
 

ANALYSIS AND FINDINGS 
Autumn Sunrise Annexation 

 
Case #: ANN 19-0002 
Project: Autumn Sunrise Annexation 
Location: 23620 and 23740 SW Boones Ferry Road; 

9185, 9335, and 9415 SW Greenhill Lane 
Tax Map: 2S135D  Lots:  400, 401, 500, 501, 600, 800, & 900 
Owner/Applicant: Gordon Root, Autumn Sunrise, LLC 

Levi Levasa, Stafford Development Company, LLC 

 
INTRODUCTION 

A. Applicable Criteria 

Annexations are reviewed under Tualatin Development Code (TDC) Chapter 33.010, Annexations. This 
code refers to Metro Code 3.09, Local Government Boundary Changes, and the applicable provisions of 
ORS Chapter 222, which also govern annexations. 

B. Project and Site Description 

The applicant, Stafford Development Company on behalf of Autumn Sunrise, requests approval to annex 
seven tax lots comprising approximately 39.5 acres of land. The properties are currently located within 
unincorporated Washington County and the City of Tualatin Urban Planning Area – north of SW 
Greenhill Lane between Interstate-5 and SW Boones Ferry Road. Three single family homes and assorted 
accessory structures are located on the Greenhill Lane properties. The overall site can be described as 
generally flat farmland. No development or other modifications to the property is proposed at this time. 

The area proposed for annexation is comprised of approximately 36.62 acres of private property and 
approximately 2.88 acres of adjacent rights-of-way; including portions of SW Boones Ferry Road and SW 
Greenhill Lane, as described and shown in Exhibit A. If approved for annexation, the subject properties 
would be withdrawn from the Washington County Enhanced Sheriff Patrol District (ESPD) and 
designated a combination of Medium Low Density Residential (RML) and Neighborhood Commercial 
(CN) planning districts, as shown on the Community Plan Map (Exhibit B). 

C. Exhibit List 

A. Application Materials 
B. Community Plan Map 9-1 
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TDC CHAPTER 33, APPLICATIONS AND APPROVAL CRITERIA 

Section 33.010 Annexations 

To grant an annexation application, the Council must find: 
 
(a) The territory to be annexed is within the Metro Urban Growth Boundary;  

Finding: 
As shown in Exhibit B, the subject property is within the Metro Urban Growth Boundary and within 
Tualatin’s Urban Planning Area. This standard is met. 
 
(b) The owners of the territory to be annexed have petitioned to be annexed;  

Finding: 
Autumn Sunrise, is the sole property owner and petitioner of the subject property, as shown in Exhibit A. 
This standard is met. 
 
(c) The application conforms to the applicable criteria in Metro Code 3.09; and  

Metro Chapter 3.09 Local Government Boundary Changes 

Metro Chapter 3.09.045 Expedited Decisions 

D. To approve a boundary change through an expedited process, the city shall:  
1. Find that the change is consistent with expressly applicable provisions in:  

a. Any applicable urban service agreement adopted pursuant to ORS 195.065;  

Finding: 
The Basalt Creek Planning Area was added to the Portland Metropolitan Urban Growth Boundary by 
Metro Council adoption of Ordinance 04-1040B, which conditioned the area to undergo concept 
planning. The City of Tualatin has adopted the Basalt Creek Concept Plan through Resolution 5392-18 
and Ordinance No. 1418-19.  As part of the adoption, the public water and sewer plan maps were 
updated to show planned infrastructure for the Basalt Creek area. At present, public water and sewer 
lines are generally not available in this area and will need to be extended in order to support future 
urbanization. Connections are generally located at the current southerly boundary of Tualatin, in or near 
Norwood Road. Additionally, Tualatin has an intergovernmental agreement (IGA) with Clean Water 
Services (CWS) and has recently adopted an update to the Sewer Master Plan that identifies the need for 
additional facilities to serve this annexation area specifically and identifies how that expansion can be 
accomplished. 
 
The subject properties are already within, and would remain within, Tualatin Valley Fire and Rescue, 
TriMet, and the Sherwood School District. The annexation would prompt withdrawal from the 
Washington County Enhanced Sheriff Patrol District and introduction into the Clean Water Services 
District. The annexation would not create any inconsistencies with any urban service agreements. This 
standard is met. 
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b. Any applicable annexation plan adopted pursuant to ORS 195.205; 

Finding: 
No applicable annexation plan exists for this area. This standard is not applicable. 
 

c. Any applicable cooperative planning agreement adopted pursuant to ORS 195.020(2) 
between the affected entity and a necessary party; 

Finding: 
No applicable cooperative planning agreement exists for this area. This standard is not applicable. 
 

d. Any applicable public facility plan adopted pursuant to a statewide planning goal on public 
facilities and services; 

Finding: 
The Basalt Creek Concept Plan amended the City’s Transportation System Plan and public facilities plans 
contained within Tualatin’s Comprehensive Plan reflect the Urban Planning Area that contains this 
property and plans for eventual annexation as initiated by property owners. The proposed annexation is 
consistent with these plans. This standard is met. 
 

e. Any applicable comprehensive plan; 

Finding: 
The City of Tualatin’s Comprehensive Plan contains the Community Plan Map 9-1, (Exhibit B) showing 
this property as part of the Urban Planning Area. The provisions of the Comprehensive Plan that relate to 
annexations, found in TDC Chapter 4, Community Growth, are fully reflected in the criteria presented in 
the implementing sections of the TDC Chapter 33.010, Annexations, and Chapter 32.260, Annexation 
Procedures. The proposed annexation has been reviewed against and has been deemed to be consistent 
with these requirements. This standard is met. 
 

f. Any applicable concept plan; and 

Finding: 
The City of Tualatin has adopted the Basalt Creek Concept Plan through Resolution 5392-18 and 
Ordinance No. 1418-19.  The proposed annexation is consistent with this plan. This standard is met. 
 

2. Consider whether the boundary change would:  
a. Promote the timely, orderly and economic provision of public facilities and services;  
b. Affect the quality and quantity of urban services; and 
c. Eliminate or avoid unnecessary duplication of facilities or services.  

Finding: 
The boundary change would promote the timely, orderly, and economic provision of public facilities and 
services. The property is contiguous to the current Tualatin city limits. The property was identified as 
being eligible for annexation in the Basalt Creek Concept Plan that was adopted and implemented into 
the Tualatin Comprehensive Plan. The boundary change itself would not affect the quality or duplication 
of urban services. Rather, the orderly provision of public services will be addressed at the time of future 
development of the property, which is not proposed at this time. Standards a.-c. are met. 
 

Exhibit 3 
Ordinance No. 1430-20



E. A city may not annex territory that lies outside the UGB, except it may annex a lot or parcel that lies 
partially within and partially outside the UGB. 

Finding: 
The subject property is wholly within the UGB. This standard is not applicable. 
 
(d) The application is consistent with applicable provisions of ORS Chapter 222. 
 

ORS Chapter 222.111 Authority and procedure for annexation 

(1) When a proposal containing the terms of annexation is approved in the manner provided by the 
charter of the annexing city or by ORS 222.111 to 222.180 or 222.840 to 222.915, the boundaries of 
any city may be extended by the annexation of territory that is not within a city and that is contiguous 
to the city or separated from it only by a public right of way or a stream, bay, lake or other body of 
water. Such territory may lie either wholly or partially within or without the same county in which the 
city lies.” 

Finding: 
As shown on the Community Plan Map 9-1 (Exhibit B), the subject property is not within a city and is 
contiguous to the City of Tualatin. This standard is met. 
 

ORS Chapter 222.520 Annexation of less than entire district; assumption of obligations by city 
conditional. 

(1) Whenever a part less than the entire area of a district named in ORS 222.510 becomes 
incorporated as or annexed to a city in accordance with law, the city may cause that part to be 
withdrawn from the district in the manner set forth in ORS 222.120 or at any time after such 
incorporation or annexation in the manner set forth in ORS 222.524. Until so withdrawn, the part of 
such a district incorporated or annexed into a city shall continue to be a part of the district. 

Finding: 
The subject properties are in the Washington County Enhanced Sheriff Patrol District. If the proposed 
annexation is approved, the subject properties would be withdrawn from the Enhanced Sheriff Patrol 
District. Law enforcement services would be provided by the City of Tualatin. Because the proposed 
boundary change is consistent with state and local law, this standard is met. 
 

D. Conclusion and Recommendation: 

Based on the application and the above analysis and findings, the proposed annexation complies with 
applicable Oregon Revised Statutes, Metro Code, and TDC. Accordingly, staff recommends City Council 
approval of File No. ANN-19-0002. 
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AUTUMN SUNRISE 
ANNEXATION APPLICATION 

 

 

 
 

APPLICANT: 
Stafford Development Company, LLC 

8840 SW Holly Ln, Wilsonville, OR 97070 
Levi Levasa, Project Manager 

levi@staffordlandcompany.com 
(971) 206-4614 

 
 

OWNER: 
Autumn Sunrise, LLC 

8840 SW Holly Ln, Wilsonville, OR 97070 
Gordon Root, Manager
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III. Pre-Application Conference 

A Pre-Application Conference was held on October 2nd, 2019 at 2pm to discuss the proposed annexation in 
accordance with TDC 32.110.  The Pre-App Meeting Request was submitted on September 19, 2019.  Materials 
related to the meeting, including the Pre-App Meeting Request submittal package, Fee receipt, and Agenda are 
attached in Exhibit 3.  The requirements of TDC 32.110 have been satisfied. 

IV. Neighborhood/Developer Meeting 

A Neighborhood/Developer Meeting was held on October 9th, 2019 at 6:30 pm at Horizon Community Church.  
Sign Postings provided notice of the neighborhood/developer meeting in accordance with TDC 32.150.  Mailed 
Notice was provided, a sign-in sheet and meeting notes were kept, and the meeting was held in accordance with 
TDC 32.120. In addition to the October 9th meeting, the Applicant held an earlier neighborhood meeting on August 
22nd, 2019.  Materials for each meeting, including the notices, sign-in sheets, minutes, and mailing labels are 
attached in Exhibit 4. The requirements of TDC 32.120 have been satisfied. 

V. Approval Criteria 

(A) Tualatin Development Code 

TDC 33.010 identifies the approval criteria for an annexation application.  Approval criteria identified by the TDC 
33.010(5) will be quoted in italics and a Response will be provided below each criterion and/or code section. 

 TDC 33.010. – Annexations 

 (5) Approval Criteria. To grant an annexation application, the Council must find: 

 (a) The territory to be annexed is within the Metro Urban Growth Boundary; 

Response:  The territory to be annexed is within the Metro Urban Growth Boundary (UGB) and has been since 
2004.  This criterion is met. 

 (b) The owners of the territory to be annexed have petitioned to be annexed; 

Response:  A Petition to Annex to the City of Tualatin that is signed by 100% of the owners of the territory to be 
annexed and a Certification of Ownership are attached as Exhibit 5.  This criterion is met. 

 (c) The application conforms to the applicable criteria in Metro Code 3.09; and 

Response:  The applicable criteria in Metro Code 3.09 have been satisfied per the responses listed below in section 
V.(B) of this application.  This criterion is met. 

 (d) The application is consistent with applicable provisions of ORS Chapter 222. 

Response:  This application is consistent with the applicable provisions of ORS Chapter 222 per the responses 
listed below in section V.(C) of this application.  This criterion is met. 
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(B) Metro Code 3.09 

Per TDC 33.010(5)(c) above, applicable criteria in Metro Code 3.09 will be addressed below.  Relevant Metro Code 
sections will be quoted or summarized in italics and a Response will be provided below each criterion and/or code 
section. 

 Metro Code 3.09 – Local Government Boundary Changes 

 3.09.040 Requirements for Petitions 

  A. A petition for a boundary change must contain the following information: 

   1. The jurisdiction of the reviewing entity to act on the petition; 

Response: The City of Tualatin is identified on the signed petition attached in Exhibit 5. This criterion is met. 

2. A map and a legal description of the affected territory in the form prescribed by the reviewing 
entity;  

Response: A Certified legal description and Map are attached in Exhibit 1.  This criterion is met. 

3. For minor boundary changes, the names and mailing addresses of all persons owning 
property and all electors within the affected territory as shown in the records of the tax assessor 
and county clerk. 

Response:  The name and mailing address of all property owners within the affected territory are attached in 
Exhibit 6.  There are no electors within the affected territory.  This criterion is met. 

 3.09.045 Expedited Decisions 

A. The governing body of a city or Metro may use the process set forth in this section for minor 
boundary changes for which the petition is accompanied by the written consents of one 
hundred percent of property owners and at least fifty percent of the electors, if any, within the 
affected territory.  No public hearing is required. 

Response:  The proposed annexation is a Minor Boundary Change as identified in Metro Code 3.09.020(I.) and 
100% of the property owners have signed a consent to the change; and there are no electors.  As such, the City 
may use the Expedited Decision process.  The Applicant must satisfy the same criteria whether it is an Expedited 
Decision or not, so the information submitted will be the same.     

  D. To approve a boundary change through and expedited process, the city shall: 

  1. Find that the change is consistent with expressly applicable provision in: 

   a. Any applicable urban service agreement adopted pursuant to ORS 195.065; 

   b. Any applicable annexation plan adopted pursuant to ORS 195.205; 
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c. Any applicable cooperative planning agreement adopted pursuant to ORS 195.020(2) 
between the affected entity and a necessary party; 

d. Any applicable public facility plan adopted pursuant to a statewide planning goal on 
public facilities and services; 

   e. Any applicable comprehensive plan; 

   f. Any applicable concept plan; and 

Response:  The proposed annexation is consistent with planning agreements with other jurisdictions including 
Metro, Washington County, and the City of Wilsonville.  Adoption of the Basalt Creek Concept Plan through 
Resolution 5392-18 was the result of the joint planning efforts of the previously mentioned jurisdictions.  The City 
of Tualatin then implemented the Basalt Creek concept plan by approving the Plan Text Amendment (PTA) 19-
0001 and Plan Map Amendment (PMA) 19-0001 and ultimately adopting Ordinance No. 1418-19 which also 
included amendments to the Transportation System Plan (TSP).  The annexation of this property is only possible 
because the extensive planning efforts that have been made to serve this area.  Additionally, The Tualatin has an 
intergovernmental agreement (IGA) with Clean Water Services (CWS) and has recently adopted an update to the 
Sewer Master Plan that identifies the need for additional facilities to serve this annexation area specifically and 
identifies how that expansion can be accomplished.  These criteria have been met. 

  2. Consider whether the boundary change would: 

   a. Promote the timely, orderly and economic provision of public facilities and services; 

Response:  The boundary change would promote the timely, orderly, and economic provision of public facilities 
and services as the annexation territory is included in the Basalt Creek Concept Plan that was adopted and 
implemented into the adopted Tualatin Comprehensive Plan and Sewer Master Plan. Additionally, the subject 
properties are contiguous to the Tualatin City Limits and expansion of urban services to this area is anticipated by 
the City of Tualatin’s guiding documents. The provisions of this section have been satisfied. 

   b. Affect the quality and quantity of urban services; and 

Response:  The boundary change itself would not affect the quality of urban services and would not likely affect 
the quantity of urban services as the use of the land would not change as a result of annexation.  Future 
development, on the other hand, could affect the quality and would affect the quantity of urban services. The 
provisions of this section have been satisfied. 

   c. Eliminate or avoid unnecessary duplication of facilities or services. 

Response:  The boundary change itself would not eliminate or avoid unnecessary duplication of facilities or 
services.  To the extent currently known, future development would not likely eliminate or avoid unnecessary 
duplication of facilities or services either.  The provisions of this section have been satisfied. 

E. A city may not annex territory that lies outside the UGB, except it may annex a lot or parcel that 
lies partially within and partially outside the UGB. 

Response:   The proposed annexation territory is entirely within the UGB.  This criterion is met. 
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 3.09.050 Hearing and Decision Requirements for Decisions Other Than Expedited Decisions 

D. To approve a boundary change, the reviewing entity shall apply the criteria and consider the 
factors set forth in subsections (D) and (E) of section 3.09.045. 

Response:  The criteria and factors for consideration set forth in the referenced subsections have been addressed 
above, under section 3.09.045.  Based on the responses above, the factors have been considered and the criteria 
have been met. 

(C) ORS Chapter 222 

Per TDC 33.010(5)(c) above, applicable provisions of ORS Chapter 222 will be addressed below.  Many sections of 
ORS 222 include procedural instructions only that do not require a response as they would be satisfied after an 
annexation is approved. The currently relevant sections of the Oregon Revised Statutes (ORS) Chapter 222 will be 
identified in italics and a Response will be provided below each criterion and/or code section. 

 ORS Chapter 222 – City Boundary Changes; Mergers; Consolidations; Withdrawals 

  222.030 Assessor to furnish statement of assessed valuation of property in territory to be annexed. 

Response:  The attached property tax statements from the Washington County Tax Assessor in Exhibit 6 show the 
assessed value of each property included in the territory to be annexed.  Additionally, the total assessed value of 
the annexation territory is included on the Annexation Property Information Sheet (Exhibit 7).  This criterion is 
met. 

  222.111 Authority and procedure for annexation. 

Response:  This annexation proposal has been initiated by 100% of the owners of the real property to be annexed 
and if the proposed annexation is approved the boundaries of the City can be extended to include the annexation 
territory as it is contiguous to the Tualatin City Limits.  The relevant provisions of this section have been satisfied. 

VI. Conclusion 

This application includes all required submittal documents/forms/exhibits and provides responses demonstrating 
that the applicable and relevant approval criteria of the Tualatin Development Code, Metro Code, and Oregon 
Revised Statutes are satisfied.  As such, the Applicant requests approval of the proposed annexation. 
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PROPERTY OWNER INFORMATION 
(This form is NOT the petition) 

Metro Code 3.09.040 requires the names and address of all property owners and/or registered voters of the 
property, regardless of support shown on petition to annex. This is not for notification purposes. A signature on 
this form does not indicate support or opposition to the request. 

NAME OF OWNER/VOTER (V) 
PROPERTY DESIGNATION 

(Indicate Section, Township, Range and Lot No.) 

MAILING ADDRESS 
PROPERTY ADDRESS (If different) 

(1)______________________________________________________________________________________ 

 ________________________________________________________________________________________ 

(2)______________________________________________________________________________________ 

 ________________________________________________________________________________________ 

(3)______________________________________________________________________________________ 

 ________________________________________________________________________________________ 

(4)______________________________________________________________________________________ 

 ________________________________________________________________________________________ 

(5)______________________________________________________________________________________ 

 ________________________________________________________________________________________ 

(6)______________________________________________________________________________________ 

 ________________________________________________________________________________________ 

(7)______________________________________________________________________________________ 

 ________________________________________________________________________________________ 

(8)______________________________________________________________________________________ 

 ________________________________________________________________________________________ 

(9)______________________________________________________________________________________ 

 ________________________________________________________________________________________ 

(10) ____________________________________________________________________________________ 

 ________________________________________________________________________________________ 
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ANNEXATION PROPERTY INFORMATION SHEET 

EXISTING CONDITIONS IN AREA TO BE ANNEXED: 

Land area, in acres:  ________________________________________________________________________ 

General description of territory (Include topographic features such as slopes, vegetation, drainage basins, and floodplain areas which
are pertinent to this proposal):  ___________________________________________________________________  

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

Describe land uses on surrounding parcels (Use tax lots as reference points) 

North:  __________________________________________________________________________________ 

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

South:  __________________________________________________________________________________ 

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

East:  ___________________________________________________________________________________ 

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

West:  ___________________________________________________________________________________ 

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

EXISTING LAND USE: 

Number of existing units/structures: 

Single-family:_________        Multi-family:_________     Commercial:_________       Industrial:________ 

Describe existing units/structures:  ____________________________________________________________ 

 ________________________________________________________________________________________ 

What is the current use(s) of the land proposed to be annexed: _____________________________________ 

 ________________________________________________________________________________________ 
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Public facilities or other uses: ________________________________________________________________ 

 ________________________________________________________________________________________ 

Total current year assessed valuation –  $:______________________________________________________ 

Total existing population: ___________________________________________________________________ 

Is the territory contiguous to the City limits: ____________________________________________________ 

Is the subject territory inside or outside of the Metro Regional Urban Growth Boundary: _________________ 

URBAN SERVICE PROVIDERS: 
If the territory described in the proposal is presently included within the boundaries of any of the following types 
of governmental units, please indicate so by stating the name or names of the governmental units involved.  

County: _________________________________________________________________________________ 

Highway Lighting District: ___________________________________________________________________ 

Fire District: ______________________________________________________________________________ 

Sanitary District: __________________________________________________________________________ 

Water District: ____________________________________________________________________________ 

Grade School District: ______________________________________________________________________ 

High School District: _______________________________________________________________________ 

Library District: ___________________________________________________________________________ 

Drainage District: __________________________________________________________________________ 

Parks & Recreation District: __________________________________________________________________ 

Other: __________________________________________________________________________________ 

Is the territory served by any of the providers listed above (describe existing connections to public services): ________ 

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 
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Mailing address document available for review in Case File: ANN 19-0002
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, 2019 

Tualatin – Autumn Sunrise Annexation 

Dear Neighbor, 

We would like to invite you to a  neighborhood meeting to discuss our proposed annexation 
application of the property located between SW Norwood Road, Greenhill Lane, I-5 and Boones Ferry 
Road. A map on the back page of this letter illustrates the area we are applying to annex. 

While this meeting is a requirement by the City of Tualatin, we also believe this to be an excellent 
opportunity to receive input from the local community. The meeting also allows us to elaborate on our 
future plans for the property and provide clarity for any questions community members may have.  

We hope you will be able to join us for this meeting. 

Meeting Location: 

Meeting Date & Time: 

Horizon Christian High School Room #211 
23370 SW Boones Ferry Rd 
Tualatin, OR 97062 

 2019 
6:30 PM – 7:30 PM 

Please feel free to call or email me with any questions or comments if you are unable to attend this 
meeting. 

Sincerely, 

Levi Levasa - Project Manager 
Email: Levi@staffordlandcompany.com 
Phone: 971.206.8614 
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Neighborhood Meeting Minutes 

Autumn Sunrise Annexation 

October 9, 2019 

6:30 PM at Horizon High School 

Presentation By: Levi Levasa (L) 

Introduction:  

 Brief description of Stafford. We build homes and develop large projects for single family
homes, townhouses, and occasionally multi-family.

 Brief description of the Autumn Sunrise property. It’s 39 ½ acres. It’s bounded by Boones Ferry
Road to the west, I-5 to the East, and Greenhill lane to the south.

 The purpose of the meeting is to discuss annexation of the property in to the City of Tualatin.
 Brief explanation of 2004 UGB expansion, Basalt Creek Concept Plan (BCCP) process and

adoption, and City of Tualatin implementation of the BCCP.
 Annexation does not change the use of the property, it only moves the boundary of the City and

adopts their land use designation.  That is what we are proposing to do.
 We will go over what can happen in the future a bit later.

Q: What is the timeline for annexation completion? 

L: I will be turning in a final application by the end of the month. I anticipate the property to be annexed 
by the end of the year or the beginning of 2020. 

Q: Will there be any change to neighboring non-annexed property? 

L: There would be no change in use to this property or to any neighboring properties as a result of this 
annexation. 

Q: What does annexation mean? 

L: Annexation means that the Tualatin city limits line will be redrawn on a map to include our property. 
It also means that the tax district maps will change. 

Q: What are the next steps after annexation? 

L: The next step after annexation is to subdivide the property. This process will require a whole new 
round of applications, permits, and planning. I anticipate the subdividing process to take between 6-24 
months depending on the jurisdiction. 

Q: Will school district boundaries change with annexation like tax boundaries? 

L: School district boundaries are different than tax boundaries. It’s in the best interest of a school district 
to cast a wide net and collect the construction excise taxes that will benefit the school district. The 
school district lines are difficult to change and annexation will not affect them. As much as we’d like to 
change them, we anticipate that they will stay in place as is. 

Q: How many homes will be built on your property? 
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L: Before I answer that I want to make sure that there are no more Annexation questions. Remember 
that we are only proposing annexation. 

[No Response] 

Now I will open the conversation to include what can happen with future subdivision applications and 
eventual construction. 

L: Our preliminary plan has 236 dwelling units. The lots will vary in size and type. The number of dwelling 
units was determined by the net density set forth in the Basalt Creek Comprehensive Plan. They want 10 
dwelling units per net buildable acre. We subtracted the land that we will be dedicating to the city, 
primarily roads and multiply the remaining acreage by 10. The remaining area on our most recent 
concept plan came to 23.6 acres, so there are 236 dwelling units shown. 

Q: Will there be any other road outlets for the development other than Greenhill lane? 

L: Yes. This plan shows that there would be another road constructed in the northwest corner of the 
property. 

Q: I live on Boones Ferry Road and this will further affect traffic in the area. 

L:  Tualatin has a comprehensive transportation system plan. In addition to Tualatin’s traffic plan there is 
also a traffic plan in the Basalt Creek Comprehensive Plan. Our job is to abide by the rules set by those 
plans. I will admit that these plans can be reactive to development. What will eventually help the area is 
the expansion of Boone Bridge and the Abernathy Bridge by ODOT. 

Q: What is ODOT doing? 

L: I’m not fully aware of the status of ODOT projects in the area. My understanding is that they are 
expanding lanes and working south towards the Boone Bridge. 

Q: Your development will affect the traffic capacity of the area. 

L: Future development must satisfy the requirements of the jurisdictional authority regarding traffic. We 
would likely conduct traffic studies. A traffic engineer will make recommendations. If they say our 
development triggers a need elsewhere, we will be burdened with paying for it. If we don’t trigger a 
need we will not be building or paying for it. 

Q: Will Stafford be doing any frontage improvements on Boones Ferry Road? 

L: Boones Ferry Road is already improved, so probably not, but that is determined during the subdivision 
review process.  

Q: If you add 236 homes then you are adding some 400 new cars on to Boones Ferry making it worse. 

L: We pay our proportionate share in development. There are system development charges we pay to 
any city we build in and generate income for the city and county who’s burden it is to improve public 
infrastructure. 

Q: I live off of Boones Ferry Road and I already fear for the safety of myself and property when entering 
in to the road. 
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L: We can’t fix all the problems of Boones Ferry Road. We will pay for and build what is proportionately 
required of us. 

Q: You’re causing a problem. 

Gordon Root: [Introduces himself as an owner and principle of Stafford] If we widen Boones Ferry along 
our frontage, the choke point will just move a couple hundred feet down the road. This project has 
taken more time and more planning than any other I’ve been involved in. There have been meetings 
coinciding with the Basalt Creek Comprehensive plan for nearly fifteen years. The Basalt Creek Parkway 
will eventually be built and will offset some of the traffic concerns. It will also setup queuing which will 
help those who live on Boones Ferry safely enter the road. Furthermore, the amount of money the city 
and county will be gaining through permits and system development fees is tremendous. I will echo 
what Levi said and say that the area is more reactive than proactive. Good examples of infrastructure 
showing up before development are Washington state. That is not the case here, but it will not stop our 
property from being developed. 

Q: Will there be a bridge and light for the Basalt Creek Parkway intersection? 

L: There will be a bridge over Basalt Creek and a light at the intersection of Basalt Creek Pkwy and 
Boones Ferry Rd. 

Q: I have a few questions. The comprehensive plan doesn’t address stormwater runoff. How will your 
development address stormwater? Will all overhead utilities be moved below ground? 

L: Stormwater has become a big issue in developments. The project will be monitored by Clean Water 
Services which has high standards that we will comply with. The overhead utilities on the frontage of our 
property will likely be buried.  

Q: If we don’t annex will the burying of power line affect us? 

L: Burying the power line should not affect anyone’s services. 

Q: Where are utilities being brought from? 

L: Utilities are currently in place on Norwood and Boones Ferry Rd. It is uphill from our property so a 
sewer pump station will also be built on our development. 

Q: What’s going to be done with the property south of Greenhill? 

L: That property will eventually need annexed into Wilsonville if it is going to developed. The Basalt 
Creek Concept Plan has it zoned as a high-tech employment district. 

Q: Will there be regional parks dedicated in your development? 

L: I don’t think there will be a regional park but there is land shown for a neighborhood park in this 
concept plan. 

Any other questions? 

Conclusion:  If you received notice for this meeting then you would receive notice for any future 
meetings or hearings as well.  We will also have signs posted for any future meetings or hearings. 
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August 1, 2019 

Tualatin – Autumn Sunrise Annexation 

Dear Neighbor, 

We would like to invite you to a neighborhood meeting to discuss our proposed annexation application 
of the property located between SW Norwood Road, Greenhill Lane, I-5 and Boones Ferry Road. A map 
on the back page of this letter illustrates the area we are applying to annex. 

While this meeting is a requirement by the City of Tualatin, we also believe this to be an excellent 
opportunity to receive input from the local community. The meeting also allows us to elaborate on our 
future plans for the property and provide clarity for any questions community members may have.  

We hope you will be able to join us for this meeting. 

Meeting Location: Horizon Christian High School Room #211 
23370 SW Boones Ferry Rd 
Tualatin, OR 97062 

Meeting Date & Time: 22 August 2019 
6:30 PM – 7:30 PM 

Please feel free to call or email me with any questions or comments if you are unable to attend this 
meeting. 

Sincerely, 

Levi Levasa - Project Manager 
Email: Levi@staffordlandcompany.com 
Phone: 971.206.8614 
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Neighborhood Meeting Minutes 

Autumn Sunrise Annexation 

August 22, 2019  

6:30 PM at Horizon High School 

Presentation By: Gordon Root (G) and Levi Levasa (L) 

G: Introduction:  

 I’ve spent 14 years with the property. I bought in 2004, sold it, and bought it back in 2007.
 I’ve been a part of the Basalt Creek Concept Plan (BCCP) since its infancy.
 Annexation meeting is emphasized. Development meetings will be in the future.

L: Introduction 

 Explanation of comprehensive plan for the area.
 The property is zoned Medium Low Density Residential (RML) and Neighborhood Commercial

(CN) on the Tualatin Maps and would be designated as such upon annexation.

Q: What could go into the CN zone? 

A: Gordon: The city wants neighborhood convenience stores. I can’t say specifically what may or may 
not go in them 

G: Quick Description of Urban Growth Boundary (UGB)  

 Describes how the UGB came about
 Metro, the tri county government, oversees it
 They have minimum density standards rather than max standards
 The purpose is for the preservation of wetlands, farms, and other natural areas
 These decisions for density requirements have been repeatedly voted on and passed

L: 

 The density for the RML zone is 10 units per net acre.
 Stressing that the concept plan for development is preliminary and is not part of this application
 There will likely be a variety of housing types proposed for future development.
 Future development applications will give more details about the types of houses.

Q: Can this be stopped? 

L: We’re making sure that it can’t by meeting the criteria. 

G: 

 Background about Basalt Creek Concept Plan (BCCP)
 It’s taken 14 years with numerous community meetings to get to this point
 The BCC has been adopted into a comprehensive plan which we are following
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Q: When will the annexation be completed? 

L: Probably by the end of the year. 

Q: When will the property be developed? 

L: Development depends on market forces, so I can’t say for certain. The City can’t accept development 
applications until the property is annexed.  Once development is approved, then the Civil engineering 
design and review process must be completed for permits to be issued for construction.  These things 
can take a long time depending on the project and jurisdiction. 

Q: Traffic is a concern. What is Stafford going to do to improve Boones Ferry Road? 

G: Improvements have already been made. The future Developer responsibilities for Boones Ferry Rd 
are dependent on the comprehensive plan and conditions of approval. 

L: Traffic engineering explanation 

 We have to rely on proffessionals.
 Traffic engineers have a ton of rules and tools they use to come up with the different Cities’ and

Regional Transportation System Plans (TSP) which guide us in our development.

Q: What kind of use and how much space will the CN zone take up? 

L: We don’t have specifics for what may or may not be there. 

Q: Have you done a traffic study to know what a bunch of houses are going to do to the roads around 
here? 

L: We have not done a traffic study. That may be included in a future development plan and application. 
Right now, we are only applying for annexation. The only reason we are currently sharing one of the 
many concept plans we have come up with for this area is to encourage discussion 

Q: Is public transportation considered? 

L: Sometimes but not always. These details will be ironed out during the development application and 
review process.  This location will likely take public transportation into consideration since it is on 
Boones Ferry Rd. 

Q: How many units will be in the subdivision? 

L: Again, we are not applying for a subdivision, but this concept plan shows 236 units which is still very 
preliminary. 

Q: Will there be any affordable housing or apartments? 

L: No 

Q: What kind of homes do you build? 

G: We build efficient, single family, Energy Star certified homes. Our current projects can be found in 
McMinnville, Woodburn, and Dallas.  
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Q: How much will the houses in this subdivision sell for? 

G:  

 Prices are dictated by what the market can bare.
 We build to this density and this price because of the housing shortage and the UGB

Q: Will apartments be built in the area? 

G: The area to the north of our property bordering Boones Ferry Road is zoned for high density 
residential. That area probably will have apartments, but we are not developing them. 

Q: Are the roads dead ending to the north on the preliminary plan required? 

L: As part of a subdivision application we would be required to show streets stubbing to the north to 
allow for future extension and connectivity.. 

Q: Will there be stoplights for the subdivision? 

L: No plans have been made yet. Those decisions will be made during the development stage with a 
different application. 

Q: Will there be other exits onto Boones Ferry Road than what is shown on the preliminary plan? 

L: Possibly, but this concept plan does not show any.  

G:  

 We encourage you to look at the transportation study for the area
 The transportation plan is a long-term planning document that identifies infrastructure that will

get built eventually

Q: When is stormwater addressed? 

L: The process goes something like this. First annexation, then preliminary planning approval of a 
subdivision, then engineering and permitting. Stormwater will be addressed in great detail during the 
engineering phase. Generally, stormwater issues that neighboring properties experience are improved 
with development. 

Q: Will stormwater be retained on the property? 

L: Yes. 

G: The CN zoned area could be consumed by stormwater management. 

Q: What school district will this subdivision be in? 

L: This property is currently in the Sherwood School District and annexation/future development does 
not change that. 

Q: Do you have any plans for work or know of any work being done on Norwood Rd? 

L: We don’t have any plans and I am not aware of any other pending plans. 
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Q: Will Boones Ferry Road be widened further? 

G: There are no further plans for improvements on Boones Ferry Road. 

Q: Will there be fences or wall around the subdivision? 

L: The future subdivision will likely require buffering from I-5. Other walls and fencing will be addressed 
during the next stage of the development or eventual homebuilding. 

Q: Where will services from Tualatin be connected? 

L: Boones Ferry Road. 

Q: What will happen to the property south of Norwood and west of I-5? 

L: We don’t own it, but it will likely be developed in the future. 

Q: Has the land in the High Density Residential zone sold yet? 

L: Not that I’m aware of. 

Q: What else is being done to meet our traffic concerns because of development? 

L: Developments pay SDC fees which fund Capital Improvement Projects.  Some of the infrastructure 
that impacts the traffic in Tualatin are under Washington County and ODOT jurisdiction and they each 
have projects lists and plans that identify where issues need to be addressed.  Individual developments 
typically only make improvements when they are warranted, adjacent to the project, and proportional 
to the impacts of development. 

Q: The school district for the property will be Sherwood even if it gets annexed into Tualatin? 

L: Yes 

Conclusion: Thanks for coming. 
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