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To Chair Clem, Vice-Chairs Helm and Post, and Members of the Committee: 

The City of Wilsonville opposes SB 534 as proposed for several reasons. SB 534 presents 

a host of potential problems for area local governments, state agencies and private-sector 

interests that are key to the regional and state economy. 

1. SB 534 Is Unnecessary Legislation 

Oregon law currently allows for the provision of municipal water and sewer service 

outside of cities to an airport — so long as an agreement is reached that provides for 

eventual annexation of the airport into the municipality. Municipal governance with 

urban services is a key precept of Oregon land-use law. 

2. SB 534 Is Contrary to Oregon Land-Use Law 

Oregon land-use law is predicated on the principal that cities are to be centers of urban-

level development and that prime farmland is to be protected from urban encroachment. 

The proposed legislation violates this key tenet of Oregon land-use law by allowing the 

extension of city water and sewer service to areas outside a city without the concurrent 

requirement for municipal governance.  

3. SB 534 Can Precipitate Negative, Unintended Consequences 

By usurping the key principle of Oregon land-use law that cities are to be centers of 

urban-level development, the proposed legislation has the potential to produce a number 

of negative, unintended consequences as follows. 

a. Unfunded Impacts to Public Surface Transportation Facilities 

While city or an airport or private-property interests may benefit financially from the 

extension of urban services outside a city, the net result over time becomes costs that 

are externalized to others. That is, the provision of city water and sewer services 

facilitate activity and development at the airport and adjacent private-property.  

The increase in activity produces increased traffic congestion on unimproved, farm-

to-market county roads for which no new revenues are available to improve surface 

streets. Hence, Oregon law wisely calls for municipal governance for areas of 
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economic activity so that mechanisms are available to capture revenue needed to fund 

the necessary infrastructure to accommodate the urban-scale development. 

b. Inability to Fund Necessary Infrastructure to Accommodate  
Urban-Level Activity 

By allowing a situation where only the core essence of urban services—water and 

sewer—can be provided to an airport in an unincorporated county EFU zone, 

additional city mechanisms are unavailable to provide the total necessary 

“infrastructure package” to accommodate new development and business operations 

in a rural ag area. That is, a city provides other necessary components of urban-level 

development in addition to water and sewer such as adequate roads and sidewalks, 

transit service, stormwater management, and a host of other city-provided services.  

c. Unfair Competition Harms Public and Private Real-Estate Interests 

The provision of urban services without municipal governance creates an unfair and 

unlevel playing field for real-estate investment by the public-sector distorting the 

market. That is, government creates a situation whereby businesses located at an 

airport may operate at an artificially lower rate due to a lack of charging these 

businesses the full infrastructure costs of allowing their operation.  

The full costs of operating a business in a city include helping to pay for infrastructure 

capacity improvements that facilitate economic activity such as road and 

street/sidewalk improvements, water and sewer service, stormwater management and 

other urban services. Thus, when government allows inappropriately sited 

development in an EFU zone, government is in effect providing a public subsidy to 

those businesses by allowing them to avoid paying for the full impact of their 

operations on local streets, impervious surface-area stormwater generation, and the 

like. 

Allowing businesses in one area to operate with a public subsidy while other 

businesses nearby are paying regular “full-freight” to a city that accommodates the 

impact of their operations on transportation-water/wastewater-stormwater 

infrastructure creates an unfair playing field for both the private- and public-sectors. 

The subsidy by one public entity harms other nearby cities and property owners 

whose commercial and industrial properties are undercut by unfair competition 

from subsidized airport development. 
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d. SB 534 Harms Existing and Planned Public/Private Investments by  
Local Governments and State Agencies to Develop Industrial Lands  

Many local jurisdictions have been working for 

years with state agencies and private developers to 

bring to market over 5,600 acres of vacant industrial 

employment lands awaiting development in the 

three-county metro region.  

An additional 3,200-plus acres of redevelopable 

“brownfield” sites, often with easy access to urban 

services, also sit idle awaiting investment.  

In total, the greater three-county region is awash in 

over 8,800 acres of vacant “greenfield” and 

redevelopable “brownfield” industrial lands 

languishing and awaiting capital investment. See 

Exhibits A and B. 

Adding more industrial acreage diminishes the 

value of existing acreage and diverts private and 

public capital from existing and planned 

developments, thereby diluting the market’s 

capacity to develop designated industrial lands for employment. 

Within the immediate area of the Aurora State Airport, located adjacent to the three-

county Metro region, many local jurisdictions have been working for years with state 

agencies and private developers to advance industrial development. Following are a 

few examples:  

 The City of Wilsonville, which has invested over $5 million of the ultimate 
$60 million needed in planning and infrastructure for the 215-acre Coffee 
Creek Regionally Significant Industrial Area (RSIA), is working with 
developers to advance new employment opportunities. See Exhibits C and D. 

 The Cities of Tualatin and Wilsonville with Washington County and Metro are 
actively planning development of the 800-acre greenfield Basalt Creek 
Employment Area located next to Coffee Creek RSIA in the Metro UGB. 

 The City of Canby has devoted considerable resources in conjunction with 
Business Oregon ($2 million loan) and ODOT ($1.2 million transportation 
grant) to develop the 225-acre Canby Pioneer Industrial Park that is now 
partially built-out. 
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 The City of Woodburn has advanced a range of commercial and industrial 
developments, including the projected $75 million renovation of the I-5/Hwy 
214 Woodburn Interchange & Transit Facility that is designed to facilitate 
commerce for the community. Major public investments in the transportation 
infrastructure project include a $43 million 2009 JTA award by the Legislature, 
$7.1 million ODOT STIP grant and $8 million of City funding.  

Adding more cheap, publicly-subsidized industrial sites near the Aurora State 

Airport has the potential to undercut and directly harm past, existing and 

planned investments by local governments, state agencies and private-sector 

developers to bring to market vacant industrial sites with new development. 

e. Potential Damage to Agricultural Cluster and Regional Economy 

The State’s $5.5 billion (2012) agricultural economy operates in various regional 

clusters where a sufficient number of farm operations, food processors and their 

service-providers are in business that work together to sustain the regional rural 

economy. Urban-level activities on farmlands increase speculative price pressures on 

land and create traffic congestion that together increase the difficulty to farm 

economically. Gradual loss of suppliers and producers can harm a regional ag cluster 

by reducing the vibrancy and transactional capacity that generate economic activity.  

Located in Oregon’s breadbasket of the French Prairie region, the Aurora State 

Airport is situated in the center of Oregon’s top ag-producing counties with a 

combined value of $1.5 billion or 28% of the state total, including: 

 #1: Marion County — $639 million 
 #5: Clackamas County — $344 million 
 #7: Washington County — $292 million 
 #9: Yamhill County — $270 million 

4. Specific Examples of Problematic Issues at the Aurora State Airport 

The Aurora State Airport, which is located adjacent to a proposed Metro Rural Reserve 

of prime undeveloped Willamette Valley EFU “Foundation Farmland” in Clackamas 

County, is illustrative of the many problems associated with SB 534. 

a. No Nearby City Urban-Services Provider Wants This Legislation 

Both cities closest to the Aurora State Airport—the City of Aurora and the City 

of Wilsonville—have indicated in explicit terms that neither seeks to provide 

urban services without governance controls that annexation provides. Both cities’ 

leadership reject the premise of the legislation and oppose SB 534. See Exhibit E. 



City of Wilsonville, Oregon Page 5 
Testimony in Opposition to SB 534 May 12, 2015  

b. State Agencies Identify A Host of Expensive Transportation and  
Development Problems in Vicinity of Aurora State Airport 

During the intensive Metro Urban/Rural Reserves process over the period of 2009-10 

that included extensive public engagement, local-area governments and state agencies 

undertook detailed analysis of areas for potential urbanization. 

In Joint State Agency Comments on the Metro Urban and Rural Reserves 

process in 2010 and 2009, seven state agencies unanimously found that 

urbanization immediately south of the Willamette River and Wilsonville was 

detrimental public policy. 

“South Wilsonville 

“ODOT, ODA, DLCD, OWRD, DEQ, ODFW, and DSL support the preliminary 

recommendation from Clackamas County to designate lands south of the Willamette 

River (French Prairie) as a rural reserve. The reasons for a rural reserve designation 

include: threat of urbanization, high suitability for agriculture, very significant 

transportation limitations (Boone Bridge capacity and no alternate river crossing, poor 

multimodal connectivity), poor suitability for urbanization (services and distance to 

existing population), and concerns about encouraging urban development moving south 

along I-5 into prime agricultural lands.” 

See Exhibit F. 

“Huge > $500 Million” Transportation Costs: In an April 2009, joint state 

agencies’ (ODOT, ODA, DLCD, ODFW, and ODF) letter to the Metro Reserves 

Steering Committee, ODOT indicated that the South Metro I-5 corridor and Boone 

Bridge were at maximum traffic-handling capacity, and that the cost to increase 

capacity was “huge,” or “over $500 million.” See Exhibit G. 

ODOT states in this letter (page 3) that: “The analysis shows that the highways least 

suitable to accommodate additional trips and most expensive to improve, are… I-5, 

especially the segment from Or 217 to south of the Willamette River.” 

ODOT further states in “Attachment 1, Oregon Department of Transportation 

Comments on Candidate Urban and Rural Reserves” (page 2): 

“Highway Section: Inside UGB and from Wilsonville SCL [southern city limits] to Marion 

County line 

“Potential to accommodate additional traffic: Very Low - FC 2035 RTP identified 

severe capacity problems on I-5 within and south of existing UGB and at Wilsonville 
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Interchanges. Congestion is especially high in the segment between I-217 and I-205. 

Widening of I-5 including Boones Bridge will be very expensive.  

“Relative Cost to Improve: > $ 500 M = Huge” 

Commuter and Freight Traffic Overload: The I-5 Boone Bridge over the 

Willamette River at Wilsonville reaches peak traffic-carrying capacity during normal 

commute times and on many other occasions; adding new traffic generators on a 

congested highway furthers harms the movement of freight and conduct of commerce 

in the metro region and to areas further east and south, including Canby, Woodburn, 

Salem/Keizer and Albany areas.  

No Alternate River Crossing: The I-5 Boone Bridge is the only crossing over the 

Willamette River for a 28-mile span between Oregon City and St. Paul, resulting in a 

highway bottleneck without alternate routes. Placing additional traffic generators in 

the vicinity of the bridge increases reliance on the bridge for short, local trips, further 

restraining traffic flow and mobility while increasing the likelihood of freeway 

incidents that can result in major traffic tie-ups. 

I-5 Boone Bridge Carries More Freight than “CRC”: ODOT reports that the I-5 

Boone Bridge carries nearly as much traffic as the well-known I-5 “CRC” Interstate 

Bridge (only 4% less), but one-third (33%) more freight trucks, making this bridge a 

critical transportation link for commerce.  Freight traffic that is split between the I-5 

CRC and the I-205 Glenn Jackson bridges converges at the I-5 Boone Bridge. 

Poor Multimodal Connectivity: The French Prairie region around the Aurora State 

Airport is composed primarily of narrow, farm-to-market county roads not designed 

for traffic circulation common to urban areas. The area around the Airport is not 

served by transit services and is not bike or pedestrian friendly, lacking urban-type 

infrastructure for multi-modal connectivity.   

c. Poor Suitability for Urbanization: Absence of Costly Urban Infrastructure 

Distance from Population Centers Forces Commuting: The French Prairie area 

lacks urban services and is distant from population centers and standard private 

commercial and public urban services. Urbanization would result in significant trip 

generation with long distances and considerable increasing congestion detrimental to 

the timely movement of freight. Delivering and maintaining infrastructure services 

would be costly, inefficient and impractical. 
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Lack of Available Water: The City of Wilsonville’s water capacity south of the river 

is fully used by Charbonneau. ODOT has prohibited any additional conveyance 

devices on the I-5 Boone Bridge. The City’s water distribution and storage system has 

been master-planned to serve the City’s Metro UGB and urban reserve areas. These 

include the Coffee Creek Correctional Institution, the Coffee Creek and Basalt Creek 

industrial/employment areas, and our Villebois North, West Wilsonville, Frog Pond, 

and Advance Road residential concept areas. 

Neither the Oregon Water Resources Department nor Marion County are permitting 

new groundwater wells that further draw-down the aquifer that is used primarily to 

support the region’s agricultural industry. 

Lack of Wastewater Treatment Capacity: The City of Wilsonville’s $45 million 

wastewater treatment capacity expansion is already allocated to existing and planned 

new developments, including the 1,000-acre Coffee Creek and Basalt Creek industrial 

areas, and the 500-acre Frog Pond/Advance residential areas, and an additional 500 

acres of adjacent urban reserves. There is no surplus capacity available. 

The City of Aurora is under DEQ orders and a settlement with Willamette River 

Keeper regarding wastewater treatment discharge into the Pudding River. 

Expensive, Difficult Area to Provide Wastewater Treatment Services: A “Sewer 

Serviceability” study conducted in 2009 by Clackamas County and Metro during the 

Urban and Rural Reserves process found that the French Prairie area would be 

“difficult” and very expensive to provide waste-water treatment services. See Exhibit H. 

No New Wastewater Outfalls: DEQ is not permitting any new outfalls on the 

Willamette River creating a barrier to a new treatment plant with few, if any, cost-

effective solutions. Pursuing such a notion is in effect expensive and impractical.  

c. Lack of Transportation Infrastructure and Funding Resources Creates 
Travel Safety Hazards, Hurts Ag Operators 

The Aurora State Airport is essentially a publicly-owned State runway bordered by 

private property. Even without city water and sewer service, the county has gradually 

allowed the conversion of adjacent EFU lands to other uses, which has facilitated an 

increase in activity at the airport — for which insufficient revenues are available to 

improve adjacent streets and sidewalks, provide transit services to commuting 

employees, appropriately manage stormwater runoff or provide other urban services 

common to industrial developments.  
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Development over time in proximity to the airport has greatly increased the amount of 

automobile traffic on narrow, unimproved farm-to-market county roads with deep 

ditches and no shoulders and lacking sidewalks or bike-lanes — producing a 

dangerous situation for both drivers and pedestrians. Additionally, no public transit 

services are available to the airport, further increasing traffic on nearby streets.  

Farmers near the Aurora Airport have complained about both an increase in traffic 

that negatively impacts operations and safety and escalating land-lease costs that 

appear due to land speculation for potential development. Encouraging urban-level 

development in EFU areas invites land speculation on farm and forest lands in 

anticipation of government permitting of further urbanization. Land speculation harms 

the agricultural industry by artificially driving-up the cost of farmland, and 

correspondingly the cost of doing business, which can make these businesses 

uncompetitive in a global economy.  

d. Urban-Level Development in Rural EFU Area Exacerbates Unresolved 
Governance Conflicts Over Land Use and Local Impacts 

Unfortunately, as recently as 2010 when the Oregon Department of Aviation, which 

operates the Aurora State Airport, and Marion County together with the City of 

Aurora executed an Intergovernmental Agreement on the Coordination of Growth 

Management and Transportation Issues, the City of Wilsonville and Clackamas 

County were not included in the process, and thereby the true spirit of 

intergovernmental coordination among the affected jurisdictions was lost. See 

Exhibit I. 

Similarly, unless amended, SB 534 could allow for urban development in key rural 

EFU agricultural land, which could cause conflicts with nearby local governments 

without appropriate coordination.   

The City of Wilsonville is a well-known, interested stakeholder in area land-use and 

transportation matters and hosts the largest population of residents and businesses in 

proximity to the airport. In a similar fashion, other nearby cities within three miles of 

the Aurora State Airport—including the cities of Barlow, Donald and Canby—can be 

impacted by urban-level development at the Airport. Issues of concern to neighboring 

cities include for example transportation infrastructure impacts around traffic 

congestion and road wear, public transit-service provision, inequitable industrial lands 

competition, and economic impacts on area agricultural operations. See Exhibit J. 
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5. Proposed Legislation Advances Urban Sprawl Detrimental to French 
Prairie Ag Economy That Is Key to Willamette Valley and Oregon 

The City of Wilsonville shares concerns with agricultural interests and food processors 

about encouraging urban development moving south along I-5 into prime agricultural 

lands of the French Prairie Region, which contains Oregon’s finest soils.  

While State and Local government efforts have focused on encouraging “traded-sector” 

economic development and job creation, the proposed legislation poses potential 

negative, unintended consequences for important Oregon industries and jobs. The high-

value farmlands of French Prairie in northern Marion County are a major powerhouse for 

the Oregon’s agricultural industry.  

These “Foundation” farmlands, as rated by the Oregon Department of Agriculture, form 

the key inputs for the traded-sector “ag” industry where a majority of products are 

destined for export out of Oregon. During the Great Recession, agriculture was the one 

Oregon economic sector to weather the storm better than other sectors and it is enjoying a 

speedier recovery. 

One of the largest employers in the Tualatin/Wilsonville workshed with over 400 

employees is Pacific Natural Foods, a locally-based national firm that farms over 

1,000 acres around Aurora and contracts with farmers in the North Willamette 

Valley for organic produce and animal stock. Urbanization of EFU lands around the 

Aurora Airport harms the operations and competitive position of this major 

growing, traded-sector employer. 

In a nutshell, encouraging economic activity in EFU areas without municipal governance 

may have the unintended consequence of severely interfering with ag operations, 

encouraging urban sprawl and land speculation that is detrimental to the rural ag industry, 

and harming the ag cluster of businesses and jobs on French Prairie.  

a. Lack of Natural Barriers Would Allow Urban Sprawl  

The Willamette River acts as natural barrier to Portland metro area urban 

expansion into the prime ag lands of the Willamette Valley. “Jumping” the river 

would remove the last remaining barrier to urban sprawl along I-5, further harming 

the ag industry cluster and mobility along I-5 in the North Willamette Valley. The 

overall effect would be detrimental not only to long-planned industrial economic 

development efforts in areas already approved through appropriate processes, but also 

to public investments already on the ground and under way in Wilsonville, 
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Woodburn, Salem/Keizer and Albany. Because of the high cost of urban 

infrastructure, many hundreds or thousands of acres of development would be the 

only way to make it pencil. So more than just allowing urban sprawl, sprawl would 

essentially be required. 

b. High Suitability For Agriculture: Oregon’s Best “Foundation” Farmland 

French Prairie soils in the vicinity of the Aurora State Airport are some of the 

best in Oregon and the world and should be conserved for domestic food security 

and economic diversification purposes. French Prairie soils were formed over 

millennia by major Ice Age “Missoula Floods” that inundated the Willamette Valley, 

depositing multiple layers of organically rich silt on the lower watershed regions of 

the North Willamette Valley. The Oregon Department of Agriculture classifies these 

lands as “Foundation Farmland” — the best of the best — and encourages their 

conservation for long-term productivity.  

Potential Amendments to Reduce Negative Impact of SB 534 

The City of Wilsonville understands that a municipality in Central Oregon is interested in 

providing water or sewer service to an airport without eventual annexation, as required by 

current Oregon law. While the City of Wilsonville supports current Oregon law, if the 

Committee seeks to advance this legislation, then Wilsonville respectfully requests 

consideration of amendatory language to SB 534 that addresses the key issues of concern 

raised by our testimony. 

Amendments that the City could support are focused on three goals: 

1. Financial Responsibility and Transparency: Providing sewer and water services to 

an airport without annexation is in the city’s discretion in a financially responsible 

manner — meaning that the full, true costs (including capital and operational) of these 

public services are transparent to and fully paid by the airport and that costs of 

provision of these services are not shifted to the city’s taxpayers or ratepayers; 

2. Protection of Prime Ag Land: Expansion of the airport does not result in the loss of 

high-value farmland of the Willamette Valley as defined by existing Oregon law 

(OAR 660-33-0010); 

3. Area Cities’ Concurrence: Municipalities within three miles of the airport must 

agree to the extension of these services so as not to adversely impact any development 

or expansion of operations that might result from extending these services. 
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Based on the potential risky, unintended consequences that may flow from the proposed 

legislation, a host of identified infrastructure and governance problems, and the lack of 

need for the legislation, the City of Wilsonville respectfully urges a DO NOT PASS vote 

by the committee on SB 534 as proposed.  

The City of Wilsonville’s opposition to SB 534 would be ameliorated by the addition of 

amendments responsive to the three primary issues of concern as noted previously.  

We thank you for your time and consideration.  

 

Sincerely,  
 
 
Tim Knapp, Mayor 
City of Wilsonville 
 

Exhibits to Testimony 

Exhibit A: Metro, 2014 Draft Urban Growth Report (UGR), Appendix 3, Buildable 
Land Inventory and Maps, Extracted pages with data tables and maps 
pertaining to Employment Lands, both industrial and commercial. 

Exhibit B: Clackamas County 2010 Employment Lands Survey Map 

Exhibit C: City Wilsonville, Coffee Creek Industrial Area Master Plan, 2007 

Exhibit D: City Wilsonville, Coffee Creek Industrial Area Development Overview, 2010 

Exhibit E: City of Aurora, Letter to Honorable Rep. Brian Clem, Re: Senate Bill 534, 
April 2, 2015 

Exhibit F: Joint State Agencies Comments on the Metro Urban and Rural Reserves, 
October 14, 2009 

Exhibit G: Joint State Agencies Letter to the Metro Reserves Steering Committee, April 
6, 2009; “Attachment 1, Oregon Department of Transportation Comments on 
Candidate Urban and Rural Reserves”  

Exhibit H: Clackamas County, “Sewer Serviceability for the Reserves Study Area, 
Including areas that might be served by neighboring cities,” Feb. 2009 

Exhibit I: Intergovernmental Agreement on the Coordination of Growth Management 
and Transportation Issues Between City of Aurora, Marion County and 
Oregon Department of Aviation, June 2010; Map of the “Aurora Airport 
Impact Area” 

Exhibit J: Map of Aurora Airport Region Population in 3-Mile Radius, 2010 US Census 



Appendix 3 
Buildable land inventory results (revised as of 9/23/14) 

This appendix describes the results of the buildable land inventory methods described in Appendix 2. All 
cities and counties in the region were given over two months to review a preliminary inventory in the 
fall of 2013. This inventory incorporates edits submitted by local jurisdictions. This buildable land 
inventory should be understood as a first cut at understanding the growth capacity of the Metro UGB. 
As described in the 2014 UGR summary and appendices 4 (Housing Needs Analysis) and 6 (Employment 
Demand Analysis), not all of this inventory may be feasible in the 20-year planning horizon. Additional 
market feasibility considerations are incorporated into the analyses found in those documents. 

This revised draft incorporates a correction. This correction relates to lands added to the urban 
growth boundary by the Oregon Legislature in March 2014 under House Bill 4078. At the request 
of city of Forest Grove staff, this revised report counts lands added near Forest Grove as industrial 
rather than residential with a small amount of commercial. When the revised regional numbers are 
rounded at regional scale, this amounts to 200 additional acres of industrial land and 100 fewer 
acres of commercial land in the employment buildable land inventory. A second, minor correction 
affects only the detailed maps and tables in this appendix, but had already been incorporated into 
the remainder of the draft Urban Growth Report’s analysis. This second correction does not 
change the report’s analysis or conclusions. 
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2014 Buildable Land Inventory (BLI) -- Em
ploym

ent Capacity Assum
ption   (Review

ed by Local Jurisdictions)
Does not include the Hillsboro industrial land added to the U

G
B by HB 4078

Capacity Sum
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This table reflects a necessary correction identified by M
etro staff in Septem

ber 2014. The correction relates to lands added to the urban grow
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arch 2014 under House Bill 4078. At the request of the city of Forest G

rove, this revised report counts lands added near Forest G
rove as industrial, rather than residential w

ith a sm
all am

ount of 
com

m
ercial. Since these lands are not yet annexed to the city, they appear as unincorporated W

ashington County.

Industrial
Com

m
ercial

Com
m

ercial on CO
M

Com
m

ercial on M
U

R
Total Capacity by Land Type

Draft 2014 Urban Growth Report 
Appendix 3, Page 7 of 8

Exhibit A - p. 6

ottenad
Highlight

ottenad
Highlight

ottenad
Highlight

ottenad
Highlight

ottenad
Highlight

ottenad
Highlight



Sa
nd

y 
Ri

ve
r

Sa
nd

y 
Ri

ve
r

Tu
al

at
in

 R
iv

er

Clac
ka

mas River

Tu
ala

tin
 Rive

r

Molal la River

W
ill

am
et

te
 R

iv
er

Pudding River

M
ol

al
la

 R
iv

er

Cl
ac

ka
mas

 Rive
r

Nor
th For

k 
C

la
ck

am
as

 R
iv

er

M
ol

al
la

 R
iv

er

Molalla River

South Fork Clackamas River

O
sw

eg
o

La
ke

26

26

17
0 17

0

21
2

21
1

99
E

55
1

21
3

21
2

21
3

22
4

22
4

21
2

21
1

21
3

21
1

21
1

99
E

22
4

99
E

21
1

21
1

22
4

21
1

22
4

21
3

5

20
5

20
5

B
or

in
g

M
ul

in
o

C
ol

to
n

R
ed

la
nd

B
ea

ve
rc

re
ek

FO
RS

YT
HE 

R D

KN
IG

H T
S 

BR
ID

G
E 

RD

S U
NN

YS
I D

E 
RD

MCVE
Y 

AV
E

O T
T Y 

RD

JE
NN

IN
GS 

AVE

6T
H 

AV
E

172ND AVE

REESE RD

352ND AVE

JO
HN

SO
N 

C R
E E

K 
BL

V
D

82ND AVE MATHIAS RD

HO
LC

OM
B 

BL
VD

C L
AC

K A
M

AS 
R D

B E
R G

I S 
RD

TE
RR

IT
OR

IA
L 

RD

WILL
IA

M O
T

TY RD

HWY 
21

2

JOHNSON RD

HWY 224

EL
LI

GS
EN 

RD

STR
AW

BE
RR

Y L
N

EVELYN ST

CA
RM

AN 

DR

CO
NC

OR
D 

RD

AL
DERCREST 

RD

HW
Y 

21
1

1S
T 

AV
E

M
O N

R O
E 

ST

HA
RR

IS
O

N 
ST

BOONES 
FERRY RD

HA
RM

ON
Y 

RD

C L
AT

SO
P 

ST

W
ILL

AM
ET

TE 
FA

LL
S 

DR

BANGY RD

STAFFORD RD

GLEN ECHO AV
E

DIVISION ST

VALLEY 

VIEW 
RD

HALLINAN ST

O
CH

O
CO 

ST

LE
SSE

R 
RD

MA
IN

 S
T

BO
EC

KM
AN 

R D

HWY 
26

RUSK RD

SPRINGWATER 
RD

A 
AV

E

HA
YD

EN 
RD

W
ILS

ON
VI

LL
E 

RD

18
TH 

ST

PI
O

NE
ER 

BL
VD

WALL ST

CR
YS

TA
L S

P R
I N

G
S 

BL
VD

92ND AVE

CH
IL

DS 
RD

M
A T

HE
R 

RD

PR
O C

TO
R 

BL
V D

RIVERSIDE DR

LU
STED RD

PARTLO
W 

RD

T O
W

NS
HI

P 
RD

MCKINLEY 
AVE

SUM MIT ST

DI
LL

OW 
DR

BOONES FERRY RD

SOUTH 
END 

RD

PORTLAND AVE

TERWILLIGER BLVD

SU
NS

ET 
AV

E

C O
U N

TR
Y 

C L
U B 

RD

J E
NN

IF
E R 

ST

STANLEY AVE

ABERNE
TH

Y 
LN

KI
NG

 R
D

LAKE FOREST BLVD

BO
NI

TA 
RD

NY
B E

RG 
RD

PI
MLIC

O 
DR

LELAND RD

KE
L S

O 
R D

72ND AVE

HID
DEN 

SPRINGS 
RD

16
TH 

ST

FOSTER RD

IVY ST

CENTRAL POINT RD

W
AS

HI
NG

TO
N S

T

OLD RIVER DR

ROSE
MON

T 
RD

M
EL

RO
SE 

ST

FAILING ST

SK
YLINE 

DR

NY
BE

R G 
ST

CA
M

E L
O

T 
S T

AB
ER

NE
T H

Y 
RD

L O
NG 

ST

WOODBI
NE RD

MA
PL

EL
AN

E RD

PACIFIC 
HWY

RAILR
OAD 

AV
E

CL
AT

SO
P 

ST

C A
R

RI
AG

E W
AY

PA
RK 

AV
E

C 
AV

E

AIRPORT RD

162ND AVE

BOCA 
RATAN DR

M
IL

EY 
RD

C O
UR

TN
EY 

AV
E

7T
H 

ST

WASHINGTON ST

ROSE 
RD

CO
AL

MA
N 

RD

K I
NG 

R D

JACKSON ST

LU
TH

ER 
RD

HIGH ST

79TH AVE

TH
IE

SS
EN 

RD

W
A R

NE
R 

P A
RR

O
TT 

RD

CA
RU

S 
R D

BORNSTEDT RD

G REE
N 

BL
U

FF DR

UPP
ER 

DR

S C
H A

TZ 
RD

HE
IP

LE 
RD

VALLEY VIEW TER

OXF
OR

D 
ST

O A
K 

G
R O

VE 
B

LV
D

MAR
YL

HU
RS

T 
DR

AMISIGGER RD

BR
OO

K M
AN 

RD

JOHNSON RD

CORNELL ST

G R
EE

NT
RE

E 
RD

242ND AVE

CA
US

EY 
AV

E

SU
NS

HIN
E 

VA
LL

EY 
R D

HWY 99
E

AR
LIN

GT
ON 

ST

SUMME
RS 

LN

10TH ST

37
TH 

AV
E

BL
AN

KE
NS

HI
P 

RD

142ND AVE

CLACKAMAS RIVER 

DR
RO

ET
HE 

RD

AL
BE

R T
A 

AV
E

HW
Y 

21
1

129TH 
AVE

KR
U S

E 
W

AY

LA
W

NF
IE

LD 
RD

NIXON AVE

HU
BB

A R
D 

R D

FE
YR

ER 
PA

RK 
RD

M
O

NT
ER

E
Y 

AVE

JO
LI

E 
PO

IN
TE 

RD

12
TH ST

BORLAND 

RD

CORNWALL ST

89TH AVE

HO
LM

ES 
LN

P E
A R

L 
S T

42ND AVE

9T
H ST

BO
T

TI
CE

LL
I

5T
H ST

CA
SO

N 
RD

15
TH 

ST

GR
ON

LU
N D 

R
D

ID
L E

M
A N 

RD

TU
CK

ER RD

DA
RT

MO
UT

H 
ST

MCCORD 
RD

R I
DG

EC
RE

S T 
R D

CH
ER

RY 

LN

CA
P P

S 
RD

OV
ER

LO
O K 

D R

H I
LL 

R D

LY
ONS 

RD

SUNCREST DR

AR
ND

T 
RD

RO
OT

S 
R D

M
OU

N
TA

IN 
GATE RD

MI
ST

Y 
D

R

MEYERS 
RD

T W IN 
FIR RD

HO
FF

M
E I

ST
E R 

RD

BROADWAY ST

FIS
CHERS MILL 

RD

EL
MR

AN 

DR

OA
K 

ST
AR

M
S T

RO
NG 

CI
R

DU
NE

S 
DR

LA
KE 

G R
O

VE 
A V

E

RUPERT 
DR

MO
NR

OE 

PK
WY

TI
LL

ST
RO

M 
RD

WADE ST

HENRICI RD

DO
LL

AR 
ST

BOONES FERRY RD

GL
OU

CE
ST

ER 
ST

UN
I O

N 
M

ILL
S RD

C O
M

PT
ON 

R D

SK
YL

AN
D 

DR

BU
TT

EV
ILL

E 

RD

BO
RG

E S 
RD

90TH AVE

TH
AY

ER 
RD

HO
RT

ON 
RD

SWEETBRI AR 

RD

98TH CT

TO
OZ

E 
RD

S P
AN

G L
ER 

R D

BUR
NS 

ST

5TH ST
3RD ST 2ND ST
1ST ST

4TH ST

HO
M

E S
T E

A D
ER 

RD

P A
R

RE
TT 

MOUN
TA

IN 

RD

GR
AV

ES
 R

D

W
EM

B

LE
Y PARK RD

BU
CK

NE
R C

RE
EK 

RD

E CKER
T 

LN

GAFFNEY 
LN

PRAHL RD

106TH AVE

EA
GL

E 
FE

RN 
R D

RI
DG

E 
RD

HWY 99E

TR
UB

EL 
R D

152ND AVE

M
E A

D O
W

S 
RD

TI
M

BE
R L

IN
E 

DR

CO
UP

LA
ND 

RD

OLD 

RI
VER RD

34TH AVE

HWY 26

MULIN O 

RD

79TH PL

W
ILD

CA
T 

M O
UN

TA
IN 

DR

17TH AVE

W
ES

T 
BA

Y RD

HOFFMA N 
RD

TO
LI

VE
R 

R D

G
RE

EN 
M

OU
N T

AI
N 

RD

SA
GE

RT 
ST

EL L I O
TT 

PR
A I

RI
E 

R D

UP
PE

R 
HI

G H
LA

N D 
RD

222ND DR

SCHAEFFER RD

AD
VA

N C
E 

R D

EILERS RD

UN
GER 

RD

LARKIN RD

M
AC

KS
BU

RG 
RD

SAMUELS RD

HOWA R
DS 

MI LL RD

RI
DD

ER 
RD

BE
ESON RD

WIN
DY 

CITY 
RD

RI
G G

S 
D A

M
M 

RD

HA
UG

LU
M 

R D

S C
H I

E F
F E

R 
RD

R O
C K 

CR
EE

K 
BL

VD

BA
KE

RS 
FE

RR
Y 

RD

85TH AVE

ROYC
E 

WA
Y

FO
LS

OM RD

BA
R N

AR
DS 

RD

FE
RN

W
OO

D 

RD

MATTOON RD

55TH AVE

HE
IN

Z 
R D

367TH AVE

INDUSTRIAL 
WAY

JUDD RD

S
NUFF

IN 

RD

M
E R

ID
IA

N 
W

AY

LIBERAL WAY

CL
UT

TE
R 

RD

M
AR

MOT RD

HA
RN

EY 
DR

PA
GH 

RD

CASTO 
RD

HW
Y 

21
1

W
AR

N E
R 

M
IL

NE 
RD

D O
D

GE 

PA
RK 

BL
VD

DU
US 

RD

LO
NE 

E L
DE

R 
R D

FA
LL 

CR
EE

K 
RD

W
HI

SK
EY 

HI
LL 

RD

BE
L L 

RD

EVES 
RD

RINGO 
RD

ELISHA RD

HULT RD

G
IB

SO
N 

RD

DU
NN 

R D

KI
TZ

MI
LL

ER 

RD

ME
TZ

LE
R 

PA
RK 

RD

D A
Y 

RD

M
AP

LE
TO

N 
DR

P L
EA

S A
NT 

H I
LL 

R D

B U
TT

E 
R D

HARDING RD

WILHOIT RD

HWY 551

LE
W

EL
LE

N 
RD

STATE ST

BRADLEY RD

TAYLOR ST

KN
A U

S R
D

LINWOOD AVE

MOLALLA AVE

F LAVEL DR

QUARRY RD

SO
UT

H 
SH

O R
E 

BLVD

REDLAND 

RD

122ND AVE

MCLOUGHLIN BLVD

KAMRATH RD

WEST A ST

OATFIELD 
RD

FIRWOOD RD

SU
NN

YB
RO

OK 
BL

V
D

BEA
VE

RCREE
K 

RD

BEAVERCREEK RD

EAGLE CREEK RD

WILLAMETTE 
DR

37TH AVE

BELL AVE

MCNARY PKWY

82ND DR

GOODALL RD

BRYANT RD

WEBSTER RD

PILKINGTON RD

PARKWAY AVE

LINN AVE

STE
VE

NS 

WAY

RIVER 
RD

WRIGHT RD

OSTMAN RD

IR
ON 

MOUNTA
IN 

BL
VD

PA
RK

ER 
RD

LA
KE 

RD

BLA N
D C

IR

ORIENT DR

UN
IO

N 
HA

LL 
RD

LA
KEVIEW 

BLV
D

NEWKIRCHNER RD

STEVENS RD

TEN EYCK RD

132ND AVE

RICHEY RD

22ND AVE

MOLALLA AVE

HWY 170

BLUFF RD

WESTVIEW DR

AN

DEREGG PK
W

Y

272ND AVE

HWY 213

HWY 213

BROWN RD

HI
L L

CR
ES

T 

DR

WA LUG A DR

65TH AVE

HOLLY ST

97T H AVE

147TH AVE

VIA 
DEL VERDE

PETES MOUNTA
IN 

RD

JE
A N 

RD

MA
IN 

ST

KER
R P

KWY

GARD RD

145TH AVE

SANTA ANITA DR

CLARK ST

BARLOW RD

BARLOW RD

FELLOWS RD

FERNWOO D D R

232ND DR

TOWN CEN
TE

R 
LO

OP

FULLER RD

MT SCOTT BLVD

FOSBERG RD

TANNLER DR

DOWTY RD

MOUNTAIN RD

102ND 
AVE

DIVERS RD

MAIN ST

GRAHAMS FERRY RD

SWAN AVE

15 7 TH 
AV

E

32ND AVE

HATTAN RD

LADD HIL L RD

362ND DR

KELOK RD

43RD AVE

152ND DR

MAIN ST

JEFFER S
ON 

P

KWY

CU
RR

IN 
RD

93RD AVE

BOB SCHUMACHER RD

257TH 
AVE

CE
D A

RO
AK 

DR

GLENMORRIE 
DR

HOLLY LN

FERGUSON RD

TI
C K

LE 
CR

EE
K 

RD

DEBOK RD

APPERSON BLVD

HW
Y 

21
1

HWY 211

ELDORADO RD

120TH 
AVE

GRAPEVI NE R D

LO
W

ER 
HI

GH
LA

ND 
RD

130TH AVE

MERIDIAN RD

110TH AVE

BAURER RD

BU
LL 

RUN 

RD

NE
W 

E R
A R

D

GRAYS HILL RD

HWY 26

190TH DR

84
TH AV
E

282ND AVE

DHOOGHE RD

TELFORD RD

ROYER RD

GE
OR

GE 
RD

REVENUE RD

RIVERWOOD DR

135TH AVE

HOWLETT RD

NEWLAND RD

DRYLAND RD

SQUAW MOUNTAIN RD

SPRAGUE RD

SAWTELL RD

KROPF RD

362ND AVE

BAKE

R R
D

HEATER RD

PR
O

CT
OR 

RD

K

LE I NSM
ITH RD

DICKEY PRAIRIE RD

20
10

 C
LA

C
K

A
M

A
S 

C
O

U
N

TY
 E

M
PL

O
YM

EN
T 

LA
N

D
 IN

VE
N

TO
R

Y

Sa
nd

y

nd
y R

iv
er

Zigzag R
ive

r

Zi
gz

ag
 R

iv
er

Sa
lm

on
 R

ive
r

Tr
ill

iu
m

La
ke

26

26

R
ho

do
de

nd
ro

n

W
el

ch
es

Zi
g 

Za
g

G
ov

er
nm

en
t C

am
p

HW
Y 

26

ARRAH WANNA BLVD

LOLO PASS 

RD

BA
RL

OW 

TR
AIL 

RD

RIVERWOOD 
LN

GO
VE

RN
ME

NT 
CA

M
P L

OOP

FA
IR

W
AY 

AV
E

HW
Y 

35

HWY 26

SALMON RIVER RD

WELCHES RD

0
1

2
3

4
M

ile
s

H
W

Y 
26

 C
O

R
R

ID
O

R

C
om

p 
Pl

an
 C

om
m

er
ci

al

C
om

p 
Pl

an
 In

du
st

ria
l

R
ur

al
 C

om
m

un
iti

es

U
rb

an
 R

en
ew

al
 D

is
tri

ct
s

U
rb

an
 G

ro
w

th
 B

ou
nd

ar
y

C
ity

 B
ou

nd
ar

ie
s

Va
ca

nt
 C

om
m

er
ci

al
 P

ar
ce

ls

Va
ca

nt
 In

du
st

ria
l P

ar
ce

ls

C
om

m
er

ci
al

 Z
on

in
g

In
du

st
ria

l Z
on

in
g

In
du

st
ria

l L
an

d 
fo

r S
al

e

C
om

m
er

ci
al

 L
an

d 
fo

r S
al

e

* A
ll 

ac
re

ag
es

 s
ho

w
n 

ar
e 

ca
lc

ul
at

ed
 fr

om
 G

IS
 d

at
a.

Em
pl

oy
m

en
t L

an
d 

Ty
pe

U
rb

an
 A

re
a 

Ci
ti

es
Ru

ra
l C

it
ie

s
U

rb
an

 U
ni

nc
or

p.
 C

ou
nt

y
Ru

ra
l U

ni
co

rp
. C

ou
nt

y
To

ta
l

A
cr

es
A

cr
es

A
cr

es
A

cr
es

A
cr

es
In

du
st

ri
al

 L
an

d 
In

ve
nt

or
y

Co
m

p 
Pl

an
 In

du
st

ri
al

 L
an

d
30

42
.2

6
11

08
.0

2
13

16
.2

6
11

15
.8

4
65

82
.3

8
Zo

ne
d 

In
du

st
ri

al
 L

an
d

27
07

.7
8

12
00

.8
9

22
84

.1
3

79
9.

62
69

92
.4

2
V

ac
an

t Z
on

ed
 a

nd
 C

om
p 

Pl
an

ne
d 

In
du

st
ri

al
 L

an
d

54
9.

62
58

3.
56

24
7.

64
35

5.
48

17
36

.3
A

ct
iv

e 
Si

te
s 

fo
r S

al
e

86
.6

5
25

7.
03

60
.7

6
18

.2
5

42
2.

69

Co
m

m
er

ci
al

 L
an

d 
In

ve
nt

or
y

Co
m

p 
Pl

an
 C

om
m

er
ci

al
 L

an
d

24
99

.8
9

70
4.

32
16

41
.2

8
70

2.
75

55
48

.2
4

Zo
ne

d 
Co

m
m

er
ci

al
 L

an
d

27
79

70
4.

82
13

28
.2

6
53

9.
74

53
51

.8
2

V
ac

an
t Z

on
ed

 a
nd

 C
om

p 
Pl

an
ne

d 
Co

m
m

er
ci

al
 L

an
d

70
0.

03
17

2.
91

17
3.

15
16

6.
59

12
12

.6
8

A
ct

iv
e 

Si
te

s 
fo

r S
al

e
72

.8
9

53
.5

19
.9

2
72

.0
8

21
8.

39

Va
ca

nt
 p

ro
pe

rti
es

 s
ho

w
n 

m
ay

 n
ot

 
in

cl
ud

e 
al

l p
ro

pe
rti

es
 a

va
ila

bl
e 

fo
r 

re
de

ve
lo

pm
en

t.

Exhibit B - p. 1



P
re

p
ar

ed
 f

or
:

C
ity

 o
f 

W
IL

S
O

N
V

IL
L

E

P
re

p
ar

ed
 b

y:
O

ta
k,

 In
c. 

D
K

S 
A

ss
oc

iat
es

, I
nc

.

C
O

F
F

E
E

 C
R

E
E

K
M

A
S

T
E

R
 P

L
A

N

A
do

pt
ed

 O
ct

ob
er

 1
5,

 2
00

7

Exhibit C - p. 1



C
O

N
TE

N
TS

 (V
O

LU
M

E
 I:

 S
U

M
M

A
R

Y
 R

E
P

O
R

T)
 

N
:\P

LA
N

N
IN

G
\C

O
FF

EE
 C

R
EE

K 
1\

FI
N

AL
 C

C
1 

M
A

S
TE

R
 P

LA
N

\F
IN

A
L7

.2
0.

07
.D

O
C

 
I 

Se
ct

io
n 

Pa
ge

 

1 
In

tr
od

uc
tio

n
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
1 

P
ur

po
se

 a
nd

 O
bj

ec
tiv

es
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
.1

 
C

on
te

xt
 a

nd
 S

et
tin

g
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
.2

 

2 
Pl

an
ni

ng
 P

ro
ce

ss
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

5 

3 
M

as
te

r P
la

n
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
8 

La
nd

 U
se

 a
nd

 D
ev

el
op

m
en

t P
la

n.
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

8 
Tr

af
fic

 A
na

ly
si

s
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
11

 
In

fra
st

ru
ct

ur
e 

N
ee

ds
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

.1
5 

P
ar

ks
 a

nd
 R

ec
re

at
io

n
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
..

17
 

4 
Im

pl
em

en
ta

tio
n

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
.1

8 
P

ro
vi

si
on

 o
f U

rb
an

 S
er

vi
ce

s
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

.1
8 

C
os

t E
st

im
at

es
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
.1

8 
Fu

nd
in

g 
S

tra
te

gi
es

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

.1
9 

Ec
on

om
ic

 &
 F

is
ca

l I
m

pa
ct

s
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

..
19

 
C

on
si

st
en

cy
 w

ith
 C

ity
 P

la
ns

 a
nd

 P
ol

ic
ie

s.
...

...
...

...
...

...
...

...
...

...
.2

0  

Ta
bl

es
 

1 
M

as
te

r P
la

n 
S

um
m

ar
y

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

2 
2 

M
as

te
r P

la
n 

E
va

lu
at

io
n 

G
oa

ls
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
5 

3 
P

D
I-R

S
IA

 Z
on

e 
D

is
tri

ct
 U

se
s.

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

.8
 

4 
A

ss
um

pt
io

ns
 fo

r P
D

I-R
S

IA
 Z

on
e 

D
is

tri
ct

...
...

...
...

...
...

...
...

...
...

..
9 

5 
   

  M
as

te
r P

la
n 

A
re

a…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

..1
1 

6 
   

  2
03

0 
N

o 
B

ui
ld

 T
ra

ns
po

rta
tio

n 
P

ro
je

ct
s…

…
…

…
…

…
…

…
…

.1
2 

7 
   

  2
03

0 
M

as
te

r P
la

n 
Tr

an
sp

or
ta

tio
n 

Pr
oj

ec
ts

…
…

…
…

…
…

…
..1

4 
8 

   
  E

st
im

at
ed

 C
ap

ita
l C

os
ts

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
..1

8 
9 

   
  W

ils
on

vi
lle

 T
S

P
 A

m
en

dm
en

ts
…

…
…

…
…

…
…

…
…

…
…

…
20

-2
1 

 Fi
gu

re
s 

 1 
Lo

ca
tio

n 
M

ap
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
3 

2 
E

xi
st

in
g 

C
on

di
tio

ns
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

7 
3 

P
re

fe
rr

ed
 M

as
te

r P
la

n 
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
.1

0 
4 

D
ay

 R
oa

d 
D

es
ig

n 
O

ve
rla

y.
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
.2

2 
5 

   
  C

ol
le

ct
or

 G
re

en
 S

tre
et

 S
ta

nd
ar

d…
…

…
…

…
…

..…
…

…
…

…
...

22
 

  A
pp

en
di

ce
s 

(L
oc

at
ed

 in
 V

ol
um

e 
II)

 
 A

 
P

A
C

 M
ee

tin
g 

D
oc

um
en

ta
tio

n 
B

 
P

ub
lic

 In
pu

t D
oc

um
en

ta
tio

n 
C

 
E

xi
st

in
g 

P
ol

ic
ie

s 
O

ve
rv

ie
w

 
D

 
P

la
n 

A
lte

rn
at

iv
es

 E
va

lu
at

io
n 

E
 

E
xi

st
in

g 
C

on
di

tio
ns

 M
ap

s 
F 

Fu
tu

re
 C

on
di

tio
ns

 M
ap

s 
G

 
Tr

af
fic

 A
na

ly
si

s 
H

 
Fi

sc
al

/ A
nn

ex
at

io
n 

A
na

ly
si

s 
I 

D
ra

ft 
C

od
e 

Am
en

dm
en

ts
 

  Th
e 

C
ity

 o
f W

ils
on

vi
lle

 In
du

st
ria

l L
an

ds
 M

as
te

r P
la

nn
in

g 
Pr

oj
ec

t i
s 

pa
rti

al
ly

 fu
nd

ed
 b

y 
a 

gr
an

t f
ro

m
 th

e 
Tr

an
sp

or
ta

tio
n 

an
d 

G
ro

w
th

 
M

an
ag

em
en

t (
TG

M
) P

ro
gr

am
, a

 jo
in

t p
ro

gr
am

 o
f t

he
 O

re
go

n 
D

ep
ar

tm
en

t o
f T

ra
ns

po
rta

tio
n 

an
d 

th
e 

O
re

go
n 

D
ep

ar
tm

en
t o

f L
an

d 
C

on
se

rv
at

io
n 

an
d 

D
ev

el
op

m
en

t. 
 

Exhibit C - p. 2



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  

PP
LL

AA
NN

  
((

JJ
UU

LL
YY

  
11

99
,,   

22
00

00
77

))
  

II 
N

:\P
LA

N
N

IN
G

\C
O

FF
EE

 C
R

EE
K 

1\
FI

N
AL

 C
C

1 
M

A
S

TE
R

 P
LA

N
\F

IN
A

L7
.2

0.
07

.D
O

C
 

Pr
oj

ec
t S

ta
ff 

CI
TY

 O
F 

W
IL

SO
NV

IL
LE

 
Sa

nd
i Y

ou
ng

, A
IC

P 

C
hr

is
 N

ea
m

tz
u,

 A
IC

P 

Li
nd

a 
St

ra
es

sl
e 

OT
AK

, IN
C. 

To
dd

 C
ha

se
, A

IC
P 

LE
ED

 
C

hu
nl

in
 Y

an
g 

M
ic

he
lle

 S
te

ph
en

s 

Je
rr

y 
M

ar
ke

si
no

, P
.E

. 

K
at

hr
yn

 Y
ag

od
in

sk
i 

DK
S 

AS
SO

CI
AT

ES
 

Sc
ot

t M
an

su
r, 

P.
E.

 

C
hr

is
to

ph
er

 M
ac

ie
je

w
sk

i 

 Te
ch

ni
ca

l A
dv

is
or

y 
C

om
m

itt
ee

 
CI

TY
 O

F 
W

IL
SO

NV
IL

LE
 

El
do

n 
Jo

ha
ns

en
 

Jo
hn

 M
ic

ha
el

 

ME
TR

O 
Pa

ul
 K

et
ch

um
 a

nd
 S

he
rr

y 
O

es
er

 

 OR
EG

ON
 D

EP
AR

TM
EN

T 
OF

 TR
AN

SP
OR

TA
TI

ON
 

M
ar

ah
 D

an
ie

ls
on

 

A
nd

re
w

 Jo
hn

so
n 

W
AS

HI
NG

TO
N 

CO
UN

TY
 

St
ev

e 
K

el
le

y 

DE
PA

RT
ME

NT
 O

F 
LA

ND
 C

ON
SE

RV
AT

IO
N 

AN
D 

DE
VE

LO
PM

EN
T 

St
ac

y 
H

um
ph

re
y 

   CI
TY

 O
F 

TU
AL

AT
IN

 
D

ou
g 

Ru
x 

CI
TY

 O
F 

SH
ER

W
OO

D 
Ju

lia
 H

aj
du

k 

PR
OP

ER
TY

 O
W

NE
RS

 
Li

nd
a 

Be
ck

er
   

C
hr

is
 a

nd
 S

on
ya

 B
ic

kf
or

d 
  

K
ar

en
 B

ra
gg

 P
ur

sl
ey

   

D
av

id
 B

ro
w

n 
  

Br
ia

n 
C

lo
pt

on
, C

lo
pt

on
 E

xc
av

at
in

g 

Jo
e 

C
ur

ra
n,

 S
pe

ch
t D

ev
el

op
m

en
t  

Ir
en

e 
&

 L
ou

is
 F

la
nn

er
y 

 

Ro
n 

G
ai

ne
r  

Jo
e 

H
at

ch
, H

at
ch

W
es

te
rn

 C
o.

 In
c.

 

Exhibit C - p. 3



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  

PP
LL

AA
NN

  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

 
III

 

Ro
b 

H
at

ch
, H

at
ch

W
es

te
rn

 C
o.

 In
c.

 

M
ar

k 
H

ug
he

s  

K
yl

e 
Je

ns
en

   

Be
om

a 
Je

ns
en

  

Bo
b 

Jo
na

s  
 

R
on

 K
ie

f  

R
hy

s 
K

on
ra

d 
 

K
ur

t K
re

itz
er

   

A
rt

 K
ru

eg
er

, P
G

E
 

D
ic

k 
K

ru
ge

r 
  

Ti
m

 M
ar

sh
al

l, 
M

B
I 

K
ev

in
 M

cC
oy

  

D
ar

re
n 

Pe
nn

in
gt

on
  

R
ay

 P
he

lp
s,

 U
ni

te
d 

D
is

po
sa

l 

St
ac

y 
R

um
ga

y 
 

R
on

 S
ny

de
r  

M
on

ic
a 

St
af

flu
nd

, B
PA

 R
ea

lty
 S

pe
ci

al
is

t  

Je
an

 T
ay

lo
r 

  

St
ev

e 
Ta

yl
or

 

G
le

n 
W

et
ze

l  
 

B
uz

 W
ie

de
m

an
n 

  

H
ei

di
 W

ill
ia

m
s,

 C
lo

pt
on

 E
xc

av
at

in
g 

D
el

la
 W

ya
tt

   

  INT
ER

ES
TE

D 
PE

OP
LE

 
Be

n 
A

ltm
an

, S
FA

 D
es

ig
n 

G
ro

up
, L

LC
 

Ro
ss

 C
on

ne
r, 

N
or

ri
s 

Be
gg

s S
im

ps
on

 

Ja
ni

ce
 D

oe
fle

ur
   

Ed
 D

ub
ra

va
, S

ho
w

pl
ac

e 
La

nd
sc

ap
es

 

M
ar

tin
 E

be
rl

e 
  

C
lif

 F
in

ne
ll,

 G
V

A
 K

id
de

r M
at

he
w

s 

M
ol

ly
 H

ar
t, 

C
lo

pt
on

 E
xc

av
at

in
g 

Br
en

t H
ed

be
rg

, S
pe

ch
t P

ro
pe

rt
ie

s/
Sp

ec
ht

 D
ev

el
op

m
en

t  

To
dd

 H
ic

ko
k 

  

Ju
lie

 K
ah

oe
   

C
hu

ck
 K

im
ba

ll,
 R

iv
er

w
oo

d 
Pr

op
er

tie
s 

G
re

g 
Le

o,
 T

he
 L

eo
 C

om
pa

ny
 

Jo
hn

 L
ud

lo
w

   

Lo
ui

s 
M

ac
ov

sk
y 

 

Ju
st

in
 M

ew
hi

nn
ey

, R
eM

ax
 

To
m

 M
oe

s, 
Ro

ot
 H

ol
di

ng
s, 

LL
C

 

M
ik

e 
N

ew
m

an
, G

ru
bb

 &
 E

lli
s 

Exhibit C - p. 4



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  

PP
LL

AA
NN

  
((

JJ
UU

LL
YY

  
11

99
,,   

22
00

00
77

))
  

IV
 

N
:\P

LA
N

N
IN

G
\C

O
FF

EE
 C

R
EE

K 
1\

FI
N

AL
 C

C
1 

M
A

S
TE

R
 P

LA
N

\F
IN

A
L7

.2
0.

07
.D

O
C

 

St
u 

Pe
te

rs
on

, M
ac

ad
am

 F
or

be
s 

Tr
av

is
 P

re
ec

e,
 W

es
t H

ill
s 

D
ev

el
op

m
en

t 

D
on

 R
ic

ha
rd

s, 
Th

om
ps

on
 P

ro
pe

rt
y 

Su
sa

n 
Ry

ch
lic

k,
 Jo

hn
 L

. S
co

tt 
Re

al
ty

 

H
en

ry
 S

ch
ul

te
  

Lu
ci

a 
Sh

in
  

Pe
te

r S
ta

lic
k,

 A
ss

oc
. V

ic
e 

Pr
es

id
en

t G
V

A
 K

id
de

r M
at

he
w

s 

G
ab

ri
el

 S
ug

ar
m

an
 

Te
rr

y 
To

lls
, T

.N
. T

ol
ls

 C
om

pa
ny

 

Ry
an

 W
ar

ni
ck

   

D
or

is
 W

eh
le

r  
 

M
ar

k 
W

es
t, 

RV
s 

To
 G

o 

Fr
an

k 
W

es
tfa

ll 
  

C
or

ey
 Z

ie
ls

do
rf

   

 

Exhibit C - p. 5



   
1 

1 
IN

TR
O

D
U

C
TI

O
N

 
Th

e 
C

of
fe

e 
C

re
ek

 p
la

nn
in

g 
ef

fo
rt 

is
 b

ei
ng

 c
on

du
ct

ed
 to

 c
re

at
e 

a 
de

ta
ile

d 
tra

ns
po

rta
tio

n 
an

d 
la

nd
 u

se
 p

la
n 

fo
r t

he
 a

re
a 

lo
ca

te
d 

ne
ar

 
no

rth
w

es
t W

ils
on

vi
lle

 in
 u

ni
nc

or
po

ra
te

d 
W

as
hi

ng
to

n 
an

d 
C

la
ck

am
as

 
C

ou
nt

ie
s 

(s
ee

 F
ig

ur
e 

1)
. T

he
 C

of
fe

e 
C

re
ek

 In
du

st
ria

l A
re

a 
is

 b
ei

ng
 

pl
an

ne
d 

in
 tw

o 
pa

rts
, i

nc
lu

di
ng

 a
 M

as
te

r P
la

n 
(th

is
 d

oc
um

en
t) 

w
ith

 a
 

de
ta

ile
d 

st
ra

te
gy

 fo
r u

rb
an

iz
in

g 
th

e 
ar

ea
 S

ou
th

 o
f D

ay
 R

oa
d,

 a
nd

 a
 

se
pa

ra
te

 C
on

ce
pt

 P
la

n 
no

rth
 o

f D
ay

 R
oa

d 
fo

r l
on

g-
ra

ng
e 

pl
an

ni
ng

.  

A
n 

U
rb

an
 R

es
er

ve
 P

la
n 

w
as

 p
re

pa
re

d 
by

 O
ta

k,
 In

c.
 in

 1
99

8 
as

 a
 

C
on

ce
pt

 P
la

n 
fo

r t
he

 a
re

a 
so

ut
h 

of
 D

ay
 R

oa
d.

 M
et

ro
 fo

llo
w

ed
 u

p 
w

ith
 

a 
20

02
 d

ec
is

io
n 

to
 in

cl
ud

e 
A

re
a 

49
 in

to
 th

e 
M

et
ro

 U
rb

an
 G

ro
w

th
 

B
ou

nd
ar

y 
(U

G
B

) t
o 

al
lo

w
 u

rb
an

 s
er

vi
ce

s 
to

 e
xt

en
d 

to
 th

e 
C

of
fe

e 
C

re
ek

 
C

or
re

ct
io

na
l F

ac
ili

ty
, a

nd
 s

et
 th

e 
st

ag
e 

fo
r a

dd
iti

on
al

 in
du

st
ria

l 
de

ve
lo

pm
en

t s
ou

th
 o

f D
ay

 R
oa

d.
 

In
 2

00
4,

 M
et

ro
 a

dd
ed

 a
dd

iti
on

al
 la

nd
 to

 th
e 

M
et

ro
 U

G
B

 n
or

th
 o

f D
ay

 
R

oa
d 

an
d 

ea
st

 o
f t

he
 P

or
tla

nd
 a

nd
 W

es
te

rn
 R

ai
lro

ad
, b

ut
 c

on
di

tio
ne

d 
fu

tu
re

 a
nn

ex
at

io
n 

no
rth

 o
f D

ay
 R

oa
d 

on
 th

e 
de

ci
si

on
 re

ga
rd

in
g 

a 
pr

ef
er

re
d 

lo
ca

tio
n 

fo
r t

he
 fu

tu
re

 I-
5/

H
ig

hw
ay

 9
9W

 C
on

ne
ct

or
 ro

ut
e.

1  
 

H
en

ce
 th

is
 M

as
te

r P
la

n 
fo

cu
se

s 
on

ly
 o

n 
th

e 
ar

ea
 s

ou
th

 o
f D

ay
 R

oa
d.

  

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

1  W
he

n 
M

et
ro

 a
do

pt
ed

 th
e 

20
04

 U
G

B
 e

xp
an

si
on

, t
he

y 
in

cl
ud

ed
 c

on
di

tio
ns

 (O
rd

in
an

ce
 

#0
4-

10
4B

, E
xh

ib
it 

F)
 th

at
 o

nl
y 

pe
rta

in
 to

 th
e 

U
G

B
 e

xp
an

si
on

 a
re

a 
no

rth
 o

f D
ay

 R
oa

d.
 

Th
os

e 
co

nd
iti

on
s 

re
qu

ire
 th

e 
ar

ea
 n

or
th

 o
f D

ay
 R

oa
d 

o 
co

m
pl

et
e 

Ti
tle

 1
1 

pl
an

ni
ng

 w
ith

in
 

2 
ye

ar
s 

fro
m

 d
ec

is
io

n 
of

 a
 c

on
ne

ct
or

 R
O

W
 lo

ca
tio

n.
 A

ls
o,

 th
os

e 
co

nd
iti

on
s 

in
di

ca
te

 th
at

 
Ti

tle
 1

1 
pl

an
ni

ng
 c

an
 o

cc
ur

 N
or

th
 o

f D
ay

 R
oa

d 
as

 lo
ng

 a
s 

it 
in

co
rp

or
at

es
 th

e 
ge

ne
ra

l 
lo

ca
tio

n 
of

 th
e 

C
on

ne
ct

or
 a

nd
 th

e 
To

nq
ui

n 
Tr

ai
l p

er
 M

et
ro

 2
00

4 
R

TP
. 

 

 Pu
rp

os
e 

an
d 

O
bj

ec
tiv

es
 

Th
e 

so
ut

h 
M

et
ro

 re
gi

on
 h

as
 e

xp
er

ie
nc

ed
 ra

pi
d 

gr
ow

th
 o

ve
r t

he
 p

as
t 

tw
o 

de
ca

de
s.

 T
he

 C
iti

es
 o

f W
ils

on
vi

lle
, T

ua
la

tin
 a

nd
 S

he
rw

oo
d 

ha
ve

 
un

de
rg

on
e 

si
gn

ifi
ca

nt
 in

cr
ea

se
s 

in
 p

op
ul

at
io

n,
 h

ou
se

ho
ld

s 
an

d 
em

pl
oy

m
en

t. 
 A

s 
fu

tu
re

 g
ro

w
th

 c
on

tin
ue

s,
 th

es
e 

ci
tie

s 
ne

ed
 to

 
ca

re
fu

lly
 c

on
si

de
r t

he
 a

ffe
ct

s 
of

 n
ew

 d
ev

el
op

m
en

t o
n 

ex
is

tin
g 

an
d 

pl
an

ne
d 

pu
bl

ic
 fa

ci
lit

ie
s,

 in
cl

ud
in

g 
ro

ad
s,

 tr
an

si
t, 

se
w

er
, w

at
er

, a
nd

 
pa

rk
s 

fa
ci

lit
ie

s.
 C

oo
rd

in
at

ed
 p

la
nn

in
g 

al
so

 n
ee

ds
 to

 c
on

tin
ue

 o
n 

th
e 

po
te

nt
ia

l I
-5

/9
9W

 C
on

ne
ct

or
, K

in
sm

an
 R

oa
d,

 a
nd

 la
rg

er
 tr

an
sp

or
ta

tio
n 

pl
an

ni
ng

 e
ffo

rts
 in

 th
e 

M
et

ro
 R

eg
io

n.
  

Th
e 

O
bj

ec
tiv

es
 fo

r t
he

 C
of

fe
e 

C
re

ek
 In

du
st

ria
l A

re
a 

pl
an

ni
ng

 p
ro

je
ct

 
in

cl
ud

e:
 

• 
C

on
du

ct
in

g 
an

 e
ffe

ct
iv

e 
pu

bl
ic

 in
vo

lv
em

en
t p

ro
gr

am
. 

• 
C

re
at

in
g 

a 
de

ta
ile

d 
tra

ns
po

rta
tio

n 
an

d 
la

nd
 u

se
 M

as
te

r P
la

n 
fo

r t
he

 a
re

a 
S

ou
th

 o
f D

ay
 R

oa
d 

co
ns

is
te

nt
 w

ith
 th

e 
C

on
ce

pt
 

P
la

n 
th

at
 w

as
 c

om
pl

et
ed

 in
 1

99
8.

 

• 
C

on
tin

ui
ng

 to
 w

or
k 

w
ith

 in
vo

lv
ed

 p
ub

lic
 a

nd
 p

riv
at

e 
st

ak
eh

ol
de

r o
n 

th
e 

po
te

nt
ia

l I
-5

/9
9W

 C
on

ne
ct

or
. 

• 
Id

en
tif

yi
ng

 in
fra

st
ru

ct
ur

e 
im

pr
ov

em
en

ts
 n

ee
de

d 
to

 m
iti

ga
te

 
fu

tu
re

 d
ev

el
op

m
en

t. 

• 
A

na
ly

zi
ng

 th
e 

co
st

s,
 fu

nd
in

g 
so

ur
ce

s,
 a

nd
 p

ha
si

ng
 o

pt
io

ns
 fo

r 
in

fra
st

ru
ct

ur
e 

im
pr

ov
em

en
ts

. 

• 
A

llo
w

in
g 

ef
fic

ie
nt

 a
nd

 c
os

t-e
ffe

ct
iv

e 
in

du
st

ria
l d

ev
el

op
m

en
t t

o 
pr

oc
ee

d 
so

ut
h 

of
 D

ay
 R

oa
d,

 w
ith

 lo
ca

l a
do

pt
io

n 
of

 th
e 

M
as

te
r 

P
la

n 
an

d 
ne

ce
ss

ar
y 

ch
an

ge
s 

to
 th

e 
C

ity
’s

 C
om

pr
eh

en
si

ve
 

P
la

n,
 D

ev
el

op
m

en
t C

od
e 

an
d 

Tr
an

sp
or

ta
tio

n 
S

ys
te

m
 P

la
n.

 

Exhibit C - p. 6



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

2 
 

C
on

te
xt

 a
nd

 S
et

tin
g 

Th
e 

C
of

fe
e 

C
re

ek
 In

du
st

ria
l A

re
a 

in
cl

ud
es

 a
 M

as
te

r P
la

n 
fo

r 2
16

 +
/-

gr
os

s 
ac

re
s 

so
ut

h 
of

 D
ay

 R
oa

d.
  T

he
 M

as
te

r P
la

n 
ar

ea
 is

 
“s

an
dw

ic
he

d”
 b

et
w

ee
n 

C
ity

 o
f W

ils
on

vi
lle

 m
un

ic
ip

al
 b

ou
nd

ar
ie

s.
 It

 is
 

pr
im

ar
ily

 lo
ca

te
d 

in
 u

ni
nc

or
po

ra
te

d 
W

as
hi

ng
to

n 
C

ou
nt

y,
 w

ith
 a

 s
m

al
l 

tri
an

gl
e 

(s
ou

th
 o

f C
lu

tte
r R

oa
d)

 lo
ca

te
d 

in
 u

ni
nc

or
po

ra
te

d 
C

la
ck

am
as

 
C

ou
nt

y.
 T

he
 M

as
te

r P
la

n 
ar

ea
 is

 g
en

er
al

ly
 b

ou
nd

ed
 b

y 
th

e 
C

of
fe

e 
C

re
ek

 C
or

re
ct

io
na

l F
ac

ili
ty

 a
nd

 D
ay

 R
oa

d 
on

 th
e 

no
rth

, t
he

 P
or

tla
nd

 
an

d 
W

es
te

rn
 R

ai
lro

ad
 to

 th
e 

w
es

t a
nd

 s
ou

th
, a

nd
 th

e 
ex

is
tin

g 
ci

ty
 

lim
its

 to
 th

e 
ea

st
. P

le
as

e 
re

fe
r t

o 
Fi

gu
re

 1
. 

          

Pl
an

 S
um

m
ar

y 
 

K
ey

 fe
at

ur
es

 o
f t

he
 M

as
te

r P
la

n 
fo

r t
he

 a
re

a 
so

ut
h 

of
 D

ay
 R

oa
d 

ar
e 

su
m

m
ar

iz
ed

 in
 T

ab
le

 1
.  

 

 T A
BL

E 
1 

M
as

te
r 

P
la

n 
S

um
m

ar
y 

El
em

en
t 

D
es

cr
ip

tio
n 

La
nd

 U
se

  
R

eg
io

na
lly

 S
ig

ni
fic

an
t I

nd
us

tri
al

 A
re

a;
 a

llo
w

s 
lig

ht
 

in
du

st
ria

l w
ith

 s
tri

ct
 li

m
its

 o
n 

no
n-

in
du

st
ria

l u
se

s.
 

Tr
an

sp
or

ta
tio

n 
P

rim
ar

y 
ac

ce
ss

 is
 p

la
nn

ed
 fr

om
 I-

5/
E

llig
se

n 
R

oa
d 

vi
a 

S
W

 B
oo

ne
s 

Fe
rr

y 
R

oa
d 

an
d 

D
ay

 R
oa

d.
 A

cc
es

s 
w

ill
 

al
so

 b
e 

pr
ov

id
ed

 v
ia

 G
ra

ha
m

s 
Fe

rr
y 

R
oa

d,
 R

id
de

r 
R

oa
d,

 a
nd

 th
e 

pl
an

ne
d 

Ki
ns

m
an

 R
oa

d.
 T

ra
ns

it 
ro

ut
es

 
ar

e 
lo

ca
te

d 
w

ith
in

 a
 1

/2
 m

ile
 w

al
k 

of
 th

e 
M

as
te

r p
la

n 
ar

ea
, w

ith
 b

us
 s

to
ps

 lo
ca

te
d 

ne
ar

 C
om

m
er

ce
 

C
irc

le
/9

5th
 A

ve
nu

e.
  

W
at

er
 

Th
e 

C
ity

 o
pe

ra
te

d 
W

illa
m

et
te

 R
iv

er
 W

at
er

 T
re

at
m

en
t 

P
la

nt
 p

ro
vi

de
s 

th
e 

C
ity

’s
 w

at
er

 n
ee

ds
, w

ith
 it

s 
m

ai
n 

tra
ns

m
is

si
on

 li
ne

 th
at

 ru
ns

 u
p 

K
in

sm
an

 R
oa

d 
(s

ou
th

 
of

 th
e 

M
as

te
r P

la
n 

ar
ea

). 
Th

e 
C

ity
’s

 W
at

er
 M

as
te

r 
Pl

an
 in

cl
ud

es
 a

 c
ap

ita
l i

m
pr

ov
em

en
t p

ha
si

ng
 p

la
n 

th
at

 s
er

ve
s 

th
e 

C
of

fe
e 

C
re

ek
 In

du
st

ria
l M

as
te

r P
la

n 
ar

ea
.  

S
ew

er
 

Th
e 

C
of

fe
e 

C
re

ek
 M

as
te

r P
la

n 
ar

ea
 is

 to
 b

e 
se

rv
ed

 
w

ith
 s

an
ita

ry
 s

ew
er

 b
y 

th
e 

C
ity

 o
f W

ils
on

vi
lle

 a
nd

 is
 

re
fle

ct
ed

 a
s 

U
rb

an
 P

la
nn

in
g 

A
re

a 
4 

(U
P

A
-4

) i
n 

th
e 

C
ity

’s
 S

ew
er

 M
as

te
r P

la
n.

  T
hi

s 
ar

ea
 w

as
 a

ss
um

ed
 to

 
in

cl
ud

e 
th

e 
C

of
fe

e 
C

re
ek

 C
or

re
ct

io
na

l I
ns

tit
ut

io
n 

(o
n 

11
3-

ac
re

s)
 a

nd
 M

as
te

r P
la

n 
ar

ea
. F

ut
ur

e 
un

it 
flo

w
 

as
su

m
pt

io
ns

 fo
r i

nd
us

tri
al

 u
se

s 
w

er
e 

fo
re

ca
st

ed
 to

 b
e 

2,
00

0 
ga

llo
ns

/d
ay

/a
cr

e.
 A

fte
r c

on
si

de
rin

g 
fa

ct
or

s 
fo

r 
av

er
ag

e 
da

ily
 fl

ow
s,

 th
e 

in
du

st
ria

l p
or

tio
n 

of
 U

P
A

-4
 is

 
as

su
m

ed
 to

 g
en

er
at

e 
62

6,
00

0 
ga

llo
ns

 p
er

 d
ay

 (g
pd

) 
of

 s
ew

er
 fl

ow
 a

t b
ui

ld
-o

ut
.  

 

Exhibit C - p. 7



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

 
3 

TA
BL

E 
1 

M
as

te
r 

P
la

n 
S

um
m

ar
y 

El
em

en
t 

D
es

cr
ip

tio
n 

S
to

rm
 

D
ra

in
ag

e 
Th

e 
C

of
fe

e 
C

re
ek

 P
la

nn
in

g 
A

re
a 

is
 lo

ca
te

d 
w

ith
in

 th
e 

C
of

fe
e 

C
re

ek
 B

as
in

. T
he

 n
or

th
 tr

ib
ut

ar
y 

to
 B

as
al

t 
C

re
ek

 is
 lo

ca
te

d 
so

ut
h 

of
 D

ay
 R

oa
d.

  B
as

al
t C

re
ek

 
dr

ai
ns

 in
to

 C
of

fe
e 

C
re

ek
 L

ak
e 

an
d 

ex
te

nd
s 

no
rth

 o
f 

D
ay

 R
oa

d 
in

to
 th

e 
C

ity
 o

f T
ua

la
tin

 U
G

B
.  

Th
e 

W
ils

on
vi

lle
 S

to
rm

 W
at

er
 M

as
te

r P
la

n 
an

d 
th

e 
C

of
fe

e 
C

re
ek

 M
as

te
r P

la
n 

id
en

tif
ie

s 
po

te
nt

ia
l r

eg
io

na
l 

de
te

nt
io

n 
fa

ci
lit

ie
s 

in
 th

e 
C

of
fe

e 
C

re
ek

 P
la

nn
in

g 
A

re
a 

as
 e

ffe
ct

iv
e 

po
llu

tio
n 

re
du

ct
io

n 
fa

ci
lit

ie
s.

 In
 a

dd
iti

on
, 

al
l s

ur
fa

ce
 w

at
er

 g
en

er
at

ed
 b

y 
pr

iv
at

e 
de

ve
lo

pm
en

t 
w

ou
ld

 b
e 

ha
nd

le
d 

an
d 

tre
at

ed
 o

n 
si

te
, a

nd
 w

ith
 

su
bd

is
tri

ct
 fa

ci
lit

ie
s,

 s
uc

h 
as

 d
et

en
tio

n 
sw

al
es

 a
nd

 
po

nd
s.

 T
he

 M
as

te
r P

la
n 

al
so

 s
up

po
rts

 c
on

st
ru

ct
io

n 
of

 
“g

re
en

 s
tre

et
 d

es
ig

n 
st

an
da

rd
s”

 fo
r c

ol
le

ct
or

 s
tre

et
 

im
pr

ov
em

en
ts

 in
cl

ud
in

g 
Ki

ns
m

an
 R

oa
d 

an
d 

G
ra

ha
m

s 
Fe

rr
y 

R
oa

d.
 

P
ar

ks
 a

nd
 

R
ec

re
at

io
n 

 
Th

e 
M

as
te

r P
la

n 
m

in
im

iz
es

 p
ot

en
tia

l a
dv

er
se

 e
ffe

ct
s 

on
 re

so
ur

ce
s,

 b
y 

id
en

tif
yi

ng
 a

nd
 p

ro
te

ct
in

g 
ar

ea
s 

w
ith

in
 th

e 
S

ig
ni

fic
an

t R
es

ou
rc

e 
O

ve
rla

y 
Zo

ne
, a

nd
 

pr
om

ot
es

 a
 v

ar
ie

ty
 o

f o
pe

n 
sp

ac
es

, p
ar

ks
, w

ay
si

de
s,

 
an

d 
lin

ea
r p

at
hw

ay
s 

fo
r e

m
pl

oy
ee

s 
an

d 
re

si
de

nt
s.

  

 

Exhibit C - p. 8



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

4 
 

FIG
UR

E 
1. 

CO
FF

EE
 C

RE
EK

 I R
EC

OM
ME

ND
ED

 M
AS

TE
R 

PL
AN

  
   

 

Exhibit C - p. 9



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

 
5 

2 
P

LA
N

N
IN

G
 P

R
O

C
E

S
S

 

W
ha

t i
s 

a 
M

as
te

r P
la

n?
 

A
 M

as
te

r P
la

n 
gu

id
es

 h
ow

 la
nd

 n
ew

ly
 a

dd
ed

 to
 th

e 
U

G
B

 w
ill 

be
 u

se
d,

 
pr

ov
id

ed
 w

ith
 u

rb
an

 s
er

vi
ce

s,
 a

nd
 d

ev
el

op
ed

 in
 th

e 
co

nt
ex

t o
f e

xi
st

in
g 

ad
ja

ce
nt

 c
om

m
un

iti
es

. M
as

te
r P

la
ns

 ty
pi

ca
lly

 fo
cu

s 
on

 is
su

es
 o

f l
an

d 
us

e,
 tr

an
sp

or
ta

tio
n,

 p
ub

lic
 in

fra
st

ru
ct

ur
e,

 a
nd

 n
at

ur
al

 re
so

ur
ce

s,
 a

re
 

de
fin

ed
 in

 S
ta

te
w

id
e 

La
nd

 U
se

 P
la

nn
in

g 
G

oa
l 1

4:
 U

rb
an

iz
at

io
n,

 a
nd

 
M

et
ro

 T
itl

e 
11

.  
Th

e 
ba

si
c 

pa
rts

 o
f a

 m
as

te
r p

la
n 

ar
e 

lis
te

d 
be

lo
w

, w
ith

 
th

os
e 

re
le

va
nt

 to
 th

e 
sc

op
e 

fo
r t

he
 C

of
fe

e 
C

re
ek

 M
as

te
r P

la
n 

do
cu

m
en

t s
ho

w
n 

in
 it

al
ic

s.
 

1.
 

O
rd

er
ly

, e
co

no
m

ic
 p

ro
vi

si
on

 fo
r p

ub
lic

 fa
ci

lit
ie

s 
an

d 
se

rv
ic

es
; 

2.
 

Av
ai

la
bi

lit
y 

of
 s

uf
fic

ie
nt

 la
nd

 fo
r t

he
 v

ar
io

us
 u

se
s 

to
 in

su
re

 c
ho

ic
es

 
in

 th
e 

m
ar

ke
t p

la
ce

; 

3.
 

LC
D

C
 g

oa
ls

 o
r t

he
 a

ck
no

w
le

dg
ed

 c
om

pr
eh

en
si

ve
 p

la
n;

 

4.
 

E
nc

ou
ra

ge
m

en
t o

f t
he

 d
ev

el
op

m
en

t w
ith

in
 u

rb
an

 a
re

as
 b

ef
or

e 
co

nv
er

si
on

 o
f u

rb
an

iz
ab

le
 a

re
as

. 

H
ow

 W
as

 th
e 

Pl
an

 D
ev

el
op

ed
? 

Th
e 

pl
an

ni
ng

 p
ro

ce
ss

 c
on

si
st

ed
 o

f f
ou

r k
ey

 c
om

po
ne

nt
s:

 

• 
In

pu
t f

ro
m

 th
e 

P
la

n 
A

dv
is

or
y 

C
om

m
itt

ee
  

• 
In

vo
lv

em
en

t o
f s

ta
ke

ho
ld

er
s 

an
d 

th
e 

pu
bl

ic
  

• 
E

st
ab

lis
hm

en
t o

f M
as

te
r P

la
n 

go
al

s 
an

d 
ob

je
ct

iv
es

 

• 
R

ev
ie

w
 o

f e
xi

st
in

g 
co

nd
iti

on
s 

an
d 

de
ve

lo
pm

en
t a

lte
rn

at
iv

es
 

IN
PU

T 
FR

O
M

 T
EC

H
N

IC
A

L 
A

D
VI

SO
R

Y 
C

O
M

M
IT

TE
E 

D
ev

el
op

m
en

t o
f t

he
 M

as
te

r P
la

n 
w

as
 g

ui
de

d 
by

 in
pu

t f
ro

m
 a

 m
ul

ti-
ag

en
cy

 P
la

nn
in

g 
A

dv
is

or
y 

C
om

m
itt

ee
 th

at
 m

et
 fo

ur
 ti

m
es

 d
ur

in
g 

th
e 

pl
an

ni
ng

 p
ro

ce
ss

. T
hi

s 
C

om
m

itt
ee

 in
cl

ud
ed

 re
pr

es
en

ta
tiv

es
 fr

om
 th

e 
C

ity
 o

f W
ils

on
vi

lle
, C

ity
 o

f T
ua

la
tin

, C
ity

 o
f S

he
rw

oo
d,

 W
as

hi
ng

to
n 

C
ou

nt
y,

 O
re

go
n 

D
ep

ar
tm

en
t o

f T
ra

ns
po

rta
tio

n 
(O

D
O

T)
, O

re
go

n 
D

ep
ar

tm
en

t o
f L

an
d 

C
on

se
rv

at
io

n 
an

d 
D

ev
el

op
m

en
t (

D
LC

D
), 

W
ils

on
vi

lle
 C

ha
m

be
r o

f C
om

m
er

ce
, l

oc
al

 p
ro

pe
rty

 o
w

ne
rs

, a
nd

 
in

du
st

ria
l r

ea
l e

st
at

e 
br

ok
er

s.
 D

oc
um

en
ta

tio
n 

of
 th

e 
P

la
nn

in
g 

A
dv

is
or

y 
C

om
m

itt
ee

 m
ee

tin
gs

 is
 p

ro
vi

de
d 

in
 A

pp
en

di
x 

A
. 

IN
VO

LV
EM

EN
T 

O
F 

ST
A

K
EH

O
LD

ER
S 

A
N

D
 T

H
E 

PU
B

LI
C

 
Th

e 
br

oa
de

r c
om

m
un

ity
 w

as
 in

vo
lv

ed
 in

 th
e 

M
as

te
r P

la
n 

pr
oc

es
s 

th
ro

ug
h 

pu
bl

ic
 in

vi
ta

tio
n 

to
 th

e 
P

la
nn

in
g 

A
dv

is
or

y 
C

om
m

itt
ee

 M
ee

tin
gs

, 
an

d 
a 

pu
bl

ic
 o

pe
n 

ho
us

e 
ev

en
t. 

D
oc

um
en

ta
tio

n 
of

 th
e 

pu
bl

ic
 o

pe
n 

ho
us

e 
is

 p
ro

vi
de

d 
in

 A
pp

en
di

x 
B

. 

ES
TA

B
LI

SH
M

EN
T 

O
F 

M
A

ST
ER

 P
LA

N
 E

VA
LU

A
TI

O
N

 C
R

IT
ER

IA
 

E
va

lu
at

io
n 

cr
ite

ria
 fo

r t
he

 M
as

te
r P

la
n 

al
te

rn
at

iv
es

 w
er

e 
es

ta
bl

is
he

d 
ea

rly
 in

 th
e 

pl
an

ni
ng

 p
ro

ce
ss

 b
y 

th
e 

P
la

nn
in

g 
A

dv
is

or
y 

C
om

m
itt

ee
. T

he
 

ev
al

ua
tio

n 
cr

ite
ria

 in
cl

ud
ed

 g
en

er
al

 g
oa

ls
 a

nd
 m

or
e 

sp
ec

ifi
c 

ob
je

ct
iv

es
 

w
hi

ch
 w

er
e 

re
vi

ew
ed

 a
nd

 a
ffi

rm
ed

 b
y 

th
e 

P
la

nn
in

g 
Ad

vi
so

ry
 

C
om

m
itt

ee
.  

Ta
bl

e 
2 

pr
ov

id
es

 a
 li

st
in

g 
of

 th
e 

ev
al

ua
tio

n 
cr

ite
ria

. 

Ta
bl

e 
2 

M
as

te
r 

P
la

n 
La

nd
 U

se
 a

nd
 T

ra
ns

po
rt

at
io

n 
A

lte
rn

at
iv

es
 

E
va

lu
at

io
n 

G
oa

ls
 

1 
 L

oc
al

, R
eg

io
na

l a
nd

 S
ta

te
 P

la
ns

 (c
on

si
st

en
cy

) 

2 
 A

de
qu

at
e 

Tr
an

sp
or

ta
tio

n 
(m

ul
tim

od
al

 fa
ci

lit
ie

s 
an

d 
co

nn
ec

tio
ns

) 

3 
 A

de
qu

at
e 

P
ub

lic
 F

ac
ilit

ie
s 

(p
ub

lic
/p

riv
at

e 
co

st
 s

ha
rin

g)
 

4 
 C

iti
ze

n/
S

ta
ke

ho
ld

er
 P

ar
tic

ip
at

io
n 

an
d 

P
ro

pe
rty

 O
w

ne
r S

up
po

rt 

5 
 M

ai
nt

ai
n 

H
ig

h 
Q

ua
lit

y 
In

du
st

ria
l D

ev
el

op
m

en
t 

  

Exhibit C - p. 10



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

6 
 

Th
es

e 
go

al
s 

w
er

e 
us

ed
 to

 p
re

pa
re

 d
et

ai
le

d 
pl

an
 e

va
lu

at
io

n 
ob

je
ct

iv
es

 a
nd

 re
vi

ew
 c

rit
er

ia
 w

hi
ch

 a
re

 s
um

m
ar

iz
ed

 in
 

A
pp

en
di

x 
D

. 
 R

EV
IE

W
 O

F 
EX

IS
TI

N
G

 C
O

N
D

IT
IO

N
S 

Th
e 

fir
st

 p
or

tio
n 

of
 th

e 
te

ch
ni

ca
l w

or
k 

fo
r t

he
 M

as
te

r P
la

n 
fo

cu
se

d 
on

 
th

e 
re

vi
ew

 a
nd

 a
na

ly
si

s 
of

 e
xi

st
in

g 
co

nd
iti

on
s.

 T
hi

s 
in

cl
ud

ed
 a

 
do

cu
m

en
t r

ev
ie

w
, s

ite
 v

is
it,

 a
nd

 a
n 

an
al

ys
is

 o
f l

an
d 

us
e 

po
lic

ie
s,

 a
nd

 
tra

ns
po

rta
tio

n 
an

d 
in

fra
st

ru
ct

ur
e 

co
nd

iti
on

s.
 F

ig
ur

e 
2 

re
fle

ct
s 

ex
is

tin
g 

ta
x 

lo
ts

, s
lo

pe
s,

 a
nd

 S
ig

ni
fic

an
t R

es
ou

rc
e 

O
ve

rla
y 

Zo
ne

. 

E
xi

st
in

g 
co

nd
iti

on
s 

do
cu

m
en

ta
tio

n,
 in

cl
ud

in
g 

a 
su

m
m

ar
y 

of
 la

nd
 u

se
 

an
d 

in
fra

st
ru

ct
ur

e 
po

lic
ie

s 
an

d 
pl

an
s 

ar
e 

in
cl

ud
ed

 in
 A

pp
en

di
x 

C
, a

nd
 

a 
tra

ffi
c 

im
pa

ct
 a

ss
es

sm
en

t (
A

pp
en

di
x 

D
). 

M
ap

s 
illu

st
ra

tin
g 

ke
y 

ex
is

tin
g 

pu
bl

ic
 fa

ci
lit

ie
s 

ar
e 

in
cl

ud
ed

 in
 A

pp
en

di
x 

E
. 

Exhibit C - p. 11



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

 
7 

FIG
UR

E 
2. 

EX
IS

TI
NG

 C
ON

DI
TI

ON
S 

   

Exhibit C - p. 12



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

8 
 

3 
M

A
S

TE
R

 P
LA

N
 

Th
e 

M
as

te
r P

la
n 

is
 d

es
cr

ib
ed

 in
 th

e 
te

xt
 b

el
ow

 a
nd

 il
lu

st
ra

te
d 

in
 

Fi
gu

re
 2

. T
he

 M
as

te
r P

la
n 

w
as

 s
el

ec
te

d 
fo

llo
w

in
g 

th
e 

de
ve

lo
pm

en
t 

an
d 

ev
al

ua
tio

n 
of

 tw
o 

la
nd

 u
se

/tr
an

sp
or

ta
tio

n 
al

te
rn

at
iv

es
. P

le
as

e 
re

fe
r t

o 
A

pp
en

di
x 

D
 fo

r a
 s

um
m

ar
y 

of
 th

e 
ev

al
ua

tio
n 

re
su

lts
. 

La
nd

 U
se

 a
nd

 D
ev

el
op

m
en

t P
la

n 
ZO

N
IN

G
  

In
 a

dd
in

g 
th

e 
M

as
te

r P
la

n 
ar

ea
 to

 th
e 

U
G

B
, M

et
ro

 re
qu

ire
d 

th
e 

C
ity

 to
 

ag
re

e 
to

 p
la

n 
th

e 
la

nd
 to

 b
e 

us
ed

 fo
r R

eg
io

na
lly

 S
ig

ni
fic

an
t I

nd
us

tri
al

 
pu

rp
os

es
: w

hi
ch

 a
llo

w
 la

rg
e 

lo
t a

nd
 s

ta
nd

ar
d 

in
du

st
ria

l u
se

rs
; a

nd
 li

m
it 

no
n-

in
du

st
ria

l u
se

s.
 W

he
n 

la
nd

 in
 th

e 
M

as
te

r P
la

n 
ar

ea
 is

 a
nn

ex
ed

 to
 

th
e 

C
ity

 o
f W

ils
on

vi
lle

, t
he

 la
nd

 s
ha

ll 
be

 z
on

ed
 P

la
nn

ed
 D

ev
el

op
m

en
t 

In
du

st
ria

l –
 R

eg
io

na
lly

 S
ig

ni
fic

an
t I

nd
us

tri
al

 (P
D

I-R
S

IA
). 

 

Pl
an

ne
d 

D
ev

el
op

m
en

t I
nd

us
tr

ia
l –

 R
eg

io
na

lly
 S

ig
ni

fic
an

t 
In

du
st

ria
l A

re
a 

(P
D

I-R
SI

A
) i

s 
th

e 
C

ity
’s

 n
ew

es
t i

nd
us

tri
al

 z
on

e 
di

st
ric

t. 
Th

is
 z

on
e 

de
si

gn
at

io
n 

cu
rre

nt
ly

 a
pp

lie
s 

to
 th

e 
C

of
fe

e 
C

re
ek

 
M

as
te

r P
la

n 
ar

ea
 a

nd
 tw

o 
ot

he
rs

 in
 th

e 
ci

ty
. I

t i
s 

ap
pr

op
ria

te
 fo

r m
os

t 
lig

ht
 m

an
uf

ac
tu

rin
g,

 w
ar

eh
ou

si
ng

, d
is

tri
bu

tio
n,

 a
nd

 fl
ex

 u
se

s.
 

C
or

po
ra

te
 h

ea
dq

ua
rte

rs
 a

nd
 te

ch
no

lo
gy

 c
am

pu
se

s 
ar

e 
al

so
 a

llo
w

ed
.  

R
et

ai
l a

nd
 s

er
vi

ce
 u

se
s 

ar
e 

al
lo

w
ed

 a
s 

lo
ng

 a
s 

th
ei

r u
se

s 
ar

e 
lim

ite
d 

in
 fl

oo
r a

re
a 

as
 to

 n
ot

 e
xc

ee
d 

3,
00

0 
sq

ua
re

 fe
et

 p
er

 u
se

 in
 o

ne
 

bu
ild

in
g,

 a
nd

 n
ot

 m
or

e 
th

an
 2

0,
00

0 
sq

ua
re

 fe
et

 in
 m

ul
tip

le
 b

ui
ld

in
gs

.  
O

ffi
ce

 u
se

s 
m

us
t n

ot
 e

xc
ee

d 
20

%
 o

f t
ot

al
 fl

oo
r a

re
a 

w
ith

in
 a

 s
ite

. 
P

ro
hi

bi
te

d 
us

es
 in

cl
ud

e 
an

y 
us

e 
th

at
 v

io
la

te
s 

pe
rfo

rm
an

ce
 s

ta
nd

ar
ds

 
re

ga
rd

in
g:

 s
cr

ee
ni

ng
 o

f o
ut

do
or

 s
to

ra
ge

; v
ib

ra
tio

n;
 e

m
is

si
on

 o
f 

od
or

ou
s 

ga
se

s;
 n

ig
ht

 ti
m

e 
op

er
at

io
ns

; h
ea

t a
nd

 g
la

re
; d

an
ge

ro
us

 
su

bs
ta

nc
es

; l
iq

ui
d 

an
d 

so
lid

 w
as

te
s;

 n
oi

se
; e

le
ct

ric
al

 d
is

tu
rb

an
ce

s;
 

di
sc

ha
rg

e 
st

an
da

rd
s;

 o
pe

n 
bu

rn
in

g;
 a

nd
 u

ns
cr

ee
ne

d 
ou

td
oo

r s
to

ra
ge

.  

Th
e 

P
D

I-R
S

IA
 d

es
ig

na
tio

n 
w

ill 
he

lp
 m

ee
t t

he
 R

eg
io

n’
s 

do
cu

m
en

te
d 

ne
ed

s 
fo

r h
ig

h 
w

ag
e 

lig
ht

 in
du

st
ria

l d
ev

el
op

m
en

t, 
an

d 
pr

ov
id

e 
a 

la
nd

 
us

e 
ty

pe
 th

at
 is

 c
om

pa
tib

le
 w

ith
 s

ur
ro

un
di

ng
 in

du
st

ria
l u

se
s,

 a
nd

 th
e 

C
of

fe
e 

C
re

ek
 C

or
re

ct
io

na
l F

ac
ilit

y.
 

K
ey

 d
ev

el
op

m
en

t a
ss

um
pt

io
ns

 a
ss

oc
ia

te
d 

w
ith

 th
e 

P
D

I-R
S

IA
 p

la
nn

in
g 

de
si

gn
at

io
n 

ar
e 

sh
ow

n 
on

 T
ab

le
s 

3 
an

d 
4.

 

Ta
bl

e 
3 

 
Pe

rm
itt

ed
 U

se
s 

w
ith

in
 P

D
I-R

SI
A

 Z
on

e 
D

is
tr

ic
t 

In
du

st
ria

l U
se

s 
  

W
ar

eh
ou

si
ng

 &
 d

is
tri

bu
tio

n 
 P

 
O

ut
do

or
 S

to
ra

ge
 (w

ith
 p

ro
pe

r s
cr

ee
ni

ng
) 

 P
 

P
ro

du
ct

 a
ss

em
bl

y 
an

d 
pa

ck
in

g 
 P

 

Li
gh

t m
an

uf
ac

tu
rin

g 
an

d 
pr

oc
es

si
ng

 
 P

 
M

ot
or

 v
eh

ic
le

 s
er

vi
ce

s 
(a

nc
illa

ry
 o

nl
y)

 
 P

 
Fa

br
ic

at
io

n 
 P

 
O

ffi
ce

 c
om

pl
ex

es
- t

ec
hn

ol
og

y 
or

 c
or

po
ra

te
 

he
ad

qu
ar

te
rs

 
 P

 

C
al

l C
en

te
rs

 
 P

 

R
es

ea
rc

h 
&

 D
ev

el
op

m
en

t, 
la

bo
ra

to
rie

s 
 P

 
In

du
st

ria
l S

er
vi

ce
s 

 P
 

P
ro

du
ct

 re
pa

ir,
 fi

ni
sh

in
g 

an
d 

te
st

in
g 

 P
 

R
es

id
en

tia
l U

se
s 

   
  

R
es

id
en

tia
l U

se
s 

(n
ot

 to
 e

xc
ee

d 
10

%
 o

f t
ot

al
 

flo
or

 a
re

a)
 

P
 

    
 

Exhibit C - p. 13



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

 
9 

 TA
BL

E 
3 

(c
on

tin
ue

d)
 

C
om

m
er

ci
al

 U
se

s 
  

S
er

vi
ce

 o
r r

et
ai

l u
se

s 
(n

ot
 to

 e
xc

ee
d 

3,
00

0 
s.

f. 
in

 fl
oo

r a
re

a 
in

 s
in

gl
e 

bu
ild

in
g 

or
 2

0,
00

0 
s.

f. 
w

ith
in

 m
ul

tip
le

 b
ui

ld
in

gs
. 

 P
 

O
ffi

ce
 c

om
pl

ex
es

 (n
ot

 to
 e

xc
ee

d 
20

%
 o

f t
ot

al
 

flo
or

 a
re

a 
w

ith
in

 a
 s

ite
) 

 P
 

Tr
ai

ni
ng

 fa
ci

lit
ie

s 
w

ith
 p

rim
ar

y 
pu

rp
os

e 
to

 
m

ee
t i

nd
us

tri
al

 n
ee

ds
 

 P
 

Te
m

po
ra

ry
 b

ui
ld

in
gs

 o
r s

tru
ct

ur
es

 (r
em

ov
ed

 
w

ith
in

 3
0 

da
ys

) 
 P

 
P

ub
lic

 a
nd

 O
th

er
 U

se
s 

  
P

ub
ic

 fa
ci

lit
ie

s 
(e

.g
., 

ut
ilit

ie
s,

 s
ch

oo
l d

is
tri

ct
 

bu
s 

fa
ci

lit
ie

s,
 p

ub
lic

 w
or

ks
 y

ar
ds

, v
eh

ic
le

 
st

or
ag

e)
 

 P
 

A
cc

es
so

ry
 U

se
s,

 in
ci

de
nt

al
 to

 p
er

m
itt

ed
 u

se
s 

 P
 

E
xp

an
si

on
 o

f b
ui

ld
in

gs
 o

r u
se

s 
ap

pr
ov

ed
 

pr
io

r t
o 

O
ct

. 2
5,

 2
00

4 
of

 u
p 

to
 2

0%
 o

f a
dd

ed
 

flo
or

 a
re

a 
an

d/
or

 1
0%

 o
f a

dd
ed

 la
nd

 a
re

a 
 P

 

O
th

er
 u

se
s,

 p
er

 ju
dg

m
en

t o
f P

la
nn

in
g 

D
ire

ct
or

 to
 b

e 
co

ns
is

te
nt

 w
ith

 p
ur

po
se

 o
f 

P
D

C
 Z

on
e 

 P
 

P
ub

lic
 p

ar
k 

an
d 

re
cr

ea
tio

n 
fa

ci
lit

y 
an

d 
op

en
 

sp
ac

e 
 P

 

N
ot

es
: P

 =
 P

er
m

itt
ed

 U
se

. S
ou

rc
e:

 W
ils

on
vi

lle
 

D
ev

el
op

m
en

t C
od

e,
 C

ha
pt

er
 4

, S
ec

tio
n 

4.
13

5.
5.

 
  

TA
B

LE
 4

  
D

ev
el

op
m

en
t A

ss
um

pt
io

ns
 fo

r 
P

D
I-R

S
IA

 Z
on

e 
D

is
tr

ic
t 

P
ar

ki
ng

 
0.

3 
sp

ac
es

/1
,0

00
 s

qu
ar

e 
fe

et
 o

f b
ui

ld
in

g 
ar

ea
 

fo
r s

to
ra

ge
, w

ar
eh

ou
se

, w
ho

le
sa

le
, r

ai
l o

r t
ru

ck
 

fre
ig

ht
 o

pe
ra

tio
ns

. M
ax

im
um

 o
f 0

.5
/1

,0
00

 s
q.

ft.
 

1.
6 

sp
ac

es
/1

,0
00

 m
in

im
um

 fo
r m

an
uf

ac
tu

rin
g 

es
ta

bl
is

hm
en

ts
. N

o 
m

ax
im

um
 li

m
it.

 

S
et

ba
ck

s 
Fr

on
t: 

30
 fe

et
 

S
id

e/
ba

ck
: 3

0 
fe

et
 

 

La
nd

sc
ap

in
g 

an
d 

O
pe

n 
S

pa
ce

 
A

t l
ea

st
 1

5%
 o

f t
he

 s
ite

 m
us

t b
e 

la
nd

sc
ap

ed
. 

P
ar

ki
ng

 lo
ts

 w
ith

 m
or

e 
th

an
 2

00
 c

ar
s 

re
qu

ire
 

ad
di

tio
na

l t
re

e 
pl

an
tin

g,
 a

nd
 p

ed
es

tri
an

 p
at

hs
. 

D
es

ig
n 

R
ev

ie
w

 a
nd

 
P

er
fo

rm
an

ce
 S

ta
nd

ar
ds

 
N

ew
 D

es
ig

n 
O

ve
rla

y 
Zo

ne
 re

co
m

m
en

de
d 

fo
r 

pr
op

er
tie

s 
fro

nt
in

g 
D

ay
 R

oa
d.

 A
dd

iti
on

al
 

pe
rfo

rm
an

ce
 s

ta
nd

ar
ds

 a
pp

ly
 to

: s
cr

ee
ni

ng
 o

f 
ou

td
oo

r s
to

ra
ge

; v
ib

ra
tio

n;
 e

m
is

si
on

 o
f o

do
ro

us
 

ga
se

s;
 n

ig
ht

 ti
m

e 
op

er
at

io
ns

; h
ea

t a
nd

 g
la

re
; 

da
ng

er
ou

s 
su

bs
ta

nc
es

; l
iq

ui
d 

an
d 

so
lid

 w
as

te
s;

 
no

is
e;

 e
le

ct
ric

al
 d

is
tu

rb
an

ce
s;

 d
is

ch
ar

ge
 

st
an

da
rd

s;
 o

pe
n 

bu
rn

in
g;

 o
pe

n 
st

or
ag

e;
 li

gh
t 

po
llu

tio
n 

an
d 

in
ad

eq
ua

te
 la

nd
sc

ap
in

g.
  

M
in

im
um

 L
ot

 S
iz

e 
Th

er
e 

ar
e 

no
 ta

x 
lo

ts
 g

re
at

er
 th

an
 5

0 
ac

re
s 

in
 

th
e 

M
as

te
r P

la
n 

ar
ea

. P
ar

ce
ls

 le
ss

 th
an

 5
0 

ac
re

s 
ar

e 
al

lo
w

ed
 la

nd
 d

iv
is

io
ns

 in
 c

on
fo

rm
an

ce
 

w
ith

 a
n 

ap
pr

ov
ed

 s
ite

 m
as

te
r p

la
n.

 M
in

im
um

 lo
t 

si
ze

 d
im

en
si

on
s 

ar
e 

16
0 

fe
et

 b
y 

16
0 

fe
et

. 

M
ax

im
um

 S
tru

ct
ur

e 
H

ei
gh

t 
N

o 
se

t m
in

im
um

 o
r m

ax
im

um
. 

     

Exhibit C - p. 14



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

10
 

 

FIG
UR

E 
 3.

 R
EC

OM
ME

ND
ED

 M
AS

TE
R 

PL
AN

, P
HA

SE
 1 

    

 

Exhibit C - p. 15



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

 
11

 

D
EV

EL
O

PA
B

LE
 A

R
EA

  
O

f t
he

 a
pp

ro
xi

m
at

el
y 

21
6 

ac
re

s 
in

 th
e 

M
as

te
r P

la
n 

ar
ea

, t
he

 a
ct

ua
l 

de
ve

lo
pa

bl
e 

ar
ea

 is
 re

du
ce

d 
by

 th
e 

fo
llo

w
in

g 
fa

ct
or

s 
sh

ow
n 

in
 T

ab
le

 
5,

 in
cl

ud
in

g:
 

• 
A

pp
ro

xi
m

at
el

y 
2.

4 
ac

re
s 

ar
e 

w
ith

in
 S

ig
ni

fic
an

t R
es

ou
rc

e 
O

ve
rla

y 
Zo

ne
 (S

R
O

Z)
 p

ro
te

ct
io

n 
ar

ea
s.

  T
hi

s 
es

tim
at

e 
of

 S
R

O
Z 

la
nd

 a
re

a 
as

su
m

es
 a

 3
.6

 a
cr

e 
re

du
ct

io
n 

in
 S

R
O

Z 
m

ap
pe

d 
la

nd
 w

ith
in

 th
e 

M
as

te
r P

la
n 

ar
ea

 is
 a

pp
ro

ve
d 

by
 th

e 
C

ity
 C

ou
nc

il 
th

is
 y

ea
r. 

• 
A

pp
ro

xi
m

at
el

y 
12

.9
 a

cr
es

 w
ith

in
 th

e 
M

as
te

r P
la

n 
ar

ea
 a

re
 

co
ns

id
er

ed
 to

 b
e 

w
ith

in
 u

n-
de

ve
lo

pa
bl

e 
ea

se
m

en
ts

 o
r p

ub
lic

 ri
gh

t-
of

-w
ay

s 
co

nt
ro

lle
d 

by
 th

e 
C

ity
 o

f W
ils

on
vi

lle
, P

or
tla

nd
 a

nd
 

W
es

te
rn

 R
ai

lro
ad

, P
or

tla
nd

 G
en

er
al

 E
le

ct
ric

, a
nd

 B
on

ne
vi

lle
 

P
ow

er
 A

dm
in

is
tra

tio
n.

  

• 
A

pp
ro

xi
m

at
el

y 
4.

4 
ac

re
s 

ar
e 

w
ith

in
 a

re
as

 th
at

 in
cl

ud
e 

sl
op

es
 

gr
ea

te
r t

ha
n 

10
%

, w
hi

ch
 m

ay
 b

e 
co

ns
id

er
ed

 to
o 

st
ee

p 
fo

r c
er

ta
in

 
ty

pe
s 

of
 in

du
st

ria
l u

se
s.

  

Ta
bl

e 
5 

M
as

te
r P

la
n 

A
re

a,
 E

xi
st

in
g 

La
nd

 U
se

 C
on

st
ra

in
ts

 

 
A

cr
es

S
R

O
Z*

 
2.

4
E

as
em

en
ts

 &
 R

.O
.W

. 
12

.9
S

lo
pe

s>
10

%
  

4.
4

U
nc

on
st

ra
in

ed
 A

re
a 

19
6.

3
To

ta
l G

ro
ss

 A
cr

es
 (a

pp
ro

xi
m

at
e)

 
21

6.
0

*S
ig

ni
fic

an
t R

es
ou

rc
e 

O
ve

rla
y 

Zo
ne

 p
er

 C
ity

 o
f W

ils
on

vi
lle

 
or

di
na

nc
e.

 In
cl

ud
es

 3
.6

 a
cr

e 
SR

O
Z 

re
du

ct
io

n 
am

en
dm

en
t 

th
at

 is
 p

en
di

ng
 C

ou
nc

il 
ap

pr
ov

al
 a

s 
of

 M
ay

 2
00

7.
 

 F U
TU

R
E 

U
R

B
A

N
 E

XP
A

N
SI

O
N

 

W
he

n 
th

e 
M

as
te

r P
la

n 
ar

ea
 is

 a
nn

ex
ed

 in
to

 th
e 

C
ity

 o
f W

ils
on

vi
lle

, i
t 

w
ill

 fo
rm

 th
e 

no
rth

w
es

te
rn

 c
ity

 li
m

its
. T

he
 la

nd
 to

 th
e 

no
rth

 a
nd

 w
es

t o
f 

th
e 

M
as

te
r P

la
n 

ar
ea

 is
 d

es
ig

na
te

d 
by

 M
et

ro
 fo

r i
nd

us
tri

al
 

de
ve

lo
pm

en
t. 

Th
e 

M
as

te
r P

la
n 

fo
r t

he
 a

re
a 

so
ut

h 
of

 D
ay

 R
oa

d 
w

as
 

pr
ep

ar
ed

 w
ith

 a
 s

im
ul

ta
ne

ou
s 

an
al

ys
is

 o
f d

ev
el

op
m

en
t a

lte
rn

at
iv

es
 fo

r 
an

 a
re

a 
no

rth
 o

f D
ay

 R
oa

d 
as

 p
ar

t o
f a

 s
ep

ar
at

e 
C

on
ce

pt
 P

la
nn

in
g 

ef
fo

rt 
by

 th
e 

C
ity

 o
f W

ils
on

vi
lle

.  
Th

e 
C

ity
 w

an
te

d 
to

 c
on

du
ct

 th
e 

C
on

ce
pt

 P
la

n 
no

rth
 o

f D
ay

 R
oa

d 
to

 b
et

te
r u

nd
er

st
an

d 
de

ve
lo

pm
en

t 
op

po
rtu

ni
tie

s 
an

d 
co

ns
tra

in
ts

 n
or

th
 o

f D
ay

 R
oa

d,
 a

nd
 to

 e
va

lu
at

e 
po

te
nt

ia
l t

ra
ffi

c 
im

pa
ct

s 
of

 a
dd

iti
on

al
 d

ev
el

op
m

en
t i

n 
th

e 
vi

ci
ni

ty
 o

f t
he

 
C

of
fe

e 
C

re
ek

 M
as

te
r P

la
n 

ar
ea

. 

 Tr
af

fic
 A

na
ly

si
s 

B
A

C
K

G
R

O
U

N
D

  

A
s 

pa
rt 

of
 th

e 
tra

ffi
c 

an
al

ys
is

 fo
r t

he
 C

of
fe

e 
C

re
ek

 M
as

te
r P

la
n,

 D
KS

 
A

ss
oc

ia
te

s 
pe

rfo
rm

ed
 a

n 
ev

al
ua

tio
n 

of
 e

xi
st

in
g 

co
nd

iti
on

s 
of

 th
e 

fo
llo

w
in

g 
in

te
rs

ec
tio

ns
: 

• 
I-5

 N
or

th
bo

un
d 

R
am

p 
@

 B
oo

ne
s 

Fe
rr

y 
R

oa
d-

E
lli

gs
en

 R
oa

d;
 

• 
I-5

 S
ou

th
bo

un
d 

R
am

p 
@

 B
oo

ne
s 

Fe
rr

y 
R

oa
d-

E
lli

gs
en

 R
oa

d;
 

• 
B

oo
ne

s 
Fe

rr
y 

R
oa

d 
@

 D
ay

 R
oa

d 

• 
B

oo
ne

s 
Fe

rr
y 

R
oa

d 
@

 C
om

m
er

ce
 C

irc
le

/9
5th

 A
ve

nu
e 

• 
G

ra
ha

m
s 

Fe
rr

y 
R

oa
d 

@
 C

lu
tte

r/R
id

de
r 

• 
G

ra
ha

m
s 

Fe
rr

y 
R

oa
d 

@
 D

ay
 R

oa
d 

• 
G

ra
ha

m
s 

Fe
rr

y 
R

oa
d 

@
 T

on
qu

in
 R

oa
d 

 

• 
D

ay
 R

oa
d 

@
 K

in
sm

an
 R

oa
d 

(fu
tu

re
) 

• 
R

id
de

r R
oa

d 
@

 K
in

sm
an

 R
oa

d 
(fu

tu
re

) 

Th
e 

tra
ffi

c 
im

pa
ct

 a
na

ly
si

s 
w

as
 c

on
du

ct
ed

 fo
r t

he
 C

ity
 a

nd
 O

D
O

T 
to

 
as

ce
rta

in
 th

e 
sp

ec
ifi

c 
ca

pa
ci

ty
 a

nd
 m

ul
tim

od
al

 im
pr

ov
em

en
ts

 n
ee

de
d 

Exhibit C - p. 16



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

12
 

 

to
 a

cc
om

m
od

at
e 

pl
an

ne
d 

de
ve

lo
pm

en
t, 

an
d 

to
 re

co
m

m
en

d 
ap

pr
op

ria
te

 a
m

en
dm

en
ts

 to
 th

e 
C

ity
 a

nd
 C

ou
nt

y 
Tr

an
sp

or
ta

tio
n 

S
ys

te
m

 P
la

ns
. 

 R
EC

O
M

M
EN

D
ED

 M
IT

IG
A

TI
O

N
 M

EA
SU

R
ES

 
To

 m
ai

nt
ai

n 
ad

eq
ua

te
 tr

af
fic

 p
er

fo
rm

an
ce

 s
ta

nd
ar

ds
 w

ith
in

 th
e 

st
ud

y 
ar

ea
 d

ur
in

g 
th

e 
P

M
 p

ea
k 

pe
rio

d,
 m

iti
ga

tio
n 

m
ea

su
re

s 
ar

e 
ne

ce
ss

ar
y 

to
 re

du
ce

 th
e 

ne
ga

tiv
e 

tra
ns

po
rta

tio
n 

im
pa

ct
s 

of
 fu

tu
re

 tr
af

fic
 g

ro
w

th
.  

 N
O

N
-P

R
O

JE
C

T 
O

R
IE

N
TE

D
 T

R
A

N
SP

O
R

TA
TI

O
N

 M
IT

IG
A

TI
O

N
 (N

O
 

B
U

IL
D

 A
N

D
 S

A
FE

TY
) 

Th
e 

fo
llo

w
in

g 
m

ea
su

re
s 

ar
e 

re
la

te
d 

to
 e

st
im

at
ed

 tr
af

fic
 g

ro
w

th
 o

n 
st

ud
y 

ar
ea

 ro
ad

w
ay

s.
  T

he
se

 m
iti

ga
tio

ns
 w

ou
ld

 b
e 

ne
ce

ss
ar

y 
w

he
th

er
 

or
 n

ot
 th

e 
C

of
fe

e 
C

re
ek

 in
du

st
ria

l a
re

a 
w

as
 d

ev
el

op
ed

.  
A

dd
iti

on
al

 
sa

fe
ty

 re
la

te
d 

m
iti

ga
tio

ns
 h

av
e 

be
en

 id
en

tif
ie

d 
as

 w
el

l. 
N

on
-p

ro
je

ct
 

or
ie

nt
ed

 m
iti

ga
tio

ns
 a

re
 s

um
m

ar
iz

ed
 in

 T
ab

le
 6

.  
   

         

Ta
bl

e 
6:

 2
03

0 
N

o 
B

ui
ld

 a
nd

 S
af

et
y 

R
el

at
ed

 M
iti

ga
tio

ns
 

 (P
M

 P
ea

k 
H

ou
r)

 

In
te

rs
ec

tio
n 

R
ec

om
m

en
de

d 
M

iti
ga

tio
n 

To
nq

ui
n/

S
W

 
G

ra
ha

m
s 

Fe
rr

y 
R

oa
d 

• 
In

st
al

l e
as

tb
ou

nd
 le

ft 
tu

rn
 

la
ne

 

• 
In

st
al

l n
or

th
bo

un
d 

le
ft 

tu
rn

 
la

ne
 

• 
In

st
al

l t
ra

ffi
c 

si
gn

al
 

D
ay

 R
oa

d/
B

oo
ne

s 
Fe

rr
y 

R
oa

d 

• 
C

on
st

ru
ct

 a
 fo

ur
-la

ne
 

ro
ad

w
ay

 o
n 

Bo
on

es
 F

er
ry

 
R

oa
d 

no
rth

 o
f D

ay
 R

oa
d.

 

K
in

sm
an

 R
d.

 
E

xt
en

si
on

  

• 
C

on
st

ru
ct

 tw
o-

la
ne

 
ex

te
ns

io
n 

of
 K

in
sm

an
 

R
oa

d 
fro

m
 R

xR
 tr

ac
ks

 to
 

D
ay

 R
oa

d.
   

• 
C

on
st

ru
ct

 tr
af

fic
 s

ig
na

ls
 a

t 
K

in
sm

an
 R

oa
d/

D
ay

 R
oa

d 
an

d 
K

in
sm

an
 R

oa
d/

R
id

de
r 

R
oa

d 
in

te
rs

ec
tio

ns
. 

• 
C

on
st

ru
ct

 le
ft 

tu
rn

 p
oc

ke
ts

 
on

 a
ll 

ap
pr

oa
ch

es
 a

t t
he

 
K

in
sm

an
 R

oa
d/

R
id

de
r 

R
oa

d 
in

te
rs

ec
tio

n.
   

Exhibit C - p. 17



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

 
13

 

B
oo

ne
s 

Fe
rr

y 
R

oa
d/

95
th
 A

ve
nu

e 

• 
C

on
st

ru
ct

 a
n 

ea
st

bo
un

d 
rig

ht
 tu

rn
 la

ne
 o

n 
95

th
 

A
ve

nu
e.

  T
he

 e
as

tb
ou

nd
 

ap
pr

oa
ch

 w
ou

ld
 c

on
si

st
 o

f 
a 

sh
ar

ed
 th

ro
ug

h-
le

ft 
tu

rn
 

la
ne

 a
nd

 d
ua

l r
ig

ht
 tu

rn
 

la
ne

s.
 

• 
S

tri
pe

 a
 w

es
tb

ou
nd

 
se

pa
ra

te
 le

ft 
tu

rn
 p

oc
ke

t 
on

 th
e 

pr
iv

at
e 

in
du

st
ria

l 
pa

rk
 a

pp
ro

ac
h 

• 
In

st
al

l m
ed

ia
n 

on
 9

5th
 

A
ve

nu
e 

to
 m

od
ify

 th
e 

C
om

m
er

ce
 C

irc
le

 n
or

th
 

ap
pr

oa
ch

 to
 9

5th
 A

ve
nu

e 
to

 
rig

ht
 in

 a
nd

 ri
gh

t o
ut

 
m

ov
em

en
ts

 o
nl

y.
  T

he
 

m
ed

ia
n 

w
ou

ld
 p

ro
vi

de
 fo

r 
im

pr
ov

ed
 o

pe
ra

tio
n 

of
 th

e 
in

te
rs

ec
tio

n 
an

d 
in

cr
ea

se
d 

st
or

ag
e 

w
ith

 th
e 

ex
is

tin
g 

ce
nt

er
 tu

rn
 la

ne
 b

ei
ng

 
av

ai
la

bl
e 

fo
r l

ef
t a

nd
 

th
ro

ug
h 

m
ov

em
en

ts
. 

• 
C

on
st

ru
ct

 a
 s

ec
on

d 
no

rth
bo

un
d 

le
ft 

tu
rn

 p
oc

ke
t 

on
 B

oo
ne

s 
Fe

rr
y 

R
oa

d 
at

 
95

th
 A

ve
nu

e.
  A

dd
iti

on
al

 
w

id
en

in
g 

fo
r t

w
o 

so
ut

hb
ou

nd
 th

ro
ug

h 
la

ne
s 

(a
 m

in
im

um
 o

f 5
00

’ p
lu

s 
ta

pe
r)

 w
ou

ld
 b

e 
re

qu
ire

d 
on

 9
5th

 A
ve

nu
e 

to
 fa

ci
lit

at
e 

th
e 

du
al

 le
ft 

tu
rn

s.
   

G
ra

ha
m

s 
Fe

rr
y 

R
oa

d/
C

lu
tte

r R
oa

d 

• 
C

on
st

ru
ct

 a
 w

es
tb

ou
nd

 le
ft 

tu
rn

 p
oc

ke
t o

n 
C

lu
tte

r 
R

oa
d 

• 
C

on
st

ru
ct

 a
 s

ou
th

bo
un

d 
le

ft 
tu

rn
 p

oc
ke

t o
n 

G
ra

ha
m

s 
Fe

rr
y 

R
oa

d 

• 
C

on
st

ru
ct

 a
 tr

af
fic

 s
ig

na
l 

S
af

et
y 

Im
pr

ov
em

en
t 

R
ec

om
m

en
da

tio
n 

G
ra

ha
m

s 
Fe

rr
y 

R
oa

d 
G

ra
de

 S
ep

ar
at

ed
 

R
ai

lro
ad

 C
ro

ss
in

g 

• 
R

ec
on

st
ru

ct
 G

ra
de

 
S

ep
ar

at
ed

 R
ai

lro
ad

 
C

ro
ss

in
g 

to
 C

ity
 o

f 
W

ils
on

vi
lle

 M
in

or
 A

rte
ria

l 
st

an
da

rd
s.

 

C
lu

tte
r 

R
oa

d/
G

ra
ha

m
s 

Fe
rr

y 
R

oa
d 

In
te

rs
ec

tio
n 

S
ig

ht
 D

is
ta

nc
e 

• 
R

ea
lig

n 
C

lu
tte

r R
oa

d 
to

 th
e 

N
or

th
 a

s 
sh

ow
n 

in
 

A
lte

rn
at

iv
e 

2.
 

B
oo

ne
s 

Fe
rr

y 
R

oa
d 

H
or

iz
on

ta
l C

ur
ve

 

• 
A

s 
pa

rt 
of

 th
e 

B
oo

ne
s 

Fe
rry

 R
oa

d 
w

id
en

in
g,

 b
rin

g 
ho

riz
on

ta
l c

ur
ve

 u
p 

to
 

cu
rr

en
t s

ta
nd

ar
ds

. 

  A
s 

ne
w

 in
du

st
ria

l d
ev

el
op

m
en

t i
s 

ad
de

d 
in

 th
e 

C
of

fe
e 

C
re

ek
 M

as
te

r 
P

la
n 

ar
ea

 s
ou

th
 o

f D
ay

 R
oa

d,
 a

dd
iti

on
al

 tr
an

sp
or

ta
tio

n 
im

pr
ov

em
en

ts
 

w
ou

ld
 b

e 
re

qu
ire

d.
  T

he
 fo

llo
w

in
g 

m
ea

su
re

s 
as

 s
ho

w
n 

in
 T

ab
le

 7
 a

re
 

re
la

te
d 

to
 th

e 
im

pa
ct

s 
of

 th
e 

pr
op

os
ed

 C
of

fe
e 

C
re

ek
 M

as
te

r P
la

n 
ar

ea
 

so
ut

h 
of

 D
ay

 R
oa

d.
 T

he
 m

iti
ga

tio
ns

 a
s 

sh
ow

n 
ar

e 
in

 a
dd

iti
on

 to
 th

e 
im

pr
ov

em
en

ts
 id

en
tif

ie
d 

fo
r t

he
 2

03
0 

N
o 

bu
ild

 s
ce

na
rio

.  
 

  

Exhibit C - p. 18



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

14
 

 

Ta
bl

e 
7:

 C
of

fe
e 

C
re

ek
 M

as
te

r P
la

n 
A

re
a 

So
ut

h 
of

 D
ay

 R
oa

d 
M

iti
ga

tio
ns

  

In
te

rs
ec

tio
n/

 
R

oa
dw

ay
 

R
ec

om
m

en
de

d 
M

iti
ga

tio
n 

D
ay

 R
oa

d/
K

in
sm

an
 

R
oa

d 
• 

C
on

st
ru

ct
 n

or
th

bo
un

d 
le

ft 
tu

rn
 p

oc
ke

t 

G
ra

ha
m

s 
Fe

rr
y 

R
oa

d/
D

ay
 R

oa
d 

• 
C

on
st

ru
ct

 d
ua

l s
ou

th
bo

un
d 

le
ft 

tu
rn

 la
ne

s 

B
oo

ne
s 

Fe
rr

y 
R

oa
d 

• 
C

on
st

ru
ct

 a
 th

ird
 

so
ut

hb
ou

nd
 th

ro
ug

h 
la

ne
 

on
 B

oo
ne

s 
Fe

rr
y 

R
oa

d 
fro

m
 D

ay
 R

oa
d 

th
at

 w
ou

ld
 

dr
op

 a
t t

he
 I-

5 
so

ut
hb

ou
nd

 
on

-ra
m

p.
  T

he
 e

xi
st

in
g 

so
ut

hb
ou

nd
 ri

gh
t t

ur
n 

la
ne

 
on

 B
oo

ne
s 

Fe
rr

y 
R

oa
d 

at
 

95
th

 A
ve

nu
e 

co
ul

d 
be

 
re

m
ov

ed
 a

t t
he

 ti
m

e 
th

e 
th

ird
 th

ro
ug

h 
la

ne
 is

 
co

ns
tru

ct
ed

. 

 Tr
an

si
t, 

B
ic

yc
le

 a
nd

 P
ed

es
tr

ia
n 

Fa
ci

lit
ie

s 

Th
er

e 
ar

e 
cu

rr
en

tly
 fe

w
 e

xi
st

in
g 

bi
cy

cl
e 

an
d 

pe
de

st
ria

n 
fa

ci
lit

ie
s 

an
d 

no
 tr

an
si

t s
er

vi
ce

 w
ith

in
 th

e 
C

of
fe

e 
C

re
ek

 M
as

te
r P

la
n 

ar
ea

 to
da

y.
 

Th
e 

cl
os

es
t t

ra
ns

it 
st

op
 is

 lo
ca

te
d 

ne
ar

by
 w

ith
 a

 S
M

A
R

T 
bu

s 
lin

e 
th

at
 p

ro
vi

de
s 

st
op

s 
al

on
g 

95
th

 A
ve

nu
e 

an
d 

C
om

m
er

ce
 C

irc
le

 (w
ith

in
 

½
 m

ile
 o

f t
he

 M
as

te
r P

la
n 

ar
ea

). 
 

 In
 a

dd
iti

on
 to

 p
ro

vi
di

ng
 b

ik
e 

la
ne

s 
an

d 
si

de
w

al
ks

 o
r p

at
hw

ay
s 

al
on

g 
pl

an
ne

d 
co

lle
ct

or
s 

an
d 

ar
te

ria
l r

oa
dw

ay
s,

 th
e 

M
as

te
r P

la
n 

su
pp

or
ts

 
lo

ca
l a

nd
 re

gi
on

al
 p

ed
es

tri
an

 a
nd

 b
ic

yc
le

 tr
ai

l c
on

ne
ct

io
ns

 th
at

 a
re

 
co

ns
is

te
nt

 w
ith

 th
e 

C
ity

’s
 P

ar
ks

 a
nd

 O
pe

n 
S

pa
ce

 P
la

n.
 T

he
se

 fu
tu

re
 

pa
th

w
ay

s 
ca

n 
be

 c
on

st
ru

ct
ed

 w
ith

in
 e

xi
st

in
g 

po
w

er
 li

ne
 e

as
em

en
t 

co
rr

id
or

s 
an

d 
sh

ou
ld

 c
on

ne
ct

 w
ith

 M
et

ro
’s

 p
la

nn
ed

 re
gi

on
al

 tr
ai

l t
ha

t 
w

ill
 p

ar
al

le
l t

he
 P

or
tla

nd
 a

nd
 W

es
te

rn
 R

ai
lro

ad
. P

le
as

e 
re

fe
r t

o 
A

pp
en

di
x 

F 
fo

r a
 m

ap
 o

f e
xi

st
in

g 
an

d 
pl

an
ne

d 
pa

rk
s 

an
d 

na
tu

ra
l 

ar
ea

s 
an

d 
tra

ils
.  

 A
 p

ed
es

tri
an

/b
ic

yc
le

 tr
ai

l c
on

ne
ct

io
n 

is
 re

co
m

m
en

de
d 

be
tw

ee
n 

th
e 

pl
an

ne
d 

K
in

sm
an

 R
oa

d 
an

d 
C

om
m

er
ce

 C
irc

le
 to

 p
ro

vi
de

 m
or

e 
di

re
ct

, 
sa

fe
 a

nd
 c

on
ve

ni
en

t a
cc

es
s 

to
 e

xi
st

in
g 

S
M

A
R

T 
bu

s 
se

rv
ic

e.
  F

ut
ur

e 
tra

ns
it 

se
rv

ic
e 

ro
ut

es
 a

nd
 b

us
 s

to
ps

 a
re

 re
co

m
m

en
de

d 
as

 th
e 

M
as

te
r 

P
la

n 
ar

ea
 d

ev
el

op
s 

ov
er

 ti
m

e 
w

ith
 n

ew
 u

se
s 

an
d 

ad
di

tio
na

l 
em

pl
oy

m
en

t. 
 

 Ex
is

tin
g 

C
on

di
tio

ns
: E

xi
st

in
g 

bi
cy

cl
e 

an
d 

pe
de

st
ria

n 
fa

ci
lit

ie
s 

ar
e 

lim
ite

d 
to

 D
ay

 R
oa

d 
an

d 
po

rti
on

s 
of

 R
id

de
r R

oa
d.

  S
M

A
R

T 
bu

s 
tra

ns
it 

st
op

s 
ar

e 
lo

ca
te

d 
ap

pr
ox

im
at

el
y 

½
 m

ile
 e

as
t o

f t
he

 M
as

te
r P

la
n 

ar
ea

 
al

on
g 

95
th
 A

ve
nu

e 
an

d 
C

om
m

er
ce

 C
irc

le
.  

  

D
ev

el
op

m
en

t I
ss

ue
s:

 F
ut

ur
e 

de
ve

lo
pm

en
t h

as
 th

e 
op

po
rtu

ni
ty

 to
 

pr
ov

id
e 

ad
eq

ua
te

 s
et

ba
ck

s 
fro

m
 ro

ad
w

ay
s 

an
d 

pr
op

er
ty

 b
ou

nd
ar

ie
s 

to
 

al
lo

w
 p

ub
lic

 a
cc

es
s 

ea
se

m
en

ts
 fo

r d
ev

el
op

m
en

t o
f f

ut
ur

e 
pe

de
st

ria
n 

an
d 

bi
cy

cl
e 

tra
ils

 in
 a

cc
or

da
nc

e 
w

ith
 th

e 
M

as
te

r P
la

n.
 F

un
di

ng
 fo

r 
ad

di
tio

na
l t

ra
ns

it 
se

rv
ic

e 
w

ith
in

 th
e 

M
as

te
r P

la
n 

ar
ea

 w
ill

 b
e 

su
pp

or
te

d,
 

in
 p

ar
t, 

th
ro

ug
h 

in
cr

ea
se

d 
tra

ns
it 

ta
x 

re
ve

nu
es

 th
at

 re
su

lt 
fro

m
 th

e 
ad

di
tio

na
l e

m
pl

oy
m

en
t/p

ay
ro

ll 
th

at
 is

 a
ttr

ac
te

d 
to

 th
e 

M
as

te
r P

la
n 

ar
ea

 
ov

er
 ti

m
e.

 
Pl

ea
se

 re
fe

r t
o 

A
pp

en
di

x 
G

 T
ra

ffi
c 

Im
pa

ct
 A

na
ly

si
s; 

an
d 

A
pp

en
di

x 
H

 
Fi

sc
al

 Im
pa

ct
/A

nn
ex

at
io

n 
A

na
ly

si
s f

or
 a

dd
ed

 in
fo

rm
at

io
n.

 

 

Exhibit C - p. 19



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

 
15

 

In
fr

as
tr

uc
tu

re
 N

ee
ds

 
W

AT
ER

 S
YS

TE
M 

P
rio

r t
o 

th
e 

co
ns

tru
ct

io
n 

of
 th

e 
C

ity
 o

f W
ils

on
vi

lle
’s

 W
illa

m
et

te
 R

iv
er

 
W

at
er

 T
re

at
m

en
t P

la
nt

 in
 2

00
2,

 th
e 

C
ity

 re
lie

d 
on

 e
ig

ht
 u

nd
er

gr
ou

nd
 

w
el

ls
 in

 th
e 

Tr
ou

td
al

e 
A

qu
ife

r t
o 

se
rv

e 
its

 n
ee

ds
. T

he
 W

ill
am

et
te

 R
iv

er
 

W
at

er
 T

re
at

m
en

t P
la

nt
 n

ow
 p

ro
vi

de
s 

fo
r t

he
 C

ity
’s

 w
at

er
 n

ee
ds

, w
ith

 it
s 

m
ai

n 
tra

ns
m

is
si

on
 li

ne
 th

at
 ru

ns
 u

p 
K

in
sm

an
 R

oa
d.

 T
he

 W
at

er
 M

as
te

r 
P

la
n 

pr
ov

id
es

 a
 p

la
n 

fo
r e

va
lu

at
in

g 
fu

tu
re

 w
at

er
 s

ys
te

m
 n

ee
ds

 to
 m

ee
t 

an
tic

ip
at

ed
 g

ro
w

th
.  

 Th
e 

W
at

er
 M

as
te

r P
la

n 
as

su
m

es
 c

ur
re

nt
 w

at
er

 u
sa

ge
 ra

te
s 

of
 4

4-
ga

llo
ns

 p
er

 d
ay

 fo
r i

nd
us

tri
al

 (a
ve

ra
ge

) a
nd

 1
76

-g
al

lo
ns

 p
er

 d
ay

 (p
ea

k)
 

pe
r u

se
r. 

Th
e 

C
ity

’s
 C

om
m

un
ity

 D
ev

el
op

m
en

t D
ep

ar
tm

en
t h

as
 a

ls
o 

as
su

m
ed

 th
at

 tw
o 

1.
0 

m
gd

 a
ve

ra
ge

 d
ai

ly
 d

em
an

d 
(A

D
D

) i
nd

us
tri

al
 u

se
rs

 
w

ill 
lo

ca
te

 in
 th

e 
C

ity
 b

y 
20

20
 th

at
 w

ill 
al

so
 n

ee
d 

to
 b

e 
ac

co
m

m
od

at
ed

. 
Th

e 
re

su
lti

ng
 a

na
ly

si
s 

of
 w

at
er

 d
em

an
d 

in
di

ca
te

s 
th

at
 a

ve
ra

ge
 p

ea
k 

da
y 

de
m

an
d 

fo
r i

nd
us

tri
al

 u
se

s 
w

ill
 in

cr
ea

se
 fr

om
 1

.2
5 

m
gd

 (2
00

0)
 to

 8
.3

5 
m

gd
 (2

02
0)

. T
ot

al
 w

at
er

 d
em

an
d 

fo
r t

he
 c

ity
 is

 fo
re

ca
st

ed
 to

 in
cr

ea
se

 
fro

m
 6

.8
 m

gd
 (2

00
0)

 to
 2

0.
02

 m
gd

 (2
02

0)
.  

 Th
e 

ex
is

tin
g 

W
illa

m
et

te
 T

re
at

m
en

t P
la

nt
 c

om
bi

ne
d 

w
ith

 e
xi

st
in

g 
w

el
ls

 
ha

s 
th

e 
ca

pa
ci

ty
 to

 h
an

dl
e 

ap
pr

ox
im

at
el

y 
10

 m
gd

 o
f t

ot
al

 w
at

er
 d

em
an

d.
 

Fu
tu

re
 c

ap
ac

ity
 e

xp
an

si
on

 is
 p

la
nn

ed
 to

 in
cl

ud
e 

5 
m

gd
 th

ro
ug

h 
re

se
rv

oi
rs

 (u
si

ng
 a

qu
ife

r s
to

ra
ge

 a
nd

 re
co

ve
ry

 w
el

ls
) a

nd
 a

no
th

er
 5

 m
gd

 
th

ro
ug

h 
ex

pa
ns

io
n 

at
 th

e 
W

illa
m

et
te

 T
re

at
m

en
t P

la
nt

.  
 Th

e 
W

at
er

 M
as

te
r P

la
n 

in
cl

ud
es

 a
 c

ap
ita

l i
m

pr
ov

em
en

t p
ha

si
ng

 p
la

n 
th

at
 id

en
tif

ie
s 

th
e 

ne
ed

 to
 a

dd
 4

,2
20

 li
ne

ar
 fe

et
 o

f 1
2-

in
ch

 w
at

er
 li

ne
 

be
tw

ee
n 

G
ra

ha
m

s 
Fe

rr
y 

to
 R

id
de

r R
oa

d 
an

d 
R

id
de

r R
oa

d 
to

 G
ar

de
n 

A
cr

es
.  

A
 p

re
lim

in
ar

y 
lis

t o
f r

ec
om

m
en

de
d 

w
at

er
 s

ys
te

m
 im

pr
ov

em
en

ts
 

fo
r t

he
 C

of
fe

e 
C

re
ek

 In
du

st
ria

l A
re

a 
is

 p
ro

vi
de

d 
in

 A
pp

en
di

x 
E

, a
nd

 
Ta

bl
es

 3
-4

. 
 It 

is
 im

po
rta

nt
 to

 n
ot

e,
 th

at
 a

ll 
id

en
tif

ie
d 

pr
oj

ec
ts

 a
nd

 c
os

t e
st

im
at

es
 a

re
 

m
ad

e 
fo

r p
re

lim
in

ar
y 

pl
an

ni
ng

 p
ur

po
se

s.
 S

ite
 s

ur
ve

y 
w

or
k 

w
ill

 n
ee

d 
to

 
oc

cu
r a

nd
 th

e 
C

ity
 w

ill
 n

ee
d 

to
 u

pd
at

e 
its

 w
at

er
 s

ys
te

m
 m

od
el

 to
 

de
te

rm
in

e 
m

or
e 

ac
cu

ra
te

 o
n 

an
d 

of
f-s

ite
 w

at
er

 s
ys

te
m

 im
pr

ov
em

en
ts

 
an

d 
tru

nk
 li

ne
 s

iz
e,

 lo
ca

tio
n 

an
d 

co
st

.  
H

en
ce

, a
dd

iti
on

al
 w

at
er

 s
ys

te
m

 

im
pr

ov
em

en
ts

 c
ou

ld
 in

cl
ud

e 
a 

pr
o 

ra
ta

 s
ha

re
 o

f o
ff-

si
te

 im
pr

ov
em

en
ts

 
fo

r t
he

 n
ew

 re
se

rv
oi

r a
nd

 p
um

p 
st

at
io

ns
. T

he
 C

ity
 o

pe
ra

te
s 

W
illa

m
et

te
 

W
at

er
 T

re
at

m
en

t P
la

nt
, w

hi
ch

 p
ro

vi
de

s 
th

e 
m

aj
or

ity
 o

f t
he

 C
ity

’s
 w

at
er

 
ne

ed
s,

 w
ith

 it
s 

m
ai

n 
tra

ns
m

is
si

on
 li

ne
 th

at
 ru

ns
 u

p 
Ki

ns
m

an
 R

oa
d 

(s
ou

th
 o

f t
he

 M
as

te
r P

la
n 

ar
ea

). 
 

Th
e 

C
ity

’s
 W

at
er

 M
as

te
r P

la
n 

in
cl

ud
es

 a
 c

ap
ita

l i
m

pr
ov

em
en

t p
ha

si
ng

 
pl

an
 th

at
 s

er
ve

s 
th

e 
C

of
fe

e 
C

re
ek

 In
du

st
ria

l M
as

te
r P

la
n 

ar
ea

. 

D
ev

el
op

m
en

t I
ss

ue
s:

 W
at

er
 m

ai
n 

tra
ns

m
is

si
on

 s
up

pl
y 

lin
es

 e
xi

st
 

th
ro

ug
h 

th
e 

ce
nt

ra
l a

nd
 s

ou
th

er
n 

po
rti

on
s 

of
 th

e 
M

as
te

r P
la

n 
ar

ea
.  

 

In
fr

as
tr

uc
tu

re
 N

ee
ds

: T
he

 w
at

er
 m

as
te

r p
la

n 
ne

ed
s 

to
 b

e 
up

da
te

d 
to

 
re

fle
ct

 m
or

e 
ac

cu
ra

te
 s

ite
 to

po
gr

ap
hy

 a
nd

 c
ur

re
nt

 lo
ng

-r
an

ge
 d

em
an

d 
le

ve
ls

. A
n 

ad
di

tio
na

l r
es

er
vo

ir 
w

ou
ld

 b
e 

ne
ed

ed
 a

t s
om

e 
po

in
t t

o 
pr

ov
id

e 
ad

eq
ua

te
 p

ea
k 

ca
pa

ci
ty

 p
rio

r t
o 

bu
ild

 o
ut

 o
f t

he
 M

as
te

r P
la

n 
ar

ea
. O

nc
e 

th
e 

w
at

er
 m

as
te

r p
la

n 
ha

s 
be

en
 u

pd
at

ed
, m

or
e 

sp
ec

ifi
c 

es
tim

at
es

 o
f 

fu
tu

re
 in

fra
st

ru
ct

ur
e 

ne
ed

s 
ca

n 
be

 m
ad

e.
 

SE
W

ER
 S

YS
TE

M
 

Th
e 

C
of

fe
e 

C
re

ek
 M

as
te

r P
la

n 
A

re
a 

is
 lo

ca
te

d 
in

 th
e 

C
ity

 o
f 

W
ils

on
vi

lle
’s

 U
ni

te
d 

D
is

po
sa

l I
nt

er
ce

pt
or

 s
ew

er
 tr

un
k 

lin
e 

ba
si

n 
su

ba
re

a.
 

Th
e 

m
aj

or
ity

 o
f t

he
 C

of
fe

e 
C

re
ek

 U
rb

an
 P

la
nn

in
g 

A
re

a 
w

as
 in

cl
ud

ed
 a

s 
U

rb
an

 P
la

nn
in

g 
A

re
a 

4 
(U

P
A

-4
) i

n 
th

e 
S

ew
er

 M
as

te
r P

la
n.

  T
hi

s 
ar

ea
 

w
as

 a
ss

um
ed

 to
 in

cl
ud

e 
th

e 
C

of
fe

e 
C

re
ek

 C
or

re
ct

io
na

l I
ns

tit
ut

io
n 

(o
n 

11
3-

ac
re

s)
 a

nd
 3

13
-a

cr
es

 o
f f

ut
ur

e 
in

du
st

ria
l l

an
d.

 F
ut

ur
e 

un
it 

flo
w

 
as

su
m

pt
io

ns
 fo

r i
nd

us
tri

al
 u

se
s 

w
er

e 
fo

re
ca

st
ed

 to
 b

e 
2,

00
0 

ga
llo

ns
/d

ay
/a

cr
e.

 A
fte

r c
on

si
de

rin
g 

fa
ct

or
s 

fo
r a

ve
ra

ge
 d

ai
ly

 fl
ow

s,
 th

e 
in

du
st

ria
l p

or
tio

n 
of

 U
P

A
-4

 is
 a

ss
um

ed
 to

 g
en

er
at

e 
62

6,
00

0 
ga

llo
ns

 p
er

 
da

y 
(g

pd
) o

f s
ew

er
 fl

ow
 a

t b
ui

ld
-o

ut
.  

 It 
sh

ou
ld

 a
ls

o 
be

 n
ot

ed
 th

at
 th

e 
as

su
m

pt
io

ns
 in

cl
ud

ed
 in

 th
e 

P
re

lim
in

ar
y 

U
rb

an
 R

es
er

ve
 P

la
n 

fo
r C

of
fe

e 
C

re
ek

 A
re

a 
42

 (p
re

pa
re

d 
in

 1
99

8)
, 

ca
lc

ul
at

ed
 s

ew
er

 fl
ow

s 
at

 3
.0

 m
gd

 fo
r t

he
 p

ris
on

 a
nd

 in
du

st
ria

l s
ite

s 
th

at
 

ca
n 

se
rv

e 
be

tw
ee

n 
12

 a
nd

 2
1 

pe
rs

on
s 

pe
r a

cr
e.

  T
he

 c
ur

re
nt

 s
ew

er
 

m
as

te
r p

la
n 

as
su

m
es

 0
.8

 m
gd

 o
f a

ve
ra

ge
 fl

ow
s 

fro
m

 th
is

 a
re

a,
 w

hi
ch

 is
 

co
ns

is
te

nt
 w

ith
 th

e 
lo

w
er

 e
nd

 o
f t

he
 ra

ng
e 

in
 e

m
pl

oy
m

en
t (

12
 jo

bs
/a

cr
e)

.  

Exhibit C - p. 20



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

16
 

 

Th
e 

m
as

te
r p

la
n 

fo
r C

of
fe

e 
C

re
ek

 In
du

st
ria

l A
re

a 
(s

ou
th

 o
f D

ay
 R

oa
d)

 
es

tim
at

es
 p

ot
en

tia
l e

m
pl

oy
m

en
t t

o 
be

 9
 jo

bs
/g

ro
ss

 b
ui

ld
ab

le
 a

cr
e 

fo
r 

ea
ch

 A
lte

rn
at

iv
e.

 H
en

ce
, t

he
 s

ew
er

 c
ap

ac
ity

 a
ss

um
pt

io
ns

 a
pp

ea
r t

o 
be

 
in

 li
ne

 w
ith

 c
ur

re
nt

 s
ew

er
 m

as
te

r p
la

n 
as

su
m

pt
io

ns
. 

 Th
e 

se
w

er
 m

as
te

r p
la

n 
id

en
tif

ie
s 

tw
o 

sp
ec

ifi
c 

ca
pi

ta
l i

m
pr

ov
em

en
ts

 th
at

 
w

ou
ld

 b
e 

re
qu

ire
d 

to
 a

de
qu

at
el

y 
se

rv
e 

th
e 

m
aj

or
ity

 o
f t

he
 C

of
fe

e 
C

re
ek

 
P

la
nn

in
g 

A
re

a.
 T

he
se

 in
cl

ud
e:

 
 • 

U
ni

te
d 

D
is

po
sa

l P
ar

al
le

l P
ip

e 
(C

IP
-U

D
1 

an
d 

lis
te

d 
as

 S
S

-1
 in

 
A

pp
en

di
x 

C
). 

In
cl

ud
es

 c
on

st
ru

ct
io

n 
of

 a
 1

2-
in

ch
 li

ne
 fr

om
 S

M
H

35
03

 
to

 S
M

H
02

69
 to

 c
on

ve
y 

pe
ak

 w
as

te
w

at
er

 fl
ow

s 
ov

er
 a

 d
is

ta
nc

e 
of

 
5,

31
5 

fe
et

.  
Th

e 
pr

oj
ec

t i
nc

lu
de

s 
an

 8
-fo

ot
 d

ia
m

et
er

 m
an

ho
le

 w
ith

 a
 

di
ve

rs
io

n 
w

ei
r. 

R
ai

l-c
ro

ss
in

g 
w

ill 
re

qu
ire

 tr
en

ch
le

ss
 te

ch
no

lo
gy

. 
A

lte
rn

at
iv

e 
al

ig
nm

en
ts

 s
ho

ul
d 

be
 in

ve
st

ig
at

ed
 to

 m
in

im
iz

e 
im

pa
ct

s 
to

 w
et

la
nd

 a
nd

 n
at

ur
al

 a
re

as
.  

Th
is

 p
ro

je
ct

 s
ho

ul
d 

co
or

di
na

te
 w

ith
 

K
in

sm
an

 R
oa

d 
ex

te
ns

io
n 

w
he

re
 p

os
si

bl
e.

  E
st

im
at

ed
 c

os
t f

or
 th

e 
K

in
sm

an
 s

eg
m

en
t o

f t
hi

s 
pi

pe
 is

 $
68

0,
00

0.
  A

dd
iti

on
al

 o
ff-

si
te

 c
os

ts
 

w
er

e 
es

tim
at

ed
 b

y 
th

e 
C

ity
 in

 2
00

1 
to

 b
e 

ap
pr

ox
im

at
el

y 
$1

,1
05

,7
04

. 
A

fte
r a

dj
us

tin
g 

fo
r c

os
t e

sc
al

at
io

n,
 th

e 
cu

rre
nt

 c
os

t f
or

 o
ff-

si
te

 
co

ns
tru

ct
io

n 
fo

r t
hi

s 
pr

oj
ec

t i
s 

lik
el

y 
to

 b
e 

ap
pr

ox
im

at
el

y 
$1

.4
7 

m
illi

on
. 

• 
G

ar
de

n 
A

cr
es

 R
oa

d 
N

ew
 T

ru
nk

 S
ew

er
 (C

IP
-U

D
3 

an
d 

S
S

-3
 in

 
A

pp
en

di
x 

C
). 

In
cl

ud
es

 a
 n

ew
 1

2-
in

ch
 tr

un
k 

se
rv

ic
e 

ex
te

ns
io

n 
al

on
g 

G
ar

de
n 

A
cr

es
 R

oa
d 

be
tw

ee
n 

D
ay

 R
oa

d 
an

d 
S

W
 R

id
de

r R
oa

d 
to

 
se

rv
e 

fu
tu

re
 d

ev
el

op
m

en
t. 

 A
 p

or
tio

n 
of

 th
is

 p
ro

je
ct

 w
as

 c
on

st
ru

ct
ed

 
a 

fe
w

 y
ea

rs
 a

go
 to

 a
cc

om
m

od
at

e 
th

e 
pr

is
on

 d
em

an
d.

 R
em

ai
ni

ng
 

co
st

 fo
r t

he
 G

ar
de

n 
A

cr
es

 e
xt

en
si

on
 s

eg
m

en
t o

f t
hi

s 
pi

pe
 is

 
ap

pr
ox

im
at

el
y 

$2
00

,0
00

.  
 

 A
dd

iti
on

al
 s

ew
er

 li
ne

 im
pr

ov
em

en
ts

 th
at

 a
re

 re
co

m
m

en
de

d 
fo

r t
he

 
P

la
nn

in
g 

A
re

a 
ar

e 
re

fle
ct

ed
 in

 th
e 

se
w

er
 fa

ci
lit

y 
m

ap
s 

in
 A

pp
en

di
x 

F.
   

  
It 

is
 im

po
rta

nt
 to

 n
ot

e,
 th

at
 a

ll 
id

en
tif

ie
d 

pr
oj

ec
ts

 a
nd

 c
os

t e
st

im
at

es
 a

re
 

m
ad

e 
fo

r p
re

lim
in

ar
y 

pl
an

ni
ng

 p
ur

po
se

s.
  

 D
ev

el
op

m
en

t I
ss

ue
s:

 S
ew

er
 M

ai
n 

tru
nk

 li
nk

s 
ar

e 
lo

ca
te

d 
w

ith
in

 th
e 

ce
nt

ra
l p

or
tio

n 
of

 th
e 

C
of

fe
e 

C
re

ek
 M

as
te

r P
la

n 
ar

ea
.   

In
fr

as
tr

uc
tu

re
 N

ee
ds

: T
he

 s
ew

er
 m

as
te

r p
la

n 
in

cl
ud

es
 th

e 
M

as
te

r 
P

la
n 

ar
ea

 in
 th

e 
hy

dr
au

lic
 m

od
el

in
g 

an
d 

lo
ng

 ra
ng

e 
ca

pi
ta

l i
m

pr
ov

em
en

t 
pr

og
ra

m
. S

ite
 s

ur
ve

y 
w

or
k 

w
ill

 n
ee

d 
to

 o
cc

ur
 a

nd
 th

e 
C

ity
 w

ill
 n

ee
d 

to
 

up
da

te
 it

s 
se

w
er

 s
ys

te
m

 m
od

el
 to

 d
et

er
m

in
e 

m
or

e 
ac

cu
ra

te
 o

n 
an

d 
of

f-
si

te
 s

ew
er

 s
ys

te
m

 im
pr

ov
em

en
ts

 a
nd

 tr
un

k 
lin

e 
si

ze
/lo

ca
tio

n,
 p

um
p 

st
at

io
n 

re
qu

ire
m

en
ts

, a
nd

 c
os

t. 
 ST

O
R

M
 D

R
A

IN
A

G
E 

Th
e 

C
of

fe
e 

C
re

ek
 M

as
te

r P
la

n 
ar

ea
 is

 lo
ca

te
d 

w
ith

in
 th

e 
C

of
fe

e 
La

ke
 

C
re

ek
 B

as
in

. T
he

 n
or

th
 tr

ib
ut

ar
y 

to
 B

as
al

t C
re

ek
 is

 lo
ca

te
d 

so
ut

h 
of

 D
ay

 
R

oa
d.

  B
as

al
t C

re
ek

 d
ra

in
s 

in
to

 C
of

fe
e 

C
re

ek
 L

ak
e 

an
d 

ex
te

nd
s 

no
rth

 o
f 

D
ay

 R
oa

d 
in

to
 th

e 
C

ity
 o

f T
ua

la
tin

 U
G

B.
  T

he
 m

as
te

r p
la

n 
ar

ea
 is

 
re

la
tiv

el
y 

fla
t w

ith
 to

po
gr

ap
hy

 th
at

 v
ar

ie
s 

1-
5 

fe
et

 in
 e

le
va

tio
n,

 a
nd

 
ge

nt
ly

 s
lo

pe
s 

fro
m

 n
or

th
 to

 s
ou

th
. 

 Th
e 

S
to

rm
 W

at
er

 M
as

te
r P

la
n 

id
en

tif
ie

s 
po

te
nt

ia
l r

eg
io

na
l d

et
en

tio
n 

fa
ci

lit
ie

s 
in

 th
e 

C
of

fe
e 

C
re

ek
 a

re
a 

as
 e

ffe
ct

iv
e 

po
llu

tio
n 

re
du

ct
io

n 
fa

ci
lit

ie
s.

 P
la

nn
ed

 fa
ci

lit
ie

s 
in

 th
e 

P
la

nn
in

g 
A

re
a 

in
cl

ud
e:

 
 • 

N
or

th
 W

ils
on

vi
lle

 P
la

nn
in

g 
A

re
a 

co
m

pr
eh

en
si

ve
 s

to
rm

 d
ra

in
ag

e 
sy

st
em

. T
he

 fo
rm

er
 U

rb
an

 R
es

er
ve

 A
re

a 
42

 (p
or

tio
n 

of
 C

of
fe

e 
C

re
ek

 P
la

nn
in

g 
A

re
a)

 re
qu

ire
s 

a 
sy

st
em

 o
f s

to
rm

 d
ra

in
ag

e 
im

pr
ov

em
en

ts
 in

 a
dd

iti
on

 to
 o

n-
si

te
 s

to
rm

 w
at

er
 d

et
en

tio
n 

an
d 

tre
at

m
en

t p
ro

vi
de

d 
by

 d
ev

el
op

er
s.

  
 Th

e 
C

ity
 re

qu
ire

s 
ea

ch
 n

ew
 d

ev
el

op
m

en
t w

ith
in

 th
e 

C
of

fe
e 

C
re

ek
 

In
du

st
ria

l M
as

te
r P

la
n 

ar
ea

 to
 d

et
ai

n 
an

d 
tre

at
 a

ny
 p

ro
je

ct
ed

 ru
n 

of
f p

er
 

ex
is

tin
g 

C
ity

 C
od

e,
 it

 is
 re

co
m

m
en

de
d 

th
at

 th
e 

pl
an

ne
d 

K
in

sm
an

 R
oa

d 
an

d 
G

ra
ha

m
s 

Fe
rr

y 
R

oa
d 

im
pr

ov
em

en
ts

 b
e 

co
ns

tru
ct

ed
 a

s 
“g

re
en

 
st

re
et

s.
” G

re
en

 s
tre

et
s 

w
ill

 re
qu

ire
 a

 v
ar

ia
nc

e 
fro

m
 e

xi
st

in
g 

C
ity

 S
tre

et
 

S
ta

nd
ar

ds
 to

 a
llo

w
 b

io
-s

w
al

es
 a

nd
 p

er
vi

ou
s 

su
rfa

ce
s 

to
 b

e 
us

ed
 in

 li
eu

 
of

 c
ur

b 
an

d 
gu

tte
r t

o 
he

lp
 c

on
ve

y 
st

or
m

 w
at

er
 ru

no
ff.

   
 A

no
th

er
 re

co
m

m
en

da
tio

n 
of

 th
e 

C
of

fe
e 

C
re

ek
 M

as
te

r P
la

n 
is

 fo
r t

he
 C

ity
 

to
 c

on
du

ct
 a

 B
as

al
t C

re
ek

 a
nd

 C
of

fe
e 

C
re

ek
 s

ub
-b

as
in

 a
na

ly
si

s 
to

 
be

tte
r d

ef
in

e 
ex

is
tin

g 
st

or
m

 w
at

er
 e

ve
nt

s 
an

d 
flo

od
in

g-
re

la
te

d 
is

su
es

. 
Fu

tu
re

 d
ev

el
op

m
en

t w
ith

in
 th

e 
su

b-
ba

si
n 

sh
ou

ld
 b

e 
m

od
el

ed
 to

 

Exhibit C - p. 21



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

 
17

 

as
ce

rta
in

 li
ke

ly
 im

pa
ct

s 
of

 u
rb

an
 d

ev
el

op
m

en
t, 

an
d 

to
 id

en
tif

y 
im

pa
ct

s 
of

 
be

ne
fic

ia
l s

to
rm

 w
at

er
 d

es
ig

n 
st

an
da

rd
s.

 T
he

 p
os

si
bi

lit
y 

fo
r a

 n
ew

 
re

gi
on

al
 s

to
rm

 w
at

er
 d

et
en

tio
n 

po
nd

 w
ith

in
 th

e 
C

of
fe

e 
C

re
ek

 P
la

nn
in

g 
A

re
a 

sh
ou

ld
 b

e 
as

se
ss

ed
.  

P
le

as
e 

re
fe

r t
o 

A
pp

en
di

x 
F 

fo
r a

 m
ap

 o
f 

ex
is

tin
g 

an
d 

pl
an

ne
d 

st
or

m
 w

at
er

 fa
ci

lit
ie

s.
 

 D
ev

el
op

m
en

t I
ss

ue
s:

 S
to

rm
 W

at
er

 fa
ci

lit
ie

s 
ar

e 
an

 im
po

rta
nt

 
el

em
en

t o
f t

he
 C

of
fe

e 
C

re
ek

 M
as

te
r P

la
n 

ar
ea

 g
iv

en
 th

e 
si

te
’s

 p
ro

xi
m

ity
 

to
 th

e 
C

of
fe

e 
C

re
ek

 L
ak

e 
w

et
la

nd
s 

ar
ea

, a
nd

 it
s 

tri
bu

ta
rie

s.
   

In
fr

as
tr

uc
tu

re
 N

ee
ds

: R
un

of
f f

ro
m

 fu
tu

re
 s

tre
et

s 
or

 a
cc

es
s 

ro
ad

s 
an

d 
de

ve
lo

pm
en

t w
ill

 n
ee

d 
to

 m
ee

t C
ity

 d
es

ig
n 

cr
ite

ria
 fo

r s
to

rm
 w

at
er

 
qu

al
ity

 a
nd

 q
ua

nt
ity

 c
on

tro
l, 

by
 h

an
dl

in
g 

po
te

nt
ia

l r
un

of
f w

ith
 o

n-
si

te
 

de
te

nt
io

n 
an

d 
tre

at
m

en
t f

ac
ilit

ie
s.

 A
 n

ew
 c

on
ve

ya
nc

e 
sy

st
em

 c
an

 b
e 

in
st

al
le

d 
al

on
g 

th
e 

ro
ad

w
ay

s.
 S

ite
 d

ev
el

op
m

en
t r

un
of

f w
ill

 n
ee

d 
to

 b
e 

tre
at

ed
 a

nd
 d

et
ai

ne
d,

 if
 n

ec
es

sa
ry

, b
ef

or
e 

be
in

g 
di

sc
ha

rg
ed

 to
 th

e 
pu

bl
ic

 d
ra

in
ag

e 
sy

st
em

s.
 

O
TH

ER
 U

TI
LI

TI
ES

 

N
or

th
w

es
t N

at
ur

al
 G

as
 c

ur
re

nt
ly

 s
er

ve
s 

th
e 

m
as

te
r p

la
n 

ar
ea

.  

P
or

tla
nd

 G
en

er
al

 E
le

ct
ric

 p
ro

vi
de

s 
lo

ca
l p

ow
er

 d
is

tri
bu

tio
n 

an
d 

ha
s 

a 
hi

gh
 p

ow
er

 tr
an

sm
is

si
on

 m
ai

n 
ru

nn
in

g 
pa

ra
lle

l t
o 

th
e 

ea
st

 s
id

e 
of

 th
e 

m
as

te
r p

la
n 

ar
ea

.  
   

C
om

m
un

ic
at

io
ns

, i
nt

er
ne

t, 
an

d 
te

le
vi

si
on

 s
er

vi
ce

s 
ar

e 
pr

ov
id

ed
 b

y 
a 

va
rie

ty
 o

f s
er

vi
ce

 p
ro

vi
de

rs
 w

ith
in

 c
lo

se
 p

ro
xi

m
ity

.  

Pa
rk

s 
an

d 
R

ec
re

at
io

n 
 

P
ro

te
ct

in
g 

na
tu

ra
l r

es
ou

rc
es

 is
 a

 h
al

lm
ar

k 
of

 th
e 

W
ils

on
vi

lle
 

C
om

pr
eh

en
si

ve
 P

la
n 

an
d 

th
e 

P
ar

ks
 a

nd
 R

ec
re

at
io

n 
M

as
te

r P
la

n.
  

N
at

ur
al

 re
so

ur
ce

 p
ro

te
ct

io
n 

an
d 

op
po

rtu
ni

tie
s 

to
 p

ar
tn

er
 w

ith
 p

riv
at

e 
la

nd
 o

w
ne

rs
, a

s 
ha

s 
hi

st
or

ic
al

ly
 b

ee
n 

th
e 

ca
se

 in
 W

ils
on

vi
lle

, s
ho

ul
d 

be
 c

on
si

de
re

d 
du

rin
g 

th
e 

pl
an

ni
ng

 p
ro

ce
ss

 fo
r t

he
 C

of
fe

e 
C

re
ek

 A
re

a.
  

Fo
cu

s 
is

 p
la

ce
d 

on
 c

re
at

in
g 

an
 in

te
rc

on
ne

ct
ed

 p
ar

k 
sy

st
em

 in
cl

ud
in

g 

gr
ee

nw
ay

s 
an

d 
tra

ils
, b

ut
 a

ls
o 

co
nn

ec
tio

ns
 fo

r b
ik

e,
 p

ed
es

tri
an

, a
nd

 
tra

ns
it 

tra
ns

po
rta

tio
n 

ch
oi

ce
s.

 
 Th

e 
re

co
m

m
en

de
d 

pl
an

 fo
r t

he
 C

of
fe

e 
C

re
ek

 M
as

te
r P

la
n 

ar
ea

 
in

cl
ud

es
 a

t l
ea

st
 fo

ur
 n

ew
 w

ay
si

de
s 

w
hi

ch
 c

an
 fu

nc
tio

n 
as

 s
tra

te
gi

c 
“g

at
ew

ay
” d

es
ig

n 
fe

at
ur

es
 w

ith
 in

fo
rm

at
io

na
l d

is
pl

ay
s 

th
at

 d
ep

ic
t a

re
a 

si
te

/b
ui

ld
in

g 
co

nf
ig

ur
at

io
ns

.  
Th

es
e 

w
ay

si
de

s 
sh

ou
ld

 a
ls

o 
fu

nc
tio

n 
as

 
“p

oc
ke

t p
ar

ks
” f

or
 lo

ca
l e

m
pl

oy
ee

s 
an

d 
re

si
de

nt
s 

w
ith

 p
ic

ni
c 

ta
bl

es
 

an
d 

be
nc

he
s.

   
 Th

er
e 

ar
e 

al
so

 lo
ca

l a
nd

 re
gi

on
al

 p
ed

es
tri

an
 a

nd
 b

ic
yc

le
 tr

ai
l 

co
nn

ec
tio

ns
 th

at
 a

re
 in

cl
ud

ed
 in

 th
e 

C
of

fe
e 

C
re

ek
 In

du
st

ria
l A

re
a 

pl
an

.  
Th

es
e 

pa
th

w
ay

s 
ca

n 
be

 c
on

st
ru

ct
ed

 w
ith

in
 e

xi
st

in
g 

po
w

er
 li

ne
 

ea
se

m
en

t c
or

rid
or

s 
an

d 
sh

ou
ld

 c
on

ne
ct

 w
ith

 M
et

ro
’s

 p
la

nn
ed

 re
gi

on
al

 
tra

il 
th

at
 w

ill
 p

ar
al

le
l t

he
 P

or
tla

nd
 a

nd
 W

es
te

rn
 R

ai
lro

ad
. P

le
as

e 
re

fe
r 

to
 A

pp
en

di
x 

F 
fo

r a
 m

ap
 o

f e
xi

st
in

g 
an

d 
pl

an
ne

d 
pa

rk
s 

an
d 

na
tu

ra
l 

ar
ea

s 
an

d 
tra

ils
. 

 Ex
is

tin
g 

C
on

di
tio

ns
: N

o 
ex

is
tin

g 
pa

rk
s 

fa
ci

lit
ie

s 
ex

is
t w

ith
in

 th
e 

M
as

te
r P

la
n 

ar
ea

.   
 

D
ev

el
op

m
en

t I
ss

ue
s:

 F
ut

ur
e 

de
ve

lo
pm

en
t h

as
 th

e 
op

po
rtu

ni
ty

 to
 

in
co

rp
or

at
e 

po
ck

et
 p

ar
ks

/w
ay

si
de

 fa
ci

lit
ie

s 
in

to
 th

e 
M

as
te

r P
la

n 
ar

ea
. I

n 
ad

di
tio

n 
to

 p
ro

vi
di

ng
 fa

ci
lit

ie
s 

al
on

g 
ro

ad
w

ay
s,

 p
ed

es
tri

an
 a

nd
 b

ic
yc

le
 

pa
th

s 
ca

n 
be

 p
ro

vi
de

d 
as

 li
ne

ar
 p

ar
ks

 a
lo

ng
 e

xi
st

in
g 

po
w

er
 li

ne
 

ea
se

m
en

ts
, a

nd
 a

dj
ac

en
t t

o 
S

R
O

Z 
ar

ea
s.

 

Exhibit C - p. 22



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

18
 

 

4 
 IM

P
LE

M
E

N
TA

TI
O

N
 

Th
is

 s
ec

tio
n 

ad
dr

es
se

s 
fo

ur
 k

ey
 c

on
si

de
ra

tio
ns

 fo
r M

as
te

r P
la

n 
im

pl
em

en
ta

tio
n:

 p
ro

vi
si

on
 o

f u
rb

an
 s

er
vi

ce
s,

 c
os

ts
, f

un
di

ng
 o

pt
io

ns
, a

nd
 

co
ns

is
te

nc
y 

w
ith

 C
ity

 p
la

ns
 a

nd
 p

ol
ic

ie
s.

 

Pr
ov

is
io

n 
of

 U
rb

an
 S

er
vi

ce
s 

Th
e 

C
of

fe
e 

C
re

ek
 In

du
st

ria
l M

as
te

r P
la

n 
w

ill 
pr

ov
id

e 
a 

fra
m

ew
or

k 
to

 
gu

id
e 

th
e 

de
ve

lo
pm

en
t o

f p
ub

lic
 fa

ci
lit

ie
s 

an
d 

pr
iv

at
e 

us
es

.  
 

D
ev

el
op

er
s 

w
ill

 b
e 

re
sp

on
si

bl
e 

fo
r p

ro
vi

di
ng

 lo
ca

l s
tre

et
s 

an
d 

ut
ilit

y 
co

nn
ec

tio
ns

 to
 tr

un
k 

lin
e 

sy
st

em
s.

 H
ow

ev
er

, t
o 

m
ai

nt
ai

n 
fle

xi
bi

lit
y,

 th
e 

pl
an

 fo
cu

se
s 

pr
im

ar
ily

 o
n 

co
lle

ct
or

 a
nd

 a
rte

ria
l r

oa
dw

ay
 im

pr
ov

em
en

ts
, 

an
d 

w
at

er
 a

nd
 s

ew
er

 tr
un

k 
lin

es
 a

nd
 d

oe
s 

no
t i

de
nt

ify
 s

pe
ci

fic
 lo

ca
tio

ns
 

or
 c

on
fig

ur
at

io
ns

 fo
r l

oc
al

 c
on

ne
ct

io
ns

. A
ss

um
pt

io
ns

 a
re

 th
at

 th
e 

be
st

 
co

nf
ig

ur
at

io
n 

of
 d

ev
el

op
m

en
t w

ou
ld

 b
e 

de
te

rm
in

ed
 b

y 
m

ar
ke

t 
op

po
rtu

ni
tie

s 
an

d 
co

ns
tra

in
ts

 a
t t

he
 ti

m
e 

of
 d

ev
el

op
m

en
t, 

al
lo

w
ed

 u
se

s,
 

an
d 

ot
he

r W
ils

on
vi

lle
 D

ev
el

op
m

en
t C

od
e 

re
qu

ire
m

en
ts

. 

C
os

t E
st

im
at

es
 

To
ta

l c
ap

ita
l c

os
ts

 fo
r m

aj
or

 ro
ad

s,
 s

ew
er

, w
at

er
, a

nd
 s

to
rm

w
at

er
 

sy
st

em
s 

ha
ve

 b
ee

n 
es

tim
at

ed
 fo

r b
ui

ld
ou

t o
f t

he
 M

as
te

r P
la

n 
ar

ea
. (

S
ee

 
Ta

bl
e 

8)
 U

ni
t c

os
ts

 w
er

e 
pr

ep
ar

ed
 b

as
ed

 o
n 

lo
ca

l a
nd

 re
gi

on
al

 
ex

pe
rie

nc
e 

w
ith

 a
 v

ar
ie

ty
 o

f r
oa

dw
ay

 a
nd

 p
at

hw
ay

 p
ro

je
ct

s.
  

Th
e 

pr
el

im
in

ar
y 

ca
pi

ta
l c

os
t e

st
im

at
es

 d
o 

no
t i

nc
lu

de
 e

xt
ra

or
di

na
ry

 c
os

t 
fo

r r
ig

ht
-o

f-w
ay

 a
cq

ui
si

tio
n,

 p
er

m
itt

in
g 

or
 g

eo
te

ch
ni

ca
l s

oi
ls

 w
or

k.
  

E
xt

ra
or

di
na

ry
 c

os
ts

 m
ay

 in
cl

ud
e 

sp
ec

ia
l e

nv
iro

nm
en

ta
l m

iti
ga

tio
n,

 
su

bs
ur

fa
ce

 s
oi

l e
nh

an
ce

m
en

ts
, s

tru
ct

ur
al

 e
ng

in
ee

rin
g 

sy
st

em
s,

 a
nd

 
bu

si
ne

ss
/re

si
de

nt
ia

l r
el

oc
at

io
n 

as
si

st
an

ce
.  

Th
e 

pr
el

im
in

ar
y 

co
st

 e
st

im
at

es
 a

ls
o 

as
su

m
e 

“g
re

en
 s

tre
et

” d
es

ig
n 

st
an

da
rd

s 
fo

r K
in

sm
an

 R
oa

d 
an

d 
G

ra
ha

m
s 

Fe
rr

y 
R

oa
d 

w
hi

ch
 a

re
 

as
su

m
ed

 to
 c

on
si

st
 o

f 2
-la

ne
s 

w
ith

 la
nd

sc
ap

ed
 m

ed
ia

ns
, b

uf
fe

r s
tri

ps
, 

bi
ke

 la
ne

s,
 s

id
ew

al
ks

, u
nd

er
gr

ou
nd

 u
til

iti
es

 a
nd

 s
tre

et
 il

lu
m

in
at

io
n.

 
P

at
hw

ay
s 

ar
e 

as
su

m
ed

 to
 b

e 
a 

m
ix

 o
f p

er
vi

ou
s 

an
d 

pa
ve

d 
su

rfa
ce

s.
  

 TA
B

LE
 8

 E
S

TI
M

A
TE

D
 C

A
P

IT
A

L 
C

O
S

TS
 F

O
R

 C
O

FF
E

E
 C

R
E

E
K

 M
A

S
TE

R
 

P
LA

N
 

 
Pu

bl
ic

 F
ac

ili
ty

 S
ys

te
m

  
Ye

ar
s 

1-
5 

Ye
ar

s 
6+

 
To

ta
l 

W
at

er
 (m

ai
nl

in
e 

sy
st

em
) 

$4
20

,0
00

 
$7

20
,0

00
 

$1
,1

40
,0

00
 

Sa
ni

ta
ry

 S
ew

er
 (t

ru
nk

 s
ys

te
m

) 
$6

80
,0

00
 

$8
50

,0
00

 
$1

,5
30

,0
00

 

Su
rf

ac
e 

w
at

er
 

* 
$3

00
,0

00
 

$3
00

,0
00

 

Tr
an

sp
or

ta
tio

n 
 

 
 

 

  C
ol

le
ct

or
 &

 A
rte

ria
l S

tre
et

s*
* 

$6
,2

80
,0

00
 

$1
9,

84
0,

00
0 

$2
6,

12
0,

00
0 

  L
oc

al
 S

tre
et

s*
**

 
—

 
—

 
—

 

  R
R

-x
in

g 
—

 
$4

,0
00

,0
00

 
$4

,0
00

,0
00

 

Pa
rk

s 
an

d 
W

ay
si

de
s 

—
 

$5
70

,0
00

 
$5

70
,0

00
 

O
th

er
 

(p
la

nn
in

g/
pe

rm
itt

in
g/

le
ga

l) 
$2

00
,0

00
 

$3
00

,0
00

 
$4

50
,0

00
 

To
ta

l 
$7

,6
30

,0
00

 
$2

6,
58

0,
00

0 
$3

4,
21

0,
00

0 

So
ur

ce
: O

ta
k,

 In
c.

 A
ll 

co
st

s 
ar

e 
st

at
ed

 in
 2

00
7 

do
lla

r a
m

ou
nt

s 
fo

r p
ub

lic
 fa

ci
lit

ie
s 

w
ith

in
 M

as
te

r P
la

n 
ar

ea
.  

A
dd

iti
on

al
 o

ff-
si

te
 c

os
ts

 m
ay

 b
e 

re
qu

ire
d.

 * 
St

or
m

 w
at

er
 

im
pr

ov
em

en
ts

 a
ls

o 
in

cl
ud

e 
be

ne
fit

s 
de

riv
ed

 fr
om

 c
on

st
ru

ct
io

n 
of

 g
re

en
 s

tr
ee

ts
 fo

r 

K
in

sm
an

 R
oa

d.
 **

 T
he

se
 tr

an
sp

or
ta

tio
n 

pr
oj

ec
ts

 in
cl

ud
e 

$1
6.

7 
m

ill
io

n 
fo

r r
oa

ds
 a

nd
 

$4
.0

 m
ill

io
n 

fo
r t

he
 ra

ilr
oa

d 
cr

os
si

ng
 th

at
 is

 re
co

m
m

en
de

d 
un

de
r t

he
 “

no
 b

ui
ld

” 

sc
en

ar
io

.  
**

* L
oc

al
 s

tr
ee

t c
os

ts
 a

re
 n

ot
 e

st
im

at
ed

 a
nd

 w
ill

 b
e 

in
cu

rr
ed

 b
y 

de
ve

lo
pe

rs
.  

M
aj

or
 p

ub
lic

 in
fra

st
ru

ct
ur

e 
ite

m
s 

in
cl

ud
in

g 
ro

ad
s,

 tr
ai

ls
, w

at
er

, s
ew

er
, 

an
d 

st
or

m
 w

at
er

 fa
ci

lit
ie

s 
ar

e 
es

tim
at

ed
 to

 c
os

t a
pp

ro
xi

m
at

el
y 

$7
.6

 
m

illi
on

 o
ve

r t
he

 in
iti

al
 fi

ve
 y

ea
rs

, a
s 

in
di

ca
te

d 
in

 T
ab

le
 8

.  
A

dd
iti

on
al

 
ca

pi
ta

l c
os

ts
 a

re
 e

xp
ec

te
d 

to
 re

qu
ire

 a
no

th
er

 $
26

.6
 m

ill
io

n 
fo

r o
n-

si
te

 
pu

bl
ic

 fa
ci

lit
y 

in
ve

st
m

en
ts

 (e
xc

lu
di

ng
 lo

ca
l s

tre
et

s,
 w

hi
ch

 a
re

 a
ss

um
ed

 to
 

be
 p

ai
d 

an
d 

co
ns

tru
ct

ed
 b

y 
pr

iv
at

e 
de

ve
lo

pe
r(

s)
. I

t s
ho

ul
d 

be
 n

ot
ed

 th
at

 

Exhibit C - p. 23



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

 
19

 

ap
pr

ox
im

at
el

y 
$1

6.
7 

m
ill

io
n 

in
 ro

ad
 c

os
ts

 a
nd

 th
e 

$4
.0

 m
ill

io
n 

ra
il 

ro
ad

 
cr

os
si

ng
 im

pr
ov

em
en

t a
re

 re
co

m
m

en
de

d 
ev

en
 w

ith
ou

t a
nn

ex
at

io
n 

an
d 

de
ve

lo
pm

en
t i

n 
C

of
fe

e 
C

re
ek

.  
 

Fu
nd

in
g 

St
ra

te
gi

es
 

A
s 

w
ith

 m
os

t s
uc

ce
ss

fu
l l

ar
ge

 m
as

te
r p

la
nn

ed
 d

ev
el

op
m

en
ts

, t
he

 
C

of
fe

e 
C

re
ek

 In
du

st
ria

l A
re

a 
w

ill
 re

qu
ire

 a
 m

ix
 o

f p
ub

lic
 a

nd
 p

riv
at

e 
fu

nd
in

g 
an

d 
fin

an
ci

ng
 fo

r o
n-

 a
nd

 o
ff-

si
te

 im
pr

ov
em

en
ts

.  

Th
e 

fir
st

 s
te

p 
in

 th
e 

fu
nd

in
g 

pr
oc

es
s 

en
ta

ils
 a

m
en

dm
en

ts
 to

 lo
ca

l (
C

ity
 

of
 W

ils
on

vi
lle

 a
nd

 W
as

hi
ng

to
n 

C
ou

nt
y)

 T
ra

ns
po

rta
tio

n 
S

ys
te

m
 P

la
ns

 to
 

id
en

tif
y 

th
e 

fa
ci

lit
ie

s 
id

en
tif

ie
d 

in
 A

pp
en

di
ce

s 
F 

an
d 

G
.  

A
fte

r t
he

 T
S

P
 

am
en

dm
en

t p
ro

ce
ss

es
 o

cc
ur

 (a
ss

um
in

g 
th

er
e 

is
 s

up
po

rt 
fro

m
 O

D
O

T 
an

d 
ot

he
r s

ta
te

, M
et

ro
 a

nd
 lo

ca
l a

ge
nc

ie
s/

st
ak

eh
ol

de
rs

), 
th

e 
co

un
ty

 
an

d/
or

 c
ity

 c
an

 w
or

k 
w

ith
 O

D
O

T 
an

d 
lo

ca
l s

ta
ke

ho
ld

er
s 

to
 u

pd
at

e 
lo

ca
l 

or
di

na
nc

es
 (s

uc
h 

as
 th

e 
W

ils
on

vi
lle

 a
nd

 W
as

hi
ng

to
n 

C
ou

nt
y 

S
ys

te
m

s 
D

ev
el

op
m

en
t C

ha
rg

e 
M

et
ho

do
lo

gy
), 

ca
pi

ta
l i

m
pr

ov
em

en
t p

ro
gr

am
s,

 
an

d 
th

e 
O

D
O

T 
S

ta
te

 T
ra

ns
po

rta
tio

n 
Im

pr
ov

em
en

t P
ro

gr
am

 (S
TI

P
) t

o 
de

si
gn

at
e 

ap
pr

op
ria

te
 im

pr
ov

em
en

ts
 fo

r f
un

di
ng

.  
 

A
s 

lo
ca

l p
la

n 
am

en
dm

en
ts

 a
re

 a
do

pt
ed

, f
un

di
ng

 s
ou

rc
es

 s
ho

ul
d 

be
 

id
en

tif
ie

d.
 P

ot
en

tia
l l

oc
al

 fu
nd

in
g 

so
ur

ce
s 

m
ay

 in
cl

ud
e 

th
e 

fo
llo

w
in

g:
 

Lo
ca

l S
ys

te
m

s 
D

ev
el

op
m

en
t C

ha
rg

es
 (C

ity
 a

nd
 C

ou
nt

y)
 

Lo
ca

l I
m

pr
ov

em
en

t D
is

tri
ct

 (L
ID

) 
D

ev
el

op
er

 D
ed

ic
at

io
ns

 
W

ils
on

vi
lle

 U
rb

an
 R

en
ew

al
 P

ro
gr

am
 

M
et

ro
 T

ra
ns

po
rta

tio
n 

Im
pr

ov
em

en
t P

ro
gr

am
 

O
re

go
n 

St
at

ew
id

e 
Tr

an
sp

or
ta

tio
n 

Im
pr

ov
em

en
t P

ro
gr

am
 

O
re

go
n 

Im
m

ed
ia

te
 O

pp
or

tu
ni

ty
 P

ro
gr

am
 

O
re

go
n 

C
om

m
un

ity
 D

ev
el

op
m

en
t B

lo
ck

 G
ra

nt
 P

ro
gr

am
 

O
re

go
n 

In
du

st
ria

l D
ev

el
op

m
en

t R
ev

en
ue

 B
on

d 
Pr

og
ra

m
 (f

in
an

ci
ng

) 
O

re
go

n 
In

fra
st

ru
ct

ur
e 

Ba
nk

 (f
in

an
ci

ng
) 

O
EC

D
D

 S
pe

ci
al

 P
ub

lic
 W

or
ks

 F
un

d 
(fi

na
nc

in
g)

 

 

EC
O

N
O

M
IC

 A
N

D
 F

IS
C

A
L 

IM
PA

C
TS

 
If 

w
e 

as
su

m
e 

th
e 

M
as

te
r P

la
n 

ar
ea

 is
 fu

lly
 b

ui
lt 

ou
t b

y 
ye

ar
 2

03
0,

 th
e 

ge
ne

ra
l c

on
cl

us
io

ns
 th

at
 c

an
 b

e 
re

ac
he

d 
by

 th
is

 a
na

ly
si

s 
in

cl
ud

e:
 

• 
To

ta
l a

ss
es

se
d 

va
lu

e 
of

 d
ev

el
op

m
en

t w
ou

ld
 in

cr
ea

se
 fr

om
 

ap
pr

ox
im

at
el

y 
$1

6 
m

illi
on

 to
da

y 
to

 $
25

8 
m

illi
on

 p
er

 y
ea

r. 
 

• 
A

t c
ur

re
nt

 p
ro

pe
rty

 ta
x 

ra
te

s,
 th

e 
in

cr
ea

se
 in

 lo
ca

l a
ss

es
se

d 
va

lu
e 

w
ou

ld
 g

en
er

at
e 

ab
ou

t $
1.

4 
m

illi
on

 in
 n

ew
 a

nn
ua

l p
ro

pe
rty

 ta
x 

re
ve

nu
es

 fo
r t

he
 C

ity
, a

nd
 $

6.
5 

m
illi

on
 in

 n
ew

 a
nn

ua
l p

ro
pe

rty
 ta

x 
re

ve
nu

es
 fo

r W
as

hi
ng

to
n 

C
ou

nt
y.

 

• 
A

nn
ua

l n
et

 c
ity

 re
ve

nu
e 

co
lle

ct
io

ns
 (r

ev
en

ue
s 

fro
m

 fe
es

 le
ss

 
go

ve
rn

m
en

ta
l s

er
vi

ce
 c

os
ts

 fo
r w

at
er

, s
ew

er
, p

ol
ic

e,
 p

la
nn

in
g,

 e
tc

.) 
ar

e 
ex

pe
ct

ed
 to

 y
ie

ld
 a

 n
et

 a
nn

ua
l f

is
ca

l b
en

ef
it 

to
 th

e 
C

ity
 o

f 
W

ils
on

vi
lle

 o
f a

pp
ro

xi
m

at
el

y 
$3

25
,0

00
 p

er
 y

ea
r (

be
fo

re
 a

ny
 

ad
di

tio
na

l d
eb

t s
er

vi
ce

). 

• 
S

ig
ni

fic
an

t p
os

iti
ve

 e
co

no
m

ic
 im

pa
ct

s 
ar

e 
an

tic
ip

at
ed

 fr
om

 th
e 

m
or

e 
th

an
 h

un
dr

ed
s 

of
 c

on
st

ru
ct

io
n 

jo
bs

 a
nd

 1
,4

70
 p

er
m

an
en

t j
ob

s.
   

• 
Th

e 
ad

de
d 

pe
rm

an
en

t i
nc

om
e 

of
 $

55
 m

ill
io

n 
in

 d
ire

ct
 p

ay
ro

ll 
to

 th
e 

si
te

’s
 1

,4
70

 e
m

pl
oy

ee
s 

is
 e

xp
ec

te
d 

to
 g

en
er

at
e 

an
 to

ta
l 

di
re

ct
/in

di
re

ct
 re

gi
on

al
 e

co
no

m
ic

 im
pa

ct
 o

f a
pp

ro
xi

m
at

el
y 

$1
35

 
m

illi
on

 p
er

 y
ea

r. 

• 
Th

e 
di

re
ct

 p
ay

ro
ll 

is
 e

xp
ec

te
d 

to
 s

up
po

rt 
ov

er
 $

4.
0 

m
illi

on
 in

 a
nn

ua
l 

st
at

e 
in

co
m

e 
ta

x 
re

ve
nu

es
 a

t b
ui

ld
ou

t. 
 

• 
A

dd
iti

on
al

 tr
an

si
t t

ax
 re

ve
nu

es
 w

ill 
be

 re
al

iz
ed

 b
y 

S
M

A
R

T 
(lo

ca
l 

tra
ns

it 
pr

ov
id

er
) a

s 
ne

w
 p

ay
ro

ll 
is

 a
dd

ed
 w

ith
in

 th
ei

r s
er

vi
ce

 d
is

tri
ct

. 

P
le

as
e 

re
fe

r t
o 

A
pp

en
di

x 
H

 fo
r a

 d
et

ai
le

d 
an

al
ys

is
 o

f e
co

no
m

ic
 a

nd
 

fis
ca

l i
m

pa
ct

s.
  

Exhibit C - p. 24



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

20
 

 

C
on

si
st

en
cy

 w
ith

 C
ity

 P
la

ns
 a

nd
 P

ol
ic

ie
s 

Th
e 

C
of

fe
e 

C
re

ek
 In

du
st

ria
l M

as
te

r P
la

n 
w

ill 
pr

ov
id

e 
a 

fra
m

ew
or

k 
to

 
gu

id
e 

th
e 

de
ve

lo
pm

en
t o

f p
ub

lic
 fa

ci
lit

ie
s 

an
d 

pr
iv

at
e 

us
es

.  
Th

is
 m

ea
ns

 
th

at
 th

e 
po

lic
ie

s,
 z

on
in

g,
 a

nd
 c

od
es

 m
us

t b
e 

co
ns

is
te

nt
 w

ith
 th

e 
M

as
te

r 
P

la
n 

to
 s

up
po

rt 
th

e 
lo

ng
-te

rm
 v

is
io

n.
  I

m
pl

em
en

ta
tio

n 
is

 s
tre

ng
th

en
ed

 b
y 

th
e 

su
pp

or
tiv

e 
C

ity
 p

ol
ic

ie
s 

in
cl

ud
in

g:
 

• 
E

st
ab

lis
h 

ne
w

 d
es

ig
n 

ov
er

la
y 

zo
ne

 fo
r p

ro
pe

rti
es

 a
lo

ng
 D

ay
 R

oa
d 

th
at

 a
re

 a
ch

ie
va

bl
e 

an
d 

fle
xi

bl
e 

ye
t f

oc
us

ed
 o

n 
bu

ild
in

g 
fo

rm
s,

 s
ite

 
la

yo
ut

, l
an

ds
ca

pi
ng

, a
nd

 tr
an

si
t/p

ed
es

tri
an

 c
on

ne
ct

iv
ity

. 
• 

E
ns

ur
e 

th
at

 e
xi

st
in

g 
re

m
ai

ni
ng

 S
R

O
Z 

ar
ea

s 
ar

e 
pr

ot
ec

te
d 

w
ith

 
na

tu
ra

l l
an

ds
ca

pi
ng

, v
eg

et
at

io
n,

 a
nd

 m
at

ur
e 

tre
es

 “i
nc

or
po

ra
te

d”
 

in
to

 fu
tu

re
 s

ite
 d

ev
el

op
m

en
t p

la
ns

 a
nd

 p
ro

je
ct

s.
  

• 
A

do
pt

 n
ew

 c
od

e 
la

ng
ua

ge
 th

at
 re

qu
ire

s 
co

or
di

na
te

d 
an

ne
xa

tio
n 

re
qu

es
ts

 fo
r a

 s
ta

te
d 

m
in

im
um

 th
re

sh
ol

d 
of

 la
nd

 a
re

a 
no

t l
es

s 
th

an
 

50
 a

cr
es

 a
t a

 ti
m

e,
 u

nl
es

s 
th

is
 c

on
di

tio
n 

ca
nn

ot
 b

e 
m

et
. 

• 
E

xp
lo

re
 w

ay
s 

to
 li

m
it 

st
or

m
 w

at
er

 ru
n-

of
f i

m
pa

ct
s 

ca
us

ed
 b

y 
in

cr
ea

se
s 

in
 im

pe
rv

io
us

 s
ur

fa
ce

 a
re

as
 (e

.g
., 

bu
ild

in
g 

ro
of

to
ps

, 
pa

rk
in

g 
ar

ea
s,

 s
tre

et
s,

 e
tc

.) 
by

 c
on

du
ct

in
g 

a 
su

b-
re

gi
on

al
 s

to
rm

 
w

at
er

 b
as

is
 a

na
ly

si
s 

an
d 

ac
tio

n 
st

ra
te

gy
. T

hi
s 

st
or

m
 w

at
er

 a
na

ly
si

s 
sh

ou
ld

 c
on

si
de

r i
m

pa
ct

s 
of

 v
ar

io
us

 p
ub

lic
 a

nd
 p

riv
at

e 
im

pr
ov

em
en

ts
, s

uc
h 

as
 g

re
en

 s
tre

et
s,

 s
ub

-r
eg

io
na

l 
de

te
nt

io
n/

tre
at

m
en

t p
on

ds
, b

io
 s

w
al

es
, f

ilt
ra

tio
n 

de
vi

ce
s,

 a
nd

 e
co

-
ro

of
s.

  
• 

A
llo

w
 g

re
en

 s
tre

et
 d

es
ig

n 
st

an
da

rd
s 

as
 a

 p
ot

en
tia

l v
ar

ia
tio

n 
to

 th
e 

C
ity

’s
 c

ur
re

nt
 ro

ad
w

ay
 d

es
ig

n 
st

an
da

rd
s 

w
ith

in
 th

e 
M

as
te

r P
la

n 
ar

ea
.  

• 
E

xp
lo

re
 a

nd
 q

ua
nt

ify
 p

ot
en

tia
l l

oc
al

 fu
nd

in
g 

so
ur

ce
s 

th
at

 c
an

 b
e 

us
ed

 to
 p

ay
 fo

r n
ew

 c
ol

le
ct

or
 a

nd
 a

rte
ria

l r
oa

ds
, t

ra
ns

it 
se

rv
ic

e,
 

bi
cy

cl
e/

pe
de

st
ria

n 
fa

ci
lit

ie
s,

 s
to

rm
 w

at
er

 m
iti

ga
tio

n,
 w

at
er

, a
nd

 
se

w
er

 im
pr

ov
em

en
ts

.  
Th

is
 a

dd
iti

on
al

 a
na

ly
si

s 
sh

ou
ld

 in
cl

ud
e 

bu
t 

no
t b

e 
lim

ite
d 

to
 th

e 
fo

rm
at

io
n 

of
 a

 n
ew

 S
ys

te
m

 D
ev

el
op

m
en

t 
C

ha
rg

e 
ov

er
la

y 
di

st
ric

t, 
Lo

ca
l I

m
pr

ov
em

en
t D

is
tri

ct
s,

 a
nd

/o
r a

n 
U

rb
an

 R
en

ew
al

 D
is

tri
ct

. 

D
ra

ft 
de

ve
lo

pm
en

t c
od

e 
am

en
dm

en
ts

 a
re

 in
cl

ud
ed

 in
 A

pp
en

di
x 

I. 
In

 
ad

di
tio

n 
to

 th
e 

de
ve

lo
pm

en
t c

od
e 

am
en

dm
en

ts
, t

he
 C

ity
 o

f W
ils

on
vi

lle
 

an
d 

W
as

hi
ng

to
n 

C
ou

nt
y 

m
ay

 b
e 

re
qu

ire
d 

to
 a

do
pt

 a
dd

iti
on

al
 

am
en

dm
en

ts
 to

 C
om

pr
eh

en
si

ve
 P

la
ns

, P
ub

lic
 F

ac
ilit

y 
P

la
ns

, 
Tr

an
sp

or
ta

tio
n 

S
ys

te
m

 P
la

ns
, a

nd
 C

ap
ita

l I
m

pr
ov

em
en

t P
ro

gr
am

s 
to

 
im

pl
em

en
t t

he
 M

as
te

r P
la

n.
 T

he
 C

ity
 o

f W
ils

on
vi

lle
 a

nd
 W

as
hi

ng
to

n 
C

ou
nt

y 
sh

ou
ld

 a
ls

o 
re

vi
ew

 a
nd

 u
pd

at
e 

th
ei

r i
nt

er
go

ve
rn

m
en

ta
l 

ag
re

em
en

t f
or

 p
la

nn
in

g 
an

d 
pr

ov
id

in
g 

ur
ba

n 
se

rv
ic

es
 fo

r a
re

as
 n

or
th

 o
f 

D
ay

 R
oa

d 
an

d 
w

es
t o

f t
he

 P
or

tla
nd

 a
nd

 W
es

te
rn

 R
ai

lro
ad

.  

W
as

hi
ng

to
n 

C
ou

nt
y 

Tr
an

sp
or

ta
tio

n 
Sy

st
em

 P
la

n 

A
m

en
dm

en
ts

 m
ay

 b
e 

re
qu

ire
d 

to
 th

e 
C

ou
nt

y 
TS

P
 p

en
di

ng
 th

e 
ou

tc
om

e 
of

 th
e 

Tr
af

fic
 Im

pa
ct

 w
or

k.
 P

ot
en

tia
l T

S
P

 a
m

en
dm

en
ts

 m
ay

 in
cl

ud
e:

 

• 
Id

en
tif

ic
at

io
n 

of
 p

la
nn

ed
 im

pr
ov

em
en

ts
 to

 w
id

en
 L

ow
er

 B
oo

ne
s 

Fe
rry

 R
oa

d 
no

rth
 o

f D
ay

 R
oa

d 
to

 fo
ur

 la
ne

s.
 

W
ils

on
vi

lle
 T

ra
ns

po
rt

at
io

n 
Sy

st
em

 P
la

n 

A
m

en
dm

en
ts

 w
ill 

be
 re

qu
ire

d 
to

 th
e 

W
ils

on
vi

lle
 T

S
P

 to
 a

dd
re

ss
 

ad
eq

ua
te

 p
ub

lic
 fa

ci
lit

y 
re

qu
ire

m
en

ts
 in

 a
cc

or
da

nc
e 

w
ith

 O
re

go
n 

La
nd

 
U

se
 P

la
nn

in
g 

G
oa

l 1
2 

Tr
an

sp
or

ta
tio

n 
an

d 
M

et
ro

 T
itl

e 
11

 re
qu

ire
m

en
ts

.  
R

ec
om

m
en

de
d 

TS
P

 a
m

en
dm

en
ts

 in
cl

ud
e 

am
en

di
ng

 C
ha

pt
er

 5
 o

f t
he

 
20

03
 T

S
P

 b
y 

ad
di

ng
 th

e 
pr

oj
ec

ts
 li

st
ed

 in
 T

ab
le

 9
. 

Ta
bl

e 
9 

C
ity

 o
f W

ils
on

vi
lle

 D
ra

ft 
TS

P 
A

m
en

dm
en

ts
 

ID
 #

 
Pr

oj
ec

t N
am

e 

Pr
el

im
. 

C
os

t 
Es

tim
at

e 
(m

ill
io

ns
) 

Pr
io

rit
y 

C
-2

4 
K

in
sm

an
 R

oa
d 

(D
ay

 R
oa

d 
to

 R
id

de
r R

oa
d)

 
$6

.0
0 

Y
ea

rs
 1

-5
 

T-
4 

B
oo

ne
s 

Fe
rr

y 
R

oa
d/

95
th

 
Av

en
ue

 n
or

th
bo

un
d 

tu
rn

 
la

ne
 

$0
.2

0 
Ye

ar
s 

6+
 

T-
5 

C
lu

tte
r R

oa
d/

G
ra

ha
m

s 
Fe

rr
y 

R
oa

d 
w

es
tb

ou
nd

 le
ft 

tu
rn

 la
ne

 
$0

.8
5 

Y
ea

rs
 6

+ 

T-
6 

G
ra

ha
m

s 
Fe

rr
y 

R
oa

d/
C

lu
tte

r R
oa

d 
so

ut
hb

ou
nd

 tu
rn

 la
ne

 
$0

.3
0 

Ye
ar

s 
6+

 

Exhibit C - p. 25



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

 
21

 

Ta
bl

e 
9 

(c
on

tin
ue

d)
 

T-
7 

G
ra

ha
m

s 
Fe

rr
y 

R
oa

d/
C

lu
tte

r R
oa

d 
si

gn
al

 
$0

.2
8 

Ye
ar

s 
6+

 

T-
8 

G
ra

ha
m

s 
Fe

rr
y 

R
oa

d 
R

ai
lro

ad
 C

ro
ss

in
g 

$4
.0

0 
Ye

ar
s 

6+
 

T-
9 

Bo
on

es
 F

er
ry

 R
oa

d 
w

id
en

 
fo

ur
-la

ne
 s

ec
tio

n 
no

rth
 o

f 
D

ay
 R

oa
d 

  
$2

.4
9 

Ye
ar

s 
6+

 

T-
10

 

To
nq

ui
n/

S
W

 G
ra

ha
m

s 
Fe

rr
y 

R
oa

d 
w

es
tb

ou
nd

 
tu

rn
 la

ne
 

$0
.3

0 
Y

ea
rs

 6
+ 

T-
11

 

To
nq

ui
n/

S
W

 G
ra

ha
m

s 
Fe

rr
y 

R
oa

d 
no

rth
bo

un
d 

tu
rn

 la
ne

 
$0

.3
0 

Y
ea

rs
 6

+ 

T-
12

 
To

nq
ui

n/
S

W
 G

ra
ha

m
s 

Fe
rr

y 
R

oa
d 

si
gn

al
 

$0
.2

8 
Ye

ar
s 

6+
 

So
ur

ce
: O

ta
k 

an
d 

D
K

S 
A

ss
oc

ia
te

s.
 

 W
ils

on
vi

lle
 C

ap
ita

l I
m

pr
ov

em
en

t P
ro

gr
am

  

A
dd

iti
on

al
 p

ro
je

ct
s 

th
at

 a
re

 re
co

m
m

en
de

d 
fo

r i
nc

lu
si

on
 in

 th
e 

C
ity

’s
 C

IP
 

in
cl

ud
e:

 

• 
K

in
sm

an
 R

oa
d 

E
ng

in
ee

rin
g 

an
d 

P
er

m
itt

in
g 

(w
ith

 $
50

0,
00

0 
 to

 
id

en
tif

y 
co

rri
do

r i
ss

ue
s,

 tr
af

fic
 c

on
di

tio
ns

, r
ig

ht
-o

f-w
ay

 re
qu

ire
m

en
ts

, 
de

si
gn

 s
ec

tio
ns

, l
an

d 
us

e 
fo

re
ca

st
s,

 im
pr

ov
em

en
t a

lte
rn

at
iv

es
 

an
al

ys
is

, c
ap

ita
l c

os
ts

, e
nv

iro
nm

en
ta

l i
m

pa
ct

s,
 a

nd
 

re
co

m
m

en
da

tio
ns

 re
ga

rd
in

g 
de

si
gn

 s
ec

tio
ns

, a
lig

nm
en

t, 
im

pr
ov

em
en

t, 
an

d 
ph

as
in

g/
fu

nd
in

g)
; 

• 
C

of
fe

e 
C

re
ek

 I 
w

at
er

 tr
an

sm
is

si
on

 li
ne

 e
xt

en
si

on
 a

lo
ng

 K
in

sm
an

 
R

oa
d 

w
ith

 a
pp

ro
xi

m
at

el
y 

$4
20

,0
00

 fo
r p

la
nn

in
g,

 d
es

ig
n,

 a
nd

 
ca

pa
ci

ty
 im

pr
ov

em
en

ts
; 

• 
C

of
fe

e 
C

re
ek

 I 
sa

ni
ta

ry
 s

ew
er

 tr
an

sm
is

si
on

 li
ne

 e
xt

en
si

on
 a

lo
ng

 
K

in
sm

an
 R

oa
d 

w
ith

 a
pp

ro
xi

m
at

el
y 

$6
80

,0
00

 fo
r p

la
nn

in
g,

 d
es

ig
n,

 
an

d 
ca

pa
ci

ty
 im

pr
ov

em
en

ts
; 

• 
C

of
fe

e 
C

re
ek

 In
du

st
ria

l A
re

a 
S

D
C

 O
ve

rla
y 

an
d 

U
rb

an
 R

en
ew

al
 

S
tu

dy
, w

ith
 a

n 
ap

pr
ox

im
at

el
y 

$6
0,

00
0 

in
 fu

nd
in

g 
to

 b
e 

sc
he

du
le

d 
in

 
20

07
/0

8.
  

• 
C

of
fe

e 
C

re
ek

 I 
su

rv
ey

 w
or

k 
an

d 
up

da
te

 o
f t

he
 C

ity
’s

 w
at

er
 a

nd
 

se
w

er
 c

ap
ac

ity
 m

od
el

s,
 w

ith
 a

pp
ro

xi
m

at
el

y 
$4

0,
00

0 
in

 fu
nd

in
g,

 to
 

be
 s

ch
ed

ul
e 

in
 2

00
7/

08
. 

• 
C

of
fe

e 
C

re
ek

 a
re

a 
st

or
m

 w
at

er
 s

ub
 b

as
in

 a
na

ly
si

s,
 w

ith
 

ap
pr

ox
im

at
el

y 
$1

00
,0

00
 in

 fu
nd

in
g,

 to
 b

e 
sc

he
du

le
d 

in
 2

00
8/

09
. 

N
ot

e,
 th

at
 a

ll 
of

 th
es

e 
re

co
m

m
en

de
d 

C
IP

 im
pr

ov
em

en
ts

 w
ou

ld
 li

ke
ly

 
re

qu
ire

 fu
nd

in
g 

th
at

 e
xc

ee
ds

 e
xi

st
in

g 
lo

ca
l S

D
C

 fu
nd

in
g 

co
m

m
itm

en
ts

.  
H

en
ce

, t
he

 c
ity

 s
ho

ul
d 

w
or

k 
cl

os
el

y 
w

ith
 O

D
O

T 
an

d 
ot

he
r s

ta
te

 a
nd

 
lo

ca
l e

nt
iti

es
 to

 le
ve

ra
ge

 n
on

-c
ity

 p
ub

lic
 a

nd
 p

riv
at

e 
fu

nd
in

g 
re

so
ur

ce
s.

  

Th
e 

ci
ty

 s
ho

ul
d 

ad
op

t t
he

 M
as

te
r P

la
n,

 a
nd

 th
en

 s
ub

se
qu

en
tly

 c
om

pl
et

e 
up

da
te

s 
to

 th
e 

C
ity

 W
at

er
 a

nd
 W

as
te

w
at

er
 M

as
te

r P
la

ns
.  

Th
er

e 
ar

e 
se

ve
ra

l p
re

lim
in

ar
y 

w
at

er
 a

nd
 s

ew
er

 im
pr

ov
em

en
ts

 id
en

tif
ie

d 
in

 th
e 

M
as

te
r P

la
n 

th
at

 c
an

 b
e 

in
co

rp
or

at
ed

 in
to

 a
nn

ua
l u

pd
at

es
 o

f t
he

 C
ity

’s
 

W
at

er
 a

nd
 W

as
te

w
at

er
 Im

pr
ov

em
en

t P
ro

gr
am

s.
  

O
TH

ER
 

To
 c

od
ify

 th
e 

M
as

te
r P

la
n,

 a
 n

um
be

r o
f r

ef
in

em
en

ts
 to

 p
ub

lic
 fa

ci
lit

y 
 

pl
an

s 
an

d 
th

e 
dr

af
t c

od
e 

am
en

dm
en

ts
 fo

r t
he

 M
as

te
r P

la
n 

m
ay

 n
ee

d 
up

da
tin

g 
w

ith
 m

ap
 c

ha
ng

es
 a

nd
 a

dd
iti

on
al

 te
xt

. R
ec

om
m

en
de

d 
co

de
 

am
en

dm
en

ts
 in

cl
ud

e 
a 

ne
w

 d
es

ig
n 

ov
er

la
y 

di
st

ric
t f

or
 D

ay
 R

oa
d 

(F
ig

ur
e 

Exhibit C - p. 26



CC
OO

FF
FF

EE
EE

  
CC

RR
EE

EE
KK

  
II NN

DD
UU

SS
TT

RR
II

AA
LL

  
MM

AA
SS

TT
EE

RR
  
PP

LL
AA

NN
  
((

AA
PP

RR
II

LL
  
22

33
,,   

22
00

00
77

))
  

22
 

 

4)
 a

nd
 G

re
en

 S
tre

et
 ro

ad
w

ay
 s

ta
nd

ar
ds

 (F
ig

ur
e 

5)
. A

dd
iti

on
al

 
am

en
dm

en
ts

 w
ill

 b
e 

id
en

tif
ie

d 
by

 C
ity

 o
f W

ils
on

vi
lle

 p
la

nn
in

g 
st

af
f a

s 
pa

rt 
of

 th
e 

ad
op

tio
n 

pr
oc

es
s.

  

 Th
e 

C
of

fe
e 

C
re

ek
 M

as
te

r P
la

n 
re

co
m

m
en

ds
 a

do
pt

io
n 

of
 g

re
en

 s
tre

et
 

de
si

gn
 s

ta
nd

ar
ds

 (e
xa

m
pl

e 
sh

ow
n 

in
 F

ig
ur

e 
5)

 w
ith

in
 th

e 
M

as
te

r P
la

n 
ar

ea
. G

re
en

 s
tre

et
s 

ca
n 

be
 a

n 
el

em
en

t o
f a

n 
ov

er
al

l s
to

rm
 w

at
er

 c
on

tro
l 

pl
an

 a
nd

 A
ct

io
n 

S
tra

te
gy

 fo
r t

he
 B

as
al

t C
re

ek
/ C

of
fe

e 
La

ke
 s

ub
-b

as
in

 to
 

m
iti

ga
te

 s
to

rm
 w

at
er

 ru
n-

of
f i

m
pa

ct
s 

ca
us

ed
 b

y 
in

cr
ea

se
s 

in
 im

pe
rv

io
us

 
su

rfa
ce

 a
re

as
 (e

.g
., 

bu
ild

in
g 

ro
of

to
ps

, p
ar

ki
ng

 a
re

as
, s

tre
et

s,
 e

tc
.),

 a
nd

 
to

 a
lle

vi
at

e 
im

pa
ct

s 
th

at
 w

ou
ld

 b
e 

ca
us

ed
 d

ur
in

g 
pe

ak
 fl

oo
d 

ev
en

ts
.  

 

Exhibit C - p. 27



City of Wilsonville

Coffee Creek Industrial Area

Development
Overview

City of Wilsonville
29799 SW Town Center Loop East

Wilsonville, Oregon  97070
503-682-1011

www.ci.wilsonville.or.us

This brochure was made possible in part by fi nancial assistance provided by the Oregon Department of Land Conservation 
and Development Technical Assistance Grant Program.
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The south Metro region has experienced rapid growth over 
the past two decades.  The cities of Wilsonville, Tualatin 
and Sherwood have undergone signifi cant increases in 
population, households and employment.  In 2002, Metro 
added the Coffee Creek Industrial Area into the Urban 
Growth Boundary with the designation as a Regionally 
Signifi cant Industrial Area (RSIA), which protects the area 
from competing commercial or residential development. 

The Coffee Creek Industrial Area is located in an area 
of unincorporated Washington County that is within the 
City of Wilsonville’s designated urban growth boundary. 
Washington County is currently the governing jurisdiction 
for activities in the area; however, future development of 
this area requires annexation into the City of Wilsonville.  
The City’s Planned Development – Industrial Zone 
(PDI-RSIA) complies with the Metro RSIA designation.

The Coffee Creek Industrial Area is free of 
commercial and residential encroachment.  

A master plan for the Coffee Creek Industrial Area 
was completed by the city of Wilsonville in 2007.  
The master planned area includes 216 acres south of 
Day Road which provides a framework to guide the 
development of public facilities and private uses. A 
detailed infrastructure study was completed in 2011.

The Coffee Creek Master Plan envisions 
development of a new employment center in 
North Wilsonville for approximately 1,800 jobs.  
The Coffee Creek Master Plan features design 
standards that support multi-level industrial-offi ce 
buildings along Day Road and a pedestrian/bicycle 
network that creates a transit and pedestrian-
oriented “Class A” employment center. Green street 
design standards with a passive-solar building 
orientation/street grid are also incorporated 
into the employment center.  New development is 
expected to serve general industrial, warehouse, 
fl ex, and research and development (R&D) 
functions.   Pedestrian and bicycle facilities are to be 
provided along all collector and arterial streets for 
convenient and safe access to all modes of travel.

The Coffee Creek Master Plan allows for fast-
track permitting and application processing from 
City departments that understand business needs 
for industrial development. One “pre-application” 
meeting with all of the key departments highlights 
any issues and provides a map forward.
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Ideal location for business.  Located along 
Interstate-5, the West Coast commerce corridor, 
Wilsonville is situated as a strategic ‘dual 
gateway’ between the southern edge of Portland 
metropolitan area and Salem (the state capitol). 

Wilsonville has excellent I-5 freeway access to 
I-205 / I-84 and west to Oregon Highways 217 / 
26 that make Wilsonville a transportation hub for 
interstate transport.  Wilsonville’s industrial zones 
are located immediately adjacent to I-5, helping 
to minimize truck and automobile traffi c interaction 
on city streets and speed the delivery of freight.

New economic opportunities with Coffee Creek 
Industrial Area:  The proposed Coffee Creek 
Industrial Area will be the City’s next area of 
major business development that is projected 
to host over 1,800 family-wage jobs with an 
annual payroll of $55 million at build-out. 
The City has conducted additional studies and 
undertaking planning efforts for infrastructure 
requirements, which are estimated at $34 million, 
with the majority of costs for roads at $26 million.

The Coffee Creek Industrial Area includes approximately 216 acres south of Day Road.  It is primarily locat-
ed in unincorporated Washington County, with a small triangle (south of Clutter Road) located in unincorpo-
rated Clackamas County.  The area is generally bounded by the Coffee Creek Correctional Facility and Day Road on 
the north, the Portland and Western Railroad to the west and south, and the existing Wilsonville city limits to the east.
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The Day Road Design Overlay District is a special design zone for a portion of the Coffee Creek Industrial Area.  
The purpose of the Day Road Design Overlay District (Wilsonville Code Section 4.134) is to establish standards 
for site design and exterior architecture of all structures located along Day Road (also known as Day Street).

Buildings constructed in this area on the map, above, will have to comply with specifi c design standards.  These 
standards are intended to ensure high-quality design of development and redevelopment at the Day Road gate-
way to the city of Wilsonville including:

Day Road looking west from Boones Ferry Road intersection.

• Coordinated design of building exteriors, 
additions and accessory structure exteriors.

• Preservation of trees and natural features.

• Minimization of adverse impacts on 
adjacent properties from development 
that detracts from the character 
and appearance of the area.

• Integration of the design of signage 
into architectural and site design.

• Minimization of the visibility of vehicular 
parking, circulation and loading areas. 

• Improved pedestrian linkages 
and to provide for public transit.

• Encourage architectural design in 
relationship to the proposed land use, site 
characteristics, and interior building layout.
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Statewide Planning Goal 9 Economic Opportu-
nities Analysis (EOA)

The City of Wilsonville completed a Statewide 
Planning Goal 9 Economic Opportunities Analysis 
(EOA) in accordance with Oregon Department 
of Land Conservation and Development 
(DLCD) requirements in January 2008.  

Areas within Coffee Creek Industrial Area have been 
identifi ed as “potential industrial site certifi cation 
candidates” under the Oregon Business Development 
Department’s Industrial Site Certifi cation Program.

Given Wilsonville’s strong existing cluster of 
industrial businesses, Wilsonville is competitive 
with the region and the state for expansion 
and attraction of industrial development.  The 
potential availability of land, access to well-
educated labor force, and relatively high-quality 
of life in Wilsonville, help retain and attract 
growing manufacturing and industry sectors.

Wilsonville locational advantages coupled with incentives are intended to “level the playing fi eld” as a 
great place to do business.

•     For Developed Industrial Properties:
      * Most SDCs Already Paid: A majority of systems development charges (SDCs) associated with most existing
           industrial facilities in Wilsonville have been paid in the construction process.
•     For Undeveloped “Greenfi eld” Properties
      * Development Agreements between the City and businesses can provide companies with credits against
           SDCs when a newly developed site expands public infrastructure.
      * Financing Agreements can lock-in current rates to prevent escalators (i.e., phased SDC rate increases)
           from kicking-in for a period of time as a company completes build-out.
•     Reduced Taxation
      * Transit Tax Savings: Wilsonville has lower payrolls-tax costs due to reduced Wilsonville SMART transit
         tax when compared to all Portland-area cities Tri-Met payroll tax.  Wilsonville’s employer-paid payroll
         tax to subsidize public transit operations is one-third less (0.50% vs. 0.6818%) than that for businesses
       located in all other areas of Portland served by Tri-Met; for higher-wage or larger employers, this 
           differential can produce considerable savings.
       •   On $10 million in annual wages, a business would save over $18,000 in payroll tax by being
                   located in Wilsonville.
      * No Business Income Tax: Unlike some jurisdictions, Wilsonville has no business income tax.
•     Relocation Assistance
      * Wilsonville can work with the company and the Wilsonville Chamber of Commerce to create customized
           relocation packets for employees. 
Wilsonville is a city well-accustomed to working with industrial fi rms in manufacturing and wholesale distribution. 
Over half of the 15,000 full-time employees who work in Wilsonville are employed in industrial occupations - 
principally in high-tech, healthcare products and distribution logistics.
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The artist’s rendering on the left 
depicts what the area might look 
like at buildout.

Target Development:

A mix of general industrial/fl ex and R&D/
tech buildings totaling approximately 
2.1 million square feet of industrial 
development fl oor area at build-out: 
• Two-thirds general industrial/fl ex with 
fl oor-to-area (FAR) ratio of 0.30

• One-third Research & Development/ 
Technology building types with a FAR 
ratio of 0.25

Wilsonville is a city well accustomed 
to working with industrial fi rms in 
manufacturing and wholesale distribution. 
Approximately two-thirds of the 15,000 
full-time employees who work in Wilsonville 
are employed in industrial occupations 
— principally in manufacturing and 
distribution logistics. 

The city’s leading industrial fi rms include 
Xerox, Mentor Graphics, Tyco Electronics, 
FLIR Systems, Rockwell Collins, SYSCO 
Food Services, Rite Aid Distribution, 
Coca-Cola Bottling and OrePac Building 
Products Inc.

Sustainable development practices (green 
streets, eco-roofs, eco-effi cient employment 
techniques, low-impact developments, 
sustainable energy) are encouraged in 
the Coffee Creek Industrial Area, and will 
help to give the area a market edge over 
traditional industrial development.  

Courtesy of Nathaniel Rotta

The Planned Development Industrial – Regionally Signifi cant Industrial Area (PDI-RSIA) is Wilsonville’s newest industrial zone district.  This zone designation applies to the 
Coffee Creek Industrial Area and is appropriate for most light manufacturing, warehousing, distribution, and fl ex uses.  Corporate headquarters and technology campuses are 
also appropriate for the PDI-RSIA.  The PDI-RSIA designation will help meet the Region’s documented needs for high-wage, light-industrial development, and provide a land-use 
type that is compatible with surrounding industrial uses, and the Coffee Creek Correctional Facility.  

The City has worked with Metro, the State and others to plan for a regionally signifi cant 200-acre industrial development area in the northwest quadrant of Wilsonville in 
Washington County near the Oregon Coffee Creek Correctional Facility.  The proposed Coffee Creek Industrial Area will be the City’s next areas of major business and economic 
development that is projected to host over 1,800 family-wage jobs with an annual payroll of $55 million at build-out.  The City is in the process of conducting additional studies 
and undertaking planning efforts for infrastructure requirements, which are estimated at $34 million, with the majority of costs for roads at $26 million.

Coffee Creek Concept Rendering (view looking southeast from corner of Day Road and Grahams Ferry Road)
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The City has worked with Metro, the State and others to plan for a regionally signifi cant 200-acre industrial development area in the northwest quadrant of Wilsonville in 
Washington County near the Oregon Coffee Creek Correctional Facility.  The proposed Coffee Creek Industrial Area will be the City’s next areas of major business and economic 
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Employment: Family-wage industrial jobs.  

Wilsonville’s 800-plus businesses provide 15,000 full-time jobs (FTE), with over half 
of these positions in high-wage industrial occupations of manufacturing or wholesale 
distribution. 

Total annual private-sector payroll in Wilsonville is approximately $800 million 
annually, a 63% increase since 2000 that generates a total direct/indirect regional 
economic impact of over $1.9 billion per year.

  Occupation (job type)   Economic sector (business type)

Occupation # Jobs % Jobs Economic sector # Jobs % Jobs
Admin Support 2800 18% Manufacturing 4200 26%
Pro Specialty 2300 14% Wholesale Trade 3600 23%
Exec/Mgrs/Admin 2200 13% Services 3200 20%
Sales / Clerks 2100 13% Retail Trade 3200 20%
Other Services * 1700 11% Construction 500 3%
Precision/Craft* 1500 9%
* employment site-based workers

Wilsonville-based businesses workforce composition by:

Wilsonville businesses continue job growth in Great Recession
Despite the high-profi le closure of businesses like Hollywood Video/Movie Gallery and Joe’s Sporting Goods—
each of which had both corporate offi ces and warehouses in Wilsonville—that resulted in the loss of nearly 1,000 
jobs, a number of other businesses have either expanded or announced plans to increase employment. Some job 
gains in the past year and upcoming include:

•  Coca-Cola Bottling of the Northwest: consolidated operations, going from 60 to over 170 jobs

•  Rockwell Collins expanding employment from 250 to nearly 450 high-wage jobs

•  Fred Meyer Stores constructed a 195,000 square-foot shopping center with about 450 positions
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Water: Long-term supply of  high-quality water
The city of Wilsonville enjoys high-quality, reliable water supplies with a stable rate structure 
due to major City investment of nearly $50 million in the Willamette River Water Treatment 
Plant, which began operation in 2002.  The plant is capable of processing 15 million gallons 
per day (mgd). 
Water tests show that the treated water is of some of the highest quality municipal water 
in the US. In 2010, Coca-Cola Bottling of the Northwest consolidated bottling of Coke-
products, including Dasani-branded water, for distribution in Oregon and Washington to an 
expanded facility in Wilsonville.

Wastewater Treatment: Commitment for sustained growth

The City has begun to undertake a major, $45 million capital investment to upgrade and 
expand the capacity of the wastewater treatment facility. This project will replace aged 
equipment and structures to handle the community’s current needs and address future 
growth of residents and jobs over the next 20 years.

The plant expansion and rehabilitation project is expected to start in 2011 and be 
completed by January 2014. 

 Transportation & Transit: Timely and reliable movement of  freight and 
commuting workers

The City works with partners at county governments, Metro, Oregon Department of 
Transportation and federal offi cials to acquire funds that improve the area’s transportation 
and transit infrastructure. Over the 2009-10 period, over $68 million was invested in major 
infrastructure projects in and near Wilsonville, of which $53+ million was for road-related 
projects.

Excellent Public Transit Service.  Wilsonville’s effi cient transit system 
facilitates employee recruitment from the greater Portland and North Willamette Valley 
labor-sheds. In order to provide our industrial employers with the most responsive transit 
service feasible, the City operates its own agency—SMART, South Metro Area Regional 
Transit—providing bus and commuter rail connections to Portland’s TriMet, Canby Area 
Transit (CAT) and Salem Area Transit (Cherriots).

TriMet’s Westside Express Service (WES) Commuter Rail, co-operated with SMART, 
provides train service to fi ve stations from Beaverton to Wilsonville.  North of Wilsonville, 
connections from the Commuter Rail stations are provided by TriMet serving Beaverton, 
Hillsboro, downtown Portland and the Portland International Airport.  SMART’s popular 
10-minute “employee-delivery” service guarantees that commuting employees who use 
WES commuter train service are shuttled to Wilsonville worksites within 10 minutes of 
arrival of each WES train run. 

Heavy-gauge Rail Access: Short-line Portland and Western Railroad, which runs along the 
western edge of Wilsonville, over the same tracks as WES, is a possible option for spur-line development.

Airport Access
Portland International Airport (PDX) is located 25 miles northeast of Wilsonville and 
offers commercial freight and passenger air service daily with direct fl ights to Europe, Asia, 
Mexico and cities throughout the United States. 

Limited freight and charter passenger air service is available at Aurora State Airport 
located south of the beautifully planned community of Charbonneau on Airport Road.

Outstanding Power Reliability

A BPA transmission line corridor crosses Wilsonville with two major Portland General Electric 
substations; one is just across the road from Coffee Creek Industrial Area.  Additionally, 
a PGE line service center and a PGE/Pacifi Corp Western US linemen training center with 
Clackamas Community College are both located in Wilsonville 

T iM ’ W id E

Water Treatment Plant

Wastewater Treatment Plant
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High Quality of Life for Wilsonville Residents 

Wilsonville is a relatively young city that is a clean, uncluttered municipality with an attractive, upscale feel.

Residential living opportunities include private homes, townhomes, 
affordable housing, apartments, assisted living facilities, and condominiums 
in planned neighborhoods like the award-winning Villebois community. 
Named the 2010 Community of the Year by the National Association of 

Home Builders, Villebois feels like a classic village with timeless European-inspired architecture and 160 acres of 
parks and beautiful landscaping. 

The Charbonneau community is a planned community nestled amid the beautifully maintained 
landscape of a 27-hole public golf course. This community includes ten swimming pools, 
indoor & outdoor lighted tennis courts, miles of walking and jogging trails, and a boat 
marina on the Willamette River.

Other neighborhood communities include Wilsonville Meadows, Canyon Creek North, Morey’s 
Landing, Town Center, River Green and Old Town.

Higher Education with a Focus on In-Demand, Market-Ready Skills

Oregon Institute of Technology (OIT), the state’s premier university of applied 
engineering and advanced technology studies, has recently announced their intent to 
consolidate four Portland area campuses to one campus in Wilsonville in 2012. 

Graduates of the program are prepared for graduate study or for immediate 
employment as fi eld engineers, energy auditors, renewable energy system integrators for homes and businesses, 
manufacturing engineers for component and subsystem manufacturers, designers for components and subsystems, 
local and state government renewable-energy inspectors, planners and other positions in the energy fi eld. OIT 
already has relationships with a cluster of high-tech fi rms through internship programs.

Clackamas Community College (CCC) has a Wilsonville campus focused on electrical utility 
training in conjunction with Portland General Electric and PacifCorp. CCC works closely with 
the Workforce Investment Council of Clackamas County (WICCO) to develop vocational 
education and other technical training programs for specifi c industries and trades. Customized 
training classes for area businesses can be provided at the Wilsonville campus or at an 
employer’s industrial site.

Pioneer Pacifi c College is a private vocational-education institution with two Wilsonville 
campuses, including one dedicated to healthcare-related training.

Four of the seven universities in the Oregon University System’s main 
campuses are within an hour’s driving time from Wilsonville. Portland State 

University (PSU) and extension campuses for University of Oregon and Oregon State University are located in 
downtown Portland and offer an array of advanced, university-level educational opportunities.  OIT is consolidating 
its Portland campuses area to one campus in Wilsonville that is scheduled to open in 2012.

Strong Community Support for K–12 Education

West Linn-Wilsonville School District, one of Oregon’s top-ranked school 
districts, serves Wilsonville with two elementary schools, a middle school, 
high school, special charter high school and an environmental studies center. 
The schools within this school district consistently achieve test-scores as one of the best-performing public school 
systems in Oregon.

Canby School District serves the Charbonneau area south of the Willamette River.
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Wilsonville offers businesses and residents many amenities, including nearby shopping for all retail 
goods and services, wonderful city parks and recreation programs, an excellent public library, and a range of 
community events.

The provision of quality parks and recreation amenities are the 
centerpiece of a high-quality of life and community livability in 
Wilsonville.  The residents of Wilsonville are active in a variety 
of sports and recreational activities, organized and offered 
through the City, schools and community organizations.  Public 
and private golf courses are located in and near Wilsonville.

Wilsonville has been recognized as a Tree City, USA for over a 
decade. The community strives to maintain its natural beauty while 
accommodating new residents and businesses. For instance, the city 
has the good fortune of being home to three beautiful water features 
designed by the late Bob Murase, a world renowned landscape architect.

Excellent schools, hundreds of  acres of  parks and hiking trails, sustainable communities 
with healthy neighborhoods and quality jobs make Wilsonville a desirable place to 
live and work.  We look forward to talking with you about the City of  Wilsonville.

Relatively easy access to cultural events in Downtown Portland, the wine country of Oregon’s Willamette Valley, 
many golf-course options, skiing and hiking in the Cascades mountain range, and beach play at the Oregon Coast.

Mark Ottenad
Public/Government Affairs Director

503-682-1011
Ottenad@ci.wilsonville.or.us City of Wilsonville

29799 SW Town Center Loop East
Wilsonville, Oregon  97070

www.ci.wilsonville.or.us

Stephan Lashbrook
Assistant Community 

Development Director
503-682-4960

Lashbrook@ci.wilsonville.or.us

Kristin Retherford
Urban Renewal Manager

503-682-4960
Retherford@ci.wilsonville.or.us

Chris Neamtzu
Planning Director
503-682-4960

Neamtzu@ci.wilsonville.or.us
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April2, 2015 

Honorable Rep. Brian Clem 

C!Ittv of Aurora 
FOUNDED 1856 

··Kational II isturir ;§ih· ·· 

Chair, House Committee on Rural Communities, Land Use, and Water 
900 Court St. NE, H-284 
Salem, Oregon 97301 

Re: Senate Bill 534 

Dear. Rep. Clem: 

The City Council of the City of Aurora would like to be on record opposing SB 534 
which is now in your committee. The bill would allow any city to sell water or sewer 
services to an airport without the provision for at least eventual annexation. The 
Council does not fully understand the implications of this bill and how it would fit 
within existing land use processes. 

We believe that this proposal lacks transparency and is aimed primarily at the Aurora 
Airport. We also understand that this proposal comes to you as a result of the advocacy 
of the Wilsonville Chamber of Commerce. Proper open public discussions with the City 
of Aurora would need to take place before any consideration for annexation and 
offering of public services could be made. Our rural lands are not well served by 
allowing airports to become mini-urbanized areas without proper land use planning 
and jurisdictional oversight. 

We urge you to not approve the bill. Thank you. 

Sincerely, 

~~ 
City Council President 
City of Aurora 

21420 Main Street • Aurora, OR 97002 • (503) 678-1283 • Fax (503) 678-2758 

Exhibit E - p. 1



Oregon Land Conservation 
 and Development  

October 14, 2009 

Metro Regional Reserves Steering Committee 
Core Four 
600 NE Grand Avenue
Portland, OR  97232 

 Re: State Agency Comments on Urban and Rural Reserves 

Dear Reserves Steering Committee and Core Four Members:

The Oregon Departments of Agriculture, Forestry, Transportation, Business 
Development, Fish and Wildlife, Environmental Quality, Water Resources, State Lands, 
and Land Conservation and Development are pleased to provide the Reserves Steering 
Committee and the Core Four with our collective comments on the region’s tentative 
proposals for urban and rural reserve designations.  The region’s ground-breaking effort 
to envision its long-term future management of urban and rural lands is an exciting 
experiment that is illustrating new ways to build great communities and lay the 
foundation for sustainable agriculture, forest management and natural resources 
protection.

In developing these comments, it is important to note that we are responding to 
preliminary recommendations from each of the three counties and from Metro staff.  The 
counties and Metro have yet to make final decisions concerning either the amount or 
location of urban or rural reserves.  We all appreciate the substantial work that has gone 
into this important effort, including countless hours of public involvement, and we 
recognize that the final product will continue to be refined and to evolve over the next 
few months. 
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Joint State Agency Comments Page 2 of 21
Metro Urban and Rural Reserves 
October 14, 2009 

The state agency comments focus on state-level interests in how the Portland Metro 
region will accommodate the projected 1.3 to 2.1 million additional people that will live 
and work in this area over the next fifty years.  Other members of the Steering 
Committee, appropriately, will focus on regional and local considerations.  Metro and 
the three counties will need to consider all three levels of interests in reaching their final 
decisions about urban and rural reserves. 

Finally, each of the nine state agencies represented in the Reserves Steering 
Committee has a particular set of responsibilities and duties.  These collective 
comments were not arrived at lightly, and reflect significant discussion and work to 
resolve competing policy interests and to provide Metro and the counties with clear, 
consistent recommendations.  We have appreciated the opportunity to participate with 
others from the outset as you work to guide the region’s long-term future. 

I.  General Comments

This section of the agencies’ collective comments contains two parts:  (A) our 
suggestions for key additional information or interim decisions that should be developed 
before final decisions are made; and (B) our high-level, policy-oriented comments that 
are not related to specific areas or locations. 

A. Additional Information

The reserves effort has generated a substantial amount of analysis and information for 
decision-makers.  Nevertheless, the agencies recommend that Metro and the counties 
develop or clarify the answers to certain key questions before making final decisions 
regarding urban and rural reserves. 

1. Clarify What Period of Time Reserves Are Being Established For 

Urban reserves must be designed to provide a supply of land needed for population and 
employment over a forty to fifty-year period.  Rural reserves are protected from urban 
development for a period equal to the period used for urban reserves.  Metro and the 
counties need to clarify what period they are planning for.  There are important policy 
questions associated with this choice, and the agencies’ recommendation on this 
question is provided below at page 3. 

2. Identify the Major Variables that Lead to Differing Estimates of Urban Land 
Need

Metro and Washington County each have produced different estimates of urban land 
need over the next fifty years.  Although we believe that the Metro COO and 
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Joint State Agency Comments Page 7 of 21
Metro Urban and Rural Reserves 
October 14, 2009 

7. Measures to Implement Urban Reserves 

The agencies appreciate Metro’s formulation of clear "Strategies for a Sustainable and 
Prosperous Region."  We strongly support the concepts of "making the most of what we 
have" and setting higher thresholds for serviceability of lands prior to their inclusion 
within the Urban Growth Boundary (UGB).  ODOT requests that preparation of 
Interchange Area Management Plans (IAMP) be an integral part of any Concept Plans 
for Urban Reserve areas that encompass existing rural interchanges (or that generate a 
need for a new interchange).  ODEQ urges municipalities to consider adopting or 
expanding current regional watershed plans to guide development in environmentally 
sustainable ways, and minimize impacts on streams and rivers. 

8. Minimizing the Transportation-Related Costs of Growth 

The Regional Transportation Planning process has shown that even within the current 
Metro UGB, transportation needs far outweigh ODOT’s and local jurisdictions’ ability to 
fund them.  It is important that the amount of urban reserves be limited to only the 
amount that is necessary, and that these lands be located strategically so as to:  

a. Maximize efficient use of existing and planned state and local transportation 
facilities,

b. Reduce reliance on state highways by maximizing the ability to provide for a well-
connected multi-modal local transportation network, and

c. Minimize the need for additional highway improvements.

9.   Assuring that New Development Will Support State and Local 
Transportation Systems 

Metro, the cities and the counties should assure that they collectively have mechanisms 
in place to assure that new development will contribute to local systems and state 
highway improvements that are needed to serve the new development.  This includes 
bringing the existing highways up to urban standards, adding bike lanes and sidewalks, 
improving geometric and safety deficiencies, grade-separating intersections on 
expressways, widening arterials to 4 lanes plus turn lanes, and widening freeways to 6 
lanes plus auxiliary lanes. 

10.   The Cost of Redevelopment and Infill 

High density urban redevelopment and infill will not be inexpensive.  Public 
infrastructure and development costs for South Waterfront’s first phase totaled $195 
million with an estimated price tag of another $145 million for its second phase.  Metro 
has indicated that urban renewal and other funding mechanisms (TIF’s, assessments) 
will be needed to meet objectives for accommodating growth within the existing UGB.
Brownfield redevelopment funding and related partnerships are also available resources 
to communities.  The agencies are supportive of redevelopment and infill, but the costs 
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taken for granted because they are not generally traded in markets.  As such, they have 
no "price" and are therefore seemingly provided for free.  Caution is needed in the 
Metro reserves process not to overlook or underestimate forest ecosystem service 
values.

As urban growth boundaries move closer to wildland forests and mixed forest and 
agricultural lands, there may be accelerated pressure outside the UGB for the in-filling 
of structures.  Such outcomes can result in disincentives for continued investments in 
forest management and should be minimized whenever possible.  Dividing the forest 
into smaller parcels and adding dwellings (with or without urbanization) can displace 
wildlife through habitat fragmentation, increase conflicts between residential and 
commercial forestry uses, decrease incentives to encourage forest land retention (such 
as forest land tax status), increase the cost of fire protection, incentivize further 
development pressure by an increasing disparity between forest land development 
property values versus timber values, and reduce the economic benefits of commercial 
timber production.  Rural reserves should be considered as a tool to avoid this type of 
“halo” effect.3

II. Comments on the Location of Urban and Rural Reserves

The Metro Chief Operating officer’s recommendations on urban reserves divided the 
region into 14 geographic areas. After providing general comments about the location of 
urban and rural reserves, the agencies are providing area-specific comments organized 
to correspond to those 14 areas.  In a final section, the agencies also provide comments 
concerning lands that should remain with their existing rural designations (and not be 
designated as either an urban or a rural reserve). 

A. General Comments on the Location of Urban Reserves 

1. General Comments on the Location of Urban Reserves:  Transportation 
Issues

It is important to designate urban reserves that can be designed to provide a complete 
local/regional multimodal transportation system and where the state highways either 
have the capacity to serve additional trips, are already planned to be improved, and/or 
are not excessively expensive to upgrade to urban standards in a manner consistent 
with the RTP Systems Development and Systems Design Concepts.   

3 ODF encourages Metro and the counties to more carefully consider the economic contributions of the forest 
products sector to the region’s economy and the potential effects of future development and urbanization on the 
viability of the forest products sector. 
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ODOT’s analysis shows that the highways least suitable to accommodate additional 
trips and most expensive to improve, are I-5 South, especially the segment from OR 
217 to south of the Willamette River, and I-205, especially the segment from the 
Stafford Interchange to the Sunrise/OR 212/OR 224.  Both I-5 and I-205 require corridor 
refinement plans to identify feasible solutions.  Because of the presence of the 
Willamette River and the lack of bridge connections other than the I-5 Boone Bridge, it 
would be extremely difficult and expensive to provide a network of local multimodal 
transportation system connections between areas south of the Willamette River and the 
rest of the urban area.

A significant difference between I-5 and I-205 is that I-5 is already 6 lanes and thus is 
considered "complete" by RTP standards, whereas I-205 South is 4 lanes and hence 
the planned (but not funded) facility calls for widening to 6 lanes.

US 26 West is constrained by congestion at the I-405 tunnel and the limited 
opportunities and large potential costs to improve that segment, but the costs of 
widening US 26 to 6 lanes and reconstructing a number of interchanges and 
overpasses at the edge of the current UGB are smaller than the costs of improving I-5 
and I-205.

TV Highway is already at 5 lanes and congested.  Access management has proven to 
be difficult to implement, and opportunities to build a local network to reduce reliance on 
the highway are limited due to the presence of the railroad in close proximity.  

OR 213 and OR 212 are both forecast to fail to meet the Oregon Highway Plan mobility 
standards even when widened to 5-lanes. Topography and the presence of natural 
resources limit opportunities to build a complete local transportation network in the area 
served by OR 213.  The City of Damascus is in the process of developing a complete 
multimodal transportation system plan for the area now served primarily by OR 212. 

2. General Comments on the Location of Urban Reserves:  Floodplains and 
Stream Corridors 

One significant locational issue for the counties and Metro is whether urban reserves 
should include floodplain areas and larger stream corridors.  Some of the proposed 
urban reserves in Washington County include relatively large floodplain areas (e.g. 
along the Tualatin River, lower Dairy Creek, etc.).  Clackamas County generally has 
worked to place larger stream corridors within rural reserves. 

As a general matter, the state agencies believe that larger floodplain areas that are on 
the periphery of the urban area should not be included in urban reserves and that, 
instead, they should be used as a natural boundary between urban and rural areas to 
the extent possible.  Although some development in floodplains may be possible, the 
overall amount of development likely to occur in floodplains does not justify their 
inclusion in urban reserves. 
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or Station Community designations consider the barrier effect of the freeway itself, and 
reduce reliance on the freeway and the freeway interchange for internal circulation and 
short trips.  Concept Plan(s) should provide for internal multimodal circulation and 
connectivity within the concept plan area, within any proposed new mixed use centers, 
and to the existing Town Centers of Wilsonville, Tualatin, West Linn, and Lake Oswego. 

5.  East Wilsonville 

The state agencies support the recommendations of the Metro COO regarding urban 
reserves and rural reserves in this area. 

6.  South and West Wilsonville/South Sherwood 

South Wilsonville

ODOT, ODA, DLCD, OWRD, DEQ, ODFW, and DSL support the preliminary 
recommendation from Clackamas County to designate lands south of the Willamette 
River (French Prairie) as a rural reserve.  The reasons for a rural reserve designation 
include:  threat of urbanization, high suitability for agriculture, very significant 
transportation limitations (Boone Bridge capacity and no alternate river crossing, poor 
multimodal connectivity), poor suitability for urbanization (services and distance to 
existing population), and concerns about encouraging urban development moving south 
along I-5 into prime agricultural lands.

Oregon Business Development Department supports leaving the portion of the French 
Prairie area along I-5 and Highway 99 undesignated, to provide more flexibility in the 
event that additional large employment sites are needed in the region over the long 
term.

West Wilsonville/South Sherwood (Clackamas County)

The agencies support the COO recommendations for this area (both for urban and rural 
reserves).

West Wilsonville/South Sherwood (Washington County)

The agencies support the COO recommendations for this area (urban reserves).  There 
are significant transportation issues associated with this area over the long term 
(Highway 99W and Tualatin-Sherwood Road) that will limit its ability to provide 
significant employment opportunities until resolved. 

7.  West Sherwood 

Generally, the state agencies do not support including the areas due west of King City 
suggested as urban reserves in the COO and Washington County recommendations. 
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                                                                  OREGON  
 
 
 
 
 
                                                                                                       Department of Land Conservation and Development 
 
 
 
 
 
 
 
April 6, 2009 
 
Metro Reserves Steering Committee 
600 NE Grand Avenue 
Portland, OR 97232-2736 
 
 
 
Dear Fellow Reserves Steering Committee Members: 
 
On behalf of the Oregon Departments of Agriculture, Forestry, Transportation, Economic and 
Community Development, Fish and Wildlife, and Land Conservation and Development we are 
submitting the following preliminary comments on the counties’ initial identification of 
candidate urban and rural reserve areas.  As you know, the state agencies have been meeting 
regularly for the past several months to coordinate our work on this important effort.  The other 
state agencies participating in the Steering Committee may have verbal comments on the 
candidate areas, and not all agencies have had time to prepare written remarks. 
 
The agencies also have met with each county to review the county’s work on candidate areas.  
We appreciate the time and effort of county staff in working with us to provide information 
about how preliminary decisions are being made.  We look forward to continuing to work with 
each county, and with Metro staff and the Core 4 as this process progresses. 
 
General Comments 
 
Metro and the counties generally have not excluded lands as candidate urban or rural reserves at 
this point in the process if there is a significant likelihood that the lands may be suitable for 
either category.  As a result, there do not appear to be any major issues with the preliminary 
decisions on candidate areas.  At the same time, however, the inclusiveness of this first round 
will put significant time pressure on the reserves process as it moves forward to the next stages. 
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Metro has just released an executive summary of its fifty-year range forecast for population and 
employment for the seven-county statistical area.  It also has just released its preliminary urban 
growth report for residential lands, and expects to soon release a preliminary report on 
employment lands.  OAR 660-027-0040 requires Metro to specify the number of years that urban 
reserves provide a land supply for, based on the land supply necessary for urban population and 
employment growth in the Metro area.  To get to a final decision, therefore, Metro will need to 
analyze the housing and employment land needs that result from its projections.  It also will need 
to analyze the extent to which these needs will be met within the Metro urban growth boundary 
by redevelopment and infill (as well as what proportion of growth will occur outside of the 
Metro area).  At this point in time, it is not clear how these decisions will be made in the reserves 
process (as opposed to the process for the urban growth report).  The next round of decisions 
regarding how much land to designate as urban reserves will need to include this aspect of 
planning for the region’s future. 
 
Transportation 
 
The Oregon Department of Transportation (ODOT) has some suggestions for evaluating the 
candidate urban reserve areas for compliance with urban reserve factors (3) and (4). ODOT has 
applied the proposed method to do an initial draft assessment of the capability of state highways 
to accommodate additional urban growth, and has assessed the relative cost of overcoming 
existing deficiencies in the state highway system and of bringing rural highways up to urban 
standards. 
 
Ideally, Metro would do transportation modeling to analyze the performance of existing state 
highways and county and city transportation facilities, both within the existing UGB and outside 
the UGB in the urban reserve study areas, assuming urban-level development in the reserve 
study areas. Metro has indicated they will not be doing any transportation modeling for the 
reserves exercise. Metro and the reserves transportation working group have already performed 
an analysis of the feasibility and relative cost of developing a complete urban transportation 
system in the various candidate urban reserve areas, but this analysis did not consider the 
capacity of existing rural facilities, nor the impact of additional growth on facilities within the 
current UGB. 
 
To substitute for transportation modeling, ODOT is proposing a simplified method to first 
identify which facilities, both outside and inside the current UGB, are already 
experiencing and/or are forecast to experience capacity, safety, and/or geometric problems 
without any additional growth. Second, ODOT would identify order of magnitude relative costs 
and feasibility of overcoming those existing problems.  Presumably, if a transportation facility is 
already forecast to have capacity deficiencies, then plan amendments allowing additional urban 
growth relying on that facility would not be able to meet the Oregon Highway Plan mobility 
standards without significant mitigation and thus cost.  
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The assumption should be that transportation needs will be met in a manner consistent with RTP 
Policy. That means that deficiencies would not necessarily be met by widening existing state 
highways, but rather by developing a complete local and regional multi-modal circulation system 
in accordance with the RTP Regional Streets and Throughways System Concept, Regional 
Transit System Concept, Regional Freight System Concept, Regional Bicycle and Pedestrian 
System Concept, and Regional System Design Concept.  
Specifically, that means all major arterials (state and local) should be assumed to be four lanes 
plus turn lanes, and should be upgraded to include regional transit, sidewalks, and bikelanes. The 
arterial and local street network should meet the RTP connectivity or spacing standards. All 
freeways should be improved to six lanes. Moreover, any existing expressway designations 
would be extended into the new urban reserve areas, and all expressways should be improved 
with grade-separated interchanges. 
 
The table attached as Appendix A shows ODOTs initial assessment. It is organized by highway 
since there was no way to organize it by urban reserve study area. Cost estimates are based on 
ODOT engineers’ judgment, but could be refined based on the unit cost approach Metro used for 
the initial transportation suitability analysis.  
 
The analysis shows that the highways least suitable to accommodate additional trips and most 
expensive to improve, are I-205, especially the segment from I-5 to the Sunrise/Or 212/OR 224, 
and I-5, especially the segment from Or 217 to south of the Willamette River. US 26 West is 
constrained by severe congestion at the tunnel and the limited opportunities and huge costs to 
improve that segment, in addition to the costs of likely needed highway widening and 
reconstruction of a number of interchanges and overpasses. TV highway is already at 5 lanes, 
access management has proven to be difficult to implement, and opportunities to build a local 
network to reduce reliance on the highway are limited due to the presence of the railroad in close 
proximity. OR 213 and OR 212 are both forecast to fail to meet mobility standards even when 
widened to 5-lanes, and topography and the presence of natural resources limit opportunities to 
build a complete local transportation network.  US 26 West has some potential to accommodate 
additional growth. However, areas around US 26 were not identified as either Urban or Rural 
Reserve Study Areas. ODOT recommends that they be included as both Urban and Rural 
Reserve study areas to allow for further analysis. 
 
It is critical that the cost and feasibility of bringing state highways up to urban standards be 
considered as one factor in the urban reserves suitability analysis. It is well known from the 
development of the Federal RTP that ODOT does not have sufficient funds to maintain mobility 
and design standards on state highways within the current UGB.  Therefore, once urban reserves 
are designated, it is critical that as part of concept planning, funding strategies are identified to 
pay for those needed improvements.  
 
ODOT welcomes an opportunity to work with Metro and with each of the counties to review and 
refine this assessment, and to identify next steps. 
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Forestry 
 
The Oregon Department of Forestry (ODF) would like to thank the planning departments of 
Clackamas, Multnomah, and Washington Counties and the Metro staff for their tireless work on 
the reserves process and recent efforts to inform affected state agencies about this work.  ODF 
also thanks the planners for considering our technical input and spatial analyses in the 
development of the initial rural and urban reserve candidate areas. 
 
The Oregon Board of Forestry’s and Department of Forestry’s policy goals with regard to land 
use planning are to: 
 

1. Maintain the state’s total forest land base to provide for a multitude of forest benefits – 
social, environmental, and economic – desired by Oregonians; 

 

2. Maintain the productivity of the forest land base with the continuous growing and 
harvesting of forest tree species as the leading use on private lands subject to the 
protection of soil, air, water, and fish and wildlife values;  

 

3. Promote active management of Oregon’s forests by limiting conflicts to the commercial 
management of forestland for forest uses created by the siting of dwellings, related 
improvements and non-forest uses on forest land;  

 

4. Reduce the costs and conflicts related to fire prevention and suppression caused by siting 
dwellings and related improvements on forest lands;  

 

5. Encourage thoughtful planning and oversight of development activities that convert 
forestlands to non-forest uses. 

 
The Department’s highest priority in the Metro Reserves process is promoting recognition by all 
parties of the importance of retaining forestlands in forest use so future Oregonians, including 
urban residents, will continue to benefit from the wide range of environmental, economic, and 
social values forests provide. 
 
ODF’s spatial analyses focused on identifying forest lands within the reserves scoping area and 
highlighting forested areas still retaining “wildland” forest character (defined as forestlands with 
fewer than five existing structures per square mile) and “mixed forest and agricultural” lands 
(defined as intermixed forest and agricultural lands with fewer than nine existing structures per 
square mile).  Long term retention of these two classes of forest land are viewed by the 
Department of Forestry as critical to maintaining forest environmental benefits such as wildlife 
habitat, water quality, and carbon sequestration and to maintain economically viable private 
ownership of productive commercial forest lands. 
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ODF has studied the March 16 candidate area maps and is generally comfortable with the way 
forest lands within the Reserves scoping area are addressed by the counties.  Almost all of the 
significant blocks of wildland forest and many areas of mixed forest and agricultural land have 
been designated as rural reserve candidate areas or left undesignated with a preliminary 
determination they will not be under threat of urbanization over the next 40-50 years.  Possible 
exceptions where further analyses is encouraged include the Gales Creek Canyon area northwest 
of Forest Grove, the Chehalem Mountain area, and the area northwest of Forest Park where some 
wildland forest lands have been designated as urban reserve candidate areas.  Urban expansion 
into these areas could create environmental and economic conflicts. The Department of Forestry 
would like to continue working with Washington and Multnomah Counties to hopefully resolve 
these site-specific conflicts in a manner that best preserves forestland values. 
 
Some specific concerns and potential conflicts between forest land and urban development in 
these areas include:  
 

1. The community of Gales Creek has been identified as a “Washington County Community 
at Risk”. It has been registered on both the State and Federal lists as being at high risk 
from wildfires. See Washington County, Oregon, Community Wildfire Protection Plan, 
August 6, 2007.  

 

Some other outlying communities at risk and close to forestland include: Banks, Buxton, Cherry 
Grove, Dilley, Farmington, Forest Grove, Gaston, Glenwood, Laurel, Laurelwood, Manning, 
Midway, Mountaindale, North Plains, Sherwood.  

 
 

2. Commercial forest management activities occur on a regular basis in Gales Creek Canyon 
as well as on Chehalem Mountain. These activities require heavy truck and equipment 
traffic on primary and secondary transportation routes like Hwy 8 and Hwy 47 and most 
secondary roads. These activities create noise and dust that are not conducive to urban 
settings.  

 

3. The slopes along Gales Creek Canyon have an inherent landslide risk that exists. Several 
areas have been identified and it is likely that more exist. The placement of structures on 
and/or at the base of these slopes could create potential public safety risks. 

 

4. Family forest lands are the only remaining habitat links remaining between Forest Park 
and larger blocks of wildland forest to the northwest.  It is in the best interests of the State 
of Oregon, Metro, the affected counties and urban residents to provide these landowners 
with economic incentives to continue investing in forest management rather than 
converting these lands to non-forest uses. 

 
As the Reserves process continues and as Metro makes decisions in the future regarding Urban 
Growth Boundary (UGB) expansion, the Department of Forestry would also like to reemphasize 
the need to closely evaluate the "halo effect" of UGB expansion.  The Department of Forestry is  
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guided by a policy objective of retaining forest land in forest uses and maintaining intact, large 
blocks of forest lands to allow continued viable timber management and the maintenance of 
important environmental values.  The Department of Forestry recognizes UGB expansion may 
not directly involve forest lands and land use requirements outside of the UGB may remain the 
same.  However, as UBGs move closer to wildland forests and mixed forest and agricultural 
lands, there may be accelerated pressure outside the UGB for the in-filling of structures.  Such 
outcomes can result in disincentives for continued investments in forest management and should 
be minimized whenever possible.   
 
Dividing the forest into smaller parcels and adding dwellings (with or without urbanization) can 
displace wildlife through habitat fragmentation, increase conflicts between residential and 
commercial forestry uses, decrease incentives to encourage forest land retention (such as forest 
land tax status), increase the cost of fire protection, incentivize further development pressure by 
an increasing disparity between forest land development property values versus timber values, 
and reduce the economic benefits of commercial timber production.  
 
 
Agriculture 
 
The comments of the Oregon Department of Agriculture (ODA) at this stage are relatively short, 
and relate to areas that have been excluded from being considered as candidates for rural reserve 
designation.  The following areas that are not identified as candidate rural reserve areas should 
be included as candidate areas due to the threat of urbanization and the fact that they are 
Foundation Agricultural Lands: 
 

1. The lands in Clackamas County located northeast of Boring and east of 282nd Avenue.  
 

2. The lands in Clackamas County adjacent to the cities of Canby and Barlow that are 
proposed for no further study.  It is our understanding that these lands have been 
excluded simply because the cities wish to consider them for future growth.   If the lands 
are being considered for urbanization, then they should be analyzed as potential rural 
reserves under the factors in the LCDC rules. 

 
Wildlife 
 
The Oregon Department of Fish and Wildlife (ODFW) comments echo the comments of ODA 
regarding areas excluded by Clackamas County from consideration as candidates for Rural 
Reserve designation. It is unclear why these areas have been excluded, or whether the rationale 
for excluding them was valid at this time (i.e. to address local aspirations). ODFW completed a 
cursory review of the excluded areas (based on the Natural Features Inventory and aerial photos 
in Google Map) and identified the following that may warrant further consideration as possible 
Rural Reserve: 
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1. The Canemah Bluffs/Willamette Narrows area west of Oregon City; 
 

2. The area south of Damascus – includes Clackamas Bluffs/Clackamas Greenway on the 
Natural Features Inventory; 

 

3. The Borland Road area south of the Stafford Triangle 
 

And possibly the following area: 
 

4. The area SE of Boring (extends from the south portion of Boring east to Hwy 26);  
Primary habitat features may not be in the excluded area (i.e. they may exist in the 
surrounding area shown as possible Rural Candidate) but I’m not certain. 

 
 
Economic and Community Development 
 
Oregon Economic and Community Development Department’s (OECDD) highest priority in the 
Metro Reserves process is to provide adequate industrial land now, and in the future, to ensure 
ongoing opportunities throughout the region. This includes opportunities for both urban and rural 
residents. 
 
Based on the work presented at the March 16th meeting, OECDD has reviewed the work plans 
put forth by the respective county planning staff. OECDD reviewed these comments with the 
following priorities in mind:   
 

1. This as an informed process to attempt to balance the health and sustainability of the 
region for all; 

 

2. The need to provide adequate employment land to support the economic growth and well 
being of the state and the region;  

 

3. The need to allow for development possibilities that will allow Oregon to provide living 
wage jobs for all Oregonians in the region; and 

 

4. The need to provide employment lands opportunities where most feasible due to 
environmental, transportation and infrastructure constraints, in a manner that will allow 
for new, and existing industries.  

 
Candidate maps that address issues related to the suitability of developable lands are of critical 
importance in helping to determine what lands should be included in the urban reserves area for 
employment purposes. Multnomah and Washington counties' candidate maps factor these 
considerations into their analysis on an appreciable scale, despite varying differences in the 
amount of recommended lands to be included in the candidate areas. 
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Clackamas County appears to have applied the factors to narrow candidate urban reserves areas 
to a somewhat greater extent than the other counties. OECDD is not fully comfortable with 
limiting candidate urban reserve areas at this point in the process to the degree Clackamas 
County is proposing. OECDD supports the County's recommendation to include the Stafford 
basin and lands surrounding Wilsonville for consideration as candidate areas. OECDD also 
believes that other locations, including the area south of the Boone's Ferry Bridge, should not be 
excluded at this point from the candidate areas, although OECDD understands that there are 
severe costs and constraints with regard to providing transportation to this area (see 
Transportation comments), and that this area also raises long term concerns about further 
development along I-5. 
 
OECDD is planning to undertake a more thorough review of all the county maps in the coming 
weeks with the recent hire of an industrial lands specialist so will have additional comments as 
this process moves forward. 
 
 
Sincerely, 

 
 Richard Whitman 

Katy Coba Department of Land Conservation and 
Development Oregon Department of Agriculture  

 

  
Elaine Smith Jeff Boechler 
Oregon Department of Transportation Oregon Department of Fish and Wildlife 

  
Karen Wilde Goddin David Morman 
Oregon Economic and Community 
Development Department 

Oregon Department of Forestry 
 

  
Appendix A:  Oregon Department of Transportation Initial Assessment 
 
CC: William Ferber 
 Kirk Jarvie  

Keith Johnson 
Mark Ellsworth 

Exhibit G - p. 8

ottenad
Highlight



Attachment 1: Oregon Department of Transportation     Page 1 of 3 
Comments on Candidate Urban and Rural Reserves 
 

    UR Study Area: 
Yes or No? 

Potential to accommodate 
additional traffic 

Relative Cost to 
Improve 

Highway 
# 

Section Small, Medium, 
Large UR Area? 

 Low, Medium or High Suitability Low, Medium, 
High, Huge Cost 

         

2W, 92 within + northwest of UGB to 
Columbia County Line 

Not adjacent, but 
Sauvie Island is, 
and would impact 
US 30 

Medium  - 2035 Financially 
Constrained RTP identified capacity 
problems at Cornelius Pass Road and 
St Johns Bridge intersections. 
Physical constraints to building local 
network. 

Low 

47 I-405 to the Zoo inside UGB Low - US 26 tunnel presents 
constraint to additional traffic; 
topography offers limited options to 
improve; would have to build 
additional tunnel to separate US 26 
WB to SB, WB to NB, and WB to 
downtown and corresponding EB 
movements. 

Huge 

47 Murray - 185th inside UGB Medium due to "185th - Cornell Rd." 
STIP project to add 3rd lane in each 
direction. Murray Blvd, Cornell 
Rd/Bethany Blvd, and 185th 
interchanges will have to be rebuilt; 
physical constraints limit potential 
capacity of interchanges. Cost 
estimate does not include rebuilding 
local overpasses.  

Medium 

47 > 185th -  Cornelius Pass 
Road 

inside UGB Medium - May require widening 
highway to six lanes and improving 
Cornelius Pass Rd Interchange.  

High 

47 Cornelius Pass Rd to Shute 
Road / Helvetia Road 
Interchange 

Yes, and on edge 
of current UGB 

Medium - Need to add a WB to SB 
loop exit-ramp at Shute Rd IC to meet 
current needs; improved IC may be 
maxed out with existing growth, i.e. 
no excess capacity for additional 
growth. 

Medium 

47 at Glencoe Road Interchange Yes, Large Low - Need a new 5 or 6-lane 
Glencoe overpass structure and 
interchange improvements even 
without additional growth. Shute Rd, 
Jackson School Rd and Glencoe Rd 
interchanges would have to be 
upgraded. 

High 

47 west of Glencoe Road 
Interchange 

Yes, up to 
easternmost 
intersection with 
OR 47; Large 

Medium  - consider impacts on 
weekend recreational and coastal 
traffic; not just pm peak .  

Low 

102 from Sunset Highway to NCL 
of Forest Grove 

Yes; Large High Nehalem Hwy/Wilson River Rd 
= Or 47/OR 6 interchange would have 
to be upgraded, and OR 47 brought 
up to urban arterial standards. 

Medium 
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29 from SW 209th to SW 229th, 
south of Hillsboro 

Yes; Large area 
but small section of 
Hwy 

Low 2005 and 2035 FC RTP shows 
existing and future capacity 
deficiencies, but TV Hwy is already at 
5 lanes and access management is 
difficult to implement. Need adequate 
storage distance at railroad crossings; 
there are constraints to widening or 
adding railroad crossings; may need 
to depress RR to grade-separate. 

Low 

29 from WCL of Hillsboro to WCL 
of Cornelius  

Yes; Medium, but 
small section of 
Hwy 

Medium. Constrained by railroad 
tracks on south side, and difficult to 
widen or add railroad crossings; see 
previous section. 

Low 

29 south of Pacific Avenue to 
Yamhill County Line 

Yes, Small Medium – Existing capacity problem 
at the Pacific/Quince intersection; 
access management has been 
difficult to implement. 

Low 

140 SCL of Hillsboro to Yamhill 
County Line 

Yes; Large Medium  - Several safety projects on 
this highway to realign curves to 
improve roadway geometry, widen 
shoulders, and add left turn 
channelization have been constructed 
in recent years. A few more safety 
projects of a similar type are needed. 
2035 FC RTP shows capacity 
deficiencies even without Urban 
Reserves. 

Medium 

142 from SW 170th to SW 
196th/Marlin Dr 

Yes; Large area 
but small section of 
Hwy 

Medium. Existing capacity problems 
with 3 lane section; planned for 5 lane 
section but no funding has been 
identified. 

Low 

1W, 91 from SCL of Sherwood to 
Yamhill County Line 

Yes; Small Low – FC 2035 RTP identified 
capacity problems. Improvements 
identified in I-5/99W study and 
Newberg – Dundee project, if 
constructed, will affect performance. 
Tualatin-Sherwood Rd, Edy Rd and 
Sunset Blvd intersections need to be 
improved to address existing capacity 
constraints. 

Low 

1 inside UGB and from 
Wilsonville SCL to Marion 
County line 

No Very Low  - FC 2035 RTP identified 
severe capacity problems on I-5 
within and south of existing UGB and 
at Wilsonville Interchanges. 
Congestion is especially high in the 
segment between I-217 and I-205. 
Widening of I-5 including Boones 
Bridge will be very expensive. 

Huge 

1E, 81 from Canemah to Canby Yes, Small Medium – Clackamas County Rural 
TSP identified geometric deficiencies. 
Presence of railroad and bluffs 
constrain ability to make 
improvements. Oregon City tunnel 
present s a pinchpoint. Capacity 
constraints in Canby due to railroad 
and existing development patterns.  

Low 
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160 within UGB and from SCL of 
Oregon City to Molalla 

Yes, Medium Low - Rural Clackamas County TSP 
(2000) and Or 213 Corridor South 
Study identified a need for a 5-lane 
section. 2035 FC RTP shows severe 
congestion even after improvements. 
A number of safety projects to add left 
turn channelization and widen 
shoulders have been constructed in 
recent years, and a few more similar 
safety projects are being developed. 
Growth in this area would require 
construction of interchanges due to 
expressway designation; these are 
expensive to build.  

High 

64 from I-5 to Or 212/224, within 
and outside UGB 

Yes, E and NE of 
Wilsonville: Large. 
Stafford: Medium. 
East of Oregon 
City: Medium 

Very Low - even without additional 
growth, need to widen I-205 to at 
least 6 lanes, widen the Abernethy 
Bridge, add truck climbing lane, and 
improve several interchanges 
including @ Or 213; very expensive 

Huge 

175 from ECL of Damascus to US 
26 

Yes; Medium Low - 2035 FC RTP, Damascus-
Boring Concept Plan, and Clackamas 
County Rural TSP identified capacity 
deficiencies, to be resolved through 
development of Damascus local 
transportation system and access 
management.  

High 

171 from Clackamas River to 
Estacada 

Yes, Medium Medium - 2035 FC RTP and Rural 
Clackamas County TSP (2000) 
identified some capacity as well as 
safety and geometric deficiencies 
("Carver Curves"), with constraints to 
addressing these deficiencies. 

Medium 

26 from Multnomah County Line 
to Sandy 

Yes, Large (in 
Multnomah 
County, plus some 
in Clackamas) 

Medium - Urban growth in this area 
may require widening of US 26 to 6 
lanes with construction of additional 
interchanges to implement 
expressway designation, as well as 
correction of safety problem at Kelso 
Rd; in addition, there will be increased 
need for the I-84 to US 26 Connector. 

High 

        Cost 
Assumptions 

 ECL - eastern City limits   < $ 100 M = Low 

 SCL - southern City limits   $ 100M - $ 250 M 
= Medium 

    $ 250 M - $ 500 
M = High 

 Note: map shows some 
undesignated area: status 
should be clarified 
 

  > $ 500 M = 
Huge 
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Clackamas and Washington Counties
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Aurora Airport
Census 2010 Population 
3 Mile Radius = 12,938
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MARION CO.
CLACKAMAS CO.

Aurora
Airport

Runway
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City of Wilsonville - 19,509

Wilsonville 6995
Canby 633
Aurora 860
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