
SUBJECT: Washington County Plan Amendment
DLCD File Number 017-13

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached.  A Copy of the 
adopted plan amendment is available for review at the DLCD office in Salem and the local government 
office.  

Appeal Procedures*

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL:  Wednesday, February 12, 2014 

This amendment was submitted to DLCD for review prior to adoption  pursuant to ORS 197.830(2)(b) 
only persons who participated in the local government proceedings leading to adoption of the amendment 
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA). 

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals 
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government.  If 
you have questions, check with the local government to determine the appeal deadline.  Copies of the 
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government.  The notice of intent to appeal must be served and filed in 
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10).  Please call LUBA at 
503-373-1265, if you have questions about appeal procedures.

*NOTE:     The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local 
        government. A decision may have been mailed to you on a different date than it was mailed to 
        DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA  
       Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged.

Cc: Paul Schaefer, Washington County
Jon Jinings, DLCD Community Services Specialist
Anne Debbaut, DLCD Regional Representative

<paa> YA

NOTICE OF ADOPTED AMENDMENT

01/27/2014

TO: Subscribers to Notice of Adopted Plan
or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist



DLCD FORM 2  NOTICE OF ADOPTED CHANGE  FOR DLCD USE 
  TO A COMPREHENSIVE PLAN OR  File No.:             
  LAND USE REGULATION  Received:            
 
Local governments are required to send notice of an adopted change to a comprehensive plan or land use regulation 
no more than 20 days after the adoption. (See OAR 660-018-0040). The rules require that the notice include a 
completed copy of this form. This notice form is not for submittal of a completed periodic review task or a plan 
amendment reviewed in the manner of periodic review. Use Form 4 for an adopted urban growth boundary 
including over 50 acres by a city with a population greater than 2,500 within the UGB or an urban growth boundary 
amendment over 100 acres adopted by a metropolitan service district. Use Form 5 for an adopted urban reserve 
designation, or amendment to add over 50 acres, by a city with a population greater than 2,500 within the UGB. Use 
Form 6 with submittal of an adopted periodic review task. 
 
Jurisdiction: Washington County 

Local file no.: 13‐402‐PA 

Date of adoption:  1/15/14  Date sent:  1/22/2014 

Was Notice of a Proposed Change (Form 1) submitted to DLCD? 
         Yes: Date (use the date of last revision if a revised Form 1was submitted): 11/26/13  
         No 

Is the adopted change different from what was described in the Notice of Proposed Change?      Yes       No 
If yes, describe how the adoption differs from the proposal: 

           

 
Local contact (name and title):  Paul Schaefer, Senior Planner 

Phone: 503‐846‐8817  E-mail: paul_schaefer@co.washington.or.us 

Street address: 155 N First Avenue, Suite 350‐14  City: Hillsboro    Zip: 97124‐0372 
 
PLEASE COMPLETE ALL OF THE FOLLOWING SECTIONS THAT APPLY 

For a change to comprehensive plan text: 
Identify the sections of the plan that were added or amended and which statewide planning goals those sections 
implement, if any: 

           

For a change to a comprehensive plan map: 
Identify the former and new map designations and the area affected: 

Change from R‐5   to GC   1.01 acres.      A goal exception was NOT required for this change. 

Change from              to                         acres.      A goal exception was required for this 
change. 

Change from              to                          acres.     A goal exception was required for this 
change. 

Change from              to                         acres.     A goal exception was required for this change. 

Location of affected property (T, R, Sec., TL and address): 1S111DB 3200 and 3500 

      The subject property is entirely within an urban growth boundary (YES) 

     The subject property is partially within an urban growth boundary 

http://www.oregon.gov/LCD/Pages/forms.aspx  ‐1‐  Form updated November 1, 2013  
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If the comprehensive plan map change is a UGB amendment including less than 50 acres and/or by a city with a 
population less than 2,500 in the urban area, indicate the number of acres of the former rural plan designation, by 
type, included in the boundary. 

Exclusive Farm Use – Acres:            Non-resource – Acres:            

Forest – Acres:             Marginal Lands – Acres:            

Rural Residential – Acres:            Natural Resource/Coastal/Open Space – Acres:            

Rural Commercial or Industrial – Acres:             Other:            – Acres:            

If the comprehensive plan map change is an urban reserve amendment including less than 50 acres, or 
establishment or amendment of an urban reserve by a city with a population less than 2,500 in the urban area, 
indicate the number of acres, by plan designation, included in the boundary. 

Exclusive Farm Use – Acres:            Non-resource – Acres:            

Forest – Acres:             Marginal Lands – Acres:            

Rural Residential – Acres:            Natural Resource/Coastal/Open Space – Acres:            

Rural Commercial or Industrial – Acres:             Other:            – Acres:            

For a change to the text of an ordinance or code: 
Identify the sections of the ordinance or code that were added or amended by title and number: 

           
 
For a change to a zoning map: 
Identify the former and new base zone designations and the area affected: 

Change from               to                   Acres:             

Change from               to                 Acres:            

Change from               to                Acres:            

Change from               to                Acres:            
 
Identify additions to or removal from an overlay zone designation and the area affected: 

Overlay zone designation:              Acres added:                  Acres removed:            

Location of affected property (T, R, Sec., TL and address):            
 
List affected state or federal agencies, local governments and special districts:  
Washington County, ODOT, and the City of Beaverton 
 
 
Identify supplemental information that is included because it may be useful to inform DLCD or members of the 
public of the effect of the actual change that has been submitted with this Notice of Adopted Change, if any. If the 
submittal, including supplementary materials, exceeds 100 pages, include a summary of the amendment briefly 
describing its purpose and requirements. 
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WASHINGTON COUNTY 
DEPARTMENT OF LAND USE AND TRANSPORTATION 
PLANNING AND DEVELOPMENT SERVICES 
LONG RANGE PLANNING 
ROOM 350-14 
155 NORTH FIRST AVENUE 
HILLSBORO, OREGON  97124 
(503) 846-3519       fax:  (503) 846-4412 
www.co.washington.or.us 

 

NOTICE OF PUBLIC 
HEARING 

 

APPLICANT: 
Lithia Support Services 
Attn.: Mr. Jim Puckett, Regional Facilities Manager 
2001 SW Jefferson Street   
Portland, OR  97201   
 

APPLICANT’S REPRESENTATIVE: 
Keith Jones 
Harper Houf Peterson Righellis, Inc. 
205 SE Spokane Street, Suite 200 
Portland, OR  97202 
CONTACT PERSON: Keith Jones 
Phone:  503-221-1131 
 

CASE FILE NO.: 13-402-PA  OWNER: 

PROCEDURE TYPE III  Lithia Auto Stores 

  c/o BMW Portland 
CPO:  3  2001 SW Jefferson Street 
  Portland, OR  97201 
COMMUNITY PLAN:  Raleigh Hills – Garden Home.  

  PROPERTY DESCRIPTION: 
EXISTING LAND USE DISTRICT(S):   ASSESSOR MAP NO(S):  1S1-11DB 
R-5 (Residential – 5 units per acre)  TAX LOT NO(S):  3200 and 3500 
       SITE SIZE:  1.01 Acres 
       ADDRESS:  3485 SW 91st Avenue and 3480 SW 93rd  
      Avenue 
 

 

LOCATION:  South of Canyon Road, between SW 91st  
       and SW 93rd Avenue 
   
PROPOSED PLAN AMENDMENT:   
Change the current R-5 District designation (Residential – 5 units per acre) to General Commercial District  (GC)  
 
 
Notice is hereby given that the Planning Commission will review 
the request for the above stated proposed plan amendment at a 
meeting on: January 15, 2014 at 7:00 PM in the auditorium of 
the Washington County Public Services Building, 155 North First, 
Hillsboro, Oregon.  
 
All interested persons may appear and provide written or oral 
testimony (written testimony may be submitted prior to a hearing).  
Only those making an appearance of record shall be entitled to 
appeal.  The public hearings will be conducted in accordance with 
the rules of procedure as adopted by the Board of County 
Commissioners.  Reasonable time limits will be imposed. 
 
Assistive Listening Devices are available for persons with impaired 
hearing and can be scheduled for this meeting by calling (503) 
846-8611 (voice) or (503) 846-4598 (TDD-Telecommunications 
Devices for the Deaf) no later than 5:00 p.m. on the day before the 
meeting.  The County will also upon request endeavor to arrange 
for the following services to be provided:  qualified sign language 
interpreters for persons with speech or hearing impairments, and 
qualified bilingual interpreters.  Since these services must be 
scheduled with outside service providers, it is important to allow as 
much lead time as possible.  Please notify the County of your need 
by 5:00 p.m. on the Monday preceding the meeting date. 
 
FOR FURTHER INFORMATION, PLEASE CONTACT: 
 

Paul Schaefer, Senior Planner 
AT THE WASHINGTON COUNTY DEPARTMENT OF LAND USE 
AND TRANSPORTATION, (503) 846-3519. 
 

 

NOTICE TO MORTGAGEE, LIENHOLDER, 

 

  

VENDOR OR SELLER: 
ORS CHAPTER 215 REQUIRES THAT IF YOU RECEIVE 
THIS NOTICE, IT MUST BE PROMPTLY FORWARDED TO 
THE PURCHASER. 
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All interested persons may appear and provide written or oral testimony (written testimony 
may be submitted prior to the hearing but not after the conclusion of the hearing).  Only 
those making an appearance of record (those presenting oral or written testimony) shall be 
entitled to appeal.  Failure to raise an issue in the hearing, in person or by letter, or failure 
to provide sufficient specificity to afford the Review Authority (Planning Commission and/or 
Board of County Commissioners) an opportunity to respond to the issue precludes appeal 
to the Land Use Board of Appeals (LUBA) based on the issue. 
 
The public hearing will be conducted in accordance with the following rules of procedure as 
adopted by the Board of County Commissioners.  Reasonable time limits may be imposed. 
 
 
 RULES OF PROCEDURE 
 1. The staff will summarize the applicable substantive review criteria. 
 2. A summary of the staff report is presented. 
 3. The applicant's presentation is given. 
 4. Testimony of others in favor of the application is given. 
 5. Testimony of those opposed to the application is given. 
 6. Applicant's rebuttal testimony is given. 
 
 
Unless there is a continuance, if a participant so requests before the conclusion of the 
hearing, the record shall remain open for at least seven days after the hearing.  Such an 
extension shall be subject to the limitations of ORS 215.428 or 227.178. 
 
When the Review Authority reopens a record to admit new evidence or testimony, any 
person may raise new issues which relate to the new evidence, testimony or criteria for 
decision-making which apply to the matter at issue. 
 
A copy of the application, all documents and evidence relied upon by the applicant and 
applicable criteria are available for inspection at no cost at the Department of Land Use 
and Transportation.  A copy of this material will be provided at reasonable cost. 
 
A copy of the staff report will be available for inspection at no cost at the Department of 
Land Use and Transportation at least seven days prior to the hearing.  A copy of the staff 
report will be provided at reasonable cost. 
 
For further information, please contact: Paul Schaefer, Senior Planner, Department of Land 
Use and Transportation, at (503) 846-3519. 
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  Case File Number: 13-402-PA 

Tax Map: 1S111DB, Tax Lots 3200 and 3500 

 
 

 
Applicable Land Use Districts:  Applicable Goals, Policies & Regulations: 

 
 
A.  Washington County Comprehensive Framework Plan for the Urban 

Area (Urban Plan) Policies and Implementing Strategies: 1, 2, 14, 
18, 20, 21, 22, 23, 32 & 40 

B.  Washington County Raleigh Hills-Garden Home Community Plan, 
General Design Elements 8, 9, 10, 11, and 15 and Subarea 3 
requirements 

C.  Washington County Community Development Code: Article III, 
Sections 302 (R-5) &  314 (GC) and Article IV, Section 421 (Flood 
Plain and Drainage Hazard Area Development) 

D.  OAR 660-012-0060 – Transportation Planning Rule 
E.  Washington County Transportation Plan Policies 1, 2, 4, 5, 6,10,12, 

14, 15, and 19 
F.  Metro Regional Urban Growth Management Functional Plan Policies 

(Title 1) 
G.  Metropolitan Housing Rule – (OAR 660-007) 

 

 
R-5   (4-5 units per acre) 
 
GC (General Commercial District) 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Z:\PLNG\WPSHARE\Plan Amendments\Casefiles\2013\Lithia_Motors_R-5 to GC\Notices\Hrg-Notice-for-PC_13-402-PA.doc 
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WASHINGTON COUNTY 
DEPARTMENT OF LAND USE AND 
TRANSPORTATION 
LONG RANGE PLANNING  
SUITE #350-14 
155 NORTH FIRST AVENUE 
HILLSBORO, OREGON  97124   
(503) 846-3519 

 

STAFF REPORT & 
RECOMMENDATION 
 
 
 
PROCEDURE TYPE:  III 
 
  COMMUNITY 
CPO:     3    PLAN: Raleigh Hills-Garden Home   
 
EXISTING LAND USE DISTRICT(S):   
R-5 Residential (5 units per acre)   
 
SITE SIZE: 1.01 acres     
 
ADDRESS: 3485 SW 91st Avenue and 3480 SW 93rd 
Avenue     
  
LOCATION: South of SW Canyon Road between 91st 
and 93rd Avenues    

CASEFILE NO.:  13-402-PA   
 
APPLICANT: 

 

Lithia Auto Stores / Lithia Support Services  
James Puckett    
c/o BMW Portland     
2001 SW Jefferson Street   
Portland, OR  97201        
 
OWNER: 
Lithia Real Estate, Inc.    
360 East Jackson Street    
Medford, OR  97501        
 
APPLICANT'S REPRESENTATIVE: 
Harper Houf Peterson Righellis, Inc.   
Keith Jones    
205 SE Spokane Street, Suite 200   
Portland, OR 97202      
 
 
ASSESSOR MAP NO.: 1S1 11DB   
TAX LOT NO(S): 3200 and 3500           
 
 

 
REQUEST: Remove the R-5 Residential plan designation and designate the parcels General Commercial (GC) 

 
Casefile No. 13-402-PA  

 
Staff Report for the 

 January 15, 2014 Planning Commission Hearing 
 

I. APPLICABLE REGULATIONS: 
 
A. LCDC Statewide Planning Goals 1, 2, 9, 10, 11, and 12 
 
B. Transportation Planning Rule (OAR 66-012-0060) 
  
C. Metropolitan Housing Rule (OAR 660-007)  
  
D. Urban Growth Management Functional Plan: Title 1 
 
E. Washington County Comprehensive Framework Plan Policies (and Implementing Strategies): 

1, 2, 14, 18, 20, 21, 22, 23, 32, and 40 
 
F. Washington County Transportation Plan Policies 1, 2, 5, 6, 10, 12, 14, 15 and 19 
 
G. Raleigh Hills-Garden Home Community Plan: Overview and General Design Elements 8, 9, 11, 

and 15.  
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Casefile No. 13-402-PA 
Staff Report for the January 15, 2014 Planning Commission Hearing 
January 7, 2014 
Page 2 of 24 
 
 

 

H. Washington County Community Development Code: 
 

1. Article III, Land Use Districts  
Section 314 General Commercial District 
 

2. Article IV, Development Standards  
Section 421 Flood Plain and Drainage Hazard Area Development 
 

II. AFFECTED JURISDICTIONS AND AGENCIES: 
 
Washington County Department of Land Use and Transportation 
Tualatin Valley Fire and Rescue  (TVF&R) 
West Slope Water District (WSWD) 
Clean Water Services (CWS) 
Washington County Sheriff 
Tualatin Hills Park & Recreation (THPRD) 
ODOT 
Metro 
TriMet 
 

III. FINDINGS 
 
1. General 
 

Applicant: See page 3 of the applicant’s narrative.  
 

Staff:  The applicant is requesting that 
the current R-5 Residential plan 
designation for two parcels 
encompassing 1.01 acres (tax lots 1S1 
11DB 3200 and 3500) be changed to 
General Commercial (GC).  
 
Approval of the plan amendment would 
facilitate the expansion of the existing 
auto dealership’s building (located on 
tax lot 3000) onto the subject property 
(tax lot 3200) and bring the existing 
adjacent auto dealership surface 
parking area lot located on tax lot 3500 
into conformance with the Community 
Plan and Community Development 
Code.  
 
Land Use History: In 1985 both 
parcels (3200 and 3500) were designated R-5 through the adoption of the Raleigh Hills-Garden 
Home Community Plan (Ordinances 292, 293, and 294, adopted May 21, 1985). The land on 
which the existing auto dealership is located was designated General Commercial at that time. 
Prior to that, in 1974 both parcels were zoned Urban Residential RU-4 (Minimum 7,000 square 

(3200) 

(3000) 

SUBJECT SITE:

(3002) 

(3500) 
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Casefile No. 13-402-PA 
Staff Report for the January 15, 2014 Planning Commission Hearing 
January 7, 2014 
Page 3 of 24 
 
 

 

foot lots), while the adjoining parcel (3000) was zoned General Extensive Commercial District 
(B-4). 
In 1974, the property owner at the time 
obtained Conditional Use Permit approval 
(74-123-C) to develop tax lot 3500 with 
vehicle parking and storage (on a 
residentially zoned lot contiguous to an 
existing commercial district) in accordance 
with Section 1900-46 (Vehicle Storage and 
Vehicle Parking Buffer Area). 
 
Provisions governing vehicle parking 
contained in Section 1900-46 were 
continued with the adoption of the 1985 
Community Development Code, via Section 
430-91. Section 430-91 allowed parking not 
in conjunction with a permitted use in all 
residential districts, including the R-5 
District.  
 
However, Ordinance No. 469, adopted in October 1995, removed Section 430-91 from all 
residential districts. Therefore, the existing parking constitutes a legal nonconforming use and 
approval of the plan amendment would result in the existing parking lot no longer being a legal 
nonconforming use. 
 
Property Description: The properties are located one lot south of SW Canyon Road,  
between SW 91st and SW 93rd Avenues in unincorporated Washington County. They are 
identified as tax lots 3200 and 3500 on tax map 1S111DB. As noted above, the western parcel 
(tax lot 3500) is currently developed with surface parking for use by the adjacent auto 
dealership. Tax lot 3200 is currently developed with a detached single family dwelling unit that 
would be removed if the plan amendment is approved. 
 
Neighboring Properties: The properties abut lands designated GC to the north (under same 
ownership), R-5 to the south, R-5 and R-24 to the east (across SW 83rd Avenue). Lands to the 
west across SW 91st Avenue are within the City of Beaverton and are designated Community 
Service Commercial. Surrounding properties are substantially developed. 
 
The R-5 lands to the south and to the east support single family detached homes. The R-24 
lands directly east, also across SW 93rd Avenue, are vacant; while R-24 lands northeast are 
developed with high density attached single family units. The commercial lands to the west 
across SW 91st Avenue support auto service uses (Auto body shop). 
 
Written Testimony: Two letters pertaining to this request were received prior to the completion 
of the Staff Report. Written testimony submitted to this office after the completion of the Report 
and preparation of the Planning Commission (Commission) packet will be presented to the 
Commission for review and inclusion in the casefile at the public hearing. 
 

R-5 

R-5 

R-5 

a. Joe Corbitt (letter dated 1/6/14) opposes the plan amendment and the expansion of the 
existing auto dealership. Mr. Corbitt opposes the expansion for the following reasons: 
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Casefile No. 13-402-PA 
Staff Report for the January 15, 2014 Planning Commission Hearing 
January 7, 2014 
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o Congestion and safety – The expansion will cause increased traffic, including the 
parking of auto transport trailers in the turn lane on SW Canyon Road, and blocked 
road intersections 

o Parking – The expansion will result in the loss of employee parking resulting in 
employees parking on neighborhood streets 

o Noise impacts – More commercial noise generated from additional service bays will 
impact the neighborhood 

o Light pollution – The expansion will result in additional light pollution into the 
neighborhoods. 

 
  Staff: The requested plan amendment, if approved, is anticipated to facilitate the expansion 

of the adjacent auto dealership (Mini Cooper). However, no site development plans have 
been submitted at this time, but will be submitted as part of the subsequent land 
development application (if the plan amendment is approved). Site development plans are 
not required to be submitted with a plan amendment application. 

 
The plan amendment will not directly result in any additional trips, a need for additional off-
street parking, or result in any additional noise or light impacts on the neighborhood. These 
issues will be addressed during the development review process for the building 
expansion, again if the plan amendment is approved. In particular, Current Planning staff 
will review any subsequent development plans for compliance with Community 
Development Code, Article V. (transportation impacts and safety), Section 413 (Parking 
and Loading), Section 415 (Lighting), and Section 423 (Environmental Performance 
Standards, in particular Section 423-6, Noise).  
 
It is worth noting that the Lighting Standards set forth in Section 415 are designed to 
protect against excessive glare and light spilling over to neighboring properties (413-5). 
Current Planning staff will ensure that all exterior lighting complies with Section 415. All 
developments are also required to comply with the State Department of Environmental 
Quality Standards relating to noise (423-6). Furthermore, as it pertains to noise, noise 
complaints are handled by the County Department of Health & Human Services, and not 
Current Planning staff. According to HHS staff they have no noise complaint files on the 
existing auto dealership (tax lot 3000). 
 
Current Planning staff will also review site development plans to ensure that adequate off-
street parking continues to be provided after the expansion and that the proposed 
expansion will not adversely impact existing roads. ODOT will also review the subsequent 
development review application due to the fact that Canyon Road is a state facility.  
 
Notwithstanding the above, Policy 18 addresses many of these issues as they relate to the 
proposed new transition between existing R-5 lands and proposed new General 
Commercial lands. Staff has recommended certain Conditions of Approval designed to 
mitigate potential impacts between the new GC lands and existing R-5 lands to the south 
(see staff findings under Policy 18 below). 
 

b. Ron Lolich (letter dated 1/7/14) questioned if the application was consistent with 
statewide planning [goals]. 
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Casefile No. 13-402-PA 
Staff Report for the January 15, 2014 Planning Commission Hearing 
January 7, 2014 
Page 5 of 24 
 
 

 

  Staff: The requested plan amendment as conditioned will be consistent with the County’s 
Comprehensive Framework Plan for the Urban Area (CFP); and thus consistent with the 
statewide planning goals. 

 
 

2. Statewide Planning Goals 
 

Statewide Planning Goals applicable to this proposal are addressed under related policies from 
the Washington County Comprehensive Framework Plan for the Urban Area. 

 
3. The State Transportation Planning Rule (TPR) (OAR 660-012-0060) Plan and Land Use 

Regulation Amendments, states:  
 

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a 
land use regulation (including a zoning map) would significantly affect an existing or 
planned transportation facility, then the local government must put in place 
measures as provided in section (2) of this rule, unless the amendment is allowed 
under section (3), (9) or (10) of this rule. A plan or land use regulation amendment 
significantly affects a transportation facility if it would: 

(a) Change the functional classification of an existing or planned transportation 
facility (exclusive of correction of map errors in an adopted plan);  

(b) Change standards implementing a functional classification system; or  

(c) Result in any of the effects listed in paragraphs (A) through (C) of this 
subsection based on projected conditions measured at the end of the planning 
period identified in the adopted TSP. As part of evaluating projected conditions, 
the amount of traffic projected to be generated within the area of the amendment 
may be reduced if the amendment includes an enforceable, ongoing requirement 
that would demonstrably limit traffic generation, including, but not limited to, 
transportation demand management. This reduction may diminish or completely 
eliminate the significant effect of the amendment.  

(A) Types or levels of travel or access that are inconsistent with the functional 
classification of an existing or planned transportation facility;  

(B) Degrade the performance of an existing or planned transportation facility 
such that it would not meet the performance standards identified in the TSP 
or comprehensive plan; or  

(C) Degrade the performance of an existing or planned transportation facility that 
is otherwise projected to not meet the performance standards identified in 
the TSP or comprehensive plan. 

 
Applicant: See applicant’s Traffic Impact Study dated July 31, 2013 and Technical 
Memorandum addendum dated October 22, 2013. 
 
Staff: In order to determine if a plan amendment will result in a ‘significant impact’ on 
transportation facilities, the County requires a comparative analysis of a ‘reasonable worst-case 
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Casefile No. 13-402-PA 
Staff Report for the January 15, 2014 Planning Commission Hearing 
January 7, 2014 
Page 6 of 24 
 
 

 

development‘ of a site under current and proposed land use designations. A ‘reasonable worst 
case’ development would be one with the greatest potential trip generation based on a 
reasonable build-out of the site over the planning horizon of the adopted Transportation Plan 
(i.e., through year-2020). 
 
The applicant provided a reasonable worst case analysis of potential impacts to the 
transportation system based upon assumed redevelopment of the subject site at maximum 
allowable density under both the R-5 and GC plan designations. According to the traffic 
analysis for the proposed plan designation, the intersections of SW Canyon Road and SW 93rd 
& SW 91st Avenues will operate within the performance standards required by ODOT and 
Washington County. No mitigation is therefore required. County and ODOT staff concur with 
the applicant’s intersection analysis. 
 
Staff further concurs with the applicant’s transportation consultant that the proposal will not 
require any changes in functional classifications of roadways that are part of the surrounding 
transportation network or standards implementing a functional classification system. Impacts to 
the transportation system associated with the proposed plan amendment are minimal and will 
therefore comply with the adopted performance criteria found in the 2020 Transportation Plan.  
 
Based on the above, staff finds that the proposed plan amendment will be consistent with the 
applicable requirements of Section -0060 of the State Transportation Planning Rule as well as 
the performance requirements of Washington County’s 2020 Transportation Plan (see also 
Attachment “A”).  
 

4. The Metropolitan Housing Rule (OAR 660-007) states: 
 

The purpose of this division is to ensure opportunity for the provision of adequate 
numbers of needed housing units and the efficient use of land within the Metropolitan 
Portland (Metro) urban growth boundary, to provide greater certainty in the development 
process and so to reduce housing costs. OAR 660-007-0030 through 660-007-0037 are 
intended to establish by rule regional residential density and mix standards to measure 
Goal 10 Housing compliance for cities and counties within the Metro urban growth 
boundary, and to ensure the efficient use of residential land within the regional UGB 
consistent with Goal 14 Urbanization. OAR 660-007-0035 implements the Commission's 
determination in the Metro UGB acknowledgment proceedings that region wide, planned 
residential densities must be considerably in excess of the residential density assumed 
in Metro's "UGB Findings". The new construction density and mix standards and the 
criteria for varying from them in this rule take into consideration and also satisfy the 
price range and rent level criteria for needed housing as set forth in ORS 197.303. 

 
Staff: The Metropolitan Housing Rule requires that the county maintain plan designations that 
allow for at least fifty (50) percent attached housing. Attached units are allowed in the R-5 
District, subject to approval of a Planned Development, and limited to a duplex. Approval of the 
plan amendment and the elimination of the potential to redevelop tax lots 3200 and 3500 with 
three additional dwelling units (minimum that would be required) would have a negligible effect 
on the county’s opportunity to ‘allow’ “at least fifty (50) percent of the housing as attached 
housing units”. The R-5 District is not considered an “attached housing” district; therefore 
changing the plan designation to GC on the subject property could lead to a loss of detached 
units rather than attached units. 
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5. Urban Growth Management Functional Plan 
 

Section 3.07.830.A. of Title 8 of Urban Growth Management Functional Plan (UGMFP) requires 
that “After one year following acknowledgement of a Functional Plan requirement, cities and 
counties that amend their comprehensive plans and land use regulations shall make such 
amendments in compliance with the new Functional Plan requirement.” 
 
A. Title 1, Housing Capacity, states: 

 
3.07.120 Housing Capacity 
 
The Regional Framework Plan calls for a compact urban form and a “fair-share” 
approach to meeting regional housing needs. It is the purpose of Title 1 to 
accomplish these policies by requiring each city and county to maintain or increase 
its housing capacity except as provided in section 3.07.120.  
 
A. A city or county may reduce the minimum zoned capacity of the Central City or a 

Regional Center, Town Center, Corridor, Station Community or Main Street under 
subsection D. or E. A city or county may reduce its minimum zoned capacity in other 
locations under subsections C., D. or E. 

 
B. Each city and county shall adopt a minimum dwelling unit density for each zone in 

which dwelling units are authorized except for zones that authorize mixed-use as 
defined in section 3.07.1010(hh). If a city or county has not adopted a minimum density 
for such a zone prior to March 16, 2011, the city or county shall adopt a minimum 
density that is at least 80 percent of the maximum density. 

 
C. A city or county may reduce its minimum zoned capacity by one of the following actions 

if it increases minimum zoned capacity by an equal or greater amount in other places 
where the increase is reasonably likely to be realized within the 20-year planning 
period of Metro’s last capacity analysis under ORS 197.299: 

 
1. Reduce the minimum dwelling unit density, described in subsection B, for one or 

more zones; 
 
2. Revise the development criteria or standards for one or more zones; or 
 
3. Change its zoning map such that the city’s or county’s minimum zoned capacity 

would be reduced. Action to reduce minimum zoned capacity may be taken any 
time within two years after action to increase capacity. 

 
D. A city or county may reduce the minimum zoned capacity of a zone without increasing 

minimum zoned capacity in another zone for one or more of the following purposes: 
 

1. To re-zone the area to allow industrial use under Title 4 of this chapter or an 
educational or medical facility similar in scale to those listed in section 
3.07.1340D(5)(b)(i) of Title 13 of this chapter; or 

 
2. To protect natural resources pursuant to Titles 3 or 13 of this chapter.  
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E. A city or county may reduce the minimum zoned capacity of a single lot or parcel 

so long as the reduction has a negligible effect on the city’s or county’s overall 
minimum zoned residential capacity. 

 
Applicant: See pages 36 and 37 of the applicant’s narrative. 
 
Staff: The majority of the property is within the Corridor designation for Canyon Road (360-
feet from the centerline of the road, Policy 40). The requested plan amendment is therefore 
subject to E. above (see staff findings under item B., Title 6 and item J, Policy 40 below). 
 
Under the current designation, a minimum residential density of 4 units per acre is required 
and a maximum residential density of 5 units per acre is allowed. Retaining the current plan 
designation would most likely result in no more than 3-4 additional units (on tax lots 3200 
and 3500). While continued operation of the legal nonconforming parking on tax lot 3500 
would remove housing capacity of this parcel.  
 
Staff finds that the loss of 3-4 additional units that would result if the plan amendment was 
approved would have a negligible effect on the county’s overall designated residential 
capacity. 
 

B. Title 6, Centers, Corridors, Station Communities and Main Streets states: 
 

The Regional Framework Plan identifies Centers, Corridors, Main Streets and Station 
Communities throughout the region and recognizes them as the principal centers of 
urban life in the region. Title 6 calls for actions and investments by cities and 
counties, complemented by regional investments, to enhance this role. A regional 
investment is an investment in a new high capacity transit line or designated a 
regional investment in a grant or funding program administered by Metro or subject 
to Metro’s approval. 
 
Staff: Although Title 6 is no longer a local government compliance requirement, it does 
provide incentives and support appropriate development in key 2040 geographic areas 
(Centers, Corridors, Main Streets and Stations Communities). The majority of the property 
is located within the Canyon Road Corridor (within 360 feet from the centerline of the road, 
Policy 40).  
 
The County has not yet completed specific Corridor planning for any of the corridors, 
outside of station areas. However, Corridor planning efforts have been added as a Tier 2 
Task on the draft 2014 Work Program. Corridor planning efforts would likely address land 
use and design related issues, such as residential densities & non-residential intensities 
(Floor Area Ratios), mixed-use development, and streetscapes (see staff findings under 
item J, Policy 40 below). 
 
The existing auto dealership (adjacent parcel) is within reasonable walking distance of 
established transit services as well as a variety of existing office and retail businesses 
along this corridor. Expansion of the existing auto dealership could result in additional 
employees, which in turn could be supportive of the intent and purpose of Title 6 by 
increasing the number of workers in the Corridor. However, auto-related uses, though 
allowed in the General Commercial District are not considered to be transit-friendly. Yet, 
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the anticipated development would consist of an expansion of the existing building on tax 
lot 3000. Approval of the plan amendment and subsequent building expansion would not 
likely prevent a future property from redeveloping the site, in particular the large surface 
parking areas, with a more transit-friendly mixed-use development (e.g., retail and office). 
 
 

C. Title 7, Housing Choice 
 

The Regional Framework Plan calls for establishment of voluntary affordable 
housing production goals to be adopted by local governments and assistance from 
local governments on reports on progress towards increasing the supply of 
affordable housing. It is the intent of Title 7 to implement these policies of the 
Regional Framework Plan. 

 
Staff: The focus of Title 7 is on maintaining and improving the supply of affordable housing 
throughout the region. For the reasons stated under Title 1 findings above, staff find that 
the proposed plan amendment would have a negligible effect on the county’s ability to 
provide affordable housing consistent with the intent of Title 7. 

 
6. Washington County Comprehensive Framework Plan for the Urban Area 
 

A. Policy 1, the Planning Process, states: 
 

It is the policy of Washington County to establish an ongoing Planning Program 
which is a responsive legal framework for comprehensive planning and community 
development and accommodates changes and growth in the physical, economic and 
social environment, in response to the needs of the County's citizens. 
 
It is the policy of Washington County to provide the opportunity for a landowner or 
his/her agent to initiate quasi-judicial amendments to the Comprehensive Plan on a 
semi-annual basis.  In addition, the Board of Commissioners, the Planning Director 
or the Planning Commission may initiate the consideration of quasi-judicial map 
amendments at any time deemed necessary and a landowner or his/her agent may 
initiate a quasi-judicial map amendment in a New Urban Area at any time during the 
year. 

 
Applicable Implementing Strategy: 
 
f. Approve a quasi-judicial plan amendment to the Primary Districts on the Community 

Plan Maps and/or the Future Development Areas Map, including the implementing tax 
maps, only if the Review Authority determines that the proponent has demonstrated 
that the proposed designation conforms to the locational criteria of the Comprehensive 
Framework Plan. 

 
Where applicable, the proponent must also establish with the Review Authority 
compliance and conformance with the following: 
 
 The provisions of Policies 40 and 41; 

 
 The Community Plan Overview and sub-area description and design elements; 
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 The policies, strategies and systems maps of the Transportation Plan; and 
 
 The regional functional planning requirements established by Metro. 
 
The proponent may also be required to demonstrate to the Review Authority that the 
potential service impacts of the designation will not impact the built or planned service 
delivery system in the community. This is a generalized analysis that in no way 
precludes full application of the Growth Management Policies to development permits 
as provided in the Code. 
 
Quasi-judicial and legislative plan amendments for property added to the Regional 
Urban Growth Boundary through an approved Locational or Minor Adjustment, to any 
plan designation other than the FD-10 or FD-20 Districts, shall include documentation 
that the land was annexed into the Urban Road Maintenance District, the Enhanced 
Sheriff Patrol District and, where applicable, the Tualatin Hills Park and Recreation 
District. Annexation into these districts shall be completed prior to the County’s 
determination that a quasi-judicial plan amendment application is complete and prior to 
the County’s adoption of a legislative plan amendment. 

 
Applicant:  See page 4 of the applicant’s narrative. 

 
Staff: As the findings in this staff report demonstrate, the requested action complies with 
the applicable provisions of the Comprehensive Plan noted in Policy 1. f. (listed above). 
The two parcels are also located within the service boundaries of the Urban Road 
Maintenance District, Enhanced Sheriff Patrol District and the Tualatin Hills Park & 
Recreation District as required by Policy 1.  

 
(f. continued) 
 
In addition, the proponent shall demonstrate one of the following: 

 
*** 
2. A lack of appropriately designated suitable alternative sites within the vicinity for a 

proposed use. Factors in determining the suitability of the alternative sites are limited to 
one of the following: 

 
a) Size: suitability of the size of the alternative sites to accommodate the proposed 

use; or 
 
b) Location: suitability of the location of the alternative sites to permit the proposed 

use. 
 
Applicant:  See page 4 of the applicant’s narrative. 

 
Staff:  The applicant proposes to expand the existing auto dealership’s building on tax lot 
3000 (to the north) onto tax lot 3200, if the plan amendment is approved. Implementing 
strategy f.2. requires that the applicant demonstrate a lack of appropriately designated 
suitable alternative sites within the vicinity for a proposed use. Demonstrating this requires 
a market study of the surrounding area. However, in situations such as this where an 
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applicant requests a plan amendment solely for the purpose of expanding an existing use, 
staff has historically narrowed down the market area to only adjoining parcels. 
 
The property is bordered on all but one side by road right-of-way. The subject property is 
the only adjacent property, in particular tax lot 3200, which could support an expansion of 
the existing auto dealership’s building. Therefore, staff finds that the requested plan 
amendment satisfies Policy 1. 
 
(These findings also pertain to Statewide Planning Goal 2, Land Use Planning.) 

 
B. Policy 2, Citizen Involvement, states: 

 
It is the policy of Washington County to encourage citizen participation in all phases 
of the planning process and to provide opportunities for continuing involvement and 
effective communication between citizens and their county government. 
 
Applicant: See pages 5 and 6 of the applicant’s narrative. 
 
Staff:  A quasi-judicial plan amendment such as this must be considered through a Type III 
procedure. In accordance with Code Section 204-1, the County placed a legal notice of the 
hearing in a newspaper of general circulation (The Oregonian) at least ten days prior to the 
January 15, 2014 Planning Commission hearing date (published January 3, 2014). And 
pursuant to Code Section 204-4, a notice of the public hearing for this application was sent 
to all owners of record of property within 500 feet of the subject property. This notice was 
sent at least 20 days prior to the hearing (mailed December 20, 2013). Two letters of 
comment were submitted (see staff’s response on pages 3 & 4 above, under Written 
Testimony). 
 
A copy of the plan amendment application was also mailed to the representative for the 
local Citizen Participation Organization (CPO 3). Finally, the staff report was available to all 
interested parties seven days prior to the hearing as required by Code Section 203-6.2. 
Based upon these actions, the requirements of Policy 2 have been met. 
 
(These findings also pertain to Statewide Planning Goal 1, Citizen Involvement.) 
 

C. Policy 14, Managing Growth, states: 

It is the policy of Washington County to manage growth in unincorporated lands 
within the UGB such that public facilities and services are available to support 
orderly urban development. This policy applies to urban unincorporated lands, 
except in New Urban Areas which are subject to Policy 44. 
 
Applicant: See pages 4 through 10 of the applicant’s narrative. 
 
Staff: Copies of statements of service availability from the service providers to the site are 
included in the applicant's submittal. These statements are from the West Slope Water 
District, Tualatin Valley Fire & Rescue (TVF&R), Clean Water Services (CWS), the 
Washington County Sheriff’s Office, Tualatin Hills Park & Recreation District (THPRD), 
ODOT, and TriMet. Additionally, Canyon Road (Highway 8) is a state facility; therefore 
ODOT has reviewed the transportation analysis submitted with the plan amendment 
application (see ODOT letter dated December 19, 2013). ODOT concurs with the 
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applicant’s findings and conclusions that the requested action will have “no significant 
effect” on the transportation system. 
 
Of the service providers commenting, only water (West Slope), sanitary sewer & drainage 
(CWS), and fire (TVF&R) are classified as critical services. Schools (BSD #48J) and police 
(Washington County Sheriff) constitute essential services, while transit service (TriMet) and 
parks (THPRD) are desirable services. All of the critical and essential services are or can 
be provided to serve the property as well as future development should the plan 
amendment be approved. The plan amendment satisfies Policy 14. 
 
(These findings also pertain to Statewide Planning Goal 11, Public Facilities and Services.) 
 

D. Policy 18, Plan Designations and Locational Criteria for Development, states: 
 

It is the policy of Washington County to prepare community plans and development 
regulations in accordance with land use categories and locational criteria contained 
in the Comprehensive Framework Plan. 
 
Staff: Policy 18 establishes the basic criteria for applying plan designations throughout the 
unincorporated area of Washington County. In considering changes to Plan designations, 
the criteria under Policy 18 provide guidance for determining the appropriate locations for 
each Plan district. Since the requested Plan amendment proposes to change lands 
currently designated R-5 to a designation of GC, the following discussion will focus on the 
relative appropriateness of the recommended change based upon the “Location Criteria” 
outlined in Policy 18. 
 
The Location Criteria for the existing R-5 Plan designation states: “The R-5 District shall be 
applied to areas in Community Plans selected for low residential densities which are 
designated Urban in the 1973 Washington County Comprehensive Framework Plan, as 
amended and zoned RU-2, RU-4, or developed under the P-R district. Generally, R-5 
areas should not be located on major traffic routes.  If appropriate design features can 
protect the area from potential adverse impacts, adjacent land uses may include attached 
and detached residences (including manufactured dwellings), office and retail commercial, 
industrial, and institutional uses.”  The two R-5 parcels are not located on major traffic 
routes: SW 93rd Avenue is a county Local Street; and SW 91st Avenue is a county 
Neighborhood Route. The Location Criteria for the proposed GC designation states: 
“Limited to existing locations or areas specifically designated in the community planning 
process.”  
 
According to the application, the auto dealership requires a larger site with a high degree of 
visibility. Conversion of the two R-5 parcels to GC will not necessarily increase the visibility 
of the existing dealership, since the proposed expansion would be at the rear of the 
building (and away from SW Canyon Road). Notwithstanding, the western parcel currently 
supports a legal nonconforming surface parking lot. This portion of the property has 
effectively been converted to commercial uses. Conversion of the R-5 lands to GC will 
permit the expansion of the existing auto dealership in essentially the same location as the 
existing auto dealership, consistent with this policy. 
 
The parcels to the south of the property are also designated R-5.  Location Criteria for the 
R-5 District states that “if appropriate design features can protect the area from potential 
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adverse impacts, adjacent land uses [plan amendment property] may include attached and 
detached residences (including manufactured dwellings), office and retail commercial, 
industrial, and institutional uses.”  The two parcels to the south each support a detached 
single family residence: the westernmost dwelling unit is about 50 feet from the north 
property line, while the other is about 30 feet from the property line.  
 
The westernmost house is screened/buffered from the existing legal nonconforming 
parking lot by dense treed vegetation (mostly on the parcel to the south); while the 
easternmost residence is screened/buffered from the future expansion area by only a 6 foot 
tall chain link fence with inserts and some landscaping. While the applicant has indicated 
the building expansion will not encroach very far into tax lot 3200, they did not include any 
conceptual site plans or building elevations or proposed design features to demonstrate 
compliance with Policy 18.  
 
In order to ensure that adequate design measures, in part in response to concerns 
expressed to date, are provided, staff recommends that, if the request is approved, that the 
future development application include the following design measures consistent with this 
policy: 1) A minimum Type 5 Screening and Buffering feature along the south property line 
(Section 411 currently requires a Type 5 Screening and Buffering); and 2) Minimum 
building heights of 35 feet within 35 feet of the south property line (a building height limit of 
35 feet matches that of the R-5 District; while the maximum building height in the GC 
District is 65 feet). 
 
Staff finds that the proposed change to GC will be consistent with the Location Criteria of 
Policy 18, when conditioned as described above. 
 

E. Policy 20, Urban Area Economy, States: 
 
It is the policy of Washington County to encourage and participate in activities which 
strengthen the local economy through: 

(1) Retention and expansion of existing businesses and industry; 

(2) Provision of diverse employment opportunities; 

(3) Education and training of the local labor force; and 

(4) Continued diversification of the County's economic base. 

Implementing Strategies 

 
The County will: 

 
b. Help create a healthy climate for economic development by designating an 

adequate amount of serviced commercial and industrial land to ensure choice in 
the regional market place.  The supply will be subject to periodic review to 
ensure that the economy is not harmed due to the fact that there is not enough 
land or that the size and location of remaining land does not meet market needs. 

 
Applicant: See pages 11 and 12 of the applicant’s narrative. 
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Staff: Converting the R-5 property to General Commercial will allow the applicant to expand 
an existing business. As described previously, the western portion of the property has been 
effectively used for a commercial use (surface parking for the auto dealership) since 1974. 
For these reasons, the proposed plan amendment satisfies Policy 20. 
 
 

F. Policy 21, Housing Affordability. states: 
 

It is the policy of Washington County to encourage the housing industry to provide 
an adequate supply of affordable housing for all households in the unincorporated 
urban county area. 
 
a. Provide for an average overall density for new housing constructed in the urban 

unincorporated area of at least 8 units per net buildable acre, and at least 10 
units per net buildable acre in New Urban Areas. 

 
Applicant: See pages 12 through 14 of the applicant’s narrative. 
 
Staff:  If both parcels redeveloped under the current plan designation, a minimum of 4 
dwelling units would be required (3 new units, plus one existing); and a maximum of 5 
dwelling units would be allowed (4 new units, plus one existing). However, as stated in 
staff’s response to Title 1 of Metro’s UGMFP above, staff considers a loss of 3-4 additional 
units that would result from the plan amendment as negligible. Staff does not believe that a 
loss of 1.01 acres of R-5 land (tax lots 3200 and 3500) and a loss of these additional 
dwelling units will adversely impact the county’s ability to provide the average overall 
density of 8 units per acre. As a result, staff finds that the plan amendment would have a 
negligible effect on the county’s overall planned residential capacity. 
 
Furthermore, in Washington County's Final Periodic Review Order for the Urban Area, it 
was calculated that in 1989 there was an opportunity to construct new housing on the 
remaining residential land in the urban unincorporated area, given 1989 designations, at an 
overall density of 8.6 units per acre (110,842 potential units divided by 12,848 vacant 
acres). 
 
Urban plan amendments since 1989 have only resulted in a relatively small number of 
acres of residential land lost to non-residential plan designations. However, Casefile 07-
049-PA, approved in 2007, resulted in an increase to housing capacity. This plan 
amendment increased housing units by a minimum of 91 units. That change resulted in 482 
additional units countywide since 1989. That increase helps to offset the loss of units 
resulting from this request and the loss of 27 units resulting from the approval of Casefile 
12-222-PA. This overall increase will also help offset the loss of 3-4 additional dwelling 
units that would result if this plan amendment is approved. 
  
The proposed Plan amendment does not preclude the county from complying with the 
intent of Plan Policy 21 relating to housing affordability. Staff finds that the proposed plan 
amendment complies with Policy 21 even though approval would result in a potential loss 
of additional 3-4 dwelling units. 

 
G. Policy 22, Housing Choice and Availability, states: 

 

Exhibit B 
Casefile 13-402-PA 
Page 14



Casefile No. 13-402-PA 
Staff Report for the January 15, 2014 Planning Commission Hearing 
January 7, 2014 
Page 15 of 24 
 
 

 

It is the policy of Washington County to encourage the housing industry to make a 
variety of housing types available, in sufficient quantifies, to the housing consumer. 
 
Applicant: See pages 14 and 15 of the applicant’s narrative. 
 
Staff:  This policy addresses the potential ratio of attached and detached dwelling units 
developed on vacant residential land in the urban unincorporated area. In the Final Periodic 
Review Order for the Urban Area, it was calculated that in 1989 the potential ratio was 
52,416 (47.3%) single family residences to 58,426 (52.7%) multi-family residences, a 
difference of 6,010 dwelling units (5.4%). Urban plan amendments since 1989 have not 
changed this ratio significantly.  
 
Approval of this plan amendment and the subsequent development review for the 
expansion of the existing structure would require the demolition of the existing dwelling unit 
and no new residential development. Approval of the proposed plan amendment does not 
support the intent of this policy (see discussion under Item F. (Policy 21) above). However, 
staff also believes that approval of the plan amendment would only negligibly reduce the 
housing choices in unincorporated Washington County.  
 
(These findings also apply to Statewide Planning Goal 10, Housing.) 
 

H. Policy 23, Housing Condition, states: 
 
It is the policy of Washington County to encourage the maintenance and 
rehabilitation of the existing housing stock in unincorporated areas. 
 
Applicant: See pages 15 and 16 of the applicant’s narrative. 
 
Staff:  Approval of the plan amendment and the subsequent development review for the 
expansion of the existing structure would require the demolition of the existing dwelling 
unit. Approval of the proposed plan amendment does not support the goals of this policy. 
However, staff does not believe that Policy 23, on balance, warrants denial of the 
requested plan amendment (see discussion under Item F. (Policy 21) above). 
 
(These findings also pertain to Statewide Planning Goal 11, Public Facilities and Services.) 
 

I. Policy 32, Transportation, states: 
 

It is the policy of Washington County to regulate the existing transportation system 
and to provide for the future transportation needs of the County though the 
development of a transportation plan as an element of the Comprehensive Plan. 
 
Applicant: See page 17 of the applicant’s narrative. 
 
Staff: Policy 32 directs the development of a ‘Transportation Plan’ as an element of the 
overall County Comprehensive Framework Plan. The County has developed a 
“Transportation System Plan” (TSP) which meets both the intent of Policy 32 as well as 
more recent Regional, State and Federal transportation planning requirements. This ‘TSP’ 
is updated as needed to maintain compliance with such requirements. See Attachment “A” 
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for a discussion of how the proposal conforms to the applicable standards and 
requirements of the TSP. 
 

J. Policy 40, Regional Planning Implementation, states: 
 

It is the policy of Washington County to help formulate and locally implement 
Metro’s Regional Growth Management requirements in a manner that best serves 
existing and future residents and businesses. 
Design Type Characteristics 
 
 Transit Corridors: Transit Corridors generally include areas along transit routes that 

have or will have frequent service.  Transit Corridor development will include a mix of 
complementary land uses, including rowhouses, duplexes, apartments, office or retail 
buildings, institutional uses and mixed commercial and residential uses.  Commercial 
and offices uses will be allowed at specific points along the Transit Corridors and not in 
a linear matter that promotes strip commercial development and traffic congestion. 
Collectively, these land uses will generate increased pedestrian and transit ridership.  
Therefore, these areas will feature a high-quality pedestrian environment with wider 
sidewalks and pedestrian amenities. Transit Corridors will evolve into environments 
that provide for walking, cycling and transit.  Mixed-use development will enhance the 
vitality of businesses since they can provide services for employees during the day and 
goods and services to area residents during the evening.    

 
Applicant: See page 18 of the applicant’s narrative. 
 
Staff: Policy 40 was adopted through Ordinance 561, which applied the 2040 Growth 
Concept Design Types to all of the unincorporated, urban areas of Washington County.  
There are nine design types: Regional Center, Town Center, Town Center-Area of Interest, 
Station Community, Neighborhoods, Main Street, Transit Corridor and Employment or 
Industrial Areas.  The property is located just south of SW Canyon Rd., between SW 91st 
and SW 93rd Avenues. The majority of the property is located within the Canyon Road 
Corridor (within 360 feet from the centerline of the road (Corridor Map, Policy 40). The 
existing auto dealership (adjacent parcel) is along a transit route.  
 
Expansion of the existing auto dealership could result in additional employees which in turn 
could be supportive of the intent and purpose of Policy 40 by allowing an existing business 
located in the Corridor (auto dealership) to expand operations. Auto-related would not be 
considered transit-friendly or transit-supportive uses. However, the existing auto dealership 
is on land designated General 
Commercial; and furthermore, the 
County has not completed Corridor 
planning, outside of station areas. As 
stated previously, Corridor planning 
efforts have been added as a Tier 2 
Task on the draft 2014 Work Program 
and would address land use and 
design related issues, such as 
residential densities & non-residential 
intensities (Floor Area Ratios), mixed-
use development, and streetscapes. 

(14% lot 
coverage) 

3.12 acres 
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Consequently, in the short term, the expanded GC use could benefit from available transit 
service; while in the long term this and all owners of properties along Corridors would 
benefit from Corridor planning efforts identified in the draft 2014 Work Program.  
 
In addition, as stated previously, approvals of the plan amendment and subsequent 
building expansion would not prevent the property owner from redeveloping the parcels 
with more transit-friendly uses in the future. The existing building on tax lot 3000 is only 
approximately 19,600 square feet; while all of the parcels, including tax lot 3002, combined 
encompass approximately 3.12 acres. The building, excluding the proposed expansion 
occupies only about 14% of the 3.12 acres. Consequently, the majority of the area of the 
parcels in question remains underdeveloped. The surface parking would support 
redevelopment in the future. 
 
(These findings also pertain to Statewide Planning Goal 2, Land Use Planning.) 
 

7. Washington County Transportation Plan 
 

A. Policy 1, Travel Needs Policy, states: 
 

It is the policy of Washington County to provide a multi-modal transportation system 
that accommodates the diverse travel needs of Washington County residents and 
businesses.  

 
Applicant: See pages 18 and 19 of the applicant’s narrative. 

 
Staff:  Staff has reviewed the applicant’s Transportation Impact Assessment submittals and 
concurs with the ‘worst case scenario’ estimates provided in this assessment. If approved, 
the proposed Plan amendment would not result in significant impacts to the existing or 
planned transportation system in Washington County and would not require modifications 
of the County’s TSP (see also Attachment “A”). 
 
(These findings also pertain to Statewide Planning Goal 12, Transportation.)  
 

B. Policy 2, System Safety Policy, states: 
 

It is the policy of Washington County to provide a transportation system that is safe. 
 

Applicant: See pages 19 and 20 of the applicant’s narrative. 
 
Staff: The focus of TSP Policy 2 is to maintain transportation system safety for all modes of 
transportation. Staff has reviewed the potential impacts of the proposed Plan amendment 
and determined that (based upon the existing status of the subject site) approval of the 
applicant’s request would not significantly increase the need for local safety improvements 
(see also Attachment “A”). 

 
C. Policy 4, System Funding Policy, states: 
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It is the policy of Washington County to aggressively seek adequate and reliable 
funding for transportation facilities and services, and to ensure that funding is 
equitably raised and allocated.  
 
Applicant: See pages 20 and 21 of the applicant’s narrative. 
 
Staff: TSP Policy 4 addresses the county’s commitment to providing adequate and reliable 
funding for maintaining the county-wide transportation system. In reviewing the proposed 
Plan amendment, staff has determined that an approval of the applicant’s request would 
not significantly affect the County’s ability to carry out this plan policy (see also Attachment 
“A”). 
 

D. Policy 5, System Implementation and Plan Management Policy, states: 
 

It is the policy of Washington County to efficiently implement the transportation plan 
and to efficiently manage the transportation system. 
 
Applicant: See pages 21 and 22 of the applicant’s narrative. 
 
Staff: TSP Policy 5 addresses the county’s commitment to providing a transportation 
system that accommodates local travel demand consistent with applicable performance 
standards for all modes of transportation. In reviewing the proposed Plan amendment, staff 
has determined that an approval of the applicant’s request would not significantly affect the 
County’s ability to carry out this plan policy (see also Attachment “A”). 

 
E. Policy 6, Roadway System Policy, states: 

 
It is the policy of Washington County to ensure that the roadway system is designed 
in a manner that accommodates the diverse travel needs of all users of the 
transportation system.  
 
Applicant: See pages 22 and 23 of the applicant’s narrative. 
 
Staff: TSP Policy 6 addresses design and management of the roadway system. Key 
elements of this policy that could be impacted by changes to land-use plans include: 
 

 Performance measures / volume to capacity standards; 
 Identification of ‘Deficiency Areas’; 
 Providing access to alternative modes of transportation; 
 Minimizing impacts on Neighborhood Routes and Local streets; 

 
In reviewing the proposed Plan amendment against these policy elements, staff found that 
approval of the proposed Plan amendment would be consistent with TSP Policy 6 (see also 
Attachment “A”). 

 
F. Policy 10, Functional Classification Policy, states: 

 
It is the policy of Washington County to ensure the roadway system is designed and 
operates efficiently through use of a roadway functional classification system. 
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Applicant: See pages 23 and 24 of the applicant’s narrative. 
 
Staff: The primary focus of TSP Policy 10 relates to the functional classification of the 
county roadway system. SW Canyon Road is designated as an Arterial on the County’s 
‘Functional Classification System’ and is currently constructed with a 5-lane cross section 
(two through travel lanes with a continuous center turn lane) and includes sidewalks and 
storm drainage. SW 91st Avenue is designated as a Neighborhood Route on the County’s 
‘Functional Classification System’, and SW 93rd Avenue is designated as a Local street.  
 

Staff finds that (if approved) the proposed plan amendment would not create a need to 
revise the Functional Classifications of any of the three roadways and would not require 
changes to their current designs. The proposed Plan amendment is consistent with TSP 
Policy 10 (see also Attachment “A”). 

 
G. Policy 12, Transit Policy, states: 

 
It is the policy of Washington County to encourage and support development of 
transit facilities and services that increase transit use in Washington County. 

  
Applicant: See pages 25 and 26 of the applicant’s narrative. 
 
Staff: The primary focus of TSP Policy 12 is to support the provision of adequate levels of 
public transportation service. Strategy 12.5 under this Policy requires the County to 
“Ensure that road improvements and private development in close proximity to major bus 
stops, commuter rail stations and existing and proposed light rail stations include 
appropriate features to support and complement existing and future transit services.”   
 
The property is close to SW Canyon Road which is currently served by public transit (Tri-
Met line 58). Any future redevelopment of the subject site would have the potential to 
increase transit ridership on this bus line. Staff finds that the proposed Plan amendment 
would support local transit and is therefore consistent with TSP Policy 12 (see also 
Attachment “A”). 

 
H. Policy 14, Pedestrian Policy, states: 

 
It is the policy of Washington County to encourage and support greater pedestrian 
activity in the County by providing and maintaining an environment where walking is 
a safe, convenient and pleasant mode of travel. 
 
Applicant: See pages 26 and 27 of the applicant’s narrative. 
 
Staff: The primary focus of TSP Policy 14 is to support a safe, convenient and pleasant 
pedestrian environment and to encourage walking as an alternative to automobile travel. 
Sidewalks exist along the street frontages of the adjoining parcel (with the existing auto 
dealership). Future development of the expanded structure would be subject to providing 
sidewalks along the street frontages of SW 91st and SW 93rd Avenues.  
 
Continuation of sidewalks will increase pedestrian safety. However, to ensure that 
sidewalks are constructed along SW 93rd frontage, staff recommends this be made a 
condition in the recommended Conditions of Approval (noting that timing of construction is 
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tied to the subsequent land use application for the building expansion). Staff finds that the 
proposed Plan amendment, as conditioned, will not impact the existing walking 
environment around the subject site and that the proposed amendment is therefore 
consistent with the intent and purpose of TSP Policy 14 (see also Attachment “A”). 

 
I. Policy 15, Bicycle Policy, states: 

 
It is the policy of Washington County to encourage and support greater bicycling 
activity in Washington County by providing an environment in which bicycling is a 
safe and convenient mode of travel. 
Applicant: See pages 27 through 29 of the applicant’s narrative. 
 
Staff: TSP Policy 15 encourages increased bicycling activity in Washington County through 
strategies supporting: coordination of the development of a county and regional bikeway 
system, connectivity of bicycle facilities that provide for convenient bicycle travel and 
development of projects designed to enhance the safety of bicycle travel. The properties 
front SW 93rd and SW 91st Avenues. Access (currently chain restricted) to SW 93rd Avenue 
exists (noting that vehicles generally access the street system via the existing auto 
dealership (tax lots 3002 and 3000).) The existing dwelling on tax lot 3200 currently 
accesses SW 91st Avenue. Sight distance to the south to/from tax lot 3200 is restricted due 
to a vertical curve. 
 
There are currently no bike lanes on SW Canyon Road, SW 93rd or SW 91st Avenues. 
However; there are road signs warning motorists on SW 91st Avenue of bicycles on the 
roadway. Staff has determined that the proposed Plan amendment would not adversely 
impact the County’s ability to carry out the strategies outlined in TSP Policy 15 and is 
therefore consistent with the intent and purpose of this Policy. It is very likely that, due to 
sight distance restrictions noted above, no new accesses will be allowed to tax lot 3200 in 
the future (see also Attachment “A”). 

 
J. Policy 19, Transportation Planning Coordination and Public Involvement Policy, states: 

 
It is the policy of Washington County to coordinate its transportation planning with 
local, regional, state and federal agencies and to provide opportunities for citizens to 
participate in planning processes. 

 
Applicant: See pages 29 through 31 of the applicant’s narrative. 
 
Staff: TSP Policy 19 promotes coordinated transportation planning between the County and 
other jurisdictions and agencies and providing opportunities for citizen participation. Staff 
have coordinated a review of the plan amendment with ODOT as well as provided the City 
of Beaverton with a notice of the requested action. Public hearing notice has been provided 
in the local newspaper as well as an individual mailed notice to surrounding property 
owners. In addition, the applicant, though not required, held a neighborhood meeting to 
inform the surrounding property owners of the future building expansion proposed if the 
plan amendment is approved. 
 
Staff has determined that TSP Policy 15 has been complied with and the plan amendment 
is therefore consistent with the intent and purpose of this Policy (see also Attachment “A”). 
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8. Raleigh Hills-Garden Home Community Plan  
 
 The site is not located in Subarea 3. 

 The site is not located within an Area of Special Concern. 

 The site is designated as a Significant Natural Resource (see General Design Element 1. 
below).   

 
 
 
 

The following General Design Elements are considered relevant to this proposal: 
 
1.  In the design of new development, floodplains, drainage hazard areas, streams and their 

tributaries, riparian zones and wooded areas, steep slopes, scenic features, and powerline 
easements and rights-of-way shall be: 
 
a.  used to accent, define, or separate areas of differing or similar residential densities and 

differing planned land uses; 
 
b.  preserved and protected, consistent with the provisions of the Community 

Development Code, to enhance the economic, social, wildlife, open space, scenic, 
recreation qualities of the community; and 

 
c.  where appropriate, interconnected as part of a park and open space system. 

 
Staff:  Water Areas and Wetlands (light blue) are mapped on tax lot 3000 and 3002 (north 
of the property). This resource has been piped for a number of years. In 2003 the County 
approved through Casefile 03-147-D(C)/DHA the relocation of the pipe within the site so 
that the pipe would not be located underneath the building proposed in that development 
application. There are no known Goal 5 resources on the subject property. 
 

8. All new subdivisions, attached unit residential development, and commercial development 
shall provide for pedestrian pathways which allow public access through, or along, the 
development and connect with adjacent developments, shopping areas, schools, public 
transit, parks and recreation sites. 

 
Staff:  Street improvements, including sidewalks, will be required to be completed as part of 
the subsequent building expansion. 

 
9. Bicycle parking facilities shall be required as a part of all commercial, industrial and 

institutional developments.  Residential developments which have parking lots of 20 or 
more spaces shall provide bicycle parking facilities. 

 
Staff:  Bicycle parking will be required to be provided as part of the subsequent building 
expansion. 

 
11. Proposed new commercial uses and expansion of existing uses along either Canyon Road 

or Beaverton-Hillsdale Highway shall be evaluated against the Community Plan goal to 
discourage strip commercial development.  Designs shall include features such as shared 
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access, orientation, parking, signage and landscaping, as required by the Community 
Development Code, which mitigate the detrimental effects of commercial strip 
development. 

 
Staff:  Should the plan amendment be approved, the owner has indicated their intent to 
expand the existing auto dealership rather than construct a new commercial building. The 
primary auto-related uses to occur are new service bays. Staff does not consider the future 
building expansion to constitute ‘strip commercial development’ (see also staff findings 
under Policy 18 above governing design elements needed to mitigate GC lands next to R-5 
lands). 

 
15. New access onto Arterials and Collectors shall be limited as detailed in the Community 

Development Code provisions on Circulation and Access.  Shared or consolidated access 
shall be required prior to issuance of a development permit for land divisions or structures 
located adjacent to these facilities, unless demonstrated to be unfeasible. 

 
Staff:  No new access to SW Canyon Road is proposed at this time. Additionally, existing 
topographical constraints on SW 91st Avenue will restrict future access to SW 91st Avenue. 
 

9. Washington County Community Development Code 
 

A. Article III, Land Use Districts:  
 

1) Section 314, General Commercial District (GC):  
 

314-1 Intent and Purpose 
 
This District is intended to provide for commercial land to serve the traveling 
public and to provide for commercial uses which require large sites and a high 
degree of visibility. This District is intended to recognize the existing strip 
commercial development pattern in the County, but discourage future 
extensions of strip commercial development. In addition, the General 
Commercial District recognizes office uses existing on September 26, 1983. 
These existing office structures may continue to be used for professional office 
uses, but expansion of the structures will be subject to the nonconforming use 
requirements of this Code. 

 
Applicant: See page 35 and 36 of the applicant’s narrative. 
 
Staff: As discussed in the ‘land use history’ section of this report, the subject 1.01 acre 
site is designated R-5 on the Community plan and currently supports one detached 
single family dwelling unit. The adjoining parcel to the north is designated General 
Commercial. Staff finds that the portion of the property (tax lot 3200) is of sufficient size 
to accommodate the expansion of the structure (on tax lot 3000) and also the required 
landscaping and design elements (see also Policy 18 above). 
 
Section 314-3 of the CDC lists uses in the GC District that may be permitted through a 
Type II procedure; these uses include auto dealerships as indicated in Section 314-3.5. 
Based upon these findings, staff finds that the proposed Plan change conforms to the 
standards of Section 314. 
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B. Article IV, Development Standards: 
 

1) Section 421, Flood Plain and Drainage Hazard Area Development 
 

Applicant: See page 36 of the applicant’s narrative. 
 
Staff: As discussed previously, the mapped drainage hazard area and wetlands 
existing on the property to the north (tax lot 3000) are now and have been piped for 
many years. Notwithstanding, the piped resource is not located on the subject property. 

 
IV. SUMMARY AND CONCLUSIONS 
 

The requirements applicable to this urban plan amendment were discussed with the applicant 
and his representative at a pre-application conference held on April 18, 2013. The application 
materials submitted in support of the applicant’s request reasonably addressed each of the 
applicable standards discussed at the pre-application conference and included in the 
conference notes distributed to the applicant at this conference.  
 
As outlined in this staff report, staff finds that the proposed Plan amendment meets all of the 
applicable requirements. Staff further finds that the proposed General Commercial (GC) plan 
designation is appropriate for the proposed location as it will allow for the expansion of an 
existing commercial business. 
 

V. RECOMMENDATION 
 
For the reasons outlined in Sections I through III and summarized in Section IV of this report, 
staff recommends that the plan amendment be APPROVED subject to the following conditions: 
 
1) Any additional amount over and above the fee deposit submitted with this application which 

is determined to be owed the County shall be paid upon receipt of a statement of balance 
due, consistent with the agreement for payment of fees for quasi-judicial plan amendment 
application processing previously signed by the owner. No development applications, 
including grading permits, shall be approved or issued until any balance due is paid. 

 
2) Buildings within 35 feet of the south property line of tax lots 3200 and 3500 shall be no 

taller than 35 feet in height. 
 
3) A minimum Type 5 Screening and Buffering shall be provided along the entire south 

property lines of tax lots 3200 and 3500 prior to final approval/building occupancy of the 
building expansion. 

 
4) Sidewalks shall be constructed along the street frontages of SW 93rd and SW 91st Avenues 

as part of the subsequent building expansion and completed prior to issuance of final 
approval/building occupancy of the building expansion.  

 
5) The applicant shall record the conditions of approval in the Records Division of the 

Department of Assessment and Taxation and provide a copy of the recorded document to 
Long Range Planning within 60 days of the approval of the plan amendment. The applicant 
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shall also provide a copy of the recorded document to Current Planning with the 
development application for the building expansion. 

 
 

Staff’s recommendation is based on the findings in this staff report and in Attachment “A”. 
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Attachment “A” 
 

December 24, 2013 
 

 
TRANSPORTATION REPORT 

CASEFILE NO. 13-402-PA 
 

Applicant: Lithia Support Services 

Location: Between 91st Avenue and 93rd Avenue, one lot south of Canyon Road  

Tax Map/Lot: 1S1 11DB Tax Lots 3200 and 3500 

Site Size: 1.01 acres  

Staff has reviewed this request for compliance with the applicable transportation 
planning policies and rules and submits the following findings and recommendations. 
 
FINDINGS 
A. General: 

1. The proposed plan amendment would change the plan designation on the subject 
parcel from R-5 (Residential 5 Units per Acre) to GC (General Commercial). 

2. The subject property is located between 91st Avenue and 93rd Avenue, one lot 
south of Canyon Road. SW 91st Avenue is designated a Neighborhood Route. SW 
93rd Avenue is designated a Local. Both SW 91st and 93rd Avenues are under 
Washington County jurisdiction while SW Canyon Road is under the jurisdiction of 
Oregon Department of Transportation (ODOT). The applicant states that the 
proposed plan amendment will allow for the expansion of the existing auto 
dealership.  

3. The following standards are applicable to this request and are addressed in this 
staff report: 

a. OAR 660, Division 12, Oregon Transportation Planning Rule: 
Section 060 - Plan and Land Use Regulation Amendments 

b. Washington County 2020 Transportation Plan Policies: 
1.0 Travel Needs Policy 
2.0 System Safety Policy 
4.0 System Funding Policy 
5.0 System Implementation and Management Policy 
6.0 Roadway System Policy 
10.0 Functional Classification Policy 
12.0 Transit Policy 
14.0 Pedestrian Policy 
15.0 Bicycle Policy 
19.0 Transportation Planning Coordination and Public Involvement 

Policy 

B. Oregon Transportation Planning Rule 

1. The Oregon Transportation Planning Rule, OAR 660-012-0060, requires an analysis 
of the impact of a proposed plan amendment on the planned transportation system 
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to determine whether the proposal will ‘significantly affect’ the planned transportation 
system in the area. 

2. Pursuant to the OAR, the proposed plan amendment would ‘significantly affect’ SW 
91st Avenue, SW 93rd Avenue and/or the surrounding transportation network if it does 
any of the following as measured at the end of the planning period identified in the 
adopted TSP (year-2020) – note that the county is using a planning horizon of year -
2033 in evaluating this plan amendment: 

 Changes the functional classification of an existing or planned transportation 
facility;  

 Changes the standards implementing a functional classification system;  

 Allow types or levels of travel or access that are inconsistent with the functional 
classification of an existing or planned transportation facility; or  

 Degrade the performance of an existing or planned transportation facility such 
that it would not meet the performance standards identified in the Transportation 
System Plan or comprehensive plan; or 

 Degrade the performance of an existing or planned transportation facility that is 
otherwise projected to not meet the performance standards identified in the 
Transportation System Plan or comprehensive plan. 

3. Considering the criteria above, in order to determine if a plan amendment will result 
in a ‘significant impact’ on transportation facilities, the County generally requires a 
comparative analysis of a reasonable worst-case development of a site under 
current and proposed land use designations.  A ‘reasonable worst case’ 
development would be one with the greatest potential trip generation based on a 
reasonable build-out of the site over the planning horizon of the adopted 
Transportation Plan.  

4. The county evaluates roadway performance based on the volume to capacity ratios 
(V/C), measured at signalized intersections. Table 5 of the 2020 Transportation Plan 
sets forth the applicable performance criteria for plan amendment requests. For this 
plan amendment, performance of the SW 91st Avenue and SW Canyon Road, 91st 
Avenue and Beaverton-Hillsdale Highway intersections were considered (see 
findings below). Evaluation and traffic analysis of unsignalized intersections is not 
required by the 2020 Transportation Plan. 

5. The applicant provided a traffic analysis with the plan amendment request. This 
traffic information has been reviewed by both transportation planning and traffic 
engineering staff. According to the traffic analysis, with the proposed plan 
amendment, the subject site, under a reasonable worst-case scenario, could 
generate approximately 180 additional trips in the PM peak compared to current 
zoning on the nearby roadway system. The analysis is based on a build-out of a fast-
food restaurant with drive-thru on each parcel. The applicant's proposed zoning 
analysis uses ITE code 934 (Fast-Food Restaurant with a Drive-Thru) for the basis 
of the reasonable worst case scenario.  

6. The applicant’s traffic analysis indicates that with the proposed plan amendment, the 
nearest signalized intersections (SW 91st Avenue and SW Canyon Road, 91st 
Avenue and Beaverton-Hillsdale Highway) will function with V/C ratios of 0.90 (LOS 
D) and a V/C ratio of 0.75 (LOS C) respectively in the PM Peak Hour in year 2033. 
The county’s performance measures identify a V/C ratio of 0.99 (LOS E) as the 
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minimum acceptable threshold. Therefore, the transportation system impacts 
associated with the proposed plan amendment will comply with the adopted 
performance criteria found in the 2020 Transportation Plan. 

7. Considering the findings above, staff concludes that the proposed amendment will 
not significantly affect the capacity or levels of travel on the nearby transportation 
network as defined in the Transportation Planning Rule. 

8. No changes in functional classification are proposed or required in order to 
accommodate the proposed plan amendment. Furthermore, the plan amendment will 
not affect the standards implementing the functional classification system as set forth 
in Policy 10.0 of the County’s 2020 Transportation Plan nor will it significantly affect 
the capacity of the surrounding transportation network. Based upon these facts, staff 
concludes that the proposal is consistent with the identified function, capacity, and 
level-of-service for affected transportation facilities, consistent with Section 060 of 
the Oregon Transportation Planning Rule. 

C. Washington County Comprehensive Framework Plan For The Urban Area 
 

This plan amendment request is subject to Policy 1.f. from the County’s 
Comprehensive Framework Plan (CFP). This policy states the following: 
 

A quasi-judicial plan amendment to the Community Plan Maps, including 
the implementing tax maps, shall be granted only if the Review Authority 
determines that the proponent has demonstrated that the proposed 
designation conforms to the locational criteria of the Comprehensive 
Framework Plan, the Community Plan Overview and the sub-area 
description and design elements, complies with the regional plan, and 
demonstrates that the potential service impacts of the designation will not 
impact the built or planned service delivery system in the community. This 
is a generalized analysis that is no way precludes full application of the 
Growth Management Policies to development permits as provided in the 
Code.  
 

STAFF: As it pertains to transportation, this policy requires the County to analyze the 
existing transportation system as well as the planned system. With the proposed 
plan amendment, the future performance of nearby transportation facilities will 
comply with the adopted performance thresholds of the 2020 Transportation Plan. 
Based on this, the plan amendment will be consistent with Policy 1.f. with regard to 
transportation. 

 
D. Washington County 2020 Transportation Plan 

The proposed plan amendment is subject to ten policies from the County’s 2020 
Transportation Plan, which are listed and addressed below. 

 
 
1.0  TRAVEL NEEDS POLICY 

IT IS THE POLICY OF WASHINGTON COUNTY TO PROVIDE A MULTI-
MODAL TRANSPORTATION SYSTEM THAT ACCOMMODATES THE 
DIVERSE TRAVEL NEEDS OF WASHINGTON COUNTY RESIDENTS AND 
BUSINESSES.  
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STAFF: As explained above in this report, the proposed plan amendment is not 
expected to have a detrimental impact on the capacity or level of service on any of 
the transportation facilities in the impact area. No impact to the existing transit 
service is expected. Redevelopment of the two parcels will result in frontage 
improvements on 91st and 93rd Avenues including the installation of sidewalks.  The 
proposal therefore does not conflict with Policy 1.0. 

 
2.0 SYSTEM SAFETY POLICY 

IT IS THE POLICY OF WASHINGTON COUNTY TO PROVIDE A 
TRANSPORTATION SYSTEM THAT IS SAFE. 

STAFF: Any traffic safety impacts associated with potential future development on 
the subject property will be subject to the traffic safety regulations set forth in the 
Community Development Code and Resolution and Order 86-95 which implement 
Policy 2.0.  

 
4.0  SYSTEM FUNDING POLICY 

IT IS THE POLICY OF WASHINGTON COUNTY TO AGGRESSIVELY SEEK 
ADEQUATE AND RELIABLE FUNDING FOR TRANSPORTATION 
FACILITIES AND SERVICES, AND TO ENSURE THAT FUNDING IS 
EQUITABLY RAISED AND ALLOCATED. 

STAFF: If development occurs on the affected property, it will be subject to payment 
of the appropriate Transportation Development Tax toward future capacity 
improvements. Payment of the Transportation Development Tax is consistent with 
the strategies included under Policy 4.0. 

 
5.0 SYSTEM IMPLEMENTATION AND MANAGEMENT POLICY 

IT IS THE POLICY OF WASHINGTON COUNTY TO EFFICIENTLY 
IMPLEMENT THE TRANSPORTATION PLAN AND TO EFFICIENTLY 
MANAGE THE TRANSPORTATION SYSTEM 

STAFF: Significant impacts on capacity or roadway safety are not anticipated under 
the proposed plan designation. The applicant’s traffic impact study demonstrates that 
all intersections will operate within acceptable levels of service and that the majority 
of traffic will come directly from Canyon Road. The proposal is therefore consistent 
with Policy 5.0.  

 
6.0 ROADWAY SYSTEM POLICY 

IT IS THE POLICY OF WASHINGTON COUNTY TO ENSURE THAT THE 
ROADWAY SYSTEM IS DESIGNED IN A MANNER THAT 
ACCOMMODATES THE DIVERSE TRAVEL NEEDS OF ALL USERS OF 
THE TRANSPORTATION SYSTEM. 

STAFF: The applicant’s traffic analysis demonstrates that the proposed plan 
amendment will not result in significant degradation of the planned motor vehicle 
system and that the amendment will be consistent with the performance measures 
set forth in the strategies for implementation of Policy 6.0. 

 
10.0 FUNCTIONAL CLASSIFICATION POLICY 
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IT IS THE POLICY OF WASHINGTON COUNTY TO ENSURE THE 
ROADWAY SYSTEM IS DESIGNED AND OPERATES EFFICIENTLY 
THROUGH USE OF A ROADWAY FUNCTIONAL CLASSIFICATION 
SYSTEM. 

STAFF: The proposed plan amendment will not affect the Functional Classification 
of any nearby street or highway, nor will it result in land uses that are inconsistent 
with those identified in the Transportation Plan. 

 
12.0 TRANSIT POLICY 
 IT IS THE POLICY OF WASHINGTON COUNTY TO ENCOURAGE AND 

SUPPORT DEVELOPMENT OF TRANSIT FACILITIES AND SERVICES 
THAT INCREASE TRANSIT USE IN WASHINGTON COUNTY. 

 
STAFF: Any future development on the subject property will be subject to the 
regulations for neighborhood circulation set forth in the Community Development 
Code. Redevelopment of the two parcels will result in frontage improvements on 91st 
and 93rd Avenues including the installation of sidewalks improving connectivity from 
the south to transit service on Canyon Road. The proposal therefore does not 
conflict with Policy 12.0.  

 
14.0 PEDESTRIAN POLICY 

IT IS THE POLICY OF WASHINGTON COUNTY TO ENCOURAGE AND 
SUPPORT GREATER PEDESTRIAN ACTIVITY IN THE COUNTY BY 
PROVIDING AND MAINTAINING AN ENVIRONMENT WHERE WALKING IS 
A SAFE, CONVENIENT AND PLEASANT MODE OF TRAVEL.  

 
STAFF: Any future development on the subject property will be subject to the 
regulations for neighborhood circulation and public facilities set forth in the 
Community Development Code. Redevelopment of the two parcels will result in 
frontage improvements on 91st and 93rd Avenues including the installation of 
sidewalks improving the pedestrian environment. The proposal therefore does not 
conflict with Policy 14.0.  

 
15.0 BICYCLE POLICY 

IT IS THE POLICY OF WASHINGTON COUNTY TO ENCOURAGE AND 
SUPPORT GREATER BICYCLING ACTIVITY IN WASHINGTON COUNTY 
BY PROVIDING AN ENVIRONMENT IN WHICH BICYCLING IS A SAFE 
AND CONVENIENT MODE OF TRAVEL. 

 
STAFF: Any future development on the subject property will be subject to the 
regulations for neighborhood circulation and public facilities set forth in the 
Community Development Code. 91ST Avenue is designated as a Neighborhood 
Route and 93rd Avenue is a local street. Table 6 of the Transportation Plan indicates 
that bike lanes are not required on Neighborhood Routes or local streets. The 
proposal therefore does not conflict with Policy 15.0.  

 
19.0 TRANSPORTATION PLANNING COORDINATION AND PUBLIC 

INVOLVEMENT POLICY 
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IT IS THE POLICY OF WASHINGTON COUNTY TO COORDINATE ITS 
TRANSPORTATION PLANNING WITH LOCAL, REGIONAL, STATE AND 
FEDERAL AGENCIES AND TO PROVIDE OPPORTUNITIES FOR 
CITIZENS TO PARTICIPATE IN PLANNING PROCESSES. 

STAFF: Policy 19 provides that all plan amendments be reviewed for consistency 
with the applicable provisions of the Transportation Planning Rule (OAR 660-012-
0060). This request has been reviewed and determined to be consistent with the 
applicable provisions of the Transportation Planning Rule (see findings in Section B., 
above). Notification has been provided to affected local, regional and state agencies. 
The plan amendment request is therefore consistent with Policy 19.0. 

 

CONCLUSION 

Based on the findings in this report, staff concludes that this plan amendment proposal 
will not “significantly affect” a transportation facility as defined in OAR 660, Division 12.  
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WASHINGTON COUNTY 
DEPARTMENT OF LAND USE AND TRANSPORTATION Lithia SUEE.ort Services 
LONG RANGE PLANNING DIVISION Jim Puckett, Regional Facilities ManagerROOM 350-14 
155 NORTH FIRST AVENUE Portland Area Lithia DealershiEs 
HILLSBORO, OREGON 97124...
(503) 846-3519 fax: (503)846-4412 

PROPERTY OWNER: 
Lithia Real Estate IncoffiQrated 
360 E Jackson Street 
Medford! OR 97501 

PLAN AMENDMENT 
PRE-APPLICATION 

PROPERTY OWNER (1S111DB03200): 
Alice HindsCONFERENCE 
3485 SW 91Sf Avenue 
Portland, OR 97225SUMMARY 

PROPERTY DESCRIPTION: 

PROCEDURE TYPE III ASSESSOR MAP NO(S): 1S1110B 

CPO: 3 TAX LOT NO(S): 3200 and 3500 

SITE SIZE: 1.01 acres 

COMMUNITY PLAN: Raleigh Hills - Garden Home ADDRESS: 3485 SW 9111" Avenue and 3480 SW 93rd Avenue 

EXISTING LAND USE DISTRICT(S): R-5 Residential (5 units per acre) 

LOCATION: Between 91,1 and 93id Avenues, one lot south of Canyon 
Road 

PROPOSED PLAN AMENDMENT: 
General Commercial (GC) 

)ATE OF PRE-APPLICATION CONFERENCE: 4/18/13 PRE-APPLICANT PHONE: 503-781-3506 I ipuckett@lithia.com 

iTAFF MEMBER: Paul Schaefer, Senior Planner 

APPLICATION SUBMITTAL DEADLINE AND OTHER APPLICABLE REQUIREMENTS: 
FEBRUARY 15 (generally) for SPRING/SUMMER HEARINGS • AUGUST 15 (generally) for FALUWINTER HEARINGS 

(NOTE: AN APPLICATION WILL NOT BE SCHEDULED FOR A PUBLIC HEARING UNTIL IT IS ACCEPTED AS COMPLETE. A COMPLETE APPLICATION ADDRESSES ALL APPLICABLE 
PROVISIONS OF THE VARIOUS COMPREHENSIVE PLAN ELEMENTS AND OTHER APPLICABLE REQUIREMENTS. AND HAS ALL NECESSARY FORMS FILLED OUT COMPLETELY AND 
CORRECTLY. AND INCLUDES THE SPECIFIED FEE DEPOSIT AND THE CONTRACT SIGNED BY THE OWNER AGREEING TO PAYMENT OF ALL COSTS ASSOCIATED WITH 
APPLICATION PROCESSING.) 

APPLICABLE POLICIES AND REGULATIONS 
URBAN COMPREHENSIVE FRAMEWORK PLAN OR RURAUNATURAL RESOURCE PLAN CONSIDERATIONS: 

DEMONSTRATE CONFORMANCE WITH THE FOLLOWING POLICIES AND APPLICABLE IMPLEMENTING STRATEGIES 
UNDER THESE POLICIES: 1 1f12.. 2, 14, 18 (GC), 20, 21,22 23,32, and 40 (Transit Corridor) 

TRANSPORTATION PLAN CONSIDERATIONS: 
DEMONSTRATE CONFORMANCE WITH THE FOLLOWING POLICIES AND APPLICABLE IMPLEMENTING STRATEGIES 
UNDER THESE POLICIES: 1,2,4,5,6,10,12 14 15 and 19 

COMMUNITY PLAN CONSIDERATIONS (URBAN AREA ONLY): 
DEMONSTRATE CONFORMANCE WITH THE Raleigh Hills - Garden Home COMMUNITY PLAN OVERVIEW, GENERAL DESIGN ELEMENT 
NUMBER(S) 8, 9, 11, and 15, THE DESCRIPTION OF SUBAREA~ and PRESCRIPTIONS FOR AREA OF SPECIAL CONCERN.w8. 

COMMUNITY DEVELOPMENT CODE CONSIDERATIONS: 
APPLICABLE LAND USE DISTRICT SECTIONS (PURPOSE AND PERMITTED USES): 302 IR-5 Residential) & 314 (General Commercial) 

PHYSICAL LIMITATIONS OF SITE (SECTIONS 421,422): 421, Water Areas and Wetlands (light blue) 

OTHER CONSIDERATIONS: 

Metro Urban Growth Management Functional Plan Titles (Title 1), Oregon Administrative Rules, including the State Transportation Planning Rule 

(OAR 660-012-0060): 
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For plan amendments involving the three resource districts (EPU, EFC and AF-20), the Planning Commission will hold an initiaJ hearing to provide the Boc. 
of County Commissioners with a recommendation for approval or denial of the request. 

GENERAL INFORMATION 

PREVIOUS CASE FILES: 74-123-C (Conditional use permit to park vehicles in a residential district). 


OUTSTANDING CONDITIONS AND VIOLATIONS: 


OTHER INTERESTED AGENCIES AND ORGANIZATIONS:. 


City of Beaverton, OOOT 


HANDOUTS DISTRIBUTED 

I:8:J PLAN AMENDMENT APPLICATION FORM 
~ PLAN AMENDMENT PROCEDURE SUMMARY 
~ AGREEMENT TO PAYMENT OF FEES FOR APPLICATION PROCESSING 
~ REQUEST FOR STATEMENT OF SERVICE AVAILABILITY FORMS 
I2l TRAFFIC IMPACT STATEMENT FORM 

DOCUMENTS TO BE SUBMITTED WITH APPLICATION 

NUMBER 
OF COPIES 

18 PRE-APPLICATION S\JMMARY 

.lit PLAN AMENDMENT APPLICATION FORM 

18 WRIITEN EXPLANATION, JUSTIFICATION (Submit one copy for initial completeness review) 

1 FEE CONTRACT (SIGNED) 

1 WASHINGTON COUNTY TAX MAP(S) (must be obtained from Assessment & Taxation Department and red-stamped) __ 

1 ELECTRONIC VERSION OF ALL APPLICATION MATERIALS (Submit after the application is accepted) 

SERVICE PROVIDER lETTERS 

18 SHERIFF 18 	 PARK 

18 FIRE 18 	 TRANSPORTATION: Traffic Impact Statement (TIS) and/or Traffic AnalYi 
(Contact the Current Planning Division to determine whether a TIS is 
necess81Y- 503-846-8761) 

18 SCHOOL 
18 TRI-MET 

18 SEWER 
18 ODOT - CONTACT Marah Danielson, 503-731-8258 

18 PUBLIC WATER 

18 SURFACE WATER 	 OTHER___ 

[g] FEE DEPOSIT OF $3,500 (this is an initial deposit towards payment of the true cost of processing the application) 

o MAILING LIST AND MAP FOR PROPERTIES IN AN ADJACENT COUNTY 

THESE NOTES ARE GENERAL IN NATURE AND ARE NOTINTENDED TO COVER ALL OF THE ISSUES THA T MAY SURFACE IN THE REVIEW OF AN APPLICA TlON. ADDITIONAL INFORMA TION 
MAYBE REQUIRED AND iT.fS THEAPPLlCANrS RESPONSISIUTYTO PROVIDE THE NECESSARY INFORMA TlON TO PROCESS AN APPUCATION AS REQUIRED BY OREGON LAW AND 
WASHINGTON COUNTY ORDINANCES AND REGULATIONS. 

T:IPlNGIWPSHARElPlan AmendmentslCasefilesl20 121 12224_Craig-Bassi/tIRevisecl. PreApp_ cwe Properhesdoc - Revised 8/8/2008 
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•• 	 .... 1111 I 1.1.. ill.. CASEFILE NO,______________~~_____ 
WASHINGTON COUNTY 
DEPARTMSNT OF LAN 0 USE AND TRANSPORTAnON 
PLANNING OIVlSION 
ROOM 350-14 
155 NORm FIRST AVENUE 
HLlSBORO, OREGON 97124 
(503) 846-3519 

PLAN AMENDMENT APPLICATION 

PROCEDURE n'PE III (QVASI-JUDICIAL --PUBUC HEARING) 

CPO: #3 ~(West Slope. Raleigh Hirls, Garden Home) 

COMMUNITY PLAN"..;:G:::;a:;,;.f,;;.de.::..:n.;......:..;.H,;;.om;.;,;.;.;:.e____________ 

EXISTING LAND USE OISTRICT(S): 

J~esidential (R-5) _~_~_--" ___, 

PROPERTY DESCRIPTION 
ASSESSOR MAP NO(S):. 1S 111 DB 
TAX LOT NO{S): 3200 a·~n';;a~35""O~O;':::""-~------
SITESIZE:~ .. ' . . .. ......... . .. 

ADDRESS: ~SW 9, sf 8venue I ;pf§Q .§.YL~.3ra AVeNUe 
LOCATION: . . 
Near Cao)lQo Road between 91st Slod ~3rd Avenue 

APPUCANTNAM.e AND ADDRESS: 
James Puckett . 
"Liibia Auto StoC·-:::'es::"".--"'-•._-_........._ ­
eta BMW E!octlaod 
.2001 Si£\l leffersoo..Sue.et, 2octlaod. OR 97201 

APPPCANTS REPRES.ENTATIV.E AND ADDRESS: 
Ke~h tones
~t&!~%~~:1ti?~~nt£!~68C'J&t~~PEi~;;Q~ .::= 

OWNER'S NAME fiNO ADDRESS: 
...S.Qaml.l.lJO<e'-'aijj;sua;u,Q.u.pw.JjI!lo<!:<aanwt"-_....'~-~---.--'-----".-, 

APPLICANT PHONE,:...l:(..;:;.5.;;.03;;:..t).....;;5;.;;;:2_5-.,.;;6.;;;o2....05=--__--'-..;.;....;.._____~__ 

OWNERPIiONE:_,_______- ________ 

ALSO NOTIFY: Keith Jones HHPR (503) 221-1131 
~eithj@hhpr.com 

PROPOSED PLAN AMENDMENT: Amend zoning and comprehensive plan map from residential R-5 to General Commercial (GC) 

DATE OF PRE-APPUCATION CONFERENCE: 
(Attach copy of summary)4/18/13 	 STAFF.MEMBER: ~aul Schaefer 

~X1STING USE OF THE SITE: Auto dealership parking (Tax Lot 3500) Single-family house (Tax Lot 3200) 

UST ASSESSOR MAP AND TAX LOT NUMBERS OF All CONTIGUOUS LOTS OA PARCELS UNOER IDENTICAL OWNERSHIP:­
lID 11 DB 3.000 and 3002 

LIST ALL PREVIOUS DEVELOPMENT REOUESTS, LAND USE ACTIONS AND DATES OR PREVIOUS ACTIONS ReLATING TO THE SUBJECT 
PROPERTY: 

WE, THE UNDERSIGNED HEREBY AUTHORIZE THE FILING OF nilS APPUCATION AND CERTIFY THAT THE INFORMATION CONTAINED IN 
NO CORR::T TO THE BEST OF OUT KNOWLEDGE. 

~ -r: 17'. / 5 
yOWNER U CONTRACT PURCHASER DATE 

FAelt.l7?e-s MA;t)t1~61!.. 

DOWNER 0 CONTRACT PURCHASER DATE 

NOTES: 

+ 	 111IS III'PUOATION MUST BE SlGNED BY AU.. THE OWNERS Of\ AU. ~E 
C(lNTRACT PURCHASERS OFTHESUaJECT PROPERTY, loS DEFINE!> BY 111E 
C(lMMUI'lITY OEVB.OPMENT COOe, SECTION 10&-149. 

+ 	 IF THIS APPliCATION IS SIGNED BY THE CONTRACT PURCHASER(S). THE 
C(lNTl'IACT PURCHASER(S, IS (ARE) CCATlFYINO THAT THE CONTRACT 
VENOOR HAS BEEN NOTIFIED OF THE N'PLIOATION. 

S:/shared/plng/wpshare!plan amendments/master/mise forms/app.doc 

IG~ L.lrlllA /W07l),.t(,s'-, Itf/c..~ 
0 OWNER 0 CONTRACT PURCHASER DATE 

~ ... 
DOWNER 0 CONTRACT PURCHASER .DATE 

<. 	 THE APPliCANT OR A A EPRESENTATIVIe SHOULD BE PRESENT AT AU.. PUBLIC 
HEARINGS, 

+ 	 NO N'PROV1J.. WILL BE El"FEC11VE UNTIL THE APPEAL PErmo HAS EXPIRED. 

+ 	 AN APPROVAL OR DENIAl.. Of 1111$ REQUEST- MAY BE OVERllJRNED ON 

APPeAL. 


EXHIBIT C 
Casefile 13-402-PA 
Page 3

mailto:eithj@hhpr.com


EXHIBIT C 
Casefile 13-402-PA 
Page 4



EXHIBIT C 
Casefile 13-402-PA 
Page 5



EXHIBIT C 
Casefile 13-402-PA 
Page 6



EXHIBIT C 
Casefile 13-402-PA 
Page 7



EXHIBIT C 
Casefile 13-402-PA 
Page 8



EXHIBIT C 
Casefile 13-402-PA 
Page 9



EXHIBIT C 
Casefile 13-402-PA 
Page 10



EXHIBIT C 
Casefile 13-402-PA 
Page 11



EXHIBIT C 
Casefile 13-402-PA 
Page 12



EXHIBIT C 
Casefile 13-402-PA 
Page 13



EXHIBIT C 
Casefile 13-402-PA 
Page 14



EXHIBIT C 
Casefile 13-402-PA 
Page 15



EXHIBIT C 
Casefile 13-402-PA 
Page 16



EXHIBIT C 
Casefile 13-402-PA 
Page 17



EXHIBIT C 
Casefile 13-402-PA 
Page 18



EXHIBIT C 
Casefile 13-402-PA 
Page 19



EXHIBIT C 
Casefile 13-402-PA 
Page 20



EXHIBIT C 
Casefile 13-402-PA 
Page 21



EXHIBIT C 
Casefile 13-402-PA 
Page 22



EXHIBIT C 
Casefile 13-402-PA 
Page 23



EXHIBIT C 
Casefile 13-402-PA 
Page 24



EXHIBIT C 
Casefile 13-402-PA 
Page 25



EXHIBIT C 
Casefile 13-402-PA 
Page 26



EXHIBIT C 
Casefile 13-402-PA 
Page 27



EXHIBIT C 
Casefile 13-402-PA 
Page 28



EXHIBIT C 
Casefile 13-402-PA 
Page 29



EXHIBIT C 
Casefile 13-402-PA 
Page 30



EXHIBIT C 
Casefile 13-402-PA 
Page 31



EXHIBIT C 
Casefile 13-402-PA 
Page 32



EXHIBIT C 
Casefile 13-402-PA 
Page 33



EXHIBIT C 
Casefile 13-402-PA 
Page 34



EXHIBIT C 
Casefile 13-402-PA 
Page 35



EXHIBIT C 
Casefile 13-402-PA 
Page 36



EXHIBIT C 
Casefile 13-402-PA 
Page 37



EXHIBIT C 
Casefile 13-402-PA 
Page 38



EXHIBIT C 
Casefile 13-402-PA 
Page 39



EXHIBIT C 
Casefile 13-402-PA 
Page 40



EXHIBIT C 
Casefile 13-402-PA 
Page 41



EXHIBIT C 
Casefile 13-402-PA 
Page 42



EXHIBIT C 
Casefile 13-402-PA 
Page 43



EXHIBIT C 
Casefile 13-402-PA 
Page 44



EXHIBIT C 
Casefile 13-402-PA 
Page 45



EXHIBIT C 
Casefile 13-402-PA 
Page 46



EXHIBIT C 
Casefile 13-402-PA 
Page 47



EXHIBIT C 
Casefile 13-402-PA 
Page 48



EXHIBIT C 
Casefile 13-402-PA 
Page 49



EXHIBIT C 
Casefile 13-402-PA 
Page 50



EXHIBIT C 
Casefile 13-402-PA 
Page 51



EXHIBIT C 
Casefile 13-402-PA 
Page 52



EXHIBIT C 
Casefile 13-402-PA 
Page 53



EXHIBIT C 
Casefile 13-402-PA 
Page 54



EXHIBIT C 
Casefile 13-402-PA 
Page 55



EXHIBIT C 
Casefile 13-402-PA 
Page 56



EXHIBIT C 
Casefile 13-402-PA 
Page 57



EXHIBIT C 
Casefile 13-402-PA 
Page 58



EXHIBIT C 
Casefile 13-402-PA 
Page 59



EXHIBIT C 
Casefile 13-402-PA 
Page 60



EXHIBIT C 
Casefile 13-402-PA 
Page 61



EXHIBIT C 
Casefile 13-402-PA 
Page 62



EXHIBIT C 
Casefile 13-402-PA 
Page 63



EXHIBIT C 
Casefile 13-402-PA 
Page 64



EXHIBIT C 
Casefile 13-402-PA 
Page 65



EXHIBIT C 
Casefile 13-402-PA 
Page 66



EXHIBIT C 
Casefile 13-402-PA 
Page 67



EXHIBIT C 
Casefile 13-402-PA 
Page 68



EXHIBIT C 
Casefile 13-402-PA 
Page 69



EXHIBIT C 
Casefile 13-402-PA 
Page 70



EXHIBIT C 
Casefile 13-402-PA 
Page 71



EXHIBIT C 
Casefile 13-402-PA 
Page 72



EXHIBIT C 
Casefile 13-402-PA 
Page 73



EXHIBIT C 
Casefile 13-402-PA 
Page 74



EXHIBIT C 
Casefile 13-402-PA 
Page 75



EXHIBIT C 
Casefile 13-402-PA 
Page 76



EXHIBIT C 
Casefile 13-402-PA 
Page 77



EXHIBIT C 
Casefile 13-402-PA 
Page 78



EXHIBIT C 
Casefile 13-402-PA 
Page 79



EXHIBIT C 
Casefile 13-402-PA 
Page 80



EXHIBIT C 
Casefile 13-402-PA 
Page 81



EXHIBIT C 
Casefile 13-402-PA 
Page 82



EXHIBIT C 
Casefile 13-402-PA 
Page 83



EXHIBIT C 
Casefile 13-402-PA 
Page 84



EXHIBIT C 
Casefile 13-402-PA 
Page 85



EXHIBIT C 
Casefile 13-402-PA 
Page 86



EXHIBIT C 
Casefile 13-402-PA 
Page 87



EXHIBIT C 
Casefile 13-402-PA 
Page 88



EXHIBIT C 
Casefile 13-402-PA 
Page 89



EXHIBIT C 
Casefile 13-402-PA 
Page 90



EXHIBIT C 
Casefile 13-402-PA 
Page 91



EXHIBIT C 
Casefile 13-402-PA 
Page 92



EXHIBIT C 
Casefile 13-402-PA 
Page 93



EXHIBIT C 
Casefile 13-402-PA 
Page 94



EXHIBIT C 
Casefile 13-402-PA 
Page 95



EXHIBIT C 
Casefile 13-402-PA 
Page 96



EXHIBIT C 
Casefile 13-402-PA 
Page 97



EXHIBIT C 
Casefile 13-402-PA 
Page 98



EXHIBIT C 
Casefile 13-402-PA 
Page 99



EXHIBIT C 
Casefile 13-402-PA 
Page 100



EXHIBIT C 
Casefile 13-402-PA 
Page 101



EXHIBIT C 
Casefile 13-402-PA 
Page 102



EXHIBIT C 
Casefile 13-402-PA 
Page 103



EXHIBIT C 
Casefile 13-402-PA 
Page 104



EXHIBIT C 
Casefile 13-402-PA 
Page 105



EXHIBIT C 
Casefile 13-402-PA 
Page 106



EXHIBIT C 
Casefile 13-402-PA 
Page 107



EXHIBIT C 
Casefile 13-402-PA 
Page 108



EXHIBIT C 
Casefile 13-402-PA 
Page 109



EXHIBIT C 
Casefile 13-402-PA 
Page 110



EXHIBIT C 
Casefile 13-402-PA 
Page 111



EXHIBIT C 
Casefile 13-402-PA 
Page 112



EXHIBIT C 
Casefile 13-402-PA 
Page 113



EXHIBIT C 
Casefile 13-402-PA 
Page 114



EXHIBIT C 
Casefile 13-402-PA 
Page 115



EXHIBIT C 
Casefile 13-402-PA 
Page 116



EXHIBIT C 
Casefile 13-402-PA 
Page 117



EXHIBIT C 
Casefile 13-402-PA 
Page 118



EXHIBIT C 
Casefile 13-402-PA 
Page 119



EXHIBIT C 
Casefile 13-402-PA 
Page 120



EXHIBIT C 
Casefile 13-402-PA 
Page 121



EXHIBIT C 
Casefile 13-402-PA 
Page 122



EXHIBIT C 
Casefile 13-402-PA 
Page 123



EXHIBIT C 
Casefile 13-402-PA 
Page 124



EXHIBIT C 
Casefile 13-402-PA 
Page 125



EXHIBIT C 
Casefile 13-402-PA 
Page 126



EXHIBIT C 
Casefile 13-402-PA 
Page 127



EXHIBIT C 
Casefile 13-402-PA 
Page 128



EXHIBIT C 
Casefile 13-402-PA 
Page 129



EXHIBIT C 
Casefile 13-402-PA 
Page 130



EXHIBIT C 
Casefile 13-402-PA 
Page 131



EXHIBIT C 
Casefile 13-402-PA 
Page 132



EXHIBIT C 
Casefile 13-402-PA 
Page 133



EXHIBIT C 
Casefile 13-402-PA 
Page 134



EXHIBIT C 
Casefile 13-402-PA 
Page 135



EXHIBIT C 
Casefile 13-402-PA 
Page 136



EXHIBIT C 
Casefile 13-402-PA 
Page 137



EXHIBIT C 
Casefile 13-402-PA 
Page 138



EXHIBIT C 
Casefile 13-402-PA 
Page 139



EXHIBIT C 
Casefile 13-402-PA 
Page 140



EXHIBIT C 
Casefile 13-402-PA 
Page 141



EXHIBIT C 
Casefile 13-402-PA 
Page 142



EXHIBIT C 
Casefile 13-402-PA 
Page 143



EXHIBIT C 
Casefile 13-402-PA 
Page 144



EXHIBIT C 
Casefile 13-402-PA 
Page 145



EXHIBIT D 
Casefile 13-402-PA 

 
 

SUMMARY OF DECISION – CASEFILE 13-402-PA 
 
At its meeting on January 15, 2014, the Washington County Planning Commission 
(Commission) met to hear a request for a plan amendment to change the plan map designation 
from R-5 Residential (4-5 units per acre) to General Commercial (GC) for property described as 
Assessor Map Number 1S1 11DB / Tax Lots 3200 and 3500. The two parcels combined 
encompass approximately 1 acre. 
 
At the meeting staff provided a staff report and summarized the basis for staff’s 
recommendation that the plan amendment be approved, subject to certain conditions of 
approval (noting that revised recommended conditions of approval were distributed to the 
Commission at work session).  Staff found that the applicant adequately demonstrated 
compliance with the applicable state, regional, and local plan policies and requirements, 
including Policies 1, 18, and 32 of the Comprehensive Framework Plan for the Urban Area 
(CFP), Title 1 of Metro’s Urban Growth Management Functional Plan, and the state 
Transportation Planning Rule. The Commission also received testimony from the applicant and 
the public.  

 
At the meeting the Commission voted (4-3) to approve the plan amendment application 
(Casefile 13-402-PA) based upon the evidence in the record and subject to the following 
conditions: 

 
1) Any additional amount over and above the fee deposit submitted with this application 

which is determined to be owed the County shall be paid upon receipt of a statement of 
balance due, consistent with the agreement for payment of fees for quasi-judicial plan 
amendment application processing previously signed by the owner. No development 
applications, including grading permits, shall be approved or issued until any balance 
due is paid. 

 
2) Any portion of a building within 35 feet of the south property line of tax lots 3200 and 

3500 shall be no taller than 35 feet in height. 
 
3) A minimum Type 5 Screening and Buffering shall be provided along the entire south 

property lines of tax lots 3200 and 3500 prior to issuance of building occupancy of a 
Type II or III building expansion (on tax lot 3000) or prior to issuance of building 
occupancy of any Type II or III new building(s) constructed on tax lots 3200 and 3500, 
whichever occurs first. 

 
4) Sidewalks shall be constructed along the street frontages of SW 93rd and SW 91st 

Avenues as part of the subsequent Type II or III building expansion on tax lot 3000 or as 
part of any subsequent construction on tax lots 3200 and 3500 and completed prior to 
issuance of building occupancy of said building construction.   

 
5) The Type 5 Screening and Buffering required under 3 above shall include a substantial 

berm like – but no shorter or narrower than – that shown on applicant’s exhibit (Exhibit 
12) submitted into the record at the January 15, 2014 public hearing. 

 
6) Artificially-amplified sounds that can be heard beyond the property line are prohibited. 
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7) The applicant shall record the conditions of approval in the Records Division of the 

Department of Assessment and Taxation and provide a copy of the recorded document 
to Long Range Planning within 60 days of the approval of the plan amendment. The 
applicant shall also provide a copy of the recorded document to Current Planning with 
the development application for the building expansion. 
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