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Discussion 
Topics

 Project Background & Goals

 Urban Renewal Goals & Revenue Considerations

 Public Outreach

 Basalt Creek Employment Zone Code Overview

 Planning Commission Recommendation
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Project 
Background

Wilsonville 
Planning Area

Project Area 
(MP zone)
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Plambeck 
Gardens Autumn 

Sunrise

Ibach Park

Helenius Street

Basalt Creek Parkway

Grahams Ferry 
Road

150 Acres Gross

~90 Acres Net/Buildable



Project 
Background
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What is being proposed? The BCE zone is a new  
industrial zoning code for the Basalt Creek Area

Why is a new code needed? The existing MP 
zoning code allows a narrow set of uses that are 
not supported by current market trends

Why is this needed now? To act as a catalyst for 
development and tax base growth in Basalt 
Creek to meet urban renewal goals

How was the code created? By studying 
economic and market trends and incorporating 
Council, public, and stakeholder feedback
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Project Goals:
Council 
Priorities

Limit warehouse uses

Encourage flex space

Incorporate commercial uses

Maintain landscaped feel
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Manufacturing 
Park (MP) Zone 
Allowed Uses
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Permitted uses are restrictive to encourage 
large-scale manufacturing & research facilities

Table 62-1 Use Categories in the MP Zone

Industrial Use Categories

Light Manufacturing P (L) Permitted uses limited to:
• Manufacture or assembly of electronic or 

optical instruments, equipment, devices; 
musical instruments; toys; and sporting 
goods.

• Production of textiles or apparel;
Printing, publishing, and lithography 
shops; and

• Research and development laboratories.
Primary processing of organic materials, such 
as tanning of leather, is prohibited.
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Public 
Outreach
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July 27

Public Open 
House

Sept. 15

Planning 
Commission 
Meeting

Sept. 29

Stakeholder 
Discussion

Oct. 28

Stakeholder, 
City Manager, 
Economic 
Development 
Manager 
Discussion

Nov. 9

Citizen 
Involvement 
Organization 
(CIOs) 
Discussion

Dec. 12

Continued 
Stakeholder 
Discussion

Jan. 5

Chamber, 
Stakeholder, 
Business 
Community 
Discussion

Jan. 19

Planning 
Commission 
Meeting

Feb. 2

Chamber, 
Stakeholder, 
Business 
Community 
Discussion

March 16

Planning 
Commission 
Meeting

June 15

Planning 
Commission 
Meeting
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Public 
Feedback
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Residents expressed the following concerns:
 Road construction and maintenance should 

keep pace with increased industrial traffic;

 Uses should be conducted in a completely 
enclosed building;

 Landscape buffers should be used to separate 
industrial from residential areas; 

 The city should encourage uses that provide 
high-wage jobs and support commercial uses 
that can be patronized by nearby residents
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Industrial 
Developer & 
Broker 
Feedback
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 Flexible tenant space (“spec” development) 
has replaced owner-occupied, purpose-build 
development.

Development driven by tenant model requires 
greater flexibility to ensure tenant occupancy 
and to secure capital for construction.

Many tenants require on-site 
warehousing/wholesale sales to support 
operations.

Tualatin Architectural Review BoardAugust 9, 2023



BCE Zone:
Guiding 
Principles
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• Council direction: limit warehousing & 
distribution uses; support job density

• Economic analysis: industrial flex space is 
needed as opposed to owner/occupant buildings

• Public feedback: maintain a buffer between 
industrial and residential uses

• Stakeholder and industry feedback: flexibility is 
critical to support financial viability; some on-site 
warehousing & distribution is needed

• Planning Commission direction: incorporate 
design standards to ensure quality development

Tualatin Architectural Review BoardAugust 9, 2023



BCE Purpose 
Statement

11Tualatin Architectural Review BoardAugust 9, 2023

The purpose of this district is […]to provide 
an environment conducive to the 
development and protection of employment 
uses that contribute to the local economy 
and support nearby residential uses. […] The 
emphasis of the zone is on providing a variety 
of manufacturing, office, and incubator space 
for established and emerging businesses, 
typically in a flex-space development pattern. 
Commercial uses are allowed but limited in 
intensity to maintain adequate employment 
development opportunities. 
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Development 
Standards

TDC 65.310. Additional Development Standards.
(3)Landscape Buffer Adjacent to Residential Uses. A landscaped area, 
meeting the Type D standard described in Table 73B-4, must be located 
along property lines abutting residential zones.
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Development 
Standards
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TDC 65.310. Additional Development Standards.
(4) Fences Adjacent to Public Right-of-Way. Decorative fencing is 
encouraged. Open fencing (such as wrought iron or chain-link fencing) must 
be screened from public-right-of-way by a minimum 10-foot-wide landscape 
area that is planted with a hedge of narrow or broad leaf evergreen shrubs 
and which will form a four-foot high continuous screen within two years of 
planting.
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Development 
Standards
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Building 
Design 
Standards
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Building 
Design 
Standards
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Landscape
Standards
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Zone
Minimum Area 
Requirement*

Minimum Area Requirement 
with dedication for a fish 

and wildlife habitat*

(3) CO, CR, CC, CG, ML, and 
MG zones except within the 
Core Area Parking District—
All uses

15 percent of the total area 
to be developed

12.5 percent of the total area 
to be developed

(4) CO, CR, CC, CG, MUC, ML, 
and MG zones within the 
Core Area Parking District—
All uses

10 percent of the total area 
to be developed

7.5 percent of the total area 
to be developed

(5) IN, CN, CO/MR, MC, and 
MP zones—All uses

25 percent of the total area 
to be developed

22.5 percent of the total area 
to be developed

(6) BCE zone; Industrial 
Business Park Overlay District 
and MBP—must be approved 
through Industrial Master 
Plans

20 percent of the total area 
to be developed

Not applicable

Table 73B-1
Required Minimum Landscape Area
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Masonry 
Fence
Standards
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Proposed Map 8-1: Functional Classification Plan

Residential

Industrial



Planning 
Commission 
Recommendation

The Planning Commission met three 
times and made substantial edits over the 
course of the project in response to 
Council, public, and stakeholder 
feedback.

The current draft code has received a 
unanimous recommendation in support 
from the Planning Commission
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Questions?
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