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.  INTRODUCTION

A. Applicable Criteria

Applicable Statewide Planning Goals; Divisions 7 and 18 of the Oregon Administrative Rules; applicable
Goals and Policies from the City of Tualatin Comprehensive Plan, including Chapter 5 (Residential
Planning Growth); applicable Sections of the City of Tualatin Development Code, including Section
33.070 (Plan Amendments).

B. Project Description

The properties where the proposed amended RML language would be applicable, if approved by City
Council, comprise roughly 58 acres and include Tax Map 25135D, Lots 100, 400, 401, 500, 501, 800, and
900 as highlighted in Figure 1 below. This area is generally bounded by SW Norwood Road to the north,
SW Greenhill Lane to the south, SW Boones Ferry Road to the far west, and Interstate 5 to the east

e { v ]'
Figure 1: Map of Proposed Subject Area

The existing RML zone allows development of attached and multi-family homes at 10 units per net acre,
and also allows development of subdivisions for detached single-family dwellings subject to approval of
a Conditional Use Permit for a “Small Lot Subdivision.” The proposed amendment is intended to allow
the development of detached single-family dwellings as an outright Permitted use (subject to the clear
and objective design standards in TDC Section 33.020), with smaller lot sizes and greater lot coverage,
though still at a maximum density of 10 units per acre.

If approved, the Plan Text Amendment would amend Tualatin Comprehensive Plan Chapter 5 and
Tualatin Development Code Chapter 41.
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Summary of Proposed Code Changes

Standard

Existing Code

PTA 20-0003

Allowed housing types

Permitted: Duplex, Townhouse
(including on individual lots), Multi-
family structure, Manufactured Dwelling
Park, Residential Home

Conditional Use Permit required for:
Retirement Housing Facility, Small-Lot
Subdivision for single-family dwellings

Permitted: Single-Family Dwellings,
Duplex, Townhouse (including on
individual lots), Multi-family structure,
Manufactured Dwelling Park, Residential
Home

Conditional Use Permit required for:
Retirement Housing Facility

Maximum Density

10 units per acre

10 units per acre

Lot size for single-
family dwelling

Small Lot Subdivision: Minimum 4,500
square feet

Minimum average of 3,000 square feet

Lot width for single
family lot

Small Lot Subdivision: 50 feet; 30 feet on
cul-de-sacs and where not fronting a
public street

Minimum average of 26 feet

Front setback

Small Lot Subdivision: Building: 12 feet
Garage: 20 feet

Building: 10 feet
Garage: 20 feet

Rear setback

Small Lot Subdivision: 15 feet

10 feet

Maximum lot coverage
for single-family
dwelling

Small Lot Subdivision: 45%

55%

The proposed amendments would also amend Comprehensive Plan Chapter 5, Section 5.040(2) to allow
single family dwellings for projects over 15 acres in size within the Basalt Creek Planning Area.

C. Site Description and Surrounding Uses

The subject territory comprises approximately 62 acres (approximately 58 of which are zoned RML, and
an additional 4 of which are zoned Neighborhood Commercial — CN) in the Basalt Creek Planning Area,
east of SW Boones Ferry Road and west of I-5. The land is primarily undeveloped, with a three
residential homes and agricultural structures near the south end at SW Greenhill Lane. The northern
section is wooded, while the southern section is relatively open meadow and agricultural field. The
eastern section of the territory generally slopes down westward toward I-5; the southeast corner of this
area features more rolling, hummocky land, and the remainder of the south territory slopes gradually
down to SW Boones Ferry.

Surrounding uses:

North: Medium Low-Density Residential (RML)
e Norwood Heights residential subdivision including both detached single-family dwellings
and attached homes on individual lots
Low Density Residential RL
e Tualatin Woods subdivision
South: Washington County FD-20
e Agriculture and low-density residential
o  Wilsonville Planning Area—Planned as High Tech Employment District
West: Institutional (IN)

e Horizon Community Church/Christian School campus
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e (City of Tualatin water towers

Washington County FD-20/Tualatin Urban Planning Area RH

o Single dwelling. Planned for future multi-family development
Washington County FD-20/Tualatin Urban Planning Area RML

e Individual dwellings on large lots

East: Washington County---outside UGB
e Interstate 5 Right-of-Way

D. Public Comments

No written public comments have been received as of the writing of this staff report. Additional public
comments received prior to the close of the record at the City Council hearing will be entered into the
record at that time. Comments received by phone and prior to the notice period for this land use case
have related to future development, and highlighted concerns about tree removal and environmental
resource protection and transportation impacts. While these development concerns will be more
specifically addressed during future land use review phases for Subdivision or other development, the
subject proposal does include changes to the standards that would be applied during a Subdivision. No
changes to the standards related to tree protection or transportation have been proposed.

E. Exhibit List
1. Application Narrative
Proposed Text Changes
Other Application Materials
Supplemental Text Changes
2019 Housing Needs Analysis
Agency Comment
Tualatin Planning Commission Comments

NowuhkwnN



PTA 20-0003 Analysis and Findings Page 5 of 17
August 10, 2020

1. FINDINGS
A. Oregon Statewide Planning Goals

Goal 1 - Citizen Involvement
To develop a citizen involvement program that insures the opportunity for citizens to be involved in
all phases of the planning process.

Finding:

Public notice pertaining to the proposed changes have been mailed to surrounding property owners and
advertised in the newspaper of record, and posted on the City’s website. The applicant held a
Neighborhood-Developer meeting on June 10, 2020. The proposal was also discussed at the July 16,
2020 meeting of the Tualatin Planning Commission.

The proposed changes would modify the review process for future phases of development insofar as a
Small Lot Subdivision, reviewed through Conditional Use Permit, would no longer be required. Public
notice would still be given for a future Subdivision application and the notification processes would not
be themselves be modified. The proposed amendments conform to Goal 1.

Goal 2 - Land Use Planning
To establish a land use planning process and policy framework as a basis for all decision and actions
related to use of land and to assure an adequate factual base for such decisions and actions.

[...]

Finding:
The proposed amendments have been reviewed pursuant to the City’s established land use planning
process and procedures. The proposed amendments conform to Goal 2.

Goal 5 — Open Spaces, Scenic and Historic Area, and Natural Resource

Finding:

Applicability of Goal 5 to post-acknowledgment plan amendments is governed by OAR 660-023-0250.
The proposed amendments do not modify the acknowledged Goal 5 resource list, or a policy that
addresses specific requirements of Goal 5. The proposed amendments do not allow uses that would
conflict with a particular Goal 5 resource site on an acknowledged resource list. The impact of a specific
proposed development would be reviewed by Clean Water Services for potential natural resource
impacts as part of that future land use application. The proposed amendments conform to Goal 5.

Goal 6 — Air, Water and Land Resources Quality

Finding:

The Oregon Department of Environmental Quality (DEQ) regulates air, water and land with Clean Water
Act (CWA) Section 401 Water Quality, Water Quality Certificate, State 303(d) listed waters, Hazardous
Wastes, Clean Air Act (CAA), and Section 402 NPDES Construction and Stormwater Permits. The Oregon
Department of State Lands and the U.S. Army Corps of Engineers regulate jurisdictional wetlands and
CWA Section 404 water of the state and the country respectively. Clean Water Services (SWC)
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coordinates storm water management, water quality and stream enhancement projects throughout the
city. Future development will still need to comply with these state, national and regional regulations and
protections for air, water and land resources. The proposed amendments conform to Goal 6.

Goal 7 — Areas Subject to Natural Disasters and Hazards

Finding:

The proposed amendments do not affect policies associated with Goal 7 established by the
Comprehensive Plan. Approval of the proposed amendments will not eliminate the requirement for
future development to meet the requirements of the Chapters 70 and 72 of the Tualatin Development
Code. The proposed amendments conform to Goal 7.

Goal 10 — Housing
To provide for the housing needs of citizens of the state.

Finding:

The City of Tualatin completed a Buildable Lands Inventory and Housing Needs Analysis in 2019 as part
of the City’s ongoing efforts to improve local housing policies and development regulations to create a
broader range of housing responsive to the region’s needs and fully responsive to the charge to provide
needed housing presented by Goal 10. The City Council accepted the Housing Needs Analysis and
Housing Strategy Analysis through Resolution No. 5479-19, on December 9, 2019.

The 2019 Housing Needs Analysis acknowledged a need for a broader range of housing types at a wider
range of price points than the current housing stock provides. The Housing Needs Analysis likewise
emphasized the need to meet the requirements of House Bill 2001 to require additional missing middle
housing types such as duplexes, triplexes, quad-plexes, and townhomes, all of which the RML zone
allows and encourages. Adding single-family homes as a permitted use in addition to those allowed
housing types does not, on its own, push Tualatin’s code out of future conformance with Goal 10; as the
Tualatin Development Code would still permit a range of housing types in the RML zone. To that extent,
the proposed amendments conform to Goal 10. However, it has not been demonstrated that this
proposal improves how the Tualatin Development Code responds to those identified and established
housing needs beyond nominal conformance.

Additionally, the City’s Housing Strategy calls for “Recommendation 1.2b: Evaluate opportunities to re-
zone Residential Low Density and Residential Medium Low Density residential land for higher-density
housing.” This proposal does not conform to that recommendation as it does not increase high-density
housing. The density of housing would remain unchanged, and the addition of more single family
detached will not expand housing types. Similarly, Action 2.1 of the Housing Strategy calls for the City to
“encourage development of duplexes, cottage housing, townhomes, row houses, and triplexes and
qguadplexes in lower-density residential zones,” including the RML zone. The proposal would violate this
recommendation and does not align with the City’s Housing Strategy. The proposals actually discourages
these housing types in favor of single family detached. This area is a significant portion of the City’s
current available land for housing. Not expanding housing choices in this area, and allowing the
additional single family detached uses will make it more difficult for the City to be successful in attaining
the goals of the Housing Needs Analysis and Housing Strategy in the future.
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Goal 11 - Public Facilities and Services

Finding:

The proposed amendments would not change the available residential density planned for this area;
therefore, no additional impacts to public facilities and services are anticipated over what the existing
development code would allow. Future development would be subject to a land use application that
would evaluate the development’s impact to public facilities and the transportation system; therefore
no amendments to the public facilities plans are necessary in order to accommodate the proposed text
and map amendment. The proposed amendments conform to Goal 11.

Goal 12 — Transportation

Finding:

The proposed amendments would not change the available residential density planned for this area; no
additional impacts to transportation facilities and services are anticipated. The proposed amendments
conform to Goal 12.

B. Oregon Administrative Rules

OAR Chapter 660 Division 7 (Metropolitan Housing)

[...]
660-007-0030: New Construction Mix

(1) Jurisdictions other than small developed cities must either designate sufficient buildable land to
provide the opportunity for at least 50 percent of new residential units to be attached single family
housing or multiple family housing or justify an alternative percentage based on changing
circumstances. Factors to be considered in justifying an alternate percentage shall include, but need
not be limited to:

(a) Metro forecasts of dwelling units by type;

(b) Changes in household structure, size, or composition by age;

(c) Changes in economic factors impacting demand for single family versus multiple family units; and
(d) Changes in price ranges and rent levels relative to income levels.

(2) The considerations listed in section (1) of this rule refer to county-level data within the UGB and
data on the specific jurisdiction.

[...]
660-007-0035: Minimum Residential Density Allocation for New Construction

The following standards shall apply to those jurisdictions which provide the opportunity for at least 50
percent of new residential units to be attached single family housing or multiple family housing:

[...]
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(2) Clackamas and Washington Counties, and the cities of Forest Grove, Gladstone, Milwaukie, Oregon
City, Troutdale, Tualatin, West Linn and Wilsonville must provide for an overall density of eight or
more dwelling units per net buildable acre.

[.]

Finding:

The applicant’s proposed amendments will still permit the development of attached housing types, and
as such, would continue to provide the opportunity for attached single family housing within the RML
zone. Likewise, the proposed amendments do not affect the residential density of the RML zone, which
at a maximum of 10 dwelling units per acre, is consistent with the above requirement. Therefore, the
proposed amendments are consistent with these requirements.

660-018-0020: Notice of a Proposed Change to a Comprehensive Plan or Land Use Regulation

(1) Before a local government adopts a change to an acknowledged comprehensive plan or a land use
regulation, unless circumstances described in OAR 660-018-0022 (Exemptions to Notice Requirements
Under OAR 660-018-0020) apply, the local government shall submit the proposed change to the
department, including the information described in section (2) of this rule. The local government must
submit the proposed change to the director at the department’s Salem office at least 35 days before
holding the first evidentiary hearing on adoption of the proposed change.

(2) The submittal must include applicable forms provided by the department, be in a format
acceptable to the department, and include all of the following materials:

(a) The text of the proposed change to the comprehensive plan or land use regulation implementing
the plan, as provided in section (3) of this rule;

(b) If a comprehensive plan map or zoning map is created or altered by the proposed change, a copy
of the relevant portion of the map that is created or altered;

(c) A brief narrative summary of the proposed change and any supplemental information that the
local government believes may be useful to inform the director and members of the public of the
effect of the proposed change;

(d) The date set for the first evidentiary hearing;

(e) The notice or a draft of the notice required under ORS 197.763 (Conduct of local quasi-judicial land
use hearings) regarding a quasi-judicial land use hearing, if applicable; and

(f) Any staff report on the proposed change or information that describes when the staff report will be
available and how a copy may be obtained.

(3) The proposed text submitted to comply with subsection (2)(a) of this rule must include all of the
proposed wording to be added to or deleted from the acknowledged plan or land use regulations. A
general description of the proposal or its purpose, by itself, is not sufficient. For map changes, the
material submitted to comply with Subsection (2)(b) must include a graphic depiction of the change; a
legal description, tax account number, address or similar general description, by itself, is not
sufficient. If a goal exception is proposed, the submittal must include the proposed wording of the
exception.

(4) If a local government proposes a change to an acknowledged comprehensive plan or a land use
regulation solely for the purpose of conforming the plan and regulations to new requirements in a
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land use statute, statewide land use planning goal, or a rule implementing the statutes or goals, the
local government may adopt such a change without holding a public hearing, notwithstanding
contrary provisions of state and local law, provided:

(a) The local government provides notice to the department of the proposed change identifying it as a
change described under this section, and includes the materials described in section (2) of this rule, 35
days before the proposed change is adopted by the local government, and

(b) The department confirms in writing prior to the adoption of the change that the only effect of the
proposed change is to conform the comprehensive plan or the land use regulations to the new
requirements.

(5) For purposes of computation of time for the 35-day notice under this rule and OAR 660-018-0035
(Department Participation)(1)(c), the proposed change is considered to have been “submitted” on the
day that paper copies or an electronic file of the applicable notice forms and other documents
required by section (2) this rule are received or, if mailed, on the date of mailing. The materials must
be mailed to or received by the department at its Salem office.

Finding:

Notice of a proposed Post-Acknowledgement Plan Amendment was submitted to the Department of
Land Conservation and Development (DLCD) via the PAPA Online portal on June 24, 2020, 47 days
before the scheduled hearing.

C. Tualatin Comprehensive Plan
Chapter 5 Residential Planning Growth

TDC 5.030- General Objectives

(1) Provide for the housing needs of existing and future City residents.

(2) Provide housing opportunities for residents with varied income levels and tastes that are
esthetically and functionally compatible with the existing community housing stock.

[...]

Finding:

The housing needs of existing and future City residents have most recently been evaluated in Tualatin’s
Housing Needs Analysis (HNA) (2019) (Exhibit 5). The City Council accepted the Housing Needs Analysis
and Housing Strategy Analysis through Resolution No. 5479-19, on December 9, 2019.

The HNA identified housing affordability as a growing challenge, and identified actions to better
accommodate growing needs than present policy, including greater allowances for a range of housing
types include single-family attached and multi-family housing, investing in affordable housing, and
finding ways to encourage development of multi-family housing (Exhibit 5, Page 87). The existing RML
zone allows housing types such as attached single-family housing and multi-family housing types;
detached single-family dwellings are a Conditional Use, allowed in conjunction with a Small Lot
Subdivision.

The proposed amendments would eliminate the requirement for a Conditional Use Permit and the
limitation that detached single family dwellings be located within a Small Lot Subdivision, streamlining
the process for development of this housing type. The proposed amendments would be applied to
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roughly 58 acres in the Basalt Creek Area, out of a total of 69 buildable acres of RML zoned land (Exhibit
5, Page IX). The proposed amendments would also amend the Comprehensive Plan Section 5.040(2) to
add detached single family housing as an outright Permitted use on sites over 15 acres. In summary, the
2019 HNA identified: (1) that the City has a surplus of land zoned for detached single-family housing; (2)
the City has a need to plan to increase its share of non-detached single family dwelling types. The
proposed amendments do not address this need, which would provide for the housing needs of existing
and future City residents. To the extent that the City has a surplus of land zoned for detached-single
family housing, and generally an existing mix of housing types — 94 percent detached single-family and
multifamily — the proposed amendments do not themselves provide housing opportunities for
residential with varied income levels. Therefore, these objectives are not met.

Additionally, the City’s Housing Strategy calls for “Recommendation 1.2b: Evaluate opportunities to re-
zone Residential Low Density and Residential Medium Low Density residential land for higher-density
housing.” This proposal does not conform to that recommendation as it does not increase high-density
housing. The density of housing would remain unchanged, and the addition of more single family
detached will not expand housing types. Similarly, Action 2.1 of the Housing Strategy calls for the City to
“encourage development of duplexes, cottage housing, townhomes, row houses, and triplexes and
guadplexes in lower-density residential zones,” including the RML zone. The proposal would violate this
recommendation and does not align with the City’s Housing Strategy. The proposals actually discourages
these housing types in favor of single family detached. This area is a significant portion of the City’s
current available land for housing. Not expanding housing choices in this area, and allowing the
additional single family detached uses will make it more difficult for the City to be successful in attaining
the goals of the Housing Needs Analysis and Housing Strategy in the future.

(12) Encourage the development of attached housing in accordance with the RML Planning District in
the area of the Norwood Expressway/Boones Ferry Road intersection.

[...]

Finding:

The subject area is within the RML zone (Planning District) in the area of what was then known as the
Norwood Expressway/Boones Ferry Road. The proposed amendments would effectively reduce an
existing barrier to the development of detached single family housing to roughly 58 acres of the 69 acres
of buildable land zoned RML in the Basalt Creek Area, and thus do not encourage the development of
attached housing in accordance with the RML Planning District in this area. Therefore, this objective is
not met.

TDC 5.040. - Planning District Objectives.

[....]

(2) Medium-Low Density Residential Planning District (RML). To provide areas of the City suitable for
commonwall dwellings such as condominiums, townhouses, duplexes, triplexes, and other multi-family
dwellings. Condominiums and small lot subdivisions may be allowed by conditional use permit. Owner
occupancy of dwelling units shall be encouraged. Parks for manufactured dwellings shall be allowed in
those portions of the district designated on the Plan Map. Except for retirement housing and nursing
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and convalescent homes which shall not exceed 15 dwelling units per net acre and manufactured
dwelling parks with single-wide manufactured dwellings which shall not exceed 12 dwelling units per
net acre, the maximum density of any residential use shall not exceed ten dwelling units per net acre.
The raising of agricultural animals and the construction of agricultural structures may be allowed by
conditional use permit in those portions of the District designated on the Plan Map.

[...]

Finding:

The above objective states that the RML zone is intended to provide areas of the City suitable for
attached and multi-family dwellings, with detached single family dwellings within a Small Lot Subdivision
allowed by Conditional Use Permit. The applicant’s narrative addressing the Comprehensive Plan states
that the proposal to allow detached single family dwellings without a Conditional Use Permit for a Small
Lot Subdivision is “generally inline” with this objective (Exhibit 1, Page 6), but does not provide any
support for this conclusion. The applicant subsequently has proposed (Exhibit 4) to amend the above
objective as identified in bold underline:

(2) Medium-Low Density Residential Planning District (RML). To provide areas of the City
suitable for commonwall dwellings such as condominiums, townhouses, duplexes, triplexes, and
other multi-family dwellings. Condominiums and small lot subdivisions may be allowed by
conditional use permit. Detached housing is permitted for projects over 15 acres in size within the
Basalt Creek Planning Area. Owner occupancy of dwelling units shall be encouraged. Parks for
manufactured dwellings shall be allowed in those portions of the district designated on the Plan
Map. Except for retirement housing and nursing and convalescent homes which shall not exceed 15
dwelling units per net acre and manufactured dwelling parks with single-wide manufactured
dwellings which shall not exceed 12 dwelling units per net acre, the maximum density of any
residential use shall not exceed ten dwelling units per net acre. The raising of agricultural animals
and the construction of agricultural structures may be allowed by conditional use permit in those
portions of the District designated on the Plan Map.

Clearly amending this objective to conform to the proposed amendments would thus make it in line
with the proposal. However, as addressed above under Section 5.030, the proposed amendments do
not support the objectives of Tualatin’s Residential Planning Growth chapter. Therefore, this objective is
not met.

D. Tualatin Development Code

Chapter 33: Applications and Approval Criteria

Section 33.070 Plan Amendments

[...]

(2) Applicability. [...] Quasi-judicial amendments may be initiated by the City Council, the City staff, or
by a property owner or person authorized in writing by the property owner. Legislative
amendments may only be initiated by the City Council.

(3) Procedure Type.

[..]
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(b) Map or text amendment applications which are quasi-judicial in nature (e.g. for a specific
property or a limited number of properties) is subject to Type IV-A Review in accordance with
TDC Chapter 32.

[.]

Finding:

The proposed text amendments are proposed for a limited number of properties and quasi-judicial in
nature and will be processed consistent with the Type IV-A procedures in Chapter 32. A Post-Adoption
Plan Amendment notice was filed with DLCD on June 24, 2020, 47 days before the scheduled hearing.
Public notice has been mailed on July 6, 2020, 35 days before the scheduled hearing. This criterion is
met.

(5) Approval Criteria.
(a) Granting the amendment is in the public interest.
(b) The public interest is best protected by granting the amendment at this time.

Finding:

The applicant states that the proposed text amendment would allow RML-zoned properties within the
Basalt Creek area to develop with single-family detached as well as single-family attached dwellings. The
applicant further states that the City of Tualatin’s Housing Needs Analysis identifies that single-family
detached dwellings are needed housing and over 1,000 new dwelling units are required during the
period of 2020-2040 and that over 400 of these households are forecast to be located within Basalt
Creek. The applicant concludes that the construction of a wide variety of housing types will allow the
City to meet its housing goals over the 20-year planning period, and that providing needed housing is in
the best interests of the public and preparing for future needs protects the public interest over the long
term.

However, while it is accurate that the 2019 HNA concludes that while Tualatin will need to plan for
about 1,014 new dwelling units to accommodate forecasted household growth between 2020 and 2040,
the HNA also included that in order to meet the need for a broader range of housing types with a wider
range of price points, the City would need to increase the amount of single-family attached housing.
“Tualatin will plan for more single-family attached and multifamily dwelling units in the future to meet
the City’s housing needs. Historically, about 53% of Tualatin’s housing was single-family detached. New
housing in Tualatin is forecast to be 40% single-family detached, 15% single-family attached, and 45%
multifamily.” (Exhibit 5, Page 92). The proposed amendments would impact roughly 58 of the 69
buildable acres of RML zoned land in the Basalt Creek area, which would challenge this goal. Further,
while it is accurate that the proposed text amendment would allow development of both single-family
attached and detached housing, the amendment itself, which streamlines the review process for
detached single-family dwellings, but leaves the review process for attached single-family dwellings as
unchanged does not support planning for “more single-family attached” units and is neither in the public
interest, nor is the public interest protected by granting the amendment at this time. Therefore, these
criteria are not met.
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(c) The proposed amendment is in conformity with the applicable objectives of the Tualatin
Community Plan.

Finding:

Tualatin Community Plan objectives are addressed in greater depth in Section C above. While the
proposed amendments would be able to generally satisfy most objectives insofar as they present a
neutral impact on Tualatin’s overall function in meeting the stated objectives, the proposed
amendments are not in conformity with all applicable objectives with the Tualatin Community Plan.

(d) The following factors were consciously considered:
(i) The various characteristics of the areas in the City;

Finding:

The area immediately south of SW Norwood Road and extending toward SW Greenhill Road is a
suburban edge area poised for change following the adoption of the Basalt Creek Concept Plan in 2018.
The majority of the subject area is recently annexed territory of the City of Tualatin. A portion of the
property to which the proposed amendments would apply, is in process for annexation as of the writing
of this staff report.

To the north is a developed residential neighborhood characterized by a mix of detached and attached
housing, much of it developed in the 1990’s, including duplex and triplex development on individual lots.
To the east is I-5, and beyond that to the east are areas outside of the City of Tualatin and beyond the
Urban Growth Boundary, with large lot residential development (often on multiple acres) and
agricultural uses. To the south, and west of Boones Ferry, is additional large-lot residential development
outside of city limits. To the immediate west and north of the site is a church and school campus. There
is additional zoning potential along SW Boones Ferry for multifamily housing, although the property
within that zone is currently developed with a detached single-family residence.

Based on the surrounding characteristics of the areas of the City, both detached and attached housing
types would be functionally and visibly consistent with the characteristics of the existing development.
This criterion is met.

(ii) The suitability of the areas for particular land uses and improvements in the areas;

Finding:

This area has already been zoned for residential uses at ten units per acre. The suitability for
infrastructure service has been recently analyzed with the Basalt Creek Master Plan and the impacts are
not anticipated to change as a result of the proposed change of allowed housing type. This criterion is
met.

(iii) Trends in land improvement and development;
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Finding:

Tualatin’s Housing Needs Analysis (2019) is the most recent and applicable evaluation of trends in land
improvement and development with regard to housing. The applicant has correctly observed that
housing is needed. The applicant is seeking to provide single-family housing types without the need for a
Conditional Use Permit in addition to the housing types currently allowed as outright Permitted. The
2019 HNA identifies the need for more attached single-family housing in the City, and for the City to
take steps to increase its overall relative share of attached housing as compared to other housing types,
namely detached single-family. As mentioned previously the proposed amendments would be
applicable to roughly 58 acres of the total 69 acres of buildable land zoned RML in the Basalt Creek area.
As such, the proposed amendments do not support Tualatin’s trends in land improvement and
development. This criterion is not met.

(iv) Property values;

Finding:

The applicant has not provided specific findings in support of this objective. It does not appear that
allowing detached single-family dwellings as an outright Permitted rather than Conditional Use would
impact property values in Tualatin. This objective is met.

(v) The needs of economic enterprises and the future development of the area; needed right-
of-way and access for and to particular sites in the area;
Finding:
The applicant has not provided specific findings in support of this objective. This objective it not met.

(vi) Natural resources of the City and the protection and conservation of said resources;
(vii)Prospective requirements for the development of natural resources in the City;

Finding:

Natural resources are identified and protected through applicable regulations of the TDC, and protection
and conservation of said resources is implemented by the City, as well as Clean Water Services. No
amendments are proposed that would explicitly affect the protection and conservation of natural
resources. Future impacts to natural resources represented by development would be evaluated as part
of a future land use application. This criterion is met.

(viii)The public need for healthful, safe, esthetic surroundings and conditions; and

Finding:

The development of single-family homes as opposed to attached housing types does not pose a specific
health, safety, or aesthetic impact. Residential aesthetics vary just as much between attached housing
types as between detached housing types. This criterion is met.

(e) If the amendment involves residential uses, then the appropriate school district or districts must
be able to reasonably accommodate additional residential capacity by means determined by any
affected school district.
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Finding:

The proposed change does not affect the maximum residential density and as such, would not pose a
major difference in projected school attendance from future families in this area as compared with the
existing code language. The properties are within the Sherwood School District, which has been notified
of the proposed Plan Text Amendment. This criterion is met.

(f) Granting the amendment is consistent with the applicable State of Oregon Planning Goals and
applicable Oregon Administrative Rules, including compliance with the Transportation Planning
Rule TPR (OAR 660-012-0060).

Finding:

The proposed change does not affect the maximum residential density and as such, would not be
predicted to impact the number of trips necessarily associated with future development as compared
with existing code allowances. More specific transportation impacts of future development will be
evaluated with a future land use application. This criterion is met.

(g) Granting the amendment is consistent with the Metropolitan Service District’s Urban Growth
Management Functional Plan.

Finding:
The proposed amendments will remain consistent with Titles 1-14 of the Metro Urban Growth
Management Functional Plan as addressed below:

Title 1 — Housing Capacity: requires a city or county maintain or increase its housing capacity
The proposed amendments would not change the maximum residential density, and as such, would not
impact the overall housing capacity.

Title 2 — Regional Parking Policy: repealed

Title 3 — Water Quality and Flood Management: protects Water Quality and Flood Management Areas
Water Quality and Flood Management are addressed in Tualatin Development Code Chapters 70, 71,
and 74. No amendments are proposed to these chapters.

Title 4 — Industrial and Other Employment Areas: promotes "clustering" of industries that operate more
productively and efficiently when in proximity to each other
This Title is not applicable.

Title 5 - Neighbor Cities and Rural Reserves: repealed
Title 6 — Centers, Corridors, Station Communities and Main Streets: enhancements of these areas as

principal centers of urban life via actions and investments
This Title is not applicable.
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Title 7 — Housing Choice: implements policies regarding establishment of voluntary affordable housing
production goals to be adopted by local governments

This Title pertains to Tualatin’s obligation to meet the affordable housing needs of households with
incomes between 0 and 50 percent of the regional median income. This change neither moves Tualatin
toward meeting affordable production goals, nor does it necessarily move it away from those goals.

Title 8 — Compliance Procedures: ensures all cities & counties are equitably held to the same standards
Tualatin continues to partner with state and regional authorities to comply with the Functional Plan.

Title 9 — Performance Measures: repealed
Title 10 — Definitions

Title 11 - Planning for New Urban Areas: guides planning of areas brought into the UGB
The proposed amendments would apply to land that is within the UGB and within the City of Tualatin or
its Urban Planning Area (UPA).; therefore amendments do not affect planning areas outside of the UGB.

Title 12 — Protection of Residential Neighborhoods: protects existing residential neighborhoods from
pollution, noise, crime, and provides adequate levels of public services

The change in permitted housing types, lot size, and lot coverage would not influence the neighborhood
access goals of Title 12.

Title 13 — Nature in Neighborhoods: conserves, protects and restores a continuous ecologically viable
streamside corridor system integrated with upland wildlife habitat and the urban landscape

Natural resources are addressed in Chapter 72 of the Tualatin Development Code and supported by the
City’s partnership with Clean Water Services. No amendments to this chapter are proposed under this
application.

Title 14 — Urban Growth Boundary: prescribes criteria and procedures for amendments to the UGB
No amendments are proposed to the UGB under this application.

(h) Granting the amendment is consistent with Level of Service F for the p.m. peak hour and E for the
one-half hour before and after the p.m. peak hour for the Town Center 2040 Design Type (TDC
Map 9-4), and E/E for the rest of the 2040 Design Types in the City's planning area.

Finding:

The proposed changes do not include a change to the allowed residential density; as such, no
transportation impact over and above what is allowed under the existing code is anticipated. This
criterion is met.

(i) Granting the amendment is consistent with the objectives and policies regarding potable water,
sanitary sewer, and surface water management pursuant to TDC 12.020, water management
issues are adequately addressed during development or redevelopment anticipated to follow the
granting of a plan amendment.

[...]
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Finding:

Future structural development on the site will require approval of a land use application, at which time
these issues will be addressed in greater detail. The change is allowed housing type, lot size, and
coverage will not directly change the ability to serve the site with needed utilities. This criterion is met.

(j) The applicant has entered into a development agreement. This criterion applies only to an
amendment specific to property within the Urban Planning Area (UPA), also known as the Planning
Area Boundary (PAB), as defined in both the Urban Growth Management Agreement (UGMA) with
Clackamas County and the Urban Planning Area Agreement (UPAA) with Washington County. TDC
Map 9-1 illustrates this area.

Finding:

The majority of the subject area is currently within the City of Tualatin. One parcel, Lot 100, is currently
under review for annexation by File No. ANN 20-0003. The applicant has not proposed a development
agreement.



