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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



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.



MP Zone
Case Study:
Leveton Area

August 28, 2023 Tualatin City Council 6

• The MP zone was created in the late 1980s to 
support the Leveton urban renewal area

• It is nearly 50% undeveloped and has seen 
limited recent development despite being 
“shovel ready” (all public facilities improved)

• Although it was initially successful, there is no 
longer market demand for the type of 
development that is allowed

• The lessons learned from the MP zone have 
informed the need for a new zoning code to 
support the Basalt Creek urban renewal area.



MP Zone
Case Study:
Leveton Area
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MP Zone
Case Study:
Leveton Area
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193 Acres Gross

167.5 Acres 
Net/Buildable

25.5 Acres Wetland

80 Acres 
Undeveloped

Leveton Drive

Tualatin Road

Herman
Road

124th

108th

City Service 
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Project Goals:
Council 
Priorities

Limit warehouse uses

Encourage flex space

Incorporate commercial uses

Maintain landscaped feel
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Economic 
Opportunities 
Analysis
(2019)
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Findings:
• Tualatin is forecast to grow by about 5,800 

new industrial employees over the 2020–
2040 period

• 1,897 new jobs are identified in the Basalt 
Creek area

• Industrial land should produce an average of 
15 employees per net acre



Economic 
Opportunities 
Analysis
(2019)
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Why do industrial firms locate where they do?
• Skilled workforce

• Land availability

• Robust local infrastructure with affordable service

• Access to transportation routes

• Material availability & Industry clusters

• Innovative community

How does public policy affect these decisions?
Regulations protect a community’s quality of life. However 
burdensome regulations, can be disincentives for businesses 
to locate in a community.

Straightforward regulations reduce the burden on businesses 
and help them react quickly in a competitive marketplace. 



Economic 
Opportunities 
Analysis
(2019)
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Manufacturing & industrial businesses that are likely 
to locate in Tualatin will have a range of space needs: 

• Small-scale manufacturing spaces. Businesses would be 
located in an industrial building with many other users. 

• Space in flex-service buildings. Businesses locate in a 
building that includes other industrial businesses, as well 
as commercial businesses that prefer to locate in flex 
space buildings. Vacancy rates are exceptionally low 
compared to more traditional employment spaces. 

• Mid-sized manufacturing. Businesses located in a 
building or site with a few other businesses. Projects are 
typically between 35,000 square feet (2-4 acre sites) and 
118,000 square feet (8-10 acre sites).



Economic 
Opportunities 
Analysis
(2019)
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Economic 
Opportunities 
Analysis
(2019)
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Automation Concerns:

Automation is a long-running trend in 
employment

 The types of jobs being automated are 
broadening 

 Lower-paying jobs are more likely to be 
automated (over the next 20+ years) 

 80% of jobs paying less than $20 per hour over

 30% of jobs paying $20 to $40 per hour



Southwest & 
Basalt Creek 
Development 
Area Plan
(2021)
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Urban Renewal Goals:

• Facilitate development and stimulate growth

• Provide new employment opportunities

• Increase area tax base

• Fund needed transportation and public utility 
infrastructure improvements

How to meet these goals:

• Creating development opportunities early in 
the urban renewal district’s planning period 
will magnify future opportunity and total tax 
increment

August 28, 2023



Urban 
Renewal
Revenue 
Considerations
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• The MP zone in Leveton has had little recent 
development and would likely be the same in 
Basalt Creek area

• The proposed BCE zone is projected to result in 
greater near-term development, resulting in 
more urban renewal revenue

• A limited development scenario creates 
uncertainty which potentially delays 
installation of infrastructure like sanitary sewer

August 28, 2023

Forecasted Urban Renewal Revenues over 30 year 
period in Basalt Creek

Under MP zone Under Proposed BCE zone

$4.5 Million $58 Million



Project 
Economic 
Analysis

Average industrial vacancy 
of 3.7%, pricing per square 

foot has more than doubled 
over the past decade

Constrained land supply has 
pushed activity toward 

more difficult parcels, and 
secondary markets (Salem, 
Woodburn, Newberg, etc.)

Demand for industrial-
commercial “flex” space 

that can be used by 
multiple different tenants
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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

August 9

Architectural 
Review 
Board



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 City CouncilAugust 28, 2023



Proposed 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



Summary of 
Amendments
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Plan Text Amendment PTA 22-0001 (Exhibit 4):

 Comprehensive Plan
o Ch. 4: Memorialize goals, policies, and strategic actions identified in 

Economic Opportunities Analysis 2019
o Ch. 10: Basalt Creek Employment (BCE) district purpose statement

 Municipal Code
o Ch. 9-10: Add Basalt Creek Employment (BCE) to locational standards for 

mobile food units

 Development Code
o Ch. 31: Added definition for Mobile Food Unit

o Ch. 38: Industrial sign standards for Basalt Creek Employment zone

o Ch. 39: Define advanced manufacturing use; add mobile food unit 
development as a commercial use category

o Ch. 62: Remove reference to Tonquin Loop Road in MP Chapter

o Ch. 65: Establish BCE Zoning District uses and development standards

o Ch. 73A: Establish BCE zone design standards

o Ch. 73B: Establish BCE zone landscape standards



Summary of 
Amendments
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Plan Map Amendment PMA 22-0001 (Exhibit 1):

• TSP Figure 1 and Map 8-1: Reclassify 112th Avenue and 
Tonquin Loop a Minor Collector / Major Collector 
respectively

• Map 8-3: Separate local (residential) road network from 
industrial road network in Basalt Creek

• Map 8-4: Amend consistent with Map 8-1

• Map 10-1: Rezone Manufacturing Park (MP) land to Basalt 
Creek Employment (BCE)  in Basalt Creek Planning Area



BCE Purpose 
Statement
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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. 



Tualatin’s 
Advanced 
Manufacturing 
Industry 
Cluster
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Proposed 
Industrial Uses
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Proposed 
Limitations on 
Certain Uses
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Proposed 
Limitations on 
Certain Uses

50K 55K

70K 77K

98K

69K

70K

88K



Additional 
Tools to 
Support Job 
Density

29Tualatin City CouncilAugust 28, 2023

Recommendations under Economic Development Strategy (2019) Priority

1.5a: Encourage and assist landowners to get their sites certified 
through the Business Oregon Certified Shovel Ready program. 

Low 

1.5b: Continue to work with landowners to ensure that development 
sites are listed on Business Oregon’s prospector site. 

Low

1.6b: Develop and implement a system to monitor the supply of
industrial land every two years. 

High

3.1a: Establish an Economic Development Commission to guide 
development of the economic development strategy. 

Medium

3.3a: Continue to identify opportunities to support growth and 
retention of entrepreneurial businesses in Tualatin. 

High

3.4a: Identify partnerships and incentive programs to grow, retain, 
and attract businesses with wages at or above the City’s average 
wage of $57,300. 

Medium

3.5a: Evaluate the outcomes the City wants to achieve through 
offering economic development incentives and the incentives the 
City could offer. 

Medium
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Proposed 
Commercial 
Uses



• A psilocybin clinic is treated like a medical office 
and would be allowed in any zone which allows this 
use, including the BCE zone 

• Other psilocybin uses, like production or storage 
would be treated as manufacturing or warehousing 
and would be allowed any zone which allows these 
uses, including the BCE zone

• Off-site impacts are expected to be minimal

• State law:
• Prohibits retailing
• Requires a 1,000 ft buffer from schools & residential 

zones
• Requires a land use compatibility statement
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Psilocybin 
Uses
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Proposed 
Landscape 
Buffer

Landscaping buffer standards adjacent to residential uses
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Proposed 
Building 
Design 
Standards
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Proposed 
Building 
Design 
Standards
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Proposed 
Building 
Design 
Standards



Approval 
Criteria for 
Amendments
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PTA & PMA 22-0001 complies with:

• Oregon Statewide Planning Goals

• Oregon Administrative Rules

• Metro Code

• Tualatin Comprehensive Plan

• Tualatin Development Code

August 28, 2023



Transportation 
Planning Rule 
Evaluation
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Oregon Administrative Rule (OAR) 660-012-0060: 
Transportation Planning Rule (TPR)

• Ensures that future land use and traffic is 
consistent with transportation system planning 
and does not create a significant effect on the 
surrounding transportation system beyond 
what is currently allowed.

• The proposed zone change would result in an 
estimated reasonable worst-case trip decrease 
of 50 daily trips and 64 PM peak hour trips.

August 28, 2023



Planning 
Commission 
Recommendation

The Planning Commission 
unanimously recommended approval 
of proposed amendments, which 
would be implemented by Council 
adoption of Ordinance No. 1480-23.
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Questions?
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