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Comprehensive Framework Plan for the Urban Area (Volume Il)
Policies and other text amended by ordinances after May 31, 1994

Pl:()nll?cr:]y Policy Name Applicable Ordinance(s)
Preface 561A, 615B, 662A
1 The Planning Process 459, 480, 561A, 571, 588A, 590A, 615B,
643, 730A, 745A, 758, 796A, 802A, 822A

2 Citizen Involvement 572,742, 828

3 Intergovernmental Coordination 620, 649, 733A

4 Air Quality

5 Noise

6 Water Resources 662A

7 Land Resources

8 Natural Hazards

9 Energy Resources

10 Biological Resources & Natural Areas 561A, 620, 662A, 809A

11 Cultural Resources 620

12 Scenic Resources

13 Reasons for Growth 620, 615B, 620

14 Managing Growth 432, 471, 610, 612A, 613, 730A, 799A

15 Role_s & Responsibilities for Serving Growth Map-Urban 516, 612A, 613, 624, 632, 666A, 726,
Service Areas 730A, 744A, 771A, 775A, 788A, 796A

16 Quantity of Growth Map-Growth Allocation Areas 615B

17 Quality of Development 643

18 Plan Designations & Locational Criteria for Development ‘7123851777?:?3?3? 555, 608, 6158, 730A,

19 Infill 555

20 Urban Area Economy

21 Housing Affordability 590A, 631, 730A, 802A

22 Housing Choice & Availability

23 Housing Condition 631

24 Housing Discrimination

25 Sanitary Sewage Collection & Treatment 620

26 Water Supply & Distribution

27 Drainage Management 561A, 620

28 Solid Waste Management

29 Solid Waste Management

30 Schools 459, 598, 796A, 813

31 Fire & Protection

32 Transportation 480, 588A, 733A

33 Quantity & Quality of Recreation Facilities & Services 612A, 613A, 624, 632, 643

34 Open Space & Recreation Facilities Location 612A, 613A, 620, 643

*35 Residential Conservation 612A, 620

36 Commercial Conservation

37 Industrial Conservation

38 Transportation Conservation

39 Land Use Conservation 551

40 Regional Planning Implementation/2040 Design Type 561A, 712A, 733A, 745A, 771A, 775A
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615B, 590A, 637, 671, 686, 694, 732A,

41 Urban Growth Boundary Expansion T44A, 753, 764, 769B, 771A, 775A, 785A,
802A, 822A
42 Airports 609A, 814A
. . 712A, 730A, 739A, 744A, 745A, 758, 769B,

43 Community Design for New Urban Areas 789, 790, 802A, 805, 838A, 843

44 Managing Growth in New Urban Areas gégﬁ 730A, 7394, 745A, TT1A, T96A,
Appendix A | Glossary 516, 598, 612A, 796A, 828
Appendix B | R&O 80-108
Appendix C | R&O 86-58

. Criteria for School Capacity (Appendix D deleted through

Appendix D Ord 796A) 598, 612A, 796A
Appendix E | R&O 14-34

*The original Policy 35 was removed by Ord No. 612, 2003. As a result, the subsequent policies were renumbered.
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Ordinances Amending The Comprehensive Framework Plan for the Urban Area

(Volume 1) Policies Adopted after May 31, 1994

Ordinance Adoption | Effective
Date Date

1. A-Engrossed Ordinance No. 432 — Amends Policy 14 language regarding Essential 5-31-94 6-30-94
and Desirable facilities and services as they pertain to pedestrians and bicyclists.

2. A-Engrossed Ordinance No. 459 — Amends the Background for Planning Section, 10-25-94 11-24-94
Policies 1, 15, 30, and Appendix A, Glossary Terms relating to high growth school
districts; a new appendix (Appendix D) relating to high growth school districts is also
added.

3. A-Engrossed Ordinance No. 471 — Amends Policy 14 language relating to Essential 10-31-95 11-30-95
and Desirable facilities and services as they pertain to pedestrians and bicyclists.

4, A-Engrossed Ordinance No. 480 — Amends Policies 1 and 32 relating to the applicability 10-22-96 11-21-96
of comprehensive plan requirements and standards relating to development applications.

5. A-Engrossed Ordinance No. 483 — Amends the Summary Findings and Conclusions for 10-28-97 11-28-97
Policy 18 relating to transit oriented districts.

6. Ordinance No. 516 — Amends Appendix A and Policy 15 relating to Urban Service 10-27-98 11-27-98
Areas.

7. A-Engrossed Ordinance No. 517 — Amends Policy 18 relating to the establishment of 10-27-98 11-27-98
minimum housing densities in the R-9, R-15, R-24 and R-25+ Districts.

8. A-Engrossed Ordinance No. 526 — Amends the Summary Findings and Conclusions 10-27-98 11-26-98
for Policy 18 relating to town centers, main streets and corridors and the transit
oriented districts.

9. Ordinance No. 551 — Amends Policy 40 relating to Title 2 of the Urban Growth 6-6-00 7-6-00
Management Functional Plan pertaining to off-street parking.

10. A-Engrossed Ordinance No. 555 — Amends Policy 18 relating to the establishment of 9-26-00 10-26-00
minimum housing densities in the R-5 and R-6 Districts.

11. A-Engrossed Ordinance No. 561 — Amends Policies 10 and 27 relating to Title 3 of 10-31-00 11-30-00
the Urban Growth Management Functional Plan pertaining to water quality; adds a new
policy (Policy 41) to provide a Regional Planning section (Section X); and amends
Policy 1 to include language relating to Metro planning requirements.

12. Ordinance No. 571 — Amends Policy 1 relating to community plan map amendment 6-26-01 7-26-01
criteria

13. Ordinance No. 572 — Amends Policy 2 relating to Citizen Participation Organization 6-26-01 7-26-01
boundaries and deletes Map 2 from the Comprehensive Framework Plan.

14. A-Engrossed Ordinance No. 588 — Washington County Transportation Plan Update 10-29-02 11-29-02
Amends Policy 1 and Policy 32

15. A-Engrossed Ordinance No. 590 — Amends Policies 1 and 21 relating to Urban 7-23-02 8-23-02
Service Districts and Affordable Housing. Adds Policy 42 relating to Urban Growth
Boundary Expansions.

16. Ordinance No. 598 — Amends Policy 30 relating to School Facility Plans 9-24-02 10-24-02

17. Ordinance No. 608 — Amends Policy 18 includes references to Regional Centers 5-6-03 6-5-03

18. Ordinance No. 609 — Adds Policy 42 regarding Airports 10-28-03 11-27-03

19. Ordinance No. 610 — Amends Policies 14 regarding Managing Growth 10-28-03 11-27-03

20. A-Engrossed Ordinance No. 612 — Amends Policies 33, 34, 35, 14 and 15 regarding 10-28-03 11-27-03
Parks & Recreation

21. A-Engrossed Ordinance No. 613 — Amends Policies 14, 15, 33 and 34 relating to 10-26-04 11-25-04
urban services. Deleting references to Park SDC'’s. (Originally filed in 2003, but
continued to 2004)

22. Ordinance No. 614 — Amends Policies 15 regarding Roles & Responsibilities for 10-7-03 11-27-03

Serving Growth
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23.

B-Engrossed Ordinance No. 615 — Amends the Preface and Policies 1, 13, 16, 18 &
41 relating to new urban growth boundary lands

4-27-04

5-27-04

24.

Ordinance No. 620 — Amends the Summary Analysis of Constraints and Opportunities
for Land Development section and Policies 3, 10, 11, 13, 25, 27, 34 & 35 relating to a
general update

4-6-04

5-6-04

25.

A-Engrossed Ordinance No. 624 — Amends Policy 15 and Policy 33 relating to the
provision of park and recreation facilities and service providers

9-28-04

10-28-04

26.

Ordinance No. 631 — Amends Policy 21 and Policy 23 relating to housing

10-26-04

11-25-04

27.

Ordinance No. 632 — Amends Policies 15 and 33 of Washington County's
Comprehensive Framework Plan for the Urban Area to allow Washington County to
adopt an interim park and recreation system development charge for urban
unincorporated territory when the identified future park provider has placed or
committed to place an annexation measure on the ballot.

10-4-05

11-3-05

28.

Ordinance No. 637 — Amends the Future Development Areas and Goal 5 Resources
for Future Development Areas maps in Policy 41 relating to new urban lands in the
vicinity of North Plains

4-26-05

5-26-05

29.

Ordinance No. 643 — Amends Policy 1, Policy 17, Policy 33, and Policy 34 relating to
clarifying the procedures and criteria for plan amendments

10-25-05

11-24-05

30.

Ordinance No. 649 — Amends Policy 3 relating to housekeeping and general update
changes

10-25-05

11-24-05

31.

A-Engrossed Ordinance No. 662 — Amends the Summary Analysis of Constraints
and Opportunities for Land Development and Policy 6 and 10 relating to supporting
and encouraging the use of low-impact, habitat friendly development practices in
unincorporated Washington County.

10-24-06

11-23-06

32.

A-Engrossed Ordinance No. 666 — Amends Policy 15 relating to the possible
incorporation of the new city of Bull Mountain. The proposed amendments would allow
the incorporation petition to be placed on the ballot if the BCC determines the petition
complies with the legal requirements applicable to the formation of a new city.

8-8-06

9-7-06

33.

Ordinance No. 671 — Amends the Comprehensive Framework Plan for the Urban
Area relating to areas added to the Urban Growth Boundary by Metro in 2004. This
ordinance would apply the Future Development 20 Acre District (FD-20) to the new
2004 urban lands.

4-3-07

5-3-07

34.

Ordinance No. 686 — Amends the Comprehensive Framework Plan for the Urban
Area relating to areas added to the Urban Growth Boundary by Metro in 2005.
Properties added to the urban area are to be preserved in blocks of 20 acres or more.
This ordinance would apply the Future Development 20-Acre District (FD-20) to the
new urban lands.

10-23-07

11-23-07

35.

Ordinance No. 694 — Amends Policy 41 of the Comprehensive Framework Plan for
the Urban Area relating to areas added to the Urban Growth Boundary by Metro in
2004. This ordinance prohibits churches, schools, day care facilities and cemeteries on
lands designated as industrial by Metro’s Urban Growth Management Functional Plan.

6-3-08

7-3-08

36.

A-Engrossed Ordinance No. 712 — Amended to adopt the North Bethany Subarea
Community Plan. Map amendment to Policy 40, 2040 Designations - Main Streets

10-27-09

11-27-09

37.

Ordinance No. 726 — Amends Policy 15 of the Washington County Comprehensive
Framework Plan for the Urban Area relating to the possible formation of a new park
and recreation special service district in the Tigard-Tualatin School District Boundary. If
formed, the district would provide revenue to fund operations of two existing swimming
pools located at Tigard and Tualatin High Schools.

10-27-09

11-27-09

38.

A-Engrossed Ordinance No. 733 — Amends Policies 3, 32, and 40 of the
Comprehensive Framework Plan for the Urban Area relating to Urban Reserves
designated by Metro.

6-15-10

7-15-10

39.

A-Engrossed Ordinance No. 730 — Amends Policies 1, 14, 15, 18, 21, 43 and 44 of
the Comprehensive Framework Plan for the Urban Area relating to the North Bethany
Planning Area.

10-26-10

11-26-10
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40. A-Engrossed Ordinance No. 732 — Amends Policy 41 maps of the Comprehensive 10-26-10 11-26-10
Framework Plan for the Urban Area to reflect FD-20 land use designation applied to
powerline corridor in the Tualatin area.

41. A-Engrossed Ordinance No. 739 — Amends Policies 43 and 44 and the associated 10-25-11 11-25-11
maps of the Comprehensive Framework Plan for the Urban Area relating to the North
Bethany Planning Area.

42. Ordinance No. 742 — Amends Policy 2, Citizen Involvement, of the Washington 10-25-11 11-25-11
County Comprehensive Framework Plan for the Urban Area with updated language
regarding the creation of new Citizen Participation Organizations and their boundaries.

43. A-Engrossed Ordinance No. 744 — Amends Policies 15, 41 and 43 maps of the 4-25-12 5-24-12
Comprehensive Framework Plan for the Urban Area relating to the North Bethany
Planning Area and adds a general note to all maps regarding updates.

44. A-Engrossed Ordinance No. 745 — Amends Policies 1, 40, 43 and 44 and the 6-26-12 7-26-12
associated maps of the Comprehensive Framework Plan for the Urban Area relating to
the North Bethany Planning Area.

45, Ordinance No. 753 — Amends Policy 41 maps to reflect changes to the City of Banks’ 9-18-12 10-18-12
Urban Growth Boundary.

46. Ordinance No. 758 — Amends Policy 1 text and makes minor Policy 43 map change. 10-16-12 11-23-12

47. Ordinance No. 764 — Amends Policy 41 maps to reflect changes to the City of Banks’ 5-21-13 6-20-13
Urban Growth Boundary.

48. B-Engrossed Ordinance No. 769 — Amends Policies 18, 41 and 43 to comply with the 10-22-13 11-21-13
Religious Land Use and Institutionalized Persons Act (RLUIPA).

49, A-Engrossed Ordinance No. 771 — Modifies Policy 18 relating to the North Bethany 10-22-13 11-21-13
Institutional Land Use District (INST NB).

50. A-Engrossed Ordinance No. 775 — Amends Policies 15, 40 & 41 relating to 10-22-13 1-1-14
jurisdictional transfer of Area 93 to Washington County

51. A-Engrossed Ordinance No. 785 — Urban Reserves/Rural Reserves - amends Policy 9-23-14 11-28-14
41 text and maps (Urban Growth Boundary Expansions)

52. A-Engrossed Ordinance No. 788 — Amends Policy 15 to include Portland Public 10-7-14 11-28-14
Schools as a service provider for a single parcel of land located in Bonny Slope West
(formerly called Area 93)

53. Ordinance No. 789 — Amends Policy 43 maps - North Bethany West Community Park 10-28-14 11-28-14

54. Ordinance No. 790 — Amends Policy 43 maps - North Bethany P2 10-28-14 11-28-14

55. A-Engrossed Ordinance No. 796 — Amends Policies 1, 15, 30, Appendix A (Glossary) 9-22-15 11-27-15
regarding large school districts, and deletes Appendix D

56. A-Engrossed Ordinance No. 799 — Amends Policy 14 to reflect changes regarding 9-22-15 11-27-15
essential services and desirable services.

57. A-Engrossed Ordinance No. 802 — Amends Policies 1, 21, 41, 43, & 44 regarding 10-27-15 11-27-15
Bonny Slope West

58. Ordinance No. 805 — Amends Policy 43 concerning re-alignment of North Bethany P2 10-27-15 11-27-15

59. A-Engrossed Ordinance No. 809 — Amends Policy 10 concerning adopt Local 8-16-16 9-15-16
Wetland Inventories (LWISs) in new urban areas

60. Ordinance No. 813 — Amends Summary Analysis & Policy 30 - housekeeping & 10-4-16 11-25-16
general updates

61. A-Engrossed Ordinance No. 814 — Amends name of TSP in Policy 42 10-25-16 11-25-16

62. A-Engrossed Ordinance No. 820 — Amends Policy 19, Infill 8-22-17 11-24-17

63. A-Engrossed Ordinance No. 822 — Amends Policy 1 related to school district notice 10-17-17 11-24-17
requirements, and Policy 41 correcting a Metro reference to “Industrial Area”

64. Ordinance No. 828 — Housekeeping and General updates; replaces the word “citizen” 9-26-17 11-24-17
with “community” in the names of Citizen Participation Organizations and to Committee
for Citizen Involvement.

65. A-Engrossed Ordinance No. 838 — Amends Policy 43 maps - North Bethany Subarea 10-23-18 11-22-18

Concept Plan Design Elements Map 1
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66. Ordinance No. 843 — Amends Policy 43 maps - North Bethany Subarea Concept Plan 9-25-18 11-23-18
Design Elements Map 1 and 4, North Bethany Subarea Core Pedestrian and Bicycle
Network Map

67. Ordinance No. 857 — Amends Policy 18, Plan Designations and Locational Criteria for 8-27-19 11-28-19

Development to add new Pedestrian-Oriented Mixed-Use Districts (Community Core
Mixed-Use [CCMU] and Neighborhood Mixed-Use [NMU]) and apply them to portions
of the Aloha Town Center within approximately 1/4-mile of the Tualatin Valley
Highway/SW 185™ Avenue intersection
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Relationship of the Comprehensive Framework Plan for the Urban
Area and the Rural/Natural Resource Element

The Comprehensive Framework Plan for the Urban Area contains policies and strategies which are
designed to address growth and development issues inside of the Regional Urban Growth Boundary.

The Rural/Natural Resource Element contains goals, policies and strategies which are intended to guide
resource conservation and development for lands outside the Regional Urban Growth Boundary.

The policies of the Comprehensive Framework Plan for the Urban Area and the goals of the Rural/Natural
Resource Plan Element are considered to be equivalent types of policy statements; that is the scope of
policies of the Comprehensive Framework Plan for the Urban Area are synonymous with the scope of
goals contained in the Rural/Natural Resource Plan Element.
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Preface

The Purpose of the Framework Plan

The Washington County Comprehensive Plan provides the basis for the future growth and development

of the county. The Comprehensive Framework Plan is applicable to unincorporated properties inside the

Regional Urban Growth Boundary and the Urban Growth Boundaries of Banks, Gaston and North Plains.
The Rural/Natural Resource Plan addresses all properties outside of an urban growth boundary.

The Comprehensive Framework Plan (Framework Plan) is intended to reflect the present and future
needs of the urban unincorporated properties in Washington County. The Framework Plan contains
certain specific standards designed to regulate that growth and development. Those standards are
termed "policies and strategies." The terms "policy" and "strategy" are defined in the glossary.

The policies and strategies of the Framework Plan are intended to provide a means to accommodate
growth and development in a way that is consistent with the physical and economic limitations, legal
requirements, and existing resources of the county. The framework of policies and strategies is based on
an analysis of the detailed findings contained in the Resource Document, applicable state and regional
law, and a countywide development concept prepared with public input. It is the intent of this Framework
Plan to provide a policy framework and factual basis which will guide the preparation of detailed
community plans.

The Framework Plan is intended to be the source document that establishes issues of countywide
concern and minimum criteria that must be reflected in the community plans and other detailed elements
of the Comprehensive Plan. Plan designations and Significant Natural Resource Area designations will be
applied by the community plans. Consequently, community plans shall not be inconsistent with this
Framework Plan. However, in limited areas there are no community plans because the nearby cities are
responsible for comprehensive planning and subsequent urban development of their adjacent urban
unincorporated properties. In these areas, the Future Development Areas Map in Policy 41 of this
Framework Plan applies the plan designations and Significant Natural Resource Area designations.

It is explicitly recognized that the recently adopted community plans were prepared and adopted in
conformance with the statewide planning goals. It is further recognized that the County consistently has
applied, and will continue to utilize, the plan designations therein as the demonstration or public need.

Once a community plan has been adopted by ordinance, that plan shall become the legally binding
statement of County policy within the boundaries of that planning area. Development applications within
an adopted community plan area need only show compliance with the community plans, applicable
functional plans and development regulations. A demonstration of compliance with the Framework Plan
shall have been accomplished by the adoption of a community plan. Proposed amendments to an
adopted community plan must be in conformance with the Comprehensive Framework Plan. The
Framework Plan may be amended from time to time consistent with applicable law.
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Background for Planning

Introduction

The Framework Plan has been designed to incorporate current data regarding recent growth trends,
growth projections for the future, development patterns, and the character of the supply of vacant
buildable land. This database has been supplemented with an awareness of the constraints to and the
opportunities for development, which influence the type, rate, and location of development in the county.
Examples of such influences are service availability, natural features, regulatory requirements, adopted
city plans and community plans and economic limitations.

The discussion that follows highlights the information around which the Comprehensive Framework Plan
for the urban area was written; further detail is presented in the Resource Document.

The Comprehensive Framework Plan is one of several elements comprising the Washington County
Comprehensive Plan. The other pieces include:

= County Resource Document

Rural/Natural Resource Plan Element

L] Community Plans and Background Documents
L] Community Development Code

L] Transportation System Plan

. Unified Capital Improvements Program

WASHINGTON COUNTY COMPREHENSIVE FRAMEWORK PLAN FOR THE URBAN AREA
Background for Planning Page 5
November 2019



VICINITY MAP WASHINGTON COUNTY
SOURCE: Washington County COMPREHENSIVE PLAN

Department of Land Use and Transportation
WNE G E0 S OO NS oy DD e s at

WASHINGTON COUNTY

TR SONES. FOv e GRS DR XSS e MAP ] DEPAATMENT OF LAND USE AND TRANSPORTATION

toHE maTe mateaTE o ke WEsAghon Coont) MAY 1954
mnosthion.

‘Qﬁk. SRkt el

State of Washington

CLACKANAS COUNTY d

Morth Plains

OREGON

WASHINGTON *=
COUNTY .o~

¥
3

o 0 T L R
————

WASHINGTON COUNTY COMPREHENSIVE FRAMEWORK PLAN FOR THE URBAN AREA
Background for Planning Page 6
November 2019



Summary Analysis of Population, Employment, Housing and Vacant
Buildable Lands

Population

The 1980 population of Washington County, as a whole, totaled 245,808 according to federal census
reports. Over half of those residents - 58 percent - were located in unincorporated areas, nearly all within
the regional Urban Growth Boundary (UGB). Washington County cities included about 42 percent of the
county's population in 1980. Three cities - Beaverton, Hillsboro, and Tigard - together held 70 percent of
the incorporated area population and 30 percent of the county total.

Between 1970 and 1980 the population of Washington County grew by 55 percent, from 157,920 to
245,808; while the growth rate for Oregon as a whole was just 26 percent. In the three-county Portland
metropolitan area, the 1970-1980 population increase was 171,691 persons or 19.5 percent; Washington
County captured half of the 10-year growth experienced by the region and had the fourth highest
population growth rate of all counties in the state.

All cities in the county grew in population between 1970 and 1980. Tigard, Cornelius, and Tualatin were
among the fastest growing cities in the state, with growth rates of 120 percent, 134 percent, and 880
percent, respectively. Population growth statistics for the state, region, Washington County, and cities are
included in the County Resource Document.

Housing

There were approximately 97,000 total housing units in the county in 1980. Throughout the county, the
proportion of detached to attached dwellings in 1980 varied from an estimated 49:51 in Beaverton to 94:6
in Durham; the urban unincorporated area exhibited a 74:26 ratio of detached to attached residences.

The condition of the housing stock, countywide, is generally good, largely because most dwellings were
built in the last 20 years. However, there are many residences throughout the county in need of major
structural improvements because of their age and or other improvements, such as weatherization, to
reduce operating costs and energy consumption.

Neighborhood residential densities in the urban unincorporated area vary because development occurred
at different times, under different market conditions, and in accord with varied POD (Plan of
Development) and zoning designations.

Under the Low Density Residential (LDR) designation, developed densities in 1980 averaged 1.8 units
per net acre; this figure is low due to the large number of one acre and larger lots developed in the county
prior to 1977. Since that time single family densities in LDR areas increased - from 1977 through 1980 the
median density of new development exceeded 3.4 units per net acre.

This increase in density is explained by inflating land values, housing costs and a resultant preference by
housing consumers; or detached units (including mobile homes) on smaller lots or lower density attached
units such as duplexes and triplexes.

Detached dwellings include conventional single family dwellings on separate lots and mobile
homes; attached units include housing such as duplexes, apartment complexes, and
condominiums.

" POD designations were used in the 1981 update of the buildable lands inventory to ensure
consistency with the inventory base compiled in 1977. POD designations will be modified both in
category and the amount of land allocated to different uses, during the community planning phase
of the Comprehensive Plan update process.
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In MDR (Medium Density Residential) areas, the average density of attached units in 1980 was about
14.7 units per net acre; the average developed density of attached units in HDR (High Density
Residential) areas was 20.8 units per net acre. In both cases developed densities have decreased slightly
between 1977 and 1980 in part due to the increased construction of condominium projects. This kind of
development tends to use more land per unit than do conventional apartment projects; at the same time,
condominium units help satisfy the desire for home ownership in lieu of the often more costly single family
detached home.

Buildable Lands

Within the UGB there are approximately 26,600 acres of vacant buildable land.” Tables showing the
distribution of these acres by jurisdiction and generalized planning categories are contained in the County
Resource Document. The urban unincorporated area in 1980 contained over half of the remaining
buildable lands in Washington County.

Community planning areas which have the largest amounts of remaining buildable lands are Aloha-
Reedville-Cooper Mountain (CPO 6) with 3,012 acres, Sunset West with 4,238 acres, and, Cedar Hills-
Cedar Mill (CPO 1), with 2,055 acres. The vast majority of vacant buildable lands in the urban
unincorporated area are currently designated for Low Density Residential development; only a small
percentage of the remaining 14,871 acres are now slated for commercial and industrial uses.

Vacant buildable industrial lands in the urban unincorporated area are concentrated in three community
planning areas: Sunset West, West Union, and Sherwood-Tualatin (CPO 5).

Approximately two-thirds of the remaining vacant, planned industrial lands in the county are found inside
city limits: Beaverton, Forest Grove, Hillsboro, Sherwood and Tualatin each have over 600 vacant
buildable acres planned for non-residential developments. The actual availability of these areas for
immediate development, however, varies with the level, presence, condition, and or lack of roads, water,
and sewerage and other urban facilities and services. In cities where one or more of these basic services
have been lacking - such as Sherwood and Tualatin - appropriate capital improvement projects have
been started.

Nearly all of the urban unincorporated area lies within the jurisdiction of the Clean Water Services (CWS);
most of the remaining buildable lands supply is not yet directly served with sanitary sewers. Water service
to these undeveloped lands will ultimately be provided by cities, if annexation occurs, or by the Tigard or
Wolf Creek Highway Water Districts, whose boundaries include a significant portion of the vacant
buildable land supply.

Employment

In 1980 firms in Washington County provided 19 percent of the employment opportunities in the Portland
Metropolitan Area, which encompasses Clackamas, Multnomah, and Washington Counties. About 41
percent of the 107,400 jobs in Washington County in 1980 were classified as industrial, while another 58
percent were in retail and office activities. Industrial employment in the county is concentrated in the
Beaverton and Hillsboro areas, dominated by Tektronix, Intel, Floating Point Systems and other
electronics and instrument manufacturers. A new industrial center has been established in the Hawthorne
Farm area of northeast Hillsboro and, as a result of the recently adopted Sunset West Community Plan,
an industrial area close to Highway 26 will begin to develop in the near future.

Retail and office employment in the county occurs mainly inside cities and east county unincorporated
areas such as Washington Square which have direct access to major traffic routes. New office

Buildable lands - undeveloped lands which are outside the 100-year flood plain, excluding areas
with greater than 20% slope.
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development has been taking place throughout the county's urban area, both to house new or expanded
firms and to accommodate firms wishing to move away from relatively higher office rents in Portland.

The most recent set of projections being used for comprehensive planning purposes in the Portland
metropolitan area were prepared in 1981 by the Metropolitan Service District (Metro) with the participation
of counties and cities. Known as the RTP (Regional Transportation Plan) projections, this work
incorporates local jurisdiction data about remaining vacant buildable lands, service constraints and
comprehensive plans.

By the year 2000, the population of Washington County is projected to reach 383,610; over 93 percent of
the population - 355,000 - will reside inside the regional UGB. For the urban area of the county, this figure
represents an estimated population increase of 131,000 persons between 1980 and the year 2000 - an
increase of 71,200 homes. Approximately half of these homes may be built as attached units.

Employment opportunities in Washington County are expected to grow by 88,500 jobs between 1980 and
2000. By the turn of the century, Washington County firms will offer a full 20 percent of the jobs in the four
county metropolitan region; nearly all of these will be within the UGB.

The proportion of residential and employment growth that will occur in the unincorporated portion of the
urban area, as opposed to the cities, will depend on a number of factors, including: 1) the level and
location of annexation activity; 2) possible incorporation of new cities; 3) characteristics of remaining
vacant buildable land; 4) County and local jurisdiction plans and development regulations; and 5) the
availability of necessary urban services.

Site-specific plans for the urban unincorporated area will be accomplished through the community
planning process. These community plans will cover all unincorporated lands within the UGB, which lie
outside the "active" planning areas of Forest Grove, Hillsboro, Cornelius, Tigard and Tualatin. The set of
community plans will have to provide for an estimated 39,500 new dwellings, 38,800 new jobs, and
approximately 90,000 new residents.

Nearly half of the anticipated population, housing, and over half of the employment growth for the urban
portion of the county will occur inside existing cities and their planning areas: 31,800 homes, 49,700 jobs,
and approximately 48,000 new residents.

The cities as a group have approximately 11,800 acres of vacant buildable land, which is more than
enough to satisfy the acreage requested by this level of development and provide a market factor as well.

In summary, Washington County and local jurisdictions together have a supply of vacant buildable land
that exceeds that required by projected population, housing, and employment growth. In view of this fact,
the County has some flexibility in developing a land use plan for the urban unincorporated area to carry it
to the year 2000. At the same time the County and citizens are faced with the challenge of planning and
managing growth so that the resulting pattern is economically serviced, complies with state and regional
land use planning goals and policies, and provides a satisfying environment for residents and businesses.
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SUMMARY ANALYSIS OF CONSTRAINTS AND OPPORTUNITIES FOR
LAND DEVELOPMENT

Functional constraints and opportunities, together with city and county expectations for future growth,
have great impact on influencing urban form and defining the planning and land development options
available to the County. Constraints and opportunities are examined within the context of: A) current
policy commitments; B) urban service availability; C) transportation system capacity; and D) natural
features.

A. Current Policy Commitments

It would be unreasonable to proceed with a County planning program that ignores the planning and
development commitments made by other governmental jurisdictions and agencies. In other words,
plans and policies established at the state, regional and local levels need to be considered when
formulating a countywide development approach.

1. Land Conservation and Development Commission (LCDC)

State law mandates that cities and counties prepare comprehensive plans in accordance with
applicable statewide land use planning goals. LCDC's land use planning goals establish a
planning process and a policy framework to guide all decisions and actions related to the use
of land in the State of Oregon. The County's Plan is intended to be consistent with applicable
LCDC goals.

In addition to the statewide land use planning goals, the county intends to comply, consistent
with advice of County Counsel that such compliance is required, with administrative rules and
regulations duly adopted by LCDC.

2. Metropolitan Service District (Metro)

Metro, the regional planning agency, has adopted regional policy guidelines for managing
growth within the regional Urban Growth Boundary (UGB). Although these policy guidelines
are not absolute requirements, they do establish objectives and targets for the region. Major
identified urban growth policies are:

Urban Growth Boundary Findings (1979):
. New urban development within the UGB must be contiguous to areas of existing
development to encourage infilling unless noncontiguous development is compatible

with the efficient provision of public facilities and services.

. Local ordinances and controls should preserve undeveloped land for efficient future
urbanization.

. Sewer and water facilities should be assured concurrent with final development
approval.

. Urban development with septic tanks or cesspools should be limited.

= Development on productive agricultural lands (SRA) should be delayed consistent with

certain specified criteria contained in Metro Resolution and Order 79-83.

Regional residential objectives for new residential construction (designed to meet year 2000
housing needs within the Urban Growth Boundary):
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L] Overall regional housing densities should be established at six units per net buildable
acre and eight units per net buildable acre for new residential construction in
unincorporated Washington County inside the UGB.

= New residential construction should allow for a 50-50 split between detached and
attached units.

These provisions have been adopted by the State in Chapter 660, Division 7 of the OAR
(Oregon Administrative Rules).

Housing Goals and Objectives:
L] Adequate buildable land for residential use should be designated within the UGB.

L] A choice of housing types, densities, and location should be distributed equitably
among all metropolitan area cities and counties.

= Regional and local residential land use planning should be coordinated.
= Adequate housing opportunities for low and moderate-income groups should be made.

L] Public housing assistance should be distributed equitably among all metropolitan area
cities and counties.

= Programs to identify and designate historic residential structures throughout the region
should be established.

3. County

Although a number of functional constraints/opportunities have been identified, land
development options available to the County will partly be dependent upon policies and
programs adopted by the County to guide urban growth. The principal mechanism for
managing land has been established through the County's Growth Management Policies
adopted as part of the 185th East/West Study:

Policy 1 The County shall manage land within the UGB to ensure that critical and
essential urban services are available to support urban development.

Policy 2 The Future Urban designation shall remain as a growth management strategy in
Specially Regulated Areas (SRAs) and where required by the County-City Urban
Planning Area Agreements (UPAA). Upon adoption of site-specific land use
plans, that designation shall cease to exist unless findings of fact indicate
otherwise.

Policy 3 The County is an appropriate unit of government to provide urban services in the
unincorporated area in conjunction with special districts and municipal bodies.

Policy 4 The County shall place urban services into three categories: critical, essential
and desirable. An inability to provide an acceptable level of all critical services
(defined as water, sewer, fire, drainage, and local and neighborhood route roads)
shall result in the denial of a land use application.

4. Adopted Urban Area Plans
At the local level, a number of cities and communities in Washington County have adopted

urban area plans, which may impact land development options. In addition to adopted
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community plans, there exist thirteen cities within the Urban Growth Boundary in Washington
County that have adopted land use plans.

Six cities have what are termed “active” plans. This type of city comprehensive plan contains
specific policies and land use designations which apply directly to unincorporated areas
adjacent to the city limits as well as within the city limits. An “active” city plan assumes that
most, and in some cases all, of these adjacent properties will annex to the city prior to
development.

The remaining cities have “complementary” plans. This type of comprehensive plan contains
specific policies and land use designations which apply directly to areas within the city limits
only. A complementary plan may or may not have generalized policies addressing
surrounding unincorporated areas, and does not assume that all surrounding areas will be
annexed prior to development.

State law requires that the cities and the County adopt consistent and coordinated
comprehensive plans. As a result, the cities and the County must consider one another's
planning efforts in the development and implementation of their respective plans.

The status of the city comprehensive plans in Washington County is outlined below.

The city of Hillsboro maintains an active comprehensive plan. Hillsboro
has identified an Immediate Urban and Future Urban area outside the
city limits and has assumed a strong position in planning for the area.
The city has developed specific policies addressing both the
Immediate and Future Urban areas, but has applied site-specific land
use designations to the Immediate Urban area only. Hillsboro and
Washington County entered into a compromise agreement in May
1982, which calls for the mutual development and adoption of a site-
specific community plan to replace the Future Urban designation by
the end of 1983.

Hillsboro

The city of Beaverton maintains a complementary comprehensive
plan. The Beaverton plan has been acknowledged by LCDC for the
city limits. Although the city does not have detailed plans for

Beaverton unincorporated areas, they have identified an area surrounding the city
in which they wish to coordinate closely with Washington County
during development and implementation of the County's community
plans.

The city of Tigard is in the process of developing an active
comprehensive plan, with adoption scheduled to occur in early 1983.
Since this plan will address areas outside the city limits in detalil,
Washington County will have a responsibility to implement the plan as
it applies to the unincorporated areas. The mechanisms to accomplish
this will be identified following completion of the Tigard plan.

Tigard

At the time the city of Tualatin comprehensive plan was acknowledged
. by LCDC, it was a complementary plan directly affecting the city limits
Tualatin only. However, in October 1982, the city and Washington County
reached an agreement to return the Tualatin plan to an active status.
Tualatin is now responsible for developing and completing a site-
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specific plan for the unincorporated area surrounding the city. The plan
for the unincorporated areas is scheduled to be completed by mid-
1983. The County's responsibilities regarding implementation of this
plan will be identified during the planning process.

Sherwood

The city of Sherwood has a complementary plan that has been
acknowledged by LCDC. The plan has been acknowledged for the city
limits portion of its urban planning area only, but the city has adopted a
complete, site-specific land use plan for the unincorporated portion of
the urban planning area. Even though the city has developed a site-
specific plan for the unincorporated area surrounding the city,
Washington County must still develop and adopt a plan for these
areas. During this process, the County is carefully reviewing and
considering the work previously completed by the city of Sherwood.

Cornelius

The city of Cornelius has submitted an active plan, which has been
acknowledged by LCDC. In this case, the County is required to either
adopt the city's plan as it applies to the unincorporated portions of the
city's planning area, or develop a plan which is consistent with the city.

Forest Grove

The city of Forest Grove has submitted an active plan to LCDC for
acknowledgment review. In this case, the County is required to either
adopt the city's plan as it applies to the unincorporated portions of the
city's planning area, or develop a plan which is consistent with the city.

King City

The city of King City has an acknowledged complementary plan. With
the exception of a few small lots, the King City plan currently applies to
the city limits only. However, the city has indicated a desire to expand
its planning area to include an “area of interest,” within which they
would coordinate more closely with the County on planning matters.

Lake Oswego

Although located mainly in Clackamas County, a small portion of the
city of Lake Oswego projects in to Washington County. The Lake
Oswego comprehensive plan does not identify any additional urban
growth areas beyond the existing city limits in Washington County.

The city of Rivergrove is a small community adjacent to the city of
Lake Oswego. A small portion of Rivergrove projects into Washington

Rivergrove County. The Rivergrove comprehensive plan does not identify any
urban growth areas beyond the city limits in Washington County.
The city of Durham is a small community situated between the cities of
Durham Tigard and Tualatin. Durham has an acknowledged plan, which applies

to the city limits only. The city of Durham does not anticipate
expansion beyond the existing city boundaries.
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The city of Wilsonville has an active comprehensive plan
acknowledged by LCDC. The majority of the city's planning area is
located within Clackamas County, however a small portion of the
planning area and city limits is located in Washington County. The
active status of those portions of the Wilsonville planning area located
in Washington County is addressed by the County's Rural Plan.

Wilsonville

The city of Portland has a complementary plan acknowledged by
LCDC. Most of the city of Portland is located in Multhomah County, but
a small portion lies within Washington County. The city has not
Portland adopted site-specific land use designations and policies for areas
outside their city limits in Washington County, but they have identified
an area of interest in which they wish to coordinate land use planning
activities with the County.

Community Plans

The County Comprehensive Framework Plan and the Community Planning Program have
initiated a process for replacing all existing Plans of Development (PODs) with updated
community plans.

The Raleigh Hills - Garden Home Community Plan, adopted in September 1978, was the first
of the series of unincorporated community level plans for the urban part of Washington
County. The Raleigh Hills/Garden Home Community Plan was developed using LCDC goals
and guidelines and the assumption that the County's CFP and the full set of community plans
would be used together to demonstrate compliance with state goals and regional policies.
The Raleigh Hills/Garden Home planning area is highly developed and therefore provides
minimal latitude in terms of introducing new development patterns. Nearly half the estimated
8,300 existing housing units in the Raleigh Hills/Garden Home area are attached dwellings.

The Metzger - Progress Community Plan, adopted in November 1980, was the second of the
community plans completed. A survey of vacant land in 1979 indicated that there was a total
of 478 acres vacant in the area. Of the total land planned for new and existing residential
uses, 54 percent has been designated for low density use. Overall plan policies recognize the
essential differences between the two parts of the planning area by maintaining the Metzger
portion as a predominantly low density semi-rural area while the Progress portion would
develop for diversified uses as a regional activity center.

The Sunset West (formerly 185th East West) Community Plan, adopted in 1981, replaced
portions of outdated POD numbers 8, 16, and 17. The adopted plan, consisting of several
maps and a text, is defined as the area bounded by Murray Boulevard/143rd Avenue and
Cornelius Pass/216th Avenue, West Union Road and the Tualatin Valley Highway. Basically,
two land use and transportation alternatives are developed for this community plan. One is
auto-based with development taking place along arterials and the other is a Light Rail Transit
(LRT) option emphasizing a high density corridor between Sunset and the Tualatin Valley
Highway.

The recently adopted community plans — the Raleigh Hills - Garden Home Community Plan,
the Metzger/Progress Community Plan and the Sunset West Community Plan — will be
brought into conformance with this Comprehensive Framework Plan for the Urban Area at the
next available, scheduled update of such plans.
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5.

Special District Agreements

State law requires counties, as part of the planning process, to assume the initiative in
establishing a coordinated planning effort with special districts, which exist within their
jurisdictional boundaries.

B. Urban Service Availability

Provision of adequate urban services is an effective growth management mechanism, which is
available to the County in terms of controlling the intensity, location and the timing of land
development. The County classifies urban services as critical, essential or desirable. Land use
actions must be based on findings that adequate urban services are available or will be provided
within a specified time period.

1.

Water Supply Distribution

Although the county has experienced dramatic growth in the past few years, the supply of
water does not seem to be a major constraint at this time. Alternative sources are being
considered. Improvements to the storage and distribution systems will have to be made to
accommodate the expanded service area population. A less obvious constraint exists in
terms of the ability of either the County or the special districts to finance and construct
future water storage and delivery improvements.

The only identified problem is located in a portion of the Bull Mountain-Cooper Mountain
area, which has been identified as a “Critical Groundwater Area” by the State Engineer
since 1974.

Sewer Capacity

By conditioning land use actions to assure availability of adequate urban services, the
County can ensure that growth does not outpace its ability to provide such services.
Extension of sewer collection lines will exert a strong influence on timing and location of
urban development. According to the Clean Water Services (CWS), sufficient sewer
collection and treatment capacity is planned to serve both the current and projected uses.
Rapid growth has encroached on the existing capacity of two major sewerage treatment
plants - Durham and Rock Creek - sooner than expected.

Improvements to the system will depend upon CWS's ability to finance planned projects.
Due to the scarcity of federal grant monies, in the future CWS may need to rely on other
funding sources and mechanisms (including LIDs, system development charges, and
developer-funded improvements) to generate funds. For CWS and its customers,
completion of planned projects most likely will take place at a slower rate than envisioned.

Drainage Management

Washington County, like many other urbanizing areas, has a definite stormwater runoff and
drainage problem caused by an increasing amount of impervious area in the drainage
basin without commensurate improvements in the storm drainage system. Part of the
problem stems from the fact that no countywide drainage management plan and/or
regulatory measure exist that would provide a comprehensive strategy. The County flood
plain ordinance only provides a passive mechanism for protecting against additional
flooding and drainage problems by limiting additional runoff from development.

Police and Fire Protection

In general, police and fire protection services are satisfactory. However, continued growth
may place an additional demand on personnel, equipment and facilities, which may exceed
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financial resources, requiring a gradual expansion of the delivery system. Land
development proposals must consider future urban form to avoid delays in emergency
response time.

5. Schools

In 1993 the Oregon legislature, through Senate Bill 908 (SB 908), required Washington
County to include as an element of its Comprehensive Plan, a school facility plan which
addresses school capacity and a plan for school facilities to accommodate growth for large
school districts. The requirements of SB 908 are set forth in ORS 195.110. During the 2001
and 2007 legislative sessions, the legislature passed House Bill 3045 (HB 3045) and
Senate Bill 336 (SB 336), which amended and added additional elements to ORS 195.110.
In Washington County, Beaverton District 48 has been certified as a large school district;
Hillsboro District 1J, Tigard-Tualatin District 23J, Forest Grove School District 15 and
Sherwood School District 88J are also considered large school districts. Washington
County will continue to work closely with these school districts to develop school facility
plans as necessary to ensure that urban growth does not outpace the ability of public
schools to serve the additional demand.

6. Parks and Recreation

The Tualatin Hills Park and Recreation District (THPRD) is the only park and recreation
provider in urban unincorporated Washington County. Due to the sustained and rapid levels
of development in the urban unincorporated areas, particularly areas outside of THPRD,
many areas have developed without the provision of adequate park land. Currently, there is
a dwindling supply of land available for new parks and recreation facilities in the urban
area. The County will work closely with park and recreation districts and cities designated
as long-term park and recreation providers through urban service agreements or through
Policy 33 to provide adequate park land, recreation facilities and open space to urban
areas.

7. Communications

Telephone communications are provided by private service carriers, as indicated in the
Resource Document. They pose no major constraint to land development in Washington
County.

The Washington County Board of Commissioners have granted Storer-Metro a 15-year
non-exclusive franchise to extend cable to an unserved portion of unincorporated
Washington County, including Aloha and Reedville. Metro West Cablevision, a Storer-
Metro subsidiary, already provides cable television service to 2,359 homes in the Aloha
area. Liberty Cable and Sylvan Videocable serve much of the eastern portion of
Washington County.

C. Transportation System Capacity
1. County Collector Arterial System

The existing transportation network provides a major challenge to the County in regard to
land development options. The imbalance between the growth rate and the ability of the
county to finance and construct needed improvements has led to a deteriorating road and
arterial system (80 percent of the county's arterials and collectors are considered to be
below current County urban standards). Given the urban growth management policies,
especially as they deal with the provision of transportation facilities, continued growth will
be constrained without corresponding improvements to the transportation system. The
Westside Corridor, identified as a regional priority in the west side transportation system,
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provides a significant opportunity for influencing land use patterns in the future in the
county. The County has participated in a regional analysis of transit options and the Sunset
West Community Plan specifically addresses land use opportunities, which can respond to
a transit-way investment (i.e., LRT [Light Rail Transit] or increased auto and bus-related
capabilities).

2. Metro’s Interim Regional Transportation Plan

The Regional Transportation Plan (RTP), adopted in July 1982, provides a policy direction
for future transportation investments and projects in the region for the next twenty years.
The major elements of the RTP are intended to:

o Provide a comprehensive assessment of the overall effect of past regional
transportation and land use decisions to ensure individual parts of the system
function properly as a whole;

o Serve as a regional framework for the coordination of the transportation and land use
elements of local comprehensive plans;

o Provide the region with a program of transportation improvements consistent with a
unified policy direction for transit and highway investments and demand management
programs; and

o Present an order of magnitude estimate of the region's transportation funding needs.

Washington County's Comprehensive Plan and any future amendments must be consistent
with the RTP policy direction and guidelines established for highway and transit system
improvements.

Natural Features

Identification of existing natural features is needed for an adequate assessment of the constraints
and opportunities, which the natural landscape imposes on urban development. This information
enables both the private and the public sectors to take proper land use actions and provide
adequate measures to reduce hazard potential and to enhance the urban environment.

1. Flood Plain

Flooding potential exists throughout the lowland Tualatin River Basin. Two areas of the
county, which are subject to periodic flooding, include portions of the city of Tualatin and
Cedar Mill. Other areas with high probability of flood damage include properties along Ash,
Butternut, Fanno and Beaverton Creeks. Flood prone areas provide unique opportunities for
open space, wildlife habitat and seasonal recreational uses.

2. Unstable Slopes

Steep slopes can be generally regarded as a significant constraint to land development.
Steep slopes in excess of 20 percent have been identified in the hilly areas of Washington
County (e.g., Bull Mountain).

3. Open Spaces, Scenic and Historic Areas and Natural Resources

The conservation of open space and the protection of natural and scenic resources must be
considered as part of a Statewide Planning Goal 5. Of the twelve resources to be considered
under this goal, the following eight resources are known to exist in the urban area:

WASHINGTON COUNTY COMPREHENSIVE FRAMEWORK PLAN FOR THE URBAN AREA
Summary Analysis of Constraints & Opportunities for Land Development Page 17
November 2019



" Open Space " Scenic Views and Vistas

" Mineral & Aggregate Resources " Water Areas and Wetlands
= Fish and Wildlife Habitats = Historic Areas
] Natural Areas ] Cultural Areas

These resources occur to varying degrees in the community planning areas.

Natural Areas:

The most important existing natural attributes of the urban area are its streams and woods. They
provide habitat for wildlife and are critical for maintaining naturally functioning ecological
systems. In addition to their ecological functions, these areas are assets to community livability
and provide beauty, shade, educational and recreational opportunities, and enhanced property
value. Less than 10 percent of the vacant buildable land in the urban unincorporated area is
wooded. The general location of these areas is concentrated as follows:

Vegetation:
= Lower Tualatin River
= Fanno Creek and its major tributaries (Ash and Summer Creeks)
= Rock Creek and it's major tributaries (Beaverton, Bronson, Cedar Mill, Willow and
Butternut Creeks)

Upland Woods:
= Cooper Mountain (north and east slopes)
=  Bull Mountain (mainly north and east slopes)
=  West Hills (north of Sunset Highway)

Riparian (streamside) areas are important natural features and are somewhat protected by
Floodplain and Drainage Hazard Area provisions, and by Clean Water Services water
quality provisions. Beyond these direct health and safety aspects, streamside areas are
important as wildlife habitat corridors. The Community Development Code and Community
Plans set forth provisions to balance protection of these resources with conflicting uses.

Scenic Resources:

A scenic inventory of Washington County reveals a number of scenic routes and viewpoints.
Wooded and heavily vegetated areas provide an excellent opportunity in the urbanizing area for
enhancing the county's scenic quality and providing recreational sites.

Rock Material Resources:

Construction activity in the urban area requires rock material resources. Rock quarrying,
however, has negative impacts on some urban land uses — particularly adjacent residential uses
and consequences of these operations should be carefully analyzed.

Cultural and Historical Resources:
A number of cultural resources and historic sites have been identified in the county that may
require protection from alteration or destruction.
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COUNTYWIDE DEVELOPMENT CONCEPT

The overall goal of the countywide development concept is to create a series of distinct, balanced,
relatively self-sufficient and diverse communities throughout the urban portion of Washington County.

This goal, as embodied in the countywide development concept, was prepared utilizing information
contained in the Resource Document, and information gathered through citizen responses to
guestionnaires and citizen responses to various planning workshop presentations. Likewise, during the
preparation of the countywide development concept several key factors were considered, including:
projected population and employment growth; the status of city plans and County-adopted community
plans; the existing and future status of public facilities and services; and the qualities, opportunities and
constraints associated with the natural and man-made environments.

This Plan recognizes that significant population and employment growth is projected for the county over
the next twenty years. Given this anticipated growth, the County has the opportunity to create and foster a
development pattern which allows for a closer spatial relationship of the activities its citizens and
neighborhoods may require. In a community, the proximity of various housing types to the workplace,
recreational activities, institutional uses and shopping opportunities can foster a closer spatial relationship
of the range of human activity. Therefore, the countywide development concept calls for the creation of a
series of distinct, balanced, relatively self-sufficient and diverse communities. The specific form of each
community will depend on the character and opportunities that exist for community business and
employment centers, as well as opportunities and constraints resulting from natural features.

Each community should include a community business area as a focus. These commercial areas should
include a full range of retail opportunities and office uses with medium and high density residential uses in
proximity. In addition, within each community, smaller neighborhood shopping opportunities should be
appropriately located to serve the convenience needs of residents.

Employment centers (e.g., distribution services and industries and offices) will be located in accord with
market, transportation and environmental considerations in order to reduce impacts on residential areas
and community. Each community, barring limitations imposed by existing development patterns, service
capacities or topography, should include a mix of low and medium density housing, designated in accord
with adopted locational criteria. Desigh and development standards should assist in assuring privacy and
open space in medium and high density residential areas and in establishing compatible relationships
with nearby lower density residential areas. Generally, as the distance increases from shopping areas
and employment centers, the density of residential development will decline.

Parks, schools and other institutional uses (public and semi-public) should be located with regard to
accessibility and consideration of impacts on nearby land uses.

A variety of transportation modes ranging from pedestrian movement to transit corridors should provide
for intra-community and inter-community movement of people, goods and services.

To increase identity, land uses should be designated and differentiated, wherever feasible, by natural
features (e.g., slopes, watercourses, natural hazard areas, urban forest lands) and man-made features
(e.g., transmission line easements, main highways, railroads, the Urban Growth Boundary). Natural
features should be used to enhance community appearance and livability through careful development
practices and preservation of those significant natural areas as identified through the community planning
process.

Plans for incorporated cities should be considered in developing the overall pattern of communities, which
include unincorporated areas.

The result of the application of this development concept will be the preparation of community plans
which identify a number of communities which vary in population, area and degree of diversity.
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It is recognized that due to the existing pattern of development, total independence and balance cannot
be achieved in all cases and inter-community and intra-regional flows of goods and people will remain
important. Likewise, it is recognized that although a balance of land uses and self-sufficiency is the
objective in each community, this may not be achievable in all instances. Existing land uses, market
factors and existing levels and patterns of development must be considered, as well as the availability of
public facilities and services. For example, limitations are generally evident in established communities.
Achieving overall community objectives of balance should be relatively easier in communities where
patterns have not been determined by previous actions.

As development occurs in accordance with this development concept, issues of annexation or
incorporation may arise. Annexation or incorporation issues will necessarily relate to various other
planning issues such a community identity, fiscal impacts of growth and service provision, coordination
between service providers to achieve efficiencies and ensure availability, etc. As such issues arise, the
County should evaluate community identity as an issue of equal importance with public service provision
issues when developing policy positions on specific annexation or incorporation proposals.

In summary, the overall objective in the urban portion of Washington County is to create a series of
identifiable and independent communities where the opportunity exists for residents to have easy and
energy-efficient access to work and shopping. Although the pure application of such a concept may not
be achievable in all cases, it nonetheless serves as an organizing concept to guide the pre-preparation of
community plans and to guide future public and private development decisions. This concept, when
translated into specific land use designations, and coupled with the growth management strategy, will
provide direction for the future of the county.
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GENERAL

POLICY 1, THE PLANNING PROCESS:

It is the policy of Washington County to establish an ongoing planning program
which is aresponsive legal framework for comprehensive planning and
community development and accommodates changes and growth in the physical,
economic and social environment, in response to the needs of the county's
citizens.

It is the policy of Washington County to provide the opportunity for a landowner
or his/her agent to initiate quasi-judicial amendments to the Comprehensive Plan
on a semi-annual basis. In addition, the Board of Commissioners, the Planning
Director or the Planning Commission may initiate the consideration of quasi-
judicial map amendments at any time deemed necessary and a landowner or
his/her agent may initiate a quasi-judicial map amendment in a new urban area at
any time during the year.

Implementing Strategies

The County will:

a. Establish procedures for monitoring demographic, economic, public facility, land use and
environmental changes to insure the responsiveness of the Comprehensive Plan to current
conditions.

b. Initiate an overall review of each element of the Comprehensive Plan no later than five years after its
adoption to determine if a legislative update of the Comprehensive Plan element is necessary. Based
on direction from the Board of Commissioners, the Planning Commission or the Director of Land Use
& Transportation, this review may occur within two to five years of adoption. During the review
process, comments shall be solicited from all affected parties including citizens through the local
Citizen Participation Organization and/or the Committee for Citizen Involvement. A legislative update
of the Comprehensive Plan element is hecessary when findings show that one or more of the
following conditions is present:

1. Public needs or desires have changed and development has occurred or is projected to occur at
a different rate than contemplated by the Plan;

2. There has been substantial change in circumstances, including, but not limited to, the conditions,
findings or assumptions upon which the Comprehensive Plan element was based, so that it does
not comply with the statewide planning goals;

3. Previously acknowledged provisions of the Comprehensive Plan element do not comply with
state goals because of goals or administrative rules subsequently adopted,;

4. The Comprehensive Plan element is inconsistent with a state agency plan or program relating to
land use that was not in effect at the time the Comprehensive Plan element was acknowledged
and the state agency has demonstrated that the Plan or program:

a) Is mandated by state statute or federal law;
b) Is consistent with the state planning goals; and

c) Has objectives that cannot be achieved in a manner consistent with the Comprehensive Plan
element; or
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5. The County has not performed additional planning that:

a) Was required in the Comprehensive Plan at the time of initial acknowledgment or that was
agreed to by the County in the receipt of state grant funds for review and update; and

b) Is necessary to make the Comprehensive Plan comply with the state planning goals.

The Board of Commissioners shall consider the findings of the overall review at a public hearing.
If it is determined by the Board, based on findings, that a legislative plan update is appropriate,
then the Board shall specify the scope of the update commensurate with the findings. A plan
update may apply only to a portion of the planning area or plan text, or to a certain class of land
uses.

The update process shall include the same basic phases as the initial preparation of the
Comprehensive Plan element including:

1) Data collection and analysis;

2) Alternatives preparation and analysis;

3) Policy formulation and adoption; and

4) Development and application of implementing strategies, regulations and standards.

Adopt legislative plan and Code amendments by ordinance in accordance with the procedures
specified in the Washington County Charter and state law. Legislative amendments shall include
amendments to the text which affect a large number of parcels or all parcels of land similarly situated
and large scale map changes initiated by the County pursuant to:

1. Alegislative plan update or a broad planning analysis, or
2. Amendments to state statutes or administrative rules; or
3. Amendments to the Comprehensive Plan text; or

4. Relevant judicial decisions.

Map amendments that can be processed quasi-judicially shall not be considered in the legislative
process unless it is pursuant to one of the four categories above or when authorized by another
provision of the Comprehensive Framework Plan or another element of the Comprehensive Plan
(e.g., the Transportation System Plan).

It is recognized that certain portions of the Code are not "land use planning and zoning" provisions as
defined by the Charter.

In addition to any other requirement, the Planning Commission shall conduct at least one public
hearing on any proposed legislative plan or Code amendment and make a recommendation thereon
to the Board. Notice of the hearing shall be published in a newspaper of general circulation in the
county at least ten (10) days prior to the hearing;

At least twenty (20) days prior to the hearing, written notice shall be provided to a large school district
which has adopted a school facility plan in accordance with the provisions of ORS 195. 110 for any
Plan or Code amendment which:

1. Islocated inside the established boundaries of a large school district; and
2. Impacts the residential density of the land.

Open the Comprehensive Plan for amendments that consider compliance with the goals and
objectives and plans of the Metropolitan Service District on an annual basis. Such amendments or
revisions may be considered more often if deemed necessary by the Board of Commissioners.

Establish in the Community Development Code, for properties outside of new urban areas,
procedures for quasi-judicial and legislative amendments to the community plan maps and the future
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development areas map, including the implementing tax maps. In new urban areas, establish
supplementary procedures in Policy 43 and the applicable community plan. Notice and public hearing
before a Planning Commission and other procedural mechanisms shall be provided in a manner
similar to those provided in the Code for significant development action. In addition, quasi-judicial
plan amendments:

1. May be initiated by the owner of the subject parcel by filing an application, as provided by the
Planning Director. The schedule for acceptance of requests for quasi-judicial map amendments
shall be established by the Board of Commissioners through a Resolution and Order.

2. May be initiated by the Board, Planning Commission or Director at any time provided an
application is filed no later than 60 days prior to the scheduled initial hearing date.

A fee for quasi-judicial amendments shall be established by Resolution and Order of the Board.

Notwithstanding any other provision, post-acknowledgment procedures mandated by the State shall
control and be used when in conflict with the procedures established herein or in the Code;

Approve a quasi-judicial plan amendment to the primary districts on the community plan maps and/or
the future development areas map, including the implementing tax maps, only if the Review Authority
determines that the proponent has demonstrated that the proposed designation conforms to the
locational criteria of the Comprehensive Framework Plan.

Where applicable, the proponent must also establish with the Review Authority compliance and
conformance with the following:

e The provisions of Policies 40 and 41,

e The community plan overview and subarea description and design elements;

e The policies, strategies and systems maps of the Transportation System Plan; and
e The regional functional planning requirements established by Metro.

The proponent may also be required to demonstrate to the Review Authority that the potential service
impacts of the designation will not impact the built or planned service delivery system in the
community. This is a generalized analysis that in no way precludes full application of the growth
management policies to development permits as provided in the Code.

Quasi-judicial and legislative plan amendments for property added to the Regional Urban Growth
Boundary through an approved locational or minor adjustment, to any plan designation other than the
FD-10 or FD-20 Districts, shall include documentation that the land was annexed into the Urban Road
Maintenance District, the Enhanced Sheriff Patrol District and, where applicable, the Tualatin Hills
Park and Recreation District. Annexation into these districts shall be completed prior to the County’s
determination that a quasi-judicial plan amendment application is complete and prior to the County’s
adoption of a legislative plan amendment.

In addition, the proponent shall demonstrate one of the following:

1. A mistake in the current designation such that it probably would not have been placed on the
property had the error been brought to the attention of the Board during the adoption process;

2. Alack of appropriately designated suitable alternative sites within the vicinity for a proposed use.
Factors in determining the suitability of the alternative sites are limited to one of the following:

a) Size. Suitability of the size of the alternative sites to accommodate the proposed use; or
b) Location. Suitability of the location of the alternative sites to permit the proposed use.

3. The property was added to an Urban Growth Boundary.
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4. A major change in circumstances affecting a significant number of properties in a community
subarea or subareas. Events deemed to cause a major change in circumstances are limited to
one of the following:

a) The construction of a major capital improvement (e.g., an arterial or collector, a sports arena
or convention center, or a regional shopping center) which was unanticipated by the
applicable community plan or other elements of the Comprehensive Plan.

b) Previously approved plan amendments for properties in an area that have changed the
character of the area to the extent that the existing designations for other properties in the
area are no longer appropriate.

5. If an Institutional designation is sought, compliance with the applicable locational standards of
the Code and that the site is needed to adequately serve the users of the proposed institutional
use.

6. If removal of an Institutional designation is sought, demonstration that the subject site conforms
to the location criteria for the proposed designation and that the proposed designation conforms
with all the applicable plan elements and considerations described above, exclusive of subparts
(1) through (4).

7. An applicant for a quasi-judicial plan amendment for property in the North Bethany Subarea
shall demonstrate conformance with the provisions of Policy 43 and Sections III through VII of
the North Bethany Subarea Plan (Chapter 2 of the Bethany Community Plan).

Plan amendment approvals may be conditioned by the Review Authority to protect the public
from potential adverse impacts or ensure that public service demands that may result, will be
met. This shall not preclude application of the growth management policies to development
permit requests as provided in the Code.

Comply with procedures established by the Metropolitan Service District for requesting amendments
to the regional Urban Growth Boundary.

Provide for quasi-judicial and legislative plan amendments to apply or remove the Historic and
Cultural Resources Overlay District. An amendment to apply the overlay district shall be based on a
finding that a building, structure or object listed in the Washington County Cultural Resources
Inventory is located on the property. (The "Goal 5 Conflicts and Consequences Analysis [ESEE] for
Cultural Resources," an appendix to the Cultural Resources Inventory, may be used as findings to
support use of the overlay district as the means of protecting the resource.)

An amendment to remove the overlay district shall be based on compelling evidence and findings as
described in the overlay district.

Provide for legislative plan amendments to apply or remove the Mineral and Aggregate Overlay
Districts (Districts A and B) when the requirements of the Comprehensive Framework Plan, the
Transportation System Plan, Section 379 of the Community Development Code and OAR 660-023-
0180 are met.

Provide for quasi-judicial and legislative plan amendments to apply or remove the Convenient Access
to Transit Overlay District subject to compliance with the requirements of Section 380 of the
Community Development Code.

Provide for legislative plan amendments to apply or remove the State and Regional Park Overlay
Districts; add uses, structures or roads not included in an approved state or regional master plan; or
change the location or size of structures, uses and roads not allowed by an approved master plan,
when the applicant demonstrates:

1. The request is consistent with the requirements of Section 383 of the Community Development
Code; OAR 660-034; the community plan overview and subarea description and design
elements; the applicable policies, strategies and systems maps of the Transportation System
Plan; and for regional parks, the applicable regional functional planning requirements established
by Metro; and
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2. The potential service impacts of the designation will not impact the built or planned service
delivery system in the community. This is a generalized analysis that in no way precludes full
application of the growth management policies to development permits as provided in the Code.

Provide for legislative plan amendments to apply or remove the Airport Use and Safety Overlay
Districts (Private and Public Use Airport Overlay Districts and the Private and Public Use Airport
Safety Overlay Districts) when the request complies with ORS 836.600, OAR 660-013, the
Comprehensive Framework Plan, the Transportation System Plan, and when applicable, the Metro
Regional Transportation Plan.

Provide for quasi-judicial and legislative plan amendments to apply or remove the Interim Light Rail
Station Area Overlay District pursuant to the requirements of Section 381 of the Community
Development Code. A plan amendment shall be approved only if the Review Authority determines
that the proponent has demonstrated that the request conforms to the criteria of Policies 18 and 40;
the community plan overview and subarea description and design elements; the applicable policies,
strategies and systems maps of the Transportation System Plan; the applicable regional functional
planning requirements established by Metro; and demonstrates that the potential service impacts of
the request will not impact the built or planned service delivery system in the community. This is a
generalized analysis that in no way precludes full application of the growth management policies to
development permits as provided in the Code.

Require that the Comprehensive Framework Plan be applicable to the review of proposed plan
amendments, but not to the review of development actions.

Establish the Comprehensive Framework Plan as the broad policy document guiding the preparation
and update of site-specific community plans. Community plans shall be consistent with the
Comprehensive Framework Plan.

Establish the following principles for nonconforming uses and consideration of variances to the Plan:

Nonconforming uses. Any use or activity deemed to be a nonconforming use to the Community
Development Code, also shall be considered nonconforming to the Comprehensive Framework Plan
and shall be regulated according to standards included in the Code.

Variances. The Community Development Code shall provide the same mechanism and standards for
reviewing and approving requested variances to the Code and community plans. The applicant shall
be required to demonstrate that literal interpretation of the requirement will cause unnecessary
hardship and that the hardship does not result from actions of the applicant intended to avoid the
standards of the Code, or from personal circumstances of the applicant or owners. The Code shall
also include a process for granting limited hardship relief.

Provide for amendments to the Transportation System Plan based upon the implementing strategies
under the plan monitoring policy of the Transportation System Plan.

. Provide for legislative plan amendments to apply or remove the Special Industrial Overlay District
(SID) through the community planning process, the plan update process, or a quasi-judicial plan
amendment when the policies and criteria set forth in the Comprehensive Framework Plan are met.

Provide for quasi-judicial and legislative plan amendments which remove certain restrictions of the
Special Industrial District (SID) as provided below:

Once the entire SID as designated by the Community Plan, has been developed to sixty-seven (67)
percent of its potential and one thirty (30) acre parcel in Tier lll remains vacant and cannot meet the
conditions set forth in 377-4.4 (C), the SID restrictions on that 30-acre parcel and remaining buildable
vacant land within the SID, may be removed, with the exceptions of the use provisions of the SID,
under the following conditions:

The plan amendment proposal shall address the need for large industrial lots. Need for large
industrial lots shall include, at a minimum, a detailed examination and analysis of the following:
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1. Demand for large lots. Analyze from a regional and countywide perspective the projected
demand for large industrial lots and the current supply of large vacant industrial lots;

2. Absorption data and trends. Analyze large lot industrial land absorption data and trends in the
region and county; such an analysis shall explicitly differentiate vacant land purchases from
actual construction/use data;

3. Specific industrial sector locational and operational characteristics. Determine through
examination and analysis if changes in technology, development patterns or other industry-based
changes have altered real land requirements for the range of allowed uses in Tier Ill. Such an
examination shall be based on a substantial and objective analysis of specific industrial sector
locational and operational characteristics, both current and projected; and

4. Site Suitability. Analyze the suitability of the planning area and the specific site in: 1) meeting
the identified current and projected specific industrial sector locational and operational
characteristics, and 2) in meeting the projected demand for large industrial lots.

The Review Authority shall approve the plan amendment only if it finds there is no need for the last
remaining 30-acre parcel, based on the criteria listed above.

Provide for quasi-judicial and legislative plan amendments to apply or remove the Open
Space/Bicycle Pathway Significant Natural Resource designation through the community planning
process, the Plan update process, or a quasi-judicial plan amendment.

1. A plan amendment to remove a designation other than through the community planning process
or the Plan update process shall demonstrate:

a) A mistake in the current designation such that it probably would not have been placed on the
property had the error been brought to the attention of the Board during the adoption process;
and

b) Compliance with Policy 18 of the Comprehensive Framework Plan.
2. A plan amendment to add the designation shall demonstrate one of the following:

a) The subject site is an existing park, recreation site, golf course, cemetery, school playground,
powerline right of way or bicycle pathway; or

b) The subject site is a future park or bicycle pathway.

When evaluating applications for legislative or quasi-judicial comprehensive plan amendments which
will impact planned density of residential land or a residential land use regulation amendment for
lands within the established boundaries of a large school district, consideration will be given to
documentation regarding whether adequate levels of service are available or can be made available
within the time frames required by the school district.

Apply the provisions of the Comprehensive Framework Plan, including its plan designations, only to
properties inside an urban growth boundary. The provisions of the Rural/Natural Resource Plan,
including its plan designations, shall be applied to unincorporated properties outside of an Urban
Growth Boundary.

In the North Bethany Subarea (in the Bethany Community Plan), remove the FD-20 District and apply
the land use designations on the Future Land Use Designations Map through a legislative plan
amendment when a county service district or local improvement district(s) has been formed and
funded to complete the needed funding for required transportation improvements described in Section
501-12 of the Community Development Code.

Summary Findings and Conclusions

The process for the development, adoption and implementation of the urban element of the
Comprehensive Plan involves several steps, both to prepare the Plan and to provide for the ongoing
update and review of the Plan over time to keep it current. The Comprehensive Plan is composed of the
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Comprehensive Framework Plan and site-specific community plans that are implemented by the
Community Development Code and functional plans including Transportation and Capital Improvements.

The Comprehensive Framework Plan contains the broad policy directions that are the basis for the other
Comprehensive Plan elements. The steps in the development of the Comprehensive Framework Plan
(CFP) included: the collection of inventory data for the County Resource Document; the formulation, with
citizen input, of a development concept for the urban portion of the county; the allocation of population
and employment to community planning areas based on this concept and on growth projected for the
county; and the development of policies and strategies designed to guide the future growth of the county.

The CFP provides the policy framework for the preparation, review adoption and update of community
plans for specific areas of the urban unincorporated portion of the county. These community plans reflect
the Comprehensive Framework Plan policies and strategies as applied to specific situations for each
community planning area.

The community plans indicate the specific land uses, significant natural and cultural resources, and
circulation systems, which have been determined as necessary to meet community needs. These plans
are the product of direct citizen involvement in the program for their preparation. The community plans
are composed of a community plan map and community plan text. The community plan text includes
general design elements, requirements which are applicable to the entire planning area; and subarea
provisions, including design elements, and area of special concern and potential park/open
space/recreation requirements, that are applied to specific lands in the planning area. The requirements
and standards of the community plans are to be applied to development applications, including but not
limited to land divisions and new development, as set forth in the Community Development Code.

Pending the adoption of the North Bethany Subarea Plan, the FD-20 District shall remain in place to
preclude development that could interfere with the efficient provision of urban services and urban
development. The FD-20 District shall not be removed until the final North Bethany Community Plan
provisions are adopted and a county service district or local improvement districts(s) for transportation
improvements for the subarea plan is formed and funded consistent with Implementing Strategy w.

Implementation of the CFP and community plans occurs when their provisions are incorporated into the
preparation and review of land development proposals, including but not limited to land divisions and new
development, through the application of the Community Development Code. The Unified Capital
Improvements Plan, program and budget outlines capital improvement expenditures planned by the
County and others related to the support structure necessary for future development. These
implementation measures form the County's growth management effort.

The final step in the County's continuing planning program is to provide for periodic and systematic review
and update of the Comprehensive Framework Plan, Community Plans, Community Development Code,
and functional plans. Based on such reviews, these Plan elements may need to be revised and amended
in response to changes in the economic and social environment of Washington County. As the county
continues to grow, public needs and values may change and the Plan should reflect these changes.
Throughout this planning process, citizen involvement is a necessary and essential component.
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POLICY 2, CITIZEN INVOLVEMENT:

It is the policy of Washington County to encourage citizen participation in all
phases of the planning process and to provide opportunities for continuing
involvement and effective communication between citizens and their County
government.

Implementing Strategies

The County will:
a. Provide information on planning issues and policies in a clear and understandable form.

b. Seek and encourage continued citizen involvement through the Community Participation Organization
(CPO) Program. The County will strengthen that program by:

1. Offering support and technical assistance;

2. Maintaining the Committee for Community Involvement (CCI) to assist in the evaluation and
implementation of the citizen involvement program;

3. Providing opportunities for citizen involvement during the formulation, revision and amendment of
the Comprehensive Plan and all its constituent parts, including the Comprehensive Framework
Plan, community plans, Community Development Code, capital improvement plans, and
functional plans (e.g., transportation, parks and recreation).

c. Utilize an open process for selecting members to serve on the Planning Commission and other
advisory committees by providing an opportunity for any citizen of the county to become aware of and
apply for membership.

Summary Findings and Conclusions

Comprehensive planning requires and depends upon informed citizens and community members. For the
plan to reflect the needs and values of the residents of Washington County, public participation is
essential. This meaningful involvement is necessary throughout the planning process and is an integral
part of the ongoing planning program.

Involvement of county citizens in the development of the three major pieces of the Comprehensive Plan -
the Comprehensive Framework Plan, community plans, and the Community Development Code - has
been changed as work on the Plan progressed from broad policy discussions to site-specific community
planning. This was done in order to make involvement more meaningful to the individual as well as to
interest groups.

The Comprehensive Framework Plan (CFP) was developed by staff using information gained from county
residents attending town hall meetings and planning department open houses, filling out questionnaires,
and responding to a series of Comprehensive Plan Update newsletters. Once presented to the Planning
Commission and the Board of Commissioners, the CFP was the subject of numerous public hearings.
The Board of Commissioners adopted the CFP by Resolution & Order on June 8, 1982.

Citizen involvement is provided on a regular basis through Citizen Participation Organizations (CPO's)
that were established in the county in 1974 with the intent of providing direct citizen access to the
decision-making process. In order to meet the requirements of LCDC Goal 1, the Board of
Commissioners in 1975 designated the CPO leaders group as the Committee for Citizen Involvement
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(CCI). This Board action made the CCI responsible for evaluating Washington County's program and
process for citizen involvement in planning. In 1980 the Board reaffirmed the County's commitment to the
CPO program and set forth the philosophy, scope, purpose and structure of the program through
adopting Resolution and Order No. 80-108 (included in the Appendix).

The program as it pertained to the community planning process was modified in June 1982 when the
Board adopted the revised work program schedule for completion of the urban portion of the
Comprehensive Plan. Under the modified program the responsibility for preparing plans was given to the
County. The Board of Commissioners stated in the work program that LCDC Goal 1 would be addressed
by seeking the assistance of citizens and CPOs at town hall meetings.

Through this modified program updated community plans have been prepared for Aloha-Reedville-
Cooper Mountain, Bethany, Bull Mountain, Cedar Hills-Cedar Mill, Sherwood and West Union. The
County informed the public of the start of the community planning process through the mailing of 35,000
newsletters to property owners inside the UGB in May 1982. Citizens have been provided numerous
opportunities to be informed about the plans and to assist staff in developing the community plans,
including a series of town hall meetings, Citizen Participation Organization meetings, newsletters, and
individual contacts with the planning department staff.

In 1986, by adopting Resolution and Order No. 86-58 (included in the Appendix), the Board again
affirmed the County's commitment to citizen participation in County government and declared its intent to
broaden the scope of CPO activities to include advising and consulting with the Board on matters beyond
land use planning including housing, parks, open space and recreation, human resource delivery
systems, water and sewage disposal systems, and other matters affecting the livability of the community.
To reflect this broader scope of activities, and the CPO role as a vehicle for communication between
governments and citizens, the acronym CPO was redefined as Community Participation Organization.

In 2001, the Board adopted a Resolution and Order No. 2001-75 that updated the CPO boundary map
and established a process for the creation of new CPOs and the alteration of CPO boundaries. This
Resolution and Order is included in the appendices as Appendix E.

In June 2016, the County transitioned the CPO program responsibilities from the OSU Extension Office to
the County through the creation of the Community Engagement Program. During this transition, the CPO
and CCI acronyms were redefined as Community Participation Organization and Committee for
Community Involvement.
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POLICY 3, INTERGOVERNMENTAL COORDINATION:

It is the policy of Washington County to effectively coordinate its planning and
development efforts with federal, state, and other local governments and special
districts to ensure that the various programs and activities undertaken by these
bodies are consistent with the County Comprehensive Plan.

Implementing Strategies

The County will:

a. Coordinate planning activities with appropriate federal, state regional and local government units, and
with affected special service districts.

b. Establish and maintain urban planning area agreements (UPAA) which identify urban planning areas
within which the County and cities have planning interests, and which identify processes for
coordinating land use planning, urban reserve concept planning, and development within the
respective urban planning areas.

c. Provide special service districts the opportunity to participate in the planning process.

Summary Findings and Conclusions

Planning in Washington County occurs within a larger context of regional, state and federal planning.
Three levels of government and several agencies are involved in policy development, program
management, and the provision of services for the urban portion of the county. All of these activities,
together with the specific responsibilities of cities and special service districts, must be coordinated to
ensure that their various plans and programs reinforce and are consistent with the County's
Comprehensive Plan.

Many of these activities transcend jurisdictional boundaries. Some of the problems and issues facing the
county, especially those of air and water quality, solid waste, and transportation and housing needs, must
be dealt with on a cooperative regional basis. The federal and state governments have established
statutory requirements that require regional planning and coordination with local governments.

Washington County comprises all or parts of 16 cities and 31 special districts. The following agencies
which affect or are affected by the urban planning program and regulations:

Consistent with LCDC plan extension requirements, the County entered into memorandums of
understanding with cities. The function of these memorandums was to record agreements reached
between the County and cities regarding the opportunity and mechanisms for cities to participate in the
preparation of various urban components of the Comprehensive Plan. Additionally, the County has
sought the active participation of service providers during preparation of the Plan, particularly through
requesting service provider review of and comments on Plan elements.

Cities
Beaverton, Hillsboro, Tigard, King City, Tualatin, Sherwood, Lake Oswego, Banks, Gaston, Forest Grove,
Cornelius, North Plains, Wilsonville, Durham, Rivergrove and Portland.
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School Districts

Other Special District

Banks School District

Beaverton School District

Forest Grove School District

Gaston School District

Hillsboro School District

Lake Oswego School District
Newberg School District

Portland Public School District
Scappoose School District
Sherwood School District
Tigard-Tualatin District

Vernonia School District

West Linn-Wilsonville School District
Washington County Education Service District
Portland Community College

Washington County Housing Authority
Metropolitan Service District (Metro)
Port of Portland

Rivergrove Water District

Raleigh Water District

Tigard Water District

West Slope Water District

Tualatin Hills Park & Recreation District
Tualatin Valley Water District

TriMet

Clean Water Services

Soil & Water Conservation District
Drainage District 7

Drainage District 8

Fire Districts

State Agencies

Washington County Fire District 2
Banks Fire Protection District
Cornelius Rural Fire District
Forest Grove Rural Fire District
Gaston Rural Fire District
Tualatin Valley Fire & Rescue

Dept. of Transportation

Dept. of Fish & Wildlife

Dept. of Forestry

Dept. of Geology & Mineral Industries

Dept. of Environmental Quality

Dept. of Economic Development

Dept. of Parks and Recreation

Dept. of Water Resources

State Engineer's Office

Dept. of Land Conservation and Development

Federal Agencies

Soil Conservation Service, U.S. Dept. of Agriculture
Bureau of Reclamation, U.S. Dept. of the Interior

Bureau of Land Management, U.S. Dept. of the Interior

U.S. Army Corps of Engineers

Agricultural Stabilization and Conservation Service, U.S. Dept. of Agriculture.

Farmer's Home Administration
Bonneville Power Administration
Housing & Urban Development

The urban element of the Comprehensive Plan must comply with the regional planning elements adopted
by the Metropolitan Service District (Metro). Metro has adopted the following plan elements which have

either a direct or indirect effect on planning activities in the urban area of Washington County:

2040 Growth Concept

Regional Transportation Functional Plan

o o o p

Regional Solid Waste Management Plan

Urban Growth Management Functional Plan
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NATURAL AND CULTURAL SETTING
POLICY 4, AIR QUALITY:

It is the policy of Washington County to support efforts to control emissions of
air pollutants in the county and region, and attempt to limit the adverse impacts
of air pollution resulting from development.

Implementing Strategies

The County will:

a. Assure that the community plan element of the Comprehensive Plan considers air quality impacts of
alternative land uses.

b. Cooperate and work with the State Department of Environmental Quality and the Metropolitan
Service District to achieve regional air quality attainment goals through adopted regional control
strategies. The County will require that major new sources comply with the federal New Source
Review Program.

c. Comply with Department of Environmental Quality air quality standards and work with the DEQ and
Metropolitan Service District to develop and implement state and regional air quality programs.

Summary Findings and Conclusions

The eastern, urbanizing part of Washington County sometimes exceeds air pollution standards for ozone,
carbon monoxide, and total suspended particulates (TSP). There is an increasing trend for higher levels
of TSP because of road dust, backyard burning, and fireplaces and wood stoves. Most of the carbon
monoxide and ozone is caused by motor vehicle use. Better air quality will require attention to the existing
and potential sources of air pollution.

Washington County lies within the Portland-Vancouver Interstate Air Quality Maintenance Area (AQMA).
This area is described in the Draft State Implementation Plan (SIP) for air quality, published jointly by the
Department of Environmental Quality and the Metropolitan Service District in April 1979. The draft SIP
shows that the entire AQMA is in non-attainment for meeting the recently revised Federal ambient air
quality standards for ozone and is predicted to remain in non-attainment to at least 1987 unless additional
control measures are undertaken. MSD and DEQ adopted a regional control strategy in July 1982 to bring
the metropolitan area into attainment by 1987.
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POLICY 5, NOISE:

It is the policy of Washington County to support efforts to control noise and
attempt to limit the adverse impacts of noise.

Implementing Strategies

The County will:

a. Investigate the feasibility of undertaking a study of noise problems in the unincorporated area, and if
the study reveals serious noise pollution problems, will consider the feasibility of revising its existing
noise regulations to control identified noise problems.

b. Comply with Department of Environmental Quality noise standards.
c. Include provisions in the Community Development Code to minimize adverse impacts of noise.

d. Consider noise-generating sources and noise-sensitive land uses in the community plan elements of
the Comprehensive Plan.

e. Discourage the location of service facilities such as schools, hospitals, nursing homes, public
assembly and high-density residential development within the year 2000 LDN55 and LDN 60
contours.

f. Coordinate with the Department of Environmental Quality, Oregon Department of Transportation and
the Port of Portland when establishing land use designations near airports.

Summary Findings and Conclusions

Noise is a health hazard which is more serious than usually recognized. Noise is defined as unwanted
sound and can result in loss of sleep, general discomfort and a reduction in the quality of life. Major
sources include motor vehicle traffic, industrial operations, and rock quarries. Source reduction, buffering,
and careful location of noise producing and noise sensitive activities are important methods of controlling
this pollutant.
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POLICY 6, WATER RESOURCES:

It is the policy of Washington County to support efforts to preserve and improve
the quality of water resources.

Implementing Strategies

The County will:

a. Limit the removal of natural vegetation along river and stream banks, particularly in locations
identified as Significant Natural Areas in community plans.

b. Regulate construction practices and stream channel improvements in accord with the drainage
management program outline pursuant to Policy 27 of this plan.

c. Minimize the establishment of subsurface sewage disposal systems, e.g., septic tanks.

d. Develop standards for connections to public drainage ways to reduce volumes of chemicals and
sediments reaching the stream systems.

e. Comply with the May 17, 1974 order of the state engineer establishing and setting forth control
provisions for the Cooper Mountain-Bull Mountain Critical Ground Water Area.

f.  Comply with Department of Environmental Quality water quality standards.

g. Promote compliance with the Healthy Streams Plan, as adopted by Clean Water Services and in
compliance with the CWS-County intergovernmental agreement, to the extent that the Healthy
Streams Plan and associated CWS programs apply inside the UGB.

Summary Findings and Conclusions

Pollution of the county's streams and groundwater results from increased runoff over impervious surfaces
containing chemicals and sediments (e.g., streets, parking lots, roofs), and failing septic systems. Better
water quality will require careful control of the location of septic systems, adequate treatment of sewage
wastes, and control of construction practices causing soil erosion.
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POLICY 7, LAND RESOURCES:

It is the policy of Washington County to prohibit new* mineral resource extraction
operations and expansion* of existing operations within the Urban Growth
Boundary unless it is demonstrated there are no economically feasible alternative
sites outside the Urban Growth Boundary or unless it is necessary to properly
reclaim the site and adjacent lands. The impacts of existing mineral resource
extraction industries on adjacent land uses shall be minimized, and all mineral
resource extraction sites will be reclaimed when exhausted.

Implementing Strategies

The County will:

a.

Utilize the Mineral and Aggregate Overlay District to protect identified mineral and aggregate
resource sites and to reduce potential impacts of resource extraction on adjacent uses.

Protect existing mineral and aggregate resource extraction sites located in the Industrial (IND) land
use district. In determining whether existing sites should be expanded or new sites established,
consideration shall be given to population growth, area or regional needs, proximity to the utilization
area, fluctuations in the construction industry, adequate reclamation of the site and adjacent lands,
and the quality and quantity of mineral and aggregate resources available at other identified sites.

Require applications for expansion of existing or establishment of new mineral and aggregate
resource extraction operations to identify all uses, including farm and forest uses, dwelling units, and
significant natural and cultural resources, which may be adversely affected.

Require new or expanded mineral and aggregate extraction operations to develop programs based
on economic, social, environmental and energy consequences analysis, that will minimize any
negative effects that expansion of existing or establishment of new mineral and aggregate extraction
activities may have on surrounding affected uses.

Require that all mineral and aggregate sites be reclaimed to a state allowing redevelopment of the
site in accordance with the Plan.

Request the Oregon Department of Geology and Mineral Industries to conduct (by January 1, 1985) a
joint study with the County concerning optimal long-term aggregate resource areas.

Prohibit the extraction of sand and gravel from the limited number of urban streambeds to protect fish
and wildlife habitats and to prevent soil erosion and water pollution.

The terms "new" or "expansion” in reference to mineral resource activities related to undertaking such
activities on tax lots where such uses have not occurred or been permitted previously.

Summary Findings and Conclusions

Rock material resources are necessary for the construction industry. However, rock quarries can cause
major adverse impacts on the major use of urban land - dwellings. Extension of residential uses to areas
within the regional Urban Growth Boundary (UGB) will create increasing conflict with existing rock
quarries both inside and adjacent to the UGB. Other sites for long-term production may be available
beyond the urban area, but have not yet been investigated.
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POLICY 8, NATURAL HAZARDS:

It is the policy of Washington County to protect life and property from natural
disasters and hazards.

Implementing Strategies

The County will:

a. Regulate new development in flood plain areas identified as being subject to flooding in the event of a
100-year flood (a flood with a 1 percent chance of occurrence in any year) as identified in the latest
H.U.D. or Corps of Engineers flood area studies. Such regulations shall discourage new development
in flood plains and alterations of existing identified flood plains. Modifications or additions to existing
structures may be allowed subject to engineering requirements, which do not increase flood damage
potential.

b. The County's treatment of slopes shall be governed by the following guidelines:

1. For slopes less than 20 percent there is a presumption that the slope is not a limiting factor in the
development of a parcel for residential use.

2. For slopes of 20 percent or greater there is a presumption that slopes may require an engineering
analysis to demonstrate that specific slope and soils are adequate to allow development to
proceed.

3. For slopes 20 percent or greater there is a presumption that the slope and soils may cause the
application of normal density to be restricted, with density credits and transfers to flatter areas
and/or the use of larger lot sizes and reduced density.

Additionally:

1. The County will require that development on slopes over 20 percent receive extensive review
prior to approval to assure public safety, limit the possibility of property damage, and avoid
adverse impacts on the natural environment.

Where development on 20 percent slopes is determined to have potential adverse impacts, the
intensity of development will be limited or clustered on safer lands.

2. The County will require soils engineering and geologic studies for developments proposed on
slopes of 20 percent or greater and areas identified as possibly being affected by a soil or
geologic hazard. More detailed surface and subsurface investigations will be warranted if
indicated by engineering and geologic studies as necessary to sufficiently describe existing
conditions (e.g., soils, vegetation, geologic formation, drainage patterns) and where suitability
may be lessened by proposed grading, filling or land clearing.

3. Regulate the intensity of development on ungraded slopes over 20 percent with the intensity of
development reduced as the degree of slope increases, unless it can be proven through a soil
and geological analysis that the effects of development at the standard density would be minimal.

c. Inreviewing development proposals be sensitive to conditions which may pose a hazard to life or
property and may attach conditions to the approval of such proposals to mitigate the potential hazard.

d. Include provisions in the Community Development Code that allow density to be transferred from the

unbuildable hazard area (e.g., flood plain and steep slope) portions of a tax lot to the buildable
portions of the same tax lot or to an adjoining tax lot held under the identical ownership. Such a
density transfer will be governed by the following rules:

1. The holding capacity, as defined by the underlying land use district, of the unbuildable portion of
the subject tax lot shall serve as the maximum density eligible for transfer to the buildable
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portion(s) of the subject tax lot or to the buildable portion(s) of an adjoining tax lot held under
identical ownership;

2. Except as provided below in No. 3, the buildable portion of the subject tax lot shall be eligible to
receive a density transfer of up to 100 percent of the holding capacity of the buildable portion of
the subject lot or to an adjoining tax lot of identical ownership subject to the density transfer
limitations defined in 1 above; and

3. The transfer of density from unbuildable hazard area portions of a tax lot to buildable portions of
the same tax lot, or an adjoining tax lot held in the identical ownership, shall be subject to all
relevant provisions of the development regulations.

Summary Findings and Conclusions

Floods and earth movements are the two major natural hazards in Washington County. Floods are
natural processes whose size and potential destructive impacts can be increased as an area is
urbanized. Property damage due to flooding can be reduced by regulating new development in flood
plains and establishment of a drainage management program to deal with existing flooding problems.
Earthquakes are the most severe earth movements. Minimizing the hazard from earth slides requires
protection of areas with steep slopes. To regulate excavation and grading in unincorporated areas, the
County has adopted Chapter 70 of the Uniform Building Code.
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POLICY 9, ENERGY RESOURCES:

It is the policy of Washington County to conserve existing identified energy
resources while encouraging development of renewable and alternative
resources and implementation of new energy producing systems.

Implementing Strategies
The County will:

a. Include solar access provisions in the Community Development Code.

b. Investigate the possible adoption and implementation of a wind power access ordinance.
Summary Findings and Conclusions

Washington County contains no known usable fossil fuels and now imports virtually all of its energy. Use
of solar energy is increasing despite the current lack of legal protection for sunlight reaching individual
properties. Small-scale wind power development may be possible at the highest elevations in the urban
area, but there may be some adverse impacts on neighboring properties. There may be opportunities for
generating energy from capital facilities (e.g., dams) built for other purposes.
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POLICY 10, BIOLOGICAL RESOURCES AND NATURAL AREAS:

It is the policy of Washington County to protect and enhance Significant Natural
Areas.

Implementing Strategies

The County will:

Identify Significant Natural Resources and directions for their protection or development in the
community plans. Those directions shall assure that the unique values of Significant Natural
Resources can be examined and that all reasonable methods for their preservation can be pursued
prior to development, without penalty for the potential loss of development density that may result.

Outside of Significant Natural Resources, provide opportunity for the protection and enhancement of
Regionally Significant Fish & Wildlife Habitat, as identified by Metro’s Regionally Significant Fish &
Wildlife Habitat Inventory Map, without penalty for the potential loss of development density that may
result.

Through the Community Development Code, review and regulate proposed activities in identified
Significant Natural Resource Areas. The review process shall adhere closely to provisions in
applicable community plans, which direct the manner and extent to which the area shall be protected.

Utilize the LCDC Goal 5 process described in Oregon Administrative Rule 660-016-0025 to review
Goal 5 resources during the five-year update of community plans.

Support preferential taxation methods to encourage retention of significant natural areas as open
space.

Explore preservation of significant natural areas through fee simple purchase and encouragement of
purchase by other concerned agencies and groups (i.e., THPRD, Nature Conservancy).

Evaluate the potential for including specific natural areas and habitats within the County's or the
Tualatin Hills Park and Recreation District's park and recreation system.

Develop tree conservation standards to regulate the removal of or damage to trees and vegetation in
identified Significant Natural Areas within the unincorporated urban area, in order to retain the
wooded character and habitat of urban forested lands.

Coordinate with Clean Water Services to adopt or amend local standards, which ensure that fish and
wildlife habitats are adequately protected and enhanced in compliance with local, regional, state and
federal requirements.

For new urban areas, adopt Local Wetland Inventories (LWIs) as part of the Comprehensive Plan,
pursuant to OAR 660-023-0100(3). New urban areas are urban incorporated lands that came into the
Urban Growth Boundary in 2002 or later (with the exception of the Arbor Oaks Subarea). LWIs may
be adopted by Resolution and Order. LWIs will serve as supporting documents to the Comprehensive
Plan, and will be adopted by reference into the Resource Document element of the Comprehensive
Plan.

Summary Findings and Conclusions

Natural areas within the Urban Growth Boundary include stream corridors, adjacent riparian areas, and
large wooded tracts. These areas are important as they provide fish and wildlife habitats, scenic value,
and remnants of the natural landscape. Such areas as the Tonquin Scabland Geological Area are
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important for their ecological and scientific value. The relative value of these natural areas increases as
surrounding land is converted from rural to urban uses.

The process and procedures used to analyze Biological Resources and Natural Areas (LCDC Goal 5) are
specified in Oregon Administrative Rule (OAR) 660-016-0000 to 660-016-0025, and OAR 660-023-0000
to 660-023-0250. The Comprehensive Plan reflects the County’s participation in the completion of this
process over two distinct periods.

The first of these resulted in the program based on the recognition of Significant Natural Resources; the
second resulted in the Tualatin Basin Fish & Wildlife Habitat Program that is based upon Metro’s
Regionally Significant Fish & Wildlife Habitat Inventory. The documentation of these processes are
contained in the Resource Document and in the Tualatin Basin Fish & Wildlife Habitat Program document
and its attachments, including the ESEE Analysis for the Tualatin Basin. An overlap of statewide planning
goals was found to exist between Goal 5 resources and the following Goals: Forest Lands (Goal 4), Air,
Water, and Land Resources Quality (Goal 6), Areas Subject to Natural Disasters and Hazards (Goal 7),
and Recreational Needs (Goal 8). Ancillary strategies relating to Goal 5 may be found in sections of this
Plan pertaining to the above Goals.
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POLICY 11, CULTURAL RESOURCES:

It is the policy of Washington County to protect its historic and cultural
resources.

Implementing Strategies

The County will:

a.

Include all cultural resources determined to be significant or important, in the manner specified by
OAR 660-16-000, in its Cultural Resource Inventory. A resource will be included in the Inventory if it:

1. Exemplifies or reflects special elements of the county's cultural, social, economic, political,
aesthetic, engineering, architectural or archeological history;

2. Is identified with persons or events significant in local, state or national history;

3. Embodies distinctive characteristics of a style, type, period or method of construction, or is a
valuable example of the use of indigenous materials or craftsmanship;

4. Is representative of the notable work of a builder, designer or architect;
5. Retains physical integrity in original design, condition and setting; or
6. Isincluded in the National Register of Historic Places.

Comply with the requirements of OAR 660-16-005 by utilizing a general analysis identifying activities
that could conflict with the preservation of inventoried cultural resources, and considering the
economic, social, environmental and energy (ESEE) consequences of allowing the conflicting activity
versus preserving resources in various generalized situations. The general conflicts and
consequences analysis shall be the basis for the County's selection of a standard program, including
regulations, to protect inventoried cultural resources. If an owner does not concur with the application
of the standard program to a resource, however, the owner may, in a legislative or quasi-judicial plan
amendment process, submit a site-specific analysis of the ESEE consequences for consideration,
following criteria in the Code and OAR 600-16-005. This site-specific ESEE analysis may then be
used as the basis for an alternative program decision, if the owner's evidence and findings are
determined to be compelling.

Utilize the Historic and Cultural Resource Overlay District contained in the Community Development
Code for the management of significant cultural resources in the urban area of the county that are
buildings and structures, unless an alternative decision is made after consideration of a site-specific
analysis of ESEE consequences submitted by the resource owner.

Evaluate the potential for including specific cultural resource sites within the County's or the Tualatin
Hills Park and Recreation District's park and recreation system.

Investigate the possibilities of receiving funding and tax benefits from the federal, state and local
levels in order to support cultural resource management.

Coordinate and advise in cultural resource management efforts, using public and private resources.

Where possible, assist with the restoration of buildings, which have been identified as having some
historical or architectural significance.

Coordinate and advise in efforts, using public and/or private resources, which would convert sound
historic buildings and structures to alternate uses, which may prolong their life.

Coordinate with state and federal agencies in the implementation of historic and cultural resource
management plans.

Recognize and comply with applicable state and federal statutes governing conservation and
management of historic and cultural resources.
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Summary Findings and Conclusions

The historic and prehistoric cultural heritage of Washington County is one of the most important in the
Pacific Northwest, but remaining cultural resources, historic structures and sites have only been partially
inventoried. Increased public awareness and protection will require completion of a comprehensive
inventory and a more active role by the County in reviewing potential destructive projects. In 1984, the
Washington County Museum'’s administrator supervised a comprehensive inventory of the county's
cultural resources to identify sites, areas and structures and determine their relative importance for
protection. Approximately 1000 resources were surveyed with over 200 deemed to be worthy of inclusion
on a preliminary inventory.

In 1986, the Board of Commissioners appointed a task force to evaluate the significance of the resources
identified by the museum as well as other resources that had been identified either prior to or after the
completion of the inventory. The task force completed its analysis of the inventory in 1988, with public
hearings held before the Planning Commission and Board in 1989 to consider the task force’s
recommendations.

On June 13, 1989, the Board adopted by Resolution and Order (R&O 89-86) the Washington County
Cultural Resources Inventory. The adopted inventory identifies 220 resources.
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POLICY 12, SCENIC RESOURCES:

It is the policy of Washington County to protect and enhance its outstanding
scenic views, routes and features.

Implementing Strategies

The County will:

a. lIdentify outstanding scenic resources and provide for their protection in the community plans. The
community plans shall direct the manner and extent to which the area shall be protected.

b. Through the Community Development Code, review and regulate proposed activities in areas of
outstanding scenic resources.

c. Encourage scenic easements or other means of providing public access to sites with outstanding
views.

d. Work with private owners to improve the public's access to sites identified as having significant scenic
views.

Summary Findings and Conclusions

Some urban parts of the county possess exceptionally beautiful settings or views. Such scenery may be
unavailable to the general public unless special efforts are made to ensure visual or physical access if not
ownership. An inventory of scenic resources in the urban area has been completed. A number of scenic
views, routes, and features are excellent and, consequently, worthy to be considered for some form of
protection or reservation for public access.
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URBANIZATION
POLICY 13, REASONS FOR GROWTH:

It is the policy of Washington County to establish a growth management system
for the unincorporated areas within the UGB which promotes:

(1)
(2)

@)
(4)

(5)
(6)

(7)
(8)

Efficient, economic provision of public facilities and services;

Infill development in established areas while preserving existing
neighborhood character;

Development near or contiguous to existing urban development where
services are available;

Parcelization of land such that future development at urban densities can take
place;

Development which is compatible with existing land uses;

Agriculture use of agricultural land until services are available to allow
development;

Development in concert with adopted community plans; and
Utilization of the existing capital infrastructure.

Implementing Strategies

The County will:

Permit growth to occur only in areas with adequate public services and facilities, as permitted under
growth management strategies contained in the Comprehensive Plan. If development is permitted in
areas with limited services, a minimum acreage of ten (10) acres should be imposed. Allow
subsurface sewage disposal systems within the UGB where approved by the County on legally
created lots of record, where CWS does not now serve. Prior to the issuance of a development
permit, in such cases, the property owner will be required to sign a waiver of remonstrance against
future formation of a Local Improvement District for sanitary sewers.

Encourage infill development where such development will not adversely affect existing uses and
where the capacity of existing public facilities and services will not be exceeded.

Allow the continuation of existing farm and forestry uses within the urban unincorporated area.

Assure that proposed land divisions are consistent with all current master facilities plans for roads,
sanitary sewers, drainage, and water distribution facilities, as well as community and city plans. This
will help assure that full development of the property can take place at planned urban densities.

Designate land inside areas previously set aside as Specially Regulated Areas (SRAS) as
urbanizable and considered available for urban development subject to the application of the County
Growth Management policy and strategies. Prior to the availability of critical urban services in the
SRAs, development will be permitted on lots of record but residential partitioning will be prohibited.
Applications for development of lots of record within SRAs will be required to demonstrate that
location of new structures will not prevent development in accord with CFP and Community plans and
relevant Urban Planning Area Agreements.
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All SRA lands designated Industrial shall be subject to a 30-acre minimum lot size unless modified
through the application of the Special Industrial District. Provisions of the Special Industrial District
shall be included in the Community Development Code.

f. Consistent with Policy 18, apply the FD-10 or FD-20 District to property added to a UGB. Maintain
these designations until the planning requirements of Metro Title 11 are complete and adopted or the
property has been annexed to a city.

Summary Findings and Conclusions

Washington County is an integral part of the Portland metropolitan area and as such shares in the growth
and change experienced by the region as a whole. As in the past, Washington County and the region will
continue to attract employment and population growth due to a good supply of buildable land, a skilled
labor force, and the area's image as a "livable” community.

Growth in recent years has brought prosperity to Washington County residents and businesses while at
the same time the pace of growth has often outstripped the ability of local jurisdictions--including the
County--to adequately plan for and service new development except on a piecemeal basis.

In order to ensure that growth occurs in a manner that does not result in expensive, land consuming
urban sprawl and to help protect agricultural lands from premature development, the Metropolitan Service
District, with the participation of counties and cities, drew a 20-year Urban Growth Boundary (UGB) within
the tri-county region. Buildable lands inside the UGB were intended to satisfy the demands of population
and employment growth until the year 2000. Inside the UGB, Washington County includes over 17,800
acres of unincorporated buildable land; the county's urban area cities have an estimated 14,000 more
buildable acres. The total available and buildable acreage may be in excess of the amount of land
needed to meet the requirements of the twenty-year forecasts of population and employment.

Actual growth in Washington County in recent years has far outstripped the level of growth anticipated in
the UGB findings. Washington County population has already reached the level expected to be contained
by the SRA (Specially Regulated Areas) policy. Therefore the SRA concept will be replaced by a growth
management policy which treats all lands within the urban area in a uniform manner.

Washington County is required to include, as part of its Comprehensive Plan, acknowledgment of the
Regional Urban Growth Boundary and policy or strategy statements intended to carry out the intent of the
UGB as provided in several Metro policy guidelines. In 1999 and 2002, Metro expanded the Regional
Urban Growth Boundary. Metro’s Urban Growth Management Functional Plan (UGMFP) limits the size of
new parcels to 20 acres and requires local governments to restrict development on new urban lands until
master planning has occurred. The FD-20 District will be applied to properties added to the Regional UGB
through Metro’s major or legislative amendment processes in order to comply with Metro’s 20-acre
minimum lot area requirement. The FD-20 District will be maintained on new urban lands until Metro’s
Title 11 planning requirements for the areas have been completed and adopted. The above policies and
strategies meet the above requirement, but more importantly, they establish some parameters for growth
that will be used to guide the development and update of community plans.
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POLICY 14, MANAGING GROWTH:

It is the policy of Washington County to manage growth on unincorporated lands
within the UGB such that public facilities and services are available to support
orderly urban development. This policy applies to urban unincorporated lands,
except in new urban areas which are subject to

Policy 44.

Implementing Strategies

The County will:

a.

Support the regional Urban Growth Boundary and procedures for its amendment as acknowledged by
the Oregon Land Conservation and Development Commission.

Categorize urban facilities and services into three categories: critical, essential and desirable.

1.

Critical facilities and services are defined as: public water, public sanitary sewers, fire
protection, drainage, and access on Local roads and Neighborhood Routes. These facilities and
services are addressed in adopted urban service agreements. Urban service agreements
address who are the long-term providers of these services and facilities. An inability to provide an
adequate level of critical services in conjunction with the proposed development will result in the
denial of a development application.

Essential facilities and services are defined as: schools, Arterial (including state highways) and
Collector roads, transit improvements (such as bus shelter and turnouts, etc.), police protection,
street lighting, regional trails and on-site pedestrian and bicycle facilities in the public right-of-way.
These facilities and services are addressed in adopted urban service agreements. Urban Service
agreements address who are the long-term providers of these services and facilities. Failure to
ensure the availability of an adequate level of all essential services within five (5) years from
occupancy may result in the denial of a development application. The Review Authority may
condition the approval to limit the period of time to a period shorter than five (5) years depending
upon the degree of impact that the proposal has on the inadequate facilities or services and the
risks to public safety in the interim period.

The development application will be denied when the essential facilities and or services cannot
be ensured within the required time period unless the following findings of fact can be made. All
exceptions to the public facility and service standards shall require a public hearing:

a) The particular inadequate facility(ies) or service(s) is not necessary for the particular proposal
within the aforesaid five (5) year period;

b) The approval of the development application will not substantially interfere with the ability to
later provide the particular inadequate facility(ies) or service(s) to anticipated uses in the
vicinity of the subject property;

c) The approval of the development application without the insurance of the particular
inadequate facility(ies) and service(s) will not cause a danger to the public or residents in the
vicinity of the subject property; and

d) Itis shown that the applicant has exhausted all practical methods within the ability of the
applicant to ensure the provision of the unacceptable facility(ies) and service(s).

Desirable facility(ies) and service(s) are defined as: Public mass transportation service, parks and
recreation facilities, community trails, traffic calming devices, mid-block crossings and off-site
pedestrian and bicycle facilities. These facilities and services are addressed in adopted urban
service agreements. Urban service agreements address who are the long-term providers of these
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services and facilities. These are facilities and services that may be expected in a reasonable
time frame from the occupancy of a development. Requiring new development to annex to a park
provider is an acceptable way to promote the availability of park and recreation facilities.

A development application may be conditioned to facilitate desirable facilities and services based
upon specific findings.

c. Rely upon standards established by the appropriate special service district and adopted County
standards as the measurement of acceptability for the service provided by the service provider. The
information obtained from the service provider shall be treated as a rebuttable presumption as to the
ability to provide an adequate level of the facility or service. However, the evidence that can rebut it
must be compelling evidence based upon objective data in order to controvert the determination of
the service provider. Specific standards for implementation will be identified in the Community
Development Code as well as acceptable methods for assuring availability of required public services
and facilities.

d. Require that the cost of providing the required county urban services for a particular land use
proposal shall be borne by the applicant or benefited properties unless otherwise authorized by the
Board of Commissioners. Methods to assure needed improvements that address development
impacts may include but are not limited to improvements by an applicant, planned capital
improvements by a public agency, fees, and annexation to a park district.

e. Apply the growth management standards to all new development actions as provided in the
Community Development Code.

f. Establish clear and objective criteria for the issuance of all development permits. These criteria will
consider:

1. Consistency with the Comprehensive Plan and appropriate community plans,
2. Adequacy of public facilities and services as required in the growth management strategy, and
3. Consistency with development standards contained in the Community Development Code.

g. Use, and encourage other public service providers to use, the following priority list to guide the
investment of public monies in public facilities and services:

1. Solve existing health, safety and welfare problems.

2. Facilitate infill development or new development which is contiguous to existing.
3. Promote commercial and industrial economic development opportunities.
4

Extend services to outlying, undeveloped areas designated for residential development in the
Comprehensive Plan.

Summary Findings and Conclusions

A healthy, livable urban environment is achieved in part through the provision of public facilities and
services prior to or concurrent with development at a level adequate to serve the expected demand.

The major urban facilities and services that have been impacted the most by the demands of the county’s
growth are the county road system, police protection, schools, and park and recreation services.
Providers of other services and facilities, such as sewers and water lines, have in general been able to
keep pace with the rapid growth of recent years and still provide adequate service to existing customers.

The County needs to make sure that, despite cutbacks in general revenue sharing and federal and state
funding for capital facility construction, future growth does not occur without the necessary supporting
services. This can be accomplished through managing growth, using adequate service availability as a
key element in the development review process.

WASHINGTON COUNTY COMPREHENSIVE FRAMEWORK PLAN FOR THE URBAN AREA
Policy 14, Managing Growth — Page 47
November 2019



POLICY 15, ROLES AND RESPONSIBILITIES FOR SERVING GROWTH:

It is the policy of Washington County to work with service providers, including
cities and special service districts, and Metro, to ensure that facilities and services
required for growth will be provided when needed by the agency or agencies best
able to do so in a cost effective and efficient manner.

Implementing Strategies

The County will:

a. Prepare a public facilities plan in accordance with OAR Chapter 660, Division 11, Public Facilities
Planning.

b. Continue to provide the following facilities and services as resources permit:

Service Portions of the county served
e Public Health e countywide
e Sheriff Patrol e countywide (limited)
e Assessment & Taxation e countywide
e Road Maintenance e county roads
e Land Development Regulations e unincorporated areas only
e Solid Waste Collection System Mgmt. e unincorporated areas only
(franchising) e unincorporated areas outside UGB
e Solid Waste Disposal o countywide
e Cooperative Library System o countywide
e Records and Elections

c. Consider being an interim provider of park land and recreation facilities either directly or through an
intergovernmental agreement with a park and recreation provider when the provisions of Policy 33
are met.

d. In conjunction with Washington County cities and special service districts and Metro, adopt urban
service agreements that address all unincorporated and incorporated properties in the Regional
Urban Growth Boundary consistent with the requirements of ORS 195.060 to 080. Urban service
agreements shall identify which service providers will be responsible for the long-term provision of the
urban services described below and the ultimate service area of each provider. Urban service
agreements shall also identify the service provision principles for each of urban services described
below.

In the event the urban unincorporated territory in the Bull Mountain area is incorporated into a new
city or a park and recreation district is formed that includes any portion of the urban unincorporated
territory in the Bull Mountain and Metzger-Progress areas, the County will work with affected service
providers and amend the Tigard Urban Service Agreement as may be necessary to assure ongoing
compliance with ORS 195.
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e.

Urban services that will be addressed in urban service agreements include:

Fire protection and emergency services
Law enforcement

Parks, public transit

Recreation and open space

Sewer

Roads and Streets
Storm Water
Water

In the Tigard Urban Service Area, the designated long-term providers of the urban services

described above are:

Service

Long-Term Provider

Fire protection and emergency services
Law enforcement

Parks, recreation and open space
Public transit

Roads and streets

Sewer
Stormwater
Water

Tualatin Valley Fire and Rescue
city of Tigard

city of Tigard

TriMet

city of Tigard, Washington County (only roads in
the countywide road system), and the Oregon
Department of Transportation (only roads in the
state highway system)

city of Tigard and Clean Water Services
city of Tigard and Clean Water Services

city of Tigard, Tualatin Valley Water District and
the Tigard Water District

In the Hillsboro Urban Service Area, the designated long-term providers of the urban services

described above are:

Service

Long-Term Provider

Fire protection and emergency services
Law enforcement

Parks, recreation and open space
Public transit

Roads and streets

Sewer
Stormwater
Water

city of Hillsboro
city of Hillsboro
city of Hillsboro
TriMet

city of Hillsboro, Washington County (only roads
in the countywide road system), and the Oregon
Department of Transportation (only roads in the
state highway system)

city of Hillsboro and Clean Water Services
city of Hillsboro and Clean Water Services

city of Hillsboro and Tualatin Valley Water
District

1. Sanitary sewage collection and treatment;

2. Drainage management;

Establish a coordination system with all cities, special districts and private companies that now or will
provide services to the present unincorporated area. This coordination system will be designed to
ensure that the following types of services and facilities will be provided when needed to existing and
future county residents and businesses in accord with the Comprehensive Plan:
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Fire protection;

Water distribution and storage;

Schools;

Libraries;

Utilities (electricity, telephone and cable communications, natural gas, etc.);

Solid waste disposal;

© ® N o g~ w

Roads and transportation facilities;

10. Parks, recreation facilities, and open space;
11. Police;

12. Transit; and

13. Street lighting.

If appropriate in the future, enter into agreements with service providers which address one or more
of the following:

Process for review of development proposals;

Process for review of proposed service extension or facility expansion;

Service district or city annexation;

Planning of service extensions, new facilities, or facility expansions;

Procedures for amending the agreement;

Methods to be used to finance service and or facility improvements, operation and maintenance;

Methods to be used to acquire and develop park land and recreation facilities;

© N o 00k~ 0N

Standards to be used by the County and the service provider in assessing "adequate" service
levels;

9. Area or clientele to be served now and in the future;
10. Consistency with Plan policies and strategies;

11. Coordination of capital improvements programs; and
12. Cost effectiveness of service provision.

Not oppose proposed annexations to a city that are consistent with an urban service agreement or a
voter approved annexation plan.

Not oppose proposed annexations to a special service district:
1. That are consistent with an urban service agreement; or

2. If no urban service agreement applies to the property, the property lies within an area for which
the district is designated a party in a cooperative agreement adopted pursuant to ORS 195.020
and the district has adopted a master plan for the area.

Annexations to special service districts that are consistent with an adopted urban service agreement
are deemed to be consistent with the Washington County Comprehensive Plan.

Upon annexation of the area in the vicinity of SW Garden Home Road and SW Oleson Road by the
city of Beaverton consistent with the Portland Urban Service Boundary, the city of Portland shall
consent to annexation by Beaverton of that area south of SW Garden Home Road and west of
Oleson Road that is currently in Portland.
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For the Raleigh Hills Center as shown on the acknowledged Metro 2040 Growth Concept Map, the
affected jurisdictions of Beaverton, Portland, Washington County and Metro shall enter into an urban
planning agreement to assure implementation of the Urban Growth Management Functional Plan
provisions relating to town centers, including the establishment of town center boundaries and
demonstration of target capacities for jobs and housing.

Work with Community Participation Organizations to identify and describe specific concerns related to
possible future annexations of land to cities which abut community planning areas. These concerns
shall be considered by the County during re-negotiation of urban planning area agreements.

Support incorporation of new communities provided that incorporation will result in the provision of
services in the most efficient and cost effective manner and is not in violation of an already existing
urban planning area agreement between the County and an affected city.

Notwithstanding Implementing Strategy |. above, the Board of Commissioners may place a petition to
incorporate a city in the urban unincorporated portion of the Bull Mountain area on the ballot provided
the Board determines that the petition is consistent with other applicable requirements governing
incorporation under state law and the Metro Code. If the voters approve incorporation, the County
shall coordinate with the new city and the city of Tigard to amend the existing Washington County —
city of Tigard Urban Planning Area Agreement (UPAA) as may be required to assure ongoing
compliance with the coordination requirements required by ORS 195 and Goal 2.

Cooperate in the development, adoption, and implementation of a master plan for library services and
facilities based on a survey of county library needs; and, develop a financial plan for operating library
services in the county, with emphasis on the establishment of a multiple funding base, with the
involvement of the Washington County Cooperative Library System Citizen Advisory Board, cities,
community libraries, school districts, the Tualatin Hills Park and Recreation District, and citizens.

Enter into intergovernmental agreements with large school districts that are consistent with state law,
and that contain at a minimum the following items:

1. How the County will involve the district in comprehensive planning, including plan amendments
and amendments to residential land use regulation, including notice of hearing.

2. Describe the responsibilities of the district in comprehensive planning, including plan
amendments and amendments to residential land use regulations regarding provision of urban
services.

3. Establish the role and responsibilities of each party to the agreement with respect to County
approval of new development.

4. Agreement between the district and the County regarding frequency of, and county participation
in, updates to the school facility plan.

5. Establish the role and responsibilities of the county with respect to district interests,
including capital facilities and real property.

These intergovernmental agreements may be adopted by the Board of Commissioners through
Resolution and Order.

Require developing properties not currently located within the service area of a park district that
provides park and recreation services to annex to a park district when the following conditions are
met:

1. The property lies within an area identified for park and recreation service by a park district in an
urban service agreement adopted pursuant to ORS 195.065; or, if no urban service agreement
applies to the property, the property lies within an area for which a park district is designated a
party in a cooperative agreement adopted pursuant to ORS 195.020; and

2. The park district has adopted a park master plan for the subject area, which provides the basis for
the development of park and recreation facilities.
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Identify the Tualatin Hills Park & Recreation District as the park and recreation provider to urban
unincorporated properties lying between the Hillsboro, Tigard and Portland Urban Service
Boundaries, excluding properties outside of THPRD that were added to the Regional Urban Growth
Boundary after 2001.

1. Lying between the Hillsboro, Tigard and Portland Urban Service Boundaries, excluding properties
outside THPRD that were added to the Regional Urban Growth Boundary after 2001; or

2. North of NW Springville Road.
Identify the following service providers for the North Bethany Subarea Plan:

1. Sewer: Clean Water Services. The North Bethany Service Provider Map A shows the location of
future major sewer trunk lines and capacity improvements necessary to serve the planning area.

2. Stormwater: Clean Water Services. The North Bethany Service Provider Map B shows the
location of future improvements necessary to serve the planning area.

3. Public Water: Tualatin Valley Water District. The North Bethany Service Provider Map C shows
the location of future improvements necessary to serve the planning area.

4. Parks, trails, and open space: Tualatin Hills Park & Recreation District. The North Bethany
Service Provider Map D shows the location of future improvements necessary to serve the
planning area.

5. Schools: Beaverton School District. The North Bethany Service Provider Map E shows the
location of future improvements necessary to serve the planning area.

6. Law enforcement: Washington County including Enhanced Sheriff’'s Patrol District.

7. Fire protection and emergency services: Tualatin Valley Fire and Rescue. The North Bethany
Service Provider Map F shows the location of future improvements necessary to serve the
planning area.

Identify the following service providers for Bonny Slope West, an approximately 160-acre area that is
generally located east of NW 125th Avenue and north of NW Thompson Road, as shown in the
Bonny Slope West Service Area Provision Map:

1. Sewer: Clean Water Services

Stormwater: Clean Water Services

Public water: Tualatin Valley Water District

Parks, trails, and open space: Tualatin Hills Park & Recreation District

Schools: Beaverton School District and Portland Public Schools

Law enforcement: Washington County including Enhanced Sheriff’'s Patrol District

Fire protection and emergency services: Tualatin Valley Fire and Rescue

© N o 0k~ w Db

Roads: Urban Road Maintenance District

Summary Findings and Conclusions

Public facilities and services necessary for growth in Washington County historically have been provided
by a variety of unrelated special districts, local governments, and other agencies. Cooperation and
coordination between service providers in developing plans and programming capital facilities has been
limited.

The County has the responsibility under state law to coordinate the timely provision of public facilities and
services within the county. Due to the fact that the County itself does not provide a full range of urban
services, the best means of fulfilling this responsibility--which will result in a better living environment for
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county residents--is the formal establishments of a strong coordination system between the County and
all service providers and the adoption of urban service agreements.

In 1993 the State Legislature adopted Senate Bill 122 (codified as ORS 195), which requires local
governments to work together to establish urban service boundaries and adopt urban service
agreements. ORS 195.060 to 080 requires local governments to determine who will be the ultimate urban
service providers of the following services: fire protection, parks, recreation, open space, sewer, streets,
roads, and public transit.

In addition to these services, Washington County local governments determined that law enforcement
and storm water services should also be addressed. Urban service agreements identify the ultimate
service area of each provider and identify the service provision principles for each urban service. Urban
service agreements are applicable to land inside the Regional Urban Growth Boundary, including
incorporated and unincorporated areas.

Urban service boundaries have been adopted for Hillsboro, Portland and Tigard and urban service
agreements have been adopted for Hillsboro and Tigard. Efforts to establish needed urban service
agreements and designate urban service boundaries for other cities shall continue. Urban service
agreements are a very important tool in ensuring that residents and businesses in the urban area receive
all the services addressed in urban service agreements, as well as ensuring the timely and efficient
provisions of public facilities and services within the county. In the event the urban unincorporated
territory in the Bull Mountain area is incorporated to create a new city or a park and recreation district is
formed that includes any portion of the urban unincorporated territory in the Bull Mountain and Metzger-
Progress areas, the County will work with affected service providers to recognize the new service provider
and determine the long-term service providers to the area.

The County has the additional responsibility to its citizens of ensuring that the services needed to allow
growth will be provided by the agency or agencies best able to do so in a coordinated, efficient and cost
effective manner. Therefore, County review of and recommendations on annexation or incorporation
proposals involving cities and special service districts is imperative.

Requiring developing properties to annex to special service districts that provide park and recreation
services helps to assure that such services are provided within a reasonable time frame.
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City of Portland Urban Service Area
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City of Portland Urban Service Area
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POLICY 16, QUANTITY OF GROWTH:

It is the policy of Washington County that Community Plans be prepared,
evaluated and updated using housing, employment and population allocations
contained in the Comprehensive Framework Plan as the minimum necessary
number of new housing units and new jobs which must be accommodated.

Implementing Strategies
The County will:

a. Provide for each new planning area - those areas without a recently adopted community plan -
numerical and written information regarding forecasted housing, employment, and population growth
and recommendations regarding distribution of the area's remaining vacant lands to general land use
categories. The planning for property added to the Regional Urban Growth Boundary shall be
consistent with Metro’s Urban Growth Management Functional Plan.

b. Require that plans for the new planning areas use the information provided as the basis for
designation of land uses to buildable lands.

c. Evaluate recently adopted community plans, in part, using allocations from the CFP.
Summary Findings and Conclusions

Washington County's share - including the cities - of regional growth projected between 1980 and the
year 2000 is estimated to be about 138,000 persons, 75,000 homes, and 90,000 jobs; for the now
unincorporated area of the county inside the UGB, these figures translate to approximately 90,000
people, 39,500 homes, and 38,800 jobs. In arriving at these estimates for the unincorporated area,
projections of 20-year growth provided by city plans were subtracted from the total county projections.

The total holding capacity of the county's buildable lands is represented by the estimated number of
homes and jobs that can be accommodated on those lands given certain assumptions about public rights-
of-way, institutional needs, and housing and employment densities. Inside the UGB residential holding
capacities are calculated using housing mix and density requirements established by Metro after an
amount of land needed for economic development is removed. According to state rules, Washington
County is required to provide in the Comprehensive Plan the opportunity for a new residential
construction mix of 50:50 between detached and attached units and an average density for new
residential construction of 8 units per net buildable acre in the urban unincorporated area.

Commercial and industrial holding capacities are estimated using assumptions about the typical number
of employees per acre occurring in different activities and a percentage of land needed beyond that
required for projected growth to provide market choice.

Using the assumptions briefly described above, the level of growth in the urban unincorporated area
forecast for 1980-2000 will require the use of approximately 7,900 acres of the vacant buildable land
supply inside the UGB; an additional amount of land will be required for institutional uses which are
needed to support that residential and economic growth. Since the total supply of buildable land is now an
estimated 17,826 acres, the amount of land that is probably not needed for growth is about 9,900 acres.
These acres include both institutional lands and excess holding capacity for housing and economic
development. (More exact information in vacant and available land will be developed as part of the
community planning process, therefore these estimates are subject to change.)

Community plans for the urban unincorporated area need to include land use designations for every piece
of property in the planning area, whether or not the property is thought to be needed in the next 20 years.
Assignment of land use designations will require the careful use of locational criteria from the
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Comprehensive Framework Plan. However, this work must also be done such that the resulting network
of community plans helps to meet regional requirements for implementing the UGB. For properties
designated FD-20, the planning for these areas shall be consistent with Title 11 of Metro’s Urban Growth
Management Functional Plan. To assist community planning groups in this effort work has been done to
translate countywide growth projections and housing supply and density requirements to each of the
community planning areas. (These allocations are subject to change based on new information or
decisions on options affecting the allocations.)

The process of allocating homes and jobs took in to account the amount and location of existing vacant
lands in each area, topographic features, transportation accessibility, prevailing character of each area
and surrounding communities. The three communities with already adopted plans - Raleigh Hills-Garden
Home, Metzger-Progress, and Sunset West - are assured through the growth allocations that the housing
and employment limits of their existing plans will not be exceeded. Preliminary results of the allocation
process are shown in the following table. (A complete description of the methodology used will be
included in the appendix of the final draft of the CFP.)

The County will use the combined set of community plans for the urban unincorporated area to show in
part that Metro and LCDC requirements for implementation of the Urban Growth Boundary are being met.
New community plans will need to be developed using the growth allocations and underlying assumptions
as a firm guide, while the work and commitments put into recently adopted community plans will be
respected.
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GROWTH ALLOCATION AREAS WASHINGTON COUNTY

SOURCE: Washington County
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PRELIMINARY GROWTH AND LAND USE DISTRIBUTION
URBAN UNINCORPORATED WASHINGTON COUNTY

TOTAL BUILDABLE LAND
(GROSS ACRES
EXCLUDING STEEP

DISTRIBUTION OF UNITS AND

AREA SLOPES AND FLOOD EMPLOYEES TO ACRES

PLAINS)

URBAN UNINCORPORATED

WASHINGTON COUNTY

Total 14,882.9

Low Density Residential 9,770.9 36,642 units 9,770.9 ac.

Medium Density Residential 2,748.4 39,579 units 2,748.4 ac.

Office 254.7 24,841 emp 254.7 ac

Retall 306.7 7,953 emp 306.7 ac.

Industrial 1,802.2 45,055 emp 1,802.2 ac.

CEDAR HILLS-CEDAR MILL

Total 2,055.1

Low Density Residential 1,337.9 5,017 units 1,337.9 ac.

Medium Density Residential 534.3 7,694 units 534.3 ac

Office 92.5 7,863 emp 92.5 ac.

Retall 92.5 1,900 emp 76.0 ac.

Industrial 14.4 360 emp 14.4 ac.

RALEIGH HILLS-GARDEN HOME

Total 817.5

Low Density Residential 748.7 2,808 units 748.7 ac.

Medium Density Residential 31.5 454 units 31.5ac.

Office 22.6 4,339 emp 22.6 ac.

Retail 14.7 368 emp 14.7 ac.

Industrial 0 0 0

METZGER-PROGRESS

Total 277.6

Low Density Residential 220.6 828 units 220.6 ac.

Medium Density Residential 27.7 400 units 27.7 ac.

Office 12.9 1,870 emp 12.9 ac.

Retall 16.4 440 emp 16.4 ac.

Industrial 0 0 0

BULL MOUNTAIN

Total 1,290.0

Low Density Residential 1,285.0 4,818 units 1,285 ac.

Medium Density Residential 0 0 0

Office 0 0 0

Retalil 5.0 125 emp 5.0 ac.

Industrial 0 0 0
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TOTAL BUILDABLE LANDS
(GROSS ACRES EXCLUDING

STEEP SLOPES AND FLOOD DISTRIBUTION OF UNITS AND

AREA PLAINS) EMPLOYEES TO ACRES
SHERWOOD
Total 996.0
Low Density Residential 624.9 2,340 units 624.0 ac.
Medium Density Residential 100.0 1,440 units 100.0 ac.
Office 0 0 0
Retail 44.0 1,100 emp 44.0 ac.
Industrial 228.0 5,700 emp 228.0 ac.
ALOHA-REEDVILLE-COOPER MT.
Total 3,012.0
Low Density Residential 2,093.3 7,850 units 2,093.3 ac.
Medium Density Residential 819.3 11,798 units 819.3 ac
Office 12.0 1,020 emp 12.0 ac.
Retalil 57.3 1,433 emp 58.3 ac.
Industrial 30.1 753 emp 30.1 ac.
BETHANY
Total 1,620.0
Low Density Residential 1,247.4 4,436 units 1,183.0 ac.
Medium Density Residential 356.4 4,908 units 340.8 ac.
Office 0 0 0
Retail 16.2 250 emp 10.0 ac.
Industrial 0 0 0
SUNSET WEST
Total 4,237.7
Low Density Residential 2,137.8 8,017 units 2,137.8 ac.
Medium Density Residential 857.4 12,347 units 857.4 ac.
Office 114.7 9,749 emp 114.7 ac.
Retail 76.1 2,157 emp 76.1 ac.
Industrial 1,051.7 26,292 emp 1,051.7 ac.
WEST UNIOIN
Total 478.0 0 0
Low Density Residential 0 0 0
Medium Density Residential 0 0 0
Office 0 0 0
Retall 0 0 0
Industrial 478.0 11,950 emp 478.0 ac.

County policy should direct the use of the growth and land use allocations and the set of guidelines which
will accompany them in preparing and updating community plans. In doing so, community plans will be
prepared which accommodate the growth that is projected and the resulting land use patterns will reflect
the County's and the community's concern for fostering efficient development as well as a livable

environment.
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POLICY 17, QUALITY OF DEVELOPMENT:

It is the policy of Washington County to:
A.

Locate development through the community planning process by
considering land use compatibility, complementary scale, and overall
community impacts; and, establish a clear and objective development
review process which evaluates individual developments from a functional
site design perspective.

Utilize a one map planning methodology with respect to a plan map and
implementation mechanism. The Community Development Code
(Development Regulations) shall be prepared using such an approach.

Develop the Community Development Code utilizing the following
objectives:

- Allow master application form, one step permit
- Implement the Plan
- Standardize procedures for all land use actions

- Establish a two-tier review process for land use actions in transit
oriented districts that has specific design standards and provide for a
quicker review process and flexibility

- Reduce costs (public and private)

- Protect existing neighborhoods

- Allow flexibility in developing areas

- Include clear and objective standards and criteria to
e Add predictability
e Remove confusion

e Simplify requirements

Allow consolidated review of multiple requests for the same site.

Protect existing open space and recreational facilities.

Implementing Strategies

The County will:

a. Continue and improve the design review process as part of its overall development regulations:

1. Based on clear and objective design criteria and standards, and
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2.

Using an administrative procedure with an appeal process for Type | and Type Il actions and
certain Type IIl actions.

b. Establish a two-tier process for the review of land use actions in transit-oriented districts that

provides:

1. For an expeditious Type Il review of actions that are consistent with clear and objective design
standards,

2. A Type lll process to allow applications to vary from the specific design standards for transit
oriented districts when compliance with broader design principles is demonstrated, and

3. One appeal for each review procedure.

c. Include clear and objective design criteria and standards in its development regulations which:

1.

2.

Preserve and enhance the amenities of the natural and the built environments,

Maintain and improve the qualities of, and relationships between buildings and surrounding uses
now and in the future,

Ensure that individual development contributes to a quality environment for people using the
development and the surrounding neighborhood, and

Account for the climate, soil limitations, topography, flood plains and or drainage ways, solar
orientation and natural vegetation in the site design.

d. Require design review criteria and standards which address:

1.

10.

11.

12.

13.

Site layout, including such factors as: climate, energy conservation, privacy, topography,
vegetation, flood plain and natural drainage ways, special needs of the handicapped, and crime
prevention techniques,

Transit-oriented development, including but not limited to circulation, pedestrian streetscapes,
parking areas and garages, open space, landscaping, signs, water quantity/ quality facilities, and
density transitions,

Private and common outdoor spaces,

Parking and circulation,

Access to site from adjacent rights-of-way, streets and arterials,

Exterior lighting,

Service and delivery areas,

Outdoor storage,

Landscaping and buffering,

Building location, orientation, weight and mass,

Retention of natural features,

Transit and pedestrian bike access, and

Signs: location, size, height and message.
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e. Include design standards in the Community Development Code related to: 1) infill development, 2)
mobile home parks and mobile home subdivisions, 3) land divisions, and 4) transit-oriented
development.

f.  Allow the review authority to impose conditions on a development proposal in order to meet clear and
objective criteria for site design established by this Plan.

g. Include in the Community Development Code site design data requirements for proposed residential,
commercial, industrial, and institutional developments.

Summary Findings and Conclusions

The cumulative impacts of design decisions that are made during the community planning and
subsequent land development processes define the character and attractiveness of a community.

A well-conceived development plan provides for the appropriate layout and design of proposed project
improvements, including but not limited to: structures, vehicular parking and circulation areas;
landscaping; outdoor recreation areas; signs and graphics; grading and fill; pedestrian access; and
buffering and screening measures.

A program which 1) emphasizes and promotes functional, safe, innovative and attractive site
development compatible with the natural and the built environment and 2) evaluates the design of new
development in terms of its conformance with design policies contained in adopted community plans, will
greatly contribute to improving community identity and pride and enhancing the quality of life for county
residents and visitors.

Creating a review process in transit-oriented districts that requires applications to meet a higher level of
design standards, provides a more expeditious review of applications that follow specific design
standards, and provides a process to allow applications to vary from the specific design standards when
the application demonstrates compliance with broader general design principles through the Type I
process will encourage development within these areas that is attractive and encourages the increased
use of transit, walking, and biking.
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POLICY 18, PLAN DESIGNATIONS AND LOCATIONAL CRITERIA
FOR DEVELOPMENT

It is the policy of Washington County to prepare community plans and
development regulations in accordance with land use categories and
locational criteria contained in the Comprehensive Framework Plan.

Implementing Strategies
The County will:

a. Utilize the land use classifications for the community planning program characterized in this section
as plan designations. In determining the appropriate land use designations for community land, the
location criteria should be utilized. Through the preparation of community plans the application of the
plan designations may deviate from the general characterizations of those designations. Such
deviations shall be characterized in the community plans.

b. Incorporate the plan designations characterized in this section into the Development Code as land
use districts. A precise definition of the use types permitted within each district and their development
standards shall be contained within the regulations. These regulations will be developed, with citizen
input, concurrently with the development of the community plans.

c. Require that open space areas required as a condition of approval through a development action
preceding the effective date of this ordinance shall remain as such and cannot be developed except
as may be provided by the Community Development Code.

Summary Findings and Conclusions

The basic building block for comprehensive planning is the land use scheme or pattern which provides for
future population and employment growth. From this pattern public facilities and services are gauged and
planned. In addition to the basic land uses of residential, commercial, and industrial, refinements within
each major category are used to respond to community characteristics. Issues of compatibility, such as
buffering, landscaping and access control will be addressed in the revised development regulation
standards and through provision for appropriate administrative and public review procedures. In addition,
these regulations will address the conditions under which certain uses or actions can be taken. All such
regulations will be clear and objective.

For new urban areas described in Policy 43, a concept planning process (pursuant to Title 11 of the Metro
Urban Growth Management Functional Plan) resulted in a more detailed plan for future capacity and
infrastructure needs. In the new urban area represented by the North Bethany Subarea of the Bethany
Community Plan, the predominant land use is residential, with non-residential areas designed to support
the residential uses. Because of the more detailed plan, most of the non-residential uses allowed in pre-
existing residential districts in the county (e.g., R-6, R-9, etc.) are not warranted. Consequently, an
overlay district for the North Bethany Subarea Plan was created to distinguish the North Bethany Subarea
as a predominantly residential community where the subarea plan represents a more refined level of
community planning. North Bethany land use districts are based on pre-existing residential districts which
have been modified to allow uses appropriate to the subarea plan.

The North Bethany Subarea Plan addresses issues of compatibility by following a template for a density
transect. The transect calls for a gradual change of density that ranges from the highest densities at the
core of the community to the lowest densities at the rural edge. The land use designations applied in the
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North Bethany Subarea are refined to reflect intended concept plan and community design objectives. In
general, the applied districts represent a subset of the range of permitted uses in the broader, original
districts (e.g., R-6, R-9, NC). This condition is indicated in the district nomenclature (for example, the R-6
designation specific to the North Bethany Subarea is indicated as “R-6 North Bethany” or “R-6 NB").
Pursuant to Metro’s Urban Growth Management Functional Plan, minimum and maximum densities have
been established in all residential districts, including the Transit-Oriented Residential districts. With
respect to residential plan designations the following density ranges shall apply:

R-5 4 to 5 units per acre
R-6 5 to 6 units per acre
R-9 7 to 9 units per acre
R-15 12 to 15 units per acre
R-24 19 to 24 units per acre
R-25+ 20 to 100 units per acre
TO:R9-12 9 to 12 units per acre
TO:R12-18 12 to 18 units per acre
TO:R18-24 18 to 24 units per acre
TO:R24-40 24 to 40 units per acre
TO:R40-80 40 to 80 units per acre
TO:R80-120 | 80 to 120 units per acre
R-6 NB 5 to 6 units per acre
R-9 NB 7 to 9 units per acre
R-15 NB 12 to 15 units per acre
R-24 NB 19 to 24 units per acre
R-25+ NB 20 to 50 units per acre

R-5

Characterization: This district primarily includes detached residences at a density of four to five units per
acre. Attached units are permitted in this district only through a planned development process.
Manufactured dwelling parks and subdivisions are not permitted in the R-5 district. A single
manufactured home on a lawfully created parcel is permitted in the district. The Infill Policy (19) of the
Comprehensive Framework Plan applies in this district.

Location Criteria: The R-5 District shall be applied to areas in community plans selected for low residential
densities which are designated Urban in the 1973 Washington County Comprehensive Framework Plan,
as amended and zoned RU-2, RU-4, or developed under the P-R district.

Generally, R-5 areas should not be located on major traffic routes. If appropriate design features can
protect the area from potential adverse impacts, adjacent land uses may include attached and detached
residences (including manufactured dwellings), office and retail commercial, industrial, and institutional
uses.

R-6

Characterization:  This class of uses primarily includes detached residences and, with notice to
surrounding property owners, attached dwellings and manufactured dwellings in manufactured dwelling
parks and manufactured dwelling subdivisions. The R-6 district is intended to provide the opportunity for
innovative design at relatively low densities in developing residential areas in which no predominant
urban character has been established. Residences in this district shall occur at a density of five to six
units per acre. The Infill policy (19) of the Comprehensive Framework Plan shall apply in this district.
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Location Criteria: The R-6 district shall be applied to areas in community plans selected for the lowest
residential densities which are not zoned RU-2, RU-3, RU-4, or developed under the PR zone, and which
are designated Urban Intermediate by the 1973 Washington County Comprehensive Framework Plan, as
amended.

Generally, R-6 areas should not be located on major traffic routes. If appropriate design features can
protect the area from potential adverse impacts, adjacent land uses may include detached and attached
residences (including manufactured dwellings), retail and office, commercial, industrial and institutional
uses.

R-9

Characterization: This class of uses includes detached and attached residences, mobile home parks,
mobile home subdivisions, and appropriate accessory uses. These uses occur at a density of no more
than 9 units per acre and no less than 7 units per acre. When allowed by a legislative or quasi-judicial
plan amendment, assisted living units, that are part of a mixed-use residential development, may be used
to satisfy the minimum density requirement.

Location Criteria: Residences in this class should generally be located close to, but not necessarily on,
Collector and/or Arterial streets. They should be located away from intersections of Arterials and
Collectors. This kind of location allows moderately good access to transit, reduces through traffic on local
streets, and mitigates noise and air pollution impacts. If appropriate design features can protect the area
from potential adverse impacts, adjacent land uses may include detached and attached residences, retail
commercial, office commercial, and industrial uses.

R-15

Characterization: This class of uses includes attached residences, mobile home parks and subdivisions
and detached residences, and appropriate accessory uses. These uses will occur at a density of no more
than 15 units per acre and no less than 12 units per acre. When allowed by a legislative or quasi-judicial
plan amendment, assisted living units, that are part of a mixed-use residential development, may be used
to satisfy the minimum density requirement.

Location Criteria: Residences in this class should be located on or near Neighborhood Routes and
Arterials both to allow ready access to transit and discourage the use of local streets for through traffic. If
residences are located at or near Collector-Arterial intersections, construction and design features to
buffer the impact of noise and air pollution must be provided. This class of uses should not be located at
the intersection of two Arterials unless particular care is taken to minimize potential environmental
impacts.

If appropriate design features can protect the area from potential adverse impacts, adjacent land uses
may include detached and attached residences, retail commercial, office commercial, and industrial uses,
and mobile home parks and mobile home subdivisions.

R-24

Characterization: This class of uses includes attached residences, mobile home parks and subdivisions
and detached residences in conjunction with planned developments, and appropriate accessory activities.
These uses occur at a density of no more than 24 units per acre and no less than 19 units per acre.
When allowed by a legislative or quasi-judicial plan amendment, assisted living units, that are part of a
mixed-use residential development, may be used to satisfy the minimum density requirement.

Location Criteria: Residences in this class should be located on or near Collectors and Arterials. Through
traffic access to residences in this district should not be provided from local streets. Locations on or near
Transit Streets are desirable for these uses. Location of residences at or near Collector-Arterial and
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Arterial-Arterial intersections will require use of construction design techniques to reduce potential visual,
noise, and air pollution impacts on occupants. If appropriate design features can protect the area from
adverse impacts, adjacent land uses may include detached and attached units, mobile home parks and
mobile home subdivisions, retail commercial, office commercial, and industrial uses.

R-25+

Characterization: This class of uses includes detached and attached residences, as well as mobile home
parks and subdivisions in conjunction with planned developments and appropriate accessory uses. These
uses may occur at densities of 25 units or more per acre and no less than 20 units per acre. The density
may be increased to more than 25 units per acre when the standards specified in the R-25+ District are
met (e.g., areas with high frequency transit service). When allowed by a legislative or quasi-judicial plan
amendment, assisted living units, that are part of a mixed-use residential development, may be used to
satisfy the minimum density requirement.

Location Criteria: Residences in this class should be located close to or within major employment or
shopping areas. Measures should be incorporated in the project design to reduce potential adverse
impacts of such locations on occupants. These uses should be located on or near Collectors or Arterial
streets and Transit streets. Through traffic access shall not be provided from Local streets. If appropriate
design features can protect the area from potential adverse impacts, adjacent land uses may include
detached and attached residences, mobile home parks and mobile home subdivisions, retail commercial,
office commercial, and industrial uses.

Neighborhood Commercial (NC)

Characterization: This district provides for small to medium-sized shopping facilities, including food
markets, up to 35,000 square feet in gross floor area, and limited office use. Food markets with between
35,000 and 50,000 square feet in gross floor area may be allowed in the district consistent with quasi-
judicial public review procedures and criteria established in the Community Development Code.

The intent is to provide for the shopping and service needs of the immediate urban neighborhood and as
such should be readily accessible by car and foot from the surrounding neighborhoods. The scale,
operation and types of uses permitted in this district are in keeping with the neighborhood character and
the capacity of public facilities and services. The principal tenant is likely to be a food market.

Location Criteria: The precise location of these uses should be jointly determined by market factors and
the community planning process. Generally, they should be located at Collector and or Arterial
intersections and at intervals a mile apart. These uses may be grouped on sites of up to 10 acres.

Community Business (CBD)

Characterization: Commercial centers in this district are intended to provide the community with a mix of
retail, service and business needs on a medium to large scale within a mixed use planned development.
Medium and high density residential uses, as well as various office and institutional uses, may be
permitted. As the need for regional shopping centers is adequately provided for in existing or planned
facilities, the location of any new regional scale shopping centers or major department stores larger than
50,000 square feet, must undergo public review and demonstrate need. Commercial activities within this
district occur almost entirely within enclosed buildings.

Location Criteria: The exact location of CBD sites should be jointly determined by market factors and the
community planning process with consideration of existing land use patterns. Generally, a Community
Business District location should be at an Arterial intersection and on a transit route. The distance
between a Community Business District and any other commercial center should be between 2 and 5
miles depending on market area and population density.
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General Commercial (GC)

Characterization: This district is intended to provide for uses which serve the traveling public and to
provide for those commercial establishments which require large sites, a high degree of visibility and
controlled auto access off major streets. This district recognizes the existing commercial development
pattern of some areas in the county while discouraging the future growth of the strip commercial land use
pattern. This is to be accomplished by limiting access and narrowing the permitted use list to truly auto or
tourist oriented activities.

Location Criteria: Limited to existing locations or areas specifically designated in the community planning
process.

Office Commercial (OC)

Characterization: The purpose of this district is to provide for office complex development to house
professional, institutional, medical, dental, governmental and other office business uses. The intent is to
accommodate increasing office space needs in organized complexes, ranging in size and intensity from
small to high rise development, depending on site characteristics. Office commercial developments are
employee intensive. Certain accessory commercial uses to serve the employees of the complex and
high-density residential uses may be permitted through a planned development process.

Location Criteria; This district may be used to buffer commercial and residential, commercial and
industrial or residential and industrial uses. The precise location of these uses should be determined by
the community planning process taking into account the population and employment projections.
Generally, office commercial uses should be located at Collector and Arterial intersections for visibility
and auto access. The availability of pedestrian and transit access is also of great importance.

Industrial

Characterization: The intent of this district is to provide sites for all types of industrial uses, to recognize
and regulate existing industrial sites, and to provide the regulatory framework for future industrial
development. Low impact, light manufacturing uses are permitted outright while those with hazardous,
noxious, unsightly or other potential negative impacts may be permitted with more extensive review and
conditions to minimize potential conflicts with surrounding uses.

While the main intent of this district is to provide for industrial uses with minimal commercial use of
industrially designated lands, a mix of office, retail commercial, and light industrial uses may be permitted
through an industrial park procedure.

Location Criteria: Generally the industrial district should be applied to relatively flat areas, with few
different ownerships (and full urban services). Adequate access to a major highway, public transportation
facilities and, in some cases, rail should be considered, as well as proximity to the labor market. The
location should allow integration of the facility into the community while minimizing land use conflicts.
Special light industrial uses have more particular needs, which can be met through industrial park type
development.

Special Industrial District (SID)

Characterization: The purpose of the Special Industrial District Overlay is to permit development through
a process which allows the market to demonstrate the actual demand for various parcel sizes over time
while preserving large lots for potential single large industrial users. The overlay is to be applied to large
acreage industrial sites with few ownerships or limited land assembly problems, with few if any
development constraints, which are suitable for large concentrations of specialized light industrial
activities and related uses.

These specialized types of industry have the following characteristics:
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3.

Have relatively large numbers of employees per acre as well as large numbers of employees per firm.

Utilize highly skilled and technical labor in the manufacture or assembly of final products of small unit
size or research-type development in office based atmosphere. Precision is often of such importance
that these industries do not tolerate noise, pollution, substantial emissions or vibration usually
associated with heavy industrial uses.

Require locations near major thoroughfares.

Location Criteria: The criteria used in determining suitable locations for such uses in the community
planning process are as follows:

1.

2.

A minimum site size of fifty (50) acres and preferably site sizes of 100 to 200 acres or more.

Vacant buildable land as determined by the availability of services to or on the site and available
service capacity to meet the needs of industrial development of the site. Any pre-existing
development on the site must be compatible with the uses and intent of this district.

Little, if any, natural constraints such as:

a) Slope in excess of 5 percent

b) Flood plain

c) Unsuitable soils

Few separate ownerships and large contiguous lots which are not platted or subdivided into small
parcels.

Access to an arterial.

Compatible and preferred surrounding land uses as listed below in order or preference:
a) High technology uses, industrial parks and campus industrial development

b) Light industrial

c) Forest, rural

d) Suburban residential

e) Commercial - services and offices

Application of Overlay:

1.

Within the Industrial District, a contiguous area of largely undeveloped land of 50 or more acres may
be designated "Special Industrial District" (SID) on the community plan map. Areas are considered
contiguous even if separated by streets, roads, easements and natural features.

The SID overlay may be applied through the community planning process or through a plan
amendment process may be initiated by the County or property owners.

Upon consideration of the application of a Special Industrial District Overlay to a particular piece of
property, the location criteria and policies of this Plan shall be considered.

WASHINGTON COUNTY COMPREHENSIVE FRAMEWORK PLAN FOR THE URBAN AREA
Policy 18, Plan Designations and Locational Criteria for Development — Page 85
November 2019



Future Development 20-Acre District (FD-20)

Characterization: The FD-20 District shall be applied to land added to the Regional UGB by Metro during
or after June 1999 through a major or legislative amendment. The FD-20 District is intended to protect
and retain for future urban density development lands which are predominantly in limited agricultural,
forest or residential use. Pursuant to Section 3.07.1110.C. of Metro’s Urban Growth Management
Functional Plan (UGMFP), the minimum lot area for the creation of new parcels shall be 20 acres. These
properties shall remain FD-20 until any appeals regarding the Metro UGB amendment have been
finalized and the planning requirements of Title 11 of Metro’'s UGMFP have been completed and adopted
by ordinance.

Future Development 10-Acre District (FD-10)

Characterization: The FD-10 District is applied to the unincorporated portions of some city active
planning areas for cities that are the only available source of urban services. After June 1999, this district
may not be applied to properties added to the Regional Urban Growth Boundary through a major or
legislative amendment due to Metro’s minimum parcel size requirement of 20 acres. The FD-10 District is
intended to protect and retain for future urban density development those lands within adopted city Urban
Growth Boundaries which are predominantly in limited agricultural, forest, or residential use, and
recognizes the desirability of encouraging and retaining such limited interim uses until such lands are
annexed to the city for urban level development. The FD-10 designation applies only to lands added to
the Urban Growth Boundaries surrounding Banks, Gaston and North Plains and to lands added to the
Regional UGB through a locational or minor adjustment.

Location Criteria: The FD-10 District shall be applied to unincorporated portions of the active planning
areas of those cities that are the only available source of urban services within the unincorporated active
planning areas. After June 1999, the FD-10 District shall only be applied to the unincorporated portions
inside the Urban Growth Boundaries of the cities of Banks, Gaston and North Plains. The FD-10 District
may be applied to properties added to the Regional Urban Growth Boundary through a locational or minor
adjustment. The Future Development Areas Map in Policy 41 identifies the FD-10 properties within
unincorporated Washington County.

Institutional (INST)

Characterization: This class of uses includes publicly owned facilities and lands (e.g., parks, schools,
public open space, government offices), lands owned by utilities (power line easements), and uses
serving the general public (e.g., hospitals and religious institutions).

Location criteria: Due to the diverse nature of these uses, an optimal location cannot be defined for the
class. Instead, as these uses are needed, their location should be reviewed and determined through
special studies or plans and the community planning process.

Interim Light Rail Station Area Overlay District

Characterization: The intent of this overlay district is to direct and encourage development that is transit
supportive and pedestrian oriented in areas within approximately a one-half mile radius of planned
Westside Light Rail Transit station sites pending the development and adoption of site specific station
area plans. The purpose of this overlay district is to limit development during this interim period to that
which has a sufficient (1) density of employees, residents or users, (2) humber of trips serviceable by
transit and (3) pedestrian oriented design so as to be supportive of light rail transit and pedestrian travel
and reinforce the substantial public investment in Westside Light Rail Transit. In the event of a conflict
between the standards of this overlay district and the standards of other provisions of the Community
Development Code, the standards of this overlay district shall control.

Location Criteria: The Interim Light Rail Station Area Overlay District shall apply to lands within
approximately one-half mile of light rail station sites, as shown on applicable community plan maps.
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In identifying areas subject to this district, consideration shall be given to parcel size, ownership patterns,
the existing transportation network, existing development patterns, development and redevelopment
opportunities, the ability of pedestrian oriented design so as to be supportive of light rail transit and
pedestrian travel and reinforce the substantial public investment in Westside Light Rail Transit.

Transit-Oriented Districts

The land use districts described below are intended for application in station communities and town
centers, and along main streets and corridors, as defined by the Metro 2040 Growth Concept. The land
use and design provisions of these districts shall direct and encourage development that is transit
oriented. Transit-oriented development generally has the following characteristics:

designed to encourage people to walk;

contains a mix of land uses;

density consistent with the type of transit service provided to the area;
interconnected to the street system;

includes narrowed neighborhood streets; and

designed to accommodate transit stops and access.

Each of the following transit-oriented districts addresses these characteristics through its land use and
design provisions:

Transit-Oriented Residential District, 9-12 units per acre (TO:R9-12)

The TO:R-9-12 District is a transitional district between existing low density subdivisions and higher
density residential districts closer to LRT stations, regional and town centers and primary bus routes.
Dwelling units in this district would be limited to single family residences, duplexes, triplexes,
fourplexes and townhouses or rowhouses. The minimum density in the district is 9 dwelling units per
acre and the maximum density is 12 dwelling units per acre. Group residences such as nursing
homes are allowed if located and designed to be compatible with surrounding residences, and if they
have a minimum floor area ratio (FAR) of 0.35.

Transit-Oriented - Residential District, 12-18 units per acre (TO:R12-18)

The TO:R12-18 District is generally applied to property beyond one-quarter mile of LRT stations, in
regional and town centers, and along designated main streets and corridors. Developments in the
district could include duplexes, triplexes, fourplexes, townhouses and rowhouses, and low rise
apartments (1-3 stories). Single family residences may also be developed in the district on small lots,
as long as the minimum density standard is met. The required minimum density for development in
the district is 12 dwelling units per acre. The maximum allowed density is 18 dwelling units per acre.

As with the TO:R-9-12 District, group residences such as assisted living apartments and nursing
homes are allowed if located and designed to be compatible with surrounding residences. For such
developments, the minimum FAR is 0.5.

Transit-Oriented Residential District, 18-24 units per acre (TO:R18-24)

The TO:R18-24 District is generally applied to property beyond one-quarter mile of LRT stations, in
regional and town centers, and along designated main streets and corridors. Developments in the
district could include duplexes, triplexes, fourplexes, townhouses and rowhouses, and apartments.
Single family residences may also be developed in the district on small lots, as long as the minimum
density standard is met. The required minimum density for development in the district is 18 dwelling
units per acre. The maximum allowed density is 24 dwelling units per acre.

Group residences such as nursing homes are allowed if located and designed to be compatible with
surrounding residences. For such developments, the minimum FAR is 0.5.
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Transit-Oriented Residential District, 24-40 units per acre (TO:R24-40)

The TO:R24-40 District would be applied generally to properties within one-quarter mile of a LRT
station, as well as along designated main streets and corridors, and in regional and town centers.
With a minimum density of 24 dwelling units per acre and a maximum density of 40 dwelling units per
acre, residential units in the district could include townhouses/rowhouses and low and midrise
apartments.

Local-serving retail uses may be conditionally allowed as secondary uses in the TO:R-24-40 District if
oriented to serving adjacent residences and if located on the first floor of a multi-story building. Up to
10 percent of the total floor area of a project in this district, not exceeding 10,000 gross square feet,
may be used for local-serving retail uses if these conditions are met.

For mixed use projects in the TO:R24-40 District, the minimum FAR is 0.65.

Transit-Oriented Residential District, 40-80 units per acre (TO:R40-80)

The TO:R40-80 District is intended for application to sites located within one-quarter mile of a transit
center and possibly within designated regional and town centers, if needed services and facilities,
including transportation facilities, have or will have adequate capacity and the density is compatible
with adjacent land uses. With a minimum density of 40 dwelling units per acre and a maximum
density of 80 dwelling units per acre, residential units in the district could include townhouses,
rowhouses and apartments.

Office uses of various kinds would be allowed if located to allow shared parking with residences,
limited to 50 percent of the total floor area of a mixed-use project or as specified in the applicable
community plan. Retail uses may be allowed if oriented to serving adjacent residences and offices,
and if located on the first floor of a multi-story building. Up to 10 percent of the total floor area of a
mixed use project in this district, not exceeding 10,000 gross square feet, may be used for local-
serving retail uses if these conditions are met.

For mixed-use projects in the TO:R40-80 District, the minimum FAR is 1.0.

Transit-Oriented Residential District, 80-120 units per acre (TO:R80-120)

The TO:R80-120 District is intended for application to sites located within one-quarter mile of a transit
center and a regional center. With a minimum density of 80 dwelling units per acre and a maximum
density of 120 dwelling units per acre, residential units in the district could include townhouses,
rowhouses and apartments.

Office uses of various kinds would be allowed if located to allow shared parking with residences,
limited to 25 percent of the total floor area of a mixed use project. Retail uses may be allowed if
oriented to serving adjacent residences and offices, and if located on the first floor of a multi-story
building. Up to 10 percent of the total floor area of a mixed use project in this district, not exceeding
10,000 gross square feet, may be used for local-serving retail uses if these conditions are met.

For mixed use projects in the TO:R80-120 District, the minimum FAR is 1.0.

Transit-Oriented - Retail Commercial District (TO-RC)

The TO-RC District is primarily intended to provide the goods and services needed by people living
and working in or near LRT station communities, regional and town centers, main streets and
corridors. Uses in the district must be pedestrian-oriented in design and function. Auto-oriented
uses, such as motor vehicle service stations, may be allowed if appropriately designed, and in
compliance with minimum FAR standards. Retail uses that market primarily to an area larger than a
station community may also be allowed if located at least one-quarter mile from an LRT station or in a
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town center, or along a main street or corridor. Hotels, apartments, and town houses are also allowed
on the upper floors of a building with first floor retail commercial uses.

In a station community, the minimum FAR in the TO-RC District is 0.5 within one-quarter mile of an
LRT station, 0.35 between one-quarter mile and one-half mile from an LRT station, and 0.25 beyond
one-half mile from an LRT station.

Transit-Oriented - Employment District (TO-EMP)

The TO-EMP District may be applied to properties in station communities, regional and town centers,
and along main streets and corridors. The TO-EMP District is intended to be predominantly for
employment related activities. Manufacturing, research and development, and offices are allowed, as
well as commercial uses, service businesses, indoor recreational facilities, service stations, and
hotels, if supportive of other uses within the same development. Supporting uses can occupy ho
more than 25 percent of the total floor area in a TO-EMP District development. In a station
community, the minimum FAR for development in the district is 0.5 within one-quarter mile of an LRT
station, and 0.35 beyond.

Development in this district must be designed to support and encourage non-auto travel, whether for
trips within an industrial campus or to off-site destinations. Public access within an employment area
may be limited for security purposes.

Transit-Oriented - Business District (TO-BUS)

The TO:BUS District may be applied to properties in station communities, regional and town centers,
and along main streets and corridors. The TO-BUS District is intended to be a mixed-use district,
primarily for office uses, but with residences and retail also present, possibly with institutional uses
such as religious institutions, post offices and libraries.

On properties specified in a community plan the amount of development dedicated to certain uses
may be specified.

In a station community, the minimum FAR for development in the district is 1.0 within one-quarter mile
of a transit center, and 0.5 in all other locations.

Pedestrian-Oriented Mixed-Use Districts

The land use districts described below are intended for application in areas that are generally within a
half-mile of clusters of businesses and/or higher-density residential areas, and/or proximate to Arterial or
Collector streets, and/or within Metro 2040 designated Town Centers or Transit Corridors. The land use
provisions and development standards of these districts shall encourage development that is
pedestrian-oriented and transit-supportive.

Each of the following districts addresses pedestrian-oriented and transit-supportive characteristics
through its land use provisions and development standards:

Community Core Mixed-Use District (CCMU)

Characterization: The CCMU District is intended to provide the community with a mix of commercial
and high density residential uses on a medium-to-large scale. Various office and institutional uses
may also be permitted. The district has pedestrian-oriented development standards that include
locating buildings and building entrances close to streets, and locating off-street parking to the side or
rear of buildings.

Location Criteria: The specific location of CCMU District sites should be jointly determined by market
factors and the community planning process, with consideration of existing land use patterns.
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Generally, a CCMU District location should be within an existing or planned cluster of commercial
and/or higher-density residential uses located near an Arterial or Collector street, near a Transit
Corridor, or within a Town Center.

Neighborhood Mixed-Use District (NMU)

Characterization: The NMU District is intended to serve as a transitional district between larger-scale,
more intensive commercial or mixed-use districts, including the CCMU District, and less intensive,
smaller-scale residential districts. The NMU District provides a mix of residential and commercial uses
at a density and intensity that is lower than that of the CCMU District. Various office and institutional
uses may also be permitted. The district has pedestrian-oriented development standards that include
locating buildings and building entrances close to streets, and locating off-street parking to the side or
rear of buildings.

Location Criteria: The specific location of NMU District sites should be jointly determined by market
factors and the community planning process, with consideration of existing land use patterns.
Generally, an NMU District location should be between a more intensive commercial or mixed-use
district and a residential district, to serve as a transition area, though it might be appropriate in other
locations on a case-by-case basis.

Plan Designations in the North Bethany Subarea
The following plan designations shall only be used in the North Bethany Subarea. Plan designations shall
be located consistent with the North Bethany Subarea Plan of the Bethany Community Plan.

R-6 North Bethany (R-6 NB)

Characterization: The R-6 NB District is the lowest density district applied to lands in the North
Bethany Subarea. It is intended to provide for larger lots at densities between five (5) and six (6) units
per acre. Typical housing types include detached single family, duplexes, manufactured dwellings on
individual lots, and accessory dwelling units.

Location criteria: The R-6 NB District is typically located along neighborhood routes or local streets.
This designation is appropriate along an arterial or collector when that location is determined to be
appropriate through the development of the North Bethany Subarea Plan. Adjacent land uses may
include rural areas, medium density residential districts, institutional and community service uses.
This designation is also appropriate along existing lower density residential development areas and in
areas where densities are restricted (e.g., steep slopes).

R-9 North Bethany (R-9 NB)

Characterization: The R-9 NB District is a medium density residential district applied to lands in the
North Bethany Subarea. The R-9 NB District is similar to the R-6 NB District, however, the R-9 NB
District allows smaller single family residential lots. Densities range between seven (7) and nine (9)
units per acre. Housing types include detached and attached single family dwellings, duplexes, and
accessory dwelling units. Manufactured dwelling subdivisions and parks may also be located in the R-
9 NB District.

Location criteria: The R-9 NB District is typically located along neighborhood routes or local streets.
This designation may appropriate along an arterial or collector when that location is determined to be
appropriate according to the North Bethany Subarea Plan. Adjacent land uses may include other
medium or low density residential districts, institutional and community service uses.
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R-15 North Bethany (R-15 NB)

Characterization: The R-15 NB District is a medium density district applied to lands in the North
Bethany Subarea. This district is intended to provide a transition between lower and higher density
land use districts. Uses in the R-15 NB District include attached single family dwellings, duplexes,
triplexes, and other multi-family options, such as lower density apartments. In addition, manufactured
dwelling subdivisions and parks and multi-family developments, such as apartments, may be
provided. Densities range from twelve (12) units per acre to fifteen (15) units per acre.

Location criteria: The R-15 NB District should generally be located close to, but not necessarily on, a
neighborhood route, collector or arterial. Adjacent land uses may include R-6 NB, R-9 NB and R-24
NB Districts, institutional and community service uses.

R-24 North Bethany (R-24 NB)

Characterization: The R-24 NB District is a high density residential district applied to lands in the
North Bethany Subarea. Uses in the R-24 NB District are primarily multi-family developments, such
as apartments, and may include live-work units. Group care facilities may also be provided. Densities
range from nineteen (19) to twenty-four (24) units per acre.

Location criteria: The R-24 NB District should be located near destinations such as commercial areas,
parks, medium density districts and other high density districts. The R-24 NB District is typically
located on or near a Neighborhood Route or Collector. The R-24 NB District may also be located on a
Neighborhood Route or Local street on sites near a Collector or Arterial. Adjacent uses may include
R-9 NB, R-15 NB and R-25+ NB, commercial, institutional and community service uses.

R-25+ North Bethany (R-25+ NB)

Characterization: The R-25+ NB District is the highest density residential district applied to lands in
the North Bethany Subarea. The R-25+ NB District is intended to provide dense, multi-family
residential dwellings in densities ranging from twenty (20) to fifty (50) units per acre. Typical housing
types within this district include apartments, senior housing, assisted living, student housing, and
similar uses with reduced off-street parking needs.

Location criteria: The R-25+ NB District should be located adjacent to the commercial center to help
shape a new community’s center and provide shopping services within walking distance of
residences. This district should be located on or near Collectors or Arterial streets. Through traffic
access from Local streets must be designed as a commercial street. Adjacent uses may include R-24
NB, commercial and community service uses.

Neighborhood Corner Commercial District (NCC NB)

Characterization: One NCC District site is planned for each neighborhood in the North Bethany
Subarea; this is intended to function as a focal point for the neighborhood. The uses commonly found
in the NCC District include small retail and service uses, such as a convenience store, day care
facility, café, dry cleaner and professional office. Convenience stores, personal service uses and
retail businesses are limited to 3,500 square feet of gross floor area in order to not detract from the
more prominent NCMU District. Upper story residential dwelling units may also be provided.

Location criteria: Application of the NCC District is primarily limited to areas specifically designated in
the community planning process. NCC sites are typically placed at visible locations, such as at the
intersections of a Neighborhood Route, Collector and/or Arterial. The distance between a NCC use
and any other commercial center should be between a one-quarter (1/4) mile and one (1) mile.
Adjacent uses may include higher density residential districts and community service uses.
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Neighborhood Commercial Mixed-Use District (NCMU NB)

Characterization: There is one centrally-located NCMU District in the North Bethany Subarea Plan; it
is intended to provide opportunities for community residents to meet daily needs within walking
distance. The NCMU District allows for various commercial uses, personal service establishments
and retail businesses, along with community gathering places. Typical development within the NCMU
District includes retail businesses, office uses, banks, food markets, dry cleaners, day care facilities,
and civic uses. The planned commercial program for the NCMU District stipulates size limitations and
is intended to be subordinate to the nearby town center at Bethany Village. Upper story residential
dwelling units may also be provided in the NCMU District.

Location criteria: The size and location of the NCMU District was determined through the community
planning process, specifically on and near arterial streets, the park blocks and the west community
park. Uses in the NCMU District shall be easily accessible from surrounding neighborhoods by foot,
bike and car. Adjacent uses include high density districts, parks and community service uses. Under
the Metro 2040 Concept, the NCMU area of North Bethany is designed to function as a Main Street.

Institutional North Bethany (INST NB)

Characterization: This class of uses includes existing publicly-owned facilities and lands (e.g., two
future school sites owned by Beaverton School District, one future fire station site owned by Tualatin
Valley Fire & Rescue), existing lands owned by utilities (e.g., power line easements), and existing
uses serving the general public (e.g., cemetery, Bethany Presbyterian Church).

Location criteria: During the community planning process for development of the North Bethany
Subarea Plan, the size and location of seven INST NB sites were determined based on the location of
existing publicly owned lands, lands owned by utilities, and uses serving the general public. The use
types included in this category are diverse in nature. Therefore, optimal location(s) for future uses in
this class cannot be defined. Instead, as these uses are needed, their location should be reviewed
and determined through special studies or plans and the community planning process.

WASHINGTON COUNTY COMPREHENSIVE FRAMEWORK PLAN FOR THE URBAN AREA
Policy 18, Plan Designations and Locational Criteria for Development — Page 92
November 2019



POLICY 19, INFILL

It is the policy of Washington County to provide regulations for developing
vacant bypassed lands of two acres or less in areas designated R-5 and R-6.
The intent of such regulations shall be to ensure that new development is
consistent with the density requirements of each district, and is compatible
with the character of existing developments by establishing a review process
and criteria which emphasize privacy, lot size, buffering, access, and
circulation. Application of the review criteria shall not preclude development to
the density allowed by each district.

Implementing Strategies
The County will:

a. Prepare development regulations with respect to the infill policy, which addresses the following
considerations:

1. Notification of surrounding properties;
2. Full parcelization of the subject property;

3. Access, including private access drives built to standards appropriate to the needs of the infill
development;

4. Creation of flag lots;
5. Lot area;
6. Development design, particularly with regard to privacy and buffering; and
7. Density requirements of each of district.
Summary Findings and Conclusions

Urban unincorporated Washington County is a varied physical landscape ranging from mature suburban
neighborhoods on rolling hills in the eastern portion of the county to newer urban and suburban-level
development clustered on the flat Tualatin Valley floor. The countywide development concept discussed
earlier recognizes this pattern.

Within more urbanized areas developable land still remains. Where such land is found in the midst of
existing low density neighborhoods, particularly on small lots, the prospect of future "infill" development
raises concerns among surrounding residents and challenges to the community-at-large. Infilling on
bypassed land is desirable because existing public facilities such as sewers can be more fully utilized and
public services such as police patrol and public transit can be provided more efficiently and economically.
Infilling on smaller land parcels is also an important element in helping the County to implement the
housing and density requirements of Metro’s Urban Growth Management Functional Plan that are
applicable to the county, including the minimum density requirement. Infilling is undesirable when existing
residents lose privacy, access to and from infill developments is haphazard, and the concerns of affected
residents are not sought before the development takes place. The challenge, then, is to establish a
process through which the density requirements are met while addressing design, access, and other
concerns of affected neighbors.
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URBAN AREA ECONOMY
POLICY 20, URBAN AREA ECONOMY:

It is the policy of Washington County to encourage and participate in activities
which strengthen the local economy through:

(1) Retention and expansion of existing businesses and industry;
(2) Provision of diverse employment opportunities;
(3) Education and training of the local labor force; and

(4) Continued diversification of the county's economic base.

Implementing Strategies
The County will:

a. Clarify and streamline the development review process in the Community Development Code.
Development standards will take into account the availability of technology which can mitigate
possible negative impacts of business and industrial uses, impact which can affect the location and
conduct of those uses.

b. Help create a healthy climate for economic development by designating an adequate amount of
serviced commercial and industrial land to ensure choice in the regional market place. The supply
will be subject to periodic review to ensure that the economy is not harmed due to the fact that there
is not enough land or that the size and location of remaining land does not meet market needs.

c. Take advantage of Federal and State programs, which may become available for construction of
public facilities and services or for other assistance needed to support economic development in the
county.

Specific County actions will include continued participation in the federal Community Development
Block Grant program.

Summary Findings and Conclusions

The county's economic future is optimistic because of the availability of a good supply of land and labor
although service development and maintenance cost data may be inhibiting factors. Washington County
may need to undertake public sector activities to attract business and industrial development. The
County can assist in economic development by assuring an adequate supply of serviced industrial and
commercial land. In addition, the County can help by making sure that land available for business and
industrial development is properly located and accounted for in facilities planning and that the
development review process is clear, consistent, and does not cause undue delay before decisions are
made.
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URBAN AREA HOUSING
POLICY 21, HOUSING AFFORDABILITY:

It is the policy of Washington County to encourage the housing industry to
provide an adequate supply of affordable housing for all households in the
unincorporated urban county area.

Implementing Strategies

The county will:

a.

Provide for an average overall density for new housing constructed in the urban unincorporated area
of at least 8 units per net buildable acre, and at least 10 units per net buildable acre in the North
Bethany Subarea of the Bethany Community Plan.

Streamline the development review process to reduce the regulatory costs associated with land
development, while improving the quality of review.

Through a regulatory process in the Community Development Code, permit the creation of a second
dwelling unit within detached dwellings where the structural characteristics are deemed by the
planning director to allow such an adaptation and where such a change will not adversely affect the
neighborhood.

Review design and development standards for residential projects as part of an effort to reduce
unnecessary housing costs while maintaining housing and neighborhood quality.

Review the utilization of residential planned densities on a periodic basis to determine if any Plan
changes are required. Large housing projects for the elderly may include accessory convenience
commercial uses. Appropriate standards shall be included in the Community Development Code.

Encourage compatible development in partially developed residential areas to make optimal use of
existing urban service facility capacities and maximize use of the supply of residential land.

Assist state and local public housing agencies in the development of affordable housing opportunities
throughout Washington County by continuing to fund the Department of Housing Services (DHS) and
the Office of Community Development (OCD).

1. DHS administers federal housing programs to fund affordable housing projects, provides rental
assistance to low income households and affordable housing opportunities for low and moderate
income households, and partners with local jurisdictions, non-profit corporations and private
developers to develop other affordable housing opportunities. Further, DHS owns and manages
affordable housing throughout Washington County.

2. OCD manages, on behalf of the County and participating city consortium members the
Community Development Block Grant (CDBG) and the Washington County HOME Consortium
Grant programs. CDBG funds can finance housing projects that benefit low and moderate income
persons; while HOME Consortium Grant funds can finance housing projects that serve low-
income households and/or support Community Housing Development Organizations through
operating grants.

Encourage the housing industry and both public and private housing agencies to build a sufficient
number of new affordable housing units within unincorporated Washington County to meet Metro’s
voluntary affordable housing production goal.
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i. Periodically assess the feasibility of establishing a voluntary inclusionary housing program and a
transfer of development rights program to improve the opportunities for affordable housing within
Washington County.

j- Adopt the affordable housing program for the North Bethany Subarea Plan before January 1, 2011.
Summary Findings and Conclusions

Housing prices have escalated dramatically over the last several years. Though the median household
income in Washington County is the highest of any county in the state (income for some population sub-
groups in the county is significantly lower), there is abundant evidence that dwellings are being priced out
of the financial reach of many county households. A very substantial household income level is now
necessary to afford the purchase of a standard detached home.

The amount of income needed to purchase an attached dwelling will vary, depending on the quality of the
dwelling, but it too can be substantial and beyond the reach of county households.

Many families require two wage earners to pay housing and other costs. These same costs often require
families to have fewer children, thereby lowering the average household size.

Households unable to buy a home have to stay in the rental market. Rental housing can now be afforded
by the majority of county households, but the affordability of rental housing may also decrease in the
future, unless investors are given incentives to construct new rental housing to satisfy the demand
created by a growing population. Without additional rental housing, renters will face stiffer competition for
existing units; those who cannot afford to become homeowners will be forced to pay an even higher
proportion of their incomes for rent. This situation could be exacerbated by the present phenomenon of
conversion of apartments to condominiums, which decreases the existing stock of rental units.

Federally funded housing programs administered through the Housing Authority of Washington County to
assist low and moderate income households and other target groups, reduce the gap between the kinds
of housing they can afford and what they need. Unfortunately, the demands for assistance exceed the
supply of assistance money available.

Factors that contribute to the cost of a home include land costs, building costs (labor, materials, financing)
and regulation costs. Land, regulation and financial costs in particular have been increasing faster than
the rate of inflation. Land costs can be decreased by increasing the amount of serviced buildable land
available for residential development, and developing the land that is available at higher densities.
Regulation costs can be reduced by simplifying application procedures; clarifying regulations, reducing
unnecessary paper work; allowing multiple permit applications; expediting the approval process through
greater reliance on administration decisions, and revising some development standards. Financing costs
are generally beyond the control of County government but, by financing certain public improvements
through public bond sales rather than fees imposed on development, the cost of purchasing dwellings,
which must be financed through the private mortgage market in most cases, could be reduced.

Construction costs can be reduced by building smaller units, using innovative construction techniques
including off-site assembly, and utilizing less expensive alternative materials when appropriate.

For the North Bethany Subarea, a committee of professionals with experience in developing and funding
affordable housing was convened to recommend potential options, resources and feasibility for achieving
affordable (workforce) housing in North Bethany. In establishing the recommendations, the group
considered Metro's regional housing choice requirements, local affordable housing requirements, and
additional objectives developed by the group in order to ensure a long term supply of affordable housing.
These objectives and recommendations are explained in the Affordable Housing Report of the North
Bethany Plan, dated July 2007. The recommendations of this committee report are to be addressed in a
staff summary that responds to Title 11 requirements under the Metro Urban Growth Management
Functional Plan and other conditions associated with urbanization of the North Bethany UGB expansion
area. Staff will work with affected parties and partners in preparing the North Bethany Affordable Housing
Program.
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POLICY 22, HOUSING CHOICE AND AVAILABILITY:

It is the policy of Washington County to encourage the housing industry to
make a variety of housing types available, in sufficient quantities, to the
housing consumer.

Implementing Strategies
The County will:

a. Designate a sufficient amount of land in the community plans to allow at least 50 percent of the
housing units constructed over the next 20 years to be attached units.

b. Allow for the construction of a variety of housing types on all land planned for residential use, except
where specifically limited by ordinance, as long as density limits are not exceeded and development
standards are complied with.

c. Designate through the community planning process, an adequate amount of land in each
unincorporated urban community to allow for the widest possible range of housing types and density
levels, consistent with the Comprehensive Framework Plan.

d. Support the provision of needed mobile home sites in mobile home parks and mobile home
subdivisions throughout the county.

e. Allow by right in all residential districts housing projects designed to meet the needs of special groups
(the elderly, handicapped and migrant workers), as long as all development standards are complied
with.

Summary of Findings and Conclusions

The size of the average American household is decreasing, as its character and lifestyle is changing.
The trend toward smaller households is clearly evident in Washington County, where the average
household size has declined from 3.01 in 1973 to 2.53 in 1980, according to federal census statistics.
The changing character and lifestyle of households results from more single parents, working wives and
mothers, and a common desire for more time for leisure activities. The practical effects of these changes
are twofold: 1) more dwelling units are required to shelter a given population; and 2) smaller units
requiring less maintenance time are in demand. At the same time, a strong preference exists for housing
with characteristics of the traditional homes (privacy, space). As a result of this situation and affordability
considerations, a variety of housing types in addition to detached homes are now and will continue to be
in demand, including attached units, apartments, condominiums and mobile homes.

The Comprehensive Plan must respond to the increased demand for all types of housing including
housing for the elderly, handicapped and migrant workers, and designate sufficient land area and identify
suitable locations for the various types and densities of residential development. Otherwise, the price or
rent of available units will increase unnecessarily and many people will be forced to live in shelter
unsuitable to their needs.
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POLICY 23, HOUSING CONDITION:

It is the policy of Washington County to encourage the maintenance and
rehabilitation of the existing housing stock in unincorporated areas.

Implementing Strategies
The County will:
a. Continue to support and, where appropriate, participate in existing housing rehabilitation programs.

b. Enforce building code provisions and other county regulations relating to maintenance of existing
structures.

c. Consider the adoption of a housing code to assure safe and healthy housing conditions, if such a
code is deemed to be useful.

d. Encourage local lending institutions to offer rehabilitation loan programs at reasonable interest rates.
e. Consider deferring increased property tax assessments due to housing rehabilitation.
f. Consider taxing the value of improvements at a lower rate than land value.

g. Encourage the housing industry, public and private housing agencies, and individual homeowners to
preserve and maintain existing, viable affordable housing units within Washington County. The
County will continue to promote the retention of affordable housing in Washington County by:

1. Administering the Community Development Block Grant Program and the HOME Investment
Partnerships Program for Washington County through the Office of Community Development in
order to aid in housing rehabilitation and the construction of affordable housing throughout
Washington County.

2. Supporting Washington County’s low and moderate-income homeowners with home repairs
through continued administration of the County’s Housing Rehabilitation Program managed by
the Office of Community Development and funding of low-interest housing rehabilitation loans
and grants.

3. Administering the American Dream Downpayment Initiative through the Office of Community
Development in order to assist low-income households achieve homeownership by providing
down payment and closing cost assistance.

Summary Findings and Conclusions

The majority of the county's housing stock was built during the last twenty years and is generally in good
condition. The need for repair and weatherization is higher for dwellings occupied by low and moderate
income households, especially those renting their dwellings. The need for repair is also very high among
mobile and/or manufactured housing in parks where the homeowners do not own the land.

Housing repair needs seem to be relatively more frequent in Cornelius, Hillsboro, Aloha, North Plains,
older sections of Sherwood, Gaston and unincorporated rural communities such as Timber, Manning and
Buxton. Throughout the county, roof, heating and plumbing repairs are the most often reported needs by
all households.

Washington County's Office of Community Development (OCD) operates two programs to assist low and
moderate-income families and senior households, and the disabled with housing rehabilitation and repair.
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The Washington County Community Action Organization (WCCAQ) administers a weatherization program
funded by the federal Department of Energy for low-income households. Because of the existing level of
need, the expansion of existing programs appears warranted.

The Housing Authority of Washington County operates two programs to improve the housing condition of
rental properties - moderate rehabilitation and substantial rehabilitation - both funded through the federal
Department of Housing and Urban Development.

WASHINGTON COUNTY COMPREHENSIVE FRAMEWORK PLAN FOR THE URBAN AREA
Policy 23, Housing Condition — Page 99
November 2019



POLICY 24, HOUSING DISCRIMINATION:

It is the policy of Washington County to encourage and support equal access
to quality housing throughout the county of all people.

Implementing Strategies

The County will:

a. Continue to support Housing Authority efforts to reduce housing discrimination in the county.
Summary of Findings and Conclusions

There are basically two kinds of housing discrimination in the county. Discrimination motivated by bigotry
and discrimination motivated by economic concerns. The former type is not prevalent in the county, but
the latter affects certain ethnic groups and household types.

Some ethnic groups have a reputation among landlords of overcrowding and abusing housing units.
Therefore, landlords frequently prefer not to rent to them. Landlords also often prefer not to rent to
families with children for the same reason. Families with low incomes have the additional reputation of
being unable to pay rent on time, making discrimination against them even more prevalent. Welfare
recipients and the mentally handicapped are also discriminated against because landlords often fear they
will not pay their rent.

The Washington County Housing Authority is attempting to develop understanding and better relations
between landlords and tenants and others involved in the housing industry through counseling and
workshops on fair housing as will as information disseminated through the local media, including media
aimed at minority groups. The overall approach is mediation rather than confrontation, although the
Housing Authority does inform HUD of all discrimination complaints it receives, and Legal Aid is
sometimes asked to represent people who have a valid complaint. This approach seems to be
succeeding, as complaints are declining. Landlords generally find that people who have been through the
Housing Authority workshops are good tenants.

Discrimination against families with children still remains as a major problem. Although current state law
prevents landlords from discriminating against renters on the basis of race, sex, religion and age, it does
not prohibit discrimination against families with children.

There also appears to be a problem in handling complaints of landlord neglect of housing maintenance.
At the present time the only recourse in such an event is action by the local legal aid group. No mediation
service is available. In some of these cases increased enforcement efforts by the County Health
Department might be helpful.
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PUBLIC FACILITIES AND SERVICES

POLICY 25, SANITARY SEWERAGE COLLECTION AND
TREATMENT:

It is the policy of Washington County that whenever feasible all areas within
the Urban Growth Boundary (UGB) be served with sanitary sewer service as
provided in the Regional Wastewater Treatment Management Plan.

Implementing Strategies
The County will:

a. Designate the Clean Water Services (CWS) as the agency with principal responsibility in the county
for planning and operation of all sewage treatment facilities in the county and for sewage collection in
unincorporated areas, as designated in the regional Wastewater Treatment Management ('208") Plan.

b. Encourage adjustments in the CWS boundary to enable the agency to eventually serve all
unincorporated areas within the Urban Growth Boundary.

c. Allow subsurface sewage disposal systems within the UGB where approved by the County on legally
created lots of record, where CWS does not now serve and or does not plan to serve in the future.
Prior to the issuance of a development permit, in such cases, the property owner will be required to
sign a waiver of remonstrance against future formation of a Local Improvement District for sanitary
sewers.

d. Require properties with on-site disposal facilities to connect to the sewer network once sewer service
becomes available.

Summary of Findings and Conclusions

A good sanitary sewage collection and treatment system is an essential prerequisite to urban level
development. Soils in much of Washington County's urban area are generally unsuitable for septic
system disposal methods and would preclude the level of urbanization forecast for the county without the
presence of the well planned and managed waste collection and treatment system run by the Clean
Water Services (CWS). This strong sewerage program has, in recent years, contributed to Washington
County's comparative advantage over neighboring jurisdictions in capturing industrial growth and has
made possible the accommodation of thousands of new residents without creating significant health
hazards. While most of the cities manage sewage collection networks within their boundaries, all sanitary
wastes in the urban area are treated at CWS facilities.

Metro maintains the region's 208 Waste Treatment Plan (the 208 Plan), in cooperation with local
jurisdictions, as part of its responsibilities under the Federal Clean Water Act. In the Plan, CWS is slated
to continue its principal role in providing sewerage services to the urban area of Washington County.
Policies and strategies in the Comprehensive Plan can accomplish the required acknowledgment of the
208 Plan, recognize CWS's role, and take into account situations inside the Urban Growth Boundary
where development might be allowed to take place without connecting the CWS lines.
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POLICY 26, WATER SUPPLY AND DISTRIBUTION:

It is the policy of Washington County that all residences and businesses be
served with an adequate supply of potable water for consumption and fire
suppression purposes.

Implementing Strategies
The County will:

a. Work with all water providers, fire districts, and with the watermaster and the state engineer's office,
as appropriate, to ensure that:

1. Water service is available to new development at sufficient pressures for domestic consumption
and fire suppression purposes;

2. In areas identified by the state engineer's office as "critical groundwater areas,” the water
demands of new development do not jeopardize supplies of groundwater to existing users;

3. Extension of water distribution facilities are coordinated with the provision of other public facilities
as such as sanitary sewers and drainage facilities; and

4. Sources of future water supply are studied and, if located inside the county, protected from
detrimental development.

Summary Findings and Conclusions

Water is supplied to individual homes and businesses in the county through the distribution systems of
seven water districts and ten cities. Three cities, Banks, Sherwood, and North Plains, rely solely on
groundwater drawn from city wells.

With a few minor exceptions, there are no problems or deficiencies with the supply, storage or distribution
of water in the county. All water providers have plans for improvement and expansion of their distribution
networks and have addressed the question of future water supply.

Most providers have interties with adjacent systems for emergency back-up purposes; those which do not
have such links, now have plans to do so in the future. This will be especially important for those systems
which are reliant on a single source or supply or which rely on wells in "critical groundwater areas".

Policy and strategies for water supply and distribution should simply state the County's intent that water
be available to all residences and businesses and describe the desired ends of coordination between the
County and water service providers.
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POLICY 27, DRAINAGE MANAGEMENT:

It is the policy of Washington County that drainage be managed Countywide
through a system which coordinates the activities of County agencies, local
jurisdictions and special districts, and addresses both the water quality and
guantity aspects of drainage management.

Implementing Strategies
The County will:

a. Coordinate with the Clean Water Services in the implementation of the countywide Surface Water
Management Plan and applicable federal, state and regional requirements related to drainage
management.

b. Protect and maintain natural stream channels wherever possible, with an emphasis on non-structural
controls when modifications are necessary.

Summary Findings and Conclusions

Washington County, in conjunction with the Clean Water Services, regulates stormwater runoff and
drainage for the unincorporated area.

Countywide drainage management plans are being implemented for the major creek basins in the urban
area of the county.

In view of the wide range of techniques that can be used to regulate drainage and runoff, the countywide
system should be built around the desired results of prevention of property damage, minimal capital
investment, low maintenance costs, and preservation of water quality in receiving streams.

At the same time, management techniques applied in the urban areas of the county must be different
than those used in the Rural/Natural Resource Area, simply because land use patterns and densities and
resultant drainage situations are dissimilar.
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POLICY 28, SOLID WASTE MANAGEMENT:

It is the policy of Washington County to work with the Metropolitan Service
District (Metro) in the preparation and implementation of the Regional Solid
Waste Management Plan including the siting of future sanitary landfills and
transfer stations. The County will cooperate with Metro in these activities
while assuring compatibility of such programs with County policies.

POLICY 29, SOLID WASTE MANAGEMENT:

It is the policy of Washington County to encourage those activities which
reduce the amount of wastes which need to be disposed at sanitary landfills.

Implementing Strategies
The County will:

a. Encourage franchised solid waste collectors to expand the opportunities for recycling of waste
materials by individual households and businesses.

b. Recognize Metro's responsibility and authority to prepare and implement the Regional Solid Waste
Management Plan, and will participate in its preparation and implementation as necessary.

c. Provide appropriate land use designations and clear and objective development standards for
planned solid waste facilities identified in the Regional Solid Waste Management Plan.

Summary of Findings and Conclusions

Metro has been designated with the primary responsibility of finding a solution to the disposal of solid
wastes, which is a regional problem. Metro maintains a regional solid waste management plan which is
used to guide activities such as the search for new regional landfills and planning of solid waste transfer
stations, resource recovery plants, and recycling programs.

Collection of solid wastes in unincorporated Washington County is handled by private firms operating
under mutually exclusive franchises granted by the Board of Commissioners.

Recycling of solid wastes in Washington County, as in the rest of the region, is coordinated by Metro.
Inside the county there is one privately owned full-time recycling center. A number of non-profit groups
accept various types of recyclable materials on a more or less regular basis. Collectors franchised by the
County also accept bundled paper for recycling from individual customers.

County policies and strategies regarding the solid waste management must include recognition of Metro's
primary role in planning and coordinating solid waste disposal for the region and provisions which will
help achieve the regional objectives of reducing the amount of wastes that need to be disposed of in
sanitary landfills. At the same time, the County needs to mitigate possible adverse impacts which may be
associated with the siting of any solid waste disposal facilities within the unincorporated portion of the
county.

WASHINGTON COUNTY COMPREHENSIVE FRAMEWORK PLAN FOR THE URBAN AREA
Policy 28 & Policy 29, Solid Waste Management — Page 104
November 2019



POLICY 30, SCHOOLS:

It is the policy of Washington County to coordinate with school districts and
other educational institutions in planning future school facilities to ensure
proper location and safe access for students.

Implementing Strategies
The County will:

a. Include as an element of the Resource Document of the Comprehensive Plan, the school facility
plans adopted by large school districts pursuant to ORS 195.110. The County will also provide notice
to the affected large school district when considering a plan or land use regulation amendment that
affects school capacity.

b. Include in the Community Development Code the opportunity for school districts to review and
comment on all development proposals subject to the growth management standards.

c. Include in the Community Development Code clear and objective criteria regarding the location and
design of educational facilities. Such criteria will address pedestrian, bicycle and vehicle access, the
means to ensure compatibility of the facility with surrounding uses and consistency with the
applicable community plan.

d. Encourage the re-use of school buildings when such facilities are removed from use by the school
district.

Summary Findings and Conclusions

The public elementary and secondary school system in the county is operated by thirteen (13) school
districts, which collaborate with several different Educational Service Districts in the area. Five of these
school districts are identified as large school districts, and may be experiencing various levels of capacity
concerns as urban growth continues. These districts are: Beaverton District 48, Hillsboro School District
1J, Forest Grove School District 15, Sherwood School District 88J and Tigard-Tualatin District 23J. While
a number of individual school facilities in some districts are now at or near capacity, other districts are
expecting stabilization or decline in enroliment. All districts have made efforts to estimate the need for
new facilities and are working to secure sites for future development.

Higher education and vocational training is offered in the county through a significant number of public
and private institutions, including Portland Community College, Pacific University, the Oregon National
Primate Research Center, and the St. Vincent Medical Center nursing program. Advanced education and
training programs are key contributors to the quality of life in Washington County.

Provision of adequate public school facilities, where and when they are needed, depends in part on the
kind and quality of information school districts and the County use in their planning activities. School
districts need to be aware of the County's plan for future land uses and any other land development or
other matters which affect the operation of school facilities. In turn, the County needs to keep abreast of
the plans of each of the school districts and educational institutions operating in the county in order to
assure that these facilities are properly located and have safe transportation and pedestrian access.

ORS 195.110 requires large school districts to adopt school facility plans that cover a period of at least
ten (10) years and include the following:

e Population projections;
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¢ Identification of desirable school sites;
e Needed improvements to existing school sites;
e Financial plans to meet school needs;
e An analysis of:
o] Alternatives to new school construction; and
o] Measures to increase the use of existing school sites;
e 10-year capital improvement plan;
e Site acquisition schedules and programs; and
e Analysis of land requirements for the next ten (10) years.

Large school districts are defined in ORS 195.110(1) as those districts with enroliment exceeding 2,500
students. School district facility plans for any large school district in which ten (10) percent or more of the
student population is located in the unincorporated area are intended to serve as supporting documents
to the County’s Comprehensive Plan and to be adopted by reference, pursuant to ORS 195.110(2).
School facility plans shall be included in the Resource Document element of the Comprehensive Plan and
may be adopted by Resolution and Order. As facility plans are updated, they will be adopted accordingly.

School districts are responsible for drafting and implementing facility plans, with the county working in
close cooperation with the districts in their process. Districts can adopt school capacity criteria as part of
the facility plan for the purpose of evaluating applications for a comprehensive plan amendment or for a
residential land use regulation amendment. The County will continue to evaluate all legislative or quasi-
judicial comprehensive plan amendments which will impact the planned density of residential land in the
district, and all residential land use regulation amendments, to determine their impact on a district based on
the district’s adopted criteria. The County will continue to notify districts of land use regulations and
development applications that may affect school capacity.
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POLICY 31, FIRE AND POLICE PROTECTION

It is the policy of Washington County to work closely with appropriate service
providers to assure that all areas of the county continue to be served with an
adequate level of fire and police protection.

Implementing Strategies
The County will:
a. Require in the Community Development Code that:

1. New developments are designed to permit access and maneuvering by fire, police and other
emergency vehicles;

2. Water service is available to new developments at sufficient pressures for both domestic
consumption and fire protection purposes; and

3. The appropriate fire district and the County Department of Public Safety have the opportunity to
review and comment on all development proposals subject to the growth management standards.

Summary Findings and Conclusions

The public safety service delivery system in the urban area includes: 1) the recently-instituted "911"
emergency telephone system; 2) law enforcement by the County Department of Public Safety and the
Oregon State Patrol; and 3) fire protection by 10 fire districts and municipal departments.

Washington County provides police protection services through the Department of Public Safety to the
unincorporated area and, on a contract basis, to the cities of Tualatin and King City. Currently, the
Department employs 0.8-sworn officers per thousand population served, which is less than the national
standard of 1.8 per thousand. Lack of funding for additional deputies, support personnel, and equipment
has limited the level of law enforcement provided to the department's service area.

The Department of Public Safety also manages the county jail, located in Hillsboro. Because of the
relatively small size of this facility, presentenced and sentenced offenders frequently must be housed
together. To alleviate this problem, the County is working with surrounding counties toward the joint
design, financing, and construction of a larger, regional jail facility.

Ten separate special districts and municipal departments provide fire protection service throughout the
county. Each entity currently meets minimal national fire protection standards, though the level of service
is generally higher inside cities and the urban unincorporated areas. Most fire protection agencies have
mutual aid agreements with adjacent jurisdictions.

Patrol coverage and fire department response times are affected significantly by budget limitations.
These concerns are compounded by the scattered sprawl land use pattern in the urban area and other
land use factors such as: residential cul-de-sacs; dead end streets; roads in poor condition; scattered
residences; unlit areas; hidden doorways in apartment complexes; and, the lack of house or box
numbers.

Coordination between the fire districts serving unincorporated areas, the Oregon State Patrol, the County
Departments of Public Safety, Public Works, and Planning is important in order to ensure that new
development is designed to allow sufficient access and maneuvering by fire and emergency vehicles.
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Early involvement of the fire protection and law enforcement agencies in the review of proposed
development will enable them to plan for the increased service demands.
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TRANSPORTATION
POLICY 32, TRANSPORTATION:

It is the policy of Washington County to regulate the existing transportation
system and to provide for the future transportation needs of the county
through the development of a Transportation System Plan as an element of the
Comprehensive Plan.

Implementing Strategies
The County will:

a. Combine the transportation features of the urban and rural areas in a single countywide
Transportation System Plan (TSP). The TSP will address the major roadway system (i.e. non-local
roads) and designate roads and streets that are part of the major system. The community plans and
the Rural/Natural Resource Plan will address the local road system and designate the streets and
roads that are not part of that system.

b. Specify the necessary transportation improvements, maintenance, and reconstruction activities
needed to carry out the Comprehensive Plan in the Transportation System Plan.

c. Implement the TSP capital improvements and maintenance programs through a combination of public
expenditures, private development actions and the assessment of impact fees.

d. Specify in the Community Development Code the standards and requirements of the TSP that are
applicable to development applications.

e. In cases of direct conflict between the TSP and a community plan or the Rural/Natural Resource Plan
regarding functional classification and/or location of a proposed road, the TSP shall take precedence.

f.  The addition of new roads or streets to the major roadway system will be designated through the TSP
unless specified otherwise by the TSP. New neighborhood routes may also be designated through
the development review process. New local streets or roads will be designated through the
development review process or by amendments to the community plans or the Rural/Natural
Resource Plan.

g. Amendments to the Community Plans shall be consistent with the applicable policies and strategies
of the TSP.

h. Consider urban and rural reserves as part of future updates of the TSP.

Summary Findings and Conclusions

The transportation system and planning for that system must go beyond meeting daily travel demands.
Transportation planning must recognize that transportation systems have significant impacts on the
physical, social and economic characteristics of the areas they serve. In order to have an integrated and
consistent plan for transportation, the transportation needs for the urban and rural areas are combined in
a single document.

The Transportation System Plan is a comprehensive analysis and identification of transportation needs
associated with the support and implementation of the development patterns described in the community
plans and the Rural/Natural Resource Plan.
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Prepared from both the countywide and community planning area perspectives, the TSP addresses the
major roadway system, transit, pedestrian and bicycle transportation issues and focuses on specific and
system requirements. The TSP designates the major roadway system and each road or street is
provided a classification indicative of its existing or planned function, right-of-way, alignment and
structural dimensional standards. Changes to the major roadway system are made through amendments
to the TSP. New neighborhood routes may also be designated through the development review process.

The local street system is designated on the community plans and the Rural/Natural Resource Plan. New
Local streets and special area local streets are identified through the development review process or by
amendments to the community plans or the Rural/Natural Resource Plan.

The Comprehensive Framework Plan, in combination with the community plans and the Rural/Natural
Resource Plan, will define the location and level of demand the transportation system will be expected to
accommodate. The policies and strategies of the TSP are aimed at defining the role transportation
services will play in shaping the county's urban and rural areas. A major factor in determining the timing
and sequence of growth will be the availability of an adequate transportation system.
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It is the policy of Washington County to work to provide residents and
businesses in the urban unincorporated area with adequate park and
recreation facilities and services and open space.

RECREATION

POLICY 33, QUANTITY AND QUALITY OF RECREATION
FACILITIES AND SERVICES:

Implementing Strategies

The County will:

a.

Work with cities, special districts and the public to identify the long-term service providers of park,
recreation and open space services. The County recognizes park districts and cities as the
appropriate long-term providers of these park, recreation, and open space services. If an urban
service agreement does not apply to an area, the County may identify the long-term service
provider to the area:

1. When the area lies within an area for which a park district is designated a party in a
cooperative agreement adopted pursuant to ORS 195.020; and

2. After consulting with local governments that provide or declare an interest in providing
service to the area prior to identifying the service provider.

If an urban service agreement applies to an area without services, encourage and support the
park and recreation providers to adopt an annexation plan(s) or other annexation strategies so
that properties without a current park and recreation provider will be provided service. The
County recognizes annexation plans and other types of annexation methods provided for under
state law as appropriate ways to bring unserved properties into the boundaries of park and
recreation providers. Annexation shall be consistent with the requirements of state law and the
applicable urban service agreement. However, if an urban service agreement does not apply to
an area and the County has identified the long-term provider pursuant to Implementing Strategy
a. above, the County shall encourage and support the park and recreation provider to the area to
develop an annexation strategy for the area.

Consider being an interim provider of park land and recreation facilities to one or more urban
unincorporated area(s) until the area(s) is annexed into the boundary of a designated park and
recreation provider. Potential funding sources for County acquisition of park land and provision of
recreation facilities include but are not limited to fees; federal, state and regional funding; grants;
and property taxes.

Serve as an interim provider of park land and recreation facilities to one or more unincorporated
areas if the Board finds that:

1. The long-term park and recreation provider to the area has been identified,;

2. The identified park and recreation provider does not have adequate funding to purchase
needed park land or provide needed recreation facilities in the area outside of its current
boundary; and

3. The identified park and recreation provider has placed or committed to place an annexation
plan or another annexation measure on the ballot. However, if an urban service agreement
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does not apply to an area, the Board may serve as an interim provider of park land and
recreation facilities to the area when the identified service provider has committed to
develop an annexation strategy for the area.

e. Work with park districts and city park and recreation providers to develop park master plans and
funding priorities for park, recreation and open space services for urban unincorporated areas.

f. Designate the off-street trail system in the Transportation System Plan.

g. Continue the Metzger Park Local Improvement District (LID) for as long as a majority of property
owners within the LID wish to continue to pay annual levies for the operation and maintenance of
Metzger Park.

h. Encourage Metro and appropriate state and federal agencies to establish or expand facilities in
the County.

i. Work with all public agencies providing park, recreation and open space services within the
County to ensure that opportunities for citizen participation in park and recreation and open space
decisions are provided.

j- Coordinate with private recreation providers in the planning of park and recreation facilities and
services for the urban unincorporated area.

k. Review all lands owned by the County and other local public agencies (for example, Clean Water
Services, water districts) for potential open space or recreational use.

I.  Designate existing parks, recreation sites, golf courses, cemeteries, school play-grounds, powerline
rights-of-way, and bicycle pathways; and future park or bicycle pathway sites as open space in the
community plans (light green designation on the Significant Natural Resource Map).

Summary Findings and Conclusions

Throughout its history, the County has not been a park and recreation provider but has relied instead on
the Tualatin Hills Park and Recreation District (THPRD) and cities to provide these services. The only
parks the County maintains are Metzger Park and Hagg Lake. Metzger Park was donated to the County
and its operation and maintenance is funded through a local improvement district comprised of property
owners in the Metzger area. The County operates and maintains Hagg Lake, which is owned by the
United States Bureau of Reclamation.

THPRD, the largest park and recreation provider in Washington County, is the only provider of park,
recreation and open space services to urban unincorporated Washington County. Unincorporated
properties located outside of THPRD’s boundary are not provided with park and recreation services, with
the exception of the Metzger area which funds Metzger Park. As development occurred in urban
unincorporated Washington County, park land was not acquired because these areas were not served by
a park and recreation provider and the County did not have funding to acquire park or open space land.
Sustained, rapid levels of development since the 1980s also outpaced the capability of THPRD to provide
the level of services called for in its master plans. THPRD’s financial constraints also precluded it from
acquiring future park land in areas outside its current boundary but within its ultimate service area. The
same dilemma was faced by cities that are the designated park and recreation providers to parts of urban
unincorporated Washington County, including Hillsboro and Tigard.

In 1995, Washington County, THPRD, cities, special service districts, and Metro began to develop urban
service agreements for all territory within the Regional Urban Growth Boundary. The urban services
legislation adopted by the state legislature in 1993, Senate Bill 122, requires local governments to identify
the long-term service providers of a number of urban services, including parks, recreation, and open
space. The result of this planning effort will be urban service agreements that include the designation of
the long-term providers of park, recreation and open space services for specific geographic areas of
urban Washington County. Early in this planning process, local governments and the public determined
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that THPRD and cities were the appropriate long-term park and recreation providers and not the County.
The long-term park and recreation providers that have been designated to serve almost all of urban
unincorporated Washington County are THPRD and the cities of Hillsboro and Tigard.

The County, THPRD and city park and recreation providers recognize the importance of providing
services to unincorporated areas without a parks provider due in part to the increased public demand for
park and recreation services and the lack of parks and recreation facilities in these areas. For example,
in the Bethany area significant portions of the area have developed outside of THPRD, resulting in little or
no park land in large sections of the area. The same conditions exist in the Bull Mountain area due to
development occurring outside the city of Tigard, the designated park and recreation provider to that
area.

The County, THPRD and cities agree these unserved areas must be annexed to their applicable park and
recreation provider so that appropriate services can be provided to these areas. The County will continue
to work with THPRD and the cities to develop annexation strategies to bring these areas into the
boundary of the applicable park provider using the annexation measures provided for by state law.
Annexation measures include, but are not limited to, single or double majority annexation ballot measures
and annexation plans. The County believes that annexation plans, provided through Senate Bill 122, are
an appropriate method to bring unserved areas into the boundaries of park providers because they
provide a thoughtful, comprehensive and systematic way to ensure all urban properties are provided with
park, recreation and open space services. Other annexation methods can result in scattered and
piecemeal annexations that may not be conducive to efficient and effective service provision. Annexation
plans also provide the public with the best opportunity to participate in the planning process that will
determine how to serve these areas and what effect the proposed annexation may have upon residents
and businesses currently served by the provider. Annexation plans also guarantee voters in the area
proposed to be annexed and voters currently in the boundary of the park provider each have a say about
whether or not the subject area(s) should be annexed because both sets of voters are required to vote on
an annexation plan. However, when an annexation plan cannot be used, other annexation methods
should be used to add properties to their park provider so they will be served. In those instances,
particularly when an urban service agreement does not apply to an area, the County shall encourage and
support the identified provider to develop an annexation strategy using other annexation methods so that
service will be provided to all properties in the area.

Due to inadequate park and recreation facilities, the dwindling supply of land in unserved areas, the lack
of funding by the designated long-term park and recreation providers to acquire or improve park land
outside of their current boundaries, the County should consider being an interim provider of park land and
recreation facilities in those areas until they can be annexed into the boundary of the appropriate
provider. As an interim provider, the County would purchase property for future development as park
land. The County could also develop park land and recreation facilities on an interim basis by contracting
for development and construction services with the appropriate long-term park and recreation provider.
Upon annexation to the appropriate park and recreation provider, the County would be able to transfer to
the provider any properties the County has acquired or any unspent revenue it has designated for the
annexed area.

Potential funding sources the County could consider include but are not limited to existing property taxes;
federal, state and regional funding; fees; a park serial levy; land donations; and voluntary contributions.

Lands currently in public ownership but lacking recreation improvements may offer a potential for
reducing the existing deficit of available park lands. The County and other local public agencies, such as
Clean Water Services and water districts, should also review properties in their ownership for potential
recreational use prior to selling them.
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POLICY 34, OPEN SPACE AND RECREATION FACILITIES
LOCATION:

It is the policy of Washington County to encourage the location of parks, open
space and recreation facilities so as to define and implement the countywide
development concept, County policies and community plans.

Implementing Strategies

The County will:

a. lIdentify potential future park and recreation areas in the areas in community plans. In addition to
these areas, the County also recognizes proposed park and recreation areas identified on the
adopted master plans of park and recreation providers as potential park and recreation sites.

b. Notify the Tualatin Hills Park and Recreation District (THRPD) or other appropriate service providers
when a development application is accepted for a site, which includes a potential park and recreation
area identified in a community plan. In the absence of a service provider, the County shall attempt to
secure the desired area for the intended use.

c. Give priority to the preservation of lands with:

1. Significant natural features, urban forests, scenic views, natural hazards, or significant fish and
wildlife habitats;

2. The potential for linkage into open space corridors especially for trail systems (hiking, jogging,
bicycling, horseback riding);

3. Characteristics that would lend the property to active recreation opportunities;
4. Access to streams and rivers, particularly the Tualatin River;
5. Easy access by pedestrians, bicyclists, transit riders, and those with limited mobility and finances;
6. Close proximity to existing or planned higher density population areas; and
7. Value in defining the edges or boundaries of communities.
d. Consider future acquisition and development programs, which take into account:
1. Areas of substantial need,;
2. How well a site meets the relative recreation needs of the service area;
3. The suitability of environmental conditions;
4. Fiscal feasibility;
5. Threat of loss of a valuable resource;
6. Opportunity for cooperative project; and

7. Commitment of the long-term park and recreation provider to develop an annexation plan or
develop an annexation strategy for its long-term service area.
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e. Designate existing parks, recreation sites, golf courses, cemeteries, school play-grounds, powerline
rights-of-way, and bicycle pathways; and future park or bicycle pathway sites as open space in the
community plans (light green designation on the Significant Natural Resource Map).

Summary Findings and Conclusions

Park and open space areas have significant value to residents and play a vital role in ensuring balanced
neighborhoods and communities by providing a variety of passive and active recreational uses and open
space. Existing parks, recreational facilities, and open space areas are integral parts of the built urban
environment that contribute to the health, safety and general welfare of the public. The supply of potential
suitable park and recreation sites and open space areas in urban Washington County is limited.
Therefore, existing park and recreation sites and open space areas should be protected and maintained.
The conversion of potential suitable sites to park and recreation sites with appropriate recreation facilities
is contingent upon securing funding for land acquisition and improvements.

One example of a potential recreation resource is the streams and rivers of Washington County.
Specifically, the Tualatin River offers the potential for a wide variety of water-based recreational activities.
The utilization of the Tualatin River for such water-based recreational activities is currently restricted by its
limited access to the public.

The County, through the 1973 Comprehensive Framework Plan, and THPRD, through THPRD’s Master
Plans, have recognized the importance of providing a broad range of open space and recreational
opportunities for their constituents. For example, both jurisdictions recognize the importance and
recreational benefits of providing pathways along streams and utility easements. Likewise, both
jurisdictions have identified the need to locate parks in proximity to school sites in order to maximize
opportunities for recreational use.

Some aspects of the THPRD planning and implementation process may benefit from the County's
analysis, during the comprehensive planning process, of certain types of recreational and open space
opportunities. Two examples are the identification of significant natural areas and significant scenic
views.

In the future, County plans and policies, in combination with the plans and policies of park and recreation
providers, should be used as guides in locating open space, parks, and recreation facilities to ensure that
siting reflects comprehensive planning priorities.

Non-urban recreation sites and facilities are used extensively by urban residents. Consequently, the
recreation section of the Rural/Natural Resource element is an indispensable complement to the
recreation section of the urban plan.
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ENERGY CONSERVATION
POLICY 35, RESIDENTIAL CONSERVATION:

It is the policy of Washington County to encourage a reduction in residential
energy consumption and increase opportunities for production of energy from
alternative sources.

Implementing Strategies
The County will:

a. Encourage utilities and banks to offer low-interest weatherization loans to finance the cost of installing
energy-conserving materials and features in residential structures.

b. Encourage and support conservation tax credits for new homes, which meet clear and objective
energy efficiency standards.

c. Study building codes for new homes and, if desirable, suggest revisions by the appropriate agency.

d. Encourage clustering and common-wall dwelling types that reduce the amount of outside wall surface
per dwelling unit.

e. Locate high-density housing in proximity to labor-intensive industries.
f.  Permit the siting of residences on lots to provide maximum solar exposure.

g. Encourage use of site development and building techniques that make use of natural elements for
heating and cooling (south facing windows, landscaping, etc.) in new residential developments.

h. Support mixed use developments that can demonstrate energy savings over conventional projects.

i. Allow residents of homes to establish home occupations which shall not create traffic and parking
problems and which shall meet the home occupation standards in the Community Development
Code.

Summary Findings and Conclusions

Transportation and residential uses account for nearly half of total energy consumption. The other half is
consumed by the industrial, commercial and governmental sectors.

Low density housing, separated from places of work, shopping, and recreation has had an adverse
impact on the current energy crisis.

Mass transit systems can have a major positive influence upon energy consumption but require higher
density corridors and activity modes to be effective.

Reducing the number of exposed walls and roofs can cut energy consumption by minimizing heating or
cooling loss. However, weatherization and insulation of existing and new dwellings would also
substantially reduce energy consumption for home heating and cooling.

Site design of residential developments can affect energy consumption and production through such
factors as the orientation to the sun for solar heating and the amount of energy embodied in such
structures as street pavement.
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Housing and its location and density within the urban area can have a significant impact upon future rates
of energy consumption and production. In view of past and impending energy shortages and escalating
costs, methods of addressing energy concerns must receive high priority in the countywide planning
effort.

WASHINGTON COUNTY COMPREHENSIVE FRAMEWORK PLAN FOR THE URBAN AREA
Policy 35, Residential Conservation — Page 117
November 2019



POLICY 36, COMMERCIAL CONSERVATION:

It is the policy of Washington County to encourage energy-saving building
practices in existing and future commercial structures.

Implementing Strategies
The County will:

a. Encourage cluster development of mixed uses, with a variety of commercial, office, residential uses,
to promote energy conservation and to allow more efficient centralized energy systems.

b. Discourage strip commercial development and other scattered office commercial development.

c. Revise County sign regulations as necessary in part to promote energy conservation in advertising.
Summary Findings and Conclusions

Commercial development in centers (as opposed to strip commercial development), could help reduce
energy consumption through common wall construction and central heating. Additionally, significant
energy savings could be achieved through a reduction of vehicle miles traveled for commercial purposes.
The size, design, construction, and landscaping of commercial facilities could have significant impact

upon the energy consumption pattern of the county. Energy saving building practices in commercial
structures and clustered developments are essential in terms of promoting energy conservation.
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POLICY 37, INDUSTRIAL CONSERVATION:

It is the policy of Washington County to encourage energy saving building
practices in existing and future industrial structures.

Implementing Strategies
The County will:
a. Encourage labor intensive, low energy using industries to locate in the county.

b. Encourage cogeneration and reuse of industrial waste heat from manufacturing processes for space
heating and other uses.

c. Encourage industrial cluster developments, and mixed use commercial industrial centers which are
conducive to joint energy efficient space heating and cooling systems.

Summary Findings and Conclusions

The industrial sector accounted for approximately 36 percent of the tri-county energy consumption in
1975. Almost half of this energy was supplied by natural gas, followed by electricity and oil.

Manufacturing, space heating, lighting and other industrial related energy uses combined to make the
industrial sector the region's largest power consuming group.

The types of industries which locate in a particular area impact not only the local economy, but also the
availability of energy.

Many industrial processes generate significant amounts of waste heat, which could be reused for
purposes other than manufacturing.

The size, design, and landscaping of industrial facilities (including parking) can have significant impacts
upon energy consumption. To encourage reduced energy consumption, energy-saving building
standards and industrial cluster developments need to be incorporated in the County's land development
approval process.
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POLICY 38, TRANSPORTATION CONSERVATION:

It is the policy of Washington County to establish a balanced and an efficient
transportation system which implements the land use plan and is designed to
minimize energy impacts.

Implementing Strategies
The County will:

a. Support planning for and provision of alternative modes of transportation including walking, bicycling,
mass transit, carpooling, vanpooling, and ride sharing as a means of conserving energy.

b. Re-examine its road standards to determine the appropriateness and need for current specifications
for width of pavements.

c. Encourage new and existing major governmental, business and industrial employers to provide ride
pools and vans for commuting transport of employees to and from work.

d. Grant parking priority to carpooling, vanpooling and ride sharing employees of the County.
Summary Findings and Conclusions

The transportation sector accounted for 27 percent of energy consumed in the Portland metropolitan area
in 1975.

The private automobile consumes about 75 percent of all petroleum used in transportation in the Portland
area.

An improved relationship between land uses and transportation is essential in terms of decreasing
reliance on the automobile and improving the potential for utilizing alternative modes of transportation.

Significant savings of energy can be achieved if transportation services are provided in a more efficient
manner and alternative forms and programs are offered to reduce dependence on the private automobile.
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POLICY 39, LAND USE CONSERVATION:

It is the policy of Washington County to develop land use strategies which
take advantage of density and location to reduce the need to travel, increase
access to transit, increase the use of alternate modes of transportation,
including transit, and permit building configurations which increase the
efficiency of heating and cooling residences.

Implementing Strategies

The County will:

a.

g.

Limit low density sprawl development, and create a multi-centered land use pattern in the preparation
of community plans to decrease travel needs.

Encourage infilling of passed over vacant land and revitalization of older areas, especially where a
major transportation corridor is close by.

Plan for higher density urban development in areas with convenient access to public transportation.

Encourage close locational relationships between living, working, shopping, and recreation areas in
accord with the development concept.

Encourage development of compact communities containing a range of commercial and residential
uses.

Encourage the efficient use of land and promote non automobile trips by:

1. Adopting parking maximum designations and minimum and maximum parking standards based
upon the frequency and location of transit service consistent with Title 2 (Regional Parking Policy)
of the Metro Urban Growth Management Functional Plan;

2. Annual monitoring and forwarding of data to Metro regarding:

a) The number and location of newly developed parking spaces; and

b) A demonstration of compliance with the minimum and maximum parking standards, including
the application of any variance to Metro’s Title 2 regional standards; and

3. Reviewing and updating the parking maximum designations every three (3) years to account for
changes in the frequency and location of transit service.

Support planning for alternative modes of transportation as a means of conserving energy.

Summary Findings and Conclusions

Land use policies affect energy use in two primary ways. They influence the amount of travel through the
arrangement of land uses and they determine the number and design of buildings, which can be built in a
given area.

Low density development and suburban sprawl tend to increase the distance which people must travel to
work and shop. In areas served by frequent transit service, a more compact urban form can be
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encouraged by providing less parking and still allowing accessibility and mobility for all modes, including
automobiles.

Land use also determines density, which in turn has a very important effect on whether or not mass
transit will be effective.

Land use policies also influence energy use through site requirements. Certain landscaping, street width,
building orientation and auxiliary requirements (e.g., height limits for structural additions) has a significant
impact on total energy use.

Land use policies affect energy use in a number of ways. In light of existing conditions, it is necessary
that the County encourage land use patterns which decrease consumption of fuel for transportation and
the heating and cooling of buildings by making energy conservation a critical element in assessing land
use decisions.
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REGIONAL PLANNING
POLICY 40, REGIONAL PLANNING IMPLEMENTATION:

It is the policy of Washington County to help formulate and locally implement
Metro’s regional growth management requirements in a manner that best
serves existing and future residents and businesses.

Implementing Strategies

The County will:

a.

Participate in regional growth management planning efforts (including identifying urban reserves and
urban reserve concept planning) and regional transportation planning efforts to help build better
communities.

Implement regional growth management requirements through a process that includes opportunities
for citizen involvement.

Identify the 2040 Growth Concept Design Types characteristics that generally represent the form of
future development.

Adopt a map that identifies the general location of the 2040 Growth Concept Design Types.

Require applicants proposing plan map amendments to demonstrate that their proposal is consistent
with the applicable 2040 Growth Concept Design Type.

Plan amendment approvals may be conditioned by the Review Authority in a manner that will
promote excellence of urban de