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Introductions
» Ryan Schera, Steve Roselli, & Rob Mecklenborg, Schnitzer Properties

» Stu Peterson and Rhys Konrad, Macadam Forbes

» Dana Krawczuk, Stoel Rives

» Kristine Connolly & Carla Kleynhaus, Kittelson and Associates

» Brendan Buckley, Johnson Economics

» Mimi Doukas, AKS Engineering and Forestry



Basalt Creek Employment Zoning Code
» Thank you to Staff and the Planning Commission for continued refinement of the 

proposed text amendment
» Feedback from Stakeholders

» Data from Johnson Economics

» Data from Kittelson and Associates

» Support Option B with adjustments to percentages
» Alternative “B1”

» Minimum of 30% manufacturing

» Mix of Warehouse and Wholesale Sales are permitted for the remainder of the site



Basalt Creek Employment Zoning Code



Basalt Creek Employment Zoning Code
» We believe the code needs to further accommodate Wholesale and Warehouse uses, not 

just manufacturing in order to:
» Better reflect market trends per the City’s economic report by Leland. 
» Reduce current and future supply constraints on warehouse and wholesale space (Tualatin 

vacancy at 1.5%).
» Reduce rents for users. 
» Retain current employers that need space to grow and want to stay in Tualatin.
» Fund the Urban Renewal Area (URA) via collected property taxes.
» Pay back bonds for needed public infrastructure in the URA.



6Adopted in 2019





8Adopted in 2021
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What is Flex Industrial Space
» Flex industrial buildings are, by design, “flexible” in size and amenities allowing for a wide 

range of manufacturing, warehouse and wholesale uses. 

» Accessory office and/or showroom space commonly accompany the primary use.

» Smaller in size compared to traditional large industrial buildings.

» Typically located in an industrial park that is:

» Near employee housing/employment base.

» Enhanced exterior building and landscape design compared to traditional. 

» More parking to accommodate increased employee count.













» High Density Employment

» J ohnson Economics reviewed impacts of Manufacturing v. Flex Industrial

» S imilar expected job density of 20  jobs per acre

» Similar wage levels

» Additionally, J ohnson found:

» Flex industrial would generate a higher tax revenue

» Flex industrial would occur faster than limited Manufacturing, resulting in more Tax 
Increment Financing (TIF) dollars for the URA to fund infrastructure improvements

Market Need for Flex Industrial



Urban Renewal Revenue Forecast

Growth Scenario 30-Year TIF 
Revenue

Adopted URA Plan (6% growth) $4.5 million
Flex Use Development (near-term) $57.7 million
BCE Use Development (in 10  years) $38.0  million
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Market Trends
» Market Trends for Manufacturing, Warehouse and Wholesale Sales 

» From the September 2022 Leland Economic Analysis Memo:



Market Trends
» Market Trends for Manufacturing, Warehouse and Wholesale Sales 

» From the September 2022 Leland Economic Analysis Memo:



» Low Vacancy and Increased Rents due to low supply/available space

» Current V acancy: 1.5%

» Rents: increase with limited vacancy.

Market Trends



Market Trends
» Industrial Trends and Market Analysis

» City study: manufacturing growing more slowly than other sectors

» City study: recommends broader range of allowed uses including flex, warehouse and 
wholesale.

» Flex Use can meet employment density and high wage targets

» Likely to happen  sooner vs. speculative manufacturer recruitment



» Key Transportation Findings

» Proposed amendment reduces peak hour vehicle trips (compared to existing code)

» Flex scenario results in fewer total trips and fewer truck trips

» Majority of site vehicle trips to/from I-5 (vs. residential areas to north)

» Development will be required to construct additional roadway infrastructure and other 
public infrastructure (sewer, water, storm)

» Urban Renewal District can construct additional improvements if funded through timely 
development

Transportation Review of Flex Industrial



» Transportation Impacts

» Peak Hour Trip Comparison of Scenario C
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Transportation Review of Flex Industrial



» Transportation Impacts

» Trip Distribution

Transportation Review of Flex Industrial



» We request that the Planning Commission recommend modified Option B1 to the City 
Council:

Basalt Creek Employment Zoning Code



Thank you. Questions?

Ryan Schera
Schnitzer Properties

Mimi Doukas
AKS Engineering & Forestry, LLC





» Option C1 Alternative:

Basalt Creek Employment Zoning Code
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