200,000s to the upper

$600,000s. New homes in Camas

start in the mid-$300,000 range and

increase to the mid-$900,000s.

Demand is expected for 6,800 new
homes in the Vancouver submarket

during the next 3 years (Table 1). The
940 homes currently under construc-

tion and a portion of the 3,900

other vacant units that may refurn to
the market will satisfy some of the

forecast demand. Table 8 illustrates
the estimated demand for new sales

housing in the submarket by price

range. Demand is expected to be

evenly distributed during each year of
the forecast period.

Price RangE ($) Units of
Demand

Pgrcent
of TotalFrom To

150,000
250,000
350,000
450,000
550,000
650,000

249,999
349,999
449,999
549,999
649,999

and higher

680
1,350
2,375
1,350

680
340

10.0
20.0
35.0
20.0
10.0
5.0
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Rental Market-Vancouver Submarket

The current rental housing market
in the Vancouver submarket is tight,
with an overall estimated vacancy

rate of 2.5 percent, down from 6.0
percent in April2010 (Figure l6). The
nationwide recession and housing
market collapse caused a decrease

in homeownership and a surge in
demand for rental units since 2011.

Although apartment construction has

increased substantially during the past

several years, it has not been strong
enough to compensate for the record
low level of construction from 2008

through 2012, and market conditions
remain tight, with an estimated

apartment vacancy rate of 2.5 percent

during the first quarter of 2016, up
from 1.7 percent a year ago (MPF
Research). During the same time, the

average asking rent in the submarket
increased 10 percent, to $1,0ó8,

Figure 16, Rental Vacancy Rates in lhe Vancouver $ubmarket, 2000 to
Current

Nofe; Ihe cur¡ent dof€ is tvlay I,201ó.
Sosrces: 2000 and 2û10- ZMj Census c¡rd 2A1A (ensus: currenf *esfimafes /ry anclysf

Figure 17. Multifamily Units Permitted in the Vancouver Submarket,
20û0 to Öurrent

0

".ñ "-s ""e ""e
^o3^ù"5^ù,f>^6as' as' r}o' as' ,o' .)o' ao'

Nofes; fxclucles fownho¡nes. Current incfucles data thrctugh Apríl 2016.

Soürcesr U,5. Census Bureau, tLtildíng per¡ni¡s Survey; esfi,na¡es by analyst
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2000 2010 Current

despite the uptick in the vacancy rate.

Rents averaged$777 for studio units,

$919 for one-bedroom units, $1,150
for fwo-bedroom units, and$,1,294 for
three-bedroom units. By comparison,
rent growth avercged 8 percent an-

nually from the first quarter of 2011

through the first quarter of 2014,

An average of 570 multifamily units
were permitted annually in the Van-

couver submarket ÍÌom 2000 through
2007 (Figure 17). The national
recession and housing market col-

lapse caused multifamily construction
to plummet from 2008 through 201l,
when an average of 150 multifamily
units were permitted annually. With
increased rental demand stemming
from the effects of the housing
market crisis, the apartment market
began to tighten quickly, and builders
responded by increasing apartment
construction 35 percent in2012,
to 370 units permifted. Apartment
construction spiked in 2013, when
1,250 units were permitted, followed
by a drop to ó60 units permitted in
2014.Duringthe 12 months ending
April 2016, 1,050 multifamily units
were permitted, up 33 percent from
the790 units permitted during the 12

months ending April 2015 þreliminary
data). Condominium construction has

accounted for less than 5 percent of
total multifamily building activrty rr the

submarket since 2010. By comparison,

from 2004 through 2007, when financ-

ing was eæier to obtain, condominium
construction peaked af 37 percent of
all multifamily building activify, as

measured by the number of multrfamily
units permifted in the submarket.

Two of the larger developments

currently under construction in the

submarket are the 15S-unit Columbia
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View Apartments Phase 2 andthe
156-unit Four Seasons Central. The
mix of units for the Columbia View
Apartments includes one-, two-, and

three-bedroom units; the anticipated
completion date is in late 20ll , and
asking rents are unavailable. Con-
struction of the Four Seasons Central
is expected to be complete in October
2016; asking rents range from $1,199
to $1,575 for one-bedroom units
and from $1,544 to $1,699 for
fwo-bedroom units and are $1,705 for
three-bedroom units.

During the next 3 years, demand is

expected for 2,950 new market-rate

rental units in the Vancouver submar-

ket (Table l). The 1, 125 units under
construction will meet a portion
of the forecast demand. Demand
is expected to be evenly distributed
during each year of the forecast
period. Table 9 shows the estimated

demand by rent level and number of
bedrooms for new market-rate rental
housing in the submarket during the

forecast period.

Table 9. Estimated Demand for New Market-Rate Hental Hoursing in the Vancouver Submarket During the
Forecast Period

ut"rently under rrlnsftuctittn wilt {ikely sûf isfy "roû}e o/ fhe es¡rinûfpd denond. I/re forecrrsl ¡terio<l is ìttay I, 2A16, to Moy 1 , 2019.

srrurc{:: Ës{itno¡e.s by analysfs

ffi*tm ffn*f*[es

Table DP-T. Portland HMA. Data Profile, 2000 to Current

"Êc¡rllr¡rrr/- V¿:¡nccr uv e r - H i I I sba r a f l ,¿1,4.

Notes; Nunrbers nloy nof åd<l to trttüls bec¿r{Js? o/ rounrJirrg. tnryloyfitetlt dûf{1 represenf annual avernges for 2A04, 2410,
and the l2 months thrtxryh Apríl 201t|. lÅedian l:ami{y lnconcs are lar 1999, 7û09, çnd 2014. The curront date is lúay I ,

?01 6.
Sources: ¿/.S. Cen.$gs $ureau; U.S. Deiporl.nlerlt o/ Hoûsin.q <¡nd Urbun Deve{aprtetrt; e5{ino{e5 hy ûnütyst

Zero Bodrooms One Bedroom Two Bêdrooms Thrêe or More Bedrooms

Monlhly Gross
Rent ($)

Units of
Dsmand

Monthly Gross
Rent ($

Units of
Demand

Monthly Gross
Rent ($

Units of
Demand

Monthly Gross
Rent ($)

Units of
Demand

800 to 999 95
50

'150

850 to 1,049
1,050 or more
Total

580
310
890

1,100to 1,299
1,300 or more
Total

1,050
570

1,625

1,350 to 1,549
1,550 or more
Total

190
100
300

1,000 or more
Total

2000 201 0

Average Annual Change (%)

Current 2000 to 2010 2010 to Curront

Total resident employment
Unemployment rate
Nonfarm payroll jobs
Total population
Total households
Owner households
Percent owner
Renter households
Percent renter
Total housing units
Owner vacancy rate
Rental vacancy rate
Median Family lncome

0.0
1.4
1.5
1.3

2.6
1.2

1.3
o.7

1 ,031 ,816
4.5%

981,500
1,927,881

745,531
469,1 56

62.9%
276,375

37.1%
790,876

2.2%
6.7%

$52,400

1,O84,124
102%

979,200
2,226,009

867,794
535,433

61.7o/o

332,361
38.3%

925,076
2.2o/o

5.9%
$70,000

1,179,000
5.O%

1 ,123,000
2,395,000

936,700
559,500

59.7o/o

377,200
40.3%

974,1 00
1.O%

2.9o/o

$73,300

0.5

1.9

1.6

2.9

1.6

2.1

0.9

0.9
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Table ÞP-2. Portland $uh¡market Data Profile, 2000 to Current

Nôtesi Numberi ìnüy nat adci ta cLtrrent date is lÁay I, 2016.

Sources: U.5. Ccnsus ßureau; U.5. Ueportrnent of Housìng and Urban Developnrent; estimdtes by analyst

Table DP-3. Beaverton-Hillsboro Submarket Data Profile, 20CI0 to Current

Nolds: n"tüy not to tdfo¡s because af rounding. The curre¡tt date ís ìt'Õy 1, 2016.

S<rrrces; U.5. {ensus Sureau; t),5. Ðepartment of Housing çnd Urban Oevclrrpnrenf; esfirn¿¡tÊs by onalyst

Table DP*4. Vancouver Submarket Data Profile, 2000 to Current

Nofp.r: Nufirberr rrlûy ilol cclrJ lr: fof¿¡ls becot¡sE t:)f t<)Lrndittg. (u/r'en{. ciofe rúay

Source.s: U.5. Cen"sr¡.ç ßurecu; {./.5. Oep<rrf:nrenl c/ Hr:usrng and lJrl>an Dcvelopmenf l esfimûfe.s iry analyst

Average Annual Change (%)

201 02000 Cunent 2000to 2010 2010 to Cunont

Total population
Total households
Owner households
Percent owner
Rental households
Percent renter
Total housing units
Owner vacancy rate
Rental vacancy rate

1,042,437
416,674
258,366

62.0%
158,308

38.0%
443,O87

2.2o/o

6.8%

1 ,160,677
469,513
281,474

60.0o/o

1 88,039
40.0%

502,475
2.4%
5.6%

1,239,000
504,500
294,100

58.3o/o

210,400
41.7%

527,000
1,O%

3.O%

1.91.7

1.3 0.8

1.1

1.2

o.7

1.1

1.2
0.9

2000 2010 Current

Average Annual Change (%)

2000 lo 2010 2010 to Cunent

Total population
Total households
Owner households
Percent owner
Rental households
Percent renter
Total housing units
Owner vacancy rate
Rental vacancy rate

530,334
197,894
122,467

61.9%
75,427
38.1%

209,1 83
23%
6.5%

628,903
235,660
146,604

62.2o/o

89,056
37.8%

249,560
2.1%
6.5%

683,400
254,800
152,800

60.0%
102,000

40.0%
263,1 00

1.0%
2.8%

1.7
1.8
1.8

1.4

1.3

0.7

1.7 2.3

1.8 0.9

Average Annual Changa (%)

2000 2410 Current 2000 to 2010 2010 to Cunent

Total population
Total households
Owner households
Percent owner
Rental households
Percent renter

Total housing units
Owner vacancy rate
Rental vacancy rate

355,1 10

130,963
88,323
67.4%
42,640
32.6%

138,606
2.O%
6.6%

436,429
162,621
107,355

66.0%
55,266
34.0%

173,041
2.1o/o

6.O%

472,200
177,350
1 12,600

63.5%
64,750
36.5%

184,000
1.0%
2.5%

2.1

2.2
2.O

2.6

2.2

1.3

1.4

0.8

¿-o

1.0
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Data Definitions and Sources

2000 4/ I / 2000-U,S. Decennial Census

2010: 4/ 1 / 2010-US. Decennial Census

Current date 5/ 1/2016-Analyst's estimates

Forecast period 5 / 1 / 201Ç5 / I / z}tg-Analyst's
estimates

The metropolitan statistical area deûnition in this
report is based on the delineations established by

the Offrce of Management and Budget (OMB) in
the OMB Bulletin dated February 28, 2013.

Demand: The demand estimates in the analysis

aÍe not a forecast of building activity. They are

the estimates of the total housing production
needed to achieve a balanced market at the end

of the 3-year forecast period given conditions on
the as-of date of the analysis, growth, losses, and

excess vacancies. The estimates do not account
for units currentþ under construction or units in
the development pipeline.

Other Vacant Units: In the U.S. Department of
Housing and Urban Development's (HUD'Ð
analysis, other vacant units include all vacant
units that are not available for sale or for rent.
The term therefore includes units rented or sold

but not occupied; held for seasonal, recreational,
or occasional use; used by migrant workers; and

the category specified as "other" vacant by the
Census Bureau.

Building Permits: Building permits do not
necessarily reflect all residential building
activity that occurs in an HMA. Some units

are constructed or cteated without a building
permit or are issued a different rype of building
permit. For example, some units classified as

commercial structures are not reflected in the

residential building permits. As a result, the analyst,

through diligent fieldwork, makes an estimate of this

additional construction activify. Some of these estimates

are included in the discussions of single-family and

multifamily building permits.

For additional data pertaining to the housing market

for this HMA, go to huduset.gov/publications/pdl7
CMARtables-Portl ancl-Vancouver^-HillsboroO R-
WA*1ó.pdf.

Contact lnformation

Holi Weaver, Economist
Seattle HUD Regional Office
206-220-5291
holi. m. woods-weaver(i)hucl. gov

This analysis has been prepared for the assistance and
guidance of HUD in its operations. The factual informa-

tion, findings, and conclusions may also be useful to
builders, mortgagees, and others concerned with local

housing market conditions and trends. The analysis

does not purport to make determinations regarding the

acceptability of any mortgage insurance proposals that

may be under consideration by the Department'

The factual framework for this analysis follows the

guidelines and methods developed by HUD's Economic
and Market Analysis Division. The analysis and findings

are as thorough and current as possible based on

information available on the as-of date from local and

national sources. As such, findings or conclusions
may be modified by subsequent developments. HUD
expresses its appreciation to those industry sources and

state and local govetnment oflicials who provided data

and information on local economic and housing market
conditions.

For a.clcJitic¡rtal repo¡'T$ ûn olh{:r xïarkct äreiìs, please gü to
huciuser. gov/portal,/ush mc,/chma*archive. html.
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Skamania County Profile
by Scott Bailey, regional labor economist
Updated September, 201 6
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Overview

Regíonal context
Skamania County is located about 40 miles east of the Portland metro area, in the beautiful
Columbia Ríver Gorge. Almost 90 percent of the county is timberland, mostlywithin the
Cifford Pinchot National Forest. Much of the non-timber land is concentrated in the
southern strip along the Columbia River, and falls under the protection of the Columbia
Gorge Scenic Area. As a result of these factors, the county has a small population and job
base, and projections generally call for modest growth in jobs and population over the next
20 years.

Local economy
Almost twenty-five years ago, Skamania County's economy went through a wrenching
transition. Long dependent upon timber for jobs and income, the county lost both when
logging was curtailed on national forests and the Stevenson Co-Ply, the county's largest
employer (owned cooperat¡vely by current and formerworkers), closed. Ten percent of the
county's job base dísappeared and unemployment topped 22 percent in February 1992.
But a year after the closure, the Skamania Lodge, a new destination resort subsidized by
federal funds from the Columbia Corge Scenic Area Act, opened, with almost the same
number of jobs. Almost overnight, Skamania had shifted from a timber economy to a
tourist economy.

Employment changed little in the subsequent years, with a brief upticl< late in the 1990s
and a corresponding loss heading into the 200.l recession. Job growth picked up in 2002,
but the Great Recession wiped out much of the gains.

The transitíon from timber to tourism was accompanied by a shift in occupatíonal structure
and generally lower wages and income (though official wage data do not include tips). ln
addition, ex-timber workers who commuted to Clark County for retraining discovered that
the commute to the Portland area wasn't all that onerous. While the number of employed
residents grew by about 1 5 percent during the I990s, the number of those commuting to
jobs outside of the county grew by almost 50 percent. ln 2014,69 percent of the county's
earned income came from jobs outside of the county. lndeed, almost half of the population
growth in the I 990s came in the southwest part of the county closest to Portland.

ïsp
Geographic facts
(Source: U.S. Census Bureau QuickFacts)

Skamania County Rank in state
Land area, 20.lO(square miles) 1 ,65 5.68 24

Persons per square mile, 20.l0 6.73 35

Ip.p
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Outlook
Looking ahead, there ís room for some population growth. Af so, the site of the old plywood
mill, right along the river, has yet to be redevefoped, wíth housing, commercial and light
industrial uses all possíble, should the owners decide to make the investment. As this
report is being publíshed, a controversial housing development is under consideration at
Broughton Landing.

A major threat to the local economy is the potential loss of Federal payments to rural
count¡es affected by the loss of timber revenues. lf and when these payments are
discontinued, Skamania County would lose a major source of revenue for local government
services, including schools.

Labor force and unemployment
(Source: Employment Security Department)

Current labor force and unemployment statistics are available on the -,LAb.qf,.a_f,ea
summaries paqe.

The county county labor force was estimated at 5,0.l6 in 2015, with an unemployment rate
of 7.3 percent. That was well below the peak of 13.0 percent in the 2008-09 recession.
Unemployment has declined steadily since 2009.

It should be noted that county unemployment in the 2008-09 recession was not as bad as
in the 200.l recession or the early 1990s.

Isp
lndustry employment
(Sou rce: Employment Security Department)

Current industry employment statistics are available on the Labor area summaries paqe.

Skamania County nonfarm employment grew steadily from 2002 rc 2A07, dropped sharply
in 2008 and 2009, and stabilized from 20.l0 to 2014. Revised data índicate that the county
lost jobs in 201 5 (-7Ijobs, -0.3 percent). Overthe 2002-2015 period, despite the ups and
downs, private sector growth was strong, averaging 2.1 percent per year. Job growth was
concentrated in manufacturing $7ù, hospitality (+140), retail trade 1+60), and all other
services (+90), lt was a different case with the public sector. Both federal employment (-l 10
jobs) and local non-educational government (-90 jobs) suffered losses.

ln 20-I 5, of the 2,28Ojobs ín the county, 30 percent (640) were public sector, much higher
than forthe state and nation. Leísure & hospitality (570) and manufacturing(270)
dominated the private sector.

The major trends and events over the last 25 years include:

. Logging restrictions on federal lands curbed harvests in the early 1990s, leading to a
loss of timber jobs. Timber harvests fell from around 400 million board feet in the,l980s to as low as 24 million board feet in 2009 before rebounding to 82 million
board feet in 2013.. Stevenson Co-Ply closed in 1992.. Skamania Lodge opened in 1993 and expanded in 2003. Tourist related restaurants,
retail and services have developed in the Stevenson area., The closure of the federal Wind River Nursery in the late 1990s.. Molded Fiberglass, a trucking industry supplier, opened in 1995, had peak
employment in 2000, but then closed after its major customer retrenched during the
2001 recession.. The Bonneville Hot Springs resort opened in North Bonneville in 2002.. lnsitu moved about I 00 jobs to Stevenson in August 2009, but these were
transferred back to Klickitat County in 2014.

Skamania County's agricultural production is a fairly small part of the county economy.
According to the 2007 Census of Agriculture, there were 123 farms in the county, covering

z4
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5,400 acres, fewer acres than any county in the state. The ma¡n crop in Skamania is
actuallytrees. ln 1982, the timber harvest in Skamania was 410 million board feet, with
about 60 percent from federal land and 40 percent from timber industry land, Logging
from both sources had all but dried up two decades later. Timber harvest was 76 million
board feet ín 2014, with most of the cut on large private (non-industry) holdings, Logging
employment in the county declined from 90 jobs in .l990 to 10 jobs in 2015.

For historical industry employm ent data, contact an economist

lndustry employment by age and gender
(Saurce: The Local Employment Dynamics)

The Local Employment Dynamics (LED) database, a joint project of state employment
departments and the U.S, Census Bureau, matches state employment data with federal
administrative data. Among the products is industry employment by age and gender. All
workers covered by state unemployment insurance data are included; federal workers and
non-covered workers, such as the self-employed, are not. Data is presented by place of
work, not place of residence. Some highlights:

Females held a majority (5.l.2 percent) of the non-federaljobs in Skamania County in
20r 5.
Female-dominated industries included education (76 percent), accommodation &
food services (59 percent) and retail trade (67 percent).
Male dominated industries include manufacturing (81 percent) and construction (64
percent).

I*n
Wages and ¡ncome
(Source: Employment Security Ðepørtment; Bureau of Labor Statistics; Bureau of Economic
Anølysis; U,S. Census Bureau; U.S. Census Bureau, American Community Survey)

The median hourly wage for non-federaljobs in Skamania County was $17.77 in 2014,
down a bit from the 2012 high of $18.40. That was about $2.00 per hour shy of the state
average if King Countywere excluded. The 20,l4 average annual wage of $33,983 has
changed very little for the past five years.

Median household income in Skamania for the 2010-14 period was $50,986, not
significantly different from the 2005-09 time span. The household median was 5 percent
below the natíonal average, while median family income ($66,104) was slightly above the
nation.

Personal income
Personal income includes earned income, investment íncome and government payments
such as Sociaf Security and Veterans Benefits. lnvestment income includes income imputed
from pension funds and from owning a home. Per capita personal income equals total
personal income divided by the resident population.

ln 2014, county per cap¡ta income was $36,999. That was 25 percent below the state
average and 20 percent below the national average. The gap between the county and the
state and nat¡on has closed by about 5 percentage points since 2000.

Top

Population
(Source: U.S. Census Bureau)

Skamania's population was estímated at I1,339 in 2015. Over the past decade, population
has grown bV 0.7 percent per year, just below the national rate.

a

a

a

Population facts
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(Source: U.5. Census Bureøu QuickFacts)

Skamania County Profile

Skamania County Washington state
Population 201 5 I 1 ,339 7,170,351
Population 2010 1 I,066 6,724,543
Percent change, 201 0 to 201 5 2.50/< 6.6%

Age, gender and ethnicity
(Source: U.S. Census Bureau QuickFacts)

Skamania's population is somewhat older than the state and nation. ln 20,l5:

. 22 percent of the county was below the age of I 9, versus 26 percent statewide.. 20 percent was aged 20 to 39, versus 28 percent statewide.. 30 percent was aged 40 to 59, above the state figure of 27 percent.. 28 percent was aged 60 or older, well above the state average of 2l percent.

The county is also less diverse; in 2015, 89 percent of the population was white and non-
Hispanic.

Demographics
(Source: U.S. Census Bureau QuickFøcts)

Ed ucatio na I atta i n ment
(Source: U.S. Census Bureau QuickFacts)

Skamania residents are less likely to have a college degree than in the state or nation as a
whole. ln 20'l0-14,21.4 percent of the population aged 25 and older had a bachelor's
degree or higher education, vs. 32.3 percent statewide.

Top

Skamania County Washington state
Population by age, 2015

Under 5 years old 4.401 6.2%

Under l8 years old 20.101 22.501

65 years and older \8.4% 1 4.401

Females, 2015 49.401 s0.0%

Race/ethnicity, 20ì 5

White alone, not Hispanic or Latino 88.6% 80.3ot

Black 0,501 4.lo/,

American lndian, Alaskan Native 1.3% 1.9%

Asian, Native Hawaiian, Other Pacific lslander 1.1% 9.1%

Hispanic or Latino, any race 5.6% 12.401
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Total populatìon

Under 5 years

FactFinder
DP-1 Profile of General Popu and Housing Characteristics: 2010

2010 Demographic Profile Data

NOTE: For more information on confidentiality protection, nonsampling en"or, and definitìons, see http:i/www.census"gov/prod/cen20.l0/doc/dpsf.pdf.

Geography: Skamania County, Washington

.SEX AND AGE
Subject Number Percent

11,066
604

100.0
ÃR

Õ5to years

, 1-o

15

648
730

717
451

to 14 years
to 19 years

20 lo 24
?-5 lo 29

years
years

, 30 to 34 years

r5 to eo yóars
i 40 to 44 years

45 to 49 years
50 to 54 years

55 to 59 years
r 60 to 64 years

65 to 69 yèars
70 to 74 years
1þ to /9 years

I 80to84 years
85 years and over

It4edian age {years)

1 6 years and over
18 years and over
21 years

; 62 years and ovel
65 years and over

5.9
b.b

501

639

6'14
710
943

1,013

1,428
812
ot/
364
276
188
151

44"0

8,922
8,60S
8,268
2,-083

1,596

{x)

80.6

!7t8 i

74.7
18.8
14.4
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Subject

Male populatiorr

Under 5 years
9 years

10 to 14 years
15 to lÖ years
20to 24years

30 to 34 years
35 to 39 years
40 to 44 years
4s to ¿þ teãrs
50 to 54 years
55 to 59 years
60 to 64 years

70 to 74 years
75 to 79 years
80 to 84 years
85 years and over

Median age

16 years and over
18 years and over
21 years and over
62 years and overì os yéàrs àjio óvéi-

65 to 69 years
70 to 74 years

50.3
2.7

l

i-
316 l

351

2.9
3,3

3.4

2.1

2.2
3.0

2.9
3,2

4.4
4.4

487
486

185

533 ;

427
4.8
3.9

138

89

2.8
't.7

1.2

0.8

40.4
39.1.l
37.4 

|

9.5 -t
7.1 

)

2.8

62

t-
M,O

4,476 )

4,322 ,'.-.i
4,144 i

1,048-'i
786 l

2 of 6

305
179 1.6 L
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75 to 79 yeai
B0 to 84 years
85 years and over

One Race

White
Black or American
American lndian and Alaska Native
Asian

Asian lndian

Filipino

Korean: - Vlétriämeðe
Other Asian [1]

and lslander
Native Hawaiian

Samoan
Other Pacific lslander

Some Other Race
Two or More Races

White; American lndian and Alaska Native [3]
White; Asian [3]
White; Black or African American [3]

Other t3I

Race alone or in combination with one or more other races: [4]
White
Black or American
American lndian and Alaska Native
Asian
Native Hawaiian and Other pacific lslander
Some Other Race

: 13Si
oo

r 89r

l

I

Number Perc
---ì

.2)
I

0.9

0.3 r

0.8

H¡eoiàn àsê 1teafu-i

18 years and over
21 years and over
62 years and over
65-üèåründovõ"-" 

*-*-*

44.1

4\446 
)

4,28p :,

4,124 
¡

1,035

10,585

88

160 i

35
17g )

40.2

,,38.7
37.3

9.4

100.0

97.0
92.8

810 l

1 1:066

10,737
10,265

14
Jt)

11

3.0 l

1.6
0.4 

l

0.2......''* __.:
0.3 i

7 .3

¡incË 
*

Total population

ì

I

a

10

0.4
.6

.9

0.2

46
73

96
4

18

329
'179

48
24

11

0. 1_l
1:0.

6

2

0

0,1 
,

0.0 i

0.0 ,

oo 
l

1"3 l

95.7

375
0.8
3.4
1.4
0.3

3 of 6

'l

1.6
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Subject

HISPANIC OR L
Total population

Hispanic or Latino (of any race)
Mexican
Puertö R¡càn
Cuban
Other or t5I

Not Hispanic or Latino

fIISPANIC OR LATINO AND RACE
Total population

Hispanic or Latino

lNu mber Perc

13

553

4ao

42
10,5'13

9,9't8

287

'1 't,066

11

4,522
2,457
2,899

100.0

5.0
3.9

0.1

95.0

100.0 l

5.0 ,

3.1 i

0.0

0.2
0.0

0.0
1.3
0.4

95.0
8S.6

100.0

99.8
40.9

,066
553
428

0.0

^0

,066

34
White
Black or African American alone
American lndian and Alaska alone
Asian alone

Native Hawaiian ànd öihèiÞacinð ilän¿er aii:ne
Some Other Race alone' 
Ívü¿, dMöre RãCÃ*----._

Not Hispanic or Latino
White alone
Black or African American alone
American lndian and Alaska Native alone
Asian alone
Native HäwaiiaÀ änO ötner Þacific islanOêr abne
Some Other Race alone

tln

.U

7
2

23 
1

50
96

0.4

2.6

22.2

Two or More

Total population
,RËLATIONSHIP

l

I

I

,l
1

Householder
Spouse [6]
ch¡td

under 1B years
Other relat¡ves

Under 1B years
65 years and over

Under 18 years

65 years and over

173
il2
2U

82

340
25

621

49

2,

4.9
2.'t 

)

o.7 i

5.6
0.4
0.4

3.1 
l

O.2 ,

I

1

partner
ln group quarters
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; Subject
lnstitutionai rþulation
Male

Number Perc
25,
21

4,522 :

3,072
1,145 ¡

Female
Noninstitutionalized population

Male
Female

'HOUSEHOLDS BY TYPE
Total households

Family households (famities) [7]
With own children under 18 years

family
With own children under .l B years

Male householder , no wife present
With own children under 18 years

Female householder, no husband present
With own children under 1B years

Nonfamiiy households [{
Householder living alone

Male
65 years and over

Female

65 years and over

Households with individuals under 18 years
with individuals 65 years and over

Average stze
Average family size [7]

HOUSING OCCUPANCY
Total housing

Occupied housing units
Vacant housing

For rent

For sale only
' Sòid;äoi occupied

For seasonal, recreational, or occasional use

Homeowner vacancy rate (percent) [8]
Rental vacancy rate (percent) [9]

401'

'100.0

67.9
25.3

54.3

8.9
4.8

32.1

1.2

0.3
14.2

2.6

... ._ 17:B.1,

4.7
2.7

.-,i

-.^-.._t --_-, -

l

217
1,450
1,156

625
141 '

531 i

232

1.285
1,155;

2

. 2q,9- 
,

13.S l

,3,1 ,
11.7,
5.1 i

I

(x
2.92 (x

5,62S I 100.0
4,522 80.3

19.7
1.2

)l
),

0.1 I

25.5

19

799

I 2.0
5.6

5 of 6
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(x)
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HOUSING TEN
öcöu-úeo ñõuòr,..- "

Subject

Owner-occupied housing units^" 
Þöpu¡aîioîî ôwndr-oöüpieð ñ;uè¡ns unrts
Average household size of owner-occupied units

Renter-occupied units
Population in renter-occupied housing units
Average size of units

Number Perc

4,522
3,352
8,313 ,

2.48
1,170,,
2,728 ,

2.33 |

r ur0.0

74.1
(x)
(x),
25.9 

i

(x)
(x)

X Not applicable.

[1] Other Asian alone, or two or more Asian categories.
[2] other Pacific lslander alone, or two or more Native Hawaiian and Other Pacific lslander categories.
[3] One of the four most commonly reported multiple-race combinations nationwide in Census 2000.

may report more than one race.

such as "Latino" or "Hispanic."

of pgople living alone and households which do not have any membeis related to the householder.

occupied units, vacani units that are "for sale only," and vacant units that have been sold but not yet occupied; ând then multiplying by 100.

vacant units that are'Tor rent," and vacant units that have been rented but not yet occupied; and then muttiþtying Uy tOO.
Source: U.S. Census Bureau, 2010 Census.
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I .l Proiect Overview
South Hillsboro presents a unique opportunity for the City
to create a new and innovative communify responding to

the needs of the City of Hillsboro,Washington Counry

Metro Region, and neighboring residents.This document

outlines the foundation, princþles, approach, and

implementation action plan that will reøhze this vision.

The planning effort for South Hillsboro brings together

almost 20 years of conceptual planning to provide a specific

framework for future development of this unique Hillsboro

community.The project builds upon previous planning

efforts led by the City of Hillsboro and trvo major South

Hillsboro properfy owners to achieve the following:
¡ Articulate the City's vision for best-in-class

development and design of the South Hillsboro

community using Planning and Design Principles and

identification of Best Practices.

r Incorporate property owners'visions into the cityt
Master Plan where consistent and compatible with the

City's vision, goals, policies, and principles.
. Establish recommended road alignments, bicycle and

pedestrian corridors, parks and open space, school

locations and land use designations/zoning.
. Provide regulatory guidance and process clarity to

enable property owners to create detailed development

plans.
. P¡ovide flexibility to encourage creative approaches to

development and design, both public and private.
¡ Provide cost estimates and identiSr funding tools and

strategies for the infrastructure improvements needed

to develop South Hillsboro.
. Identify expected phasing of public improvements.
¡ Describe a comprehensive implementation strategy

that includes detailed design and development

standards that will apply to the South Hillsboro

planning area.

I .2 Plonning Areo Description
The South Hillsboro Plan Area (depicted in Figure

A-1) has been a candidate for future urban growth for

the past decade. Its development is a key component of
the City's effort to provide adequate housing products

and Ð?es to encourage people workng in Hillsboro to

live in Hillsboro. South Hillsboro represents the most

significant residential and mixed-use expansion of the

City planned in the next 20 years, complementing the

industrial-oriented urban growth boundary expansion

areas to the north.

The South Hillsboro Plan Area is located at the

southeastern edge of the City of Hillsboro (see Figure

'\-2).It lies to the west of SE 209th Avenue and to the

south of SWTualatin Valley Highway.The Plan Area

contains approximately 1,400 acres of developed and

undeveloped land. Gordon, Butternut, and Rosedale

Creeks traverse the area generally from west to east.

A Bonneville Power Administration (BPA) powerline

corridor crosses the Plan Area from north to south. The

Plan Area is adjacent to the Reedville, Aloha, and Witch
Hazel Village neighborhoods.

South Hillsboro is also a unique opportunity to create

a compelling place that encourages people to live, work,

play,stagand learn in Hillsboro. South Hillsboro will
serve as the eastern and southern g teway to the City
for many visitors. Moreove\ as a new development,

South Hillsboro provides an opportunity to showcase

and demonstrate new, innovative thinking about

neighborhood design, yielding neighborhoods that are

sustainable, highly livable, affordable, and future-oriented

C ciri r"ri Lri; iiy Pic ri lntroductian I 3



Figure Á-1: South Hillsboro Master Pløn.tilrea
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Figure Á-2: Plan zllreø Context
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1 .3. Plon Areo Vision: Complete,
Connected, Green
In addition to meeting the demands of local and regional

forces and development principles, three overriding,

general principles emerged during the concept planning

process:

. Complete: A communitywith the full spectrum of
facilities and services. A life-cycle community that
addresses the needs and desires ofall residents for
health, housing, education, shopping and recreation.

¡ Connected: A community that provides residents and

visitors with full multi-modal access. A community
that seamlessly connects neighborhoods and easily

transitions from urban to rural lands. A communify

plan, which in addition to serving future residents,

provides older neighborhoods to the East and to the

North with access to needed parks, trails, open space,

shopping and family services.

. Green: A community that integrates open spaces

with neighborhoods. A sustainable community that
incorporates state-of-the-art green development

practices. Preservation and improvement of existing

natural resources and wildlife corridors to create a

tdy distinct natural environment.

The Complete-Connected-Green framework ensures

that the evolving Plan A¡ea remains a special and unique

place. In addition, the Plan incorporates an ar:ray of other

local and regional influences with community driven

development principles:

. Hillsboro 2020Vision: The Plan implements the

Hillsboro 2020 Vision principles.The Hiilsboro 2020

Vision statement focus areas include strengthening

and sustaining communiry enhancing neighborhoods

and districts, preserving the environment, creating

Housing fronting lhe street creotes oÌtroctive frontoge in o neighborhood

Grid system of streets with bike lones ond on-street porking - o "complete
streel", inlegroled with building edges ond octivities

o public edge.

ó I lnfroductían
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economic opportunity, expanding education and

cultural horizons, and promoting health and safety.

¡ Metro Great Communities Characteristics and

RegionalValues: The Metro Great Communities

Characteristics and Regional Values directly shape the

design and development of South Hillsboro. The six

regional values include vibrant communities, economic

prosperity, safe & reliable transportation, leadership on

climate change, clean air &water, and equity.

' Natural & Cultural Resource Preservation: The

Vision encourages preservation and enhancement

ofthe significant natural and cultural resources.The

Gordon and Butternut Creek corridors are part of
a community-wide green space network. Cultural
resources have also been identified and preserved

throughout the development process.
r Infrastructure Funding & Phasing: The provision

ofnecessary utilities, facilities and services are

guided by an infrastructure funding and phasing

program described in the Implementation Action
section.The infrastructure program focuses on the

adequate provision ofpublic facilities and services as

development occurs.

¡ Market Feasibfüty: The Plan is responsive to rhe

economic and market conditions shaping growth. This

includes providing development flexibility ro adjusr to

changing demographics and other market conditions.

These considerations collectively influenced the creation
of the Plan for an innovative, dynamic, and vibrant
community.

1 .4. Regulofory Fromework
There are a number of policy and advisory documents

that together create the regulatory context guiding
development in South Hillsboro. These components

include:

. Comprehensive Plan Policies in Section 31 of
the Hillsboro Comprehensive Plan. These policies

enunciate the City's vision and direction for
development in South Hillsboro and provide the

regulatory basis for other implementing policies and

standards that are adopted. Although Comprehensive

Plan policies are generally not directly applied to

evaluating and approving proposed development, they

can be utilized in certain subjective land use reviews

such as the Conditional Use and the Planned Unit
Development processes.

r Community Plan Narratives in the appendix to

Section 31 of the Hillsboro Comprehensive Plan
(this document). The appendix is intended ro provide

additional context and bacþound on the City's vision

for South Hillsboro, including the planning principles

and bacþound information used to develop policies

and standards, and examples of desired development

patterns and design elements.The appendix is not a

regulatory document, but could be useful to developers

and decision makers for interpreting and evaiuating

future design and development proposals.
. CommunityDevelopment Code (CDC) sections,

including a specific Plan District for South Hillsboro
(CDC !2.65), a new Mixed Use-Village and Town
Center zoning district (CDC 72.24),and other

zoning district language as necessary to implement the

various comprehensive plan designations. These CDC
sections set specific development requirements and

standards, specific land uses, and the processes used in
the design review and permitting processes.

Ccnin':uniiy Sicn lnlroduclion | 7



r Various system masterplans administered by City
departments and outside service providers, including

but not limited to Transportation System Plan, Capital

Improvement Plans, Pa¡ks and Trails Master Plan,

Sanitary Sewer Master Plan and similar documents.
I Agreements with developers and property owners

including Memoranda of Understanding, Annexation

Agreements, and Development Agreements specifring

obligations and conditions for development in South

Hillsboro, including allocation of trips, financing of
infrastructure or public realm improvements, and

obligations for ongoing maintenance, among other

topics.

B I lnfroduclíon Soulh Hillsboro
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2.1 . Areo History
The South Hillsboro planning area has played a locally

significant role in the area's agricultural heritage. The

area planned for the Reed's Crossing development,

near the north of the planning area (see Figure A-3),
was historically the Ladd-Reed Farm. This farm was

named forWilliam S. Ladd, a former mayor of the City
of Portland, and Simeon G. Reed, the namesake of the

community of Reedville immediately to the east of South

Hillsboro, as well as the founder of Pordand's Reed

College. Founded in the 1870s, the Ladd-Reed Farm

produced avariety oflivestock,various crops, and trees,

and Reed experimented with a number of agricultural

innovations including steam-poïyered farm equipment

and new systems for irrigation. The operation later

evolved into the first large dairy farm in Washington

Counryl.

Following the death of the founders, the farm became the

basis for the endowment for Reed College.John Kelly

purchased the property from the endowment in1925,
and the property was willed to the Sisters of St. Mary of
Pordand inL9572.'Ihe last dwellings on the farmwere
demolished în 1963, and all of the main farm buildings

were subsequently removed3.The Sisters of St. Mary of
Portland sold the property în 2001a.

I Josephson, J. (2013). The Reed Form. ln lmoges of
Americo : Aioho-Reedvi lle. Cho rleston, SC : Arcod io Publ ish in g.
2 D. S. Porklane Development, lnc., et ol v. Metro, LUBA
97-048, p.4410-4419.
3 Woshington County, Oregon. (,l9831. Woshington
County Culturol Resource Inventory, Resource 110/332.
4 Tomich, D. (2010, Winter). Reoding Between

.r 
the Bricks. Spirit /sisters of St. Mory of Oregon Ministries
Corporation), 10-l 1 .

Figure zl-3: Prirnøry Property Ovtners øt ?resent

Through the various owners of the Ladd-Reed Farm,

the property has remained in agricultural production,

most recently through contract arrangements with
local farmers. Other areas of South Hillsboro have also

supported agricultural production, including a large

tree farm in the area planned for the Butternut Creek

development and Village Center, and. other smaller

agricultural operations in the southern portions ofthe
planning area.

Over time, areas surrounding South Hillsboro have

urbanized to various degrees, particularþ in Aloha and

Reedville to the east and northeast, both unincorporated

communities immediately adjacent to Hillsboro.

Communit), Pian PlanningContext ¡11



Collectively, the populatíon of Aloha and Reedville torals

over 50,000 as of2010s.

. Reedville, located near the intersecrion ofTualatin
Valley Highway and SW 209ú Avenue, was originally
platted in 1889 and served as a commercial center

for sur¡ounding residences and farms through the

1950s. Much of the original town was lost to highway

expansion, as well as damage from the 1962 Columbus

Day Stormr.
. Aloha, located to the east of the planning area, was

also originally farmland, but experienced a rapid influx
ofnew residents beginning in the 1960s as residential

uses replaced agricultural production. Development

in Aloha has followed traditional suburban patterns

to alarge extent, although development of supporting

infrastructure including urban-scale roads, complete

sidewalks, and adequate stormwater facilities has been

less consistents.

2.2. Plonning Foundotion
The vision for South Hillsboro blends an array of
local and regional influences with communíry driven

development principles. Key underlying principles are

described briefly below. Additional planning principles

more specific to South Hillsboro are included in Chapter
4 of this appendix.

. The Hillsboro 2020 Vision stâtement focuses

on strengthening and sustaining communiry
enhancing neighborhoods and districts, preserving

the environment, creating economic opportuniry
expanding education and cultural horizons, and

promoting health and safety. The Vision also

5 Woshington County, Oregon {201 4lr. Aloho-Reedvílle
Study ond Livoble Community Plon Finol Report.

encourages preservation and enhancement of
significant natural and cultural resources.

r Jhe adequate provision of utilities, facilities and

services guided by an infrastructure funding and

phasing program as described in the Implementation
Action section of the Community Plan.

¡ The Plan must be responsive to the economic and

market conditions shaping growth. This includes

providing development flexibility to adjust to changing

demographics and other market conditions.
. The Metro Great Communities Characteristics

and Regional Values directþ shape the design and

development of South Hillsboro. The six regional

values include vibrant communities, economic

prosperiry safe &reliable rransportation, leadership on

climate change, clean air Scwater, and equity.
I There are also a number of state and regional planning

documents that contain guidelines and regulations

with which the Community Plan must be consisrent.

fhe most important of these are:

> The Statewide Metropolitan Housing Rule
(which implements Statewide Planning Goal

10, Housing). In general, the rule requires that
the City "designate sufficient buildable land to

provide the opportunity for at leasr 50 percent of
new residential units to be attached single family
housing or multiple family housing."The rule also

establishes minimum housing densities that are ro

be achieved in areas like South Hillsboro located in
the Metropolitan region.

> The Oregon Tiansportation Planning Rule
(TPR). The TPR guides jurisdictions through
meeting the broad objectives of the Statewide

Transportation Goal, which are to provide a safe,

convenient and economic transportation system,

while addressing the needs of the transportation

disadvantaged.
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> Metro's Urban Growth Management Functional
PlanrTide ll requirements. Title 11 requires that
concept or community planning be done for newly

urbanized areas. Planning must address residential

densities to support local and regional housing

needs; a diversiry ofhousing stock and affordable

housing; transportation planning; identification
and mapping of resource areas to be protected;

and conceptual public facilities and service plans

and a conceptual school plan identi$ring land and

facilities necessary to serve the area.

A number of individual properfy owners within the

South Hillsboro planning area are also preparing their
own plans for future development. In particular, project

partners Newland Communities and Hagg Lane, LLC,
have worked with their own teams to prepare relatively

detailed plans for their properties (Reed's Crossing and

Butternut Creek respectiveþ). Other property owners

have engaged in similar but less detailed planning efforts.

Specific elements of those plans have been blended into
this appendix.

2.3. Previous Plonning Efforts
Planning for the South Hillsboro ârea began in the
late 1990s and resulted in preparation ofa draft South
Hillsboro Community Plan in 2008 and adoption of
an updated South Hillsboro Community Plan in 2072.
fhe Community Plan was the ûrst step in establishing

a set of goals and objectives for the future growth of the
planning area and described a development program that
emphasized a "complete-connected-greeri' approach.

The City has also completed an Economic, Social,

Environmental and Energy (ESEE) analysis of South

Hillsboro that identifies how and where natural resource

protection will be applied through the ciry's Significant

Natural Resource Overlay Zone.

In additíon, the City completed an amendment to
its Tiansportation System Plan (TSP) for the South
Hilisboro area in September 2013. ATransportarion
Financing Plan and other public infrastructure analyses

and cost estimates have been prepared concurrentþ with
this Community Plan update and will be incorporated

in separate documents, with some information from that
effort included in the Funding elemenr of this appendix.

2.4. Plonning Context
The following additional factors have been considered

throughout planning efforts for South Hillsboro.

2.4"1. Nctural Resources

The Tualatin River lies roughly one mile to the west of
the planning area. Several tributaries to the Tualatin River
flow west through the site, including Rosedale Creek,

Gordon Creek, and Butternut Creek. South Hillsboro
contains upland and riparian wildlife habitat along these

stream corridors. Figure A-21 shows the approximate

locations of these habitats, as well as significant and

potentially significant wedands. Figure A-4 depicts the

topography in the planning area.

Properties that contain natural resources have been or

wili be inventoried and a significance determination

made using the methodologies described in the adopted

Cify of Hillsboro Goal5 Natural Resource Inventory &
Assessment Report. Those findings will be incorporated

in an Environmental Energy Social and Economic
(ESEE) analysis which will guide how those resources

are treated during the development process as part

Planning Context i 'i3
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Figure Å-5: Regionøl Pørþs, Trøils, and Open Space
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of application of the City of Hillsboro's Significant

Natural Resources Overlay (SNRO) zone. In general,

natural resources should be woven into the fabric of the

development pattern in South Hillsboro and treated as

valuable resources and amenities for future residents.

2"4.2. Pcrks, kails ond open spcce

Fþre A-5 shows the locations of parks, trails and public
open space in the vicinity of South Hillsboro. Butternut,
Hazeldale,and Burnsridge parks lie to the east of the

planning area, as well as several private open spaces.

To the north lie Francis Street Park, Reedville Creek
Park, Paula Jean Park, and Whispering Way Park. A
golf course abuts the planning area. to the West and the

Jenkins Estate hiking trails lie near South Hillsboro's

southeastern boundary. Development of additional

community and neighborhood parks, trails and open

spaces should be considered within this larger park and

recreation facilities context.

2.4.3. Schools

There are two existing schools within South Hillsboro:
Rosedale Elementary in the northwest and Life Christian
private school in the east. The majorify of the planning

area is within the Hillsboro School District, wirh
approximately 170 acres of the southeasteriy portion
within the Beaverton School District. Figure A-6 shows

the locations schools in and near the planning area as

well as school district boundaries. The Hillsboro School

District plans to add four new elementary schools and a

new middle school within the planning area.

2.4,4, Culturcl resoilrces

The Oregon State Historic Preservarion Office (SHPO)
database indicates that historic and archaeological sites

not formally documented do occur in the vicinity of
South Hillsboro, including an unmarked cemerery and

Native American archaeological sites. The records of the

Oregon Commission on Historic Cemeteries indicate

that another nameless cemetery is located south of
Reedville, on the Ladd-Reed farm. Issues associated

with cultural resources will be addressed in more detail

and in accordance with applicable law as part of the

development process.

2.4.5. ÀÁsrket cCInd¡tiCIns

A market analysis was prepared as part of the

Community Plan process in 2007-2008. This analysis

was updated in 2072 and again in 2014 by Johnson
Economics. Key findings from this analysis related to
current and future housing development in the area

include the following:

r There will continue to be a strong future demand for
housing in the Hillsb oÍo area. Over the next ten years,

South Hillsboro will meet approximately 600/o of the
total Hillsboro area demand for new housing of all
types and just 42o/o of the demand for single-family

detached housing.
r Economic projections indicate rapid absorption of

single-family derached unirs, with lots in the 7,000-

9,000 square foot range having the fastest absorption

in the market based on demand.
¡ The scale, densify and type of housing proposed in the

plan, including housing envisioned in medium-densiry

high-density and mid-rise residential areas, as well as

mixed use residentiaVcommercial areas are generally

consistent with market demand in the area in terms

of average densities, likely pricing and market depths

based on Hillsboro-market area trends.
r The phasing of retail and commercial development

in South Hillsboro will be imporrant. While the
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Figure '4-6: Regionøl School Locations
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amount of commercial space in the initial phases may

be modest compared to later phases, it is important
that the initial phases be sited properly; be financially

viable on their own; crezte a.very atfractive gatewîy

to the Town Center and entire South Hillsboro
community; and be built as early as possible to provide

this gateway and sense of place.

2.5. Key Plonning Elements
As a preliminary step in this Community Plan update

process, key planning issues were identified to ensure that
those elements considered critical to the success of South

Hillsboro were addressed. Those key issues are described

below.

?.5.I. Creating c uníque cornrnunity

An overall goal of the City's planning effort is to create

a distinct area in South Hillsboro that emphasizes

sustainable, high-quality development that offers a mix of
residential, commercial, and employment uses;

incorporates environmentally, socially and economically

sustainable and resiliency planning practices; and ensures

that South Hillsboro is connected to and complements

surrounding neighborhoods within the larger community.

These goals are reflected in the Design Principles and

Concepts described in Chapter 4 of this appendix, which
strive for a "complete-connected- greeri' community.

Those underþing principles have been used throughout
this process to shape all elements of the plan and will
similarly be codified in proposed development code

provisions to be applied in South Hiüsboro through a
combination of base zones and a South Hillsboro Plan

District.

2"5.2. Àrt*i*r rûcld clignmenfs

A major component of the planning effort is the

evaluation and determination of appropriate alignments

for major roads through South Hillsboro, particularly

Cornelius Pass Road and its location relative to the

Town Center. Approximate road alignments will be

used primarily to ensure appropriate connection points

for roads that cross properfy lines and to estimate costs

of public facilities. Within individual properties, road

alignments should be considered approximate and subject

to potential modification through the development

application process.

2.5.3. Land use cônfiguroticns

Concurrent with development of road alignments, this

plan update process evaluated land use and development

configurations that complement road alignments and

meet other project objectives. This included assessment

of size and location for the Town and Village Centers,

location ofdifferent residential neighborhood types and

commerciaVretail nodes, and the approximate location

and configuration ofparks and open space networks

within South Hillsboro.The process also included

determination of appropriate locations for schools

within South Hillsboro. This information will be used to

develop an overall zoning concept, discussed in Chapter

5, which guides application of future zoning in a manner

that yields desired densities, housing products, and

neighborhood configurations over the long term.

2.5 .4, Housing opportun;t¡es

A key element of the plan update is the identification of
specific mixes and types of residential uses that will best

achieve the housing objectives and community vision for
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South Hillsboro. This includes consideration of how
those housing types/mixes will relate to the planned

Town and Village Centers, as well as parks and open

spaces. Information related to housing is intended to be

conceptual. Specific types of allowed housing in different

areas of South Hillsboro will be controlled by provisions

of the Communiry Development Code and through the

development permitting processes.

2.4.5. lnfrostruclure & Phosing

Another key aspect to guiding successful development

of the South Hillsboro area will be ensuring adequate

and appropriate stormwater management. T¡¡o new

sanitary sewer pump stations will be located within the

South Hillsboro planning area - the Burternut Creek

and Rosedale Pump Stations.While water service in the

planning area will be ultimately provided by the City of
Hillsboro, early phases between 209th Avenue and the

proposed Cornelius Pass Road alignment will receive

water from the Tualatin ValleyWater District (TW[D)
pursuant to an intergovernmental agreement between

the City and TWVD.In addition, a number of different
strategies may be implemented to manage stormwater

quality treatment and detention (quantity) in South

Hillsboro.
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3.1 . Proiect reconnoissonce ond
bockgrolnd reseorch
Drawing on previous work done for the South

Hillsboro Community Plan, one of the ûrst steps in the

master planning process was to gain a comprehensive

understanding of the cuffent regulator¡ land use, market,

transportation, and infrastructure conditions in the South

Hillsboro Plan Area.This information was summaÅzedin

South Hillsboro Master Plan Summary Report: Existing

Conditions, Opportunities and Constraints, which was

completed in August 2013.

Nearly 80%o of the plan area is currently improved or

unimproved farmland in 767 individual parcels. The

average parcel is 8.3 acres in size, although there are

four parcels of 50-250 acres that will play key roles in
defining the Town and Village Centers that will serve

the communiry. Developed lands are more concentrated

near the boundaries of the Plan area, particularly in
the southeast, and contain a mix of residential,farm,
commercial, and institutional uses.

The summary report found that there is a significant

opportunity in South Hillsboro to integrate individual

properfy owner plans with leading design and planning

principles in a-way that would yield a unique, distinctive

community comprised of avariety of housing types and

neighborhood sryles, closely integrated with compelling

mixed-use areas and a strong parks and open space

system.

The report also found that significant infrastructure

investment would be necessary to support residential

development in South Hillsboro. Existing roads, water,

and waste treatment systems are most appropriate to
a rural, not urban context. Development and phasing

I of úansportation, parks, schools, water, sewer, and civic

infrastrucfure improvements will be key to delivering the

type of community that South Hillsboro can be.

3.2. Community engogement ond
public porticipótion-
Recent public involvement efforts build upon engagement

activities from earlier phases of planning work in South

Hillsboro. Earþ in the master planning process, a public

involvement plan was developed in order to ensure a

broad level ofparticipation by all interested stakeholders

and the larger Hiilsboro community. The City's Citizen

Involvement Advisory Committee (CIAC) approved an

initial public outreach plan in February 2012. A refined

plan for public involvement activities was developed

lnformotionol flyer sent to locol residents inviting them to the June 20,l4
Community Open House.

fJHillsboro
ÔRÊ6ON

SouÈh Hillsboro: trcwir¡g o Greof Comnnunity
.loir Your Neighbors ol tlle Nóxt SaH¡ Cômmuìtity Open llousel

luoedcy, June 2ó . 5:3O to 7:30 Þh
lo¡edole Ebm.ntory Echool €ofeterio . 39Ol 3W 229th Avenue
Comeolcnylme . lsfrs¡hmsnl¡providad . Allogc¡wolcome

HëlÞ Þldh tbé Fulur6 ôl sÕuth H¡lbborol
Ar lhe lhird ond finol.omñuniry open house tocreore o plon lor the tu¡ure of Sourh H¡llsbo¡o,

poiliciponh will heo' o brief p¡ereñiorion, lollowed by on open house ro review ond ommeDt on rhe prop6ed:

' Ioñd use ond dev€lopmèrr plon . Lxo'¡ples ol housil,s oñd orher
. Porks. roilr ond qen spoce dovplopment typos
. locolioù ond dêslgn of no¡or roods ' v¡lloge ond town ¡entor¡
, Phosins of IGy coÞihl ô¡d ÌoñsÞôiloliÒn . Néx! dePs lowo¡d odoprión

lmprovemenls

Cdn't rcke thê oFen house?
Visir ovr wêb5¡re: ww.h¡llsborærqon.sov./SdùHillsbo,o, o, contoci:

Jsonn¡ne Rusrod, J.D,. Iotrg Ronse Plonnins supÊrvìso',503.ó8ì.s32 l, ieonnine.r,srod@h¡llsbo'ùo'eson.sov

Psro i¡fôrnoc¡ón 6. erpoñol, por fovor llome ol Omor Co(illo, 5Q3.27a3162, dñó¿cor¡l¡@cogoûowsn!.coh

lþuitt'r.spa$ó3ì óì5r i.s3ó¡r3r¡5 I
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around a community engagement strategy developed

by consultants inJuly2013, calling fot avariety of tools

and approaches to be taken to engage stakeholders and

the broader community.The CIAC and the Advisory
Committee for Citizenlnvolvement both approved an

updated Public Involvement PIan in August 2013.

During the 2008 planning process, public input was

received during citizen-led Task Force meetings, three

project open houses, two communify forums, one scenario

planning workshop, stakeholder interviews, a housing

market focus group session, a local business community
meeting, several Citizen Participation Organization
(CPO) meetings and a Hillsboro Vision 2020 Town Hall
event. Public feedback was also obtained through email,

letters, surveys, and comment cards. Over 12,000 project

newsletters, comment cards and meeting notiûcations

were mailed to property owners iniand-around the plan

afea.

In 2012, the City began public outreach efforts for the

adoption phase of the South Hillsboro planning effort.

Outreach efforts on2012 included:

I Projectwebpage updates

. A public open house (held March 22,2072) focusing

on two alternatives to meet Metro conditions
. A public open house (held May 8,2072) focusing

jointly on South Hillsboro, the Tüalatin Valley

Highway Coridor Refinement Plan, and the Aloha-
Reedville Livability Study

¡ Two Planning Commission worksessions

on alternatives and to review memoranda of
understanding with project pârtners.

In the latest phase of master planning work beginning in
2013, community engagement efforts have included:

. Individual or group meetings with property owners,

service providers, and community members
r Three public open houses (discussed below)
¡ Media outreach
. A Project Website (http://wwwhillsboro-oregon.govl

SouthHillsboro) including documenrs, maps, and

project updates
. \Morksessions and meetings with the Hillsboro Ciry

Council, Planning Commission, Transportation

Committee, Finance Committee, and other bodies as

appropriate.
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. Stakeholder interviews

. Inter-departmental and inter-agency coordination.

Open houses were held on September 1"0,2073,

November 12,2013, andJune 26,2014 at Rosedale

Elementary School, which is within the planning
area. Each event was designed to provide a forum for
discussion and feedback from community members,

organized around the focus of the planning team atthat
point in the plan development process. At each open

house, community members had the opportunity to leave

informal written or verbal comments, which were then

used to refine the project team's work. Each of these

events is summarized below.

flprerr |'Jor.rse I {5*¡:tr-:rril:er 20, 2ü13}

Agenda topics: presentation and general question and

answer session regarding the project overview and

schedule, planning principles, best practices, and next

steps. Estimated 75 attendees.

C)¡:err l-"{ouse 2 {N*vember }2,2ü13}
Agenda topics: conceptual plans for land use, housing

types, transportation, parks and open space, schools,

20i 3 Community Open House.

urban design, and neighborhood development patterns.

Estimated 35 attendees.

Crpen House 3 {June 2.û,2A14]}

Agenda topics: presentation and general question and

answer session focusing on the draft composite plan, and

refined concepts for land use, transportation, parks and

open spâce, schools, and community amenities. Estimated

100 attendees.

3.3. Portner colloborotion
The City and its consultant teams worked closely with
project partners throughout the plan development process

to ensure muitipie opporrunities for input on project

deliverables, and to ensure alignment between the City's

vision for South Hillsboro and the economic realities

facing developers as they implement these plans. This

collaborative effort included:

¡ Representatives of two major properry owners in
South Hillsboro (Hagg Lane,LLC,and Newland

Communities),
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¡ Owners of property in other areas of South Hillsboro,
and

. Related departments, agencies and service providers

including the City of Hillsboro Parks, Public Works,

and Water Departments; Hillsboro School District;
Clean Water Services; Washington County; TiMet;
and the Oregon Department ofTiansportation.

Many of the key project issues (for o<ample, determining

the location and desþ of majorroads, parks, and

schools) were addressed through ¿ collaborative approach

with these project partners.
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4.1 .lmplementing the Complete-
Con n eited-G ree n"Vi, ion
This section expands on the Complete-Connected-Green

vision described earlier, and identifies key hallmarks

of planned development in South Hillsboro thar are

intended to deliver this vision. These concepts drive the
design principles and planning pracices explained later,

which in turn drive the policies and standards governing
development in South Hillsboro.

. i .1. Compleie: A fifes\rle system

Complete means the spectrum of activities that define

where we live; where we work or attend school; and where

we spend our time outside of home and work. The Plan

provides a balance of land uses to accommodate each of
these. Providing shelter creates space for "inhabitants."

Providing a home creates space for "residents." But
providing a community creates space for "citizens."

The Plan provides both a sense ofplace and a sense

of community.This "complete communify" concept is

directly related to the six key focus areas of the Hillsboro
2020 Vision as described in the Hillsboro 2020 Vision
section of this report. It also mirrors the Metro Great

Communities "Complete Communities" characteristics

and Regional Values. The Plan provides a unique

opportunity to create a new; complete community with
the firll spectrum ofland uses and public services. In
addition, South Hillsboro will provide affordable housing,

parks and recreation and will accommodate age and

income diversity. Areas where residents live, work and

play will include a Town Center, Village Center, compact

single-family and larger-lot single-family neighborhoods.

South Hillsboro will be a life-cycle communiry serving all

segments of the population. The physical design:

r Creates a transitional communiry with more intense

uses close to Tiralatin Valley Highway, becoming less

intense moving outward toward the urban growth

boundary.

r Integrates a Town Center with commercial, residential,

mixed-use, civic uses, transit center, and the greenspace

system.

r Integrates a Village Center with commercial,

residential, mixed-use and the greenspace system.
r Integrates compact neighborhoods with the Town and

Village Centers, schools, parks and the greenspace

system.

r Integrates single-family neighborhoods with schools,

parks and the greenspace system.

COMPLETE: Good slreets hove o sense of enclosure, on oclive street frontoge, ond creofe o "third ploce" (oporl from homes ond public spocesj
where people con gother
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CONNECTED: Wide shored greenwoy troils for bike ond pedestrion occess to ond through nolurol oreos, ond pothwoys connecl
residenliol development to other oreos.

¡ Creates third places that benefit both the immediate

Plan Area and the larger Hillsboro and broader

Washington County communities.

/1.1 .2. Connected: A multirnodal
fransporlatiÕn sy5tgrn

Connectivity is key to creating a cohesive, complete

community. The Plan provides a circulation system

and greenspace netvyork that promotes walkability and

provides multiple ways to travel within the area. Different

neighborhood orientations to streets, greenspace areas

and other design features help create a diverse set of
corridors, walking/biking trails, and roadways. The

physical design includes the following elements:

. Grid pattern circulation system to accommodate

streets, bike lanes and sidewalks.

. Greenspace circulation system to accommodate

walkways, bicycle and hiking trails.
¡ Transit center to enable a future bus/commuter

rail transit system. The transit center is intended to

support potential high capacity transit service and

help provide for transit connections between South

Hillsboro and other areas in the City and region.
. Implement recommended improvements from

the Tüalatin Valley Highway Coridor and South

Hillsboro Focus Area Plans to increase regional

connectivity.

I NortVsouth extension of Cornelius Pass Road for
regional connectivity.

r Transportation planning envisions linkages to

Downtown Hifsboro, North Hillsboro employment

and Tanasbourne/AmberGlen via the circulation

system and expanded transit system.

4 1 3 Green: A cc.rmprehensive
üreÊr-r5p0ce system

The Greenspace system includes the natural stream

corridors, the Bonneville Power Administration power

line corridor, and new parks and trails. Collectively these

form a greenspace nefwork that links the community

both internah and with adjacent neighborhoods. The

greenspace system supports riparian habitat, passive

and active recreation, and open space preservation.The

power line corridor can heþ cte te a uniÛ'ing feature

for orienting the compact neighborhoods.The physical

design for this concept includes:

¡ Connect east-west stream corridors with north-south

wildlife travel corridors.

. IJse the power line corridor as a north-south

greenspace connector for trails. The corridor will be

32 I Desígn Princíples and Concepts ¡ -. , i,!1 I

:.,ruri r Í"iriisiioi t



,I I lr#
+lþ

Il¿
;

1.,
ll
:l'j.'.,

I ,,1 .'..
li¡-'l

GREEN: slormwoter plonlers filter runoff ond creole o pleosont tronsilion from public
to privote spoce. Ecoroofs help to filter slormwoler runoff ond should be incorporoied
in building design whenever possible

Sustoinoble design - permeoble porking
surfoces

designed to ensure public health and safety through

regulated design and use.

I Preserve wide forested areas to provide habitat for
interior forest species.

r Maintain wetland/stream hydrology in sub-basins.
r Incorporate trails/passive recreational opportunities in

outer edges ofgreenspace areas.

. Expand future greenspace to improve connectivity

with the Tualatin River.
¡ lJse natural buffers as part ofthe urban growth

boundary where possible, to aid the transition to

agricultural uses.

r Promote habitat friendly development practices.

4.2. Design Principles ond Best
Plonning Proctices
This section includes planning and design principles

that serve as the foundation for the overall land use,

transportation and open space framework developed for
South Hillsboro, and the comprehensive plan policies and

Community Development Code standards that result.

These principles also provide a basis for design standards

and other development code provisions that will be

applied in South Hillsboro. Sustainable design and

development concepts and other planning best practices

have been incorporated into the principles wherever

possible.

These design principles are based upon best practices for

sustainable development. Staff and communify members

worked to reûne these best practices into more specific

principles relevant to the context of South Hillsboro.

These principles were reviewed at community workshops

and meetings, with property owners, and with the

Planning Commission and City Council.

4.2.1, ["and use
. Highlight views to Mt. Hood and other key natural

resources such as local and surrounding foothills,

forests and creek corridors.
. Design areas on the edge of South Hillsboro (adjacent

to rural areas) to incorporate practices that create a

transition between urban and rural development.
I Incorporate a sense ofentry into the design ofkey

locations and distinct neighborhoods within the South

Hillsboro community through the use of signage,

gateway structures, street design, landscaping and

building form.
I Incorporate wa1únding and contextual elements to

provide a sense oflocation for travelers and establish
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Preserving ond leveroging key view corridors.

Commerciol slreel with o sense of enclosure

Areos of low density development odiocent to rurol lond creote o
honsilion from urbon to rurol

distinctions between different neighborhoods and

centers in South Hillsboro.
. Site commercial and mixed-use buildings to provide a

sense ofenclosure along the street frontage.
r Create a plan that is financially feasible to achieve and

economically sustainable over the long term.

tj 2 '7 l-'l¿,r r,rir'¡r

¡ Overall development density should be compatible

with surrounding planned density and residential

diversity should be promoted.
r All residential areas should allow for opporrunities

for avariety of housing fypes and a range of densities

appropriate to the intent of each zone and that meet

the needs of people in a range of household incomes

and structures.
. Individual neighborhoods should allow for a range of

architectural sryles and design characteristics.
I Environmentally sustainable approaches should

be incorporated in the design and construction of

Ìi

!
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Conlexf-sensitive development {views of surrounding londscope; goroges tucked behind residences} with porticulor otteniion to the "First 30 Feet," or
oreo of fhe building elevolion closest lo street level

housing, such as building orientation, energy-emcient

construction, water-efficient fixtures, photovoltaic

panels, recycled and regional materials, water-emcient

landscape, minimized site disturbance andlor other

similar techniques.

r Residential neighborhoods should be designed

for openness. Gated communities and tall, sight-

obscuring fences and walls should be avoided except

for screening mechanical systems and back of house

services such as trash collection areas.

4"2.3. Comrnerciaf
I Development alongTualatin Valley Highway and

the railroad should help create an attractive and

inviting "face" and sense of entry to South Hillsboro

by establishing buildings that are visually open and

minimize blank walls. ParHng and loading areas

should be significantly screened from roadways and

adj acent pedestrian facilities.
. Retail and commercial buildings should be constructed

of high quality materials. Standards for use of
materials on the ground floor of retail, commercial

and other buildings, including in mixed use areas

is particularly important. Special attention should

' be paid to the first 30 vertical feet of the buildings

to ensure a pleasant and inviting presence for the

pedestrian.
¡ Site buildings so that they provide active street

frontages that support walking, with minimal setbacks.

Building heights should be sufficient to create a sense

of street enclosure, or'outdoor room.'
. Parhng and loading services should be located so as to

allow desired uses and activities to face the street and

to support pedestrian-oriented streets. The majority

ofparking and loading areas should be located on the

side or rear of buildings. Direct, safe and convenient

pedestrian access through parhng areas should be

integrated into site design and layout.

I Ground floor retail and commercial buildings and uses

should have a high degree of transparency, with glass

windows or doo¡s occupying a majority of the ground

floor façade and allowing pedestrians to see inside the

building.
I Upper stories also should incorporate alarge degree

ofwindow openings and other features that provide

vìsual interest and are compatible in scale and

character with nearby neighborhoods.

¡ Ensure that large-scale retail does not detract from the

character of the Town Center.
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Commerciol uses provide o sense of enclosure, on octive street
frontoge, ond creote o "third ploce" {oport from homes ond public
spoces) where people con golher

r Signage should be pedestrian-oriented in scale and

location, and should not contribute to a sense ofvisual
clutter.

r Civic, retail, residential and other uses should

be sited and designed such that they are visually

complementary to each other. Larger-scale commercial

uses should be located in the Town and Village

Centers only. Neighborhood commercial uses should

be of smaller scale, oriented to pedestrian access from
nearþ homes.

4,2.4, Tronsporfofion
¡ To the greatest extent possible, create a road system

that ensures safety and maximizes connectivity within
South Hillsboro as a whole and within individual
neighborhoods while supporting regional traffic which
must pass through South Hillsboro (while diminishing
neighborhood cut-through traf6c). This road system

should generally include a grid of major arterials,

collector, and local streets and alleyways designed

to respond to a full range of development types and

transportation functions. In some areas, the ability to
create a grid system may be affected by topography,

natural resource constraints or other limiting factors.
r Roadways should include facilities for walking

and bicycling as appropriate based on roadway

classification and context. A network ofinner-
connected pedestrian and bicycling routes should be

provided that are inviting, safe and that encourage use

by a broad spectrum ofusers.
¡ Arterials should be designed with a limited number

of driveways and intersecting roads to provide

adequate capacity for through traffic while providing
connections to surrounding streets and neighborhoods.

Wherever possible, access to individual businesses and

properties should be provided from secondary streets.

¡ Streets in mixed use and commercial areas should

incorporate pedestrian-oriented designs and amenities

such as wide sidewalks and highly visible crosswalks,

medians or refuges, on-street parking, pedestrian scale

lighting, street trees and furniture, opportunities for
outdoor seating and/or other features intended to

activate and energize streetscapes. On-street parking

should be included in street design, where appropriate,
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to support commercial and retail uses fronting on the

street,

¡ Trails and pathways should be designed and built to
safely accommodate avariety of users and provide

connections between homes, local and regional

destinations, including retail and shopping areas,

schools, parks, natural and open spaces and other

community facilities.
. Major streets such as Cornelius Pass Road should

be connected to adjacent neighborhoods as much

as possible. Thcse streefs should act as part ofthe
neighborhoods rather than barriers. Sound walls

should be avoided.
. Throughout South Hillsboro, Cornelius Pass Road

should be designed to support a 35 mph posted speed

limit, with a 25 mph limit in the Village Center.

4"2,5" Parks and Õpen Space
¡ Natural features and habitat areas should be preserved,

enhanced, and incorporated into the design of
residential and commercial areas, as well as parks and

recreational facilities.
. Parks and open spaces should have public edges (i.e.,

public streets) adjacent to supportive uses in order to

Attroctive intersection treoiments provide increosed sofety for oll
users

help make them safe. Avoid placing rear yards and

fences as borders to parks and open spaces.

¡ Where feasible and beneñcial, schools, civic uses, parks

and open space corridors may be co-locate d and/or

directþ connected to make them walkable for children,

improve safery reduce the need to drive between these

facilities and use land and other resources efficiently.
. Civic uses and parks should have prominent locations

to create neighborhood identity and to encourage

public use.

. Parks should meet the city's size standards and include

a variety of active and passive recreational and other

neighborhood or community-oriented activities and

opportunities and meet the needs of surrounding

residential and mixed use neighborhoods.
r The design and siting ofparks should help enhance

fhe character ofsurrounding neighborhood and serve

as a tool for creating desirable urban form.
. Higher density residential areas and commercial

and mixed use areas should incorporate gathering

places for residents, workers, shoppers and other

visitors.These spaces should be sized and designed to

accommodate gatherings and events as appropriate.
. The BPA Easement Corridor should be considered as

an amenity and should be adjacent to a public street or

Design ond siting of porks ond open spoces complemenfs ond
gives chorocler lo the surrounding development
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Bioswoles in o residenliol developmenl lreol stormwoter runoff from the sfreet ond sidewolk

other public space \¡/ith opportunities for linear open

space and trail connections where feasible.
4.3. Design of Community
Focilities

4.2.6. Cther lnfraslructure
. Clarîfy public and private responsibilities for building

and maintaining public facilities, spaces and other

infrastructure.
. Plan for undergrounding of all utilities.
r Low impact development practices should be

incorporated in designing and building streets and

pathways, including building narrower streets and

using sustainable drainage techniques where feasible

and financially sustainable over the long term.
¡ Stormwater treatment facilities should be seamlessly

incorporated into the landscape and design of
neighborhoods and civic spaces as much as possible.

. Uttlize passive building strategies, including building

orientation to maximize daylight and natural

ventilation, to promote sustainability.

4,3 .1. Overview

The City of Hillsboro intends for development in South

Hillsboro to be clearly integrated with the overall brand

of the City of Hillsboro while still providing a unique

sense of place within South Hillsboro. In part, this

unique identity can be created through the visual clues

provided by a mix of improvements within publicly

owned spaces and facilities. How strongly the brand is

expressed depends upon the extent to which the design of
these improvements are pre-determined and required.

The following specific types of strategies are proposed to

help establish a unique identity.

r Intersection and crosswalk paving
. Landscaping and street trees

¡ Street lighting and furnishings
¡ Utilities
. Parks, trails and plazas

. Wa)'6nding
r Gateways
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Following is a summary of general recommendations

for how these elements will be implemented in South

Hillsboro. Ultimately most of these strategies will
be implemented through additional requirements in
the Ciry's Development Code or through separate

Engineering standards referenced in the development

code. Further work on those requirements will be needed

and is expected to involve review and discussion among

various City Departments, partnering property o\Mners

and developers and other community members prior to
frnøhzing and preparing those standards.

4.3.2. lnlersection Poving

One highly visible design feature that will be found

throughout South Hillsboro is the rrearment of
intersections and in particular, pedestrian crossings and

other paving elements within and adjacent to those

intersections. Consistent and systematic use of paving
treatments will incorporate a strong cohesive bicycle and

pedestrian system, use of high quality materials and a

relatively cohesive design aesthetic:

¡ lJse of unique, highly visible materials will creare

a consistent look for South Hillsboro and improve

safety for pedestrians, bicyclists and drivers. Options

include texture or pattern-differentiated concrete or

well-designed high-visibility pedestrian crossings

(consistent with Public \Morks standards). Use of
brick and dyed concrete would be less preferred given

maintenance and other issues.

¡ Pedestrian crossings should be placed as close to
the intersection as possible (not set back from it) to
reduce crossing distances, improve visibility and make

crossing in two directions as direct as possible.
I Crossings should be as wide as reasonably possible to

improve visibility and safety.

Differentioted moteriols ore used wilhin crossings but nol repeoted
on sidewolks in this exomple.

feolures o roised concrele crossing oreo to
visibility for drivers ond pedeshions in o mixed use oreo.

A well-designed "zebro crossing" is onother ohernotive
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. Crossings should be integrated with other intersection

design features and aspects of the design of the

adjacent streets.

. High-visibility pedestrian crossing treatments are

recommended at all intersections of collectors and/

or arterial.,or as otherwise indicated for use in
Public Works standards. ïhey might also be used for

intersections ofcollectors and local streets adjacent to

schools,parks or other keypublic facilities anð/or tt
mid-block crossings in the town or village centers.

r A very specific standard could be used or developers

(and the City) could be provided with a limited

number of options that could be used in different

situations (e.g., crossings in the town and village

centers might look somewhat different than in more

residential areas). In either case, the number of
options should be limited to ensure that they result in

a cohesive, unique design aesthetic for South Hillsboro

in its entirety while ensuring safety of all road users.

4.3.3. tandscoping cnd Street Trees

Within South Hillsboro, street trees and other

landscaping within the public right-of-way will provide

opportunities to reinforce the area's identifi. This will
include street trees, other landscaping found in planting
areas adjacent to the roadway (e.g., grasses, shrubs or

other groundcover plants), or in center medians and use

of hanging plants, planter boxes andlor other similar

features. Landscaping also may be integrated with
"hardscape" features such as paving in civic plazas, small

courtyards or other gathering places. Landscaping in

the right-of-way is expected to be provided throughout

South Hillsboro. However, the prevalence and character

of different landscaping elements may vary between

different types of areas. While a certain degree of
consistency may be desirable across all areas, different

approaches would be taken in residential areas vs. the

Town and Village Center Core Areas and other mixed

use areas. In addition, landscaping approaches may differ

befween lower density single family neighborhoods and

more urban, medium or higher density residential areas.

Other strategies and recommendations related to street

tress and landscaping include the following:

Lorge sheets provide o conopy over this locol residentiol slreet.

Columnqr species of streel lrees ore often used in commerciol ond mixed
use oreos to moinloin visibility oi slorefronts ond signoge.

Exomple of streel lrees in plonting oreos in o mixed use oreo
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r Consistentwith the "Complete-Connected-Green"

theme for South Hillsboro, provide a higher level of
landscaping in South Hillsboro compared to other

parts of the City. This may mean a tighter minimum
spacing ofstreet trees, a higher percentage ofplantings
within civic plazas or similar areas, wider landscaped

buffers for parking lots, andlor wider planting strips

or generally more area devoted to landscaping in
the right-of-way. Some of these requirement have

already been incorporated in the South Hillsboro Plan

District provisions to be adopted as amendments to

the City's Community Development Code.
. \Mherever possible, use climate-adapted plant species

that require less water and limited maintenance,

consistent with an emphasis on environmentally

sustainable practices. Street tree species selected

should be well-suited to urban environments and must

be consistent with the species list as designated by

PublicWorks.
t In commercial and mixed use areas, balance

landscaping objectives with visibility for local

businesses. This may include using columnar tree

species and "limbing up"or pruning trees to a height

that ensure that they do not block ground floor
business signs or windows.

. Vary the degree of living plantings and hardscape

in different areas. In more urban areas such as the

Town Center or Village Center Core Areas, a higher

degree of hardscaping may be appropriate, wirh
the highest percentages in the Town Center and

relatively lower percentages in lower density residential

neighborhoods.

' Consider maintenance costs and needs in selecting

tree and other plant species and in determining the

most appropriate mix of pianting and hardscape.

r Implement a maintenance approach that is cost-

effective for the City, and efficient and equitable for
adjacent properfy owners.

. Similar to other elements of the public realm, integrate

landscaping approaches with other aspects of the

streetscape and the character ofsurrounding private

development.
¡ Integrate landscaping with stormwater management

facilities.

4.3.4. Street Lighting and Furnishings

Similar to other public realm elemenrs, street lighting
and street furniture provide opportunities to reinforce

a unique identity in South Hillsboro. All three zones

of the streetscape (vehicular, sidewalk, and parking)

must be properþ lit. Pedestrian scale streer lighring
should be provided in all areas of South Hillsboro
where street lighting is required. However, given the

width of the right ofway, special considerarion ro the

scale of the street lights along Cornelius Pass Road

will be needed. Within the mixed use areas, additional

lighting enhancements should be considered on the light
poles such as brackets for hanging baskets, banners or

permanent community identifiers, and outlets for holiday

lighting.

Pedestrian and bicyclist amenities (e.g., amenities such as

benches, trash receptacles, bollards, bicycle racks, drinking
fountains and/or other similar features) are expected

to be provided primarily in mixed use areas such as the

Town and Village Centers and adjacent to institutional
uses (e.g., schools and schools) which are allowed in
residential zones. In addition, they could be required in
higher density residential zones as well.
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Contemporory hosh qnd recycling contoiner. Seot wolls con be on
effeclive olternolive to beôches.

Slreel lighting inlegroted with woyfinding, regulotory signs ond ort

Following are more specific guidelines for street furniture

and lighting in South Hillsboro.

r At a minimum, include street furniture in streetscape

design standards areas designated for mixed use.

Consider incorporating some elements in high density

residential area as well.
. At a minimum, street furnishings in the Town

and Village Centers should include benches, trash

receptacles and bicycle racks. Drinking fountains also

could be included îf awater source is readily available

and if the City determines that the benefit/cost ratio

for providing them is relatively high.
r Bollards may be considered as needed as a safety

device (e.g., adjacent to mid-block crossings and

possibly in other locations where there is an elevated

risk ofvehicle/ pedestrian collisions such as curbless

These trosh contoiners hove been ploced in o furnishing zone outside lhe
moin zone

Simple, slople bicycle rocks, locoted outside the pedeskion zone, but
under ownings.

streets. \Mhere bollards are used, they should be

designed and placed to address potential maintenanace

and obstruction issues to minimize the need for

manual cleaning around the bollard, and to discourage

graffiti.
¡ The design and scale of street furniture and lighting

should be integrated with other urban design features

and aspects of the streets in a given aÍea,as well as

with the architectural design of buildings and other

aspects of private development.

. The design of streets should include azone for street

furnishings, flpically the first 4 feet between a street's

curb towards the building edge, to reduce clutter and

avoid pedestrian obstacles.

. Identify a design aesthetic for street lighting and

street furniture for use within South Hillsboro

i"':.rÍh i: riisi:;r:cê.2 | Desígn Príncíples and Concepts



that refi.ects the brand and history of the area. A
"northwest contemporary" look is recommended for
street furnishings in South Hillsboro. fhis should

incorporate a more contemporary look that is timeless

(not trendy) rather than tied to a specific time period
(e.g., a "historical" look).

¡ Street furnishings and lighting should be chosen to
minimize maintenance costs and should be "weather-

appropriate" for conditions in the Pacific Northwest
(i.e., significant rainfall).

r Súeet and other exterior lighting should provide for

securify and extended use of properties into nighttime

hours, while ensuring an environmentally sensitive and

energy efficient nighttime environment that includes

the ability to view the stars against a dark sþ from
residential and other appropriate viewing areas.

. Other pedestrian scale street lighting considerations

include:

> Considering use of solar powered lighting.
> Allowing stores to help illuminate sidewalks in the

evening.

> Using newer LED lighting, not high pressure

sodium.

> Integrating lighting with signage and/or aft.
. The City should not simply select and purchase a

low cost, "offthe shelf" set of street furniture and

pedestrian scale lighting for this area. The design

of these elements should be carefully considered in
conjunction with other aspects of the design of these

afeas.

. Ultimately, specific standards may include

requirements for which areas shall include street

furniture and lighting; approximate spacing of street

lighting; the approximate numbers of benches and

trash receptacles that should be provided on a given

block face or length of street in the town and village

centers; and/or factors that shall be considered in
selecting specific furniture and lighting products.

4.3.5. Ut¡liries

Within South Hillsboro the design and regulation of
utilities provides an opportunity to reinforce the brand

and to ensure a high quality environment. ,4.s proposed

in the draft South Hillsboro Plan District, utilities

are required to be undergrounded either in the public

right-of-way or in a public utility easement. However,

some aspects will still be visible and standards for
the placement and screening of those utilities also is

addressed in the proposed Plan District. In addition

to appþing these proposed standards, the following

strategies also will be implemented in South Hillsboro:

. \Mork closely with public utilities on a comprehensive

approach to undergrounding major utilities as

construction proceeds, to avoid having to disturb

streets later.
¡ Coordinate with franchise utilities to do the same.

¡ As currentþ established in the plan district, on Active

lJse streets require that vaults be located underground

to avoid conflicts. Alternatively, ifdesired, revisit the

Contemporory version of o unique monhole

Ë
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plan district standards to allow utility boxes to be

above ground where public art will be incorporated.
. Consider requiring landscaping when artificial rocks

are used to screen utility vaults.
I Locate utilities within rear alleys where possible.

Utility reluctance to do so is typically due to concerns

about vehicles striking the vaults. Small curbs can be

installed around the vaults to mitigate this.
. If all utilities cannot be undergrounded in residential

areas, work closely with providers to ensure that
facilities are located away from significant public parks

and major gateways.

. Multiple boxes should be arranged in close proximity
to reduce visual impact and allow for concentrated

landscape screening.

r Incorporate public art on above-ground vaults and

work with utilities and property owners to establish a

utiliry vault art program.

l+.3.ú, Park:. Trcrils r:rrci Ë:!o¿çs

Successfully accommodating existing and special

conditions in South Hillsboro is an important part of the

design of public park,plaza and trail design.

Unscreened voults ore rother unsightly ond should be discouroged except
in on olley or on lhe reor of lhe proiect.

Utility boxes con be o locotion for public ort.

liuhlic Pr:r'lo.s

The City of Hillsboro Parks and Recreation Deparrment's

existing standards have resulted in very good parks.

However, if appropriate, establishing unique park design

requirements within South Hillsboro could be another

means of creating a distinct identity. There will be six

Neighborhood parks and one community park in South

Hillsboro. While these parks may serve somewhat

different roles within the cornmuniry they are all urban

parks that will be meeting the recreational needs of
the residents. If the City determines that these parks

should have aspects unique to the South Hillsboro area,

then common design elements within the parks that are

unique to this area could be used to help foster a sense

of place as well as serving to distinguish it a distinct
area within the City of Hillsboro. Distinctive pavers,

fencing, plantings, furniture and/or structures could also

be used to establish a unique identity. Overall, a high
level of quality is desired in the choice of materials, to
establish this community as an enduring, well-designed

neighborhood. In addition, design standards should

ensure parks within South Hillsboro:
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¡ Focus on context sensitive design;
r LJse of climate-adaptive plants which will thrive with

in local environment (e.g., use less irrigation, pesticides

andfenTlners); and

¡ Ensure timelessness and durability through high

quality materials.

.f ,l
lrÕrls

Troils should be designed with o hierorchy of widths ond moteriols to
meet the needs of o ronge of future users.

in Town Centers should include shode trees ond
ploces for sidewolk dining lo spill out onto the edges of public spoces

tWoter feotures in porks ond urbon plozos ensure o wide ronge of oges
will octivote the pork

South Hillsboro will be connected by a series of trails.

Similar to parks, to the extent trails within South

Hillsboro differ from elsewhere in Hillsboro, they provide

another mechanism to reinforce a distinct identity there.

The width of the trails, paving materials, fences, signs,

and adjacent plantings can all serve to promote a distinct

South Hillsboro identity. Design standards should ensure

trails within South Hillsboro:

I A¡e located in ways which cÍeate apleasant and

interesting route while minimizing ecological impacts;
r Recognize the needs of user group(s) in terms of

design and materials. For example, pathways should

be the minimum necessary to accommodate expected

future users.

Plozas

Plazas will be an integral part of the Village and Town

Center Core Areas. These spaces will likely be on private

properfy and managed by the property owner. The

Hillsboro Community Development Code currentþ

establishes some minimum criteria for plazas that will
be counted toward the open space requirement. These

standards are focused primarily on size and amenity

requirements. However, similar to parks, common design

elements such as distinctive pavers, plantings, furniture

anð/or structures could also be used to establish a unique
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identity for South Hillsboro. However, the Town Cenrer

Core A¡ea and Village Center Core Area will not
necessarily have the same design aesthetic; therefore, the

design of ail,plazas does not need to be identical although

all should relate to the streetscape elements.

4.3 "7 , Wayfinding

Within South Hillsboro, wayfinding provide

opportunities to reinforce the area's identity. Wa¡.únding,

in the urban design context, refers to elements which
provide orientation and direction within the built
environment while helping to establish an identity and

sense of place for the community. This can include a

range of elements, but for the purposes of this paper

the focus is on directionai and locational signage. Key

principles include:

¡ Wa)'finding in South Hillsboro should contain some

unique aspects that reinforce a distinct sense ofplace

both within individual neighborhoods as well as across

all areas of South Hillsboro,while integratingwith
citywide Way6nding standards and programs.

r South Hillsboro is intended to be a connected

communify. Within residential areas, the use of
individual subdivision entry signs, which tend to create

a sense of exclusion, should be limited or prohibited.

Signage identifying individual neighborhoods in
South Hillsboro should be provided in a consisrent

manner that unifies the community.

' The wayfinding system for vehicular and pedestrian

users should function as an integral part of the built
environment and carefully consider the context and

scale of signs. Permanent iconic signs, rather than

paint, is the preferred method.
¡ IJse materials and colors that reflect and complement

the site and context, as well as the areat unique

landscape, culture and history. If possible, carefully

Woyfinding in neighborhoods should provide locotionol informotion in o
consislent monner

NASON'S CORNER

Woyfinding for pedestrions ond bicyclists.

tie the visual feel of the wayfinding signs to other

elements of Hillsboro identity (such as colors and

fonts or City logos).
. Provide information in a clear, concise, and minimal

manner, while not adding to visual clutter.
. Lighting should be designed into the landscape or

integrated into the sign to provide even illumination
and reduce "dark sþ" uplighting.

I
DEERING TENTER

WOODFORDS CORNER

Hall Elem.

Evergreen Cemetery

Deering High

Lincoln Middle

Miles

1.7

2.3

0.3

1.4

1.8

1.8
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Distinclive wcfinding signoge for troils

¡ Within parks, open space and trails additional

way6nding should be provided that helps the user

(especiaþ bicyclists and pedestrians) find their way

between connected facilities and other destinations

(e.g., the Town Center and Village Center Core

Areas). The design of these elements should be

unified throughout public open spaces in South

Hillsboro.

Subtle, non-signage wayfinding can also be encouraged

through the use ofspecific landscape plantings or trees

(as a visual marker that signifies a to\Mn center or local

park) or streetscape elements like furnishings and

surfacing that provide cues to one's position in an urban

environment. Even differentiating the scale of street

design can help to communicate that one is entering a

residentiai neighborhood.

Within the Town Center and Village Center Core Areas

additional commercial signage will be visible; however,

wayfinding signage should be provided.The Town

Center Core Area and Village Center Core Area will
not necessarily have the same design aesthetic; therefore,

the wa¡rfinding signage does not need to be identical.

However, both should relate to those streetscape
I elements they have in common. For example, SW

Cornelius Pass Road will be aprimary point of entry for

both commercial centers. Streetscape elements on SW

Cornelius Pass Road (e.g., street lights and furniture) will
be a uniSring element to which the wa1'Ênding sþage at

both centers will need to relate.

4.3.8. Gofewcys

Gateway elements at important entrances to the

community (e.g. key intersections and bridges) can

contribute to a sense of identity for a community.

Gateways can be thought of as community signatures

and their design should somehow reflect elements of
local culture, natural landscape, built form or community

history heþing to define community boundaries.

Within South Hillsboro locating gateway elements at

key intersections and bridges provides an opportunity to

reinforce the area's unique identiry. Gateways into South

Hillsboro should represent the entire arca and should not

be specific to a particular development. The scale and

content should avoid the appearance ofan entrance to

a business park or similar commercial enterprise or to a

separate city.

Londform combined wilh signoge os o gotewoy. NOTE: Exponses
of monicured lown should be discouroged in South Hillsboro.
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Figure A-7 illustrates opportunities for gateway

treatments in South Hillsboro, both for smaller-scale

neighborhood or district gateways providing transitions

between areas in South Hillsboro, as well as larger

or more prominent citywide gateways marking key

entrances to the City as a whole. These locations were

chosen based upon their prominence to land uses and key

transportation intersections. It is not anticipated that all

of these gateway locations will be utilized -- rather this

map is intended to highlight where a gateway rrearmenr

may be most appropriate.

Key issues related to the role, scale and location of
gate'û¡ays should be considered prior to identi$ring

gateways for specifrc areas or locations.

r Gateway should be visually striking such that it can be

noticeable to passersby, but should also blend and fit in
with the surrounding landscape and built form.

. lJse materials and colors that reflect and complement

the site and context (e.g., the northwest agricultural

heritage of the area).The City should consider how/

whether a highly-lit piece of public art, where the play

of light is integral to the design, would be appropriate.

Brightly lit pieces create night time interest, but tend

to feel much more urban.
. Consider designs which complement or echo the

major gateway elements at lesser gateways such as

bridges or other locations.
. A striking landform or significant planting design

(with seasonal variations) can serve as an effective

gateway, although in general the use of manicured

lawns should be discouraged due to environmental

impacts.

r A large public art piece could also serve as an effective

major gateway to South Hillsboro, with minor

gateways at other entry points..Gateway elements

should be coordinated with wa1.ñnding.

. The scale and placement of landscape or art gateways

is critical- elements which are located too far from
an entry point or arc too small will not be legible to

people arriving. On a wide roads location is critical.

A median or island offers a highly visible location.
r If text is to be incorporated into gateways, consider

what message would be appropriate. A reference to

"South Hillsboro"would recognize the area's distinct

identity, but could suggest that South Hillsboro is

not a part of the City of Hillsboro. Alternatively,

less location-specifi c text (e. g., "complete-connected-

green") could be incorporated into a public art piece.

t As an alternative to a'þublic art" approach to

establishing gateways, encourage developers to locate

buildings of a sufficient scale to serve as gateways

at key locations. For example, taller (3 - 4 story)

buildings can create gateways at key locations.

Public ort expressing o non-locolìon-speci[ic messoge.

*1c,uii-¡ i-i i ii::i:,o:'r,48 I Design Príncíples and Concepfs



Figure Á-7: Gøtewøy Oppornnities
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5.1 . Overoll Lond Use Fromework
The South Hillsboro land use plan is derived from

the general land uses and street alignments that were

proposed in the 2008 Community Plan. Much of the

form of that plan was driven by the alignment of a major

new southward extension of the Cornelius Pass Road

arterial from its existing terminus at Tualatin Valley

Highway. This arterial is expected to become a spine

of the communiry with highest densities located along

its route. New collector roads were generally aligned

to extend existing streets west across the plan area,

connecting SW 209th and SW 229th Avenues.

Two major landowners have developed more detailed

plans for their holdings (Reed's Crossing and Butternut

Creek) under the general framework of the Communiry
Plan. Their plans are included in the Composite Map

shown later in this chapter. Each developer's consultants

have prepared useful anall,sss of likely development form
tha;t are also reproduced in this plan. The plans prepared

by Hagg Lane also include properties owned by other

individuals to the east and west.

The other properties in the plan areawTlJ.be rezoned as

they are annexed. Some areas may be assembled into

larger parcels for development. For the purposes of this

Master Plan, Community Plan land use designations are

applied to those parceis as a placehoider.

A grid ofstreets, connecting to the grid seen in
conceptual plans for Reed's Crossing and Butternut

Creek, has been applied to parcels between these areas.

It is assumed that the detailed street system will change

according to landowners'individual plans and Planned

Unit Development submittals. Thus, this plan seeks to

confirm alignments of major collectors but does not
speci$' location oflocal streets.

Collectors include the SW 229th.Prvenue realignment to

connect to SW 234th Avenue (Century Bouievard north

ofTualatin Valley Highway) and routes following the key

drainages across the site. Connections to Reedt Crossing

and Butternut Creek streets are also key components of
ensuring that this becomes an integrated communiry

rather than a collection ofunrelated subdivisions.

Connections befween different neighborhoods and to

nafural areas, green spaces (parks and trails), and other

parts of the City are also crucial.

There are three other key drivers of the land use plan's

form:

. Bonneville PowerAdministration Corridor: 1'250-
foot wide transmission line easement runs north-south

across the site, much of which is currentþ farmed or

vacant.It does not represenf a barrier to movement

across the planarea,but BPA regulations significantþ

limit development within the easement. The corridor

may see a doubling of transmission capacity in future.

The easement effectively creates a swath of open land

from Tualatin Valley Highway to SW Farmington

Road, intersecting all three major drainages across

é

-, .:æ#'"t¿ n¿ry.*- -.}r
.?

"¡.dÉe¿t

Bonneville Power Administrolion lines through South Hillsboro.
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the site. A major regional trail is envisioned for the

Corridor. Conceptual plans for the Butternut Creek

development identiSr the Corridor as a potential major

recreational asset, and locate neighborhood parks

adjacent to the transmission line.
. Rail Corridor: A short line freight rail¡oad coridor

runs alongside Tualatin Valley Highway, curentþ
in active use by the Portland and Western Railroad.

Due to operational and safety restrictions, at-grade

access across railroad tracks is increasingly limited. The

existing at-grade crossing at SW 229th Avenue will be

Existing noturol oreos in South Hillsboro.

closed, leaving just three connections to the Tualatin

Valley Highway from the overall South Hillsboro

area (including the connection at SW 209th Avenue).

This will funnel most traffic to either Cornelius Pass

Road, SW 209th Avenue, or to a third access outside

the South Hillsboro area,at SW 234th Avenue via SE

Alexander Street. This will reduce the potential for a

frrlly connected grid system ofstreets connecting to

the Tüalatin Valley Highway, while also resulting in

the need for significant intersection improvements at

these points.
I Natural Features: The natural features of this arrca are

another key influence on urban form. These features

are entirely related to three major drainages that fl.ow

from east to west across the site, draining the land

to the Tüalatin River, and include riparian corridors,

associated wetlands, and adjacent upland wooded

habitat.

5 .2. Lond Use Plon

5,2.1^ CompositeMnp

The Composite Map shown in Figure A-8 illustrates

conceptual development throughout South Hillsboro,

including the Town and Village Centers, proposed

locations of parks and schools, trail and road systems,

and residential and commercial development types. This

map enunciates City goals for housing product type

mix and location, identifres ways to meet community

needs for parks, schools, and open space, and blends the

development aspirations of major partners. Although

this map is not itself regulatory it is used as the basis for

guiding other decisions about densities, uses, and system

design explored elsewhere in this Appendix.
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Figure zl-8: Lønd Use Composite Map
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As shown in the Composite Map, the highest intensity of development is anticipated to occur in the northern portion
of the area, in Reed's Crossing. This will include a Town Center slated for retail, office, and multi-family uses. The
'Ïown Center is envisioned as a walkable district visible from Cornelius Pass Road. Buildings and streets will have a

high quality design, and parking will be placed behind the buildings to ensure direct frontage onto the main streer

and Active lJse Streets, and an orientation to the pedestrian. The design of Cornelius Pass Road and other streets in
the Town Center -- including the relationship of buildings to the street and the design and location of pedestrian

and bicycle facilities -- is the key to ensuring a vibrant, walkable, attractive, and economically viable Town Center.

Other blocks in Reed's Crossing will feature a range of residential densities from low to high densiry as noted in the

Composite Map shown in Figure A-8.

I
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Exomple lmogery of Reed's Crossing Town Center feolures
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5.?.3. ßulic:¡'irri1 ri. r'er:k: Viiir:gr+ {*.eriler

Conceptual plans for Butternut Creek include a range

of densities similar to Reed's Crossing. This is based

on consistent findings in market studies and similar

development intentions of providing a mix of retail,

commercial and residential uses, along with parks, schools

and other communiry amenities. A Village Center is

proposed in Butternut Creek along Cornelius Pass Road.

This is a smaller-scale mixed use 'node'with a pocket

park perpendicular to Cornelius Pass. Ground-floor

retail uses will face the park. A school and Community

Park to the west will further actlate this Village Center.

Residential density is highest in the Center and lessens

in a concentric pattern moving away {rom its core.

Development along the east edge of the plan area should

generally reflect the character and density ofexisting

development along SW 209th Avenue, particularly newer

subdivisions at densities approaching 10 dwelling units

Per acre.

Exomple lmogery of Buiternut Creek Villoge Center
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5 ,2,4. Soulherrr c¡ncj Wester n portions of
South liillsborc

The properties in the northwestern portion of the plan
area present an opportunity to locate executive housing

along the adjacent Reserve Golf Course property. To

facilitate access to this portion of South Hillsboro,

property owners have worked together on a conceptual

realignment of 234thAvenue/Century Boulevard to

229th Avenue and a realignmenr of SW 22gthAvenue

through these parcels. A simple grid of streets will be

imposed over the mainly flat ground due north of the

golf course. A forested drainage near Gordon Creek,

north and west of the Rosedale Elementary School, may

Figure A-9: Excerptfrom Reed's Crossing Drøft Pløn

VAÂITTY OF
HOMf TYPgS

make development more constrained in that corner of
South Hillsboro.

The southern portion of the South Hillsboro area

is currently a mix of agricultural uses and large lot
subdivisions along SW 209th Avenue. Land uses in this

area will likely be almost entirely residential, although the

very southeast corner ofthe plan area.,at the intersection

of SW209th Avenue and SW Farmington Road could

attract retail uses due to the number of passing vehicles.

5.2"5. l{ousirig & Cc'mmer-eicl
Developinerit

South Hillsboro is intended to meet avaúe\r of housing

needs for future residents. The scale, density, and type of
housing will include a combination of executive,

DIVEÂSE POPULÂTIôNS;*fi",il'ï;:;"' low-density, medium-densiry high-densiry and

mid-rise residential uses, as well as mixed-use

residentiaVcommercial areas, consistent with
current and future market demand in the area

in terms of average densities, likely pricing and

other Hillsboro-area market trends.

The land use plan leverages opportunities ro

develop a mix of housing types and price ranges

for Hillsboro's growing workforce, especially

for the forecasted number of employees

within professional and business, retail, leisure,

hospitaliry and health services. Housing
densities that reduce land costs and increase

transit feasibility will be key to achieving housing

affordability within South Hillsboro. These

housing forms may include single-family homes

on small lots or in cluster housing developments,

row houses or townhouses, or multi-family
apartments.
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Figure z4- 1 0: Residentiøl Development Pøtterns
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Lowdensity housing ot the edge of rurol.lond should be compotible High-quolity construction ond moteriols creore o chorocter of ploce.
wilh odiocent rurol chorocter ond provide views of neorby Higher densities ochieved through subtle home design types (imoge
ogriculturol fields shows o duplex)

The City will implement residential and mixed-use

Comprehensive Plan designations in South Hillsboro
through avariety of zones that ailow for these types of
housing. The Ciry also intends ro adopt policies and

subsequent regulations that encourage innovative housing

products and development types, particularly those that
enable live/work housing affangements and those that
integrate sustainable and low-impact building approaches

or technologies.

Future retail and commercial development in South

Hillsboro will serve local demand and regional demand,

including residents within South Hillsboro and

surrounding areas such as Aloha and Reedvilie, which are

currently underserved by commercial and retail services.

Retail and commercial uses are expected to include a mix
of general merchandise stores as well as smaller, locally-

oriented retail and service businesses. Smaller retail

businesses are expected to generate nearly halfofthe
demand for future development. These types of businesses

are most compâtible with mixed-use and other non-

large-format development types.

Commercial and retail development will be concentrated

in the Town and Village Centers and adjacent areas.

It is expected that these locations will improve the

economic vitaliq, of these businesses and allow for
the establishment of shopping options that are highiy
accessible via walking, biking, or transit. Outside the

Town and Village Centers, some very limited low-
intensiry neighborhood-friendly commercial or retail

uses may exist, such as small corner stores or home

occupations, with the bulk of commercial development

occurring in the centers.

5.2.ó, $c;hoerls, Porks, Trcils, and *pen
Spcrce

Schools are often important amenities for new residential

development, and this plan provides opportunities

for integration of schools with communities, allowing

children to walk to school and providing community

gathering spaces. A Middle/Elementary School site

is reserved in the southeast corner of Reed's Crossing.

There are two existing schools in the plan area: Rosedale

Elementary School on SW 229th Avenue and the private
Life Christian Elementary School on SW 209th Avenue,

south of Hagg Lane.

óû i Ðevelopment Program )1,,.,'iì il ,lisioiar



5.3. Comprehensive Plon Lond Use

The City utilizes a two-map system of implementing

land use.The guiding map is the Comprehensive Plan

Land Use Map (see Figure A-LL), which assigns specific

land use categories (e.g. Commercial, Industrial, Open

Space, and Residential of varying densities) to property

within the City's planning area.'Ihe Comprehensive

Plan designations are then implemented by applying

correspondingzoning districts on the City's Zoning Map

for properry annexed into the City limits (discussed later).

Each zone addresses the specific uses allowed (outright or

conditionally) and the development standards applicable

to each district.

5.4. Zoninq Concept ond
Buildout Prðiections'

S.4"l.ZoningCorrcepl
The City has developed an overall concept to guide the

application of zoning to implement desired land uses

and densities throughout South Hillsboro consistent

with Comprehensive Plan policies.The zoning concept

covers all properties in South Hillsboro, and considers

development of single-family detached housing,

single-family attached housing, and multi-family
housing, including residential components of mixed-

use development in the Town and Village Centers. The

strategy also identifies take-outs for designated rights-

of-wayrprojected locations for parks and schools, and

environmental takeouts related to significant riparian or

upland resources.

The zoning concept is illustrated in Figure Ã-72.1he

concept calls for the application of the following zones

(as defined in the Hillsboro Community Development

Code) in various locations in South Hillsboro:

. Single-family residential zones: SFR-4.5, SFR-6,

SFR-7, SFR-8.5, and SFR-10.
. Multi-family residential zones: MFR-1, MFR-2, and

MFR-3.
. Mixed-use zones: MU-VTC.

The zoning concept described here is a projection, not a

determination of zoning for all properties. Over time, this

concept may be refined to reflect changes in the market

or new development trends. Zones will be applied to

properties once they have been annexed into the City

using standard land use decision processes for annexation

and zoning.

5.4"2. Buildout & Densily Pr*iecïions

Based upon the zoning concept discussed in Section

5.4.1, development projections can be made for each

residential product type. The City is curently projecting

a total dwelling unit estimate of 7,7I2 units throughout

South Hillsboro, based upon the current zoning concept.

This would yield an average residential density of between

9 and 72 dwelling units per net acre outside of Planned

Unit Developments, where the maximum density would

be 14 dwelling units per net acre. Residential product mix

would b e approxim ately 5 7 o/o 
s in gle - family detache d, 220/o

single-family attached, and 2Io/o multi-family.

These estimates represent 950/o of the maximum dwelling

units allowed assuming implementation of the proposed

zoning concept, including take-outs for rights-oÊway,

parls and schools, and environmental resources. These

buildout projections also assume transfer of allowed

density from the Bonneville Power Administration

corridor to other locations where development is not

Con-,¡l¡,'; :¡ ì f-i¡ pic n Developmenf Program i e1



Figure '4-11: Cornprehensive PIøn Map
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Figure A-12: Zoni.ng Concept
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Table.á-1: Zoning Concept and Buildout Projections

restricted. Detailed buildout projections for each zone

are shown in Table A-1

These buildout projections are subject to change as

the zoning concept is refined over time, particularly

regarding environmental takeouts. Some property

owners did not allow access to their properties for

wetland surveys; therefore, wetland delineations on

these properties were made by orthophotography,

which is less precise. There is a possibility that

takeouts for newly-identified wetlands in these areas

are more than might actually be required. There is

also a possibility that significant riparian or upland

resources may be under-represented in Butternut

Creek, as that properfy owner did not submit results

of their inventory to the Department of State Lands.
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Thþk Á-1 Continued: Zoning Concept ønd Buildout Projections
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Figure zll-13: Roadway Location and Designøtion Møp
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6.1 . Tronsportofion
Avaiety of transportation facilities will ultimately

help people travel within South Hillsboro, as well as

to and from places outside the Plan,{¡ea.This Plan

describes the location and conceptual design of major

transportation facilities in South Hillsboro - i.e.,large

"aÍtetial" and "collector" streets, such as Cornelius Pass

Road, Alexander/Blanton Street, SW 229th Avenue,

Rosedale Road, and others. It addresses a fuIl range

of modes of travel -- individual vehicles, bicycling,

use of transit, and walking. It also generally describes

how the transportation system will serve and connect

to key destinations within and surrounding South

Hillsboro. Information about the phasing, costs and

funding of transportation facilities is found in Section

7 of this document and in a separate South Hillsboro

Tiansportation Financing Program.

ó. L i . Racdway Location cnd Design

Figure A-13 shows the approximate location of
major roads in South Hillsboro. These locations are

approximate and will be further reÊned during future,

more detailed design and development processes. The

location of connections betu/een major property owners

have been located and designed with a higher level of
acctrracy to identi$' roadway tie in points for major

property ovr'ners. Wherever possible, roads will be located

and designed to minimize impacts on existing properties

and structures, as well as to reduce impacts on streams,

creeks and other natural resources.

Major road facilities include the following:

. Arterial streets. These roads will carry the most

significant amount of traffic within the arca,including

I traffic that starts or ends in South Hillsboro, as well

as traffic destined for other parts of Hilisboro or the

region. Cornelius Pass Road and SW 209th Avenue

are arterials in South Hillsboro. They will tend to

provide less direct access to adjacent properties, since

driveways and intersecting roads must be spaced

farther apaft on aneríoJ, streets. \Mhen firlly built out,

these roads will rypically include five or seven travel

lanes (including turn lanes), with additional turn lanes

at intersections in some cases, as well as sidewalks and

bicycle facilities.
. Collector streets. These streets "collect" traffic from

local neighborhood streets, and people will typically

use them to travel between neighborhoods in South

Hillsboro or to access an arteriú. street. These will
include Alexander/Blanton Street, Kinnaman Road,

Vermont Street, Century Boulevard, 229th Ãvenue,

and Rosedale Road, as shown in Figure A-13.When
fully built out, these roads will rypically include three

travel lanes (including turn lanes) as well as sidewalks

and bicycle facilities.

' Neighborhood Routes. These streets are similar to

collectors but are intended to carry less traffic and

primarily serve individual neighborhoods. They

provide direct access to people's homes and businesses,

as well as routes through neighborhoods to local

destinations. They typically include two travel lanes,

bicycle lanes on the sides, parhng on one or both sides

and sidewalks with planting strips on both sides of the

street. Several possible neighborhood routes are shown

in Figure A-13.
¡ Local Streets. For the most part, the locations of local

streets will be defined by developers as part of future

specific development proposals. Local streets provide

direct access to individual homes and businesses.

They typically include enough room for on-street

parking, travel in both directions, planting strips, and

sidewalks. Bicycles generally share the travel lanes

C.C¡¡-l t,, i, ¡., ity iriC l; Cammunity lnfrasfrucfure ond Services ! ó9



with cars on these streets.The location of these roads

will be governed in large partby street spacing and

block size standards included in the South Hillsboro

Plan District section of the City's Communiry

Development Code.

r Alleys. Alleys can provide access to residents of
neighborhoods, limiting the negative impacts to
streetscape from garages dominating front facades.

Alleys can be used for commercial deliveries in mixed

use or commercial areas. fhey can also be used to
route some utilities, which can help to eliminate

unsightly meter boxes and utility pedestals on

front lawns. Alleys would typically be allowed and

encouraged but not required in these areas.

The design of these roads will be governed by cross-

sectional standards inciuded in the South Hillsboro Plan

District section of the City of Hillsboro Community
Development Code in conjunction with more specific

design and construction standards found in the City's

Engineering Design and Construction Manual.

Additional guidelines for the design of streets are found

in Section 4 of this document.

e.1 .7. Bicyele c:nd PedÐsiria¡r Syst*rn

As a "Complete-Connected-Green" communiry it is
vitally important that South Hillsboro's transportation

system provides avariety of choices for people to walk
and bicycle within the area, both for exercise and to travel

from their homes or businesses to places to shop, eat,

drink, recreate, or learn.

Figure A-14 illustrates proposed bicycle and pedestrian

facilities within South Hillsboro which will include:

I Bicycle lanes. Federal and state policy and good

planning practice dictates that bicycle lanes be

provided on all collector and afteúal streets, as shown

in Figure A-14. Bicycle lanes will also be required on

neighborhood routes in South Hillsboro.
, Sidewalks. All new roads shouid include sidewalks

on both sides ofthe street to ensure that people can

walkwithin and between different neighborhoods and

directly access homes and businesses.

. Additional multi-use paths and trails. Pathways are

planned for several locations to provide additional

opportunities for people to bicycle and walk within
South Hillsboro. These will include routes along the

BPA powerline corridor, along Butternut and Gordon

Creeks, parallel to and south ofTualatin Valley

Highway, across Butternut Creek (to supplement

limited road crossings of the creek) and interspersed

within parks and supplemented by the sidewalk

system to provide connections between homes, parks,

schools, and other activity centers. These pathways, in
conjunction with bicycle and pedestrian connections

within the local street system will form an integrated

looped system.
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Figure Å-14: Bilycle and Pedestrian System.
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Where trails and public streets coincide, design should

consider the opportunity to provide joint sidewalk and

bicycle facilities through use of multi-use paths within
the public street right of way.Additional guidelines for
the design of pathways are found in Section 4 of this

document.

ó.1 .3. Transit Focilities ond Service

Providing comprehensive transit service to South

Hillsboro residents and visitors will be essential to

providing people with a ñrll range of transportation

choices. Specific transit routes, frequency of service and

the location of transit facilities will be formulated by

TriMet in coordination with the Ciry landowners and

community members as development occurs. The type

and frequency of service will depend on a variety of
factors, including:

. Availability of resources to fund transit service

. Projected ridership for specifi.c planned or proposed

routes

. Available layover locations at planned stopover points

along a given route

. Ability to coordinate service provision with targeted

employers or neighborhoods

Future plans for transit service to serve the South

Hillsboro area have been identified through TriMet's

2013 Westside Service Enhancement Plan, which
represents TriMet's recentþ adopted plan for future

transit service within northern Washington Counry
including Hillsboro, Beaverton, Cornelius, and Forest

Grove.

TiiMet planners anticipate that South Hillsboro will
provide housing for Silicon Forest workers at high-tech

and manufacturing businesses within North Hillsboro,

and for the broader Sunset Highway employment

corridor with a smaller share worhng in the Portland

Central City. A key objective of the future transit service

is to provide connections from South Hillsboro to these

employment areas, and to introduce transit service in
conjunction with initial housing development within
South Hillsboro. New north-south bus service would

provide connections to Light Rail, the existing Route 57

Frequent Bus service, and a planned new bus route which
would link Beaverton and Hillsboro along Baseline Road

and Main Street.

Preliminary service recommendations include the

following:

. Modify Route 46 to link the IntelJones Farm

Campus and Hillsboro Airport, the Fairplex Light
Rail Tiansit Station, Brookwood Parkway and Witch
Hazel residential areas, and the South Hillsboro Town

Center, potentially utilizing Alexander Street.
. Modify Route 47 to link between the South Hillsboro

Town Center, Bethany Village, PCC Rock Creek

Campus (with a transfer), and the Silicon Forest

employment center including Intel Ronler Acres

Campus with potential peak commute 15-minute

frequency including connections at the Orenco Light
Rail Tiansit Center and with the Route 57 Frequent

Service bus line.
r Potential future enhanced Route 57 transit service

subject to the results of an anticipated High Capacity

Transit study (longer-term transit enhancement).

Both the Route 46 and Route 47 would terminate

initially in the South Hillsboro Town Center area,

creating the need for a small transit layover facility with

72 I Community lnfrsslructure ond Services South Hillsi:oro



operator amenities. This facility should be planned to

ensure adequate size and accessibility, have safe and

efficient ingress and egress (for transit vehicles, bicycles,

and pedestrians), and assure efÊcient connectivity to

the Route 57 transit corridor. It should also consider

accommodation of bicycle parkng to facilitate bike-

to-bus connectivity. Facility siting should also consider

potential future expansion of transit service south

through the Butternut Creek Village Center and beyond,

including potential bus service extension to South

Washington County. The Village Center may need to

include a similar transit facîlîty to serve as an interim

route terminus and layover.

Additional related infrastructure improvements should be

designed to provide efficient and safe transit services in
South Hillsboro, including safe pedestrian crossings near

transit facilities and bus stops, safe and visible bicycle

routes with storage facilities at transit layover locations,

street designs that easily accommodate transit vehicles

maneuvering and structural impacts to pavement surfaces,

bus stop pull-outs, shelters, and landing pads that
facilitate boarding and de-boarding.

Funding for service recommended in the Plan remains

tied to continued economic recovery and operating

revenue increases for TiiMet. Longer term extension and

expansion of service to portions of South Hillsboro south

of the Butternut Creek area will depend on factors such

AS:

¡ Extension of Cornelius Pass Road across Butternut

Creek;

I Development throughout South Hillsboro along the

Cornelius Pass Road corridor at densities consistent

with the South Hillsboro Zoning Concept; and

r Development of other areas south of South Hillsboro,

including South Cooper Mountain, River Terrace

including upgraded roadway connections, coupled

with inter-jurisdictional cooperation between T[iMet,

Hillsboro, \Mashington County, B eaverton, Tigard,

Tualatin, and Sherwood.

6.2. Public Utilities
A variety of public infrastructure facilities will be needed

in South Hillsboro to provide homes, businesses and

others with water and sanitary sewer services and to

manage the flow and filtration of stormwater. As part

of the South Hillsboro Community Planning and

Master Planning processes, the approximate location,

size and cost of these facilities was determined at a

planning level. The location of major water and sanitary

sewer lines is based primarily on the location of roads,

topograph¡ drainage systems and/or needed facilities to

pump water or wastewater uphill. The size of facilities

was based on buildout development assumptions for the

South Hillsboro area, as well as requirements for serving

adjacent areas.

Ultimately, the City's Capital Improvements Plans

and Master Plans for sewer and water facilities will be

updated to reflect assumptions for South Hillsboro and

also guide development of these facilities. Information

in this document serves primarily as a set of planning

level assumptions intended to guide the overall size and

location of facilities, recognizing that more detailed future

planning, design and engineering will govern the details

of design and construction of major facilities. Similarly,

water, sanitary sewer and stormwater conveyance facilities

associated with local streets or individual neighborhoods

Ct,ir,rnur;iì¡, Picr: Community lnfrasfructure and Services i 7'3



will be designed and built as part of the land development

process.

6.2,1. Vdater

Typically, the following rypes of facilities are needed to

provide water to an areai

. Treatment plants to ensure that water is clean and

drinkable
¡ Reservoirs to store treated water and large

transmission mains to manage distribution to local

afeas

r Pipes, pump stations, and pressure regulators to

distribute the treated water to local homes and

businesses

In South Hillsboro, the only water facilities expected to

be needed are the local distribution system-pipes, pump

stations, and pressure regulators to distribute treated

drinking water within local streets. fieatment and

large storage facilities that serve South Hillsboro will be

located outside the area. While development in South

Hillsboro will help fund the cost of these facilities (to the

extent they serve new homes and businesses), they are not
expected to be located within the South Hillsboro plan

area. However, a new high pressure water transmission

line from a new storage reservoir in the South Cooper

Mountain area is likely to be located in the future

Cornelius Pass Road extension corridor to deliver water

to an existing transmission line north ofTualatin Valley

Highway.

As shown in Figure A-15, the South Hiilsboro local

distribution pipe network will be generally located along

existing and new roads. These pipes will be installed

to form a connected loop that ensures adequate water

pressure and flow to all users. Têmporary connections

to existing Tualatin Valley Water District (TVWD)

mains will be made in early stages of South Hillsboro

development (pursuant to terms of an intergovernmental

agreement betweenTWID and the City of Hillsboro).

These temporary connections will be replaced with
permanent connections newly constructed portions of the

City's final loop system as they are developed.

In addition to the new major distribution pipes associated

with roadways, Fþre A-15 shows the suggested

location of additional facilities such as a booster pump

station (BPS), pressure reducing valves (PRV), potential

temporary connections to existing Tualatin Valley \Mater

District (TW\rD) waterlines, and locations of subsurface

storage wells called aquifer storage and recovery (ASR)

wells that are owned and operated byTWVD and the

Joint Water Commission (JWC).

Information about the costs and funding of water

facilities is found in the Implementation Actions portion
of this document.

*.2.2. Smrifcry Sewer

Sanitary sewage system facilities are needed to collect

wastewater generated in the South Hillsboro arez, and

convey the flow to the Clean \A/ater Services (CWS)

River Road Pump Station, which will force the flow to

CWS's Rock Creek Advanced Wastewater Tieatment

Facility (WWTF) located in Hillsboro but outside of
the South Hillsboro plan area. CWS owns and operates

pump stations and all sanitary sewer lines 24-inches

in diameter and larger. The sanitary sewer main lines

located on either side of Butternut Creek, south of
the next tributar¡ and north of Cross Creek, will be

constructed by the associated land developments. Figure

A-16 shows one potential layout for the main lines and

pump stations. Sanitary sewer mains will need to be

constructed along and adjacent to the riparian corridors
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Figure Å-15: Ilater Facilities and Infrastructure
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Figure Å-16: Sanitøry Sewer Facilities and Infrastructure
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ofexisting stream and sensitive areas and convey flows

to either the existing sanitary lines or these new pump

stations. Smaller sanitary lines will be constructed within

streets at the time of development.

Sewer service to the area north of the first ridgeline will
be provided by the extension of the Davis Road trunk
line, eastward along Gordon Creek. The service area is

approximately 524 acres as shown in green in Figure

A-76.

Two new pump stations will ultimately be located in
South Hillsboro. The Butternut Creek Pump Station

(BCPS) is curentþ in design, with an anticipated

location south of Butternut Creek adjacent to the

Butternut Creek property. It will collect flow generated

from approximately 659 acres as shown in yellow

in Figure A-L6.The force main will connect to the

River Road Pump Station, which CWS plans to have

operational by 2076. Prior to "opening day" operation

of the Butternut Creek Pump Station, two gravity

trunk line extensions will be required from SW 209th

Avenue. The first connection will divert flow from the

Aloha 3 Pump Station located approximately 300 feet

south of the Aloha 3 Pump Station. The second will
divert flow from the Cross Creek Pump Station force

main discharge (currently discharging to Aloha 3 Pump

Station) located approximately at the SW Vermont Street

intersection. This wili provide minimum operational

fi.ows to Butternut Creek PS prior to receiving future

development flows.

The Rosedale Pump Station has been identified by

CWS and the agency anticipates construction to serve

development generally consistent with Hillsboro's

anticipated phasing of annexation and development

,of the South Hillsboro area. If development demand

is slower than anticipated, this pump station could be

initially constructed to CWS standards by developers.

The Pump Station is likely to be located near SW

Rosedale Road and SW 229thAvenue. At some future

time, CWS will retire the Rosedale Pump Station on SW

209th Avenue. Sanitary flows of the contributing area

from North Cooper Mountain as well as the area south

of SW Murphy within the South Hillsboro boundary will
be routed to the Rosedale Pump Station, which will force

the flow north along SW 229thAvenue and discharge to

a gravity line eventually arriving at the Butternut Creek

Pump Station.

Information about the costs and funding of sanitary

sewer facilities is found later in this document.

ó.2.3 " Slormwater À¡1anaüemenl

Stormwater management within South Hillsboro must

meet the Ciry adopted Clean Water Services (CWS)

requirements at the time of building plan submittal.

The stormwater management requirements may change

whenever CWSt discharge permit is updated by the

Department of Environmental Qrality or whenever

mandated changes in the State and Federal regulations

are made.

In general, a site development plan should include water

quality treatment and detention (quantify) strategies,

Detention strategies shall be designed to minimize

impacts from increased stormwater runofffrom the road

network and all impervious areas on the downstream

riparian corridors. Managing stormwater quality and

quantity can be achieved by appþing a combination of
tools and strategies that replicate the natural hydrological

conditions of the area. This approach aims to minimize

erosion, sedimentation, contaminant discharges, and any

other detrimental changes in water flow characteristics.

The goal is to prevent impacts to are streams and
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riparian corridors. Proposed strategies include the

following:

. Piped conveyance to City maintained public

regional stormwater quality and detention facilities

serving a sub-basin of multiple tenant commercial

developments, multi-family, and/ or multiple lot single

family developments;

. On-site privately owned and maintained stormwater

quality and detention facilities where regional

stormwater facilities are not feasible due to topography

or available land (serving a single tenant commercial

lot andlor an individual single famiiy lot);

¡ Low impact development approach (LIDA)
stormwater quality treatment and detention facilities,

desired as amenities by private development and

maintained by active tenant associations, may

be considered to augment the above stormwater

management strategies.

The following is a brief description of the main

components of the systems noted above.

Exomple of o regionol siormwoler fociliiy

fiie,t ¡ 1,,' iir i iiflt i il\^,(-ìfE i i: ul rill i r,r'..

Historicall¡ stofmwater water quality and detention

has been managed within an individual multiple lot
development. While this approach may be suitable

for in-frll projects within mostly developed areas, it is
not the preferred means for handling stormwater from

large areas newly added to the urban growth boundary

such as South Hillsboro. Regional stormwater facilities

serving an entire sub-basin, located on a dedicated

parcel at the lower end of the natural drainage or on a

linear tract along a creek corridor, and sited optimally

to capture the rhaximum area within the sub-basin, are

preferred. Regional facilities are more efficient for the

City to maintain and provide the best protection for
the receiving stream. Per unit of stormwater volume

treated,these larger facilities are generally less expensive

to construct and maintain than multþle smaller facilities

spread through a basin. The total annual maintenance

cost for fewer, larger facilities is significantly less than for
numerous, smaller ones.

Anticipated new federal regulations, to be reflected in
future CWS permits, will likeiy require post-construction

controls on stormwater such that new development would
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need to be designed to prevent a significant rise in the

peak rate and duration of runoffcontributed to streams.

CWS will be modifying its design and construction

standards within the next two years to reflect this

requirement. Regional facilities should be constructed

with additional space for future capacity expansion

as State and Federal regulatoryrequirements change.

Smaller facilities constructed on space constrained parcels

maybe difñcult to expand in the future.

The location and sizing of large regional stormwater

facilities involves evaluating drainage conditions,

topography, location of roads, projected development

levels, and other factors. In addition, land ownership

may further influence the location and size of regional

Exomple of on-site sformwoler focility serving Mognolio Pork.

î

facilities. For example, the number and specific location

of facilities may change if alarge properfy o\¡¡ner can

direct runofffrom multiple catchment areas into a smaller

number of larger facilities. Figure A-17 shows the

conceptual location and cost of large regional stormw'ater

facilities in South Hillsboro to be refined by area

developers' stormïvater strategies. Piped conveyance will
be needed to convey stormwater from inlets, catch basins

and private properfy development to regional facilities

and from those facilities to the streâm discharge points.

Design of stormwater conveyance systems is a part of the

development design review process.
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Figure z{-17: Conceptual Regionøl Stormwater Facility Møp ønd Conceptual Costs

I $2,305,143

2 $8ó2,488

J $r,003,r87
4 $3,353,e28
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9 $ I ,ó89,71 0

l0 $1,033,182
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12 $ l ,oo3,l 8z

l3 $ ì ,003,197
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17 $ r ,e84,ó8 r
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19 $83ó,s52

Totol s30,952,272

Regionol Stormwoter Focility Concepluol Costs

80 I Community lnfrastruclure ond Services Scuth Hilisbci'o



While the regional stormwater facibty approach is

recommended wherever possible in South Hillsboro, this

tool has challenges that include:

. Coordination amongpropertyowners. If one

property owner is ready to develop, but has to cross

through other properties under separate ownership to

access a regional stormwâter facility and those other

property o\ryners are not ready to develop, it may cause

costþ development delays.

' Upfront funding. These shared regional facilities need

to be in place for the initial project to develop. That

means that someone needs to provide upfront funding,

to be reimbursed by subsequent development.

. Size and location. While regional facilities may

require fewer acres overall, compared to the traditional

small site-specific approach, the large-scale facilities

will require large, consolidated areas of land accessible

to the regional facility by gravrty flow. Some

initial large area developers may choose to pass the

stormwater management facility locations on to

the individual site developers to not tie up land for

regional stormwater management facilities that could

be sold for development. With the smaller sub-

basin approach, in some cases the smaller stormwater

facilities could be tucked away orr otherwise unusable

portions of a site.

t ) n S ite 5 rr,c ll ¡io irirr, irie; F crc il ii ie s

As discussed above, the regional stormwater facility

approach has some implementation challenges due to

topography and access to available land. When large

regional solutions arent feasible, developers should

then look to sites within a sub-basin that serve multiple

parcels. Stormwater management facilities proposed

to be privately maintained, when other solutions arent
, available or practical, will be reviewed by the City on a

case-by-case basis. Piped conveyance will be needed to

convey stormwater from the on-site collection system

within a private property development to the on-site

small stormwater facilities and from those facilities to the

stream discharge points or to the regional facility ifthat
is the destination. Design of the stormwater conveyance

system will be part of the development design review

Process.

Low lnrpsci Developrnent A.¡:prooch

Privately maintained low impact development approaches

(LIDA) may be desired as an amenity in a development

to provide a portion of the stormwater quality treatment

and detention. Developers manywant to use LIDA
techniques for Leadership in Energy & Environmental

Design (LEED) credits, site shading, safety, tree canopy

and landscaping amenities. Examples of LIDA tools

include flow-through planters, planter strips/rain gardens,

vegetated filter strips, bioretention swales, green roofs

and on-site porous pavement, among others. Unless a

LIDA factlty discharges directly into a stream conidor,

the LIDA facility discharge may need to be connected

to a conveyance pipe that goes into a regional or on-

site water quality or detention facility downstream of
the LIDA facilities. Localized LIDA facilities will not

replace the need to have publicly maintained stormr¡¡ater

management facilities prior to discharge either on-site or

regionally. Construction of localized LIDA facilities will
not receive an SDC credit.

Because much of South Hillsboro's soils are not suitable

for infiltration, LIDA approaches may be considered as

amenities for private development in limited quantity to

augment other stormwater facilities. Maintenance will
be a key factor in determining where and how LIDA
strategies can be used, given limited public resources

available for maintenance of such facilities. In general,
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FigureÅ-L8: Schools, Parlu, Trails, and Open Space Locations
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the City will require that an active tenant association

exists in the areawhere LIDA is being considered and

a dependable mechanism and agreement are established

with the City that the association will maintain the

LIDA facilities. Due to maintenance challenges and

costs, LIDA facilities will not be used for stormwater

management on public roadways constructed as part of
the development of a site, and are not desirable in single

family residential developments.

ó.3. Porks, Recrestion ond Open
Spoce
As the South Hiilsboro atea.develops into a complete

communify, it is important to plan for and set aside space

for parks, which if properly planned, can

become focal points for new neighborhoods.

Parks are often presented as key amenities for

potential homebuyers and have been proven to

increase property values for nearby homes.

Thble A-2: Pørþ ønd Open Space Leoel of Service Calculations

need for approximately2T4 acres ofparks and open space

(with public access) to meet the current level of service

of 7.4 acres per 1,000 residents. Table A-2 shows how

this estimated need will be met through a combination

of neighborhood and community parks, natural areas and

other open spaces planned throughout the area. The table

indicates that these areas will exceed the City's level of
service standards. The table also shows that additional

areas which do not count directly towards meeting the

City's LOS standards will provide additional open space

and natural areas, supporting community livability and

wildlife habitat areas.

The Parks Department is currentþ seeking to acquire

land for one large (30-40 acre) Community Park, which

will feature an indoor recreation facrlity and sports fields.

9arks ln and NW area
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The City of Hillsboro's Parks Department has

anticipated growth in the South Hillsboro area

and identified the need for seven new parks in

South Hillsboro - six neighborhood parks and

one communiry park. Figure A-18 identifres

approximate locations for these parks. The

locations reflect zlogical dispersal ofsites that

will serve existing and future neighborhoods,

providing access to parks for most residents

within walking distance. Based on the City's

parks and open space acreage standards, the

Hillsboro Parks Department has identified the
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fhis Community Park is anticipated to be

located south of Butternut Creek and will
ideaþ be co-located with a school. While this

is a preferred location, other options may be

considered as shown on Fþre A-18. Land will
also be needed for at least six Neighborhood

Parks, which will serve nearby homes and

feature more passive, unprogrammed space.

These parks should be six to ten acres each

in the Reed's Crossing and Butternut Creek

areas where housing and population densities

will be higher and more programmed and

unprogrammed space will be needed.

In addition to formall¡identiâed Community
and Neighborhood Parks, there are other

Conceptuol Villoge Green design odiocent to the Butternut Creek Villoge Center

{

it

¡

I(

types of public spaces that can contribute to the livabiliry
and identity of South Hillsboro, such as public plazas

in the Town Center, pocket parks or greens within
new neighborhoods, and green roofs and courtyards in
larger buildings. For example, the Village Center Green

identified in the Butternut Creek draft concept plan

provides a strong central placemaking feature that can

also become a visual amenity for surrounding higher-

density land uses.

In addition to parks, there are many opportunities to

provide publicly accessible and other open space in
the South Hillsboro area, usually on unbuildable and

protected land featuring Goal 5 resources such as riparian

areas (Butternut Creek is the most visible example),

wetlands, upland habitat and steep slopes. These spaces

can provide future residents with access to nature,

both visually, as backdrops to new development, and

recreationally,with trails routed adjacent to sensitive

areas. In addition, community garden locations should

also be considered where feasible and close to residents,

taking advantage of fertile soils in the South Hifsboro
area, while providing a physical link to the areat

agricultural heritage.

The 25O-foot-wide Bonneville Power Administration
(BPA) Pearl-Keeler transmission line easement provides

an important opportr.inity for a significânt open space

and recreational amenity. The easement includes a 500kV
transmission line. The easement effectiveiy creates a

swath of open land from Tualatin Valley Highway to SW
Farmington Road, intersecting all three major drainages

across the site. A major regional trarl,the Reedville Trail,
is envisioned for the Corridor. Stormwater management

facilities and other open space uses also may be desirable

within the easement. The Butternut Creek development

interest at South Hillsboro has indicated an intention to
locate neighborhood parks adjacent to the transmission

line in their plans. Devleopment within or adjacent to

the transmission line easement will require collaboration

with BPA to ensure that planned development meers
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Conceptuol illuslrotion of Builernui Creek ond neorby troil

!'

BPA land use, design, construction, and maintenance

standards.

Road and trail connections across the easement are

possible but need to be planned to minimize impacts on

maintenance and operation of powerlines and supporting

towers in the corridor. Certain qypes of development are

not permitted within the easement, particularly those that

increase the ground level elevation under the lines, and

adjacent landowners may be concerned about potential

health effects (perceived or real) and how these impact

residential sales. At the same time, the line represents a

significant opportunity as a trail and open space corridor

and defining amenity for the South Hillsboto aÍea.

The BPA has previously discussed the possibility of
doubling the capaciqy of its Pearl-Keeler line by adding

a second set of towers and lines within the existing

easement. No date for this expansion has been set. The

cuffent lines are designed to a rural standard, which

means that the lines are closer to the ground than

transmission lines in more urbanized areas.It may be

rlecessary to work with BPA to redesign the existing lines

to have adequate clearance for trails or street connections

considering line sag.

Implementing any future improvements within the

corridor will require continued coordination among all

parties - the City, BPA and adjacent properfy ov/ners -
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Figure Á-19: Conceptuøl Looped Trøil System arterials and collectors to allow commuters to access

workplaces safely. Figure A-19 illustrates a conceptual

looped trail system that incorporates a combination

oftrails adjacent to natural areas, trails in proposed

community and neighborhood parks and the BPA

easement corridor, and on-street (sidewalk or pathway)

connections.
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Schools and parks play important roles in creating

neighborhood identity. Parks should be centrally-located

and easy to access, especially on foot, and should be set

aside early in the planning process in places that often

include natural amenities such as mature trees.

Schools can also serve as important shapers of
community identity. Weil-designed and sited schools

should have a civic presence and an inviting public edge.

Both schools and neighborhood parks generally seek out

flat sites that are easy to develop. They also require uriliry
provision, so they should be located to take advantage of
existing infrastructure.

Figure A-18 shows approximâte locations of parks, trails

and open spaces based on work conducted during the

Master Planning process, including coordination with
Reed's Crossing, Butternut Creek and other property

owners. The conceptual system of schools, parks, and

open space in South Hillsboro is designed such that all

residences are within one-half mile of a park or open

space faciliry as shown in Figure A-20, in accordance

with goals set forth in the City of Hillsboro Parks and

Recreation Department's Parks and Tiails Master Pian.
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to allow the easement to serve as an amenity for South

Hillsboro without compromising its function as an

electrical transmission corridor.

ú.3 7. îrc¡iir;

A trail nefwork in South Hillsboro can be created our of a

range of different trail rypes, including roadway sidewalks,

natural open space trails, and regional connections such as

a trail proposed under the BPA transmission line corridor.

Trails are an integral part ofthe transportation netvyork,

providing an alternative to auto travel and partially
reducing the demand on roads in the new communiry.

Ideally, a system of trails will be created, connecting open

spaces together, linking to other parks and open spaces

outside the communiry and providing safe routes for
children to travel to schools as well as for the elderly to

get to civic destinations. tails can also connect to an

integrated system ofbike paths and lanes associated with
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Figure Å-20: Pørk. Catchntent Åress
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The conceptual system design also features extensive

co-location of parks and schools. There are a number of
benefits collocating parks and schools, including:

r Efficiencies in land needs and construction cost from

sharing facilities such as parkng and sports fields that
would otherwise need to be exclusively provided.

. Takes advantage ofdivergent scheduling ofeach use.

Parks are usually busiest nights and weekends, while
schools are out ofbounds during the day.

. Benefits from sharing operations and maintenance

funding and logistics.

In designing co-located park and school facilities, care

should be taken to avoid potential issues associated with
collocated facilities. For example, facilities should be

designed to ensure that large facilities do not hamper

connectivity within neighborhoods. In addition, signage

and other strategies to clearly delineate where community

members can and cannot be at certain times to address

security issues associated with schools.

The locations of these facilities may be refined during
subsequent development and facility siting processes

undertaken by property owners and developers, the Ciry
of Hillsboro Parks and Recreation Department andl
or the Hillsboro School District. However, ultimate
locations will be guided by the planning principles and

policies identified in this document and in Chapter 31 of
the Hillsboro Comprehensive Plan.

6.4. Other Public Focilities ond
Services
Other services to be provided in South Hillsboro include

library police, fire and emergency response services.

The City of Hillsboro will provide police services in the

area. Most services will be managed through the Cityt
Central police facility, although a community policing
offce is expected to be located in the South Hillsboro
Town Center to provide more direct access to police

personnel for South Hillsboro residents and businesses.

Hilsboro Fire Department is also evaluating service

plans in South Hillsboro, and may site new facilities in
the vicinity depending on development riming, adequacy

of existing stations, and mutual aid agreements with
Tualatin Valley Fire & Rescue.

The City of Hillsboro plans to open a branch library in

South Hillsboro in the Reed's Crossing area. The library
is expected to be an approúmately 8,000 square foot

branch, with a possibility of future expansion to continue

serving a growing population in the area. Given the

distance from this location to existing Llbraty branches

and the Aloha Library,this will be adequate to serve the

area even with the increases in densiqy.

ó.5. Noturol Resources
The plan area is located in the Middle Tualatin-Rock
Creek Watershed within three sub-water-sheds including
Middle Tüalatin-Gordon Creek, Butternut Creek, and

Middle Tüalatin-Rosedale Creek. The Tualatin River

flows southerly near the western boundary of the urban

reserye area. Several tributaries to the Tualatin River flow
west/southwesterly through the site, including Gordon

Creeþ Butternut Creek, a Butternut Creek tributary,

Rosedale Creek (also referred to as Hazeldale Creek),

and an unnamed Tualatin River tributary that originates

immediately west of the Reserve Vineyards and Golf
Club and joins the Tualatin River at approximately river

mile 36.5.
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Wetlands and other natural resources in portions of the

South Hillsboro area were mapped in 2001 for a portion

of the South Hillsboro areain the City of Hillsboro Goal

5 Natural Resources Inventory and Assessment.In2014,

wetlands and other natural areas in the remainder of the

areawere mapped by consultants to the City of Hillsboro

and several area propeffy owners. In many cases, wetland

and natural resource boundaries mapped in the inventory

are approximate and are intended for general planning

purposes only. For example, wetland areas are not the

result of formal wetlands "delineations" in most cases.

Significant riparian corridors and upland wildlife habitat

were also mapped along Gordon Creek and Butternut

Creek in the City's Goal 5 inventory. Remaining

signifrcant riparian coridors and upland wildlife habitat

were mapped during 2074.In addition, aformaJwetland

delineation has been prepared by the Oregon Department

of State Lands (DSL) for the portion of Gordon Creek

located east of SW 229th Avenue in Reed's Crossing.

Natural resources determined to be significant and

their Impact Areas have been or will be added to the

Significant Natural Resource Overlay (SNRO) District
as part of the rezoning process. An Economic, Social,

Environmental, and Energy (ESEE) Consequences

Analysis has been conducted for the Significant Natural

Resource (SNR) sites added to the SNRO District.
The SNRO District and associated developrnent code

provisions will govern how natural resource areas are

protected in this area, including whether development

is and its impacts are prohibited, avoided, managed or

mitigated. In addition to the City's SNRO District, the

City is a partner in the Tüalatin Basin Fish &Wildlife
Habitat Program. This is a voluntary program that

encourages the use of Habitat Friendly Development

Practices, including Low Impact Development (LID)
techniques, designed to reduce the environmental impacts

of new development and remove barriers to their

utilization. The intent is to provide flexibility in the land

development ordinances to encourage the protection of
qualiñed Habitat Benefit Areas.

6.6. Culturol Resources

An archival search at the Oregon State Historic

Preservation Office (SHPO) was conducted to

determine if known prehistoric or historic archaeological

sites or other documented cultural resources are present

within or near the plan area. The SHPO database

indicates that historic and archaeological sites not

formally documented do occur within the plan area,

including an unmarked cemetery. The cemetery is

referred to as the "Original Reed Farm Cemetery" or

the "Ladd-Reed Cemetery." No survey report or site

form is associated with this resource. SHPO records also

indicate that Native American archaeological sites exist

in the Plan Area.

In addition to the SHPO database, the records of the

Oregon Commission on Historic Cemeteries indicate

that another nameless cemetery is located in Section

14 ofTownship L South, Range 2 West,Willamette

Meridian. The cemetery is documented in the Oregon

Burial Site Guide. The cemetery is located south of
Reedville, on the Ladd-Reed farm. The guide states

that the gravestones were intentionally covered with 2

to 3 feet of soils so that farming could continue in the

area.It is estimated that the cemetery consists of 10 to

t2 graves.Issues associated with culrural resources will
be addressed in more detail as part of the development

process and as the City updates its Goal 5 inventory or

environmental, cultural and historic resources for the

plan area subsequent to annexation.
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Figure Á-21: Naturøl Resources
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7 .1 . Overview
Avaúety of different types of actions will be needed

to implement the planning strategies and policies

incorporated in this document and Chapter 31 of the

Comprehensive Plan, including but not limited to the

following actions.

Ame¡r,irnents fo implemeniing plons and
ordin0nces

Proposed amendments to the Hillsboro Community

Development Code will be submitted to the City's

Planning Commission and City Council for concurrent

review and adoption.

lnfrastructure Financing Plcns

The City is preparing a transportation financing program

to describe the cost and phasing of major transportation

facility improvements and private development and the

sources of funds and financing mechanisms that will be

used to pay for their design and construction. The City is

also preparing a financing plan to describe the cost and

ûnancing of parks, recreation, and open space amenities

and other infrastructure.

Key, cctalytie pr.lblic nnd privnfe
investmetrts

A number of key infrastructure and other projects

can help the City and property owners reach priority
development and community goals. Examples in South

Hillsboro include the following, among others:

¡ Purchase ofland for and construction ofpublic
facilities, including parks, schools, and designated open

sPace.

¡ Construction of roads, trails, and other transportation

infrastructure.
¡ Creation of key gateways and wa)¡finding elements to

identify and brand South Hillsboro.
r Creation of initial phases of the Reed's CrossingTown

Center, Butternut Creek Village Center, and South

Hillsboro West development that will spur additional,

future investment and development.

. Initial development of lower-density housing products

in the western portion of South Hillsboro, addressing

the City's cuffent demand for these fypes of "executive

housing" products.

Annexafion find opplicirr;Õn of zaníng

After adoption of the updated Community Plan and

associated Communiry Development Code provisions,

proposed development areas will need to be annexed into

the City and specific zoningwill need to be applied prior

to development.

Pubf ic I nfrastructu re Ava i lobi iiry.

Annexation of South Hillsboro property requires the

assurance that adequate public services and facilities

are avatlable, or will be made available, to accommodate

the added burdens imparted by development. To assure

timely avallabthty of infrastructure, such as multi-modal

transportation capacity and downstream sewer capacity,

technical evaluations including detailed ftansportation

and municipal utility impact studies will be required of
proposed development to advise Annexation Agreements

and/ or Development Agreements.

Identifying and securing the commitments to assure

adequacy of municipal facilities, including public

transportation and other utiliry systems, either in
advance of or in conjunction with proposed development,
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will assure operational capacity in accordance with
adopted performance standards. Funding for needed

improvements, including its phased development, will
be integrated with Infrastructure Financing Plans to
ensure that necessary on-and-off-site fransportation

improvements, along with other capital improvements,

are constructed in time to serve new development.

South Hillsboro trr:nsportciisn studies

Assuring that the cumulative impacts of transportation

growth associated with development in South Hillsboro

are monitored and managed effectively will be essential

to providing timely construction of identified new

transportation capacity improvements within the South

Hillsboro transportation impact area. Amendments to

the Community Development Code will be adopted

to assure that the transportation studies required with
each development are cumulative in nafure, consistent

with trip distribution patterns and multi-modal useage

assumptions of the comprehensive transportation impact

study, and sufficientþ expansive as to address monitoring
of operational performance throughout the South

Hillsboro impact area which extends between Rock

Creek and 185th Avenue, from Farmington Road to

north ofTV Highway.

Annexciion ond/or developmenf
fJgreements

The City previously signed two memoranda of
understanding (MOUs) with each of the major

landowners in the area - Hugg Lane LLC (Butternut

Creek area) and Newland Communities (Reed's Crossing

area). The City will use these MOUs and subsequent

discussions to enter into legally binding agreements with
these property owners at the time of annexation that will
speci$' the roles and responsibilities of the City, property

owner, and potentially other properties. These agreements

and new agreements with other South Hillsboro properry

owners will establish allowable levels of development,

consistent with limits on development impacts to public

transportation and utility infrastructure associated with
such development. Agreements will be consistent with
the policies outlined in Section 31 of the Hillsboro

Comprehensive Plan.

Bronding and marketing

As the City is interested in proactively attracting

residents and business owners to locate in South

Hillsboro and attracting developers or builders to develop

portions of the area, the City will continue to collaborate

with major property owners in initiating their own City
marketing and branding efforts. For example, the City is

exploring the creation of a Citywide wayfinding system

that includes gateway elements, which would be extended

to the South Hillsboro plan area. Developers have also

indicated their desire to separately brand their individual
developments, which should align with Citywide visions

for the sense of place in South Hillsboro and the overall

wayÊnding system design.

7 .2. lnfrostrucfure Costs
Costs for public facilities have been estimated for water,

sanitary sev¡er, stormwater, parks and recreation and

transportation facilities in South Hillsboro. Costs have

been broken out by major sub-area (see Figure 
^-22),including:

t Reed's Crossing
I Butternut Creek
. South Hillsboro West

' Remaining portions of South Hillsboro
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Figure A-22: SoutÌt Hilkboro Subzllreøs
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Ïhe following text and tables summarize these cost and

the methods and assumptions that were used to estimate

them.

Following is a summary of cost methodologies and

estimates for transportation, water, sanitary sewer, parks

and other facilities.

7.2.1. Cost Ëstirnoting Mefhods and
Assumplions

Costs were estimated for specific facilities identified

in Chapter 6 of this Plan. Costs are'þlanning level"

, estimates based on unit costs, though transportation

system costs are considerably more advanced yet not

6na1. They are not based on detailed design of specific

facilities and will need to be refined in the future as part

of subsequent detailed design processes. Additional

assumptions include the following:

¡ Costs for water and sanitary sewer pipes only include

major distribution and collection pipes located

along collector and arterial roads or along drainages

associated with sanitary sewer collection. Smaller

pipes located on local streets will be constructed and

paid for by developers as part of the development

process and those costs are not included here.

r Costs for water and sanitary sewer pipes include the

cost of materia"ls and construction, including piping,
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bedding backfill and surface preparation. They also

include costs associated with overhead and profit,

engineering and construction management and

contingency. Right-of-way costs âre not included for

these facilities because they are expected to be located

within street rights-of-way which are already included

in transportation cost estimates or with utility
easements.

. In general, sanitary sewer pipe sizes were developed

based on the land use anticipated flows and the

existing contours along the roadways.

. Sanitary se\4/er pump station cost estimates are based

on preliminary pump station locations developed by

Clean Water Services (CWS). Because the pump

station locations have not been finalized, CWS has

not developed anticipated construction costs for the

pump stations. Therefore, the City's consultant made

an assumption regarding the pump station costs.

The complete pump station cost includes wet well,

piping, pumps, control building, and backup generator

Once CWS finalizes the locations, these costs can be

updated.

' For water and sanitary sewer facilities, the City
has calculated projected costs for publicly-funded

oversizing to ensure that facilities arelarge enough to

serve the study area, as well as any other nearþ areas

that contribute water or sewer flows to the system

within South Hillsboro. Cost tables show these

figures which are also part ofthe overall cost figures

shown.

Tiansportation system costs have been developed for

off-site identified defrciencies, as well as internal and

edge Coilector and Arterial class roadways based upon

unit costs from public bid projects, adjusted to reflect

anticipated cost savings for significant elements that

are likely to be constructed by private development. In

addition, the costs directþ associated with design, right of
way, and construction of bicycle lanes on neighborhood

routes within South Hillsboro have been included. Local

streets that service commercial and residential areas

and are funded directly by development, thus are not

evaluated, as they do not provide direct benefit to the

broader travelling public.

Costs refl.ect anticipated use of asphaltic concrete

paving meeting a 2}-year design life on roadways slated

for County jurisdiction, and use of a mix of Asphaltic

Concrete and Pordand Cement Concrete streets

meeting a 4}-year design life on roadways slated for

City jurisdiction. Varying contingencies are included

for hard costs and soft costs, refl.ecting the range of
complexity of individual roadway segments. For

instance, improvements on SW 209th Avenue will be

more complex to design and constructthan a similarly

sized roadway in the greenfields of new South Hillsboro

development.

Roadway costs have been segregated into their "Local

Street" costs and their'Added Capacity" costs. "Local

Street" component costs specifically assume 34 leet

of pavement curb-to-curb with roadside planters,

streetlights, street trees, and sidewaiks within a 56 foot
right ofway. Additional roadway travel lane widening,

and added costs associated with thicker pavement

structural sections, are reflected in the "Added Capacity"

cost components. For both, the current value of right
ofway has been established at $6 per square foot.

Separation of "Local Street" costs from 'Added Capacity"

costs allows for determination of "Regional Share" cost

allocation, which recognizes that regional traffic will
utilize a portion of the'Added Capacity"built on the new

and improved roadways in South Hillsboro.
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Tiaffic modeling has been utllized to establish for each

roadway segment the share of projected 2012 vban
growth boundary buildout trafic which does not have

a trip origin or destination in South Hillsboro. The

resulting "Regional Share", which varies by roadway

segment, has been applied to the 'Added Capacify" costs

to determine a reasonable estimate of the public road

infrastructure costs which may need to be identified from

sources outside of new South Hillsboro development.

Final establishment of transportation system costs, and

the revenue structure to fund those costs, will be adopted

through a South Hillsboro Financing Program and

potential System Development Charge Methodology

Report.

7.2.2. Cosf & Revenue Tubles

Cost and revenue tables on subsequent pages illustrate

improvements necessary to implement planned

development in South Hillsboro. Tables A-3 through A-6
summarize costs for each facility rypeby major sub-area,

as illustrated in Figure A-22.Table A-7 summarizes

off-site improvement costs, and Table A-B summarizes

projected civic improvements in South Hillsboro. Table

A-9 consolidates improvements in each sub-area to

show overall costs for necessary improvements across

South Hillsboro, based on projected residential units and

commercial building square footage.

7 .3. lnfrostructure Fundi
Strotegies ond Responsi
In Oregon,jurisdictions can impose System Development

Charges (SDCs) for water, wastewater, storm drainage,

transportation, and parks and schools.Two t1'pes of
, SDCs are allowed: improvement (new infrastrucfure

that must be provided to serve new development); and

reimbursement (a portion of the existing remaining

capacity within existing infrastructure that new

development will utilize). SDC fees can be structured to

recover'other costs' (planning, compliance reporting) and

annual inflation. Beyond SDCs, other funding options

may also provide adequate revenue to complete necessary

infrastructure improvements. These funding strategies are

discussed below for each category of improvement.

7 .3.1. Tronsportqtion

Funding for transportation system improvements will
come primarily from new private development in South

Hillsboro, with supplemental funding anticipated from

potential "Regional Share" sources which could include

in part funding through the County's Major Streets

Transportation Improvement Program ("MSTIP"), as

well as other non-South Hillsboro funding sources. The

composition of South Hillsboro development funding

source(s) should be established prior to annexation of
properties within South Hillsboro, and would be adopted

through the South Hillsboro Financing Program, a

potential supplemental System Development Charge

Methodology Report and implementing Ordinance, and

other potential adopted funding mechanisms.

As described in Section T.T,transportation system costs

were calculated to differentiate between "Local Street"

costs and "Added Capacity" costs. This was done both to

create a foundation for evaluating the "Regional Share"

costs, as well as to establish a necessary understanding

of "Local Street" costs. These costs would need to be

collected from South Hillsboro development to fund

"Local Street" right of way acquisition, design, and

construction cost components of anticipated gaps in the

required Collector/Arterial roadway network where it

no
bì1¡t¡es
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OPEN SPACE AMENITIES

NEIGHBORHOOD/COMMUNITY PARKS $2,080.485

NATURE PARKS $7,048,371

DEVE LOPED GREE NWAYS/TRAILS $1,760,077

r N DOOR FACTLTTTES/CENTE RS/AOUATTCS $o

SU BTOTAL TÕR AA,tENITIES $t5,888,933

TRANSPORTATION

SYSTEM IMPROVEMENTS $55,832,000

SUBTOTAL TOR ÎRANSFORTATION $55,837.000

SANITARY SEWER

I5" TRUNK LINE $3,874,25s

BUTTERNUT CREEK PUMP STATION $914,o94

SUBTOÏAL FOR SANfTARY SEWER $4,788,349

WATER SYSTEM

SW CORNELIUS PASS ROAD EXTENSION $2,009,280

SW KINNAMAN ROAD $ I ,584,000

SW 2O9TH AVENUE $ I ,0zl ,3ó0

SW 2291H AVENUE $ I 35,3ó0

SW ALEXANDER / BIANTON STREET $2,524,560

SW 2I2 AVENUE / INDUSTRIAL WAY $394,5ó0

SW MCINNIS LANE $551 ,520

SUBTOTAT fOR WATER $8.270.640

Table '1-3: Reed's Crossing Conceptual Cost Summ.ary Thble Á-4: Butternut Creek Conæptuøl Cost Summary

Thble,4-7. Site Cost

OPEN SPACE AMENITIES

N EIGHBORHOOD/COMMUNITY PARKS $3,82ó,5ó5

NATURE PARKS $2,733,599

DEVELOPED GREENWAYS/TRAI LS $9s0,442

rN DOOR FACTLTTTES/CENTERS/AOUATTCS $o

SUSTOÏAI ÊOR AÀÄÊNITIE$ $7,5ó0;59ó'

TRANSPORTATION

SYSTEM IMPROVEMENTS $21 ,497,000

SUBTOTAI- FOR TS,ANSPORTAIION $2 t,487,000

SANITARY SEWER
,I5" 

TRUNK LINE $81 3,450

2I " TRUNK LINE $1,974,sso

CREEK CROSSING $ I ó,300

BUTTERNUT CREEK PUMP STATION $1,387,440

SUETOTA! TOR SANITARY SEWER $4,1e1,74A

WATER SYSTEM

SW CORNELIUS PASS ROAD EXTENSION $ I ,383,3óo

SW 2O9TH AVENUE $ r35,3ó0

TOIFROM SW CORNELIUS PASS ROAD
EXTENSION $99s,760

CREEK CROSSING $44,000

SUETOÏAI fOR WATTR $2,558,480

TRANSPORTATION

SYSTEM IMPROVEMENTS $99,348,000

SUBTOTAT fOß TRANSPORTATICIN $99,348,000
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OPEN SPACE AMENITIES

$3,s40,242NEIGHBORHOOD/COMMUNITY PARKS

NATURE PARKS $o

DEVELOPED GREE NWAYS/TRAI LS $o

I NDOOR FACILITIES/CENTERS/AQUATICS $o

$3,s40,242SUBTOTAT FOR AÀÄTNITIES.

TRANSPORTATION

SYSTEM IMPROVEMENTs $ r 0,388,000

$r0.388,000SUgTOIAL FOR TRANSPORTATION

SANITARY SEWER

15" TRUNK LINE $óóe,900

I8" TRUNK LINE $ 1,083,240

CREEK CROSSING $t 1,000

$1,764,140SUtsTOTAT TOR SANITARY SEWER

WATER SYSTEM

$eeo,720SW 234TH AVENUE

$ 135,3ó0SW KINNAMAN ROAD EXTENSION

SW 229TH AVENUE $ I 35,3ó0

SW MCINNIS IANE $40,320

CREEK CROSSING $5,500

$1,307,2ó0SUBTOTAT fOR WATER

Tøbte Å-5: South Hillsboro West Conceptuøl Cost Sumrnary Table z4-6: Rernøinder of South Hillsþoro Conceptual Cosß

Thble A-8: Civic Åmenities Conceptual Cost Sunr.mary

OPEN SPACE AMENITIES

NEIGHBORHOOD/COMMUNIry PARKS $27,731 ,899

NATURE PARKS $24,347,699

DEVELOPED G RE ENWAYS/TRAI LS $800,035

IN DOOR FACILITIES/CENTERS/AAUATICS $25,502,600

SUBTOTAT TOR AMENI1IES $78,382,233

TRANSPORTATION

SYSTEM IMPROVEMENTS $67,965,000

SUBTOTAL FOR TRANSPORW|ON $ó2,9ó5,000

SANITARY SEWER

I2' TRUNK LINE $831,ó00

I5" TRUNK LINE $3,250,ó I 0

2I " TRUNK LINE $617,780

24- TRUNK LINE $2,044,845

$s,¿ooCREEK CROSSING

$2,558,559BUTTFRNUT CREEK PUMP STATION

$r,9r8,ó00ROSEDALE PUMP STATION

SUETOTAT TOR SANITARY SEWER $'n,227,394

WATER SYSTEM

SW CORNELIUS PASS ROAD EXTENSION $ r,z00, r ó0

SW MCINNIS LANE $966,240

SW HAGG LANE $276,480

SW MURPHY LANE $r,39r,040

$1 ,54e,440SW 2O9TH AVE

$3,200,220SW 229TH AVE

$1,452,960SW ROSEDALE ROAD

$33,'looCREEK CROSSING

SUBTOTAT FOR WATER $ 10,559,ó40
I SCHOOL SITE, SOUTH HILLSBORO
WEST

Constructed

3 SCHOOL SITES, REED'S CROSSING Lond Purchosed

I SCHOOL SITE, BUTTERNUT CREEK Optioned

1 COMMUNITY POLICING OFFICE $4,e53,000

I LIBRARY BRANCH, REED'S CROSSING $8,034,000

SUETOTAT TOR CIVIC AMÊNITIËs,
{EXCTUDING SCHOOLSI $t2,98¿000
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Table Å-9: Conceptual Cost €l Reøenue Comparison

Cosl Estirnote $8,270,ó40 $4,789,348 $55,837,000 $15,999,933

Non-Creditoble Locol Sheets $21,229,000
Oversizing Cort fstimole $1,ó75;080 s2,722,O79 $34,ó09,000
Oversizing Revenue Estimote (Existing SDC)

Resideniiol 3,85ó $23,837,792 $ r 8,894,400 4a'L oA/l 7ac
*Lettv-,, vL $15,701,632

Commerciol 300,000 $831 ,333 $255,883 $3,857,940 $o

Civic/Porks $829,140
Totol J 85ó 300,000 $24,66e,625 $ r 9,ó50,283 $28,6s1,862 $15,701,632

s22,994,545

$2,558,¿80

$16,928,204

$t,tql,740 $21,¿87,A00

{$5,95¿t38}m
$2,5é0,59ó

{$l

Cost Eslimoto

Non-Creditoble Locol Streets $2,834,000

Oversizing CosÌ Estimote $851 ,ó80 $2,996,998 $13,ó53,000
Oversizing Revenue Estimoie {Existi ng SDC)

Residentiol 1,221 $7,s48,222 $s,çez,soo $7,514,203 $4,971,e12
Commerciol 50,000 $e8,ooo $78,944 $9 r 5,030 (rr

Civic,/Porks $762,408
Tolol 1,221 50,000 $7,646,222 $6,061,844 $9,191 ,641 $4,e71,912

$t ,764,140

{$4y'ót,359f

$10,388,000 $3,540,242

l$2,588,ó841

Cost Eslirnole

(Deftcitl

$t,3CI7,2ó0

36,794,542@
Non-Creditoble Locol Sheets $3,430,000

Oversizing Cost Estimste $920,53 t $ó,e58,000

Oversizing Revenue Eslimqte (Existing SDC)

Residentiol 541 $3,344,462 $2,ós0,900 $4,110,187 $2,202,952
Commerciol 0 $o $o $o $o

Civic/Porks $a,zt¿
Tolol 541 $3,344,462 $2,ó50,e00 $4,1 18 ,461 $2,202,952

Surpluc {Deficit} 53,3Mr462 $t,730,3óg l$2,839^5391 {$1,337,2901
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Remoinder of South tlillsboro

Cost Esiimole $ r 0,5ó9,ó40 $t t ,227 ,394 $ó7,eó5,000 $78,s82,233

Non-Cred itoble Locol Streets $8,299,000

Oversizing Cost Estimote $r,933,320 $8,02A317 $59, ì óó,000

Oversizing Revenue Estimoie (Existing SDC)

Residentiol 2,087 $ r 2,901 ,834 $ r 0,22ó,300 $16,043,042 $8,498,264

Commerciol U $o $o $o $o

Lrvrc/ forks

lotol 2,087 $12,e01,834 $ r 0,22ó,300 $ r ó,0ó0,9ó9 $8,4e8,264

Surplus {Deficit} sI0,9ó8y'ó4 $2,205,983 ($43,105,031I {$ó9,883,9ô91

South Hillsboro Off-Site

Cost Estimote $e9,348,000

Non-Creditoble Locol Streets

Oversizing Cost Estimote 348 000$Pç,

Surplus (Deficit! {$99,348,0001

ALL AREAS

Cost Estímote $22]06,020 $2t,971 ,623 $255,025,000 $1As 372,0O4

Non-Creditoble Locol Streets $4r,29r,000
Oversizing Cost Estlmsle $4,4ó0,130 s14,659,925 $213,734,AOO

Oversizing Revenue Estimote (Existing SDC)

Residentiol 7057, $47,632,310 $37,7s4,s00 $sl,632,214 $31,374,760

Commerciol 350,000 $929,83 3 $834,827 $4,772,970 $o

Civic/Porks $1 ,ó17,749

$38,s89,327 $58,022,933 $31,374,760Totol 7,705 350,000 $48,562,143

s23,929,402 {$lss,zt 1,06n $73,997,2441Surplus (Deficitl $44,102,0t3
Supplementol Revenue Estimqte $84,098,0ó7 s73,997,2M
RegionclShore $7t,ô13,000

Squore
Feet

Soniiory Sewer Tronsportotion Open Spoce
AmenitiesUnits Woter
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is anticipated that re-development is unlikely to occur

in the timeframe necessary to accommodate needed

roadway cap acity expansion.

Within Washington County, the Tïansportation

DevelopmentTax ("TDT") functions as the adopted

System Development Charge for transportation.

Development is typically required to fund "out-of-pocket"
the "Local Street" cost elements, including dedication of
right of way, for improvements which are contiguous, or
within, the development. As such, private development

will fund 'but-of-pocket" an esrimared $41.3 Million
of the identifred fi255 Million rransportarion sysrem

expansion costs. "Local Street" costs estimated to be

required for roadway segments in gap areas where

publicly delivered improvements are anticipated total
approximately fi76.4 Million. These funds would need ro

be secured through assessed TDT fees and other revenue

sources. "Added Capaciq," costs of approximately fi197.3

Million have been estimated to split as roughly $71.6

Million attributable to "Regional Share" and fi725.7

Million resulting from cumulative impacts of new South
Hillsboro development. Together, the identified funding
need estimated to cover'Added Capacity" and "Local
Street"gap funding totals an esrimated fi2l3.7 Million.

In addition to the estimated $41.3 Million of
development "out-of-pocket" funding, revenues

projected from assessment of existingTDT rates on

new South Hillsboro development are esrimated to
accrue an additional $58 Million. If "Regional Share"

funding is able to be reasonably established to meet

the identified $71.6 Million "Regional Share" cost

apportionment, a funding deficit of approximately $84.1

Million would result, which would need to be funded

through new transportation revenue sources collected

on South Hillsboro development. It is anticipated that

a supplemental Tiansportation Systems Development

Charge ("TSDC') would be required, though other

potential funding sources could also be considered.

Funding options are being evaluated in coordination

with Washington County and development interests,

with resolution of funding source(s) anticipated prior to
annexation of property in South Hillsboro.

7 .3 "2. 'v\iaier

The City of Hillsboro is currentþ served by fwo water

entities. Areas north of US Highway 26 (Sunset

Highway) and east of Cornelius Pass Road are served

by Tualatin Valley Water District (TVMID) ; addresses

west of Cornelius Pass and south of US Highway 26 arc

served by the Hillsboro Water Department (FI\ÃID).In
accordance with the Urban Service Agreement between

TVWD and the city, the service area boundary between

TVWD and H\ÄID follows TV Highway easr from
Cornelius Pass Road and then rurns sourh along SW
209th Avenue, such that the proposed South Hillsboro
Plan Area is entirely within the HWD service area.

Both districts maintain their own distribution systems

and reservoirs but utilize a treatment plant maintained

by the Joint Warer Commission, to which the Cities of
Beaverton,Tigard and Forest Grove also belong.

Current Revenue Sources generally include the following:

. Developer contributions. These direct developer

incurred costs are negotiated, but generally encompass

all on-site and nearby off-site cosrs. Over-sizing pipes

to provide capacity for future off-site development is

t¡pically not the developer's responsibility, but may be

reimbursed.

r System Development Charges (SDCs).In Oregon,

jurisdìctions can impose SDCs for water, wastewater,

storm drainage, transportation, and parks and schools.

1t4 I lmplementatian Actions and Strategies S*uih l-1ìilsb*:'r.



Two types of SDCs are allowed: improvement

(new infrastructure that must be provided to serve

new development); and reimbursement (a portion

of the existing remaining capacity within existing

infrastructure that new development will utilize). In
addition, SDC fees can be structured to recover bther

costs' (planning, compliance reporting) and annual

inflation.

7.3.3. Sanitory Sewer

Hillsboro provides sanitary sewer service through

a collaborative service delivery arrangement. By

intergovernmental agreement with Clean Water Services

(CWS), the City of Hillsboro is responsible for operation

and maintenance of the sanitary sewer collection system,

which is comprised of gravity sanitary sewer lines and

facilities smaller than24 inches in diameter.The City
is also responsible for approving the installation of new

collection system components and for approving and

inspecting new service connections within City limits.

CWS is responsible for all wastewater treatment and

for the construction and operation ofthe conveyance

system (public pump stations and force mains and gravity

sanitary sewer lines 24 inches in diameter and iarger).

Current revenue sources include the following:

' Developer contributions. These are negotiated, but

typically include all on-site and off-site improvements

as necessary to connect to existing system and

through the development to the furthest property

line to serve upstream properties. Again, over-sizing

to accommodate other future off-site or area-wide

development is one cost that would be excluded

from this categoty,but may be reimbursable. SDCs.

Sanitary sewer SDCs are dedicated to projects listed

in City of Hillsboro or Clean Water Servicet Master

Plans.

7 "3.4. Stormwater

Construction of stormwater treatment, detention, and

conveyance infrastructure is typically the responsibility

of private developers as a condition of the development

approval. For this reason the sub-area conceptual cost

summaries in Tables A-3 through A-6 and conceptual

cost and revenue comparison in Table A-B do not include

numbers associated with stormwater.

Ifa developer constructs a local u¡ater quality facility

for the development that serves multiple lots (regional

facility) or expands an existing regional facility for the

development, the developer receives a credit for a portion

of the system development fee for constructing the

faciliry in accordance with the Ciþ adopted CWS rate

structure. Historicall¡ the City has not been able to

easily identi$' large regional storm\¡/ater facilities within

mostly developed areas of Hillsboro due to limited

availability of land and funding for advance purchase of
favorable sites.

North Bethany is the only example in the Portland region

of a growth area with a regional stormwater facllity

fee that allows for advance purchase oflarge regional

stormwater facility sites. Since Clean \Mater Services

collects all stormwater sysfem development charges

(SDCs) in North Bethan¡ CWS provided $1 million of
seed money to jump start this first regional stormwater

facility. The City will collect all stormwater SDCs

in South Hillsboro; however the Ciry does not have

sufficient stormwater SDC reserves to fund the advance

purchase of regional storm\.ryater facility sites.

Ccniiriuni{¡, Fian lmplemenfotion Aclions ond Sfrofegies I lÛ5



With limited existing development in South Hillsboro,
a number of strategies could be used to facilitate the

identi$'ing and purchasing offavorable large regional

stormwater facilty sites, including the following:

. Consider establishingpublic-private parrnerships with
property owners to allow for private sector purchase

and construction of regional stormwater facilities in
exchange for SDC credits on their developments.

. Consider setting up a supplementary systems

development charge for South Hillsboro to finance the

purchase of land, construction of regional stormwater

facilities and for oversizing major trunk conveyance

lines that arent covered under the general CWs SDC
charge.

. Work with intervening or connecting properry owners

to obtain easements for connecting conveyance

facilities where needed to support phased development

avoiding delays and added costs in constructing

multiple facilities where one would serve more area.

V.3 5" Porks

The City of Hillsboro's Parks Deparrment is responsible

for the development and maintenance of all parks

and open space within its boundaries. Parks situated

outside ofincorporated areas are the responsibility of
the Washington County Facilities and Parks Services

Division (except those within the SB !22 planning area

which corresponds to the school district boundary).

Currendy, the City's Parks SDC collects funding
assessments on new development within the City
including anticipated new revenue from development

within South Hillsboro. Preliminary planning level

cost estimates for identified parks facilities including
the cost ofparks, developed greenways and trails, and

indoor recreation facilities needed in the South Hillsboro
PIan area have been identified. A comparison against

projected revenue collections from the existing City Parks

SDC rate structure anticipates a revenue shorrfall. New
Parks funding will need to be identified, which may

include a supplemental Parks SDC for South Hillsboro
and other potential new funding sources.

7 .4. Supplementol Funding
Options '

The Plan Area faces two distinct issues in frlling its park

and transportation funding gap:

r Locating and likely creating sources of funding to
cover costs beyond those covered by existing revenue

sources, and

. Establishing a financing mechanism acceptable

to both the City and developers rhat will generate

cash flow for infrastructure construction prior to
development actually occurring (and receipt of the

SDC/TDT funding stream associared with that
development).

Each of these issues - the generation of funds and the

timing of fund availability - will require atention as

South HillsboÍo aÍeaplanning moves forward.

The following list of funding options was generared

through conversations with city, county and Metro staff
and legal counsel, the Oregon Economic and Community
Development Department (OECDD) and the Oregon

League of Cities. Documents created for and by other
jurisdictions that have faced similar challenges in funding
infrastructure have also been reviewed (as for Pleasant

Valley, Villebois and North Bethany). The most likely
potential funding tools are described in more detail.
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Other sources are mentioned briefly, with additional

information about them available upon request to the city.

7.4.1. Properfy Taxes

Both the City of Hillsboro and Washington County have

the authoriry to levy property taxes with double majority

voter approval. However, local option levies are limited

by several previous ballot measures, and aîy tax increase

must be within those limits. It is unknown at this time

whether the ciry or county has the abiliry to increases its

local option levy due to statutory limitations.

General obligation bonds, in contrast, are not subject to

the same limits other than double majority voter approval.

These must be used for capital projects, a criterion which

infrastructure investment should meet.

While a city or county-wide properry tax has the

potential to generate significant funds, one disadvantage

is the perceived fairness of who pays versus who benefits

from growth. A properry tax spreads the unmet costs of
growth across the entire community. However, this wide

base also offers the potential of a relatively lower per

property burden. Washington County voters have twice

passed properfy tax measures to fund transportation

investments, as described below

7.4.2. Woshington Counfy lvtaior Sireet
Trr.rrrspariaiion lmproverrent Prûürü ffi

{AÁSTrF}

This program originated as a voter-approved property

tax dedicated to transportation projects geographically

distributed throughout the Counry. As a result of Ballot

Measures 47/50,the MSTIP was combined with the

general property tax, but the County Board continues to

use it as a dedicated transportation funding source. This

funding source has twice been renewed by voters, each

time with a list of projects that accompanied the vote. The

MSTIP is currentþ projected to generate an average of
$35 million in annual funding over the next five years, for

a total of fi175 million through 2018.

Most MSTIP projects curentþ in the design and

construction stages were funded under the current list

of MSTIP projects.Those projects will be substantially

complete in 2013. The County is cunentþ going

through the process of identifying a recommended list

of projects to be funded over the next five years (fiscal

y ear s 2073 -20 1 4 and 2017 -2018) .Transportation proj ects

(or portions of them) identified in this Plan could be

included in future MSTIP project lists.

V "4"3. lncreased SDC/TDT Roles

Metro is moving to encourage this approach, as indicated

through its July 2007 document'Promoting vibrant

communities with System Development Charges.'

Steps being recommended include "unbundling" SDCs

to separate cost elements, encouragement of best

management practices, green design SDC discounts,

and transition to "impact-based" SDCs (such as higher

SDCs for greenfield than urban development to better

accomplish real cost recovery objectives). Other ideas

suggested by Metro include a differential (or location-

based) SDC fee schedule that could reduce fees for

higher density development with fewer occupants per

unit, as well as lowering the level of service (LOS)

standards for urban area infrastructure. Area-specific

SDCs are likely to be considered for implementation in

South Hillsboro.

The Metro analysis also suggests that SDC rates should

be set to aim for firll cost recovery and that SDCs

can be effective in influencing development patterns
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and encouraging development that is less taxing to

infrastructure - including in-fill development and

development that favors smaller units, lots sizes, and

locations adjacent to transit systems.

7 .4.4. Supplemental Sysiem Development
Chorge

An area-specific SDC was considered for the recent

Witch FIazelVilTage concept planning area. In the

South Hillsboro Plan Area, assigning an additional

transportâtion SDC (versus the current TDT tax) has

the potential to generate significant revenue. As with a

city or counfywide increase in TDT rates, public support

for an area-specific approach to increase SDC fees is

yet unknown. However, this appears to be a potentially
promising approach which will be explored further and

may be incorporated in development or other funding
agreements for the Plan Area.

In Oregon, LIDs have been used for small-scale

projects such as local street improvement and for larger

úansportation improvements, such as the Portland

downtown transit mall light rail extension and streetcar

development. A key consideration in South Hillsboro's

potential use of a LID is land owners'willingness and

ability to contribute and the risk associared with possible

future real estate downturns.

7 .4.ô. Grants/DonctiCIns

Of the Plan Area's infrastructure needs, parks and open

space likely represents the best potential fit for grants and

donations. Possible sources would be determined on a

project basis and may generate relatively few funds. The

initial comparison of infrastructure costs and revenues

indicates that there is in fact a parks surplus, although

this may change as figures are revised.

7,4.5. Loccl lmproveme¡rt Disirict {LlD}

LIDs are similar to SDCs in that they charge only those

who will benefit from the infrastructure investment. A
LID is a semi-voluntary charge against properfy values

requiring the support of 5\o/o of landowners within the

district; the boundaries ofa district are flexible. Property

owners can opt to pay over as many as 20 years and funds

can be used for capital improvements or maintenance.

Unlike SDC orTDT funding, the LID is not triggered

by land development and therefore may be viewed as a

penalty against those who do not develop (to increase

the value/revenue stream associated with their land). In
the same vein, it can be a more reliable funding source

than funds which would be realized only when and if
development occurs.

7 .4.7. Selecfiire Clsssificotion of ,Arierials
cnd Colle{for$

Study Area roadways will be classiûed as arrerials,

collectors, neighborhood routes and local streets

according to their projected Average Daily Traffic.

A¡terial and collector streets constructed by developers

qualify for Traffic Impact Fee credits. To quali$' for
credits, arterial and collector streets must be listed in the

TDT Base Report. The Ciry of Hillsboro has suggested

not listing planning area arteriaJ, and collector streets

on the Base Report, to enable TDT funds to focus

on off-site roadway systems impacted by Study Area

development.
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7 .4,8. Other Fínoncing 
^AechsnisrnsA variety of other funding sources were discussed during

the development of this p1an. However, the majority of
them could not be implemented without changes in state

law or significant legislative actions. These mechanisms

include but are not limited to a real estate transfer tax,

windfall tax, urban renewal or tax increment financing,

formation of a county service district, excise tax, vehicle

registration surcharge and/or use ofstate or federal grant

or loan programs. Homeowners Associations also can be

a source of help in maintaining certain types of facilities

once they are constructed.
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Drøft Document For Review and Comment

Nonrn Bnrn¡¡w 2010 ORnrN¡,NcE PRocEss

DRAFT Opnn¡.rrnc PRTNcTPLES

For any process to operate smoothly, it is necessary for those involved to agree at the outset on
the purpose for the process and on the procedures by which the group will govern its discussions,
deliberations, and decision-making. These operating principles are not intended to diminish,
modit' or otherwise affect the statutory or regulatory authorities of the parties. \

I. PuRposn oF THE NonrH Bprn,lNy 2010 OnnnANcE Pnocnss

The primary pu{pose of the North Bethany 2010 Ordinance Process is to strive to gain agreement
on issues related to financing, natural resources and land use of the North Bethany area. The goal
is to have discussion to resolve identified outstanding issues which will enable staff to draft the
necessary land use ordinances and materials for the Funding Strategy for the'Washington County
Board of Commissioners' adoption.

IL Nonrn Brrn¡,Nv 2010 OnoTNANCE CoonorN¡.TrNG CoMMrrrEE AND WoRKGRoup
Srnucrunr

The Coordinating Committee will be comprised of up to two members of the Washington
County Board of Commissioners, staff from the Washingfon County Department of Land Use
and Transportation and members of the Workgroups. This body will meet monthly for the
duration of the project to report on and discuss each Workgroup's progress, provide consultation
and direction as the process moves forward, and to offer concuffence with or modifications to
recommendations from the Workgroups.

Three Workgroups will meet to independently address outstanding issues for the North Bethany
2010 ordinance development. The Workgroups have been divided by topic: Natural Resource
and Open Space Areas, Land Use and Design, and Growth Management and Funding. The
'Workgroup discussions are intended to be open meetings, with room for any interested members
of the public to attend. The participants are voluntarily working together to achieve a mutually
acceptable outcome that satisfies, to the greatest degree possible, the interests of all participants.
The Workgroups will be responsible for all agreements reached that arc publicly identified as
Workgroup products.

The Workgroup members will strive to:

. Work together to identify, discuss and brainstorm solutions to the outstanding issues for the
North Bethany 2010 ordinance development.

. Agf,ee on the desired level of specificity of agreement components; and

. Ensure adequate integration of the technical and policy information needed to provide staff
sufficient understanding of stakeholder interests to develop ordinances.
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Draft Document For Review and Comment

In order for this scope to be acceptable to those involved in this process, all agree to work
together and strive to produce a set of recommendations that integrates the mandates, concems,
and ideas of those potentially affected by implementation of the ordinances and funding plan.

Technical Input will be provided on an "as-needed" basis by Coordinating Committee or
Workgroup members, Washington County staff consultants or other designated entities as
agreed upon by the Workgroup. To the extent a process pafücipant is relying on the expertise of
technical stafl those technical staff must be made available for discussion with other process
participants if requested or needed. These technical advisers will not make decisions on behalf
of the Coordinating Committee or Workgroup.

ilL P.rnrrcrp.rrloN

Interests Represented. Coordinating Committee and Workgroup members represent public and
private entities that have an interest in North Bethany, resources or investments that could be
affected by the activities of Washington County, or an interest, role andlor responsibility in
achieving an agreement.

Attendance at Meetings. Each member will make a good faith effort to attend each Coordinating
Committee and Workgroup and meeting. If a Coordinating Committee or Workgroup member
cannot attend, he or she may designate a regular alternate to attend. It is the responsibility of the
member and alternate to stay fully briefed on all Coordinating Committee and Workgroup meeting
discussions and deliberations. It is the responsibility of the member to inform the alternate
concerning the deliberations. All altemates are also bound by these Operating Principles.

Constituent Interests. Coordinating Committee and Workgroup members are expected to consult
with and represent the concems and interests of the organizations and constituents they were
appointed to represent. They are responsible for ensuring that all significant issues and concerns
of their organizations and constituents are fully and clearly articulated during Coordinating
Committee and'Workgroup meetings. Workgroup members are also responsible for ensuring
that any eventual recommendations or agreements are acceptable to their constituents and/or the
agencies they were appointed to represent.

IV. MprrrNcs AND MATERTALS

Asendas. Proposed meeting agendas will be drafted by the Project Team (Washington County
and Kearns & West) in consultation with Coordinating Committee and IVorkgroup members.
The Project Team will strive to circulate draft agendas for review a week in advance of
Coordinating Committee and Workgroup meetings. Agendas will be approved or revised at the
beginning of each meeting.

Action ltems. Action item lists will be prepared by the facilitator to assist the Coordinating
Committee and Workgroup in documenting its progress and activities. The facilitator will ensure
that items included on the lists are tracked and that Coordinating Committee and Workgroup
members are informed of progress.
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Draft Document For Review and Comment

Breaks. Meetings may be suspended at any time at the request of any member to allow
consultation among group members. Requests should be respectfirl of all members' time. If the
use of breaks becomes disruptive, the Coordinating Committee and lVorkgroup will revisit the
process. The facilitator may be used to assist parties during the caucus if requested.

Facilitator. Coordinating Committee and Workgroup meetings will be facilitated by Kearns &'West. The facilitator will remain independent and not take positions on the issues. The
facilitator will work to ensure that the process runs smoothly. The facilitator's role usually
includes developing draft agendas, facilitating meetings, working to resolve any impasse that
may arise, preparing action items and other tasks as requested. The facilitator will work directly
with all Coordinating Committee and Workgroup members to ensure their ability to represent the
concerns and interests of their organizations and constituents. The facilitator will serve at the
will of the group and may be replaced by another facilitator upon consensus by the members.

Materials. The Project Team will strive to circulate all draft materials for review at least one
week in advance of each meeting, giving members the opportunity to raise questions.

V. DrcrsroN-MaxrNcANoCourvurMENTS

Consensus. The Workgroups will strive to reach consensus on all issues, with the objective of
maximizing agreement on the overall scope of identified issues. Consensus is defined as all
Coordinating Committee and Workgroup members can live with the agreement and outcomes. If
the group cannot reach consensus on an issue, staff will incorporate the staff recommendation
into the filed ordinances. The \üorkgroup discussions will be used to inform staff as they draft
the ordinance to be presented to and considered by the Washington County Planning
Commission and the Washington County Board of Commissioners.

Decision Making. Through the ordinance process, the Board of Commissioners is the ultimate
decision-making body in the North Bethany process. Workgroup members will seek consensus
of those present at the Coordinating Committee or Workgroup meeting.

It is understood that Coordinating Committee and Workgroup members are representing interests
of their agency, otganization, andlor constituents. As such, Workgroup participants must have
the authority to contribute to Workgroup discussions on behalf of the entity helshe is
representing. Participants agree to regularly brief those with authority within their respective
organizations to ensure support and buy-in for agreements reached through the Coordinating
Committee and Workgroup process.

Commitments of Members. Allparticipants agree to:
. Attend meetings and follow through on promises and commitments;
. Come to meetings prepared, having read all materials provided for the meeting;. Bring concerns from their interest group or organization up for discussion at the earliest point

possible in the process;
. Share all relevant information that will assist the group in achieving its goals;
. Participate in a free, open, and mutually respectful exchange of ideas, views, and information

prior to achieving consensus;
. Resolve issues being addressed by the group within the group structure;
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. Articulate to the best of their ability interests that underlie issues and concems in an effort to
find common ground among the parties;

. Characterize individual, caucus, or subgroup viewpoints as fully and accurately as possible;

. Keep their organization's decision-makers informed of potential decisions and actions; and

. Support the eventual product ifthey have concurred on it.

. Share with other group members the outcomes of outside discussions with decision-makers
or others who have influence on this process.

. All members retain responsibility for following the legal and policy parameters relevant to
the issues.

VI. PRocEss Rrunonns/GnouNo RULEs

. Seek to leam andunderstand each other's perspective.

. Encourage respectful, candid and constructive discussions.

. Provide balance of speaking time.

. Seek to set aside differences, share perspectives and resolve issues.

. Discuss topics together rather than in isolation.

. Make every effort to avoid surprises.

. Limit side conversations.

. Turn off cell phones or place in the non-ring mode during formal meeting sessions.

. Make every effort to start and end meetings on time.

VII. S.lrncu¡,Rns

Good Faith. All members agree to act in good faith in all aspects of the collaborative effort.
Specific offers made in open and frank problem solving conversations will not be used against
any other member in future litigation or public relations. Personal attacks and prejudiced
statements are not acceptable. Good faith requires that individuals not represent their personal or
organization's views as views of the Coordinating Committee or Workgroup, and that they
express consistent views and opinions in the Coordinating Committee and Workgroup and in
other forums. In addition, when speaking to the media, members should either refer questions to
the Washington County Program Educator or provide statements that reflect only their personal
ot or ganization' s views.

Right to V/ithdraw. Any member may temporarily or permanently withdraw from the
Coordinating Committee and Workgroup at any time after discussing the reasons for withdrawal
with the facilitator. Any entity that withdraws from the Coordinating Committee and Workgroup
shall remain bound by the good faith and other provisions of these Operating Principles.

VIIL Scnnour-r

The Coordinating Committee will meet once a month April, May and June, 2010. Each of the
three Workgroups will meet approximately six times during April, May and June, 2010, or as
needed to meet its responsibilities. Given the target for finalizing all elements of a County
Ordinance is October, 2010, the target date for agreement in principle on the terms of the North
Bethany 20l0Land Use Ordinance is June 30,2010.
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Housing Density and Capacity in North Bethany Subarea

ßase lnformatiçn Possib [ç Qutcornes

single-family
detached

attached,
mixed types
(e.9., town
houses)

multi-family,
multi-storey

Original Ord.712
land use districts

3217-4029 units

PC
Recommendation

247ç2940 units

NET
BUILDABLE
ACREAGE

total = 326
(fixed)

x

0ensify Ca/culatiCIn

AVERAGE
OVERALL
DENSITY

10 units/acre
(minimum)

l2 units/acre
(min + 20%)

Note: Metro requires an overall
average of at least 10 units per
net acre; county policy is for a
20% min-max range per district

II
sornething else

xxxx-xxxx units

Note: SWG working assumption for
Concept Plan was 5,000 minimum units

l=
=l

52M

HDS=6

Adopted Concept Plan
(Ord. No.712)

i'; *¡t i" ¡'

TARGET for TOTAL
No. of UN¡TS

3260
(for low-end of zoned

density range)

3910
(for high end of

zoned density range)



summary Table for Total Dwelling units in North Bethany Subarea
April29, 2010

. gross buildable acres
o 545-777 units assumed for Arbor Oaks
o working assumption for SDC funding of

5,000 units for entire UGB expansion area

gross buildable acres

¡ net buildable acres
o Arbor Oaks as separate Subarea
o other PC requests resulted in a subsequent

reduction in residential acreage (reflected
in engrossed ordinance)

o net buildable acres
¡ dishict densities not determined

4,255-5,243

(with Arbor Oaks:
4,800-6,020)

4,1 I 8-5,1 55

(with Arbor Oaks:
4,663-5,932)

3,4314,117

uncertain

416

491

343

326

last staff proposal to SWG

proposed Ordinance No. 712

PC recommendation on
Ordinance No. 712

adopted Ordinance No. 712-A

May 2009

June 2009

August 2009

October 2009

residential
acreage

min-max numt¡er of notes
dwelling units

descriptiondate

slplng\wpshare\northbethanyadoption\workgroups\workgroup 2\finalgrp2_mtg1_050410\handouts\no_units_summary.doc



Housrng Capacity Analysis for North Bethany Subarea Using Various Land Use Designation Schemes
Based on Ordinance No. 712 (adopted October 2009)
May 2, 2010

A: Original Staff Recommendation (Ord. No. 712, June 2009)

Projected
Maximum
DwellinE

Units
s76
927
480
936
870
240
4029

12.36

Projected
Minimum
Dwelling

Units
480
721

400
728
696
192

3217

9.87

Maximum
Gross

Density
6
9
t2
I 8

30
40

Minimum
Gross

Density
(80% max)

5

7

I 0
I4
24
J¿

Reported
Net

Buildable
Acres*

96
103

40
52
29
6

326

Potential
Land Use
District

NC:R5-6
NC:R7-9

NC:Rl0-12
NC:Rl4-18
NC:R24-30
NC:R32-40

Adopted
Concept Plan

Notation
LD1
LD2
MD1
MD2
HDR
HDS

Land Use
Category

Low Density

Medium Density

High Density -
Specialty
TOTALS
Average Net
Density

B: PC Recommendation (August 2009)

Frojected
Maxirnum
Dwelling

Units
480
618
360
780
696

6
2940

9.02

Projected
Minimum
Dwelling

Units
384
515
280
624
551
120

2474

7.s9

Maximum
Gross

Density
5

6

9
15

24
>25

Minimum
Gross

Density
(80% max)

4
5

7
12
19

20

Reported
Net

Buildable
Acres*

96
103

4A
52
29
6

326

Potential
Land Use
District

R-5
R-6
R-9
R-l5
R-24

R-25+

Adopted
Concept Plan

Notation
LDl
LD2
MDl
MD2
HDR
HDS

Land Use
Category

Low Densitv

Medium Density

High Density -
Specialty
TOTALS
Average Net
Density
*Net Buildable Acres shown in 10/20109 staff report is based on the total unconstrained residential acreage, minus a factor of 17o/o to account for the
average area attributable to local streets.



WASHINGTON COUNTY
OREGON

Oclober L3,2Wg

To: Washington County Board of Commissioners

Bre¡t Curtis, Planning Manager 2*/
Depafment of Land Use & TranspoYation

From

Subject: PROPIOSED A-ENGROSSED LAND USE ORDINANCE NO.712 AND
FT,JNDING STRATEGY

STATT'REPORT

For the October 20r2009rBoard of CommÍssioners Hearing
(The publíc læaring will begin no sooner than 10:00 a.m.)

L RßCOMMENDATION

Read by title only and conduct the public hearing for Ordinance No. 712-A. Enter into the record
projecf background documents and technical reports. Hear the staff report and public tÊstimony
and continue the hearing to October 27,2049.

N. BACKGROIJND

The Boa¡d hearing on Ordinance No. 7l}was conducted over the course of five meeting dates:
August I lth, 18rh, 25th, September lst and?2nd. At the September 22nd hearing, the Board
directed engrossment of Ordinance No. 712 and scheduled two subsequent hearing dates to
consider A-Engrossed Ordinance No. 712, one scheduled for evening as required by Chapter X
of the County Charter. The Board also directed staff to provide public notice of the changes and
the hearings, also as outlined in County Cha¡ter Chapter X.

Staff has prepared and mailed a public notice describing the changes to Ordinance No. 712 and
the two hearing dates. This notice was mailed to interested parties and individuals on the General
Notification List on October 9, 2009. Additionally, notices and copies of the engrossed ordinance
were mailed to cities, special service districts, CPOs and Metro, as well as posted on the
Planning Division's North Bethany prcject website.

A copy of A-Engrossed Ordinance No. TLZis included in your notebook for the October 20,
2009 meeting. Per Mike Robinson's request, he and John Junkin were given aÍ opportunity to
review the proposed changes prior to filing the ordinance.

The material associated with the record request is provided in your meeting notebooks for
reference. This package of maærial includes technical reports and background information lhât

Department of Land Use & llancportation r Iô3g Rånge Planrrioß Divlslon
155 N. Flrst Avenue. Suite 350-14, Hlllsboro. OR 97124-3072

phone: (5O3) 846-3519 . fa¡c: f5O3) 846-4412
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provided a basis for some of the North Bethany planning decisions that are reflected in the
ordinance. All of these materials are posted on the North Bethany project website and have been
available there for public review for at least the last several months.

Because the components of A-Engrossed Ordinance No. 712 represent an incomplete
implementation package for North Bethany, with additional work to continue for the 2010
ordinance season, the cover ordinance specifies that the provisions of A-Engrossed Ordinance
No. 712 are not yet effective. The Board reviewed this language at the September 22nd,hearing.
A-Engrossed Ordinance No. 712 provides the basis for future work in the form of Plan policies
and design elements; continued work will cover implementation details. Because the North
Bethany Subarea Plan will remain incomplete, the elements of A-Engrossed Ordinance No. 712
will not be operable until enabled by a subsequent ordinance.

Briefly, some of the substantive changes that the Board directed for Ordinance No. 712were:
1) to remove Arbor Oaks from the North Bethany Subarea and create a new Subarea for Arbor
Oaks; 2) to remove the requirement for the locations of Secondary Streets; 3) to revert to a more
generalized Concept Plan version of proposed land use designations rather than speciSr zoning
dishicts at this stage; and4) to change Road A from a S-lane Arterial to a 3-Lane Collector. A
more detailed description of changes is provided in Section IV of this report.

III. ANALYSIS

The changes directed with engrossment revert back to a more generalized version of proposed
land uses for the planning area. This is reflected in the Concept Plan map that is included as Page
1 of Exhibit 3. As a result, some of the acreage tallies previously presented have been modified.
Table 1 below summarizes adjusted acreages for various proposed land use designations and
other constrained areas for the 800-acre site. Note that acreages provided relate to the North
Bethany Subarea only, estimated to be a total of 691 acres now that Arbor Oaks has been
excluded.

As shown in Table 1, the overall total area calculated for residential development has fluctuated
with the engrossment changes. This is a result of the removal of the Public Service District
previously identified (for a difference of 39 acres), the removal of steep slopes and existing and
future road rights of way, and the removal of Arbor Oaks from the North Bethany Subarea. The
sum of the latter is represented by a reduction of 78 acres of R-9 land, 1 1 acres of Public Service
(including the Springville school site), and 25 acres of Public Service-Open Space. In addition,
the fixed park locations are now depicted as an overlay, so that the underlying land use district
can provide a basis for appraisal valuation.

S:\PLNG\WPSHARE\NorthBethanyAdoption\LandUseOrdTl2\StaflReports\BCC\BCC_10-20-09\Ord712-
A_BCC_staflreport_1 0.20.09.doc
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Table 1: North Bethany Concept Plan Acreages
Based on Ordinance No. 712-A, October 2009

Plan

Hi

Other Non-Buildable Lands

Low Density I (LDR-1)
Low Density 2 (LDR-2)

Medium Density f (MDR-1)
Medium Density 2 (MDR-2)

High Density (HDR)
S HDR-S

Mixed Use Commercial
Corner Commercial

Local(48')
Neighborhood Route (60')

Collectors (78')
Arterials (90')
Arterials

Community Park
Community Park Easts

Linear Park Abbey Creeks
Linear Park Bethany Creeks

Park Blockss
Parks6

Acres

145
146
57
96
58
10

TOTAL 691

9
40
26
11
29

¡ai.iil

9
4

I

4
14
6
4
4
11

\

4

Excludes existing PCC Rock Campus (156 acres)
2 Acreages subject to adjustment þased on more accurate information
3 Based on those streets shown on the Primary Streets and Core Design Elements Map

Estimated rights of way for additional local streets (assumed '17%)
5 Less Primary Streets rights of way
6 Estimate based on low end of acreages specified in Neighborhood Design Elements (rights of way not subtracted)

Table 2, below, provides a summary break-down of gross developable residential acreage-the
total acreage for each of the six proposed residential Concept Plan designations with the
exception of right-of-way for existing roads. The overview provided in Table 2 is similar to the
methodology the county currently uses to calculate developable acreage, as outlined in the CDC.
Note that the area attributable to the fixed park locations (for the core park blocks and
community park features) is excluded from the gross developable acreage.

Table 3 provides the summary break-down of net developable residential acreage-areas are
provided for each residential designation after subtracting acreages for the estimated righrof-

S:\PLNG\WPSHARE\ì,lorthBethanyAdoption\LandUseOrdTl2\StafLRepons\BCC\BCC_10-20-09\Ord7l2-
A,BCC_staflreport_ 1 0.20.09.doc
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way for the future primary street network and local street system, all parks (core and
neighborhood) and slopes greater than25o/o. Table 3 identifies the net developable residential
acreage (326 acres) based on the Metro Title l1 methodology for calculating net residential
land area.

The six designations fall into three general density categories: low, medium and high. Using both
calculation methods described above, the amount of area allocated to the low density category is
nearly 2ß of the overall developable residential land area. The total amount of planned land area
for each district is provided, based on best available GIS data. These acreage calculations
represent a preliminary step toward determining housing capacity and residential densities for the
various land use designations. The Board's engrossment direction did not include a definitive
determination regarding density. At this stage, density determinations and dwelling unit
projections will be revisited as part of a follow-up ordinance.

Table 2: North Bethany Gross Developable Residential Acreage
Based on Ordínance No. 7l October 2009

Existing street right of way was calculated for the following streets: Kaiser, Springville, Brugger and 185th
Core Park acreage subtracts Primary Streets right of way.2

Table 3: North Bethany Net Developable Residential Acreage
Based on Ordinance No. 712 October 2009

Core Park acreage subtracts Primary Streets right of way. Neighborhood park acreages are estimates based on the lower
park acreage sited in the neighborhood design elements (right of way not subtracted).
' Assumed 17o/o of acreage required for local streets. Percentage is calculated by first subtracting the primary streets ROW,
parks and 25% slopes from the total acres column.

S:\PLNG\WPSHARE\ì,lorthBethanyAdoption\LandUseOrdTl2\StafLReports\BCC\BCC_10-20-09\Ord712-
A_BCC_staflreport_ I 0.20.09.doc

Concept Plan
Desiqnation

Total
Acres

Existing
Street
ROWT

Gore
Parks2

Gross
Developable

Acreaoe

Percentage
of Gross

Developable
AcreaEe

Percentage
of Total by
Cateqorv

LDR.l 145 4 3 138 29%
LDR.2 146 2 1 143 30o/o

60%

MDR.I 57 1 1 56 12%
MDR.2 96 2 15 79 17%

29o/o

HDR 58 2 11 45 10%
HDR.S 10 1 1 I 2o/o

11%

TOTALS 512 12 32 470 100% 100o/o

Goncept
Plan

Desiqnation
Total
Acres

Primary
Streets
ROW

Ail
Parksl

> 25o/o
slopes

Local
Street
ROW2

Net
Developable

Acres

Percentage
of Net

Residential
Area

Percentage
of Total by
Gategory

LD.1 145 11 6 12 20 96 29o/o
LD-2 146 16 7 0 21 103 31o/o

61o/o

MD.1 57 I 1 nla I 40 12%
MD.2 96 17 16 nla 11 52 160/o

28o/o

HDR 58 12 11 nla 6 29 9o/o

HDR-S 10 2 1 nla 1 6 2o/o
11%

TOTALS s12 66 42 12 67 326 100o/o 100o/o
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IV. SUMMARY OF PROPOSED CHANGES

The summary list below describes significant differences between Ordinance No. 712 and
A-Engrossed Ordinance No. 712. Because it is not practical to list or fully explain all of the
proposed changes, the following is a general description of the most significant changes:

1. The cover ordinance is amended to clariSr that Ordinance 712 provides the framework
for an additional ordinance to be filed in 2010 and that the existing FD-20land use
designations will remain in place until adoption of the additional ordinance.

2. The Arbor Oaks Neighborhood is removed from the NB Subarea (Exhibit 2) andan
Arbor Oaks Subarea is created in the Bethany Community Plan (Exhibit 1) in order to not
apply any new regulations to the development, with the exception of making Joss Avenue
an interim Collector and making Springville Road a 5-lane Arterial along the
development's frontage. Areas of Special Concern 2,4 and 5 are added to the Arbor Oaks
Subarea. Exhibit 3 maps were amended to be consistent with the changes described
above, including removal of all of Arbor Oaks from the Drainage Master Plan map.

3. The Future Land Use Designation maps are removed from Exhibit 3 and a new map,
entitled 'North Bethany Concept Plan,' is added that designates generalized land uses,
constrained lands (locally significant wetlands and steep slopes), Primary Street
locations, specific and generalizedpark locations, community & neighborhood focal
points, and commercial sites. Section IV of Exhibit 2 is amended to include a Concept
Plan description.

4. Road A is changed from a S-lane Collector to a 3-lane Collector west of Kaiser Road. As
a result, Section V.B. of Exhibit 2 is amended to change the required right-of-way width
from 98 feet to between 74 and78 feet; the CL-2 cross-section is removed from Exhibit 3
and references to CL-2 are changed to CL-l in order to reflect the number of lane and
width changes.

5. Secondary Streets become preferred locations, rather than prescribed; text descriptions
(Exhibit 2) and mapped locations (Exhibit 3) are revised to indicate that Secondary
Streets are intended as guidance only. Exhibits 4 and 6 are also amended to remove
reference to Secondary Streets.

6. Exhibit 2 is amended to remove the Flexible Streets description, and Exhibit 3 is
amended to remove the related Flexible Streets map.

7. The width of the mapped Wetlands feature, as shown on the Significant Natural
Resources map (Exhibit 3), was adjusted to represent the Goal 5 resource lands only

S:\PlNG\WPSHARE\ltlorthBethanyAdoption\LandUseOrdTl2\Staff Reports\BCC\BCC_10-20-09\Ord712-
A_BCC_staf{=report_ I 0.20.09.doc
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8. The Significant Natural Resources map and Park, Trails and Pedestrian Connections map
(Exhibit 3) are amended to show that Neighborhood Park locations are preliminary with
underlying residential land use designations.

9. Section V.A. of Exhibit 2 is amended to add a general design element pertaining to
setbacks along Collector and Arterial roadways and to clariff where rear buildingfaçade
orientation to public spaces is permitted.

10. Section IV of Exhibit 2 is amended to add a description of a forthcoming Public Service
Overlay map.

11. Exhibit 2 is amended to reflect necessary County Engineer review.

12. Exhibit 4 is amended to clarify when the FD-20 District may be removed þer proposed
new Implementing Strategies w. and x.). Amendments to Implementing Shategy y.
clarifu when amendments to the Community Plan may be made.

I 3. Exhibit 5 is amended to add descriptions of existing land use districts and to remove the
text for the proposed new land use districts.

14. Exhibit 8 text is amended to add revised text indicating that a future Urban Reserves study
will address the Saltzman Road Study Area. The Functional Classification map and Number
of Lanes map are amended to reflect removal of Arbor Oaks. The Number of Lanes map is
also amended to reflect an earlier error for Springville Road west of Joss Avenue.

15. Exhibit 9 is amended to remove the OfÊStreet Trail from the Arbor Oaks Subarea.

16. Sections 308-2.4 and 308-7.1 of Exhibit l1 are amended to remove reference to future
land use designations since these have yet to be determined, and to facilitate acquisition
ofpark and open space areas.

17. A new Exhibit 12 is added to create a new Implementing Strategy to Plan Policy 15 that
addresses the provision of public services in North Bethany.

18. A new Exhibit 13 is added to create a new Plan Policy 43 that addresses community
design for new urban areas.

19. A new Exhibit 14 is added to create a new Plan Policy 44 that addresses growth
management in new urban areas.

20. No changes are made to Exhibits 7 and 10.

Attachment
North Bethany Concept Plan map

S:\PLNG\WPSHARE\NorthBethanyAdoption\LandUseO¡d712\StaflReports\BCC\BCC_10-20-09\Ord7l2-
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FuncJing for the South Cooper Mountarn Concept & Community Plans was provided by Metro
Community Planning & Development Grants, private contributions, and the City of Beaverlon
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INTRODUCTION
Community Plan Boundary

Beaverton
SouTlr Cocper [4cun1,]i11

Figure 1: Community Plan Context Map

The South Cooper Mountain Community Plan encompasses
approximately 544 acres located at the southwest edge of
the City of Beaverton (see Figure 1). This area, referred to in
this plan as the Community Plan area, was added to the
Urban Growth Boundary in 2011 and was annexed by the City
of Beaverton in 2013.1 The plan area is located generally
north of SW Scholls Ferry Road, south of Horse Tale Drive,
east of SW Tile Flat Road, and west of SW Loon Drive. The
Community Plan area boundary is shown in Figure 2.

About the South Cooper Mountain
Community Plan and Concept Plan
The South Cooper Mountain Community Plan (Community
Plan) was created as part of a larger planning effort that
produced the South Cooper Mountain Concept Plan (Concept Plan). The Concept and Community
Plans were developed through an intergovernmental process with extensive community involvement,
described beginning on page 6. The geographic scope and role of each document are summarized
below.

South Cooper Mountain Concept Plan
The Concept Plan establishes the overall vision and long range planning strategies2 for South Cooper
Mountain, and guides comprehensive planning for areas within the Urban Growth Boundary (UGB).
There are three subareas referenced in Concept Plan:

The South Cooper Mountain Annexation Area, now referred to as the South Cooper Mountain
Community Plan area -lhe 544-acre area within the UGB and the City of Beaverton that is the
subject of this Community Plan;3

The Urban Reserve Area - the 1,242-acre area of land designated as Urban Reserve north of
the Community Plan area;a and

1 During much of the process that led to the creation of this plan, this area was referred to as the South Cooper Mountain
Annexation Area (SCMAA).

' The Concept Ptan inctudes near-term recommendations which guide ptanning and development in the next twenty years,
and long-term recommendations intended to guide planning and development in the 20-50 year time frame.

' Ihls is the subject area of this Communíty Plan, and is referred to hereín as the Community Plan area.

o The Urban Reserye adjacent to the Community Plan area was called Llrban Reserye 68 during the lJrban and Rural
Reserves designation process. For more on the Urban and Rural Reserves program, visit
h tt p : //www. o re o o n m etro. q ov/i n d e x. cf m /q o/ b v. w e b / i d = 2 6 2 57 .

Draft South Cooper Mourrtain Gommunity Plan
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Beavertonw
r North Cooper Mountain - a 504-acre area included within the Urban Growth Boundary in 2002

that is within the urban area of unincorporated Washington County.

These subareas are displayed in Figure 3.

Pursuant to Metro Urban Growth Management Functional Plan (UGMFP)Title 11,5 a concept plan is
intended to guide, not bind, amendments to city or county comprehensive plans or land use regulations
following addition of an area to the UGB. The SCM Concept Plan lays the groundwork for amendments
to City of Beaverton and Washington County comprehensive plans and land use regulations that will
implement the plan. The Concept Plan also serves to guide and help coordinate future planning and
infrastructure investments by the City of Beaverton and other service providers. The Concept Plan sets
the stage for: coordinated and cohesive land use patterns; transportation networks; trails, bicycle and
pedestrian networks; natural resource prolection; access to Cooper Mountain Nature Park; public
services and facilities; and infrastructure funding.

ln compliance with Metro requirements,o the Concept Plan is inclusive of land within the 1,242 acre

ure 2: SCM Community Plan Boundary Map

5 Metro UGMFP Titte 11, section 3.07.1110 Planning for Areas Designated lJrban Reserue.

u Metro Ord. No. 1 1 -12648, Exhibit B, Soufh Çooper Mountain, condition #1 : "The city of Beaverton, in coordination with
Washington County and Metro, shall adopt comprehensive plan provisions and land use regulations for Area 3 to authorize
urbanization, pursuant to Metro Code section 3.07.1120. To implemeni Principle 1 of Exhibit B io the Reserves IGA between
Metro and Washington County, the city shall undertake and complete this planning for the whole of Urban Reserve Area 68, in
order to provide appropriate protection and enhancement io the public lands and natural features, and protect and enhance
the integrity of Titles 3 and 1 3 resources in the area. Planning for trail and pedestrian and bicycle travel shall be coordinated
with Metro and the county to ensure appropriate access to Cooper Mountain Nature Park."

Draft South Cooper N¡ountain Communiiy Plan
July 1.2A14
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Urban Reserve Area, as well as the 544-acre area recently added to the UGB and annexed into
Beaverton.

The landscape character of the Concept Pan area is illustrated in Figure 4, and the Concept Plan map
is shown in Figure 5.

3: South Mountain Plan Subareas

flsoum Cooper Mounta¡o Concept Plan area f i UrUan Growth Boundary I parks and NaturalAreas

Draft Soulh Cooper Mountain Community Plan
July 1.2A14
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South Cooper Mountain Community Plan
The South Cooper Mountain Community Plan is part of the City's Comprehensive Plan. lt provides
regulatory policies and maps, along with descriptions and illustrations of the context for those policies
and maps. The Community Plan was developed in compliance with Metro's requirements for new
urban areas, which are codified in Title 11 of Metro's Urban Growth Management Functional plan. lt
addresses only the 544 acres that are within the City of Beaverton, and is intended to implement the
vision established by the concept Plan for the South cooper Mountain area.

Planning Process
The Concept and Community Plans were developed through an 18-month planning process that
included a variety of opportunities for input from stakeholders and the general public. A Technical
Advisory Committee (TAC) composed of staff from affected jurisdictions, agencies, service providers
and districts, provided input and guidance to the project team about technical aspects of the planning
process. A Citizens Advisory Committee (CAC) composed of community representatives including
residents, property owners, businesses, developers, city and county planning commissioners, citizen
involvement organizations, advocacy groups, and other affected stakeholders provided feedback to the
project team throughout the planning process. ln addition, the Beaverton City Council and planning
Commission provided direction at key milestones during the planning process. The general public was
invited to participate at key points through open houses, ontine workshops, and community outreach
meetings.

The first phase of the planning process included establishment of Guiding Principles for the
project (see page 10) followed by study and documentation of existing conditions and future
needs in the planning area. The project team evaluated land use, transportation, the real estate
market, water and sewer infrastructure, stormwater, natural resources, parks, and energy as a
part of the existing conditions assessment.T

The second phase of the project began with a visioning workshop, attended by roughly 60 interested
parties, with another 20 people participating through an online version of the workshop. This workshop
solicited input on priorities and preferences for future land use and transportation scenarios in the
Concept Plan area. Results of this workshop were used to develop three initial Concept Plan
"scenarios" addressing future land use and transportation patterns for the planning area.8 These three
scenarios were vetted by the project's TAC and CAC and then fully analyzed to evaluate and compare
transportation, infrastructure, park, school, natural resource, and land use implications. Based on the
findings from the scenario evaluation, two hybrid scenarios were created that combined the best-
performing elements of the three original scenarios. The two hybrid scenarios were discussed by the
TAC and CAC and shared with the public at an open house and community outreach meetings. Based
on input from those groups, a preferred scenario was developed. That preferred scenario became the
basis for the Concept Plan and for the more detailed and refined set of recommendations that are
embodied in this Community Plan.

7 South Cooper Mountain Concept & Community Ptans, SIJMMARY REPORT: Existing Conditions & Future Needg June 6,
201s.

8 South Cooper Mountain Concept & Community Plans, Scenarios for Future Growth, September 12, 2013
Draft South Cooper l\ilountain Community Plan
July 1. 2014
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PLANNING AREA CONTEXT
Landscape Setting
The Community Plan area sits at the base of the south slope of Cooper Mountain. The topography
gradually climbs up in elevation moving north from Scholls Ferry Road (at approximately 300'
elevation), with several small hills and hummocks. There are four distinct high points that present
constraints with respect to road connectivity, but also provide opportunities for viewpoints and the
shaping of development patterns. Views are primarily to the southwest, capturing the scenic vista of
Chehalem Ridge. Views of Mt. Hood to the east are available from the central high point.

The Community Plan area includes three small tributaries of the Tualatin River. The central tributary is
surrounded by a chain of linked upland, riparian forest and wetland areas that provide impodant habitat
value. The remaining tributaries have been degraded by farming and forestry activities, All three
tributaries are recognized as resource areas under state, regional and local regulations.

F ure 6: Commun Plan Area and Resources

tJUrban Growth Boundary I Wetland/Probable Wetland
Study Area Taxlots il Riparian & Wetland Bufrers

- Major Roads Developed Land (inside study area)
-* Local Roads i;rl Upland Wildlife Habitat ClassA

Existing Parks J 15-25Vo slope (buildable but challenging)
' Streams Jr25o/, slope (unbuildable)
I Open Water

Of the 544 total acres in the Community Plan area, roughly 364 acres are considered developable after
accounting for natural resource and slope constraints. The 364 acres represent a "gross buildable

Draft South Cooper Mountåin Comrnunity Plan
July 1 ,2Ci14
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acreage", and includes land for future roads, stormwater management facilities, civic uses such as
parks and schoolse, and commercial and residential development.

Tra nsportation Context
East-west and north-south connections are limited both within and around the Community Plan area,
and several important area roadways that serve regional traffic are nearing capacity. SW Scholls Ferry
Road and SW 175th Avenue / Roy Rogers Road in particular carry large volumes of through-traffic.
North-south commute patterns between Tualatin / Shenryood / Yamhill County and Washington County
employment destinations rely heavily on SW 175th Avenue, despite its terrain, narrow width, and sharp
curves. SW Tile Flat and SW Grabhorn Roads presently serve more through-traffic than their current
rural nature and sharp curves would suggest. SW Tile Flat Road forms the western edge of the UGB in
the Community Plan area.

Roads within the Community Plan area are not currently built to urban standards, and need
improvements to resolve safety issues and accommodate new growth. There are no sidewalks or bike
lanes at this time because existing roads were designed according to rural road standards.l0 Other
existing issues in the vicinity include the "kink" or hairpin turn on SW lTsthAvenue at High Hill Lane, the
skewed intersection at SW Kemmer Road and SW 175th Avenue, the multiple 90-degree turns on SW
Grabhorn Road, and congestion at the intersection of Roy Rogers Road / 1751h Avenue and SW Scholls
Ferry Road. The closest transit service is available on SW Scholls Ferry Road at SW Teal Boulevard.

Transportation is the most-often cited concern of area residents, including motorist safety, bicycle and
pedestrian safety, and traffic congestion.

Services and Service Providers
Service providers for the Community Plan area and the current public facilities and services available to
the area are summarized below. Future facilities needed to serve the area are described under
"lnstitutional/ Civic Uses" starting on page 15 for schools and parks and under "

lnfrastructure Provision" starting on page 30 for water, sewer, and stormwater

Drinking Water & Sanitary Sewer
The City of Beaverton will provide drinking water to the Community Plan area, although the Tualatin
Valley Water District (TVWD) also has water distribution lines adjacent to the northeastern side of the
Community Plan area. The City has existing water lines in SW Loon Drive and within the Churchill
Forest subdivision to the east of the Community Plan area as well as a new line within SW Scholls
Ferry Road as far west as SW 175th Avenue.

e The planned Beave¡Ion Schoot District future high schoo!, the location of which has been determined and tand has been
acquired, is not included in the "developable" acreage.

10 As of the writing of this Community Ptan, SW Scholts Ferry Road is being widened by Washington County, inctuding
sidewalks and bike lanes within the UGB, with concurrent extension of sanitary sewer and water lines by the cities of
Beaverton and Tigard.

Draft South Cooper Mourrtain Community Plan
July 1.2014
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The City of Beaverton will be responsible for providing sanitary sewer infrastructure in the Community
Plan area through an inter-governmental agreement (lGA) with Clean Water Services (CWS). The
closest existing sewer facilities are located to the southeast of the Community Plan area, including a
new line recently extended in SW Scholls Ferry Road as far west as SW 175th Avenue.

Fire and Public Safety
Tualatin Valley Fire & Rescue (TVF&R) provides fire and emergency medical services in the area. The
TVF&R station closest to the Community Plan area is Station 69 on SW 175th Avenue south of SW
Kemmer Road.

The Beaverton Police Department (BPD) provides law enforcement within the Community Plan area.
All BPD public services are provided through the main police department offices in Beaverton City Hall,
which is the base of operations for all BPD personnel. ln addition, there are inter-governmental
agreements in place for emergency response that allow Sheriff's deputies from Washington County to
respond to calls within city limits based on proximity, regardless of boundaries.

Schools and Parks
The Community Plan area is divided, with the Beaverton School District (BSD) serving the eastern
portion, and the Hillsboro School District (HSD) serving the western portion. BSD is planning to build a
new high school within the Community Plan area, at the northwest corner of SW Scholls Ferry Road
and SW 175th Avenue. The site is roughly 45 acres, and will include a comprehensive high school along
with sports fields and other facilities. The closest existing BSD elementary school is Scholls Heights
Elementary, located just east of the Community Plan area on SW Loon Drive. On the Hillsboro School
District (HSD) side, the nearest elementary school is Groner Elementary, which is located several miles
west of the plan area.

The Beaverton School Facility Plan was updated and adopted as part of the city's comprehensive plan
in 2010. The Hillsboro School District last updated Population and Enrollment Forecasts in April2012.
These plans were considered in determining the amount of land and improvements needed for public
schoolfacilities to serve the SCM Community Plan area, as required by Metro.rl

Tualatin Hills Park and Recreation District (THPRD) is anticipated to be the primary park and recreation
service provider for the Community Plan area.12 The city's Ðevelopment Code currently does not
require annexation to THPRD if it can be demonstrated that commensurate parks and recreational
facilities can be provided by the developer.13

11 Per Metro UGMFP Titte 11, 3.07.1 120.C.5.

'2 THPRD is the designated service provider for the Community Plan area, as well as for the IJRA to the north; however,
property owners are not required to annex into the district.

13 Per Section 40.93 of the Beavefton Community Development Code (Tualatin Hitls Park And Recreation District Annexation
Waiver), an applicant may request approval of a Tualatin Hills Park and Recreation District (THPRD) Annexation Waiver which
would waive the requirement to annex propefty into the District as a condition of approval of any development as specified in
Secfion 60.33 of the Development Code. A THPRD annexation waiver may only be requested by the property owner(s) for any
development proposed outside of THPRD boundaries who wish to provide their own park and recreation facilities and seruices
rather than annex the site to THPRD.

Draft South Cooper Mountain Community Plan
July 1,2414
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Libraries
The City, as a member of the Washington County Cooperative Library Services (WCCLS) receives
funding to support library services from Washington County. The branch closest to the study area is
the Beaverton City Library at Murray Scholls, an approximately 10,500 square foot facility located in the
Murray Scholls Town Center. The Murray-Scholls branch library is heavily used and the City is currently
looking to lease additional space to expand library services in south Beaverton.

Çnlid Vl/acfa l, Porwrlinn-'.'.:,
The City of Beaverton Solid Waste & Recycling program regulates seven franchised haulers and sets
rates for the collection of garbage, recycling and yard debris from all customers within the city limits.
Waste Management (WM) of Oregon is the hauler in the area.

Electricity & Natural Gas
Portland General Electric (PGE) provides electric power to the area in and around the area. There is a
new substation located immedíately south of the Community Plan area across Scholls Ferry Road.

NW Natural provides natural gas to customers in the vicinity of the Community Plan area. A natural
gas transmission pipeline runs down SW Scholls Ferry Road to SW Roy Rogers Road at the southern
edge of the Community Plan area and another runs down SW Scholls Ferry Road to SW Pleasant
Valley Road southwest of the Community Plan arca; a third runs within the power line easement east of
the Community Plan area.'o

COMMUNITY PLAN ELEMENTS
Guiding Principles: Overarching Policies for the South Cooper Mountain
Community Plan
Context
The policies listed below are refined policy statements from the SCM Guiding Principles.ls These
policies established the foundation for, and helped shape, the South Cooper Mountain Concept Plan.
Developed in 2013, the original Guiding Principles captured ideas from previous planning work and
agreements by the City of Beaverton, Metro and Washington County, and, added new vision
statements agreed upon by the TAC and the CAC. The principles served as broad criteria for decision
making for the entire 2,300-acre SCM Concept Plan area, including the Community Plan area. ln this
Community Plan, the guiding principles serve as overarching policies.

Overarching Policies

1. lmplement the Concept Plan. lmplement the South Cooper Mountain Concept Plan in a
comprehensive and proactive manner, through the: Comprehensive Plan; Development Code; tand

1a Pipeline and Hazardous Materials Safety Administration, National Pipetine Mapping Sysfem Pubtic Map Viewer:
https://www.npms.phmsa.dot.qov/PublicViewer/, accessed 4/30/13. These do not include distribution pipetines seruing
individual users.

t5 Please see Soufh Cooper Mountain Concept Plan for the futt text of the Guiding Principles.

Draft Soulh Cooper Mountain Communily Plan
July 1,2014
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use reviews; infrastructure planning; natural resource planning; coordination with seruice providers;
capitat improvement planning; community involvement, and other means as needed.

2. Create Beaverton's next ereat communitv. Create a community that is walkable, family-friendly,
livable, and includes quatity neighborhoods, great green spaces, community focal points, a Main
Sfreef, and well-designed development.

3. Create a sustainable community. Create a community that meets the needs of Beaverton and the
Soufh Cooper Mountain area today and tomorrow, while minimizing negative environmental, social,
and economic impacts. Support low-carbon economies and lifestyles, energy efficiency and
security, heatth and wetl-being, and ecosystem stewardship; and enable future residents and the
broader community to meet their own needs.

4. lmplement a realistic fundino plan for infrastructure. Work closely with the public and private secfor
to implement the SCM tnfrastructure Funding Plan. Coordinate with Tigard, Washington County,
and atl seruice providers to plan, fund and deliver the infrastructure needed to implement
community plans on South Cooper Mountain.

5. Provide housinq choices. Provide a variety of housing types and denslfies to provide options for a
range of income levels. Provide housing choices consistent with the overall housing needs of
Beaverton.

6. Provide transportation options. Provide a well-connected transportation network that promotes
options for att modes of travel, and encourages walking, biking and future transit seruice. Address
north-south, east-west, and other regional travelissues in coordination with neighboring cities,
Washington County, Metro, Tri-Met and Oregon Depañment of Transporfation.

7. Provide appropriate protection, enhancement and access to Cooper Mountain's natural resources
and pubtic tands. Avoid and minimize impacts, protect key naturalresources, and design new
growth so that it is integrated with natural areas and other open spaces. Provide appropriately
located access to natural areas and open space.

8. Coordinate with reqional requirements and plans. Coordinate with Metro, Washington County,
Tigard and other governments regarding IJrban Growth Boundary expansion areas and Urban
Reseryes. Coordinate transpoftation planning with the 2035 RegionalTranspoftation Plan and
Regionat Transportation Functional Plan. Promote connections from South Cooper Mountain to the
area's regional trails and green spaces.

9. Coordinate with other planninq in the area. Coordinate with the River Terrace and South Hillsboro
Community Plans. Coordinate with planning for regional water facilities. As additional planning
projects in the area are identified, provide information and promote coordination with the South
Cooper Mountain Concept Plan.

1A. Ensure that the plan complements existinq neiqhborhoods and commercial areas so that Soufh
Cooper Mountain is a part of greater Beaverton.

1 1 . Plan new civic uses so thev are focal points for the communitv. Ensure schoo/s, parks and other
ciyic uses are centers of community activity. lntegrate the planned new high schoolwith
neighborhoods and other development within the plan.

12. Promote compatibilitv with adiacent rural areas. Promote compatibility between urban uses and
agricultural/forestry uses oufsrde the Urban Growth Boundary.

Draft South Cooper Mountain Community Plan
July 1,2414
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Land Use
Land Use lmplementat¡on
Context
Land Use Designations
Land use designations for the South Cooper Mountain Community Plan area are shown on the Land
Use Map (Figure 7). The Land Use Map is the term used for the Comprehensive Plan Map in the City
of Beaverton Comprehensive Plan.16

The designations on the Land Use Map displayed in Figure 7 serve as the Comprehensive PIan
designations for the area. They are implemented by zoning districts as listed in Chapter 3.14 of the
Comprehensive PIan and as shown in the Zoning District Matrix included in Table 1 below.

re7 Plan Land Use

16 The Land IJse Map pubtished in this document is advisory - the city's officiat Land Use Map is the controtting map of
Comp re he nsive Pl an de sig n atio n s.

Draft South Cooper Mountain Community Plan
July 1,2A14
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Table 1: Plan and Matrix

The Land llse Map and Zoning Strategy - Balancing Certainty and Flexibility

The Land Use Map designations have been applied to implement the South Cooper Mountain Concept
Plan. The boundaries of the Land Use designations are intended to reflect key outcomes of the
Concept Plan, for example:

¡ Providing a transition of density from areas of higher density (e.9. along SW Scholls Ferry
Road) to areas of lower density (e.9. near SW Loon Drive).

. Coordinating land use with the network of arterial streets, collectors, neighborhood routes, and
local streets.

¡ Protecting natural resource areas and integrating them as amenities for future development.

o Providing a range of residential areas that ultimately result in a variety of housing types,
neighborhood framework, and amount of new housing that is consistent with the estimates
made in the South Cooper Mountain Concept Plan.

For all of the above reasons, the boundaries of the Land Use designations follow the intended
outcomes of the Concept Plan. ln some cases, the boundaries follow property lines; in other cases
they follow planned roads or logical dimensions between property lines, resulting in more than one
designation on a parcel. lt is anticipated and expected that refinements to the boundaries of the Land
Use designations may be needed as zoning is applied when land use applications are brought forward

The zoning map for the Community Plan will be created over time through review of development
proposals that implement the density of the land use designations. This approach allows for
implementation of zoning districts based upon community designs that are sensitive to existing
topography and responsive to unknown constraints associated with design and construction of new
infrastructure, but still satisfy the density goals of the Community Plan. This approach is intended to
achieve a balance of certainty and flexibility. The City's intent is to:

. lmplement the vision and concepts described in the Concept Plan;

Draft South Cooper Mountain Communiiy Plan
July 1.2014

Near-Term Land Use Development
Type from SCM Concept Plan

Comprehensive Plan
Designation

Zoning Ðistrict

R7, R5 Single Family NeighborhoodStandard Density Residential

Compact Neighborhood
50% of Urban NeighborhoodMedium Density Residential R4, R2

50% of Urban NeighborhoodR1High Density Residential

Main Street CommercialNeighborhood Service, R1, R2Main Street

Comprehensive Plan and Zoning District Matrix
South Cooper Mountain Community Plan
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. lmplement the policies ín this Community Plan and appl¡cable requirements of the Beaverton
Development Code and other regulations; and,

. Provide flexibility for phased development and adjustments needed for site specific conditions,
design ideas, and market needs.

¡ Provide an efficient process for applying new zoning, through use of the City's zone map
amendment procedures, where applicable.

The Land Use lmplementation Policies describe the steps and requirements that the City will use to
achieve a balance of certainty and flexibility for land use in the Community Plan area.

Overall Development Program
The overall development program for the Community Plan area is summarized in Table 2 by Land Use
designation, with the projected dwelling unit capacity of each district, and total for the planning area.
For the Medium and Standard Density Residential comprehensive plan designations, capacity
estimates are provided based on assumptions of the mix of the R-2 vs. R-4 and R-S vs. R-Z zones,
respectively, that are consistent with the Concept Plan. Capacity estimates for all residential zones do
not include the land needed for civic / institutional uses. Civic/institutional uses are identified in Table 3
- they are typically conditional uses in residential zones and the assumed acreage for these uses has
been deducted from the table below.

Table 2: Land and Ca Estim

rz Gross acres in Tabte 2 excludes existing right-of-way, which accounts for the difference from the 544-acre totat area of the
SCM Community Plan area.

18 Excludes land for civic uses. /n the Main Street designation, does not include iand assumed to be designated NS. White
residential uses are allowed ln fhe NS zone, this area is anticipated to be developed primarily with commercial uses.

'n Net acreage, as defined in the city's development code, excludes street dedications, environmentatty constrained lands, and
land set aside in separate tracts or dedicated to a pubtic entity for schools, parks, or open spaces.

20 The regulatory maximum capacity under the city's Devetopment Code is catcutated based ongross acres, per section
20.25.1 5 of the Beaveñon Development Code. However, this calculation produces an unrealisticatty high estimate of capacity
that is rarely, if ever, achieved in practice. The more realistic estimate of capacity inctuded in Table 2 was based on net acres
and the allowed densities in each zone, consistent with the city's capacity esfimafes for the rest of the city.

21 M¡n¡mum residentia! density is calculated based on net acres rather than gross acres. The minimum number of units is
calculated by dividing B0% of the net acres by the minimum land area per un¡t.

Draft South Cooper fMountain Community Plan
July 1,2O14

High Density 122 1,25031 r00% R-1 1,08066

Medium
Density

30% R-2
70o/o R-4

111 1,570220 206 1,260

Standard
Density

30% R-5
700/o R-7

182 170 95 660 530

Main Street 10 '100% NS N/A0 0 N/A

Gross
Residential

Acres'8

Net
Residential

Acreste

Assumed
Mix of
Zones

Estimated
Housing
Capacity
(units)20

Minimum
Housing
Capacity
(units)21

Land Use
Designation

Gross
AcrestT
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lnstitutional / Civic Uses
The need for the following civic uses has been identified through the planning process in order to meet
the needs of the new growth. School needs were coordinated with the Beaverton School District and
the Hillsboro School District. Park needs were coordinated with the Tualatin Hills Park and Recreation
District.

3 Land Needs

It is assumed that the service providers (THPRD and Beaverton and Hillsboro School Districts) will use
their standard site selection and land acquisition processes to acquire the land needed for these
facilities (BSD is already in possession of the 45-acre high schoolsite). ln addition, current
development review practices provide for coordination through the requirement to obtain Service
Provider Letters indicating that service levels are, or can be made to be, sufficient to support proposed
development.

Land Use lmplementatian Folicies
1 . The City shall adopt a Land Use Map as part of the Community Plan that establishes initial

comprehensive plan map designations for the South Cooper Mountain Community Plan area

2. Washington County zoning, as administered by the City, shall remain in place until new City zoning
is applied. Existing agriculturaluses in the Community Plan area shall be allowed to continue until
the property owner decides to transition to urban development and submits a development
application to the City, at which time the property will be rezoned consistent with the Community
Plan.

3. Zoning may be apptied22 through initiation by the City or as requesfe d by an appticant. Zoning and
development review applications may be requested concurrently. The mix of zones applied to a
given property shallbe conslsfe nt with the assumed mix of zones shown in Table 2.

4. Amendments to the boundaries of Land Use Map designations may be proposed as individual
reguesfs prior to development, or simultaneously when development is proposed. This policy is
intended to provide a means for the Land Use map and zoning to be aligned with site-specific

22 Section 40.97 of the Development Code of the City of Beaverton (Zoning Map Amendment) outtines various applications
used in applying City zoning to properties within the City.

Draft South Cooper Mountain Community Plan
July 1,2A14

Total 534 442 237 3,480 2,874

Gross
Residential

Acrestt

Net
Residential

Acrestn

Assumed
Mix of
Zones

Estimated
Housing
Capacity
(units)20

Minimum
Housing
Capacity
(units)21

Land Use
Designation

Gross
Acrestt

Neighborhood Parks Nine to 11 acres (three to four parks)

Elementary Schools 20 acres (two 1O-acre school sites)

High School 45 acres (BSD high school site)

Use Estimated Land Need
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@
conditions, and the placement of roads, housing densities, parks, schoo/s and other development
that will occur incrementally over time.

5. All Land Use map amendments and will be required to demonstrafe consrsfency with this
Community Plan in addition to applicable Comprehensive Plan policies, Development Code
requirements, and other applicable regulations. Amendments to the Land IJse Map witt be required
to demonstrate that change does not result in an increase or decrease in minimum residential
capacity of the subject property of more than 10%.

6. The City will support efforts by THPRD and Beaverton and Hillsboro SchootDrsfricfs to find, acquire
and develop appropriate sites for neighborhood parks and elementary schools within the
Community Plan area. The following location criteria shatt guide the selection of appropnafe slfes;

a. Neiqhborhood Parks

i. Two to four acres per neighborhood park of unconstrained, relatively level land for active
recreation facilities

¡i. Good frontage on a local street or Neighborhood Route with on-street parking
i¡i. Good connectians to trails
iv. Focal points for neighborhoods, with walkable "catchment areas"v. Co-location adjacent to a school is highly desirable

b. Elementarv Schools

i. Eight to ten acres of unconstrained, relatively level land per elementary school¡i. Good access from Neighborhood Routes or Collector roadsiii. Generally not adjacent to an arlerial road
iv. Focal points for neighborhoods, centrally-located within walkable attendance areasv. Opportunities to co-locafe scfioo/s adjacent to parks should be sought

7. As a matter of policy and planning for neighborhood cohesiveness, fhe City encourages BSD and
HSD to work toward an adjustment of the boundary that would result in att of the Community Ptan
area being served by BSD.

Neighborhoods and Housing
Gontext
Neigh borhood Framework
Existing topography, natural resources and existing and planned streets provide the backdrop for new
neighborhoods in the Community Plan area. Conceptual neighborhood areas have been drawn and
are illustrated as yellow subareas on Figure 8. (The purple subarea on Figure 8 is the site of the
planned BSD high school.) Each neighborhood isTzmile or less across, representing a walking
distance of about 5 minutes from center of the neighborhood to its edge.

Housing Variety
Providing a variety of housing types can improve the aesthetic character of the neighborhoods by
avoiding large, monotonous areas of the same building form. A variety of housing also helps provide
different housing types for different income levels.

Table 4 below lists the housing types and supporting uses that are allowed within each of the zones
that will implement the Plan Designations of the Community Plan.

Draft South Cooper Mountain Community Plan
July 1,2014
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borhoods

Table 4: Allowed Uses & Housi

Draft South Cooper Mountain Community Plan
July 1,2014

I
-.- South Coopor Mounlaln
'J Communlty Plan Boundary

iJ Urben Growth Boundary

* Slreâms
,¡' Opôn \ ålgr
a l,\iHlånd/Probable l,l&tland
a Riparisn & Wotland Buffon

I ldand 
wilotlre Haottat

6 15-25o/o slope (buiuable butH chall€nging)

) >25o/o slope (u[þuildable)

Concêptual Annexal¡on Ar6E
N6¡ghborhoods

Plannsd H¡gh School Sita

Exisllng Roâds
Taxlots

-rt-Ç-Ð-Ò-

Neilghborhood

a
ù
t
I

,rf r'!-*

ÐR

J I
II
I
a f

WeEt Noñhwest
Neíghborhood

Northerst
Nalghborhood

,$*..

R-t Attached housing, detached housing allowed outright; schools, parks, churches and certain
other commercial & civic uses allowed conditionally

R-2 Attached housing, detached housing allowed outright; schools, parks and, churches certain
other commercial & civic uses allowed conditionally

R-4 Detached housing allowed outright, limited attached housing allowed conditionally; schools,
parks, churches and certain other commercial & civic uses allowed conditionally

R-5 Detached housing allowed outright, duplexes allowed conditionally; schools, parks, churches
and certain other commercial & civic uses allowed conditionally

R-7 Detached housing allowed outright; schools, parks, churches and certain other commercial &
civic uses allowed conditionally

NS Many commercial uses, including retail, service, eating and drink¡ng establishments, and
offices allowed outright; attached and detached housing allowed conditionally; schools and
parks allowed outright, churches and certain other civic uses allowed conditionally

Zoning
District

Uses & Housing Types Allowed
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Housing Affordability
Planning for a mix of housing types and densities allows construction of housing units that are
affordable to dífferent income levels. The neighborhood adjacent to the Main Street is an appropriate
location for a small affordable housing development because it will be zoned for mixed use and high
density, wíll have local shops, and will be close to future transit. However, the Main Street
neighborhood is not the only suitable location. For the Community Plan area, it will be important to
provide a variety of options and locations where affordable housing development is possible and can be
integrated into neighborhoods as they develop.

Ïhe City's existing policies and standards provide incentives for integration of affordable housing into
Planned Unit Developments. The City also uses the following tools as affordable housing incentives:

¡ Tax exemptions for non-profits who provide affordable housing;

. Fee waivers for planning and site review fees;

. SDC waivers and subsidies;

Use of Community Development Block Grants to fund infrastructure serving affordable housing;

Acquisition, banking and write-downs of land; and

Assignment of staff to assist affordable housing projects through the funding, development
review and permit process.

The City is also considering a new tool that would defer payment of SDCs until occupancy for housing
that qualifies as affordable.

Neighborhood and Howsing Policies
1. Development shall contribute to creating walkable neighborhoods. Ihis policy is implemented by

demonstrating consistency with the neighborhood design principles listed below:

a. A variety of at least housing types shall be provided in each of the neighborhoods shown on the
Neighborhood Framework Plan (Figure B). The East, No¡theast, Northwest, and West
Neighborhoods shall include at least four housing types. The Main Sfreef and Southwest
Neighborhoods shall provide at least three housing types.

b. For the purposes of this Community Plan, each of the following are considered a "housing type":
(1) Live/work dwelling; (2) Multi-dwelling structure; (3) Single-family attached dwelling; (4)
Cluster housing and/or compact detached dwelling; and, (5) Detached dwelling.

c. Clear neighborhood focal points shall be provided. Focal points include but are not limited to:
parks, schoo/s, community gathering spaces, neighborhood seryices (i.e. day care), scenic
viewpoints, and/or natural areas that are visually and physically accessible to the public;

d. A network of walkable blocks and trails, consisfenf with the Transpoftation Framework Plan,
Bicycle Framework Plan, and applicable Development Code standards shall be provided;

Draft South Cooper Mountâin Community Plan
July 1,2014
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e. The orientation of streets, blocks, development and/or trails shall be planned so that natural
areas are not "walled off", bltt rather are as physically and visually accessrb/e to the public as
practicable;

f. The provision of parks and open space shall be consistent with applicable Development Code
standards and the NaturalResources Framework Plan. Park and open space shall be
coordinated with the Tualatin Hills Park and Recreation District.

2. ln addition to the housing variety that must be demonstrated at a neighborhood level, individual
developments and PUDs shall provide housing variety consistent with:

a. Sffes 0 to 15 acres (gross,) - t housing type permitted, but more encouraged.

b. Sites greater than 15 and up to 30 acres (gross) - minimum of 2 housing types required.

c. Sifes oyer 30 acres (gross) - minimum of 3 housing types required although flexibility to housing
types can be proposed through the development review process wherein an attractive and
varied neighborhood is achieved.

3. The City will support efforts to provide affordable housing in South Cooper Mountain. The City will
evaluate the feasibility of pro-active involvement in affordable housing projects and supportive
programs benefiting South Cooper Mountain.

Figure 9: Neighborhood Design Principles in a Medium Density Residential Neighborhood

Network of
walkable blocks

Variety of
housing types

Natural areas are
physically and

visually accessible

School as neighborhood
focal point

Colocation of school and
neighborhood park

Additional
setback adjacent

to rural area
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Main Street
Context
"Main Streets" are a "design type" identified in Metro's 2040 Growth Concept. As described in Chapter
3 of the Comprehensive Plan, they are intended to include small-scale retail and services to serve
adjacent neighborhoods, along with some medium- to high-density housing, and should have access to
transit' The Cíty's goal is to provide Main Street areas with a vibrant mix of neighborhood commercial
and residential uses in a pedestrian friendly environment that includes wide sidewalks with pedestrian
amenities. They are intended to develop as cohesive communities with design features promoting an
urban scale and pedestrian environment. The Main Street Comprehensive Plan designation is
implemented by the Neighborhood Service, R1 and R2 zones.

The SCM Main Street is planned to be located adjacent to the planned BSD high school (see Figure 7
and 8), creating a communlty focal point and potential future transit node. Visibility from Scholls Ferry
Road, and proximity to the High School, are key location and site planning criteria for the Main Street.
It is planned to have a clear structure of blocks, and direct street and trail connections to the nearby
neighborhoods, the high school, and the emerging River Terrace neighborhood located to the south of
SCM in Tigard. Strong street, pedestrian and bike connections will support the success of the
businesses in the Main Street and reduce reliance on the automobile for future SCM residents to meet
their daily needs. The more pedestrian-oriented the Main Street is designed to be, the more it will
establish a unique identity and draw community use.

The amount of land designated for a fuiure Main Street was determined based on a market study
considering the estimated household expenditures of existing and future residents of the South Cooper
Mountain Concept Plan area. Because the portion of household expenditures on neighborhood retail
varies widely, based on availability of retail, how accessíble it is, and the appeal of the retail to nearby
households, there is some inherent uncertainty in how much retail area the market will demand and
support at this particular location. The visible location along Scholls Ferry Road and proximity to
employees, students and community events at the High School are intended to enhance the viability of
the retailon Main Street.

Main Street Policies
1' Plan the Main Street area to provide tocat shopping opportunities. Main Street shoutd complement

and not compete with larger centers such as progress Ridge.

2' Ensure that the Main Street area is designed as a pedestrian-oriented center that atso provides for
excellent accessibility by car and bicycle.

3. Ensure that the Main Street area is designed to have a complementary relationship with the
adiacent High School and associated civic and recreational uses. ,Access and pedestrian routes
should be coordinafed. Uses within the Main Sfreef shoutd support the school.district's policies for
healthy food choices and active lifestyles.

4. The design of the Main Street are should foltow these principles:

a. Land uses and circulation should be organized into a series of walkabte btocks.

Draft South Cooper Mountain Community Plan
July 1.2014
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b. Buildings should be oriented to the street along key routes. The City should consider tailored
building orientation standards so that the storefront character is continuous along the most
actlve edges of the blocks.

c. Mixed use buildings, 2 sfories and taller, are encouraged.

d. Future transit should be anticipated and accommodated.

e. Public gathering spaces should be accommodated through a plaza, festival street, or parking
area that can be converted to Saturday-market type use during community events.

Transportation
Streets
Context
The existing major roadways that flank and run through the Community Plan area - SW Scholls Ferry
Road on the south, SW 175th Avenue through the plan area, and SW Tile Flat Road on the west - have
evolved over time. Historically they were farm-to-market roads and rural access routes. With the
success of employment centers to the north and south, and the urbanization of the suburban
communities in the Metro area, they have become even more important for regional commuting and
local trips between the nearby communities. These roads will continue to serve as important routes to
and through the plan area, as the land use context of south Cooper Mountain transitions from rural to
urban. As urban development occurs, these arterials will provide an important new role as streets
directly adjacent to urban neighborhoods, schools, and a Main Street. Accordingly, the policies in this
section are intended to guide a balanced approach that provides for mobility and pedestrian safety,
walking, biking, future transit, and access to urban uses.

SW Scholls Ferry Road, SW 175th Avenue and SW Tile Flat Road are under the jurisdiction of
Washington County and are subject to County road standards. The policies of this plan pertaining to
those streets are intended to guide selection of appropriate design treatments within the range of
options allowed by the County in consultation and close coordination with the City of Beaverton and
City of Tigard. A continued partnership approach will help the successful implementation of the
planned transportation facilities, and adjacent land uses, in the area over time.

There are few alternatives today to the existing major roads, which all experience congestion during
peak commute times. There is a need to supplement the arlerial network with a connected network of
collectors, neighborhood routes, and local streets to provide continuous routes that are parallel to the
arterials and can offer access to and through new neighborhoods as they develop.

With several busy arterial roads bounding and splitting the Community Plan area, and important
planned pedestrian destinations adjacent to them (including the future high school site and the planned
Main Street area), thoughtfully designed and located pedestrian crossings will be critical to ensuring
safe pedestrian access throughout the plan area. Pedestrian and bicycle connections to the planned
high school and to River Terrace are particularly important for providing safe routes to school and
walking and biking access that connects South Cooper Mountain and River Terrace.

Draft South Cooper Mounlain Community Plan
July 1.2O14
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Figure l0: Com'munity Plan Street Framework
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Sfreeú Palicies
1. The streets planned for the Community Plan area are illustrated in Figure 10. The Beaverton

Transportation System Plan and Washington County Transportation System Plans will be updated
consistent with Figure 10 and will be the controlling documents for transpo¡Tation planning.

2. Access and circulation seruing the high school shall be coordinated between the Beaverton Schoot
District, the City of Beave¡'ton, the City of Tigard, Washington County, Tuatatin Vattey Fire and
Rescue and other seryice providers.

3. St4/Scho//s Ferry Road, SW 175th Avenue, and SW Tite Ftat Road are designated as Arterial
sfreefs, in recognition of their importance for regional movements. Transportation facitity design
and land use regulations and review shall recognize and balance the urban mobitity needs with the
multi-modal urban community functions of these key roadways. Specific poticies for the objectives
of each sfreef are provided below.

a. SW 175th Avenue within the Community Ptan area shall be improved through a coordinated
approach between the City, County and adjacent land owners. The City shall proactively initiate
this coordination. SW 175th Avenue shall be designed to provide for mobitity needs ani provide
an attractive and welcoming entrance to the area. Safe, protected pedestrian crossing
opportunities sfla// be provided near important pedestrian destinations, such as the future high
schoolsite, when a need is demonstrated and such crossrngs are appropriately and safely
designed and located.

Draft South Cooper Nfountain Community Plan page 22
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b. St4/ Scho//s Ferry Road adjacent to the Community Plan area shall be improved to meet
Washington County's Urban Arterial road standards. lt shall be designed to provide for efficient
movement of vehicles, including freight, but shall also provide for safe bicycle and pedestrian
facilities, especially in the vicinity of the Main Street. Safe, protected pedestrian crossing
opportunities sha// be provided near important pedestrian destinations. The city of Beaverton,
city of Tigard and Washington County shall explore coordinated access, and a pedestrian
crossing, in the vicinity of the high school and Main Sfreef.

c. SW Tile Flat Road adjacent to the Community Plan area shall be designed to retain a rural
design, particularly on the wesf srde adjacent to land designated as Rural Reserve. All
expansions requiring additional right-of-way shall be to the east (urban) srde. Safe bicycle and
pedestrian movements shall be accommodated by a shared-use pathway adjacent to the road
on the easf srde, with trees and other landscaping to provide a visual buffer to adjacent rural
lands.

4. A new easf-rn¡esf Collector street shall connect from SW Tile Flat Road to SW Loon Drive, providing
a parallel route to St4/ Scho//s Ferry Road that connects through the full width of the Community
Plan area. This street shall be designed to provide a safe and comfoñable connection for
pedestrians and bicyclists as wellas cars and to create a clear, direct and convenient route that
connects the eastern, northern and western neighborhoods. The City and County shall evaluate
options for the connection of the East-West Collector to SW Loon Drive, and how local circulation
and local street connections should be coordinated with that connection.

5. A new north-south Collector road shall connect from SW Scho//s Ferry Road through the
Community Plan area.

a. North of Sl4/ Scho//s Ferry Road, this new collector shall serue as the Main Street area of South
Cooper Mountain. The Main Sfreef section of this Collector road shall be designed to be
pedestrian-friendly, and designated as a Major Pedestrian Route, with on-street parking, wide
sidewalks, pedestrian-scale sfreet lights, "furnishings" sLtch as benches and street trees in tree
grates, and curb bump-outs where possib/e. A reduced design speed shall be pursued for the
Main Street section along with features that encourage cars to travel more carefully through the
Main Street area.2s

b. The alignment of the North-South Collector shall account for, and not preclude, future extension
to the wesf fo SW Grabhorn Road and south to serve Urban Reserve 6C.

6. Within the Community Plan area, new neighborhoods shall be served and linked by a connected
network of sfreefs. Neighborhood Route connections shall provide connectivity between
neighborhoods. The preferred network is illustrated in Figure 10. The City may permit flexibility to
adapt to site specific conditions and ownerships provided the conceptual network in Figure 10, or
equivalent, is provided.

7. The City shall coordinate with Washington County to evaluate the need for, and feasibility of, any
proposed Neighborhood Route connections to Arterial roads.

23 According to the City of Beaveñon's Engineering Design Manual, the City Engineer may approve a lower alternative design
speed where it can be shown that the 85th percentile speed of traffic will be lower than the design speed standard during all
hours. The design speed is the minimum speed that shall be used in design of safe road geometry. The design speed shall not
prohibit the use of traffic calming features or signing, where appropriate, to encourage lower traffic speeds.

Draft South Cooper Mountain Gommunity Plan
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8. All signalized intersections within and abutting the ptan area shall be designed with high-quatity
pedestrian crossing treatments, such as count-down timers and high-visibility cross-walks.

Bicycle and Pedestrian Framework
Cantext
Provision of a diverse and connected bicycle and pedestrian network consistent with regional active
transportation goals is one of the great opportunities for the Community Plan area. The bicycle and
pedestrian network will provide for local travel on bike and on foot, and support the overarching goal to
create Beaverton's next great community. The network also serves to connect to destinations outside
of the Community Plan area, such as Cooper Mountain Nature Park, the future Cooper Mountain
Regional Trail, and River Terrace's trail system.

While the ultimate trail widths and designs will be determined at time of design and development, the
following trail typology is recommended for planning purposes, based on THPRD's 2006 Trails Plan:

. Community Multi-Use Trails: These trails link important land uses and areas of interest with
one another and connect users to the regional trail system. They are assumed to be paved
paths that accommodate pedestrians (including those with disabilities) and bicyclists,
recognizing that topographic constraints may be challenging. Within the planning area, it is
assumed that multi-use trails that parallel roadways will be separated by a landscaped area.
Trail width should be 8 to 10 feet paved width one- to two-foot gravel shoulders.

. Pedestrian-Only Nature Trails: These are assumed to be soft-surface trails that are for
pedestrians only (though they should be accessible to those with disabilities whenever feasible)
They provide connections through and along natural areas, including links to the Cooper
Mountain Nature Park trail system. Widths may range from 3 to I feet.

A conceptual bicycle and pedestrian framework plan is included in Figure 11, illustrating the plan to
achieve the policy objectives listed below.

Bicycle and Pedestrian Framewark Poficies
1. On-Street Bicvcle & Pedestrian fpcilities: All new and improved roadways within the Community

Plan area shall have sidewalks.24 tn addition, all new Afteriat and Cottector sfreefs shalt have bike
lanes, as identified in the City of Beaverton and Washington County ISPs. More protective bicycte
facilities, such as buffered bike lanes, shall be considered for SW Scho//s Ferry Road and SW 175th
Avenue, due to traffic speeds and, in the case of SW l7dh Avenue, grades.

2. Stream Corridor Trails: A system of nature trails and multi-use paths shall run atong the outer
edge(s) of the vegetated corridors adjacent to stream reaches within the Community Ptan area, as
illustrated in Figure 11, providing a recreational amenity and safe, pleasant pedestrian and/or
bicycle connections. 

.

3. Trails throuqh Resource Areas: The site specific design and location of providing trail connections
across wetland resource areas within the Community Plan area shall be addressed on a case-by-

2a The exception rs St¡1/ Tile Flat Road, which is planned to have a multi-use path along the eastern side in ptace of sidewatks.
Another exception a trail that may parallel a street next to a resource area. ln this case, the trait may replace the sidewalk on
the resource side of the street.

Draft South Cooper N4ountain Community Plan
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case bas/s. There is a need to provide safe and convenient pedestrian and/or bicycle across the
central natural resource area located north of the high school and Main Sfreef. Thereis a/so a
need to provide access to the River Terrace Trail south of SW Scho//s Ferry Road. These, and
other trails through resource areas, shall be designed to minimize impacts to the natural resources.
Maintenance and enhancement of wildlife corridors and connections between resource areas
should be considered when designing and locating trails.

4. School to School Trail: A multi-use path shall link from SW Loon Drive af Scho//s Heights
Elementary school to SW 175th Avenue at the planned high schoo/ slfe. /fs atignment shatt be
coordinated with efforts to extend a "purple pipe" (non-potable water) connection from a Beave¡7on
well site near SW Loon Drive to the high school that could supply irrigation water for playing fields.

5. Western Edqe Trail: A community multi-use trail shall run along the east side of SW Tile Flat Road
within the Community Plan area. This trail shall be extended further north, paralleling SW Grabhorn
Road as far as Caoper Mountain Nature Park, when that portion of the Urban Reserue Area is
brought into the UGB and developed.

Fígure 11: Community Plan Bicycle & Pedestrian Framework
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Resource Protection and Enhancement
Significant Natural Resources & Open Space Edges
llnnfawt
The two highest-quality natural areas within the Community Plan area are the central riparian/wetland
area and the wetland area in the southeast corner of the plan area. These are shown in Figure 12 and
described below.

Central riparian/wetland area: This area contains a diversity of native habitats, including wetland,
riparian, and upland habitat. lt contains the most intact stream within the Community Plan area; human
disturbance throughout this resource area appears to be relatively minimal, with the exception of an
existing dam (removal of which should be evaluated for feasibility and'environmental impacts). The
area is home to a diverse mix of vegetation and frequented by migratory birds. This area includes
wetlands identified as W-A and W-C in the Local Wetlands lnventory (LWl) prepared for the Community
Plan area, both of which were found to meet locally significant wetland criteria.

Eastern wetland: This wetland area covers roughly 4.5 acres, and is contiguous with wetlands on the
Churchill Forest subdivision property that have been protected as part of the subdivision approval. This
wetland, identified as W-H in the LWI prepared for the Community Plan area, provides diverse wildlife
habitat, and meets criteria for designation as a locally significant wetland.

ln addition, the two drainage corridors on the eastern and western sides of the plan area are regulated
by Clean Water Services' (CWS) vegetated corridor regulations. Both are currently degraded, but CWS
regulations will require restoration of native vegetation upon development approval.

These resources can become amenities for the future neighborhoods if they are appropriately protected
and restored.

N atu ral Fesource Poffcfes
1. Locally significant wetlands and protected riparian corridors within the Community Plan area shall

be protected and enhanced, cansistent with local, state, and federal regulations.

2. Development adjacent to significant natural resource areas shall be designed to provide visual
and/or physlcal access to the resource area and limit continuous rear lot line edges abutting a
significant natural resource through one or more of the following treatments of the open space
edge.

a. parallel trail along the edge of the vegetated corridor with access paints from adjacent roads
and community focal points;

b. lacal streets that run adjacent to the edge of the vegetated corridor, without development
between the street and the vegetated corridor; or

c. neighborhood parks, pocket parks, schoo/s and similar uses fhaf connect to the resource area
and provide breaks between developed areas abutting the resource.

Draft South Cooper Mourrtain Community Plan
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ure 12: Natural Resources in the Comm Plan area
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Urban Forestry Management
Cantext
Trees provide a variety of important environmental services, in addition to offering aesthetic benefits.
The environmental services include: contributing to stormwater management by intercepting rainfall;
moderating temperature; providing habitat; enhancing air quality; and improving soil stability on sloping
terrain. Large stands of mature trees in the Community Plan area were removed prior to annexation to
the City of Beaverton and in the interim period during which the SCM Concept Plan and Community
Plan were being developed. Efforts should be made to restore and maintain tree canopy throughout the
Community Plan area.

Title 13 of Metro's Urban Growth Management Functional Plan requires that localgovernments protect
identified regionally significant upland wildlife areas within UGB expansion areas.25 Several areas
meeting Metro's criteria for designation as "Class B Upland Habitat" have been identified in the SCM
Community Plan area, along with more limited areas that meet the criteria for "Class C Upland
Habitat".26 The City of Beaverton has tree protection and mitigation standards for certain types of trees,

'u Metro TJGMFP Title 13, section 3.07.1330 tmptementation Alternatives for Cities and Counties and section 3.07.1370 Future
Metro Urban Growth Boundary Expansion Areas.

26 See DRAFT NaturatResources Memorandum by David Evans and Assocrafes, lnc., June 3, 2013.
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including Significant lndividual Trees, Trees within Significant Natural Resource Areas and Trees within
Significant Groves.27

I,J rban Farestry Foffcfes
1. The City shall explore options to encourage and incentivize tree planting and retention of mature

trees within the Community Plan area.

2. Tree planting already required by City regulations (e.9. landscaped areas, street trees) shatt be
maximized as a method to increase the tree canopy in the Community Plan area.

3. Regionally Significant Upland Habitat within the SCM Community Plan area shall be protected
through designation of Significant Groves and application of the City's existing tree protection
standards and Habitat Benefit Area provisions, as appropriate.

Scenic Views
Gcnfexf
Scenic views are recognized as resources in Chapter 7 of the Comprehensive Plan. There are a
number of locations within the Community Plan area that offer scenic views of the Tualatin Valley and
Chehalem ridge to the southwest. These views are an integral component of the unique character of
the Community Plan area, and are key amenities to be retained and enhanced as urbanization occurs
ln addition to aesthetic qualities, scenic viewpoints provide a visual connection between the
contemporary growth of the city and rural heritage of the area.

Scenic View Paficies
1. Development on lands that currently offer views of the Chehalem Ridge shall be designed to retain

view corridors of at least 30 degrees for the enjoyment of the adjacent neighborhoods and the
broader community, using one or more of the following techniques. Viewpoints should provide
seating and space for passersby.

a. Sfreefs that "T", stub, or curue at a location offering a viewpoint, with a break between buitdings;
b. Neighborhood or pocket parks situated to offer a viewpoint; and/or
c. Gaps between buildings with small seating areas adjacent to the sidewalk (see Figure 13for an

illustration of this concept).

27 Beaverton Development Code Chapter 60, Section 60.60. Trees and Vegetation
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l3; Scenic Visualization

Rural Edges and Transitions
Context
The Community Plan area abuts land outside the UGB, west of SW Tile Flat Road, that is designated
Rural Reserve and zoned for Exclusive Farm Use, a rural resource zone. Since this land is assumed to
be retained for agricultural use over the next several decades, or until the urban reserves have all been
added to the UGB, the border between urban and rural lands should be sensitive to adjacent rural uses.
Measures to enhance compatibility between farm/forest lands and UGB expansion areas are also
required as a condition of the UGB expansion for the SCM Community Plan area.z"

Due to urban density targets for the plan area, and the unconstrained nature of the land available for
development immediately east of SW Tile Flat Road, it is not appropriate to substantially reduce
planned densities adjacent to the rural edge in the interest of an urban-rural transition. Further, even
standard single-family neighborhoods can have a visual and spill-over impact on adjacent rural areas if
not carefully designed. Therefore, the policies below emphasize a design approach to rural edges and
transitions.

Rural Transition Policíes
1. Require a special setback for development abutting SW Tile FIat Road, to be dedicated and

improved as a multi-use path. (lf the path becomes part of the right-of-way, rear setbacks shall be
reduced in order to reduce the impact on the land's development potential.)

2. Require that the setback area and path are landscaped with trees and shrubs that provide a visual
screen for adjacent rural uses.

3. The City shall work with THPRD to explore opportunities to provide Parks Sysfem Development
Charge (SDC) credits to developers who dedicate and/or improve a trail implementing this
objective.

'u Metro Ord. No. I 1 -1 2648 condition #4 for SCM sfafes fhaf "Land use regulations sha!! include provision - such as sefbacks,
buffers and designated lanes for movement of slow-moving machinery - to enhance compatibility between urban uses and
agricultural and forest practices on adjacent land outside the UGB that is zoned for farm or forest use pursuant to statewide
planning Goal 3 or 4."

Draft South Cooper Mountain Communiiy Plan
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14: Rural to Urban Transition SW Tile Flat Road

I nfrastructure Provision
Context
Drinking Water
As with other planning strategies for South Cooper Mountain, the water system for the Community Plan
was conceptually planned during the Concept Plan process and evaluating the area as a whole. The
water system expansion into South Cooper Mountain, and the SCM Community Plan area specifically,
will be based on the largest single point demand in the area: fire service flow. Although províding
domestic and irrigation services to the area is essential, the water system expansion will be developed
to provide sufficient fire flow while maintaining a minimum water pressure.

The new 24-inch water line in SW Scholls Ferry Road willextend to SW 175rh Avenue and the planned
High School site. Additional development to the north and west will require expanded network
connections.

A new 24-inch water line is planned to extend along SW 175th Avenue, ultimately connecting to a future
five-million-gallon tank to be located near the intersection of SW 175th Avenue/SW Weir Road. By
supplementing the existing system with this new five million-gallon storage tank, there will be adequate
water storage to serve the entire planning area. lt is scheduled to be constructed by 2020.

Other major water lines will be constructed in large loops within the existing or future right-of-ways of
SW Scholls Ferry Road (west of SW 1751h Avenue), the planned east-west collector roadway through
the Community Plan area, the planned north-south Main Street collector roadway, and SW Tile Flat
Road. Development occurring within the interior of SCMAA area will connect to one of these mainlines.
The conceptual water system plan for the full Concept Plan area is shown in Figure 15. Water line
alignments are conceptual and subject to further design and engineering. Water lines outside of
Community Plan area are also conceptual and shown only for context and to inform future planning in
the area.

Draft South Cooper Mountain Community Plan
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A planning-level cost estimate to construct these facilities is approximately $9.1 million for the
Community Plan area (including soft costs such as eng¡neering and contingency but excluding the cost
of the planned storage tank).2e

Sanítary Sewer
The SGM Community Plan area will be served by different sewer line locations, as shown in the
conceptual sanitary sewer system plan for the full Concept Plan area in Figure 15.

An existing 21-inch gravity sanitary sewer located in SW Scholls Ferry Road can serve some of the
area east of 175th Avenue and north of Scholls Ferry Road as well as the planned High Schoolsite.

With the exception of the high school area, the areas west of SW 175th Avenue will be conveyed
towards the low point in SW Scholls Ferry Road (at the creek crossing near SW Vandermost Road) and
eventually be conveyed to the new River Terrace Pump Station. The River Terrace Pump Station will
be located within the urban growth boundary along the creeks south of SW Scholls Ferry Road and
west of SW Roy Rogers Road. The River Terrace Pump Station is anticipated to be in operation by the
end of 2015, and all flows from this proposed pump station will be directed to the intersection of Scholls
Ferry Road and 175th Avenue to connect to the 21-inch Scholls Ferry Road Sanitary Sewer Extension
and ultimately to the Durham Wastewater Treatment Plant.

Major sewer lines will be extended within future collector road right-of-ways, as well as in SW Tile Flat
Road and SW Scholls Ferry Road west of SW 175th Avenue. ln addition, the low lying creek will have
sanitary sewers on each side to convey waste water to the low point in SW Scholls Ferry Road.

A planning-level cost estimate to construct these facilities is approximately $12.3 million (including soft
costs such as engineering and contingency but excluding the cost of the planned River Terrace Pump
Station).30

The conceptual sewer system plan for the full Concept Plan area is shown in 13. Sewer line
alignments are conceptual and subject to further design and engineering. Sewer lines outside of
Community Plan area are also conceptual and shown only for context and to inform future planning in
the area.

Starmwater
Conceptual storm water management planning was conducted during scenarios phase of the Concept
Plan. The work identifiedr: (1) A preference by the City of Beaverton and Clean Water Services (CWS)
for an approach that uses Regional Stormwater Facilities (RSFs); (2) Recognition that there are
challenges to implementing RSFs, and flexibility is needed to apply site-scale storm water management
instead of, or in combination with, RSFs; and (3) Changing water quality regulations merit further
planning for South Cooper Mountain, including the creation of a Storm Water Management Plan for the

'n Details of the cost esflmafes and planned water system are available in the Water Sysfem Concept Plan - Summary
Findings and Planning Level Cost Esfimafes memorandum prepared by David Evans and Associates, lnc., June 11, 2014.

s0 Deta¡ls of the cost estimates and planned sewer system are available in the Sanitary Sewer Concept Ptan - Summary
Findings and Planning Level Cost Esflmafes memorandum prepared by David Evans and Associates, lnc., June 11, 2014.
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Community Plan area. The description below summar¡zes elements of the work that was prepared for
the Concept Plan.31

The preferred approach for implementing Overarching Principles 3 (sustainability), 4 (funding plan), and
7 (natural resources) is to plan for large scale dry detention ponds, termed Regional Stormwater
Facilities (RSFs) by CWS, in order to manage peak runoff rates to avoid downstream impacts. This
approach is preferred because ii is consistent with planning in other new areas added to the Urban
Growth Boundary; it provides planned, comprehensive flow control in a cost-effective manner; and, it
provides the highest level of certainty of meeting the flow management guidelines being established by
CWS. ln addition, RSFs will meet water quality requirements (capture and treatment of stormwater
pollutants) as well as preserving the stream health of the receiving channel by avoiding hydrographic
modification.

It should be noted that RSFs require a high level of coordinated implementation. Options should be
available so that there is some flexibility as how to design and construct facilities to serve individual
properties prior to regional facilities being available.

31 For thie scenario level evaluation, please see Stormwater and Water Quality Scenario Summary, David Evans and
.Assoclafes, December 1 9, 201 4.
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Figure 15: Conceptual Future Water System for SCM Concept Plan Area
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Figure 16: Conceptual Future Sanitary Sewer System for SCM Concept Plan Area
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ln the scenarios phase of the Concept Plan, RSFs were tentatively sized and located based on
estimates of impervious area upland of the facilities. The sizing tool was the Western Washington
Hydrologic Model, which matches flow-duration curves for a range of storms pre- and post-
development. CWS is in the process of updating its conveyance and detention standards based on a
similar approach. Thus the work prepared during the Concept Plan was an approximation of that
anticipated standard of care. Fine tuning of the location, upland area, and final facility size (including
butfer and access areas)will be required as future planning and development occurs.

Additional site-specific reviews of opportunities for Low lmpact Development Approaches (LIDA) are
encouraged as part of development, which may reduce the size of downstream detention facilities. This
would be a joint decision of CWS and the City of Beaverton and would need to be decided prior to the
commitment for any particular facility.

No matter what specific storm water management facilities are planned, it is essential that the
detention ponds and conveyance work are planned and designed in combination with other elements of
the Community Plan, including: protection and enhancement of natural resource areas, provision of
parks and open spaces, and management of stormwater at the site and street scale.

I nfrastructure Pol icies

1 . Urban development shall not be allowed until urban serylces, including water and sewer, are
available to the subject property.

2. The City shall work with seruice providers and property owners to extend urban services in a
coordinated and efficient manner.

3. The City of Beaveñon will coordinate closely with the City of Tigard on the final location and timing
of the River Terrace Pump Station.

4. The City shall use the South Cooper Mountain lnfrastructure Funding Plan as fhe óasis of financing
decisions for public facilities and seruices in the SCM Community Plan area.

5. The City shall develop memorandums of understanding with seruice providers to implement the
South Cooper Mountain lnfrastructure Funding Plan.

6. The City shall work with Clean Water Seruices to develop a Stormwater Management Plan for the
SCM Community Plan area.

Draft South Cooper Mountain Community Plan
July 1,2014
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Statement of lntent
Many people are worried about the Stafford Triangle. Residents worry about changes to their beautiful and
tranquil surroundings. Farmers worry about how to plan for their livelihoods and don't know if their farms will
become future neighborhoods or if they should invest in their land. Others worry about whether the streams and
forested areas will be there for future generations. Meanwhile, traffìc is increasing and bringing congestion.

It is time for a regional discussion about the future of the Stafford Tiiangle. The Stafford Land Owners Associatíon
shares a vision for the area that:

' ls centered on environmental stewardship with a fabulous Greenbelt and protection of streams and steep
sloped areas

. Preserves rural character for existing resídential areas

. Creates a gradual transition from homes inside the UGB

. Focuses jobs and housing density near l-205 
ì

Our vision will help set a course for local and regional dialogue about long-term desires and near-term needs.
The Stafford Triangle strikes a unique balance between the city and the country and our plan fosters the best of
both worlds. We know we should not be in Rural Reserve. However, when we are designated Urban Reservê,
our status on the map is only the first step to developing a plan that builds upon the area's values and provides
opportunities for its landowners.

Bacl<ground
Our basin, roughly 4,000 acres in
size, is home to just over 2,200
people, more than many of
Oregon's towns. We are blessed
with beautiful rolling terrain, healthy
wildlife corridors, and a little room
to breathe. The mix of farm lands
and rural homesites, connected by
quiet winding roads, defines our
special place. The bosin olreody contoins neighborhoods ond commerciol oreos, but olso hos

room to grow. Maþ of existing conditions and current lot pottern.

3 < 2 Acres
O>2<5Acres
O > 5 Acres

As the region has grown, our location and easy access to l-205 have drawn attention. There was an attempt
to bring land into the UGB in the Mid 1990s, but, state law at the time determined that soil quality for farming
trumPed other factors such as proximity to roads, sewer, water, etc. The Region's Urban Reserve decision was
rejected partially because of the inclusion of the Stafford area and other farm-zoned lands, despite their readiness
for urbanization.

ln 20 10, under new rules that allowed the region to consider these important factors, Metro designated the area
an Urban Reserve. Urban Reserves area crucial part of the land supply, and they are the first places considered
when it's time to expand the UGB. Metro's decision was rejected as well, but through action of the state
legislature, several similar areas with farm zoning in Washington County were added to the reserves or the UGB
itself.

At present, South Hillsboro and other Washington Counry sites that were part of the decision are currently
poised for development as a result of decisions made under the newer rules. Clackamas County and its cities are
still working on solutions for the growing places within the Counry.



Proposed Solution
Natural Areas - str€rrñrs¡ sfopes, hobitat
Roughly halfofthe area's 4,000 acres support the natural ecosystem and
the scenic beauty ofthe area.

This 'greenfrastructure' forms much of the framework of the Stafford
Vision. The Tualatin River and the many tributaries are highlighted as places
for preservation. Shaded streams in natural settings support water qualitx
fìsh, and other animals. The woodland habitat areas are home to birds,
small mammals, and deer, providing needed refuge near city life. Natural
areas can, in the right setting, also provide recreation oppor^tunities, from
paddling on the Tualatin River to walking along a river to river trail or
nature paths for viewing wildlife.

Rural Character
The rural character we treasure comes from the mix of homes, farms, and
livestock in our scenic environment. People in existing rural neighborhoods
will retain their small acreages, enjoying their rural setting and privacy.
Some larger lots may have room for another house, but in general no
signifìcant changes will occur.

Urban Edge Transition
Stafford is bounded near the top of the ridge by urban neighborhoods,
overlooking the basin and beyond. Nobody wants to see new large groups
of houses, side by side like marching soldiers moving down from those
ridgetops. Existing rural neighborhoods near the boundary should stay as

they are, loved by their owners, and providing a visual transition from the
urban neighborhoods above. Areas next to the boundary with larger vacant
properties would be great places for executive homes. These low-densiry
neighborhoods, spaced farther apart than typical city-style homes, will
provide a transition for the rural neighborhoods and valuable open spaces.
There will also be glorious views of the countryside, a rare commodiry in
our increasingly developed region.

Wal kable Neigh borhoods
South of Luscher Farm along Stafford and Johnson Roads lays an area
with generally larger lots that is generally separated from existing
rural development. This area can be home to a quality neighborhood
with a variety of housing types, from mid-sized single-family homes to
townhomes. These types of neighborhoods will be attractive to a wide
range of people from young professionals and families to empty-nesters. This area will:

. Feature attractive streets, connected sidewalks and accessible parks for all

. Focus jobs and housing densiÇ near l-205

Lands closer to l-205 can provide room for needed jobs and higher density housing such as apartments or condos. The
Stafford / Borland intersection could be home to a mix of shops, offices, and apartments. These developments will also
help enhance the tax base that helps to fund roads, parks, and other needed improvements.

These are some of the flattest and most easily developed properties, and have great access to the freeway and Borland
Road. These areas can be reached easily by car and could have enough activ¡ty to attract buses to transit stations at
Oregon City and Tualatin. Separated from existing homes, concentrating development in this area will not threaten the
livability of the basin's more rural neighborhoods.

1
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Mal<ing the Case

Where will growth occur?
The Basin covers roughly 4,300 acres
of land, of which just over 2,000 are
considered buildable after accounting
for existing homes, natural areas and
steep slopes. Roughly half of this land is
near rural homes and small farms whose
owners are not looking to develop. The
other half is on larger properties that are
located close to major roadways. These
larger properties can provide the places
for all of the jobs and the majority of
the housing that could come to Stafford.
Owners of these lands are "Ready" to
play their role in the County and Metro's
efforts to provide needed housing and
room for jobs.

For þlonning purposes the bosin hos
been divided into smaller boundories.

The mop to the right shows oreos in
which the reody londs are locoted.

Green is vacont non-constroined lond, yellow lond owners ore reody for growth.

The Hamlet
A number of Clackamas County's rural communities have banded
together to form Hamlets. The Stafford Hamlet was formed as a
way to give residents a voice in how the area will change and grow
while retaining the unique character that define this great place.

That character includes:

. Preservation of open spaces, pastoral views, native and
heritage trees, and wildlife

. Safe-guarding clean air and groundwater

. Visual connection with historical buildings, agriculture and
livestock

. A safe, secure, serene environment

. Protecting the quality of the Tualatin River and its tributaries

. Having any future development being done thoughtfully, faírly,
and in a balanced manner that helps build a strong community

The proposal for discussion builds from these goals and values. lt describes a place that grows and changes,
retaining the best of what we have today and capturing opportunities that will lead to an enhanced future.
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LIVE WORK PLAY

Rural Areas
Small acreage homesites will remain. ln places there could be the ability
to divide some larger lots for new homes while retaining the existing
character.

Lower Density Neighborhoods
The Metro Region has a limited supply of land for executive style housing.
The higher elevations around Rosemont and Bergis Roads can provide
room for these 3 to 5 unit per acre single-family neighborhoods, many of
which with great sunset views. This also creates a more gradual transition
from the neighborhoods of West Linn and Lake Oswego to the new
Stafford Community.

Medium Density Walkable Neighborhoods
The majority of the housing would come from traditional modern
style neighborhoods. These neighborhoods are comprised mostly of
single-family homes. They also include townhouses and, some low-rise
apartments. The area between Stafford and Rosemont Roads is prime for
this type of neighborhood.

Mixed Use Town Center
A small Town Center provides the glue to bring neighborhoods together
into a real community. Buildings would be expected to be two or three
stor¡es tall oriented in a main street atmosphere. The center would house
shops and restaurants, offìces and some housing units, either upstairs of
businesses or in their own buildings.

Office District
Taking advantage of proximity to l-205 and Borland Road there are roughly
70 acres of land that are targeted for jobs that are needed in the area.
Office parks or flex space can attract a range of companies in an attractive
and convenient setting.

{
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Be nefits of U rban ization
The future contained within this vision can provide room for over 8, 100 jobs and the supportive new housing.
The majority of the land and capacity exists within the Ready areas.

HOUSING foBsI neaov
OTHER

I nraov

! ornen

The large porcels of the Agreeoble londs olso provide the oÞÞortunity for efficient use of lond ond the obility to occommodote the wide range of
housing types expected. Lond ossigned forlobs is þcused Þrimorily on office spoce with shoþþing ollocoted to the Town Center.

HOUSING MIX EMPLOYMENT BYTYPE
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36%

The volue of tfrese Þr¡vote sector investments from oþening the Stafford
oreo to future growth could exceed $3.7 biilion dollors. $2.5 billion of thot
is locoted on the ready londs where ¡nvestment could hoþþen the soonest.

Next Steps
The primary factor limiting growth in the region's urbanizable areas has been the ability to plan and build roads
and other needed infrastructure. Clackamas CounÇ recently received a regional grant to cover the costs of
studying the transportation ryEtem. This process will allow for further testing of the vision, traffic analysis and
planning and estimating the costs required to effectively serve the area with roads, trails and transit.
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Table 2: Net Change in the Non-residential Buildable Land lnventory (BLl) - Damascus D¡sincorporation scenario

lndustrial ch Commercial+ MUR S cha
514 fewer acres ¡n BLI 450 fewer acres in BLI

2. The geography for the Damascus disincorporation scenario is bounded by a known watershed

boundary (see cross-hatched black line in map 1.) Area to the west of the watershed line is
included in the scenario. Area east of the line reverts to existing ruraldensities in the
disincorporation scena rio.

Map 1: Damascus "Disincorporation Scenario"

3. The updated zoning concepts forthe disincorporation scenario is based on the latest zoning

information provided by city of Damascus as shown in map L and summarized in the following
table:

2014 Urban Growth Report
Appendix 15, pg. 3
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Land and infrastructure t¡m¡ng assumptions
r Phasing assumptions: capacity is phased-in in S-year increments beginning in2020 and ending in

2035.
¡ The so-called "Exclude" area (green in the map 2) is deemed entirely rural and assumed to be

phase in its entirety in year 2015. (The area assumes rural densities per today's Clackamas

County zoning districts.)

Map 2: Capacity Phase-in Assumptions for the Dis-incorporat¡on Scenario

f

I

MetroScope Damascus Scenario
Yaar lntr¡structura Aìrå¡lôlc

Jnzo
) zozs

f, zoao

2035

I excluoe
Oråñ 2015-0S12

'l

:

i

Assumption source: MichoelWalter, Happy Valley plonning director

Rationale: Not all capacity is deemed market ready all at once. Areas closer-in to Happy Valley

have been deemed available sooner because of a combination of governance and/or regulatory
readiness and an ability to more or less provide infrastructure and financing where needed. The
phasing attempts to mimic readiness of a section of land based on the ¡ts capacity for a)

governance (e.g., permitting regulations, zoning and other legal framework); b) infrastructure
(e.g., readiness provision for basic sewer, water, roads, etc.); c) financing (i.e., local government

financing for basic infrastructure and other level of service requirements deemed necessary for
health and safety).

20L4 Urban Growth Report
Appendix 1"5, pg.5
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'Fond is Just a shart b.íke, wülk, or bus trip" fro,m all ports of wilsonville - a

highly valued part of the larger city.

WILSONVILLE

Funding for the Frog Pond Area Plan was provided by a Metro Community
Planning and Development Grant and the City of Wilsonville.
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Executive Summary

horfres, and connectëd tralb'and øpan"spoees. Frog Fohdk excellent schoo"&

parks are focal paints of the community. Frog Pond is "just a short bike, wafk, or bus trip"

from all parts of Wilsonville - a highly valued part of the larger city.

KEY FEATURES OF THE FROG POND AREA PLAN

One cohesive plan to guide growth within the current Urban Growth Boundary
and potential additions from the Advance Road Urban Reserve.

Four integrated framework plans for land use and community design,
transportation, parks and open space, and infrastructure (water, stormwater, and
sewer systems).

three walkable and connected neighborhoods, with a set of parks and
trails within and between the three areas.

The West Neighborhood: a new neighborhood for Wilsonville - in the
current UGB and adjacent to the Boeckman Creek Corridor - comprised
entirely of single-family,detached homes in the large, medium, and small
lot residential categories; land for an estimated 610 homes; along with
civic uses, trails, and two neighborhood parks.

The East Neighborhood: a future neighborhood in the urban reserve
adjacent to the BPA powerline/open space corridor; comprised of a variety
of housing choices that includes Attached/Cottage Single Family; land for
an estimated 849 homes; a 3.5 acre neighborhood commercial center to
provide small scale retail and a community gatherlng place; civic uses at
the historic Frog Pond Grange; and one neighborhood park.

Planning Commission - September 9, 2015
LPl5-0002 Frog Pond Ar.ea Concept Plan
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Executive Summary

The South Neighborhood: a future neighborhood - in the urban
reserve - anchored by civic uses that include a new middle school
(opening 2017), primary school (future), and 1O-acre community
park (future); and comprised of a variety of detached housing
choices and land for an estimated 476 homes.

When Frog Pond's planned 1,935 homes are added to today's housing
inventory, the City's housing mix will change from its current 57% multifamily
and 43ok single family ta 47% multi-family and 53% single family (not
including other development or redevelopment that is likely to occur).

Two civic/institutional nodes will provide additional community gathering
places: the Frog Pond Grange and Community of Hope Church site.

Community design principles and illustrative demonstration plans which
will guide future development to create a livable, walkable, high-quality
community.
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Executive Summary

Astreet framework plan that promotes connectivity, circulation, safety and complete
streets for walking, biking, vehicles and transit.

A preliminary transit circulation concept for South Metro Area Regional Transit
(SMART)to serve the area.

Design concepts for future improvements to Stafford Road as a gateway to
Wilsonville.

A safe and functional bicycle and pedestrian network that identifies designated
routes, both on-street and off-street.

A comprehensive trails plan, including the Boeckman Creek Trail, the BPA
Easement Trail, South Neighborhood School Connection Trails; and the 60th
Avenue Trail.

lnitial concepts and evaluation of a poteniial undercrossing underAdvance Road at
the entry to the schools and community park.

An evaluation of how the Area Plan can support and provide Safe Routes to
Schools.

A two-park concept for the West Neighborhood that includes the option of a
trailhead park at the western edge where the neighborhood meets the Boeckman
Creek Corridor.

Planning-level layouts and cost estimates for water, sanitary sewer and storm water
infrastructure to serve the entire area.

A storm water plan that incorporates low-impact development techniques: retention
ponds; bioswales; pervious paving; rain gardens; tree canopy; and green roofs.

A comprehensive infrastructure funding plan identifies 40 projects that will
provide transpodation, water, sewer, storm water and parks to the area. For each
project, the plan identifies project costs, who will lead construction, and funding
responsibilities.

(ó*¡i tâq0it6

COM IVI U N ITY I NVOLVE M TNT

The Frog Pond Area Plan was prepared with extensive
involvement of the Wilsonville community. The open and
inclusive process began in the spring af 2014 and continued
through the summer af 2A15. The process included a
community kick-off meeting, an 1B-member Task Force (four
meetings), a 13-member Technical Advisory Committee (three
meetings), two open houses, and two on-line surveys, At the
mid-point of the process, a joint work session of the Planning
Commission and City Council was held. Prior to hearings, two

Planning Commission - September 9, 2015
LP15-0002 Frog Pond Area Concept Plan
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Executive Su m ma ry

work sessions were held with the Wilson-
ville Planning Commission, followed by
two work sessions with the City Council.
ïhroughout the various meetings, options
were presented, follow-up analysis and
dialogue was conducted, and the plan
was changed to incorporate community
input. The project team conducted stake-
holder interviews and many individual
meetings with groups and indivíduals.
Public information was provided at many
levels, including the project web site,
updates in The Boones Ferry Messenger,
email informational updates, and mailed
notices for events.

IMPLEMENTATION AND NEXT STEPS

j-ire tirr€e maJor sieils fcr implementailcn are

1. Create and adopt a Master Plan, with implementing Comprehensive Plan and Zoning Code
updates, for the area within the current UGB (2016). The Master Plan will establish property
specific Comprehensive Plan map designation(s), the intended zones, and future zoning
boundaries for the West Neighborhood. The Master Plan will provide additional detail (as-
needed) for streets, blocks, pedestrian and bicycle facllities, parks and open space, and infra-
structure; design guidelines; and, an infrastructure funding plan. New plan and zoning code
language will also be developed during the Master Plan process, guided by the zoning strategy
included in this Area Plan.

Utilize a two-step approach for entitlements. Step 1 is the initial adoption of the Comprehensive
PIan map designations and the package of plan and code amendments - this step will be
completed by the City at the end of Phase 2 of the Area Plan process (Summer 2016). Step 2
is the application of property-specific annexations, re-zoning, and concurrent PDR reviews -
these will occur incrementally over time at the initiation of property owners.

3. Continue coordination with Metro on future consideration of urban reserves. The timing of the
addition of the Frog Pond Advance Road Urban Reserve Areas into the UGB is uncertain. The
City of Wilsonville's position regarding the Frog Pond urban reserves is: (1) it is appropriate
land for future residential neighborhoods for the city; (2) the area is "next in line" to be added to
the city after the West Neighborhood; and (3) there is no firm timeline for addition of the East
and South Neighborhoods to the City as it is dependent upon future regional growth manage-
ment decisions.

Planning Gommission - September 9,2015
LPl5-0002 Frog Pond Area Concept Plan
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lntrod uction

he Frog Pond Area is an integral part of Wilsonville's past, present, and future. lt is one

of the oldest paris of the community - the area was first settled in the 1850's with the

establishment of the Frog Pond School, later the Frog Pond Grange. Presently, in 2015, it

is an importanteastern edge of the City's Urban Growth Boundary (UGB)and thefocus of a robust

community discussion about creating Wilsonville's next great neighborhoods. The future is what this

Area Plan is all about: ensuring a vision that creates, over the coming decades, new neighborhoods

that are highly livable and a treasured part of the larger City.

Planning Gommission - September 9, 2015
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lntroduction

TWO AREAS, TWO TIMEFRAMES FOR GROWTH,
ONE PLAN

Land inside the UGB - Near-Term Residential Land Supply

About 22a acres out of the 500-acre planning area are inside the uGB. The UGB
contains the City's urban land supply - those lands intended for new homes,
parks, schools, and other needs of a growing city. The two areas within the UGB
are:

"Frog Pond West" -\n2002, Metro Counciladded the 181-acre area
(west of Stafford Road and north of Boeckman Road)to the UGB. The
City is responsible for completing a concept plan for that area by the end
of 2015.

The School-Park property - ln 2A13,40 acres of land south of Advance
Road and west of 60th Avenue were added to the UGB. A new middle
school, a future primary school, and a 1O-acre park with sports fields are
planned for this area.

The land inside the UGB will be available for development following the comple-
tion of concept and master planning, and annexation. The timeframe for develop-
ment is estimated to be up to 20 years.

Land Designaied lJrban Rese rve - Ttre Lciig-Terrn Future

The land adjacent to the UGB (aboui 280 acres) is designated urban Reserve
by Metro. Urban Reserve lands are those that will someday be considered for
inclusion in the UGB as pad of wilsonville, and a concept plan is needed to pro-
vide the necessary information and analysis for such a consideration. The Urban
Reserve lands are a long term land bank. When could development in the Urban
Reserve area happen? This is difficult to predict because land must be added to
the UGB first, which could take many years. lt is reasonable to predict that the
first development of the Frog Pond Urban Reserve land will likely sequentially
follow Frog Pond West and be at least 5 to 10 years away.

üne Cohesir¡e Plan

The Frog Pond Area Plan is based on the premise that it makes sense to prepare
a single concept plan for the combined 500-acre area within the UGB and Urban
Reserves. The schools, parks, streets, trails, and other neighborhood elements

2 | lntroduction City of Wilsonville
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will all be part of the same community, which
reinforces the need for a cohesive plan to knit
them together. Advance planning at a concept
level- before Urban Reserves are even consid-
ered for addition to the UGB - will help create that
cohesive community over the long term, save
money throug h efficient infrastructu re planning,
and provide involvement and certainty for all
involved.

THE PLANNING PROCESS

Looking Back

Planning for the Frog Pond Area as pad of
Wilsonville began with the City's first city plan,
where it was shown as a residential area.
The context for that vision evolved over time
through the introduction of statewide planning,
Wilsonville's first comprehensive plan, the
inclusion of the area in the UGB, and the
designation of urban reserves. Figure 1 depicts
key milestones during the four decades that led
up to concept planning for Frog Pond.

¡4t

K
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Figure 1. Wilsonville Planning Milestones
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Figure 2. Frog Pond Planning Milestones
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Comn'l u n ¡ty I nvolvement

This Area Plan reflects many voices from the Wilson-
ville community. lt was created through an open and
inclusive process that began in the spring af 2014 and
continued through the summer of 2015. The process
included a community kick-off meeting, an 1B-member
ïask Force (four meetings), a 13 member Technical
Advisory Committee (three meetings), two open houses,
and two on-line surveys. At the mid-point of the process,
a joint work session of the Planning Commission and
City Council was held. Prior to hearings, two work
sessions were held with the Wilsonville Planning
Commission, followed by two work sessions with the
City Council. The project team conducted stakeholder
interviews and many individual meetings with groups
and individuals. Public information was provided at
many levels, including the project web site, updates
in The Boones Ferry Messenger, email informational
updates, and mailed notices for events. Figure 2 sum-
marizes the steps and major points of outreach.

The Guiding Principles for the Area Plan included the
following Process Principles:

Provide early and ongoing opporlunities for
stakeholders to raise issues and concerns.

Facilitate equitable and constructive communi-
cation between the public and project team.

Empower residents to become involved with the
project.

Provide the public with balanced and objective
information io help the public understand is-
sues, alternatives, opportunities, and solutions.

Aim to create the best product, a modelthat
could be used in other eommunities.

4 | lntroduction City of Wilsonville
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OPPORTU N ITIES AN D CONSTRAINTS

The Regional Ccntext - FJaturai Areas

rFhe City of Wilsonville as a whole, and the Frog Pond planning area in par-

I ticular, are surrounded by a rich array of natural areas, parks, agricultural
I lands, and rural open spaces. The Willametie River corridor in particular

has many green spaces along its banks near the planning area, including Corral
Creek NaturalArea, Memorial Park, Molalla River State Park, Weber Farm Natu-
ral Area, Hebb Park, and several natural areas downstream of Canby which lead
to Willamette Falls. The Willamette River lies less than a mile from the southern
boundary of the planning area. The Natural Areas Map (Figure 3) also illustrates
the significant green spaces on the west side of Wilsonville that are a short bike
ride away from Frog Pond, including Graham Oaks Nature Park and the Coffee
Creek wetlands.

Background and Context

'"$

Planning Gommission - September 9, 2015
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Background and Context

Wilsonville is both part of the greater Willamette Valley region and its own distinct
city. Traveling south from Tualatin on l-5 or Boones Ferry Road, the pattern of
developed and undeveloped areas reinforces this distinction. The journey along
SW 65th Avenue or SW Stafford Road is even more striking - there is country-
side and rural housing for large areas between east Tualatin, West Linn, and the
Frog Pond area. The regional context map of urban and rural areas (Figure 4)
ilf ustrates: (1) the current "countryside north of Wilsonville" will likely evolve into
planned urban communities as the urban reserves develop over the next 40 to 50
years, and (2) the "country-edge" along the east side of SW Stafford Road to the
north of Kahle Road is a key urban-rural transitional area. lt is an "Undesignated
Area" adjacent to Urban Reserves and Rural Reserves.l The map also reveals
that the City of Canby is only two miles from Frog Pond as the crow flies, but
much further by road or ferry due to the Willamette, Pudding and Molalla Rivers.

City Context

The City context map illustrates Frog Pond's proximity to, and opportunity
for becoming an extension of, the existing city. During the planning process,
discussions focused on connections - how can Frog Pond become a new, great,
livable, and well-connected part of the city? The Town Center, for example, ís
under a mile away and easily accessed via Canyon Creek Road. The Town
Center is just one of several key areas east of l-5 that are within a short bike ride,
South Metro Area Transit (SMART) bus trip, or drive from Frog Pond.

Fianning Area

the 497-acre study area is a logical and intuitive extension of the City of Wilson-
ville. Historically, it was part of the Wilsonville area's early settlement pattern, with
some key gathering places for the rural farming community, such as the Grange
Hall (originally the Frog Pond School) and the Frog Pond church (immediately
south of the study area). Physically, it is adjacent to key streets, existing neigh-
borhoods, and natural areas. Even the shape of the study area wraps around the
edge of the community. The study area is naturally comprised of three parts: the
area west of Stafford Road; the area east of Stafford Road and north of Advance
Road; and the area south of Advance Road. Dimensionally, each of these areas
is approximalely'/o mile from center to edge, a comfortable 5 to 10 minute
walking distance. There is an opportunity to design three distinct-yelconnected
neighborhoods within the planning area.

6 | Background and Context City of Wílsonville
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Background and Context ffi

Figure 3. Regional Context - Natural Areas
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ä Background and Context

Figure 4, Regional Context - Urban and Rural Areas
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ffi Background and Context

Figure 6. Planning Area Cofitext
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Background and Context

The tree groves within the planning area provide a key visual asset, and are
a link to the historic character of the area. To the extent existing, mature trees
can be retained and protected as annexation and development occurs, it will
contribute to the character and desirability of the neighborhoods. The city has
existing annexation policies that incentivize (but do not mandate)tree retention

Likely future connection points to existing transportation, water, and sewer sys-
tems are identified in Figure 6. Roadway connections will likely align with existing
connections along Boeckman Road or meet spacing standards along Stafford
Road. City water and sanitary sewer services do not extend into the planning
area al this time; however, water and sewer connection points are available along
Boeckman Road as well as on the west side of Meridian Creek.

Planning Area Scale Companson

Ihe planning scale comparison in Figure 7 illustrates the potential for creating
walkable neighborhoods in the Frog Pond area. The 18O-acre Frog Pond UGB
area is approximately the size of the western one-half, of Villebois in Wilsonville

Figure 7. Frog Pond Planning Area compared to Wilsonville's Villebois
and Vicinity

Planning Commission - September 9, 2015
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Background and Context

MARKET ANALYSI52

Denrographic Corrtext

Wilsonville is one of the Portland region's fastest growing cities. Metro has pro-
jected that the city's households will grow at 1.8 percent annually through 2035,
faster than the region and other nearby citíes such as Tualatin and Sherwood.
The city may grow faster than this rate: between 2000 and 2A12, Wilsonville's
households grew at a rate of 2.8 percent per yeaç despite the recession. There-
fore, there will almost certainly be demand for housing, and potentially commer-
cial development, in Wilsonville and Frog Pond during the next two decades.

wilsonville's residents are more likely to have a bachelor's or advanced degree
than residents of the region, they earn slightly more than households in the
region, and they are more likely to work in white collar jobs. Wilsonville has large
shares of both young adults and senior residents, while the city has a smaller
share of households headed by middle-aged adults compared to the region.

Analysis by Metro, the state of oregon, and the us census Bureau indicate that
America's demographics are changing, and growth in the Frog Pond market area
is likely to include a wide variety of household types. The most dramatic growth
will come from the 65+ senior population, which is expected to increase by 93
percent between 2015 and 2035. By comparison, no other age group is expected
to grow by more than 29 percent during the same time period. ln addition,
"non-traditional" household types such as families with out children, single-parent

households, and
single-person house-
holds will be important
components of growth
and therefore will shape
real estate demand in
Frog Pond. Sixty-eight
percent of Wilsonville's
current households are
one or two people; such
smaller households2s'34 3s-ê'r 6s+ have been growing as

:i.,.l;:ì"r.-ï,i:ä;:ìï:ffi1:,î:-', 5{3!Ê'¡ r,rxi¡r ,orì?dla¡¡or Êorecr$r -1¿rt0-!i}5s. cñ.¡re oråcsnûrilrc ¡irati's¡s, srárs ot a sharg of thg country,s
population since the

Figure 8. Forecasted Percent Population lncrease by Age Group lg70s, a trend that is
(2015 to 2035, Washington and Clackamas Counties combined) expected to continue.

Planning Commission - September 9, 2015
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Market Analysis

Housirrg mârket analysis

Based on Wilsonville's Residential Lands Study, demographic projections, past
housing built in Wilsonville, and other factors, the Frog Pond market analysis first
recommended that Frog Pond be planned for a relatively broad mix of housing
types including a variety of detached single-family, attached single-family, and
even multifamily homes. The market analysis noted:

"The primary housing type should be single-family detached homes within
a variety of lot sizes, since such hames cantinue to be the choice of most
American hauseholds. Because one and twa-person households make up the
majority of market area hauseholds, and because of the dramatic growth af
the senior populatian, LCG recommends that the program contain a significant
share of small lot single-family homes (lots between 2,500 and 4,400 square
feet), as well as multifamily and attached housing. Developers generally
support a diversity of housing within a large community such as Frog Pond,
since such a broad mix of housing will accommodate a wider segment of the
population, and therefore speed sales and absorption."

The market study also spoke to neighborhood quality, citing

"Recent surveys and research by the NationalAssociation of Realtors (NAR),
Urban Land lnstitute (ULI), and others show that the amenities assocrafed with
complete and walkable neighborhaods are imporlant in addition to the home
itself. These popular amenities include shops within an easy walk, places to
walk for exercise, public transportation, and sidewalks. Such features shou/d
be taken into accaunt in the design of the community."

As the housing element of the plan was developed, community perspectives
were integrated with market trends. This was one of the more challenging issues
during the development of the plan. Many community members voiced the per-
spective that Frog Pond should be planned for several segments of the market
that are somewhat different than what the market data showed: lower densities,
higher income demographics, and in particular, a high percentage of lots 10,000
square feet and greater. Those favoring lower densities felt strongly that larger

The neighborhoad hss ø
mix af lzouses ond stores
and other busikessÈs tlltt
ate essy to waÌk ta.

The neighborhood has |tsuses
snly andypu hqve to drive to
stares snd ather þ{,sÍne¡ser.

SOUfCe:|rJ¡lir,'rr¡; j *u¡t¡ffun¡ll¡ prefereûce 5r¡¡r.'ey. fu'¡¡ili,:n¡/ Áss*c¡úåLrn i¡f ÑÊi:ft¡:o¡s r-lc¡olie¡ lll? j

Figure 9. Community Preferences Survey Results
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lots were a missing part of the land supply in Wilsonville and demand was very
strong for this housing type. After a comprehensive review of options, the final
plan incorporated a hybrid approach, where lower densities are planned for the
area within the UGB, and a greater mix of single-family housing opportunities
would be available over time in the urban reserves (See Housing Strategy - page
23 of this report). Multi-family housing was removed from the plan due to the
high percentage of multifamily units in Wilsonville's existing housing mix.

Refail rnarket anälysis

The Frog Pond Area will build out along the edge of an existing urbanized city
and region. As mentioned above, nearby goods and services are an amenity
desired by homebuyers. The time-tested adage is "retailfollows rooftops," so
retail development only takes place when there is a sufficient population of likely
shoppers in the area. As a potential retail location, Frog Pond benefits from
being situated along two arteríal roads, Boeckman/Advance Roads and Stafford/
Wilsonville Roads, which will provide some drive-by traffic. Retail in Frog Pond
can also serve existing neighborhoods adjacent to the west and southwest.

Based on an evaluation of current and projected future retail spending, the
market analysis first projected that Frog Pond could potentially support a retail
center anchored by a small to medium-size grocery store (60,000 square feet
or more) at project build out, in approximately 2035. lf such a center cannot be
attracted, the recommendation was for a smaller center of between 10,000 and
30,000 square feet. A variety of factors will affect retail feasibility, particularly
whether or not other retail is built near Frog Pond during the next 20 years, the
number of homes in the area, and retail development formats in the future.

With concerns about the feasibility and potential success of retail in the plan-
ning area, the retail market analysis was supplemented with an evaluation of
comparable small centers in the Portland area and at Northwest Crossing in
Bend (See TechnicalAppendix K). Based on this review and the projected total
housing being lower than first analyzed, a smaller center capable of supporting
up to 38,000 square feet of reiail on approximately 3.5 acres was included on
the demonstration plan in the future East Neighborhood. Regardless of the size
and scale of retail, the focus should be on establishing a retail/commercial hub
development that provides some goods and services for local residents, while
also creating a gateway, center, sense of place, and social hub for the area.

14 lMarketAnalysis City of Wilsonville

Planning Commission - September 9, 2015
LP15-0002 Frog Pond Area Concept Plan



Page 169 of 351

Ma rket Ana lysis ffi
CostcoTarget

5,450 ¿nr

4,859 anr

Lamb's
Thriftway

Fred Meyer
Albertsons

Figure 10. Frog Pond Retail Context
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psrks are facal points af the cômmunity. Frog Pond is "just a shart bike, walk, or bus trip"

fram all parts of Wilsonvilf e - o ttighly valued port of the lørger city.

ENVISIONING FROG POND IN 2035

F arly in the progress, the Frog Pond Task Force and TechnicalAdvisory
E Çe¡¡¡¡ittee met togeiher to envision the potential future for the Frog Pond
b Area. They brainstormed answers to this question: "lmagine you must

- {eavoWilsonvlllè*to-llva.on¿=beâutiftll'Sou,th.6sa-island" -You*roturn-in,20-years -- -,
and the plan has been successfully implemented. You like what you see. What
do you see?" Their ideas formed the basis for the Frog Pond Vision and Guiding
Principles, which were approved by the City Council on August 14,2014,The
Vision Statement provides a verbal snapshot of the Frog Pond Area in 2035. lt
summarizes the desired character of the community as an integral part of Wil-
sonville and sets the framework for the guiding principles of the Frog Pond Area
Plan.

V¡sion and Guiding Princ p

Planning Gommission - September 9, 2015
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GUIDING PRINCIPLES FOR WILSONVILLE'S NEXT
GREAT NEIGHBORHOODS
The following Guiding Principles capture the intended outcomes of the Area Plan,
building on the vision. These principles guided the evaluation of plan options and
issues throughout the planning process.

Create great neighborhoods
Frog Pond's homes, streets, open spaces, neighborhood-scale retair, and other
uses fit together into walkable, cohesive, and connected neighborhoods. Frog
Pond is a fun place to live.

Create ã complete streets and trails network
streets are designed for safe and enjoyable travel by bike, on foot, or by car. A
great network of trails is provided. Safe crossings and connections are provided
throughout the street and trail network.

Provide acc€ss to nature
The creeks and natural areas provide opportunities to see and interact with
nature close to home.

Create con'ìrrunity gathering spãces
Beautiful parks, quality schools, and other public spaces serve as community
centers and gathering places. The land uses, transportation, and open space
around the Advance Road school and park sites support a compatible neighbor-
hood plan in that area. The Frog Pond Grange, and adjacent uses, fit together as
a focal point of the community.

Pi'ovide for Wilsonville's housing neËds
A variety of attractive homes are provided to fulfill the City's housing needs and
align with the market. síngle-family homes, includlng some on large lots, are a
significant part of the mix. Neighborhoods are designed to be multi-generational
and offer a diversity of attractive housing options at a variety of prices.

Create a feasii:ie impiementation strategy
A realistic funding plan for infrastructure, smart and flexible regulations, and other
strategies promote successful implementation of the plan.

' !i1

å\
$It

1B I Vision and Guidíng Principles City of Wilsonville

Planning Commission - September g, 201S
LP15-0002 Frog Pond Area Goncept Plan



Page 173 of 351

Vision and Guiding Principles

Frog Pcnd is an extension of Wiisonville
Frog Pond is truly connected - it is an easy and safe walk, drive, bike
trip, or bus ride to other parts of Wilsonville, and Frog Pond feels like
a well-planned extension of the city.

Retain trees
Mature native trees are integrated into the community to enhance the
area's character and value.

Honor Frcg Ponci's history
A sense of history is retained, recognized, and celebrated.

Provide cornpatririe transihons tc surr*unding areas
New urban land uses are good neighbors to adjacent rural land uses,
future developable areas, and existing neighborhoods. The plan
provides for future growth of the City into adjacent urban reserves.

Promote healthv, äcTjve lifesiyles
Extensive walkways, community gardens, recreational facilities, and
other elements suppof active and healthy lifestyles.

I ntegrate susta ina bility
The plan integrates solutions which address economic, environmental
and social needs. Frog Pond is a sustainable community over the long
term. v.tt

Caor"dinate vuitlr WiIsoni¡iIie's transpartãticr"l network

The plan is consistent with the Wilsonville Transporiation System Plan
for all modes of travel:trails, blkeways, SMART, and automobiles.
Traflic impacts are managed for key streets and intersections, in-
cluding the l-5 interchanges.

L

t

I

:

I
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THE FOUR FROG POND FRAMEWORK PLANS

The Frog Pond Area Pfan is comprised of four framework plans

Land Use and Gomrnunity
Design Framework

Defines the major land use types and
the core principles and guidelines
for community design that will create
livable neighborhoods.

Transportation Framework

Defines location, type, and design
goals for key streets and intersections.
Conceptual routing for future transit is
also described. To complete the multi-
modal objective, the Transportation
Framework also defines the location,
type, and design goals for key bike-
ways, pedestrian routes, and trails.

Park and Open Space
Framework

lntegrates natural resources, defines
parks, and links open spaces within
and adjacent to the planning area.

lnfrastructure Framework
Defines the planning level location,
type, and cost of major water, sanitary
sewer, and storm water infrastructure.

The term "framework" is used to indicate that the recommendations are made
at a concept level in anticipation of: (1) more detailed master planning prior to
development; and, (2) flexibility to adapt to future conditions and more detailed
information. Together, the four framework plans are intended to create a com-
plete communiiy as envisioned by the Frog Pond vision statement.

20 | Vision and Guiding Principles City of Wilsonville
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CRËATING GREAT NEW NEIGHBORHOODS IN EAST
WILSONVILLE
From a physícal planning perspective, the Frog Pond Area has excellent potential
for developing into compact, walkable neighborhoods. The areas west of Stafford
Road, east of Stafford Road, and south of Advance Road have clear and defin-
able "edges" formed by existing streets, public uses, and open spaces; flat land
that is easily traversed by foot or bike; and short distances (no more than a half-
mile across) between these edges. This short distance is padicularly important:
it provides the opportunity to walk or bicycle from one's home to any destination
in the neighborhood in about 5-10 minutes. Building on these physical attributes,
the Plan is organized into three neighborhoods - West, East, and South - collec-
tively called the Frog Pond Area. See Figure 11 and the descriptions below for a
description of the neighborhoods comprising the whole Frog Pond planning area.

West Neighborhood - The West Neighborhood is framed by the beautiful
conifers on the steep slopes of the Boeckman Creek canyon, the open spaces
and agriculturalfields beyond the UGB, the historic Frog Pond Grange, Stafford
Road, and the existing city along Boeckman Road. lt is about one-quarter mile
from its center to each of these edges. The land is generally flat and will be very
walkable if a strong network of streets and paths are created, as called for in the
plan. ln 2415, there are 26 different ownerships spread across 32 tax lots, with

Land Use and Community Design
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Figure 11. Neighborhood Framework
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an average parcel ownership size of 5 acres. This level of parcelization is an
important constraint. lf each property were to be proposed with a small, individual
and uncoordinated development project, it will be challenging to achieve a con-
nected and walkable pattern of streets and blocks.

East Neighborhood - The East Neighborhood is principally framed by Stafford
Road, Advance Road, and the BPA Powerline Corridor I Newland Creek. ln
addition, there are two buildable areas along Kahle Road a short walk from
neighborhood amenities to the west and south across the BPA powerline corridor
The land slopes south and east toward Newland Creek at grades in lhe 4o/o

range, outside of riparian areas. With an average parcel ownership size of 25
acres, the area has excellent potential for larger, master planned neighborhood
development.

South Neighborhood - The South Neighborhood is bound by Willow Creek to
the West, Advance Road to the north, the UGB/rural areas to the east, and the
UGB/rural areas to the south. Forty acres of the South Neighborhood is already
inside the UGB for the planned schools and a community park. These uses will
provide a strong civic presence for the neighborhood, and connect it to rest of
the community through the many community activities that will be held at the
park and schools. Creating a connected street pattern will be slightly challenged
by the size and configuration of parcels east of 60th Avenue, unless property
consolidations occur. The area is flat and walkable.

RESIDENTIAL LAND USES

Strategres for Fr*g Pond's lVix of Housing:
A Fhased Apprcach
During the development of the Area Plan, there was broad agreement on the
elements in the vision and guiding principles that call for: a variety of quality
homes; a significant amount of single-family homes including homes on large
lots; and, a housing mix designed to be multi-generational and offer a diversity of
options at a variety of prices. There was a range of opinions and robust discus-
sion regarding exactly what housíng mix was best to achieve the vision. Some
participants advocated for larger lots, generous yards, opportunities to "move
up" in Wilsonville, and a higher income demographic. Others wanted a greater
housing range that would accommodate a wider mix of incomes and residents,
and strong consideration of housing affordability. After exploring many options
and implications for infrastructure funding and development feasibility, the City
chose a hybrid plan, with the following housing strategy:

Planning Commission - September 9, 2015
LP15-0002 Frog Pond Area Concept Plan
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A. Plan for only detached housing within the West Neighborhood, i.e.
within the existing Frog Pond UGB Area, in order to meet the near-term
need for single family detached housing identified in the City's Residen-
tial Lands Study, and be responsive to objectives cited by advocates for
lower density and larger lots.

B. Plan for slightly higher densities and more housing variety, in-
cluding attached housing in the future East Neighborhood (Urban Re-
serve 4H). This will provide a future opportunity for a variety of housing
choices that are aligned with the demographic trends and housing needs
identified in the market analysis. The East Neighborhood will provide four
residential desig nations, al lowin g (collectively) for town homes, cottage
lots, small lot residential, duplexes, medium lot single family, as well as
large lot single family.

C. ln the future South Neighborhood (in Urban Reserve 4H), plan for
densities between those estimated in the other neighborhoods.
This will provide for housing types that are compatible with the adjacent
schools, help broaden the overall housing mix and affordability, and
allow for transition to lower urban densities adjacent to the rural reserve
Within the South Neighborhood, there will be at least three residential
designations provided: small, medium, and large lot.

îhe Larlci Use Frarnework and F,esiderriial Llesigrìariûns

The Land use Framework in Figure 12 depicts the planned residential desig-
nations for the Frog Pond Area. lt distinguishes between designations for lands
within the current UGB, and, future designations for lands wiihin the Urban
Reserve. The plan also shows non-residential land uses (described in the next
section of this report), major open spaces, and framework streets .

The West Neighborhood includes three residential designations

Large Lot Single Family: These lots range from 8,000 to 12,000 SF with
a maximum net density of 4.4 units per acre.

Medium Lot Single Family: These lots range from 6,000 to 8,000 SF and
have a maximum net density of 6.2 units per acre.

Small Lot Single Family: These lots range from 4,000 to 6,000 SF and
have a maximum net density of 8.7 units per acre.

24 | Land Use and Community Design City of Wilsonville
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NEIGHBORHOOD COMPARISONS
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Figu¡e 1 3. Land Use Framework (West Neighborhood)
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The East and South Neighborhoods
have four residential designations. They
generally have smaller lot sizes than
those in the West Neighborhood, and
are identified by the word "Future" in the
designation.

Future Large Lot Single Family
These lots range from 7,000 to
9,000 SF, with a maximum net
density of 5.4 units per acre.

Future Medium Lot Single
Family: These lots range from
5,000 SF to 7,000 SF and have
a maximum net density of 7.3
units per acre.

Future Small Lot Single Family:
These lots range from 3,000 to
5,000 SF and have a maximum
net density of 10.9 units per
acre.

Res¡dent¡al Designation

Page 181 of351
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Large Lot Single Family: These are spacious
homes on large lots that are generally affordable to
those with a combíned household income of greater
than $150,000. These homes meet the needs of
business owners and executives and those looking to
"move up" while staying in Wilsonville.

Medium Lot Slngle Family: These lots are
affordable to those making between $100,000
and $150,000 per year, which is a large portion of
Wilsonville households. Homes average 2,700 SF on
7,000 SF lots.

Small Lot Single Family: These homes would also
be affordable to families earning between $100,000
and $150,000. Homes average 2,350 SF on 5,000 SF
lots.

Future Attached/Cottage Single Family: These lots range from 2,000 to
3,000 SF and have a maximum net density of 17.4 units per acre.

Table 1 below describes the projected capacity of each Frog Pond neighborhood
by residential land use designation.

Table 1. Land Use Metrics and Capacity

West
Neighbor-
hood Units

East
Neighbor-
hood Un¡ts

South
Neighbor-
hood LJnits

East+
south
Units

Average
Lot Size

(sF)
Units/
ac net

MaxFrog
Pond
Total
Unítg

ßesidential Designation,s and
Character in Frog Pond West

West
Neighborhood

East & South
Neighborhood

LLSF (8,000 - 12,000 SF)

MLSF - 8,000 sF)

Future LLSF

Future MLSF 7

124
281
205

610

6.3

124
28t
205
148
287

409
48t

10,000
7,000

4.4
6.2

8.75

t20
t25
123
48t

148
287

409
48t

28

162
286

L,325935

8.4

7,476

8.8

849

8,000
6,000
4,000

s00

5.4
7.3

L0.9

77.4

Total Units

Overall net density 10.8 10.01
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Housing /+ffordabiiity arid Pat¡i rtg fçç irifrastruc'l,ure

Land cost, home construction cost, and infrastructure costs all play a role in
housing affordability. As part of the evaluation of options for the housing element
of the Area Plan, two analyses were prepared to address housing affordability,
development feasibility and how to pay for infrastructure.l The results of those
reports, cited below, were used to model how the Frog Pond Area Plan will affect
home prices. Considerations for the West Neighborhood differ from those of the
East and South Neighborhoods.

ln the West Neighborhood:

The west Neighborhood must pay for its own infrastructure because there
is no guarantee of when (or even if) the East and south Neighborhoods will
develop. There is an estimated $10.6 million in "framework" infrastructure
projects that are needed to serve the Frog Pond West Neighborhood which
are not expected to be funded by individual development projects or the
City's Capital lmprovement Program (ClP). These projects, such as the
stafford Road and Boeckman Road urban upgrades and two neighborhood
parks, will benefit all properties in the West Neighborhood.

When the $10.6 million described above is divided by the number of lots
estimated for the West Neighborhood, the result is a cost per lot that will
need to be funded through an instrument such as a reimbursement district.
The estimated reimbursement cost per lot in the west Neighborhood would
average $17,431 per lot.

Table 2. Required l-lome Price in West N hborhood

Designation Required Home Price - West
Neighborhood

Small Lot Single Family
Lot size: 5,000 SF

Home Size:2,365 SF
Required Home Price: 9439,700

Medium Lot Single Family
Lot Size: 7,000 SF

Home size: 2,790 SF
Required Home Price: $576,000

Large Lot Single Family
Lot Size: 10,000 SF
Home size: 3,500 SF

Required Home Price: $775,400

28 | Land Use and Community Design City of Wilsonville
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Given these infrastructure costs and the land use assumptions, the project
team modeled the "Required Home Price" needed for homes in each land
use category to make development feasible. These are shown in Table 2
below.

The implications of these housing costs are that the West Neighborhood would
be considered affordable to households with an annual income of $100,000 and
above, as shown in Table 3.

ln the East and South Neighborhoods:

There is an estimated $11.6 million in "framework" infrastructure projects that
are needed to serve the Frog Pond East and South Neighborhoods which
are not expected to be funded by individual development projects or the ClP.
These projects, such as the East Neighborhood Park, benefit all properties
in the East Neighborhood.

When tfre $11.6 million described above is divided bythe numberof lots in
the East and South Neighborhoods (with consideration for non-residential
development allocation), the result is a cost per lot that will need to be
funded through an instrument such as a reimbursement district. The reim-
bursement cost per lot for the East and South Neighborhoods would average
$7,500 per lot.

A "required home price" model was not created for the East and South
Neighborhoods, due to the uncertainties inherent in land economics for
properties that may be developing 10 or more years from now.

Table 3. Percent of Households by lncome Range and Home Purchase Price, Wilsonville,2Al4

Household lncome Category

Low Higlt

Percent of

Households

Typical Monthly

Mortgage Payment

Home Purchase

Price Range

$o

$15,000

$25,000

$35,ooo

$50,000

$75,000

$100,000

$150t000

$200,000

$15,000

$25,000

$35,000

$50,000

$75,000

$100,000

$150,000

$200,000 F/"
3v,

Source: US Census, FSRI Business Analyst. Leland Consulting Group

G'u
G'GGreE:'

$o

$310

$520

$730

$1,040

$1,560

$2,080

$3,130

$4,170

$310

$520

$730

$1,040

$1,560

$2,080

$3,130

$o

$60,000

$100,000

$140,000

$200,000

$300,000

$395,000

$600,000

$795,000

$60,000

$100,000

$140,000

$200,000

$300,000

$395,000

$600,000

$795,000$4,170

$o
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I ni pierri e ntr ng Wi iso nvi I le's H ousi ng ldeeds An a lysis

The 2014 Wilsonville Housing Needs Analysis (also known as the Wilsonville
Residential Land study) was completed in 2014 and assumed that the majority
of housing in Frog Pond would be single-family detached housing at between 5.8
and 8.5 net units per acre. This is consistent with the development outlined in this
plan.

As of 2014, wilsonville's housing stock is roughly 43% single family (including
single family attached homes, single family detached homes, and mobile homes)
and 57% multifamily (including duplexes, condos, and apartments). The develop-
ment of Frog Pond will have the effect of shifting the citywide mix of single family
and multifamily housing closer to a 50/50 percent balance. Table 4 describes this
change in detail.2

Table 4. Changes in Housing Mix of Wilsonville due to Frog Pond
Development

Existing Units
(2014)

West Neighborhood
Buildout (+610 SF

Units)

Full Frog Pond
Buildout (+1935 SF

units)

Single Family Units
4,329

43%

4,939
47%

6,264
53%

Multifamily Units
s,630

57%

5,630

53%

5,630

47%

Total Units

Achievirrg the Vi.cion tl-rrougir Great Design- Community
Desigrr Principles
Wilsonville has a long tradition of thoughtful review of urban and architectural
design elements rn new development. This has resulted in a high-quality urban
fabric and residential development that maintains value and consistently attracts
homebuyers. The city's expectations for design are captured in the comprehen-
sive Plan:

"lmplementation Measure 4.1.5.ii - The design of developments within the
community can be regarded from twa viewpoints: the design of structures as
they relate fo s/e and functian (architectural design) and, their retationship
ta the surrounding area (community design). Both aspecfs shall be consid-
ered ta be of equal importance. Good architectural design I's necessary fo

9,959
1-OO%

10,569
L00%

Lt,894
100%
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provide visual variety and allaw for individual identity. At the same time, good
community design provides a sense of unity with other development while
eliminating conflicting appearances." (Comprehensive Plan, page D-29)

The Community Design Principles listed in Table 5 have been created to guide
the Frog Pond Area Plan and the implementing master plans, policies and regu-
lations that will be prepared in future years. The principles apply to all land uses
and public realm improvements.

Demcnstralion Pians Table 5. Community Design Principles

Two "demonstration plans" were
prepared to illustrate application of
the Community Design principles
and help envision quality develop-
ment in the Frog Pond area. ïhe
demonstration plans are conceptual
and intended to be illustrative and
guides to future development-not
as specific development proposals.

The West Demonstration Plan
illustrates approximately 34 acres in

the West Neighborhood. lt features
the following:

A2-acre neighborhood park as .
a focal point and community
gathering space for residents.

A clear network of walkable
blocks, enabling safe and
comfortable walking routes
for neighbors of all ages and
abilities. These streets are also
scaled to minimize development
costs while further reducing
vehicle speeds and enhancing
safety.

Create a network of walkable blocks

Create cornmunity focal points at the schools,
parks, civic nodes, and neighborhood commercial

center
Frovide safe intersections and safe routes to

school
Provide a variety of housing types and forms at the

bfock scale
Provide pedestrian-oriented and human scale

architectural design
Create compatible transitions between different

building forms
Create compatible transitions at the urban-rural

interface
Provide physical and visual access to nature

Preserve key naturalfeatures and integrate them

into new development
Design storm water features as amenitiesa

a Front entries and porches facing the park and streets, with alleys used on
some blocks to reduce the number of front driveway curb cuts, increase
on-street parking, and emphasize a high-quality pedestrian environment.

Planning Commission - September 9, 2015
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Street trees forming "canopies" over the streets over the long term, and
many other trees in yards and open spaces.

A wide range of lot sizes - large, medium, small, cottage - arranged so that
transitions between uses are gradual and compatible.

The East Demonstration Plan (Figure 15) is a conceptual layout for a 55-acre
area north of Advance Road in the future East Neighborhood. Like the west
Neighborhood Demonstration Plan, it is intended to illustrate how the Community
Design Principles can be applied, with specific emphasis on demonstrating the
potential variety of building types within the Attached/Cottage Single Family area
and incorporation of the neighborhood commercial area. This East Demonstra-
tion Plan features:

Two focal points and community gathering spaces: the 2.5 acre neighbor-
hood park and the neighborhood commercial area.

A clear network of walkable blocks, which are "permeable" to pedestrians
through the use of small open spaces, pedestrian paths, and alleys.

A series of green edges and public spaces adjacent to the BpA powerline
corridor to provide visual and physical access to the corridor and Newland
Creek to the east.

Five to seven building types within the Attachedlcottage single Family area
townhomes (two types)with alternating setbacks, cottages facing streets,
cottages facing greens, duplexes facing streets, and duplexes at corners.

Front doors that face Advance Road to provide "eyes on the street and park"
and increase the quality and safety of walking along Advance Road.

Direct and convenient street alignments for the extension of 60th Avenue
and the "school street" to mark these routes as key streets for safe routes to
schools, walking, biking, and/or transit. These streets will also serve to 'knit'
together the entire Frog Pond area with key streets connecting the schools
area with the area west of Stafford Road.

32 | Land Use and Community Design City of Wilsonville
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Create a network
of walkable blocks

Street Trees
(Provide canopy over street for shade,
pedestr¡an comfoñ, and Éinwater absorpiion)

Largê Lot Single Fam¡]y

Homes Facing Park

Land Use and C0mmunity Des¡gn

Stormwater B¡oswale
(NatuÞl detenlion and filtÉtion of on-slreel
Êinwater)

Medium Lot Singlè Family
(With mature tree pþtecled in fþñt yard)

Ne¡ghborhood Park

ffi

Provide a variety of
housing types and forms

Figure 14, West Ne¡ghborhood Demons¡ration Plan

Provide safe
¡ntersections

Preserve key natural
features (trees)
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N EIG H BORHOOD COM M ERCIAL IN TH E FUTU RE

EAST NËIGHBORHOOD
The Land Use Framework includes at 3.5 acre site designated as Future Com-
mercial, located at the northeast corner of the Stafford-Wilsonville-Boeckman-Ad-
vance Road intersection. Consideration of local retail in the plan began early in
the process through the adoption of the guiding principle titled "Create Great
Neighborhoods," which reads:

"Frag Pond's hames, streets, open spaces, neighborhaad-scale retail,
and other uses fit together into walkable, cahesive, and connected
neighborhoads. Frog Pond is a f un place to live."

The overall vision for the neighborhood commercial center is that it is a place that
provides local goods and services within easy access of the local neighborhoods,
has a high quality and pedestrian-oriented design, and serves as a gathering
place for the community. Due to its small scale and local orientation, it will not
compete with other commercial areas in Wilsonville.

A market study was conducted to evaluate the demand and rationale for neigh-
borhood scale retail in the Frog Pond area. The study found3:

"The Frog Pond Area community will build out along the edge of an existing
urbanized city and region. Nearby goods and services are an amenity that
residents will want; however, 'retail lollows rooftops'-in other words, significant
retail development only takes place when there is a significant population of
likely shoppers in the area. As a potential retail location, Frog Pond benefits from
being situated along two a¡lerial roads, Boeckman/Advance Roads and Stafford/
Wilsonville Roads, which will provide some drive-by traffic. Retail in Frog Pond
can also serve some adjacent existing communities to the west and southwest.

Based on an evaluation of current and projected future retail spending, LCG
projects that Frog Pond could potentially support a small to medium-size gro-
cery-anchored retail center (60,000 square feet or more) at full project build out in
approximately 2035. lf such a grocery-anchored center cannot be attracted, Frog
Pond could support a smaller center of between 10,000 and 30,000 square feet.
A variety of factors will affect retail feasibility, pañicularly whether or not other
retail is built near Frog Pond during the next 20 years, the number of homes in

the area, and retail development formats in the future. Regardless of the size
and scale of retail, the focus should be on establishing a retaillcommercial hub
development that provides some goods and services for local residents, while
also creating a gateway, center, sense of place, and social hub for the area."

Planning Commission - September 9, 2015
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A follow-up review of comparable centers was conducted to supplement the
market study and set the final size for the center.4 Based on this review, it was
determined that a smaller, unanchored center was more typical in today's market
and appropriate to the Frog Pond neighborhood coniext. The center included in
the plan can accommodate an estimated 38,000 square feet of retail, small office,
and neighborhood services such as a day care center.

Multiple options for locating the center were considered. The proposed location
was chosen based on the following factors:

The site is central to all three new Frog Pond neighborhoods and many
customers within easy walking distance.

It is proximate (i.e. within a 15 minute walk)to existing Wilsonville resi-
dents.

ïransit currently serves the area, and will potentially be routed along
Advance Road in the future.

The site is highly visible, which is a key market consideration.

Existing and future pass-by traffic is the highest in the area

Neighborhood commercial is a complementary use and accessible to
the planned community park and future homes in the East and South
Neighborhoods.

l!eighborhcod Commerciai Demonstratíon Plan and Design
G uiciance

Figure 16 depicts a demonstration plan that was prepared for the Neighborhood
Commercial center as part of the overall East Demonstration Plan. Two buildings
are oriented along a new access road extending perpendicular from Stafford
Road, forming a mini Main Street. The traffic analysis for ihe plan supports a
full movement intersection at this location. Two additional buildings are oriented
to Stafford Road for visibility, with parking interior to the site. The southern end
of the site is envisioned to be open, potentially including a community garden,
public ar1, storm water facilities, and pedestrian seating and lighting as well as
a landscaped buffer from proposed homes to the east. Figure 17 depicts design
guidelines and images for the center.

36 | Land Use and Community Design City of Wilsonville
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CIVIC LAND USES

The following civic land uses are included on the Land Use Framework

Frog Pond Grange
Community of Hope Church
Community Park
School Site

ln addition, three neighborhood parks are planned (two in the
West Neighborhood and one in the East Neighborhood). Please
see page 58 for a description of those parks.

Both Frog Pond Grange and Community of Hope Church are
designated lnstitutionallCivic on the Land Use Framework. This
designation recognizes the important community role that these
sites serve now and should serve in future years. The intended
uses include religious, cultural, educational, and community ser-
vice uses, not including retail. Residential use would be allowed
in combination with a primary civic use. The Frog Pond Grange
is a particularly important site due to its historical significance
and role as the namesake for the area. The demonstration plan
(Figure 18) envisions retention of the grange, a new community
building nearby, a small environmental center, trailhead, parking,
and extensive open space adjacent to the BPA powerline ease-
ment.

A demonstration plan was also prepared for the Community of
Hope site (Figure 19). lt shows the potential for two new build-
ings oriented to the corner of Stafford and Boeckman Roads, a
small plaza, access from the West Neighborhood, and adjacent
residential uses.

a

The Community Park and School sites were added to the UGB
in 2013, and annexed to the City in 2015. The Community Park,
a 1O-acre site, will be developed for sports fields and other
active recreation serving all of Wilsonville. As of the writing of
this Area Plan, the timing for development of the park has noi
been determined. The 3O-acre school site is owned by the West
Linn-Wilsonville School District and will be home to a new middle
school and primary school. The middle school is scheduled for
opening in 2017. The primary school will be added in the future
when the district determines there is a need.

Figure 16. Example Commercial
Center Layout

Planning Gommission - September 9, 20t5
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Additional Design Considerations
for Neighborhood Compatibility
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access
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.generous landscape
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FRCG PON D'S TRANSPORTATION STRATEGY -

CO N N ECTIVITY CIRCU LATIO N, AN D SAF ETY
rFhe vision and strategy for the Frog Pond Area is to create three distinct

I neiohborhoods that are connected to each other and to the rest of Wil-
I .oÑ¡tlu through a transpodation framework that is safe and convenient

whether one is traveling by foot, bike, SMART transit, or car. The planning pro-
cess analyzed three alternative transportation and land use layouts and made
additional refinements to arrive at the proposed transporlation framework, shown
in Figure 20.

The street plan is comprised of existing and new aÉerial streets, collector streets,
and framework streets that are intended to be provided in the approximate loca-
tions shown on Figure 20. There will also be additional local streets, which have
proposed connections to framework streets as shown with arrows on the figure;
however, their precise alignment will be established through the development of
individual propefties.

Safe and convenient non-automotive access is a high priority for the City of
Wilsonville. The Transportation Framework emphasizes high quality pedestrian
routes to planned school and park sites in the South Neighborhood, as well as
the numerous other park and trail amenities in the Frog Pond Area. The West

Tra n s po rtat io n Fra mework
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Linn-Wilsonville School District's Safe Routes to School program has been part
of the planning process for the Frog Pond area and will build upon the Transpor-
tation Framework by providing additional detail and site specific recommenda-
tions.

TRANSPO RTATI O N ANALYS iS

Traffic Volumes and Operafions

A transporlation impact analysis was conducted as part of the Frog Pond Area
Plan. This section summarizes the findings of that analysis.

Future traffic forecasts were performed for a 2035 horizon year based on Metro
population and land use assumptions for the region, with the exception of the
Frog Pond Area Plan, which was revised based on the proposed land uses. The
majority of traffic growth between 2A14 and 2035 is expected to occur to the
north of Frog Pond because of additional growth in the area and the increasing
importance of the Stafford Road connection to l-205.

Future intersection operations were analyzed for the site accesses and major
intersections in the Frog Pond Area vicinity. Stafford Road was found io perform
adequately as a three-lane roadway, however, it will be approaching its capacity
beyond 2035 and the City should retain the option to widen it to 5 lanes in the
future. To accommodate safe and efficient operations for traffic turning into and
out of the East and West Neighborhoods, it is important to have a traffic signal
at one of the Stafford Road accesses. Because of the high volumes to and from
the nodh and desired traffic signal spacing, the preferred signal location is the
middle access (rather than the south access). This middle access provides good
connectivity to the heart of the East and West Neighborhoods and aligns with
Collector streets as assumed in the Option A and C grid street framework. Even
with the traffic signal, the unsignalized access north of the signal is expected to
exceed the City of Wilsonville's level of service D performance standard due to
increased delay. Therefore, drivers wanting to turn left onto Stafford Road are
likely to reroute to the signalized access.

lntersection operations were also analyzed at key off-site study intersections, in-
cluding both l-5 interchange areas, the Stafiord Road/65th Avenue/Elligsen Road
junction, and other key east side intersections. With the completion of all High
Priority Projects identified in the Wilsonville Transportation System Plan, these
areas are expected to meet applicable mobility targets and operating standards
through the year 2035 as required by the City of Wilsonville, Clackamas County,
and the Oregon Department of Transportation (ODOT). The analysis assumed
growth consistent with Metro forecasts, build out of the current Wilsonville urban

42 | Transportation Framework City of Wilsonville
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Figure 20. Trânsportatíon Framework - Streets
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growth boundary and a Maximum Build Out scenario for the Frog Pond Area that
exceeds the amount of growth identified in any of the three land use alternatives
considered.

As a MajorArterial, Stafford Road has been envisioned to eventually become
a five-lane roadway. However, the City of Wilsonville's policy intent is to have
Stafford Road be a three-lane facility in order to reduce speeds, increase safety
for pedestrians and bicyclists, and beautify the street as an impoftant gateway
into Wilsonville. While a three-lane roadway is expected to provide adequate
capacity over the Z}-year planning horizon, Stafford Road would be approaching
its three-lane capacity limit beyond the 20-year timeframe. By acquiring adequate
right-of-way for the future five-lane facility consistent with the Major Arterial
classification and designing a three-lane roadway that can easily be widened, the
City would ensure it can support future development in its northeast area and can
also have improved access to the future growth areas.

Transportatron Planning Rule Compliance

Full development of the Frog Pond Area Plan will, in the future, require bringing
the Urban Reserve lands into the Metro Urban Growth Boundary (UGB)and
adoption of amendments to the Wilsonville Comprehensive Plan to apply Wilson-
ville land use designations to the area. At that time, full compliance with Oregon's
Transportation Planning Rule (ORS 660-012)will need to be demonstrated as
part of the findings for the Comprehensive Plan amendments. The TPR requires
that UGB expansions and associated Comprehensive Plan changes avoid
causing a significant effect to the transportation system. This means the trans-
portation improvement projects currently incl uded in Wilsonville's Transportation
System Plan (TSP) must still be sufficient to meet applicable operating standards
and mobility targets or that additional improvements must be identified and
conditioned on the development or added to the TSP.

As described above, twenty-year traffic scenarios (i.e., 2035, which is also the
TSP horizon year)were performed for a range of land use scenarios that were
considered in preparing the Frog Pond Area Plan. The results indicate that the
l-5Milsonville Road and l-S/Elligsen Road interchange ramps will continue to
meet ODOT's applicable mobility targets. ln addition, the improvements identified
in the TSP for the study intersections throughout Wilsonville would be sufficient
to accommodate the project traffic levels, with the exception of the Stafford Road/
Frog Pond Lane intersection. This intersection would require the addition of a
traffic signal. Because this intersection is within the Area Plan, the traffic signal
is easily included as a required improvement associated with the Area Plan.
Therefore, the Frog Pond Area Plan and its associated improvements will have
no significant effect and this plan complies with the TPR.

Planning Gommission - September 9, 2015
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When the Comprehensive Plan is amended to adopt the areas currently with the
Urban Growth Boundary, the City will need to update its TSP to include the addi-
tional traffic signal at the Stafford Road/Frog Pond Lane intersectíon and the new
Collector roads through the West Neighborhood to allow these improvements to
be system development charge (SDC) credible.

Street Classifications and Design

Existing streets in the Frog Pond area will be upgraded to the applicable City of
Wilsonville standards consistent with the roadway's functional classification, and
will include sidewalks and in some cases bike lanes. Stafford Road is classified
as a MajorArterial and is planned forthree lanes (one travel lane in each direc-
tion and a center turn lane as needed) to accommodate through traffic and the
build-out of the Frog Pond area. Even though the standard cross section for a
Major Arterial includes five lanes, the City strongly supports retention of Stafford
Road as a three-lane facility because it is such an important gateway into the City
and will need to be as safe as possible for pedestrians. However, the Area Plan
assumes that buildings will be set back sufficiently in case Stafford Road needs
to be widened to five lanes in the future due to growth of background traffic and
the future development of Urban Reserves. Boeckman Road is a MinorArterial,
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and the transportation analysis (See Appendix D) demonstrated it will have
adequate capacity with the standard three lanes and bike lanes. Advance Road
will remain a Collector road (3 lanes with bike lanes)through 60th Avenue, then
transition to 2 lanes with bike lanes east of 60th Avenue, providing access and
on-street parking (where appropriate) to serve adjacent land uses.

New collector roads are planned io provide connections within and between the
three neighborhoods. As shown in Figure 20, the collectors run: from Boeckman
Road at Willow Creek Drive to the northern edge of the West Neighborhood;
along or adjacent to Frog Pond Lane to Stafford Road and con-
tinuing east to the BPA power lines; and north from 60th Avenue at Figure 23. lntersection Cross-
the planned park site north to the BPA power lines. ing Treatment Examples

ln addition to the arterials and collectors deseribed above, the
Transportation Framework includes framework streets. These
are included to supplement the higher classification streets,
setting the next level of connectivity, circulation, and safety.
The east-west framework street that parallels Boeckman and
Advance Road will both enhance travel and provide a visual and
physical connection to Boeckman Creek for West Neighborhood
residents. At the west end of this street, it arcs to the north, which
is intended to provide a public edge to the creek area along the
street, a linear park, Boeckman Creek Trail, or some combination
of these facilities. This edge will be further defined in the master
planning process - the high level concept is for the street to play
a role in providing neighborhood access and connection to the
Boeckman Creek corridor. Other examples of framework streets
include the western half of Frog Pond Lane and the street running
to the north end of the West Neighborhood that eventually con-
nects to Kahle Road.

The Transportation Framework includes streets labeled as "new
local connections." These are intended to depict the potential
for a high level of connectivity through a network of blocks. The
City's street connection policies and code standards will establish
the final requirements.

Additional information about the City's road classifications and
associated cross-section and other standards can be found in the
Wilsonville Transportation System Plan (TSP).

B¡cycle Pr¡ority at lntersectlon

Curbless Streét and lntersection

¡,":'
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I NTERSECTION TREATM ENTS

Two new traffic signals are needed in the Frog Pond area: one at the "four
corners" intersection of Advance Road/Boeckman Road and Stafford Road/Wil-
sonville Road; and, one at the intersection of Stafford Road/ Frog Pond Lane to
facilitate turning movements into the East and West Neighborhoods. Attention to
detail will be required to preserve walkability at intersections across major roads
(see Figure 22 and Figure 24lor conceptual intersection designs along Stafford
and along a new collector road). Additional interseciion treatment examples are
shown in Figure 23.

Stop signs will be installed on the side street approaches as shown on the Trans-
portation Framework - Streets map (Figure 20), and roundabouts are an option
where indicated. The intersection of Willow Creek Drive and Boeckman Road is
an important pedestrian route to school and emergency vehicle route, and while
it is shown as a "stop sign on side streets" intersection, it may also benefit from
extra pedestrian crossing enhancements.
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GATEWAY TREATM ENTS

The Frog Pond Area is currently a rural gateway into Wilsonville. Gateway im-
provements on Stafford and Advance Roads will help establish a unified identity
for the three neighborhoods as welf as provide a transition from the rural to the
urban setting. The intersection at Stafford and Kahle Road (see Figure 25) has high
potential for gateway improvement because of streets, trail crossing, and adjacent
open space under the BPA powerlines all come together at that intersection. The
proposed improvements to the "Boeckman Dip" at Boeckman Road and Boeckman
Creek will provide a good opportunity for a gateway treatment in the bridge and
streetscape design, which will help establish a community identity for the Frog Pond
neighborhoods

BICYCLE AN D PEDESTRIAN ROUTES

The BicyclelPedestrian framework map in Figure 21 describes the framework
streets, bicycle lanes, and conceptual trails in the Frog Pond area. All city streets will
have sidewalks, and the blue highlighted streets in the framework will have bicycle
lanes.l Bicycle and pedestrian access to the planned school site and community
park are a particularly high prioriiy, along with high quality trail connections and safe
crossings of major streets.

West Neighborhood: The Boec{<man Cre ek Trail

The vision for the Boeckman Creek Regional Trail is for it to be both a neighborhood
amenity and a key pedestrian connection to adjacent areas. South of Boeckman
Road, the trail will run within the creek canyon along the sewer line easement. After
passing under the future Boeckman Road bridge (which will be raised to address the
"Dip"), the trail will climb to the top of bank along an existing access/maintenance
road and run roughly along the edge of the vegetated corridor / Significant Resource
Overlay Zone (SROZ)through the West Neighborhood. The trail alignment provides
the opportunity for a linear park along this natural feature, with nodes of activity
or pocket parks such as trailheads and play areas framed by the forest edge (see
Fìgure 31 - Parks Framework). This location will ensure the trail is a neighborhood
amenity and increase íts use and safety. This trailwill leave Boeckman Creek and
traverse the nodhern edge of the West Neighborhood to link to the BPA corridor,
intersecting Stafford Road at Kahle Road. As a regional trail, this should be paved at
12' in width, but stormwater runoff from the trail will need to be managed so as not to
impact Boeckman Creek. Pervious pavement should be considered for this trail.

SF 60fi¡ Sfreef ls identified as a collector with bike lanes from the intersection with Advance Road to the southern

Frog Pond Area Plan Transportation Framework | 49

Planning Commission - September 9, 2015
LP15-0002 Frog Pond Area Concept Plan



¡.5?-<l.\

r'.@t Tra nspo rtaticn Fra rn eworl<

ure 25. Stafford Road Gateway Concept

Page 204 of 351

Vertical elements, landscape and signage mark transitions and gateways

t1
f

Seasonal color prov¡des v¡sual ¡nterest Opportunity to highlight lrail connection

Polontial ar6a for gateway elemont

Concêplual lntercct¡on

. Facililatæ lransil¡on from rural to urban sett¡ng

. Landscape and signage design should ref¡ect the character
ot the plann¡ng ar€a

iì

ITt!.,a
I

àr,
êont

,êt
I

**t

Connections to the trail from the adjacent streets and from accessways between
homes in residential developments should be provided as frequently as is prac-
tical in order to maximize bicycle and pedestrian connectivity and convenience.
Some of these connections may be natural sudaces if they are too sieep for
bicycles. Connections across the creek to the West will improve pedestrian
access from ihe Frog Pond area to Canyon Creek Road and nearby residential
areas and businesses. At this time, only generalized connections have been
identified, specific alignment studies will be needed as part of future work.
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ln the East Neighborhood, where the BPA easement cuts through on a diagonal,
a trail is proposed to run from the Kahle Road / Stafford Road intersection to
Advance Road, continuing into the South Neighborhood. Connections from the
adjacent streets to the west should be provided as frequently as is practical in
order to maximize bicycle and pedestrian connectivity and convenience. Trails in
all three neighborhoods will provide important Safe Routes to Schools opportuni-
ties.
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South Neighborhood: School Connecfion Trails

The trail from the East Neighborhood will link to a proposed trail along the
eastern edge of the South Neighborhood thai would provide an edge to the future
urban area, and (through landscaping and appropriate fencing) help buffer and
protect the farmland in the adjacent rural reserve area. The trail will connect to
the community park and school property. An additional trail would link from the
existing Wilsonville High School and Boeckman Creek Primary School across
Meridian Creek to the future schools site, potentially co-located with infrastruc-
ture easements and associated creek crossings. The routing of the trails in the
South Neighborhood are conceptual and subject to refinement as more specific
planning is conducted.

60th Avenue Trail

The possibility of using the existing unimproved 60th Avenue right-of-way as a
trail south of the Frog Pond Area, connecting to the Willamette River at Oregon
State Parks'undeveloped Willamette Meridian Landing property, is an exciting
opportunity for further exploration. Such a conneciion could provide a highly
desirable link to the river and the future open space and recreational opportuni-
ties at Willamette Meridian Landing.

Figure 28. Existing BPA Corridor
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Potenfra I iJ ndercrossi ng

The Pedestrian and Bicycle Routes map identifies two potential locations for a
pedestrian undercrossing at major pedestrian access points between the three
neighborhoods. The overall purposes of these undercrossing are to: (1) Facilitate
safe street crossings for pedestrians and bicyclists, particularly to the proposed
schools and community park south of Advance Road, and (2) Support the vision
for the Frog Pond neighborhoods as one of Wilsonville's most walkable areas.

The Project ream produced a site study for a pedestrian undercrossing at the
Advance Road location, shown in Figure 27. This connection would provide a
safe, direct, and unique route underAdvance Road to the schools and park.
To create an Americans with Disabilities Act (ADA) compliant undercrossing, a
straight access ramp of greater than 200 feet would be required on either side
of the intersection, or a switchback access ramp with a wider footprint. Timing is
also a challenge, as Advance Road will be improved in the next several years,
but the development of the East Neighborhood is many more years in the future
To preserve the opportunity for an undercrossing, Advance Road should be
designed so that an undercrossing can be added in the future.

As noted above, the recommendation at this time is to preserve the opportunity
for an undercrossing by designing Advance Road so that an undercrossing can
be added in the future. City staff should continue to work with the City Council
regarding iheir direction and level of aspiration for this project. To address tech-
nical issues, further study, coordination, and design work needs to be done to
determine the feasibility and cost of a pedestrian undercrossing in the Frog Pond
area. An appropriate time for this work could be as part of the improvements to
Advance Road for the planned park and school site.

Safe Rcutes to Sc[raol

Overall, the Area Plan places a high priority of creating walkable neighborhoods
and supporting Safe Routes to Schools (SRTS) planning and improvements. lf
these types of improvements are done successfully, it will help achieve the vision
for the area, The West Linn-Wilsonville School District will be preparing a formal
Safe Routes to Schools plan as part of their planning and development of the
schools site in the South Neighborhood. The site will be developed initially for
a middle school, with a primary school added in the future. The Area Plan team
met with school district representatives to identify issues and opportunities for the
Area Plan to recognize and incorporate. Building on that discussion, the following
is a summary of issues and opportunities for SRTS in the Frog Pond Area:
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Principles - The National Center for Safe Routes to Schools uses
the following principles in their work: Safety; Health; Community; and
Choice.

Phasing - As with all aspects of the Frog Pond Area Plan, improve-
ments related to SRTS will evolve and be phased in over time. The initial
planning will occur as paft of the development of the new middle school,
set to open in September,2017.

Walking policy - The district's policy on walking to school generally
precludes bussing within 1 mile of schools, except where there are major
impediments. This makes the walking and cycling routes in the Frog
Pond area particularly impodant to improve appropriately for children
walking and cycling io the new schools.

Key streets in existing neighborhoods - ïhe most direct routes,
and therefore key streets for SRTS-related improvements in existing
neighborhoods are: Wilsonville Road, Willow Creek Road, the south
side of Boeckman between Willow Creek and Wilsonville-Stafford, and
the south side of Advance Road between Wilsonville-Stafford and the
entrance to the school site. All pedestrian crossings along these streets
will be important, particularly the major interseciion at Wilsonville-Staf-
ford-Boeckman-Advance Roads.

Figure 29. Rapid Flash Beacons - Photo courtesy www.pedbikeimages.
org / Michael Frederick

Key streets in the future (West)- As the West Neighborhood de-
velops, important walking routes will grow to include: the north side of
Boeckman Road; the Willow Creek extension; the west side of Staflord
Road; and the network of local streets between these streets.
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Key streets in the future (East and South) - As the East and South
Neighborhoods develop, the north-south street that parallels Stafford
and connects to the school access street will be the most direct route for
children walking to school. 60th Avenue will serve a similar role in the
South Neighborhood. The pedestrian and bike facilities on both sides
of Advance Road will be important routes to the schools, the park, and
general neighborhood circulation.

Special consideration intersection - The intersection located approx-
imately 660 feet east of the Wilsonville-Stafford-Boeckman-Advance
Road intersection should receive special consideration for pedestrian
safety. This will be a very active pedestrían area because of its "cross-
roads" location near the schools, community park, retail area, and
adjacent neighborhoods. lnitial ideas include widened sídewalks and
pedestrian areas, "zebra" cross-walk markings, signage and enhanced
pedestrian lighting, rectangular rapid flash beacons, potential stop
controls, and an undercrossing (see above discussion on the under-
crossing).
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NATU RAL R ESO U RCES

fhe Frog Pond Area is surrounded by a rich array of natural areas, parks,

I agricultural lands, and rural open spaces. The Area Plan capitalizes on
t proximity to these areas with road and trail connections, and also focuses

on the preservation of resources while providing public access (and visual ac-
cess) to open space.

The Frog Pond Area encompasses portions of Boeckman Creek, Willow Creek,
Meridian Creek, and Newland Creek. These areas are identified as slgnificant
resources and will be protected by the City of Wilsonville's Significant Resources
Overlay Zone (SROZ), which limits potentially harmful development.

There are several identified wetlands in the Frog Pond area, most of which are
classified as "Non-Significant, Potentially Jurisdictional." These are isolated
non-riparian wetlands that are not located within a floodplain, and do not have
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hydrologic or water quality control functions. Development of wetlands will not
be regulated by the Gity of wilsonville, but may be subject to federal and state
permitting requirements. There is one "significant" wetland, meeting city criteria,
of about 2 acres in the Frog Pond area. However, it is located in the BPA corridor
and will not be developed.

Existing tree groves within the planning area provide a key visual asset, and are
a link to the historic character of the area. To the extent that existing, mature
trees can be retained and protected as annexation and development occurs, it
will contribute to the character, value and desirability of new neighborhoods. The
city has existing annexation policies that provide incentives (but not mandates)
for tree retention.

Parks and Open Space

Parks planned for the Frog Pond area are guided by the city's Parks and
Recreation Master Plan (2007). The Parks Framework for the Frog Pond Area
is described in Figure 31. Two neighborhood parks are envisioned for the West
Neighborhood. One neighborhood park could be located close to the Boeckman
creek rrail with an active trailhead, serving as a public focal point at the west
end of the West Neighborhood. As part of the development, the Boeckman creek
corridor would be included in platted tracts with conservation easements over
them. The trail will provide public access through an otherwise undeveloped open
space corridor. Similar trailhead parks are shown in Figure 32. The trailhead park
is an exciting option that received wide support during the Area Plan process. lt
is not the only option however; the alternative of a standard neighborhood park
in the western area is still available to the City if deemed better in the future. The
second neighborhood park in the West Neighborhood will be a standard 2-acre
park in the east portion of the neighborhood.

Neighborhood Parks: Generally small in size, neighborhood parks are a combination
of playground and park designed primarily for spontaneorJs, non-organized recreatíon
activities.

Community Parks: Generally, community parks are larger parks that support
organized activities and often have sport fields or other special facilities as their
central focus, These parks can accommodate larger numbers of people and provide
restrooms and parking.
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Figure 31. Parks Framework
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Figure 32. Trailhead Park Examples
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The East Neighborhood will contain one 2-3 acre neighborhood park in addition
to the powerline easement open space. Connections to the school and commu-
nity park in the South Neighborhood, as well as topography and existing trees
will be important considerations for the location and design of this park. The BPA
powerline easement represents an opportunity for a 'borrowed'open space that
is publicly accessible to residents. This will require further coordination with BPA.

The South Neighborhood contains a 1O-acre community park adjacent to the
future school site, which will meet the parks need for the neighborhood. These
adjacencies are an excellent opportunity for shared recreational amenities such
as reciprocal use of fields, gym space, pedestrian paths, and parking.

Throughout the Frog Pond area, future developments may provide additional
smaller pocket parks and open space according to specific design plans and
desires to enhance neighborhood desirability. Park and open space planning will
continue as master plans are prepared for each neighborhood.

Figure 33. Park Examples and Design Concepts
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SAN ITARY SEWËR IN FRASTRUCTU RE

rf þsre are significant "off-site" improvements to the sanitary sewer system

I required by development in the Frog Pond area. The City of Wilsonville's
I Collection System Master Plan concludes relocation and upgrades io the

Memorial Park Pump Station (MPPS) and improvements to the Boeckman Trunk
Sewer will be future necessary improvements in roughly the next 6 to 10 years .

Upgrades to the MPPS are triggered once ihe Advance Road Middle School is
completed and 4Aa/o of Frog Pond's West Neighborhood has been developed.
Upgrades to the Boeckman Truck Sewer are triggered once development within
the East and South Neighborhoods is allowed to begin.

Design for "on-site" improvements for the Frog Pond Area is governed by rainfall
derived inflow and infiltration (RDll), the area's topography, and the City's stan-
dards for minimum pipe slopes, sizes and cover. The location of sanitary sewer
pipes is generally aligned with the framework streets, although some additional
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easements will be necessary

Several parts of the East Neighborhood require pump stations for sanitary sewer,
including both "lobes" off Kahle Road and the far southeastern corner of the East
Neighborhood. An additional pump station is needed to serve the southern end
of the South Neighborhood. The cost of these pump stations is assumed to be
borne by the developer.

Costs reflecting sanitary sewer infrastructure necessary for the Frog Pond Area
are presented in Table 6. Some sewer lines serving Frog Pond will need to be
"oversized" relative to minimum standards in order to serve future growth and
the development of the Elligsen Urban Reserve - their costs above the minimum
standard is included in the "City (SDC) Share" column. Detailed assumptions can
be found in the technícal append

Table 6. Major and Framework Sanitary Sewer lnfrastructure Gost
Summary

WATER INFRASTRUCTURE

The design of water facilities in the Frog Pond area are generally governed by
the minimum requirements for fire flow rates since they significantly exceed
maximum daily domestic demands. The Frog Pond water system plan replicates
the City's current Water System Master Plan (WSMP), with modifications that
account for topography and framework street alignments. Modeling from the
WSMP indicates that the looped distribution system has been designed to meet
all required standards, resulting in adequate fire flows. Full build-out of the
Frog Pond area is anticipated to increase the City's storage need by roughly
1.5 million gallons (MG), which would be met through the West Side Tank and
24-inch Transmission Main Project identified in the Wilsonville Water Master Plan
(lD# 125). The west side tank project was indicated to cost nearly $5.8 million
and be needed by the year 2017; the City has determined that 25o/o of this project
cost is attributable to development within the Frog Pond Area.

Costs for domestic water and fire infrastructure are presented below. Detailed
assumptions can be found in Appendix E.

West $3,300,000 $3,100,000 $200,000
East $7,900,000 $7,670,000 $130,000

South $1,950,000 $1,915,000 $35,000
Total Cost $13,050,000 $12,685,000 $365,000
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Table 7. Major and Framework Domestic Water and Fire lnfrastructure Cost
Summary

Water and sewer lines can generally be aligned with the framework streets of this
plan, although some additional easements will be necessary. Both the water and
sewer systems have major off-site improvements needed that are partially related
to growth in Frog Pond, but are also needed to serve other pads of the city or to
correct existing issues.

STOR MWATT R I N FRASTRUCTU RE

The approximate size and location of these set aside areas are shown on Figure
35, Figure 36, and Figure 37.

Stormwater management is anticipated to consist largely of roadside bioswales
and detention basins to manage drainage originating from development.
Drainage originating from private developments is expected to be managed by
collection, treatment, and detention system constructed by the private developer
in accordance with the City's Public Works Standards (PWS)and Oregon
Drainage Law.

Costs for these improvements are listed in Table B below. Detailed assumptions
can be found in the technical appendix.

Table 8. Major and Frarnework Stormwater lnfrastructure Gost Surnmary

An existing regional detention pond exists on the north side of Boeckman Road
within the Boeckman Creek corridor. The flow control structure was constructed
in 1997 and has been indicated by the City to receive drainage from developed
areas along Canyon Creek Road up to Elligsen Road, including the Xerox and
Mentor Graphics properties. ln the absence of design calculations for sizing
the pond, furlher analysis is recommended to understand if modifications can

Neighborhood TotalCost Ðeveloper Cost C¡tv {SDC} share
West $5,070,000 $4,610,000 $460,000

East $6,370,000 $5,540,000 $830,000

South $1,860,000 $1,530,000 $330,000

Total Cost $13,300,000 $11,680,000 $1,620,000

Neighborhood TotalCost Developer Cost City {SDC} share
West $8,660,000 $8,520,OCI0 $140,000

Ëast $8,290,000 $8,080,000 $210,000

South $4,310,000 $4,310,000 $o

Total Cost $21,260,000 $20,910,000 $350,000
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be made to the existing flow control structure. These alterations may allow the
structure to manage stormwater originating from poñions of the West Neighbor-
hood, and presents an opportunity to eliminate the need for some additional flow
control facilities.

GREEN INFRASTRUCTURE

Sustainable stormwater management is a key component of the Frog Pond Plan.
The stormwater management approaches are anticipated to consist largely of
a toolbox of approaches to treat, detain, and infiltrate runoff on-site. The City
expects drainage originating from private development will be required to be
managed by the private developer in accordance with the City's Public Works
Standards and Oregon Drainage Law The plans also assume new streets and
on-site development will include low impact development (LlD) techniques to the
extent possible. The city's Stormwater Master Plan and Public Works Standards
include a variety of LID options for stormwater management. Examples of low
impact development as well as other types of green infrastructure are shown in
Figure 34.
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Figure 34. Green lnfrastructure Examples
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Figure 35. lnrastructure Frarnework - West Neighborhood
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Figure 36. lnrastructure Framework - East Neighborhood
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Figure 37. lnrastructure Framework - South Neighborhood
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ZON I NG STRATEGY

This section describes a strategy for future regulatory implementation of the Frog
Pond Area Plan (Area Plan) and Master Plan. The term "zoning strategy" is used
here as shod-hand to reference the package of land use regulations needed for
implementation, including amendments to the Wilsonville Comprehensive Plan,
Transportation System Plan, Zoning Code, and related documents.

The Frog Pond zoning strategy is the precursor to writing the actual regulations
The ideas described in this section were prepared early - as the Area Plan was
being prepared - so the plan recommendations would be informed by ideas
about their implementation.

References to the Area Plan below refer to the concept plan for the entire 500-
acre planning area. References to the Master Plan refer to the more detailed
planning that will be done for Phase 2 of the project for the West Neighborhood,
the area currently within the Urban Growth Boundary (UGB), The Frog Pond

Planning Gommission - September 9, 2015
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zoning strategy is preliminary and subject to refinement as the actual regulations
are crafted in Phase 2 of the project.

GENERAL GOALS

The regulatory implementation for the Frog Pond area should

A. lmplement the Frog Pond vision and guiding principles.

B. Create a system that can implement the vision with incremental devel-
opment or a master-developer approach in the Frog Pond Area's West
Neighborhood.

C. Design a zoning structure that will ideally work in the short and long-
term:first in the West Neighborhood, then in the East and South Neigh-
borhoods, and ultimately in other future urban reserve areas.

D. Adopt new base zones only if there is a compelling reason to. The more
"new code" that is created, the more potential there is for unintended
conflicts with existing code provisions (e.9. definitions).

Craft the fewest number of rules to get the job done while meeting the
City's expeciations for quality development.

RECCMMENDATIONS

ln alignment with the zoning strategy outlined above, the city should consider
creating a hybrid of its Planned Development Residential (PDR) regulations and
the Villebois regulations for the Frog Pond area. There are good elements to
draw upon from each, and the local experience and familiarity with these regula-
tions will be valuable for future implementation.

The following elements and ideas should be considered

1. Adopt the Area Plan (500-acre planning area) as a supporting document
of the Comprehensive plan that is guiding and not regulatory. The Area
Plan will establish, for the entire 500-acre area, the: overall vision and
guiding principles; framework plans for land use, streets, pedestrian and
bicycle networks, infrastructure and community design; an infrastructure
funding strategy; and zoning strategy. The Area Plan would not have a
regulatory role as part of the Comprehensive Plan. Rather, it is a guiding
plan for subsequent Comprehensive Plan amendments, more detailed
master plans, code amendments, and on-going infrastructure planning.

E
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regon Department of Land Conservation and Development
635 Capitol StreeT NE, Suite 150

Salem, Oregon 97 301-2540
Phone: (503) 373-0050

Fax: (503) 378-5518

Katg Bl'own, Govenlor

www.oregon

September 8,2016

TO: Land Conservation and Development Commission

FROM: Jim Rue, Director
Angela Lazarean, Mid-Willamette Valley Regional Representative

SUBJECT: Agenda ltem7, September 22-23,20f6 LCDC Meeting

Mid-Winamette Valley Regional Update and
Regional Solutions Team Update

I. AGENDA ITEM SUMMARY

The Land Conversation and Development Commission (commission or LCDC) will receive a
briefing by Department of Land Conservation and Development (DLCD or the department) staff
and James LaBar, the Mid-Willamette Valley Regional Solutions team coordinator. The first
briefing is intended to provide a medley of highlights from the region that are department-
specific and an overview of our collaboration with the University of Oregon Green Cities class.
Following that, Mr. LaBar will provide an overview of regionally signiflrcant projects that
illustrate the region's priorities and focus in on the projects that have a land-use nexus.

The Regional Solutions Centers (RSCs) are places for state agencies to collaborate with local
governments, and with other public, private, and civic interests to solve problems and seize
opportunities. Regional Solutions Advisory Committees, made up of Oregonians appointed by
the Governor from business, civic organizations, government, foundations, and higher education,
identify priorities to guide the work. RSCs are staffed by Regional Solutions Teams (RSTs)
composed of a representative from state agencies.

This item is an information briefing and discussion opportunity. No commission action is
requested.

For further information about this report, please contact Angela Lazarean, at 503-935-0034 or
angela.lazate an @ state. or. u s.
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II. MID.VALLEY REGIONAL UPDATE

A. Lafayette UGB Expansion

The city of Lafayette amended its urban growth boundary (UGB) on May 14,2015 to add land
for residential use to meet its 2O-year housing need. The city's analysis included information to
provide a factual base for a 79-acre residential expansion. The city's proposal utilized the "safe
harbor" provisions in OAR chapter 660, division 24. This is the first time a city has used these
safe harbors for a residential expansion.

However, the city's final adoption was revised through the city's hearing process, reducing the
size from the originally proposed 79 acres to 51.29 acres, creating a 93-unit housing deficit. The
department determined that the actions of the city to amend its UGB did not comply with the
applicable statewide planning goals and implementing administrative rules. Therefore the
department remanded the decision to the city to either add land or increase density in the existing
UGB to meet its 2O-year need.

On remand, the city reconsidered its options and voted on a mix of changes to meet the deficit
and fulfill their obligations in providing for a2}-year population need. The city made the
following changes:

o Added three exception parcels (10 acres) as low density residential (shown in red on the
map);

o Increased allowed residential density on 20 acres inside UGB (shown in orange); and
o Changed the right-oÊway assumptions from 20 percent to 15 percent for the 40 acres

added to UGB to yield a few more units (shown in purple).
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The changes will accommodate 100 new housing units, satisfying the city's 93-unit deficit. The
city and county have approved the changes and submitted them to the department. The
department received one objection to the submittal and the decision is under review.

B. Technical Assistance Grants

1. Donøld and Gervais

In the last biennium the department helped several cities update their housing needs analyses and
buildable land inventories with technical assistance grants. These grants provide cities funding to
plan for their housing needs and make sure there is appropriately zoned land for development.
Donald and Gervais received these grants during the2013-2015 biennium.

Donald and Gervais both had their plans updated by a Resource Assistance for Rural
Environments (RARE) program participant that was supervised by the Mid-Valley Council of
Governments. Use of a RARE staffer, dedicated to assisting the planners with data analysis and
outreach, provided a regional partnership and cost savings to both jurisdictions and the program
overall. The cost of that gÍant was $50,000.

The city of Donald had not updated its housing needs analysis since acknowledgement, and the
report found the city has a deficit of 7 6 acres of residential land. The city of Gervais General
Plan was last amended in May 2006. The 2006 update did include updates to the employment
and housing elements of the General Plan and resulted in a modest expansion of the city's UGB.
With recent population growth, the report found that the city has almost built out its residential
land (with about22 acres remaining) and has a need of 74 acres to meet demand in the next 20
years.

2. úl'oodburn ønd Newbers

The department participated in two UGB mediation processes in the past year, with the cities of
Woodburn and Newberg. While Woodburn was successful and Newberg was not, both cities are
moving in the right direction in addressing their land needs for housing and economic
development. Newberg received $30,000 this biennium to complete and update of its buildable
lands inventory before they begin a simplified UGB process in June of 2017, when population
forecasts become available from PSU for the Willamette Valley region.

The department also gave a grant of $5,000 to the city of Woodburn in partnership with other
agencies/organizations for a Targeted Industry Analysis (TIA) for the land added to the UGB
earlier this year. Woodbum last conducted an economic opportunities analysis in 2001. The
purpose of the new report was to provide the city with a current independent analysis of
Woodburn's economy to identifu the city's economic opportunities and the best use of the
industrial land added to the UGB. The analysis also considered target industries for three other
sites; Stacy Allison Way, Commerce Way/Front Street, and Young
Street/Highway 99. Before making investments in or developing new or changing existing policies to
regulate uses in these development areas, the city wants to understand the characteristics of businesses
that may reasonably be expected to locate on the sites, such as wages, job density, and other impacts..
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The analysis will help inform Woodburn decision-makers as they consider the city's potential
role in development of these areas. We understand this area of Woodburn to be the most sought-
after industrial land in the state today. The TIA identif,red a broad array of targeted industries for
the city to consider as they look at an economic development strategy for the area.
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C. UO Green Cities Charrettes

DLCD has collaborated with the Green Cities class in hosting community design workshops in
cities in the Mid-Willamette Valley since 2013. The design workshops, or "charrettes," are
intended to give city residents a chance to work closely with community leaders to identify and
prioritize specific spatial planning and urban design issues and solutions. The outcome of this
community visioning process a suite of products for the community's use including videos,
plans, maps, presentation documents, and reports.

Communities that receive planning assistance grants from DLCD cover expenses for the Green
Cities event with those funds. DLCD staff provided assistance to these and other cities for
organizing and coordinating the event. Incurred costs are for food, materials, and final report
preparation and presentation delivered by Ric Stephens, the university professor.

The most recent charrette took place in Gervais, where the focus was on public engagement with
the Latino community, placement and design of a community center, downtown development
and design, pedestrian environment and multi-modal transportation options, and sustainable
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development with urban resiliency. Student recommendations ranged from events and festivals
to promoting a sense of place through wayfinding and public art. Other suggestions were to
provide public spaces for food trucks, community gardens, and family gatherings. Below are a
few photo simulations created by the students showcasing their ideas in Gervais.

So far, more than 250 University of Oregon students and five cities have benefited from this
program that provides specific implementation actions for cities to become more sustainable,
resilient, and regenerative. It is one of the few opportunities for students and citizens to engage in
collaborative design that results in specific implementation actions.

The University Of Oregon Office of
Sustainability awarded its 2016 Town &
Gown Sustainability Award to the Green
Cities course for student research, site
visits, interviews, guest speakers, and
design charrettes for the cities of
Aumsville, Cascade Locks, Donald,
Independence, Mt. Angel, and Gervais.
Department staff, Angela Lazarean and
Tom Hogue were named as recipients
along with the instructor, Ric Stephens,
and others.
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IIL REGIONAL SOLUTIONS TEAM UPDATE

The Mid-Willamette Valley Regional Solutions Advisory Committee is composed of:

Senator Jackie Winters, Senate District 10
Jody Christensen, McMinnville Economic Dev. Partnership
Mayor John McArdle, city of Independence
Commissioner Craig Pope, Polk County
Chad Freeman, SEDCOR
Cornmissioner Stan Primozich, Yamhill County
Commissioner Kevin Cameron, Marion County
Julie Huckestein, Chemeketa Community College
Steve Powers, city of Salem
Mayor Kathryn Figley, city of Woodbum

The state agency members of the Regional Solutions Team include:

Convener
Business Representative

LOC Representative
AOC Representative

Committee Appointment
Committee Appointment
Committee Appointment
Committee Appointment
Committee Appointment
Committee Appointment

James LaBar
Mitchell Gee
Michelle Bilbeny
lll4ary Camarata
Angela Lazarean
Jae Pudewell
Lori Warner-Dickenson
Dennis Lucas
Doug Cottam
Terry Fasel
Renata Wakeley

Govemor's Coordinator
Business Oregon, Business Development Officer

Business Oregon, Infrastructure Finance Authority
Department of Environmental Quality

Department of Land Conservation & Development
Department of Transportation

Department of State Lands
Parks & Recreation Department
Department of Fish & Wildlife

Department of Agriculture
Mid-Willamette Valley Council of Governments

Following sections highlight several regional projects.

Príorìtv: Engage in local government infrastructure assessments
o Proiect: Carlton Downtown Water System. The city of Carlton has major infrastructure

issues with inadequate water supply, transmission, and distribution systems to support
downtown industry and business. The city's
reservoirs have lost significant capacity due to slides
and need repair, the transmission line is inadequate,
and the distribution lines are undersized and
terminate in areas resulting in improper system
looping. These deficiencies result in future water
supply uncertainty and insuffrcient fire flows, which
in turn stymies economic development efforts. The
commission toured Carlton's downtown in2012 and
some of the issues were raised at that time.
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To alleviate these water system deficiencies, Carlton is analyzing its raw water storage
capacity, planning to rehabilitate its reservoir, and is working with McMinnville Water and
Light to replace an existing inter-tie system for additional resiliency purposes. The city has
completed its Meadowlake Transmission Line project, which replaced and upsized the
infrastructure.ln2014, Regional Solutions invested $500,000 in Carlton to irnprove the
downtown distribution system and construction is now complete. The Mid-'Willamette Valley
Council of Governments (MWVCOG) provided administrative and wage monitoring
assistance to the city for the project. The distribution system investments are connected to the
supply and transmission improvements, and the system has been tested for fire hydrant flows,
which immediately generated multiple inquiries from developers about the tests. This is a
positive sign that the investment will open up additional development opportunities
downtown and on the north side of town by connecting large vacant commercial properties to
the enhanced water systems.

o Proiect: North Santiam Canyon Communities Economic Development. The North
Santiam Canyon (NSC) includes the small cities of Lyons/Mehama, Mill City, Gates, Detroit,
and Idanha. Over the last 25 years, the NSC has experienced severe economic distress fueled
by a sharp decline in economic activity. Reduction of employment in the timber industry has
had a profound impact on the ability of local governments in the canyon to provide essential
services to their citizens. In20I4, Marion County and the MWVCOG updated a previous
economic opportunity study and have completed
a series of workshops with NSC communities to
help them conceptualize and plan as a region.
Regional Solutions has been working with the
county and MWVCOG to maximize available
resources for the NSC communities. Three
recent results ofthis collaboration are:

Business Oregon and Marion County have
hired consultants to inventory commercial

a

a

and industrial lands and to evaluate wastewater options for the NSC. The consultants are
in the process of contacting communities and professionals about lands as well as
possible solutions for providing wastewater services to the area and are expected to
complete their reports in November.
Marion County, through Business Oregon's intergovernmental agreement with the
Oregon Health Authority, is currently working through the scope of a community health
assessment for the NSC.
o Marion County, the U.S. Army Corps of Engineers (COE), Oregon's federal

delegation, the Oregon Department of State Lands (DSL), Detroit Lake Marine, and
Regional Solutions are collaborating to work through a joint DSL-COE permit
application for removal-fill applications to dredge around the marinas enabling them
to operate with additional resiliency.
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Prioritv: Expand agri-tourism opportunities which highlight local produce,
viticulture/winery operations, and visitor hospitality amenities
o Proiect: Independence Landing. Over the last 15 years, downtown Independence has

experienced arevitalization spurred on by a series of ventures, including municipal
investments in a new streetscape for Main Street, a city park and amphitheater, a new civic
center, and private investments in downtown buildings and businesses. Adjacent to
downtown is Independence Landing, an 18-acre, industrially zoned property. In early 2015,
the city purchased the property and is actively working to bring the concept plan of housing
and mixed-use development, including a hotel component, to fruition. The commission
toured the site during its May 2074 meeting.

The initial concept plan and the vision for
Independence Landing was developed with
Transportation and Growth Management
(TGM) Quick Response assistance. In August
2015, city contractors began the process of
clearing and grading the site to make it
development-ready. V/hile Independence was
preparing the site, asbestos was found on the
property. The Business Oregon Brownfield
Program promptly awarded a grarÍ for its entire cleanup. In March 2016, Regional Solutions
convened an outreach meeting that included approximately 30 participants representing a
variety of perspectives, including Travel Oregon, the Oregon Department of Environmental
Quality (DEQ), the Oregon Department of Fish and Wildlife, and the Oregon Parks and
Recreation Department. Regional Solutions codified the robust conversation and identified
possible opportunities and solutions for the city and its partners to explore as they work the
site.

Independence recently completed engineering estimates totaling $3.5 million for public
infrastructure. The city is working with IFA to obtain funding from the Special Public Works
Fund for the public infrastructure. The city completed subdivision work and an urban
renewal plan update and is entertaining a comprehensive plan amendment in late September.
lndependence is also in the process of negotiating an agreement with Gresham-based Tokola
Properties for an 1l-acre developmentter'race on the site. Independence hopes to have
agreement with Tokolalater this year and work to begin in spring 2017.

o Proiect: WestRock Facility. This paper mill in Newberg has closed, and the city of
Newberg is working with Regional Solutions to
best understand the asset and to begin the planning
efforts for its reinvestment. The Regional Solutions
Team assembled a comprehensive, responsive
inventory of ooassets" associated with the WestRock
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facility so the city could better understand the property and begin to strategize on its
economic development potential. The inventory included information from DEQ, the Oregon
Water Resources Department, the Oregon Department of Transportation, and Department of
State Lands. Newberg recently used this asset information to eatn a 2016 TGM grant to
update its Riverfront Master Plan, which is primarily composed of low-density residential
uses, rural residential uses, undeveloped open space areas, Rogers Landing Boat Ramp and
park, and the former WestRock mill site.

Prioritv: Increase business capital for existing and emerging businesses
o Proiect: Marion-Polk Food Share (MPFS) Quinoa Development. The goals of this project

are to provide a nutritious and low-cost protein source for the emergency food system,
engage incarcerated youth in a vocational education program, and expand agricultural
economic development through increased
cultivation of quinoa. A contract defining
MPFS's partnership with the Oregon Youth
Authority has been signed and representatives
from the Department of Justice have provided
significant guidance, oversight, and input.
Regional Solutions invested $205,000 in the
project and MPFS has installed a cold storage
unit, acquired a farm-field truck and trailer,
and is planning additional structural
improvements to facilitate the processing of
quinoa. The MPFS also is in its third year of a five-year commitment for its agricultural work
with quinoa. They are working with NORPAC to see if quinoa can be grown for seed with a
better return on investment. NORPAC is currently running seed through germination testing
and it looks promising.

-''--z:---"
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Prioritv: Explore passenger and freight rail opportunities
o Proìect: Mid-Willamette Valley Intermodal Facility Feasibility Study. Shippers,

legislators, and other stakeholders have expressed interest in exploring establishment of a
new intermodal yard in the Willamette Valley to reduce transportation costs and truck
congestion. Initial analysis of this concept was undertaken as part of the Governor's
lnternational Trade and Logistics Initiative . The 2016 Legislature allocated $ 100,000 to

Business Oregon to conduct a feasibility study
for a new intermodal terminal in the mid-
Willamette Valley. The Mid-Valley and South
Val I eylivti d-C oast Re gional S o luti on s efforts
are working with Business Oregon, the
Department of Transportation, and the
Department of Agriculture to launch the study
with ECONorthwest. The study will be
completed in two phases, with the first phase
focusing on data resources tracking gross

commodity flows, by commodity type, volume, value and containerization potential that
could exploit a transloading facility. The second phase will render alternative transloading
facility utilization scenarios using the gross commodity flow data.

o Proiect: Rail Revitalization at Dallas Weyerhaeuser Mill Site. This project is designed to
upgrade an existing short-line railroad track that serves Dallas from a mill site east to
Highway 99W. The improvements include railroad tie and switchgear enhancements to allow
for 10 mph speeds on the track and improved access to the mill site. The city of Dallas has a
large amount of prime industrial property that could be served by this rail line. ln2014,
Regional Solutions invested $300,000 in the
project. The commission viewed the site
during its May 2014 neeting.

Improvement of the rail line is intended to
spur redevelopment of the Dallas mill site,
which has a large job-creating potential. Many
of the industrial sites and buildings have the
capacity for large-scale manufacturing
facilities, which can translate into jobs for the
region. In addition, it has the potential to serve agricultural producers by enabling them to
transport bulk items more readily. This project has had a few challenges, especially with
private business partners reconsidering their involvement. Dallas is working diligently to
reframe the project. The Mid-Willamette Valley Intermodal Facility Feasibility Study will be
informative to Dallas's reframing efforts due to the sfudy detailing site criteria and facility
operations for a viable intermodal transload facility in the region.
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Príoritv: Promote regional workforce development opportunities
o Proiect: Mountain West Career Technical Institute (MWCTI) Career Technical

Education Center. This new, state-of-the-art, 150,000 square-foot Career Technical
Education Center (CTEC) in Northeast Salem will serve the Salem-Keizer School District,
provide regional workforce development opportunities, and contribute to agri-business
innovation in the mid-valley region. As an innovative public-private partnership between
MWCTI and the Salem-Keizer School District, CTEC is focused on helping area students
develop academic proficiency, technical skills, and industry certifications, as well as the
professional skills needed to assure success in
careers andlor college. When fully built out,
CTEC will house 10 programs, serving
approximately 1,000 students, as well as a
Professional Development Center. As of
September 2015, CTEC opened its first two
programs - Residential Construction and
Commercial Manufacturing - serving over
160 1lth and 72th grade students. In 2015,
Regional Solutions invested $900,000 into
CTEC to help finish building renovations and
set up additional programs, including Agricultural and Food Systems. In April, the City of
Salem decided to allocate $lmillion of Urban Renewal dollars to CTEC. MWCTI is cunently
applying for New Market Tax Credits for additional funding, and CTEC is opening two
additional programs this fall that focuses on Cosmetology and 3D Technical Design.
Regional Solutions is now working with additional colleagues from the Department of
Education and Department of Agriculture as they interact with CTEC's advisory committees.

Prioritv: Enhance programs that encourage business retention and expansion
o Proiect: Newberg Crestview Drive Enhancements. The Newberg-Dundee Bypass will

change the traffic patterns in Newberg in late 2017 . The Crestview Drive project
encompasses three segments of a major
collector roadway, and it will function as a
relief valve for the new congestion on the
city's local grid systern. The improved road
would provide an alternative route for more
than 1,000 local workers and. more
importantly, a major employer's freight
movement. The improved road also will
improve access to more than 80 acres of
commercial, retail, and industrial development.
Finally, he project will provide increased access to nofth Newberg and vineyards and
wineries north of town.

--¡-
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In 2015, Regional Solutions invested $740,000 in the Crestview Drive project to help with
construction of Segment I as early as FY 2016-2017 and design work beginning for
Segments 2 and3 in2017-2018. Regional Solutions convened a meeting with the COE,
DEQ, and DSL with the project's principle partners: city of Newberg, Gramor Development,
and Springbrook Properties. As a result of the meeting, all parties received additional
information about the project and permitting processes for the wetlands removal-fill permits,
and the principle partners of the project are continuing to meet to work through the processes
and permits.
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Land-use 'grand bargain' heading to governor's
desk, but Oregon growth debate lar from settled

Sen. Fred Girod, R-Stayton, said Oregon lawmakers need to take a broad look at the state's land use laws, finding a
new solut¡on that works better for cities and rural communities. (Benjamin Brink/The Oregonian)

By Christian Gaston I cgaston@oregonian.com
on March 04,2014 at 11:33 AM, updated March 14, 2014 at 3:59 PM

Oregon senators unanimously approved a land-use "grand bargain" Tuesday, settling a growth
debate in the Portland area while teeing up a broader debate about the statewide land-use
laws.

House Bill 4078 would establish urban and rural reserves and expand the urban growth
boundary in Washington County, clearing legal uncertainty over a growth plan adopted in
2010.

While the bill garnered strong support, many senators said the need for the bill showed that
Oregon's land-use system is broken and should be a priority for the 20L5 Legislature.

"lt's so bureaucratic, it's so messed up, it's so broken that we have to have special pieces of
lel ition to get us out of the court cases," said Sen. La¡ry Geor-gç, R-Shg-g*1ryood.

OREGON LAND USE
RULING

http:/!vww.oregonlive.com/politics/index.ssf/2014l03iland_use3rand_bargain_heading.html 1t3
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George was a key supporter of 2004's Ballot Measure 3Z which allowed property owners to
build on their property under the rules that applied when they purchased it. The ballot
mp'sure touched off a major statewide debate over land-use regulation in Oregon.

ln 2OO7, voters approved Measure 49, which dialed back most of Measure 37's provisions, but
it's clear that lawmakers still think there's work to be done.

Sen. Tim Knopp, R-Bend, said his hometown has been struggling to expand its UGB for more
than a decade, with legal challenges holding up the process. The city now has an 18-month
supply of developable land instead of the 2O-year supply envisioned under the law.

Readers react to Helvetia farmer's
plan to protect land from Urban
Growth Boundary (your
comments)

Threatened by Urban Growth
Boundary, Helvetia farmer finds
legal shield for his land

Portland-area population could
jump by 725,OOO in 20 years,
Metro forecasts

Land-use'grand bargain'
negotiations, medical marijuana
dispensaries: Washington County
news

Knopp told his colleagues he'd return with a bill similar to HB 4078 addressing Bend's
concerns, but said the Legislature should take a broader view.

"Let's try and solve this so that we don't have to have UGB issue after UGB issue and land-use
issue after land-use issue," Knopp said.

Q&A: Washington County
Chairman Andy Duyck on the land-
use 'grand bargain' and how the
'pseudo' factors came to be

All Stories

Sen. Lee Beyer, D-Springfield, agreed. While he praised the goals of the system put in place by Senate Bill 100 in 1973, he said
le.r 'troubles in Portland, Bend, Springfield and elsewhere have shown the cracks Oregon's growth management regime.

"We need to revise our wonderful land-use system," Beyer said. "There's no honor to local decision-making. We need to revise
that and reconsider that and fix it."

Lawmakers could also face another round of legislation stemming from the debate in the Portland area.

On Feb. 20, the Oregon Court of Appeals threw out a 2010 growth plan adopted by Metro and Portland-area counties, saying
Washington County used "psuedo factors" to determine rural reserves.

The court decision returned Washington County to the start of the reserves planning process, potentially adding five or more
years of delay. But it also found fault with reserve designations in Clackamas and Multnomah counties.

Reps. Brian Glem, D-Salem, and John Davis, R-Wilsonville, brokered the compromise among developers, conservationists and
local governments that became HB 4078 in the week following the court decision.

The bill's affects were limited to Washington County and was crafted specifically to keep the door closed on future Legislative
intervention in local land use decisions.

But Clackamas County commissioners have indicated they may seek a similar compromise.

"Clackamas County remained neutral on HB 4078 with the assurance that land-use issues that they face in their county will be
addressed next session in a similar fashion," said Sen. Ghuck Thomsen, R-Hood River.

Se çred Girod, R-Stayton, said the Legislature should mull broad changes to the land-use system next year, finding a more
fle^.-ie set of regulations that works for the state's urban centers and its rural communities.

http://www.oregonlive.com/politicsiindex.ssf/2014l03/land_use qrand_bargain_heading.html z3
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"l think we need to take this on during the long session," Girod said, "and come up w¡th something that works in rural Oregon and
works in Portland."

ï rill now heads to Gov. John Kitzhaber, who is expected to sign it.

-- Christian Gaston
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April 6, 2017Council meeting Minutes

1. Call to Order and Roll Call

Deputy Council President Kathryn Harrington called the 

Metro Council meeting to order at 2:01 p.m.

Councilor Sam Chase, Councilor Carlotta Collette, Councilor 

Shirley Craddick, Councilor Kathryn Harrington, and 

Councilor Bob Stacey

Present: 5 - 

Craig Dirksen, and Tom HughesExcused: 2 - 

2. Citizen Communication

Marta Mikkalo, City of Arlington: Ms. Mikkalo, on behalf of 

the Arlington Community Chamber of Commerce, spoke to 

the importance of waste management, garbage, and 

recycling to Gilliam County's local economy. She expressed 

the community's support for the Waste Management 

facilities located in Arlington and shared how they positively 

impacted local residents.

Art Lewellan, City of Portland: Mr. Lewellan submitted 

transportation improvement proposals for the City of 

Portland, including a new westside Marquam Bridge design 

and a Columbia River Crossing alternative. He asked Metro 

and other local jurisdictions to review his designs for future 

development.

3. Consent Agenda

Approval of the Consent Agenda

A motion was made by Councilor Stacey, seconded by 

Councilor Craddick, to adopt items on the consent agenda. 

The motion passed by the following vote:

Aye: Councilor Chase, Councilor Collette, Councilor Craddick, 

Councilor Harrington, and Councilor Stacey

5 - 

3.1 Consideration of the Council Meeting Minutes for March 23, 2017

3.2 Resolution No. 17-4774, For the Purpose of Amending the 2015-18 Metropolitan 

Transportation Improvement Program (MTIP) to Modify and/or Add New 

Projects as Part of the February 2017 Formal MTIP Amendment for Beaverton, 

Clackamas County, DEQ, Metro, Portland, ODOT, Tigard, and TriMet

1
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3.3 Resolution No. 17-4773, For the Purpose of Authorizing the Chief Operating 

Officer to Issue a New Non-System License to Veris Industries for Transport and 

Disposal of Non-Recoverable Solid Waste, Including Putrescible Waste, at the 

Covanta Waste-to-Energy Facility Located in Brooks, Oregon

3.4 Resolution No. 17-4784, For the Purpose of Confirming Deidra Krys-Rusoff and 

Andrew Lonergan Appointments to the Investment Advisory Board

4. Resolutions

4.1 Resolution No. 17-4781, For the Purpose of Authorizing an Exemption from 

Competitive Bidding and Direct Award of the Construction Contract for the New 

Primate Habitat Project at the Oregon Zoo by Amendment to the CM/GC 

Contract for the Construction of the New Polar Bear Habitat and Associated 

Infrastructure

Deputy Council President Harrington called on Ms. Heidi 

Rahn and Mr. Jim Mitchell, Oregon Zoo, and Ms. Gabriele 

Schuster, Metro, to provide a brief presentation on 

Resolution No. 17-4781. Ms. Rahn explained that if 

approved, the three remaining zoo bond projects would be 

constructed under the oversight of one general contractor. 

She provided an overview of the constructability benefits of 

this approach, noting that the opportunity to compress the 

schedule and manage construction of the projects with one 

Construction Manager/General Contractor (CM/GC) would 

provide significant cost savings. Ms. Rahn explained that by 

using one contractor, the total construction schedule would 

be decreased from 30 to 22 months, reducing the duration 

of the impacts on zoo revenues. She stated that staff 

believed the approach aligned with the project’s goals to 

meet the zoo’s business needs, provide flexibility, and 

commit to equity in contracting. 

Ms. Gabriele Schuster then shared the procurement 

recommendation. She explained that procurement staff also 

recommended that one contractor oversee the construction 

2
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of the three remaining Oregon Zoo bond projects and noted 

that this required a modification to the CM/GC contract for 

the Polar Bear habitat project. Ms. Schuster informed the 

Council that any subcontracted work would require 

competitive bidding through the prime contractor with a 

focus on Certification Office for Business Inclusion & 

Diversity (COBID) firms. Ms. Schuster explained that the 

prime contractor was selected based on robust criteria 

including a workforce diversity plan and contracting goals, 

and added that combining the three projects was unlikely to 

encourage favoritism or substantially diminish competition. 

Council Discussion 

Councilor Chase asked staff to discuss the benefits and 

potential pitfalls of using the proposed strategy. Councilor 

Collette asked how the additional $1.3 million saved by 

merging the two projects would be used. Ms. Rahn 

explained that the funds would be used to address the 

significant cost escalation in the region for the construction 

of the new Polar Passage. Councilors discussed the 

consequences of the exemption from competitive bidding. 

Councilor Craddick expressed her support for the project and 

thanked staff for using the funds efficiently and effectively. 

Councilor Harrington thanked the Oregon Zoo Bond Citizens’ 

Oversight Committee for their contributions and for 

ensuring that the zoo’s commitments to the voters were 

met. 

A motion was made by Councilor Collette, seconded by 

Councilor Craddick, that this item be adopted. The motion 

passed by the following vote:

Aye: Councilor Chase, Councilor Collette, Councilor Craddick, 

Councilor Harrington, and Councilor Stacey

5 - 

4.1.1 Public Hearing for Resolution No. 17-4781

3
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Deputy Council President Harrington opened a public 

hearing on Resolution No. 17-4781 and requested that those 

wishing to testify come forward to speak. Seeing none, 

Deputy Council President Harrington gaveled out of the 

public hearing. 

4.2 Resolution No. 17-4779, For the Purpose of Adopting Local Contract Review 

Board Administrative Rules and Interim Equity in Contracting Administrative 

Rules

Deputy Council President Harrington called on Ms. Cary 

Stacey, Ms. Gabriele Schuster, and Ms. Ashley McCarron for 

a presentation on Resolution No. 17-4779 and Ordinance 

No. 17-1398. Ms. Stacey informed the Metro Council that 

adoption of the ordinance and resolution would amend the 

Metro Code to adopt agency-wide contracting and 

procurement administrative rules. She noted that the 

legislation would help Metro meet state requirements by 

creating administrative rules using current contracting 

procurement policies and general contracting procurement 

practices that had not been full adopted. She explained the 

process of adopting the administrative rules, stating that an 

ordinance would be needed to amend the Metro Code as a 

vehicle to implement the rules through resolution. 

Ms. Stacey explained that the new rules were developed 

collaboratively using a comprehensive approach that 

balanced legal and obligatory requirements with business 

needs and upholding Metro’s values. She informed the 

Council that the administrative rules largely kept policies 

that currently met Metro’s business rules but also made 

policy changes designed to meet the different contract 

procurement needs of Metro’s departments and venues. She 

noted that the rules also upheld Metro’s commitment to 

equity in contracting. 

4
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Ms. Schuster provided an overview of the procurement 

policies that would be adopted and noted that the new rules 

would add more flexibility to Metro’s current procurement 

program and create new opportunities for contractors as 

well as Metro staff. She explained that staff worked closely 

with other jurisdictions and local partners to develop strong 

equity rules and policies. Ms. Schuster thanked her staff and 

other project partners that provided input during the 

creation of the new rules. 

Ms. Stacey also thanked the many staff members that 

contributed to the work, including Procurement Services 

staff, legal counsel, and the project’s Steering Committee 

members. She explained that once the interim rules were 

adopted, Procurement Services was prepared to train more 

than 350 Metro staff on the new policies. She noted that a 

comment period would begin after the Council’s vote and 

would extend through May 31 before the legislation 

returned to Council on June 15 for final adoption. 

Council Discussion

Councilors thanked staff for their work and expressed 

support for both the ordinance and the resolution. Councilor 

Craddick noted that she looked forward to seeing the 

positive impacts of the new rules. Deputy Council President 

Harrington emphasized that the rules would provide a 

valuable strategy for advancing racial equity throughout the 

region. 

A motion was made by Councilor Craddick, seconded by 

Councilor Stacey, that this item be adopted. The motion 

passed by the following vote:

5
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Aye: Councilor Chase, Councilor Collette, Councilor Craddick, 

Councilor Harrington, and Councilor Stacey

5 - 

5. Ordinances (First Reading and Public Hearing)

5.1 Ordinance No. 17-1398, For the Purpose of Amending Metro Code Section 2.04 

and Declaring an Emergency

Resolution No. 17-4779 and Ordinance No. 17-1398 were 

presented together; please see above. 

A motion was made by Councilor Craddick, seconded by 

Councilor Chase, that this item be adopted. The motion 

passed by the following vote:

Aye: Councilor Chase, Councilor Collette, Councilor Craddick, 

Councilor Harrington, and Councilor Stacey

5 - 

5.1.1 Public Hearing for Ordinance No. 17-1398

Deputy Council President Harrington opened a public 

hearing on Ordinance No. 17-1398 and requested that those 

wishing to testify come forward to speak. Seeing none, 

Deputy Council President Harrington gaveled out of the 

public hearing. 

6. Chief Operating Officer Communication

Ms. Martha Bennett provided an update on the following 

events or items: new asbestos requirements for transfer 

stations and the Washington Park Master Plan. She also 

announced that two new otters born at the Oregon Zoo had 

been named Nehalem (Nellie) and Nestucca (Tucker), 

following an online selection process. 

7. Councilor Communication

Councilors provided updates on the following meetings or 

events: Levee Ready Columbia, the Southwest Washington 

Regional Transportation Council, the Oregon Zoo 

Foundation, the Metropolitan Exposition and Recreation 

Commission (MERC), a new park to be built in the Cully 
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neighborhood of Portland, the North Portland Tool Library 

Dedication, Black Violin's performance at P'5, and an 

upcoming Japan Best Practices trip focused on earthquake 

resiliency and urban planning. Councilor Craddick thanked 

Councilor Harrington for organizing a tour of the Roosevelt 

Landfill. Councilors also honored the passing of Ms. Lynn 

Sharp, a prominent ecologist who made significant 

contributions to Metro's parks system.

8. Adjourn

There being no further business, Deputy Council President 

Harrington adjourned the Metro Council meeting at 3:21 

p.m. The Metro Council will convene the next regular council 

meeting on April 13 at 2:00 p.m. at the Metro Regional 

Center in the council chamber. 

Respectfully submitted, 

Nellie Papsdorf, Legislative and Engagement Coordinator
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3.1 Minutes 04/06/17 Minutes from the March 23, 2017 Council 
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materials 040617c-04 

 Letter 04/06/17 Richards letter and materials to Council  040617c-05 
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