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6/30/2010 

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

FROM: Plan Amendment Program Specialist 

SUBJECT: Washington County Plan Amendment 
DLCD File Number 007-10 

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: Tuesday, July 13, 2010 

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: Anne Elvers, Washington County 
Jon Jinings, DLCD Community Services Specialist 
Gary Fish, DLCD Regional Representative 
Katherine Daniels, DLCD Farm/Forest Specialist 
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DLCD DEPT OF DEPT OF 
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This Form 2 must be mailed to DLCD within 5-Working Days after tftfrl Pi ENVELOPMENT AND DEVELOPMENT 
Ordinance is signed by the public Official Designated by the jurisdiction 

and all other requirements of ORS 197.615 and OAR 660-018-000 h " t 1 "nl> 

Jurisdiction: Washington County Local file number: 10-092-PA 
Date of Adoption: June 16, 2010 Date Mailed: June 21, 2010 
Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? ^ Yes • No Date: 3/19/2010 

• Comprehensive Plan Text Amendment [X] Comprehensive Plan Map Amendment 

• Land Use Regulation Amendment • Zoning Map Amendment 

• New Land Use Regulation • Other: 

Summarize the adopted amendment. Do not use technical terms. Do not write "See Attached". 

Comprehensive plan map amendment to remove the Agriculture and Forest - Five Acre 
Minimum (AF-5) District designation and designate 3.50 acres of the property Rural 
Commercial (R-COM) and 11.66 acres Rural Industrial (R-IND). 

Does the Adoption differ from proposal? No, no explanation is necessary 

Plan Map Changed from: AF-5 to: R -COM/R- IND 

Zone Map Changed from: N/A to: N/A 
Location: Nor thwest corner of H i g h w a y 47 and S W Seghers Road 

Acres lnvolved: l5.l6 

Specify Density: Previous: l d .u ./5 acres New: N / A 

Applicable statewide planning goals: 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 
^ ^ • • H n K n H n H B • • • • • • • 
Was an Exception Adopted? • Y E S [X] NO 

Did DLCD receive a Notice of Proposed Amendment... 

45-days prior to first evidentiary hearing? Yes • No 
If no, do the statewide planning goals apply? • Yes • No 
If no, did Emergency Circumstances require immediate adoption? • Yes • No 

DLCD file No. 007-10 (18220) [16189] 



Please list all affected State or Federal Agencies, Local Governments or Special Districts: 
W a s h i n g t o n C o u n t y Depar tment of Land Use and T ranspor ta t ion , W a s h i n g t o n County 
Depar tment of Hea l th and Human Serv ices , Washington County S h e r i f f s Office, Hillsboro Wate r 
District, Forest Grove Fire District 

ADOPTION SUBMITTAL REQUIREMENTS 
Th is Fo rm 2 m u s t be received by DLCD no later t h a n 5 days a f te r the o rd inance has been s igned 

b y t h e publ ic off ic ial des ignated by the ju r i sd ic t ion to s ign the a p p r o v e d ordinance(s ' ) 
per ORS 197.615 and OAR Chapter 660, Division 18 

1. This Form 2 must be submitted by local jurisdictions only (not by applicant). 

2. When submitting, please print this Fo rm 2 on light g reen paper if avai lable. 

3. Send this Form 2 and One ( 1 ) Comple te Paper Copy and O n e ( 1 ) E lectronic Dig i ta l CD 
(documents and maps) of the Adopted Amendment to the address in number 6: 

4. E lect ronic Submi t ta ls : Fo rm 2 - Not ice of A d o p t i o n w i l l not be accepted v ia emai l 
or any e lec t ron ic o r d ig i ta l f o r m a t at th is t ime . 

5. The Adopted Materials must include the final decision signed by the official designated by the 
jurisdiction. The Final Decision must include approved signed ordinance(s), finding(s), exhibit(s), 
and any map(s). 

6. DLCD Not ice of Adopt ion must be s u b m i t t e d in One 11) C o m p l e t e Paper Copy and 
O n e ( 1 ) E lect ronic Dig i ta l CD v ia Un i ted States Postal Serv ice , C o m m o n Carr ie r or 
Hand Car r ied to the DLCD Sa lem Of f i ce and s tamped w i t h the incoming date 
s tamp, (for submittal instructions, also see # 5)] M A I L the P A P E R C O P Y and CD of the 
Adopted Amendment to: 

7. Submittal of this Notice of Adoption must include the signed ordinance(s), finding(s), exhibit(s) and 
any other supplementary information (see ORS 197.615 ). 

8. Deadline to appeals to LUBA is calculated t w e n t y - o n e (21) d a y s from the receipt (postmark date) 
of adoption (see ORS 197.830 to 197.845 ). 

9. In addition to sending the Form 2 - Notice of Adoption to DLCD, please notify persons who 
participated in the local hearing and requested notice of the final decision at the same time the 
adoption packet is mailed to DLCD (see ORS 197.615 ). 

10.Need More Copies? You can now access these forms online at h t t p : / / w w w . l c d . s t a t e . o r . u s / . 
You may also call the DLCD Office at (503) 373-0050; or Fax your request to: (503) 378-5518. 

Local Contact: Anne Elvers 

Address : 155 N. 1st Avenue, Suite 350-14 

City: Hillsboro Zip: 97124 

Phone: 503-846-3583 

Fax Number: 503-846-4412 

E-mail Address: anne_elvers@co.washington.or.us 

A T T E N T I O N : P L A N A M E N D M E N T S P E C I A L I S T 
D E P A R T M E N T OF L A N D C O N S E R V A T I O N A N D D E V E L O P M E N T 

635 C A P I T O L S T R E E T NE, S U I T E 150 
SALEM, O R E G O N 97301-2540 

Updated December 22, 2009 

http://www.lcd.state.or.us/
mailto:anne_elvers@co.washington.or.us
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IN THE PLANNING COMMISSION 
FOR WASHINGTON COUNTY, OREGON 

In the Matter of a Proposed Plan 
Amendment Casefile 10-092-PA 
for Larry Williams 

RESOLUTION AND ORDER 

No. £ C M O 

This matter having come before the Washington County Planning Commission (Commission) at its 

meetings of May 19, 2010 and June 16, 2010; and 

It appearing to the Commission that the above-named applicant applied to Washington County for a 

Plan Amendment to change the plan designation for certain real property described in the Notice of Public 

Hearing (Exhibit "A"), attached hereto and by this reference made a part hereof, from Agriculture and Forest 

- 5 Acre District (AF-5) to Rural Commercial (R-COM) and Rural Industrial (R-IND); and 

It appearing to the Commission from evidence in the record as a whole that the application does 

meet the requirements of the Rural/Natural Resource Plan for such a Plan Amendment; and therefore, that 

the aforesaid application should be approved; and 

It appearing to the Commission that the findings in the Staff Report in Exhibit "B" constitute 

appropriate findings and should be adopted by this Commission; it is therefore 

RESOLVED AND ORDERED that Casefile No. 10-092-PA for a Plan Amendment for property 

described in Exhibit "A" is hereby approved, based on the findings in Exhibit "B", and is subject to the 

conditions of approval set forth in the Summary of Decision (Exhibit "C"). 

DATED this 16th day of June, 2010. 

1 - votes Aye, 0 votes Nay. 

PLANNING COMMISSION FOR 
WASHINGTON COUNTY, OREGON 

APPROVED AS TO FORM: 

for Washington County, Oregon 



CASEFILE NO.: 10-092-PA 
WASHINGTON COUNTY 
Department of Land Use and Transportation 
PLANNING DIVISION, SUITE #350-14 
155 NORTH FIRST AVENUE 

APPLICANT: 
Larry Williams 
44975 SW Seghers Road 
Gaston, OR 97119 

HILLSBORO, OREGON 97124-3072 
Tel. (503) 846-3519 fax (503) 846-4412 

STAFF REPORT APPLICANT'S REPRESENTATIVE: 
Matt Newman 
NW Engineers, LLC 
19075 NWTanasbourne Drive, Suite 160 
Hillsboro, OR 97124 

PROCEDURE TYPE: III 

COMPREHENSIVE PLAN ELEMENT: 
Rural/Natural Resource 

OWNER: 
Applicant 

CPO: 11 
ASSESSOR MAP NO(S) & TAX LOT NO(S): 
1S4 23, Tax Lots 2301 & 2303 

LOCATION: At the northwest corner of the 
intersection of SW Highway 47 and SW Seghers 
Road 

SITE ADDRESS: 44975 & 45095 SW Seghers Road 

SITE SIZE: 15.16 acres (total) 

EXISTING LAND USE DISTRICT: Agriculture & 
Forest - 5 Acre District (AF-5) 

REQUEST: Comprehensive Plan Amendment to change the current land use designation of Agriculture 
& Forest - 5 Acre District (AF-5) to Rural Commercial (R-COM) and Rural Industrial 
(R-IND) 

I. APPLICABLE REGULATIONS 

A. LCDC Statewide Planning Goals 1, 2, 5, 9,11, 12 & 14 

B. Oregon Administrative Rule (OAR) 660-012-0060, 660-014 

C. Rural / Natural Resource Plan Policies: 1.p.5 & 7, 2, 6, 8, 10, 14, 18, 19, 20, 22 & 23 

D. Washington County Transportation Plan Policies 1, 2, 4, 5, 6, 10 & 19 

E. Washington County Community Development Code: 

1. Article II, Procedures 

2. Article III, Land Use Districts 

Casefile No. 10-092-PA Staff Report for the 
June 16, 2010 Planning Commission Hearing 

(The hearing will begin no sooner than 7:00 pm) 

Section 348 Agriculture and Forest (AF-5) (Intent and Purpose) 
Section 352 Rural Commercial (R-COM) (Intent and Purpose) 
Section 354 Rural Industrial (R-IND) (Intent and Purpose) 



Casefile No. 10-092-PA 
Staff Report for the June 16, 2010 Planning Commission Hearing 
June 9, 2010 
Page 2 of 20 

3, Article IV, Development Standards 

Section 421 Flood Plain and Drainage Hazard Area Development 
Section 422 Significant Natural Resources 

4. Article V, Public Facilities and Services 

II. AFFECTED JURISDICTIONS 

Washington County Sheriff 
Washington County Department of Land Use and Transportation 
Washington County Health & Human Services Department 
Tualatin Valley Fire & Rescue District 

III. RECOMMENDATION 

Based on staffs findings in Section IV of this report and Attachment A, and as summarized under 
Section V, staff recommends that the Planning Commission APPROVE the plan amendment from 
AF-5 to R-COM (3.5 acres) and R-IND (11.66 acres) subject to the following conditions: 

1. The applicant shall submit a development application for Williams Fuel within 120 days of this 
approval. Other applicable regulations may also apply, including requirements for septic systems 
and requirements of the Oregon Department of Transportation. The applicant is responsible for 
obtaining all required permits for the property. 

2. Within 30 days of this approval, the property owner shall record a restrictive covenant in the 
Washington County deed records that the occupant(s) of the dwelling on tax lot 2303 will not 
object to commonly accepted farm and forest practices which may occur on adjacent lands. 

3. Prior to the submission of the development application under Condition #1 above, any additional 
amount over and above the fee deposit submitted with this application which is determined to be 
owed to 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. 

IV. FINDINGS 

A. Request 

The applicant is requesting a plan amendment for two adjacent properties (tax lots 2301 & 2303 
of tax map 1S4 23) totaling 15.16 acres from Agriculture and Forest (AF-5) to Rural Commercial 
(R-COM) and Rural Industrial (R-IND) as shown on Figure 1. Tax lot 2301 is the site of Williams 
Fuel. Tax lot 2303 supports a single-family dwelling and is currently not used by Williams Fuel 
although both tax lots are under common ownership. Figure 2 is a 2008 aerial photo of the site. 

Williams Fuel has both industrial and commercial aspects. The industrial operation includes the 
processing of by-products obtained from the Stimson Lumber Company mill located near Hagg 
Lake and from the Banks Lumber Company mill. The by-products are turned into hogg fuel 
(shredded tree bark used for mud control and livestock ground cover), sawdust and bark dust. 
Williams Fuel also produces mushroom compost made in part from waste from a mushroom 
growing plant in Yamhill County. The retail aspect of the business is the sale of these by-products 
as well as limited amounts of nursery stock and gardening supplies, such as fertilizer and 

S:\PLNG\WPSHARE\Plan Amendments\Casefiles\2010\10-092-PA Williams\Reports\PC_Staff_Report_061610\PC_Staff_Report_10-092_060910.doc 



Casefile No. 10-092-PA 
Staff Report for the June 16, 2010 Planning Commission Hearing 
June 9, 2010 
Page 3 of 20 

herbicides. The applicant states that the northern portion of the property is pasture for 8-10 head 
of cattle whose manure is used for composting purposes. 

The request is to designate as R-IND tax lot 2303 and 9.90 acres of tax lot 2301, and designate 
the remaining 3.50 acres of tax lot 2301 as R-COM. The purpose of the request is to provide the 
proper land use designations for the business, which has not received land use approval. For the 
purposes of this report, tax lots 2301 and 2303 will be referred to as "the property". 

Rural Industrial Rural Commercial 

Tax lot 2301 9.90 acres 3.50 acres 

Tax lot 2303 1.76 acres N/A 

Total 11.66 acres 3.50 acres 

Figure 1. 

S:\PLNG\WPSHARE\Plan Amendments\Casefiles\2010\10-092-PA Williams\Reports\PC_Staff_Report_061610\PC_Staff_Report_10-092_060910.doc 
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Figure 2. 

A plan amendment from one non-resource district to another, such as this request, does not 
require an exception to the Statewide Planning Goals. The applicant need only address the 
applicable Rural/Natural Resource Plan policies and Community Development Code sections. 

B. Property Information 

Applicant; See pages 5 - 8 of the application. 

Staff: In 1968, the applicant's father, Mr. Lawrence F. Williams, applied for a zone change for the 
property from F-1 (Agriculture District) to M-3 (Light Manufacturing) and C-2 (General 
Commercial). At that time, the property supported a single-family residence and agricultural 
buildings. According to the staff report, (ZC-94-68), no commercial or industrial uses were 
present. The M-3 portion of the property was intended to be used for storage of fuel trucks and 
the storage of sawdust and bark dust. The C-2 portion was intended for commercial use, such as 
a service station, but the application was not specific. Ultimately, the Board of County 
Commissioners denied the application. Since that denial in 1968, rural commercial and industrial 
uses have been unlawfully established on the property. 

S:\PLNG\WPSHARE\Plan Amendments\Casefiles\2010\10-092-PA Williams\Reports\PC_Staff_Report_061610\PC_Staff_Report_10-092_060910.doc 
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The application materials for this request state that the site has been used for commercial and/or 
industrial purposes prior to 1983. In 1983, the Rural/Natural Resource Plan was adopted and the 
property was designated as AF-5. The property is located within Washington County 
Comprehensive Plan Exceptions Statement Document Area #73. This document describes tax lot 
2301 as "under agricultural use, but also appears to sell bark dust, sawdust and firewood as well 
as fuel to passers-by." The Rural/Natural Resource Plan recognized lawfully established rural 
commercial and industrial uses and designated them accordingly. It is possible that tax lot 2301 
was not designated as R-COM or R-IND in 1983 because the retail uses were not lawfully 
established. 

In 1990, the current owner, Mr. Larry G. Williams, applied for a plan amendment to change 
approximately 5.90 acres of tax lot 2301 from AF-5 to R-COM in order to begin the process of 
bringing the retail use on the property into compliance. After Mr. Williams submitted his plan 
amendment application, he requested an "indefinite deferral" as advised by county staff so that 
staff could draft land use ordinance provisions that could lead to a legislative amendment to the 
CDC to allow for such uses in the AF-5 District. An amendment to the AF-5 District to allow Mr. 
Williams' retail uses was not successful. 

The applicant states that tax lot 2301 was used in the 1930s by a log mill. The mill pond is still 
present on this tax lot and is used for livestock and nursery watering. This pond is identified as a 
significant natural resource and is subject to the provisions of Section 422 Significant Natural 
Resources should alteration of the pond be proposed in the future. 

According to the Rural/Natural Resource Plan Significant Natural Resource map, a portion of the 
floodplain of O'Neil Creek and the Tualatin River is located near the northern property line of tax 
lot 2301. If future development is proposed in that area, a floodplain delineation may be required 
pursuant to Section 421 Flood Plain and Drainage Hazard Area Development of the CDC. 

Currently, tax lot 2303 is not used for the business. It currently supports a single-family residence 
and several associated outbuildings. The applicant states that he intends to use the home as a 
caretaker's residence per the R-IND District standards (see Section 354-2.1 of the CDC) if this 
request is approved. 

Each tax lot has a single driveway onto SW Seghers Road. 

C. Public Comment 

No public comment has been received. 

D. Compliance with LCDC Statewide Planning Goals 

Staff: The Rural/Natural Resource Plan Element of Washington County's Comprehensive Plan 
and related implementing ordinances have been found to be in conformance with the statewide 
planning goals. Goals applicable to this proposal are addressed under related policies from 
Washington County's Rural/Natural Resource Plan Element and in Attachment B, the 
Transportation Report. In addition, the Oregon Administrative Rule (OAR) for Goal 14 is 
specifically addressed below. 

LCDC Goal 14, Urbanization 

This goal requires agricultural lands be preserved and maintained for farm use, consistent with 
existing and future needs for agricultural products, forest and open space and the state's 
agricultural land use policy. Statewide Planning Goal 14 is intended to provide for an orderly and 

S:\PLNG\WPSHARE\Plan Amendments\Casefiles\2010\10-092-PA Williams\Reports\PC_Staff_Report_061610\PC_Staff_Report_10-092_060910.doc 
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efficient transition from rural to urban land uses, to ensure efficient use of land and to provide for 
livable communities. 

Historically, LCDC's interpretation of OAR 660-022-0030 states that rural industrial and 
commercial uses may be authorized provided they maintain a small scale and are rural in nature. 
Specifically, LCDC's interpretation is that rural industrial uses with less than 35,000 square feet of 
building area and rural commercial uses with less than 3,500 square feet of building area are 
appropriate for the rural area. Staff notes that these square footage limitations are what LCDC 
has established as guidelines. These are not limitations imposed by the county. 

According to the applicant, the structure used for the business is 5,184 square feet in area. The 
applicant states that 900 square feet of the building is used for retail sales. The remainder of the 
building is divided between storage, the business office and a maintenance shop, uses that are 
shared between the commercial and industrial components of Williams Fuel. Due to the shared 
use of the building, staff finds that less than 3,500 square feet of the building are used for 
commercial purposes. Therefore, the commercial use of the building does not exceed LCDC's 
recommended guideline. The remaining use of the building for industrial purposes is well within 
LCDC's guidelines for industrial uses. Staff, therefore, concludes an exception to Goal 14 
exception is not required. 

E. Rural / Natural Resource Plan 

1. Policy 1, the Planning Process, states: 

It is the policy of Washington County to establish an on-going Planning Program which is 
a responsive legal framework for Comprehensive Planning, Community Development and 
Resource Conservation which 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. 

Applicable Implementing Strategies 

p. Require that plan map amendments meet the following criteria: 

As used in the following sections a mistake means a clerical error, or a mistake in the 
current designation such that it probably would not have been placed on the property 
had the error been brought to the attention of the Board during the adoption process. 

5. Amendments to Rural Industrial (R-IND) shall be based upon: 

A. A mistake (clerical error) in this 1983 plan; or 

B. A demonstration of need for the proposed use to accommodate a rural or 
natural resource oriented industry; and 

I. An Exception to the applicable LCDC goals through the LCDC Goal 2 
Exception Process (OAR Chapter 660, Division 04); 

S:\PLNG\WPSHARE\Plan Amendments\Casefiles\2010\10-092-PA Williams\Reports\PC_Staff_Report_061610\PC_Staff_Report_10-092_060910.doc 
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II. Demonstration that an alternative site within UGBs would be inappropriate 
and no other site, property designated, is available within a reasonable 
area; 

III. Demonstration that the use is compatible with the surrounding resource 
uses and will not limit or adversely affect the existing or potential 
commercial farm or forest uses; and 

IV. Demonstration that rural services are or will be available concurrent with 
the use and that the use will not require extension of any urban services 
into the area. 

C. For all amendments there shall be a requirement that the applicant will record 
in the deed records a restrictive covenant that the occupant of the property will 
not object to commonly accepted farm or forest practices which may occur on 
adjacent lands. 

Applicant: See pages 9 - 1 4 and Exhibits 13 - 15 of the application. 

Staff: There was not a mistake (clerical error) in the 1983 plan. 

Implementing Strategy 5 BI 
The subject property is located in Exception Area #73 and was designated as AF-5 in 1983 
because it was found to meet the requirements for an exception to Goal 2. Because AF-5 and R-
IND Districts are designated on exception lands, no further exceptions to the Statewide Planning 
Goals are required. 

Implementing Strategy 5 B II 
The applicant conducted a study of R-IND and R-COM designated properties in Washington 
County's jurisdiction within a two-mile radius and properties zoned for industrial uses in the cities 
of Gaston and Forest Grove that are at least 10 acres (see page 16 of the application). The 
applicant notes that sites less than ten acres were not considered because the Williams Fuel 
operation needs at least ten acres to accommodate its uses. Only those sites designated for 
industrial uses are discussed for this policy. 

Staff agrees with the applicant's assessment of R-IND properties in Washington County near the 
subject property. Four R-IND sites were inventoried, however, one parcel (1S4280000201) 
shown as R-IND is actually in the Exclusive Forest and Conservation (EFC) District. Therefore, 
this site should not have been included in the applicant's inventory. There are no additional R-
IND sites in the area. 

Of the three R-IND sites, one (1S4210002100) is fully developed with the Stimson Lumber 
Company mill. The southern parcel adjacent to the lumber mill is 73.19 acres of vacant, R-IND 
designated land. According to the Exceptions Document, this land was owned by Stimson when it 
was designated R-IND. It is currently owned by Eula Walta, care of Stimson Lumber Company. 
The applicant's May 28th submittal states that this property is not appropriate for Williams Fuel 
because access is restricted and the slopes along the western property line have been restocked 
with fir trees. Access to the site is not available because it would have to go through the Stimson 
Lumber mill property and cross Scoggins Creek. Staff concurs with the applicant's assessment. 

Of the two other R-IND designated properties, one (1S4210002100) is fully developed as the 
Stimson Lumber Company mill and the other is a vacant, steeply sloped property used for timber 
production. Staff agrees with the applicant that the Stimson site is not an option due to existing 
development and the vacant property is too steep to be used for a rural industrial use. 
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Exhibit 14A of the application is a zoning map for the City of Gaston. The city has one industrial 
zone. Properties with the industrial zoning are in the 100-year floodplain of the Tualatin River 
which limits development potential. Therefore, staff finds that there are no appropriate or 
available industrially zoned properties in Gaston. 

Included in Exhibit 15 are maps of the thirteen industrial properties greater than ten acres in the 
City of Forest Grove that the applicant inventoried for this application. Forest Grove has two 
industrial zones, Light Industrial and General Industrial. Staff confirmed with the city that although 
the applicant's industrial uses may be permitted in these zones, retail uses associated with an 
industrial activity are prohibited. Nonetheless, the applicant inventoried industrial properties that 
may be options if Williams Fuel did not have its retail component. 

Staff concurs with the applicant's conclusion that two of the properties are owned by Clean Water 
Services (1S305C000100 & 400) and contain the Fernhill Wetlands which render them 
inappropriate and unavailable. Two others, 1S306C002500 and 1S306D000500, are not viable 
because they are in the 100-year floodplain. Tax lot 500 is also a public drainage easement 
which also precludes development. One property (1S3050000800) is developed with a 
manufacturing business, and two others (1S3050001200 & 1300) are owned by Merix 
Corporation and are developed or committed to their future use. 

The applicant found that the remaining six industrially zoned properties in Forest Grove to be 
inappropriate as well as improperly designated for the Williams Fuel operation. The City of Forest 
Grove confirmed that composting and compost storage is only allowed in its industrial zones as a 
conditional use. Because composting is not a permitted use, there is no certainty the use would 
be permitted on any of these sites. 

Staff concurs with the applicant's findings that there are no appropriate and properly designated 
sites within the UGB or within a reasonable area outside the UGB. 

Implementing Strategy 5 B III: 
This criteria requires the applicant to demonstrate that the proposed use is compatible with 
surrounding resource uses and will not limit or adversely affect existing or potential commercial 
farm or forest uses. The subject property is bounded on the east by Highway 47 and on the south 
by SW Seghers Road. Adjacent to the north is a 66.21-acre property that is actively farmed, has 
a residence and is designated as Exclusive Farm Use (EFU). To the west is a 59-acre farm and 
residence that is also designated as EFU. Also to the west is a 4.52-acre AF-5 designated 
property that is in farm use and has a residence. South of SW Seghers Road are five, AF-5 
designated properties. Four of these properties each have a dwelling and are also in farm use. 
Nearby farm uses include nursery stock and row crops. 

The nature of the applicant's business includes agricultural and forestry related components; sale 
of nursery stock, composting, converting timber by-products into sawdust, bark dust and hogg 
fuel. Noise and odor impacts from these activities are similar to impacts from other farm uses, 
such as a dairy or the application of liquid manure for cultivated crops. The applicant states that 
compost odors do not impact nearby farm uses and the bark dust piles and any other 
combustibles are properly maintained to address heat build up and are stored at least 500 feet 
from the nearest residence in order to minimize fire risks. Potential noise impacts are mitigated 
by the business's hours of operation. Typically, there is activity on the site between 7 a.m. and 7 
p.m., and the separator machine used to process byproducts from the Stimson mill is used only 
in the summer. The applicant states that Williams Fuel has been in operation for many years and 
there is no evidence that it has hindered farm or forest practices in the area. The limited traffic to 
the site will not interfere with nearby farmers gaining access to their fields. Staff also notes that 
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the applicants have cows grazing on portions of the site which is a good indicator that the uses 
are compatible with farm and forest uses. 

Staff finds that adequate rural services are>available for Williams Fuel as noted in the findings for 
Policy 22. If this plan amendment is approved and the applicant subsequently receives land use 
approval for the business, staff finds that urban services will not be required to support the 
business. 

Staff finds that the criteria of the above policy have been satisfied. 

7. Amendments to Rural Commercial shall be based upon: 

A. A mistake (clerical error) in this 1983 plan; 

B. A demonstration that there is a need for the proposed use(s) to serve the existing 
Rural/Natural Resource area population; and 

I. Demonstration that an alternative site within UGBs would be inappropriate 
and no other site, property designated, is available within a reasonable area; 

II. An Exception to the applicable LCDC goals through the LCDC Goal 2 
Exception Process (OAR Chapter 660, Division 04); 

III. Demonstration that the use(s) is (are) compatible with the surrounding 
agricultural or forestry uses and will not limit or adversely affect the existing 
or potential commercial farm or forest uses; and 

IV. Demonstration that rural services are or will be available concurrent with the 
use and that the use will not require extension of any urban services into the 
area. 

C. For all amendments there shall be a requirement that the applicant will record in 
the deed records a restrictive covenant that the occupant of the property will not 
object to commonly accepted farm or forest practices which may occur on 
adjacent lands. 

Applicant: See pages 15 -19 and Exhibits 13-15 of the application. 

Staff: The applicant is requesting the R-COM designation for 3.50 acres of the subject property. 
This area is currently developed with a 5,184 square foot building used for storage, the business 
office, maintenance shop and retail store. The outdoor area is used for parking, wholesale bark 
dust storage and sales, nursery stock, part of the mushroom compost storage area and sawdust 
storage. 

As previously mentioned, the applicant inventoried sites greater than 10 acres and designated for 
industrial and commercial use within a two-mile radius of the subject property. Only those 
properties designated for commercial use will be discussed for this policy. 

The applicant's alternative site analysis within the UGB did not include commercially zoned 
properties because the retail use is ancillary to the rural industrial use, specifically the processing 
of lumber mill by-products, composting and sawdust storage. Therefore, the applicant's analysis 
focuses primarily on industrially zoned land in the UGB. Staff agrees with this analysis since the 
use is primarily industrial in nature and commercially zoned properties would not allow for such 
uses. 
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The applicant addressed the only R-COM designated property in the two mile radius. It is the site 
of the Lake Stop Store located at the intersection of SW Old Highway 47 and SW Scoggins 
Valley Road (1S4260000500). This site is 1.28 acres and is fully developed with a general store. 
Therefore, this R-COM designated property is not available or appropriate for the current use of 
the subject property. 

As stated, the Forest Grove city limits is more than two miles from the subject property, and the 
applicant did not address the commercial zoning code. The City of Forest Grove Development 
Code identifies two commercial zones, Neighborhood Commercial and Community Commercial. 
However, both zones limit outdoor sales to plants and produce and both prohibit wholesale sales. 
As a result, staff finds that commercially zoned properties in the city limits of Forest Grove are not 
appropriate options for Williams Fuel. 

Exhibit 14A of the application is a zoning map for the City of Gaston. Gaston has one commercial 
zone. This zone allows for retail sales, but does not allow for processing or wholesale sales as a 
primary use. Therefore, there are no appropriate commercially zoned sites available for Williams 
Fuel. 

Staff agrees with the applicant's finding that there are no commercially designated properties 
inside or outside the UGB that would be appropriate for Williams Fuel. 

As previously mentioned the subject property is located in Exception Area #73 and was 
designated as AF-5 in 1983. This means that the property qualified for an exception to Goal 2 at 
that time. Because AF-5 and R-COM are both exception lands, staff finds that this request meets 
the requirement of 1.p.5(B)(l). 

The findings for Policy 5 B III on page 8 are incorporated as findings for Implementing Strategy 7 
B III to demonstrate that the rural commercial aspect of Williams Fuels is compatible with nearby 
farm and forest activities. 

As stated, Staff finds that adequate rural services are available for Williams Fuel. There is a 
septic system serving the residence on tax lot 2303, and the City of Hillsboro stated that approval 
of this plan amendment would not negatively impact the city's water system. If this plan 
amendment is approved and the applicant subsequently receives land use approval for the 
operation, staff finds that urban services will not be required to support the business. The 
applicant will be required to bring the septic system on tax lot 2301 into compliance, if needed. 

Staff finds that adequate rural services are available for Williams Fuel as noted in the findings for 
Policy 22. If this plan amendment is approved and the applicant subsequently receives land use 
approval for the business, staff finds that urban services are not required to support the business. 

Staff finds that the criteria of the above policy has been or is capable of being satisfied. 

2. 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 page 14 of the application. 

Staff: A quasi-judicial plan amendment such as this must be considered through a Type III public 
hearing. In accordance with Section 204-4 of the Community Development Code (CDC), notice of 
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the Planning Commission public hearing was sent to all property owners within 1,000 feet of the 
subject property. The notice was sent at least 20 days prior to the first hearing (mailed April 29, 
2010). Additionally, the county placed a legal notice of the hearing in The Hillsboro Argus, a 
newspaper of general circulation, at least ten days prior to the first hearing date (published May 
7, 2010). As required by CDC Section 204-1.4, the applicant posted a sign on April 21, 2010, 
which was within 28 days of the March 31, 2010 acceptance date. A copy of the plan 
amendment application was mailed to Citizen Participation Organization (CPO) 11 on April 8, 
2010. Staff finds these efforts satisfy the requirements of Policy 2. 

These findings for Policy 2 also pertain to Statewide Planning Goal 1, Citizen Involvement. 

3. Policy 6, Water Resources, states: 

It is the policy of Washington County to maintain or improve surface and ground water 
quality and quantity. 

Applicant: See pages 20 - 22 of the application. 

Staff: In the case of plan amendments, staff interprets Policy 6 to mean that, over time, 
development activities in Washington County should not negatively affect the quantity or quality 
of surface water or groundwater. The thrust of the policy is to assure that development will have a 
positive or neutral effect over an extended period of time, rather than being concerned with what 
quantity or quality of water is present at a particular point in time. Therefore, evidence of 
consistency with this policy should include, if possible, assessments of groundwater quantity and 
quality reflected over a period of time. 

The AF-5 District allows one dwelling per parcel as an allowed use, and the R-IND District allows 
for a caretaker dwelling. There is a lawfully established residence on tax lot 2303 for which R-IND 
is proposed. The applicant intends to permit it as a caretaker dwelling should this request be 
approved. The applicant states that no new development, other than the current uses on the site, 
is proposed with this application. When a plan amendment would not result in an increase in 
density, implementing strategy 6.a.5. does not require a well log analysis. In this case, a well log 
analysis is required because the R-IND and R-COM Districts allow for numerous uses that AF-5 
does not. 

Opposition testimony can be rebutted by an applicant by reviewing well logs and having an 
"expert" such as a professional geologist or hydrologist review well logs and opposition testimony 
and provide an opinion on the groundwater situation. Expert testimony that draws its findings 
primarily from evidence in the well reports, however, can be refuted by new evidence beyond that 
which is contained in the well reports. Recent measurements of water depth in existing wells are 
probably the best new evidence that can be used to determine what the present groundwater 
quantity trend is in a plan amendment area. The present well water depth can be compared to 
the measured depth at the time the well was drilled to determine how groundwater quantity 
trends are affecting existing wells. 

The property is not located within a groundwater limited area. 

Applicable Implementing Strategies 

The County will: 

a. Strive to ensure adequate water supplies for all uses by: 

1. Encouraging water conservation programs by water users and purveyors; 
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2. Reviewing and revising existing deveiopment regulations where necessary or 
limiting the location or operation of new wells as a condition of development 
approval, considering advice and/or recommendations received from the State 
Water Resources Department; 

3. Coordinating with State and Federal agencies in evaluating and monitoring ground 
water supplies; and 

4. Complying with the May 17,1974 Order of the State Engineer establishing and 
setting forth provisions for the Cooper Mountain-Bull Mountain Critical Ground 
Water Area. 

5. Requiring applicants for quasi-judicial Plan Map Amendments to provide well 
reports (well logs) filed with the Water Master for all Public Lands Survey 
(township and range system) sections within one-half (1/2) mile of the subject site 
and provide an analysis of whether ground water quality and quantity within the 
area will be maintained or improved. The analysis should include well yields, well 
depth, year drilled or other data as may be required to demonstrate compliance 
with this policy. 

Well logs are not required for quasi-judicial plan amendments when the 
designation change will not result in an increase in density (i.e. EFU to EFC plan 
amendments). 

Applicant: See pages 20 - 22 of the application. 

Staff: Although the property receives water from the City of Hillsboro, state law prohibits 
consideration of public water service as a basis to approve the request. Therefore, the applicant 
is required to address how the proposed use will affect the quantity of groundwater and surface 
water. 

As required, the applicant submitted well logs for all township and range sections within one-half 
mile of the subject property. The applicant provided a well log summary as Exhibit 17 of the 
application. Upon comparing the well log reports to the well log summary, staff found two 
discrepancies. 

The first is found in the summary for township and range 1S4W23. The applicant's summary 
states that six wells were abandoned. Staff reviewed the well log reports and found that there 
were five abandonments. Four were geotechnical holes that were abandoned, not wells. 
Therefore, staff finds for this township and range, only one well was abandoned on a commercial 
nursery site and a new well was installed as a replacement. 

The second is in the summary for township and range 1S4W26. The applicant's summary states 
that four wells were abandoned, however, the well report records show that they were 
geotechnical holes dug by Washington County in county right-of-way, not wells. Staff therefore 
finds that no wells in this township and range have been abandoned. 

The applicant states that approximately five acres on the northern portion of tax lot 2301 are 
irrigated in the summer in order to maintain the field and nursery stock. 

Staff did not find evidence in the well logs that there are water quantity issues in the area. 
Therefore, staff finds that this plan amendment request will not negatively affect groundwater 
supplies. 
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b. Ensure adequate quality of surface water and groundwater by: 

1. Promoting compliance with the Healthy Streams Plan, as adopted by Clean Water 
Services an in compliance with the CWS-county intergovernmental agreement, to 
the extent that the Healthy Streams Plan and associated CWS programs apply 
outside the UGB. 

2. Promoting compliance with Department of Environmental Quality water quality 
standards; 

3. Cooperation with the Soil and Water Conservation District in the implementation of 
effective methods of controlling non-point sources of water pollution in 
agricultural areas; 

4. Cooperating with the Oregon State Department of Forestry in the implementation 
of effective methods of controlling non-point sources of water pollution in forest 
areas; and 

5. Ensuring that the establishment of subsurface sewage disposal systems (e.g., 
septic tanks) will not adversely affect ground water quality; 

Applicant: See pages 14 -18 of the application. 

Staff: County records show that there is an approved residential septic system serving the 
dwelling on tax lot 2303. However, the only septic permit on file for tax lot 2301 is for the previous 
two-bedroom home that was on the property many years ago. There is no evidence that the 
septic system being used by Williams Fuel employees and customers has been approved or that 
it meets the applicable requirements. If the plan amendment is approved, the applicant will need 
to demonstrate through its development application that the septic system meets the Washington 
County Health Department requirements, which may require the applicant to submit for a new 
septic system permit. Septic systems must comply with DEQ requirements which are designed to 
ensure adequate quality of groundwater. All grading activities must comply with CDC Sections 
410 (Grading and Drainage), 426 (Erosion Control) and Chapter 14.12 of the County Code 
(Grading). Compliance with these standards ensures adequate quality of surface water. 

The applicant states that runoff from the northern half of the parking lot is filtered by vegetation 
before it reaches the pond. A catch basin was installed near the driveway entrance to treat runoff 
from the southern half of the parking lot, also by using vegetation to filter the water. The applicant 
also states that all chemicals are stored within the building on tax lot 2301 in order to avoid any 
groundwater contamination. 

Staff finds the criteria of Implementing Strategy 6.b. can be satisfied. 

c. Protect and maintain natural stream channels wherever possible, with an emphasis on 
non-structural controls when modifications are necessary. 

d. Limit the alteration of natural vegetation in riparian zones and in locations identified as 
significant water areas and wetlands. 

e. Encourage property owners with land which qualifies as "designated riparian land" 
and defined by the 1981 Riparian Habitat Act to apply for exemption of that land from 
ad valorem taxation. 
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Applicant: See pages 14 -18 of the application. 

Staff: There are no stream channels or other waterways located on the property. As previously 
stated, there is a 100-vear floodplain located near the site's northern property line. Any 
development in this area must comply with CDC Sections 421 (Flood Plain and Drainage Hazard 
Area Development) and 422 (Significant Natural Resources). Therefore, staff finds these 
strategies can be satisfied. 

f. Support viable water resource projects which are proposed in the County upon review 
of their cost benefit analysis, alternatives, and environmental and social impacts. 

Applicant: See pages 14 -18 of the application. 

Staff: There are no water resource projects proposed in the vicinity of this property. 

g. Coordinate land use actions regarding water projects with agencies and jurisdictions 
which may be impacted by such projects. 

Applicant: See pages 14 -18 of the application. 

Staff: There are no water resource projects proposed on this property. 

h. Support measures to conserve vegetation in drainage basin watersheds as a means of 
controlling the release of water to downstream farm lands and urban areas. 

Applicant: See pages 14 -18 of the application. 

Staff: The property is located in the Tualatin River drainage basin watershed. As previously 
noted, any activities, including vegetation removal, within the 100-year floodplain must comply 
with all applicable CDC regulations. 

i. Cooperate with the Division of State Lands, State of Oregon in their review and 
mitigation of projects that alter water areas and wetlands under their jurisdictions. 

Applicant: See pages 14 -18 of the application. 

Staff: The former mill pond on tax lot 2301 is a Water Areas and Wetlands and Fish and Wildlife 
Habitat area recognized by the Oregon Division of State Lands (DSL). Any alterations to the pond 
must comply with all DSL and CDC requirements. Therefore, staff finds that this strategy can be 
satisfied. 

j. Consistent with the recommendations of the Department of Environmental Quality, 
State of Oregon, and Clean Water Services, support the expansion of stormwater 
sampling in the Tualatin Basin and consideration of proper planning and management 
measures for non-point source problems. 

Applicant: See pages 14 -18 of the application. 

Staff: Any subsequent development of the subject property will have to comply with CDC sections 
that implement the above strategies, Sections 410 (Grading and Drainage) and 426 (Erosion 
Control) at the time of development review. Staff therefore finds this strategy can be satisfied. 

These findings for Policy 6 also pertain to Statewide Planning Goals 5, Open Spaces, Scenic and 
Historic Areas and Natural Resources, and 6, Air, Water and Land Resources Quality. 
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4. Policy 8, Natural Hazards 

It is the policy of Washington County to protect life and property from natural disasters 
and hazards. 

Applicant: See page 23 of the application. 

Staff: Policy 8 addresses floods and earth movements, which are two potential natural hazards 
in Washington County. According to the Rural/Natural Resource Plan, the mill pond on tax lot 
2301 is identified as Water Areas, Wetlands and Fish and Wildlife Habitat and the 100-year 
floodplain is located near the northern property line of tax lot 2301. If development or storage of 
materials is proposed near those areas, the applicant will be required to comply with the 
applicable requirements of CDC Section 421 Flood Plain and Drainage Hazard Area 
Development. Therefore, staff finds this policy can be satisfied. 

5. Policy 10, Fish and Wildlife Habitat, states: 

It is the policy of Washington County to protect and enhance Significant Fish and Wildlife 
Habitat. 

Applicable Implementing Strategies 

The County will: 

d. Limit the alteration of natural vegetation in riparian zones, and in locations identified 
as significant water areas and wetlands thereby preserving fish and wildlife habitat. 

e. Implement the recommendations of the Oregon Department of Fish and Wildlife 
Habitat Protection Plan for Washington County and to mitigate the effects of 
development in the Big Game Range within the EFU, EFC and AF-20 land use 
designations. The recommendations of the Wildlife Habitat Protection Plan shall be 
applied to development applications for land outside an urban growth boundary. 

Staff: The site is located outside of the Big Game Range area. The 100-year flood plain area is 
designated as Water Areas and Wetland. Any alteration must comply with Section 422 Significant 
Natural Resources which limits and regulates development within these areas. Therefore, staff 
finds that these policies can be met. 

6. Policy 14, Plan Designations, states: 

It is the policy of Washington County to maintain distinct comprehensive plan map 
designations for the area outside the County's urban growth boundaries, and to provide 
land use regulations to implement the designations. 

Applicable Implementing Strategies 

c. Designate Rural Lands, for which an LCDC Goal 2 Exception is provided to LCDC 
Goals 3 (Agriculture) and 4 (Forestry), in the following manner: 

1. All lands which were zoned AF-5 by the 1973 Comprehensive Plan will be 
designated AF-5 or AF-10 based upon existing use and the characteristics of the 
area, unless the criteria for RR-5 can be met. 
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4. All lands which were zoned urban or suburban residential will be designated as 
either RR-5, AF-5 or AF-10 in accord with the purpose and intent of the appropriate 
land use district and the character of the surrounding areas. 

5. All lands which were previously zoned Land Extensive Industrial (MAE), except 
those areas put into the Rural Industrial District, shall be designated MAE. 

6. Except as provided in subsection 5 above, lands with lawfully created, existing 
industrial uses shall be designated as Rural Industrial (R-IND). 

7. All lands with lawfully created, existing commercial shall be designated Rural 
Commercial (R-COM). 

8. Recognize existing, lawfully created commercial or industrial uses or those which 
predate applicable County Land Use Ordinance to the extent of their current site 
usage by the appropriate Plan Map designation. 

Applicant: See pages 23 & 24 of the application. 

Staff: As previously noted, the subject property is located within an exception area and was 
designated AF-5 by the 1973 Comprehensive Plan. The 1983 Rural/Natural Resource Plan 
maintained the AF-5 designation because Williams Fuel was not a lawfully established operation 
at that time. 

These findings for Policy 14 also pertain to Statewide Planning Goals 3, Agricultural Lands; and 
4, Forest Lands. 

7. Policy 18, Rural Lands, states: 

It is the policy of Washington County to recognize existing development and provide lands 
which allow rural development in areas which are developed and/or committed to 
development of a rural character. 

Applicable Implementing Strategies 

The County will: 

b. During the plan adoption and revision processes, provide the opportunity for citizens 
to present testimony indicating additional land which they believe to be developed and 
committed for development. 

c. Consider the identification of additional lands for the "Rural Lands" plan map 
designations through the plan amendment procedures in Policy 1. 

d. Ensure that proposed development will not adversely affect surrounding agricultural 
and/or forestry activities by requiring that applicants for residential, commercial or 
industrial uses on land designated for rural development record a waiver of the right 
to remonstrate against accepted farm or forestry practices on nearby lands. 

Applicant: See pages 24 - 29 of the application. 

Staff: As previously mentioned, the subject property was designated as AF-5 by the1973 
Comprehensive Plan, therefore, strategy a has been met. 
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Citizens within 1,000 feet of the property were mailed notice of this proposal and an 
advertisement was placed in the Hillsboro Argus to serve as notification for the rest of the county. 
Specific notification dates are found under Policy 2 findings. Therefore, strategy b has been 
satisfied. 

Strategy c has been satisfied by the findings provided for Policy 1 .p.5 and 7. 

Staff has recommended that the applicant be required to record the farm/forest waiver as a 
condition of approval, which will ensure that Strategy d will be met. 

8. Policy 20, Rural Commercial Development, states: 

It is the policy of Washington County to provide rural commercial lands for support of 
rural residential, agricultural and forest activities. 

The County will: 

a. Allow commercial uses which support the needs of rural residents and agricultural 
and forest uses. 

b. Evaluate proposed rural commercial uses to determine if they are needed to support 
the Rural and Natural Resource area. 

Applicant: See pages 30 & 31 of the application. 

Staff: The rural commercial component of Williams Fuel supports the needs of rural residents and 
agricultural and forestry uses. The site's location is convenient for rural residents in Washington 
County and Yamhill County who purchase mushroom compost, nursery stock, hogg fuel and 
sawdust for their homes, farm, ranch and forestry operations. The sale of these products also 
support local agricultural uses (Wilhelm Farm, dairies and nurseries) and forest uses (Stimson 
Lumber Company and Banks Lumber Company) by creating a demand for their waste products. 
Staff therefore finds that the use is needed by and appropriate for the rural area. 

9. Policy 21, Rural Industrial Development, states: 

It is the policy of Washington County to provide areas for resource-related industrial uses 
and to recognize existing lawful industrial uses. 

Implementing Strategies 

The County will: 

a. Allow farm and forest-related industrial uses and to encourage them to locate in the 
rural area. 

b. Evaluate proposed new industrial uses to determine if they are needed to support the 
natural resource base and that they are consistent with the rural character and rural 
level of service. 

d. Maintain two industrial plan designations in the Rural/Natural Resource area. The two 
designations are: 

1. The rural industrial designation which provides for resource-related industrial 
uses; and 
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2. i he ianci extensive industrial designation which recognizes land previously zoned 
IUIA-E pursuant to the 1973 Comprehensive Plan. 

Applicant: See page 19-20 of the application. 

Staff: The industrial component of Williams Fuel processes by-products from Stimson Lumber 
Company and Banks Lumber Company into saleable materials, such as composted bark and hog 
fuel. This supports the mills (forest use) by removing their waste and supports local nurseries, 
dairies and horse farms (agricultural uses) by supplying materials for their operations. The 
subject site is located in a small exception area with only a few residential uses. The majority of 
surrounding uses are agricultural in nature. Hwy. 47 serves as a buffer to the farms west of the 
site. The applicant has provided information demonstrating the business components that could 
have impacts to adjacent properties and nearby residences have been located to minimize their 
impacts. Staff finds the Williams Fuel industrial operation satisfies the implementing strategies of 
the Rural Industrial District. 

10. Policy 22, Public Facilities and Services, states: 

It is the policy of Washington County to provide public facilities and service in the 
Rural/Natural Resource Area in a coordinated manner, at levels which support rural type 
development, are efficient and cost effective, and help maintain public health and safety. 

Applicable Implementing Strategy 

a. Review the adequacy of the following public services and facilities in conjunction with 
new development. 

Applicant: See page 20 of the application. 

Staff: Copies of statements of service availability from two service providers to the site are 
included in the applicant's submittal. These statements are from the Forest Grove Fire District 
and the Washington County Sheriff's Office. The application includes an analysis from the fire 
district, describing station location, equipment availability and response times and comments 
from the Washington County Sheriff's Office describing adequacy of service levels. A service 
provider letter from the school district is not required. 

The county is responsible under Implementing Strategy a. of Policy 22 for reviewing the 
adequacy of public facilities and services in conjunction with new development. The hearings 
officer for LCDC found in the 1988 Enforcement Order proceedings that "(T)the County must 
have evidence in the record showing that the service provider is accurate in its assessment." 
Staff interprets this to refer to a provider's assessment that an adequate or inadequate level of 
service can be provided. Without the above-described statements and analyses, staff could not 
conclude that all the affected service providers in the area can provide an adequate level of 
service to development that may occur on the subject property under the R-IND and R-COM 
designations, should the proposed plan amendment be approved. 

The site is within the service area of the Forest Grove Fire District. The nearest station is located 
approximately five miles from the property and response time would be approximately eight 
minutes. The station is equipped with eighteen firefighters and four engines. The fire district 
confirmed that their service level is adequate to serve the property. 
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The Washington County Sheriff's Office has reviewed the request and has determined that its 
service level is adequate for emergency calls only, which is consistent with the level of service 
provided to all rural areas. 

Based on the service statements and analyses, staff finds that all the affected service providers 
in the area can provide an adequate level of service to the subject property if the proposed plan 
amendment is approved. As a result, this request complies with Policy 22. 

These findings for Policy 22 also pertain to Statewide Planning Goal 11. 

F. Washington County Transportation Plan 

Applicant: See pages 34 - 37 of the application. 

Staff: Findings pertaining to the County Transportation Plan and the Oregon Transportation 
Planning Rule are in Attachment A to this staff report, the Transportation Report for Casefile No. 
10-092-PA. 

G. Washington County Community Development Code 

Section 348 Agriculture and Forest District (AF-5) 

348-1 Intent and Purpose 

The AF-5 District is intended to retain an area's rural character and conserve the 
natural resources while providing for rural residential use in areas so designated 
by the Comprehensive Plan. 

The purpose of this agricultural and forestry district is to promote agricultural and 
forest uses on small parcels in the rural area, while recognizing the need to retain 
the character and economic viability of agricultural and forestry lands, as well as 
recognizing that existing parcelization and diverse ownerships and uses exist 
within the farm and forest area. Residents of rural residential tracts shall 
recognize that they will be subject to normal and accepted framing and forestry 
practices. 

Section 352 Rural Commercial (R-COM) 

352-1 Intent and Purpose 

The intent and purpose of the Rural Commercial District is to implement the rural 
commercial policies of the Comprehensive Plan and to meet convenience goods 
service needs of rural residents while protecting the historic nature of rural 
centers and the agricultural or forestry character of the area. 

Rural Commercial centers shall be designed to be compatible with the surrounding 
environment and generally not to exceed five (5) acres. 

Section 354 Rural Industrial District (R-IND) 

354-1 Intent and Purpose 
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The intent of the Rural Residential District is to recognize rural areas which qualify 
for an exception to LCDC Goals 3 and 4 and which have been committed or 
developed for suburban residential use with minimum farm and forest uses and to 
provide for rural residential uses. 

The purpose of the district is to provide for the processing and manufacture of 
timber and forest related products, farm crops and produce, minerals and 
aggregates near the resources, and for the repair of mechanical equipment related 
to farm and forest uses. 

Applicant: See page 21 of the application. 

Staff: As previously mentioned, the property is located in Exception Area #73, which qualified for 
an exception to Goals 3 and 4. The property was not recognized as a commercial/industrial use 
when the Rural/Natural Resource Plan was adopted in 1983, so it was appropriately designated 
as AF-5. 

The findings for Rural/Natural Resource Plan Policies 18, 20 and 21 support staff's 
recommendation to approve this plan amendment request. Staff finds that the property meets the 
intent and purpose of both the R-COM and the R-IND Districts by supporting local mills and farm 
uses by processing their by-products into materials that are sold to farmers, ranchers and rural 
residents to support their uses. 

These findings for the Community Development Code also pertain to Statewide Planning Goals 3 
and 4. 

V. SUMMARY AND CONCLUSIONS 

1. Based on the plan designation criteria of Policies 1, 14 and other policies of the Rural/Natural 
Resource Plan, staff concludes that the proposed R-COM and R-IND Districts are appropriate 
designations for the subject property. 

2. The change in land use designation will not "significantly affect" the surrounding planned 
transportation system and is therefore consistent with Policy 10 of the Transportation Plan and 
OAR 660-012-0060. 

3. Local service providers currently can provide an adequate level of public services for the site. No 
urban services will be needed to support the subject property. 

4. The plan amendment request is consistent with the intent and purpose of the R-COM and R-IND 
land use districts and meets the applicable criteria for a plan amendment from AF-5 to R-COM 
and R-IND. 
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Attachment A 

June 9, 2010 

TRANSPORTATION REPORT 
FOR 

CASEFILE NO. 10-092-PA 

Applicant: Larry Williams c/o Matt Newman, NW Engineers LLC 

Location: At the NW corner of State Hwy 47 and Seghers Rd., approximately 2 
miles north of Gaston 

Tax Map/Lot: 1S4 23 Tax Lots 2301 (13.3 ac.) and 2303 (1.85 ac.) 

Total Site Size: 15.16 acres 

Staff has reviewed this request for compliance with the applicable Oregon 
Transportation Planning Rule requirements and the Washington County 2020 
Transportation Plan policies and submits the following findings and recommendations. 

FINDINGS 

A. General: 

1. The subject site includes two contiguous tax lots that are presently designated 
as AF-5 (Agriculture and Forest, 5 acres). The proposed plan amendment 
would designate all of tax lot 2303 and 9.8 acres (approximately 74%) of tax 
lot 2101 to Rural Industrial (R-IND) and the remainder of tax lot 2101 (3.5 
acres) to Rural Commercial (R-COM). 

2. The site supports an existing business (Williams Fuel) that provides a retail 
outlet for various resource-based products such as root stock, landscape 
supplies, bark dust, sand, gravel and rock, mulch/compost and related 
materials. Nine hundred square feet of an existing 5,184 square foot building 
is used for retail sales. 

3. The existing retail and commercial uses on the subject property are not 
permitted under the AF-5 plan designation but may be permitted under the 
proposed plan designations. If the plan amendment is approved, the property 
owner will be required to obtain development review approval by 
demonstrating that the use of the site complies with the applicable 
requirements of the R-IND and R-COM plan designations. 

4. Access to the site is from an existing driveway located off Seghers Road, a 
county rural local street, just west of its intersection with Highway 47. Highway 
47 is state highway that is classified as an arterial; it is under the jurisdiction of 
ODOT. No new access is proposed or implied through this plan amendment 
request. 

5. The following standards are applicable to this request and are addressed in 
this staff report: 
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a. OAR 660, Division 12, Oregon Transportation Planning Rule: 
Section 0060 - 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 Plan Management Policy 
6.0 Roadway System Policy 
10.0 Functional Classification 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 to determine whether the proposal will 'significantly affect' 
the planned transportation system in the area. Pursuant to the OAR, the proposed 
plan amendment would 'significantly affect' a transportation facility if it does any of 
the following: 

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

• Changes standards implementing a functional classification system; 

• Allows types or levels of land uses which would result in levels of travel or access 
which are inconsistent with the functional classification of a transportation facility; 
or 

• Would reduce the performance standards of the facility below the minimum 
acceptable level identified in the TSP. 

2. 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. Plan amendment requests may be for 
designations that permit more intensive land uses with greater trip generation 
potential. In such cases, applicants are typically required to submit traffic analyses 
that have been prepared by licensed traffic engineers in order to help evaluate the 
potential affects of proposed plan amendments on transportation facilities. 

3. The proposed plan amendment application includes a comparative traffic analysis, 
prepared by a licensed traffic engineer, that evaluates potential trip generation for 
reasonable 'worst case' development scenarios under the existing and proposed 
land use designations. For'the purposes of the plan amendment traffic analysis, 
the existing use of the site as a commercial/retail business cannot be assumed as 
this use is not permitted in the AF-5 land use district. Consequently the applicant's 
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traffic analysis assumes only those uses that may be allowed under the existing 
AF-5 plan designation. 

4. Staff has reviewed the traffic analysis that was prepared by the applicant's traffic 
engineer and concurs with the analysis and conclusions presented. Under the 
proposed R-COM/R-IND plan districts potential trip generation is substantially 
greater than it would be under the current AF-5 District. Under the proposed plan 
designations, the site would potentially generate up to 249 additional trips/day. 

5. Even with the forecasted increase in trip generation, no changes in functional 
classification for Seghers Road or Highway 47 are proposed or required in order to 
accommodate the proposed plan amendment. Traffic volumes on Seghers Road 
will remain well within the range for local streets. 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. 

6. Outside of the UGB, there is generally an excess of available capacity. This is true 
for the affected roadways (Seghers Road and Highway 47) and no significant effect 
on capacity would result from the plan amendment at present or at the planning 
horizon (year-2028 was used in the traffic analysis). 

7. The applicant's traffic analysis also considers operational safety for the roadways 
immediately affected by the proposal. Based on the safety analysis performed by 
the applicant's traffic engineer, no mitigation appears to be required in order to 
accommodate uses that could be allowed under the proposed R-COM/R-IND plan 
designations. Staff notes that ODOT did not provide comments about the 
applicant's traffic analysis and the proposed plan amendment. If the plan 
amendment is approved, ODOT will have the opportunity to comment on the 
development application if it has concerns about the use. 

8. Based upon the facts outlined above, staff concludes that the proposal is 
consistent with the identified function, capacity, and level-of-service for affected 
transportation facilities, consistent with Section 0060 of the Oregon Transportation 
Planning Rule. 

C. Washington County 2020 Transportation Plan 

The proposed plan amendment is subject to seven policies from the County's 2020 
Transportation Plan, which are 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. 

STAFF: As previously stated in this report, the proposed plan amendment is not 
anticipated to have a detrimental impact on the capacity or level of service on 
transportation facilities. The proposal therefore does not conflict with Policy 1.0. 
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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 future development on the subject 
property will be subject to the traffic safety regulations set forth in the Community 
Development Code (CDC) and Resolution and Order 86-95 which implement Policy 
2.0. Compliance with Policy 2.0 will therefore be maintained. 

Should this plan amendment be approved, a development application will be 
submitted, at which time the applicable traffic safety standards in the CDC would be 
applied. In addition, Highway 47 is a state highway that is under the jurisdiction of 
ODOT. This request has been submitted to ODOT but comments were not provided 
from ODOT. ODOT will have another opportunity to submit comments during the 
development review process. Based on the above facts, staff believes this request is 
consistent with 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, AMD TO ENSURE THAT FUNDING IS 
EQUITABLY RAISED AND ALLOCATED. 

STAFF: No detrimental impacts to system capacity are anticipated as a result of the 
proposed plan amendment because the increase in projected trips is relatively 
modest and substantial available capacity exists on the affected roadways. 

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: As found elsewhere in this report, significant impacts on capacity or 
roadway safety are not anticipated under the proposed plan designations. The 
proposal is therefore consistent with Policy 5.0 since there will be no appreciable 
change in travel demand as a result of the plan amendment. 

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: Since the proposed plan amendment will not result in a significant increase 
in trips or travel demand, it will not degrade the planned motor vehicle performance 
measures set forth in the strategies for implementation of Policy 6.0. The proposal is 
therefore consistent with Policy 6.0. 
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10.0 FUNCTIONAL CLASSIFICATION POLICY 
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 either Highway 47 or Sehgers Road nor result in land uses that are inconsistent 
with those identified in the Transportation Plan. Although none are associated with 
this proposal, any new access or changes in access are required to comply with the 
applicable access requirements found in CDC Article V; such compliance ensures 
that the functional integrity and roadway safety are maintained. 

19.0 TRANSPORTATION PLANNING COORDINATION AND PUBLIC 
INVOLVEMENT POLICY 
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). It is therefore consistent with Policy 19.0. 

CONCLUSION 

Based on the findings in this report, staff concludes that this plan amendment proposal 
(AF-5 to R-COM/R-IND) will not "significantly affect" a transportation facility as defined in 
OAR 660, Division 12. Under the proposed R-COM and R-IND plan designations, the 
identified function, capacity, and level-of-service for affected transportation facilities will 
be maintained, consistent with adopted transportation plans. The proposal is also 
consistent with all of the applicable Washington County 2020 Transportation Plan 
policies as discussed in Section C. of this report. 
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Attachment A 

June 9, 2010 

TRANSPORTATION REPORT 
FOR 

CASEFILE NO. 10-092-PA 

Applicant: Larry Williams c/o Matt Newman, NW Engineers LLC 

Location: At the NW corner of State Hwy 47 and Seghers Rd., approximately 2 
miles north of Gaston 

Tax Map/Lot: 1S4 23 Tax Lots 2301 (13.3 ac.) and 2303 (1.85 ac.) 

Total Site Size: 15.16 acres 

Staff has reviewed this request for compliance with the applicable Oregon 
Transportation Planning Rule requirements and the Washington County 2020 
Transportation Plan policies and submits the following findings and recommendations. 

FINDINGS 

A. General: 

1. The subject site includes two contiguous tax lots that are presently designated 
as AF-5 (Agriculture and Forest, 5 acres). The proposed plan amendment 
would designate all of tax lot 2303 and 9.8 acres (approximately 74%) of tax 
lot 2101 to Rural Industrial (R-IND) and the remainder of tax lot 2101 (3.5 
acres) to Rural Commercial (R-COM). 

2. The site supports an existing business (Williams Fuel) that provides a retail 
outlet for various resource-based products such as root stock, landscape 
supplies, bark dust, sand, gravel and rock, mulch/compost and related 
materials. Nine hundred square feet of an existing 5,184 square foot building 
is used for retail sales. 

3. The existing retail and commercial uses on the subject property are not 
permitted under the AF-5 plan designation but may be permitted under the 
proposed plan designations. If the plan amendment is approved, the property 
owner will be required to obtain development review approval by 
demonstrating that the use of the site complies with the applicable 
requirements of the R-IND and R-COM plan designations. 

4. Access to the site is from an existing driveway located off Seghers Road, a 
county rural local street, just west of its intersection with Highway 47. Highway 
47 is state highway that is classified as an arterial; it is under the jurisdiction of 
ODOT. No new access is proposed or implied through this plan amendment 
request. 

5. The following standards are applicable to this request and are addressed in 
this staff report: 
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a. OAR 660, Division 12, Oregon Transportation Planning Rule: 
Section 0060 - Plan and Land Use Regulation Amendments 

V VOOI III igton 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 Plan Management Policy 
6.0 Roadway System Policy 
10.0 Functional Classification 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 to determine whether the proposal will 'significantly affect' 
the planned transportation system in the area. Pursuant to the OAR, the proposed 
plan amendment would 'significantly affect' a transportation facility if it does any of 
the following: 

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

• Changes standards implementing a functional classification system; 

• Allows types or levels of land uses which would result in levels of travel or access 
which are inconsistent with the functional classification of a transportation facility; 
or 

• Would reduce the performance standards of the facility below the minimum 
acceptable level identified in the TSP. 

2. 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. Plan amendment requests may be for 
designations that permit more intensive land uses with greater trip generation 
potential. In such cases, applicants are typically required to submit traffic analyses 
that have been prepared by licensed traffic engineers in order to help evaluate the 
potential affects of proposed plan amendments on transportation facilities. 

3. The proposed plan amendment application includes a comparative traffic analysis, 
prepared by a licensed traffic engineer, that evaluates potential trip generation for 
reasonable 'worst case' development scenarios under the existing and proposed 
land use designations. For the purposes of the plan amendment traffic analysis, 
the existing use of the site as a commercial/retail business cannot be assumed as 
this use is not permitted in the AF-5 land use district. Consequently the applicant's 
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traffic analysis assumes only those uses that may be allowed under the existing 
AF-5 plan designation. 

4. Staff has reviewed the traffic analysis that was prepared by the applicant's traffic 
engineer and concurs with the analysis and conclusions presented. Under the 
proposed R-COM/R-IND plan districts potential trip generation is substantially 
greater than it would be under the current AF-5 District. Under the proposed plan 
designations, the site would potentially generate up to 249 additional trips/day. 

5. Even with the forecasted increase in trip generation, no changes in functional 
classification for Seghers Road or Highway. 47 are proposed or required in order to 
accommodate the proposed plan amendment. Traffic volumes on Seghers Road 
will remain well within the range for local streets. 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. 

6. Outside of the UGB, there is generally an excess of available capacity. This is true 
for the affected roadways (Seghers Road and Highway 47) and no significant effect 
on capacity would result from the plan amendment at present or at the planning 
horizon (year-2028 was used in the traffic analysis). 

7. The applicant's traffic analysis also considers operational safety for the roadways 
immediately affected by the proposal. Based on the safety analysis performed by 
the applicant's traffic engineer, no mitigation appears to be required in order to 
accommodate uses that could be allowed under the proposed R-COM/R-IND plan 
designations. Staff notes that ODOT did not provide comments about the 
applicant's traffic analysis and the proposed plan amendment. If the plan 
amendment is approved, ODOT will have the opportunity to comment on the 
development application if it has concerns about the use. 

8. Based upon the facts outlined above, staff concludes that the proposal is 
consistent with the identified function, capacity, and level-of-service for affected 
transportation facilities, consistent with Section 0060 of the Oregon Transportation 
Planning Rule. 

C. Washington County 2020 Transportation Plan 

The proposed plan amendment is subject to seven policies from the County's 2020 
Transportation Plan, which are 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. 

STAFF: As previously stated in this report, the proposed plan amendment is not 
anticipated to have a detrimental impact on the capacity or level of service on 
transportation facilities. The proposal therefore does not conflict with Policy 1.0. 



Casefile 10-092-PA/Williams Fuel Plan Amendment 
Attachment A - Transportation Report 
June 9, 2010 
Page 4 of 5 

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 future development on the subject 
property will be subject to the traffic safety regulations set forth in the Community 
Development Code (CDC) and Resolution and Order 86-95 which implement Policy 
2.0. Compliance with Policy 2.0 will therefore be maintained. 

Should this plan amendment be approved, a development application will be 
submitted, at which time the applicable traffic safety standards in the CDC would be 
applied. In addition, Highway 47 is a state highway that is under the jurisdiction of 
ODOT. This request has been submitted to ODOT but comments were not provided 
from ODOT. ODOT will have another opportunity to submit comments during the 
development review process. Based on the above facts, staff believes this request is 
consistent with 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: No detrimental impacts to system capacity are anticipated as a result of the 
proposed plan amendment because the increase in projected trips is relatively 
modest and substantial available capacity exists on the affected roadways. 

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: As found elsewhere in this report, significant impacts on capacity or 
roadway safety are not anticipated under the proposed plan designations. The 
proposal is therefore consistent with Policy 5.0 since there will be no appreciable 
change in travel demand as a result of the plan amendment. 

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: Since the proposed plan amendment will not result in a significant increase 
in trips or travel demand, it will not degrade the planned motor vehicle performance 
measures set forth in the strategies for implementation of Policy 6.0. The proposal is 
therefore consistent with Policy 6.0. 
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10.0 FUNCTIONAL CLASSIFICATION POLICY 
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 either Highway 47 or Sehgers Road nor result in land uses that are inconsistent 
with those identified in the Transportation Plan. Although none are associated with 
this proposal, any new access or changes in access are required to comply with the 
applicable access requirements found in CDC Article V; such compliance ensures 
that the functional integrity and roadway safety are maintained. 

19.0 TRANSPORTATION PLANNING COORDINATION AND PUBLIC 
INVOLVEMENT POLICY 
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). It is therefore consistent with Policy 19.0. 

CONCLUSION 

Based on the findings in this report, staff concludes that this plan amendment proposal 
(AF-5 to R-COM/R-IND) will not "significantly affect" a transportation facility as defined in 
OAR 660, Division 12. Under the proposed R-COM and R-IND plan designations, the 
identified function, capacity, and level-of-service for affected transportation facilities will 
be maintained, consistent with adopted transportation plans. The proposal is also 
consistent with all of the applicable Washington County 2020 Transportation Plan 
policies as discussed in Section C. of this report. 
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NW Engineers, LLC 
19075 NW Tanasboume Drive, Suite 160 

Hillsboro, OR 97124 
Phone (503) 601-4401 

Fax (503) 601-4402 
Email inbox@nw-eng.com 
Website www.nw-eng.com 

May 12,2010 

Washington County Dept. of Land Use & Transportation 
Planning 
Attn: Anne Elvers 
155 N. First Avenue, Suite 350 
Hillsboro, Oregon 97124 

RE: Williams Plan Amendment 
Casefile 10-092-PA 

Dear Ms. Elvers: 

NW Engineers represents Williams Fuel regarding this Plan Amendment. On behalf of Sarah 
Williams, we request continuance of the hearing scheduled for May 19, 2010 to the June 16, 2010 
hearing before the Planning Commission. This is requested to allow time to meet with staff 
regarding the application and respond to some of their comments and provide additional findings in 
support of the application. 

If you have any questions, please call me at 503.601.4401. 

TVIatt Newman 
Planning Manager 
NW Engineers, LLC 

Engineering • Planning 
Directors: Greg Palmer, PE • Greg Thiel, PE 

mailto:inbox@nw-eng.com
http://www.nw-eng.com


^ ^ W A S H I N G T O N C O U N T Y 

OREGON 

May 12, 2010 

To: Planning Commission 

V 
From: Brent Curtis, Planning Manager 

RE: Case File 10-092-PA 
Larry Williams, Applicant 

Staff recommends that the Planning Commission continue the public hearing for this 
application until June 16, 2010 so that staff can meet with the applicant to clarify certain 
aspects about the request and application materials. The applicant is not opposed to the 
continuance. 

A staff report and any new application material will be provided to the Planning 
Commission prior to the June 16th hearing. 
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£1 WASHINGTON COUNTY 
DEPARTMENT OF LAND USE AND TRANSPORTATION 
PLANNING DIVISION 
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 
PROCEDURE TYPE III 

CPO: 11 

CASE FILE NO.: 10-092-PA 

APPLICANT & OWNER: 
Larry Williams 
44975 S W Seghers Road 
Gaston O R 97119 

APPLICANT'S REPRESENTATIVE: 
N W Engineers, LLC 
19075 N W Tanasbourne Drive, Suite 160 
Hillsboro O R 97124 

CONTACT PERSON: Matt Newman, 503-601-4401 

PROPERTY DESCRIPTION: 

COMMUNITY PLAN: Rural/Natural Resource 

EXISTING LAND USE DISTRICT: 
Agriculture and Forest (AF-5) 

PROPOSED PLAN AMENDMENT: 
Comprehensive plan amendment from Agriculture and Forest -
Industrial (R- IND). 

ASSESSOR MAP NO: 1S4 23 
TAX LOT NOS: 2301 & 2303 
SITE SIZE: Total 15.16 Acres 
ADDRESS: 44975 and 45095 S W Seghers Rd, Gaston, 97119 
LOCATION: A t the northwest corner of S W Highway 47 and S W 
Seghers Road 

5 Acre District (AF-5) to Rural Commercial (R -COM) and Rural 

Notice is hereby given that the Planning Commission will review 
the request for the above stated proposed plan amendment at a 
meeting on: Wednesday, May 19, 2010 at 7:30 PM in the 
auditorium of 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: 

Anne Elvers, Associate Planner 

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

AREA MAP 

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. 

http://www.co.washington.or.us


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 Anne Elvers, Associate Planner, Department of 
Land Use and Transportation, at (503) 846-3519. 
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WASHINGTON COUNTY 
DEPARTMENT OF I AND USE AND TRANSPORTATION 
PLANNING DIVISION 
ROOM 360-14 
155 NORTH FIRST AVENUE 
HILLSBORO, OREGON 97124 
(503)046-3510 

CASEFILE NO.. ( 0 

A P P L I C A N T NAME AND A D D R E S S : 

LA-m/i tvl >\U<i>n<; 
•WHH-K' fhi .jjtfHWS en 

P L A N AMENDMENT APPLICATION 

P R O C E D U R E T Y P E III (QUASI - JUDICIAL PUBLIC HEARING) 

C P O : H . -

T - I I r I i . •J t- VKnw-

APPLICANT'S REPRESENTATIVE AND ADDRESS: 

-JJfe 

COMMUNITY PLAN m 
EXISTING LAND USE DISTRICTS): 

OWNER'S NAME AND ADDRESS: 

- f e 

P R O P E R T Y DESCRIPT ION 
A S S E S S O R , M A P NO(S): I V -
T A X LOT NO(S): JXr-A 
SITE SIZE; FE-ITO^ . , . . 
A D D R E S S : W M S I M ( J O & V M M M 
L O C A T I O N : FFIFFIAMH 

A P P L I C A N T PHONE: ft! IRAERF- # 3 3 - ^ h j ^ O j 

•L3> 
O W N E R PHONE: 

A L S O NOTIFY: 

1-

DATE OF PRE-APPLICATION CONFERENgE: 
(Attach copy of summary) j \ 

EXISTING USE OF THE SITE: MM 
STAFF MEMBER: f ^ j ^ M i l \ ^ h 

3M 

LIST ASSESSOR MAP AND TAX LOT NUMBERS OF ALL CONTIGUOUS LOTS OR PARCELS UNDER IDENTICAL OWNERSHIP: 

Np\ 

LIST ALL PREVIOUS DEVELOPMENT REQUESTS, LAND USE ACTIONS AND DATES OR PREVIOUS ACTIONS RELATING TO THE SUBJECT 
PROPERTY. " .. . . - , . , - • • . . 

WE, THE UNDERSIGNED HEREBY AUTHORIZE THE FILING OF THIS APPLICATION AND CERTIFY THAT THE INFORMATION CONTAINED IN 
THIS APPLICATION IS COMPLEtE AND CORRECT TO THE BEST OF OUT KNOWLEDGE. 

fegw- • - • . : 
CONTRACT! DATE • OWNER • CONTRACT PURCHASER DATE 

• OWNER • CONTRACT PURCHASER DATE • O W N E R • C O N T R A C T P U R C H A S E R DATE 

NOTES: 

.> THIS APPLICATION MUST BE SIGNED BY ALL THE OWNERS OR ALL THE 
CONTRACT PURCHASERS OF THE SUBJECT PROPERTY, AS DEFINED BY THE 
COMMUNITY DEVELOPMENT CODE, SLCTION 103-148. 

.> IF THIS APPLICATION IS SIGNED BY THE CONTRACT PURCHASER(S), THE 
CONTRACT PURCHASER(S) IS (ARE) CERTIFYING THAT THE CONTRACT 
VENDOR HAS BEEN NOTIFIED OF THE APPLICATION. 

THE APPLICANT OR A REPRESENTATIVE SHOULD BE PRESENT AT ALL PUBLIC 
HEARINGS. 

NO APPROVAL WILL BE EFFECTIVE UNTIL THE APPEAL PERIOD HAS EXPIRED. 

AN APPROVAL OR DENIAL OF THIS REQUEST MAY UE OVERTURNED ON 
APPEAL. 

S3PLWG.!lVPSH4fiSWaB^ 9/7/2007 
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March 30, 2010 

A P P L I C A N T ' S S T A T E M E N T 

APPLICANT/OWNER: 

APPLICANT'S 
REPRESENTATIVE: 

Larry Williams 
44975 SW Seghers Road 
Gaston,, Oregon 97119 

Matt Newman 
NW Engineers, LLC 
19075 NW Tanasbourne Drive, Suite 160 
Hillsboro, Oregon 97124 

REQUEST: Comprehensive Plan Amendment to remove the AF-5 
designation on two parcels totaling 15.16 acres and 
designating 3.50 acres to R-COM (Rural Commercial), 
and 11.66 acres R-IND (Rural Industrial). 

SITE LEGAL 
DESCRIPTION: Tax Lots 2301 and 2303; Tax Map 1S4 23 

Washington County, Oregon 

SIZE: 15.16 Acres +/-

LOCATION: 44975 SW Seghers Road 
Gaston,, Oregon 97119 

LAND- USE DISTRICT: AF-5 

COMMUNITY PLAN: Rural Natural Resource 
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APPLICABLE REGULATIONS 

LCDC 
Goal 1 Citizen Involvement 
Goal 2 Land Use Planning 
Goal 3 Agricultural Lands 
Goal 9 Economy of the State 
Goal 11 Public Facilities and Services 
Goal 12 Transportation 
Goal 14 Urbanization 

B. Oregon Administrative Rules (OAR) 

660-012-0060 
660-014-0000 
660-014-0030 

660-014-0040 
660-015-0000 
660-022-0030 

Transportation Plan and Land Use Amendments 
Purpose of New Urban Development on Rural Lands 
Rural Lands Irrevocably Committed to Urban Levels of 
Development 
Establishment of New Urban Development on Rural Lands 
Statewide Planning Goals 
Planning and Zoning of Unincorporated Communities 

C. Washington County Comprehensive Plan 

D. Rural/Natural Resource Community Plan 
Policy 1: The Planning Process 
Policy 2: Citizen Involvement 
Policy 6: Water Resources 
Policy 8: Natural Hazards 
Policy 14: Plan Designations 
Policy 18: Rural Lands 
Policy 19: Rural Residential Development 
Policy 20: Rural Commercial Development 
Policy 21: Rural Industrial Development 
Policy 22: Public Facilities and Services 
Policy 23: Transportation 

E. Washington County Transportation Plan 

1.0 Travel Need Policy 
2.0 System Safety Policy 
4.0 System Funding Policy 
5.0 System Implementation and Plan Management Policy 
6.0 Roadway System Policy 
10.0 Functional Classification 
19.0 Transportation Planning Coordination and Public Involvement Policy 

Comprehensive Plan Amendment 
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F. 2009 Washington County Community Development Code: 

Section 202-3 
Section 348 
Section 352 
Section 354 

Type III Procedure 
Agricultural and Forest District, AF-5 
Rural Commercial District Standards, R-COM 
Rural Industrial District Standards, R-IND 
Heavy Industrial Uses Section 430-57 

II AFFECTED JURISDICTIONS 

Water: 
Drainage: 
Erosion Control: 
Fire Protection: 
Police Protection: 
Streets: 
Water Quality/Quantity: 

Hillsboro Water Department 
Washington County Dept. of Land Use & Transportation 
Washington County 
Forest Grove Rural Fire Protection District 
Washington County Sheriff 
Washington County Dept. of Land Use & Transportation 
Washington County 

III. INTRODUCTION 

The purpose of this application is to amend the Washington County Comprehensive Plan Map to 
remove the AF-5 designation on two parcels totaling 15.16 acres and designating 3.50 acres to R-
COM (Rural Commercial), and 11.66 acres R-IND (Rural Industrial), for land comprising Tax Lots 
2301 and 2303, Map 1S4-23. The property is located at the northwest corner of SW Highway 47 
and SW Seghers Road (See Exhibit 1). 

Rural Commercial Designated Area - Tax Lot 2301 (partial) 

The proposed 3.50 acres R-COM designated area is located at the site's southeast corner and 
includes only a portion of Tax Lot 2301 which totals 13.30 acres. Williams Fuel currently operates 
the business on the property as it has done so since 1946. This Comprehensive Plan Amendment 
provides the appropriate land use designation of the business. Current uses on the R-COM portion 
of the property include a retail landscape supply center, wholesale bark dust storage and sales, 
nursery stock, and part of the mushroom composting area and sawdust storage. The landscape 
supply center products include bark dust, fertilizers, decorative stone pavers, sand, gravel & rock, 
timber elements, root stock and nursery stock. A 72-ft. x 72-ft., 5,184 sq. ft. building is located in 
the center of the R-COM site housing storage, business office, maintenance shop and retail store. 
Although this building is larger than the 3,500 sq. ft. Goal 14 limit for enclosed uses in the District, 
the scale of this building is clearly rural in nature and could not reasonably accommodate urban-
scale uses. Therefore, the applicant is not requesting an Exception to Goal 14 and agrees to a 
condition which limits any future building to 5,000 sq. ft. in the District (assuming the existing 
building is demolished - See Exhibit 2). 

Rural Industrial Designated Area - Tax Lot 2303 & 2301 (partial) 

The proposed 11.66 acres R-IND designated area includes all of the 1.86-acre Tax Lot 2303 (to the 
west of the retail center), and the remaining 9.90 acres of Tax Lot 2301 (to the north). Tax Lot 2303 
includes the Williams single-family residence totaling 2,326 sq, ft., an 800 sq. ft. shed and yard. The 
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applicant has included this property in the Plan Amendment because it would be the most efficient 
use of land in the long run. The applicant understands that the existing residence will be 
"nonconforming" once R-IND is designated on the property. For this reason, the applicant agrees to 
apply for a Type I "caretaker residence" pursuant to Section 354-2.l.A, once the designation is 
complete. 

The remainder of Tax Lot 2301 contains the old mill pond, a drainage way, pasture, nursery stock, 
lumber mill by-product screening/separating operation area, and the remainder of the mushroom 
composting area and sawdust storage. This lumber mill by-product screening/separating operation 
area is land-extensive requiring approximately 5-acres of the R-IND District. Additionally, this 
operation, especially the mushroom compost, produces significant odors not compatible with urban 
uses and are most appropriate far from the UGB. Products produced on this portion of the property 
are primarily sold to large commercial customers outside the UGB including dairies, horse boarding 
facilities, nurseries, vineyards and other businesses. A full description of the business operation is 
provided in Exhibit 20. In summary, Williams Fuel has provided a necessary service to lumber mills 
(with the removal and re-use of their by-products), and retail/wholesale service to primarily rural 
customers of landscape materials, firewood, bark, compost and other products for more than 50 
years. The location of Williams Fuel is integral with its proximity to Stimson Mill as well as a 
convenient location to serve rural customers in Washington and Yamhill Counties. Finally, there are 
no alternative locations inside the UGB for this use due to negative impacts created by the 
mushroom composting operation and resulting greater transportation costs for servicing Stimson 
Mill. 

Purpose of Plan Amendment 

The reason for this Plan Amendment is to allow some retail sales on the R-COM portion and 
processing of forest, mineral and agricultural products on the R-IND portion of the property. 
Williams Fuel requires approval of this Plan Amendment to continue the business and remove its 
non-conforming status. This will also allow limited upgrades to the existing building which is 
currently "red-flagged" by Washington County, including an approved septic system, bathroom 
facilities and office & ADA improvements. Future business planning would be very difficult without 
approval of this plan amendment. Financial institutions that make future loans for the business and 
property will generally require R-COM and R-IND designations (and removal of the "red-flag"). The 
retail portion with R-COM designation could not exist without storage and manufacturing on the 
balance of the property with R-IND designation. 

Property History 

This property was originally acquired by Mr. Williams' father, Lawrence F. Williams. Development on 
the property consisted of a farm house and agricultural buildings as a part of a general farming and 
hog operation. A small pond located at the northwest corner of the site was used for a small log 
milling operation in the 1930's. The pond is currently is use as a water source for cattle and nursery 
stock. 

In 1968 Lawrence F. Williams, applied for a zone change (ZC 94-68) from F - l to M-3 and C-2. After 
hearing the request, the Washington County Planning Commission recommended a M-3 designation 
be approved, but the C-2 designation requested by Mr. Williams, denied. Washington County Staff 
recommended denial of both requests. The Board of County Commissioners reviewed this 
application on September 24, 1968. No one appeared in opposition to the request. The Zone 
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change request from F - l to M-3 and C-2, however, was unfortunately denied by the County Board on 
a vote of 4-0. This action was recorded in Resolution and Order 68-342. 

As a part of the initial agricultural operation on this property, Mr. Williams salvaged waste materials 
from nearby lumber mills and used these materials as fuel for their farming operation. In the course 
of securing and using this fuel, Mr. Williams obtained quantities of waste and salvage well beyond 
what could be utilized by his own agricultural operation. As a result, he started selling the surplus to 
other agricultural and nearby residential users. This, in essence, became a service whereby the 
waste of one resource based industry could be used as a means of heat and energy for agricultural 
and residential uses. This activity has grown steadily since the late 1960's. Over the years, bark 
dust, chips, gravel, stone and other landscape supply products have been added, as well as the 
commercial nursery sales. Recently, the Williams Fuel operation has expanded to include the 
propagation of root stock which is sold on a wholesale basis to regional and international nurseries. 
Currently the business has expanded to include the composting and bark products which are in great 
demand for large rural customers. 

Current Uses 

Williams Fuel currently sells plant materials and other sundry items generally associated with 
landscape supply businesses. Other uses on the site includes 8-10 head of cattle on the pasture 
portion of the property (north side). This operation utilizes the manure as part of his natural fertilizer 
sales. The original farm house on the property was removed in the mid-1970s. A portion of the 
main hog barn was demolished for construction of the new alignment of Highway 47 prior to the 
Williams' acquiring the property. The remaining portion of the main hog barn burned to the ground in 
October, 1987. A barn like structure was built on the property in 1979. This 5,184 sq. ft. building 
described above and shown on Exhibit 3, includes area for storage, business office, maintenance 
shop and retail store. Uses in the storage-portion of the building include storage for certain 
landscape materials, and a packing room and cooler area for the packing, storage and shipping of 
root stock materials. 

The use of this property over the past 40 years has transformed from an agricultural use utilizing the 
waste products of a natural resource industry to a business which collects and utilizes materials 
from forest and agricultural activities and resells these materials to end users. The majority of the 
materials handled by Williams Fuel at this location are collected from nearby processors, assembled 
at this location and sold to the general public in this portion of the County. The primary new 
commercial use, however, is the storage and distribution of bark and mushroom compost to 
commercial customers such as horse stables, nurseries and vineyards. Many of the Williams Fuel 
retail customers are located on smaller developed land parcels along both the old and new 
alignments of Highway 47 between Forest Grove and Gaston (See Aerial Photo and Site Plan -
Exhibits 2 & 3). 

Significant Natural Resources and Flood Plain 

The northern portion of the subject site is within the 100-year flood plain with O'Neil Creek which 
flows in the easterly direction to the Tualatin River. This is also identified as water areas and 
wetlands on the Rural Natural Resource Plan (See Exhibit 10). As noted above, this area is farmed 
with nursery stock with the former log pond used as a water supply. There is also a small undefined 
drainage way along the westerly side flowing in a north/northeasterly direction to the logging mill 
pond. This pond is identified on the National Wetland Inventory, as noted on Exhibit 7. Although it is 
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not identified on the Inventory, the drainage may also have associated jurisdictional wetlands. The 
Division of State Lands would likely take jurisdiction to the wetland associated with the drainage 
way. This is likely since the drainage way eventually flows into O'Neil Creek and , therefore, it is part 
of a large jurisdictional system. No alteration to the flood plain, significant natural resource or 
potential wetland is proposed at this time. Should the applicant choose to expand the intensity of 
the business near the flood plain or resource, appropriate mapping and permitting will be necessary. 

Approximately 1/4 mile south of the subject site is Scoggins Creek and Slough, which likewise flow in 
an easterly direction to the Tualatin River. O'Neil Creek joins the Tualatin River at Milepost 59 and 
Scoggins Creek at Milepost 60. The southern part of the site where the other activities are located is 
elevated above the 100-year flood plain. Elevations on the property range from approximately 215 
feet above sea level along SW Seghers Road and in the area occupied by buildings in the center of 
the site, then slopes down to the north/northeast to an elevation of approximately 170 feet above 
sea level (See Exhibits 7 & 10). 

Soils 

The subject site contains two major soils groups, Helvetia Silt Loam and McBee Silty Clay Loam. The 
Helvetia Silt Loams on the site range from 2% to 20% in slopes with slight to moderate erosion 
hazard. The McBee Series in the northeast portion of the site is comprised of nearly level soil 
associated with larger streams such as the Tualatin River. Run-off on the McBee soils is slow and 
the hazard of erosion is slight. Flooding, however, is frequent. 

The Helvetia Silt Loams ranging from 2% to 12% slopes and the McBee Silty Clay Loam are classified 
as agricultural Capability Unit lle-2 and llw-4, respectively. The Helvetia Silty Loam 12% to 20% slope 
series is agricultural Capability Unit llle-5. Although these soils are suitable agricultural soils, this 
area has been included as an exception in the County's Comprehensive Land Use designations and 
is, therefore, exempt from the provisions and requirements of the EFU district (See Exhibit 8). 

Surrounding Land Uses 

Surrounding land uses are predominantly agricultural in nature with a scattering of single-family 
residences. The properties extending to-the north and west of the subject site are designated AF-20 
and AF-5. Property to the south is designated AF-5 and property to the east across Highway 47 is 
located in the EFU District. Refer to Exhibits 2 & 4 for land uses (an * is provided to identify homes). 
A more detailed description of surrounding uses is as follows: 

East: All nearby properties to the east are designated EFU District. There are several large farm 
properties to the east and northeast - most of which is impacted by the 100-year flood plain. These 
include Tax Lots 1S4 23 2400, 1S4 24 601 & 1S4 25 400. There are approximately six homes on 
small tax lots to the southeast with access from SW Seghers Road. These homes are on properties 
associated with farm uses on the larger adjacent properties mentioned above. All appear to be 
above the flood plain and are separate by a minimum 750-ft. from the site (for the closest residence) 
and more than 1,000-ft. from the majority of the homes. 

South: Properties directly south of the site and north of SW Scoggins Valley Road are designated AF-
5 District. Several of the properties contain a residence (as noted with an * on Exhibit 4). These 
include Tax Lots 1S4 23 1701, 1702, 1704, and 2304. To the immediate southeast are two 
additional small residential parcels, also in the AF-5 District. The nearest homes are less than 500-
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ft. from the site. These parcels appear not to have a commercial farm uses associated with them 
(except small hay fields). All of these properties are above the 100-year flood plain. 

East: There are two large farm properties and one small one with homes to the east located in the 
AF-20 District. These tax lots include 1S4 23 1700, 1901 and 2000 (small residential parcel). The 
two large properties appear to be commercial farms with grain crops or grass seed similar to the 
farm uses on the east side of Highway 47. The nearest residence is more than 1500 ft. from the 
site. There are also three small parcels with homes adjacent to the east in the AF-5 District. These 
include 1S4 23 1900, 1902 & 1903. The nearest residence is more than 500-ft. from the site. 
Limited farm uses on these parcels include small hay fields. All properties to the east are also above 
the 100-year flood plain. 

North: One large farm property and one small tax lot are located north of the site. These include 
1S4 23 602 and 2000. A portion of both properties are within the 100-year flood plain. There is a 
residence associate with the large parcel, also approximately 1,500 ft. from the site (Tax Lot 1S4 23 
602). Again the farm use associated with this parcel are grain crops or grass seed. 

All of the above residences and farm uses have existed and operated adjacent to Williams Fuel for 
many years without noticeable impacts to accepted farm practices. Neither have there been 
complaints regarding the operation with respect to noise, safety or odor. 

TRAFFIC ANALYSIS 

The following are summary points contained in the Traffic Report on pages 3 and 4 of the Executive 
Summary, pages 21 and 25 in the body of the report, and pages 28 and 29 of the Conclusions and 
Recommendations: 

1. The proposed Plan Amendment will result in a net increase of approximately 26 new vehicle trips 
during the morning peak hour and 34 vehicle trips during the evening peak hour. This is based 
on a reasonable worst case development scenario of a 35,000 square foot manufacturing facility 
with a R-IND Plan Designation (ITE Land Use Code 140), and a 6000 square foot nursery with a 
R-COM Plan Designation (ITE Land Use Code 817). The estimated increase in daily traffic volume 
for the proposed Plan Amendment to R-IND and R-COM is 249 net new vehicle trips during a 
typical day. 

2. The intersection of Highway 47 and SW Seghers Road Is not projected to meet traffic signal or 
left-turn land warrants through the year 2028 either with or without the additional traffic from the 
proposed plan amendment. No left-turn lanes nor traffic signal installations are recommended. 

3. Based on a speed study, sight distance is adequate, for the SW Seghers Road access into the 
subject property and at the intersection of Highway 47 and SW Seghers Road. 

4. The Highway 47 and SW Seghers Road intersection is currently adequate to accommodate this 
proposed plan amendment. In the year 2028, the intersection will still be adequate with or 
without this Plan Amendment. No capacity mitigations are recommended at either intersection. 

5. Only one accident occurred over the last 5years at the SW Seghers Road and Highway 47 
intersection. Based on past collision experience at study intersections, it appears that no traffic 
safety problems exist in the immediate vicinity of Williams Fuel. 
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6. The 95th percentile queuing was found to be minimal for all approaches at the intersection of 
Highway 47 and SW Seghers Road, The Williams Fuel access meets the County's access spacing 
requirements. This access is currently not nor projected to be within the eastbound SW Seghers 
Road standing queue. 

7. The intersection of Highway 47 and SW Seghers Road is currently operating at level of service "C" 
with a v/c ratio of 0.05 or better during the morning and evening peak hours. Under 2028 
background traffic conditions, the intersection is projected to operate at level of service "E" with 
a v/c ratio of 0.20 or better during the morning and evening peak hours. With the additional of 
site trips from the proposed Plan Amendment, the intersection is projected to continue operating 
at a level of service "E" with a v/c ration of 0.55 or better during the morning and evening peak 
hours. The intersection operation is acceptable with sufficient capacity to accommodate 
background and site traffic from the proposed Plan Amendment. No mitigation is recommended. 

8. The intersection of SW Seghers Road at the Williams Fuel access is currently operating at level of 
service "A" with a v/c ratio of 0.01 during the morning and evening peak hours. Under year 2028 
background traffic conditions, the intersection is projected to continue operating at level of 
service "A" with a v/c ratio of 0.01 during both the morning and evening peak hours. When the 
site trips from the proposed Plan Amendment are added, the intersection still operates at level of 
service "A" with a v/c ratio of 0.50 during the evening peak hour. Intersection operation is 
acceptable and no mitigation is recommended. 

TRAFFIC GENERATION OF ALLOWED USES 

Lancaster Engineering identified any retail activity in an enclosed building is required to meet the 
test of Section 352-3.2 of the Washington County CDC. Almost any use other than the existing 
nursery and wood products use would probably not meet the test of over 50% customers from the 
rural area. The exception would be a Farm Implement Store like Coastal. However, these uses are 
very large and generally develop in the urban areas with urban services such as fire, police 
protection, sewer and public water. 

The largest traffic use on the proposed R-COM portion of the subject property would be a nursery, 
according to ITE traffic data. The ITE Manuel identified 3.8 PM peak hour trips per 1000 square feet 
of floor area for a nursery. With a 6,000 square foot building, 23 PM peak hour trips would be 
generated (the existing 5,184 sq. ft. building, or future 5,000 sq. ft. max building is smaller than that 
which was modeled). Lancaster Engineering stated that green houses and outdoor storage do not 
affect trip generation. 

The maximum use in the Rural Industrial District would be 35,000 square feet without an Exception. 
The PM peak hour trip generation would be 0,74 per 1000 square feet which equals 26 PM peak 
hour trips. The total impact would be 49 PM peak hour trips. These trips are comparable to the 
maximum trips from uses allowed in the AF-5 District. If the property remains AF-5 District, it could 
be divided into 3 separate parcels with uses that are not required to comply with 348-4.2 
(compatibility with surrounding uses, interference with farm and forestry). The following are allowed 
uses in the AF-5 District: 
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USE in the AF-5 DISTRICT PM PEAK HOUR TRIP GENERATION 

Single Family Residence 1 trip per lot 

Government Building 2.85 per 1000 SF = 10 trips for a 3,500 square foot building 

Day Care Facility 13.1 per 1000 SF = 46 trips for a 3,500 square foot building 

Home Occupation 4 trips or 9 customers per day, family members and one employee 

Family Day Care 5 trips based on 13 children 

Based on the above information, the trips generation of one or more of these uses on three separate 
AF-5 District parcels could generate more traffic than the proposed Rural Commercial and Rural 
Industrial District uses combined. According to OAR 660-015, Goal 12 Transportation, the Oregon 
Transportation Planning Rule (TPR) prohibits Plan Amendments that significantly affect a 
transportation facility, changes the classification of the road or decreases the level of service below 
acceptable levels. In this case, the lowest acceptable level of Service is "E". Based on the above 
trip generation on various uses, this Plan Amendment will have relatively limited traffic impact 
compared to uses already allowed in the AF-5 District. 

The current size of the retail building is 5,184 sq. ft. Only about 900 sq. ft. of this building is used for 
retail sales. The balance of the building is used for storage, office space for the wood business and 
shops for maintenance and storage of vehicles and equipment. The sales for the retail portion are 
3% to 4% of the total sales volume of the business. Retail items sold include boots, gloves, 
agricultural chemicals and other items uses for agricultural and forest activities. The customers visit 
the site in their work clothes and buy products to save a trip to either Gaston or Forest Grove. This 
retail activity is clearly only for customer convenience and not an urban-scale retail use. 

The existing dwelling on Tax Lot 2303 has 3,860 sq. ft. of floor area and the shed is approximately 
2,000 sq. ft. in area. 

An Exception is not requested in this case for this R-COM Plan Amendment even though the existing 
building exceeds 3,500 sq. ft. in area. Based on an opinion of a DLCD Goal 14 specialist, this issue 
is whether the scale of the building would be compatible with rural uses and could not reasonably 
accommodate urban-scale uses. The applicant has provided evidence that the existing use in the 
building (such as storage and shipping of root stock materials) is customary for rural uses. 
Therefore, the applicant agrees to a condition which limits any future building to 5,000 sq. ft. in the 
District (assuming the existing building is demolished). With respect to the R-IND Plan Amendment, 
an Exception is not required for this portion either because the existing buildings are less than 
35,000 square feet in area. 

The following are excerpts from the R-COM and R-IND Districts in Washington County. The most 
intensive uses are identified with the largest amount of estimated traffic volume. According to 
Washington County, more intensive uses may be allowed in the Commercial and Industrial Districts. 
However, the intensity of uses are clearly controlled by Washington County CDC Sections 352-3.2 
and 354-3.2 which limit intensity of development to support the needs of rural residents and 
agricultural and forest uses. These standards are implemented by the Type II Procedure which 
clearly allows Washington County to control the intensity of the uses. In conclusion, the maximum 
amount of traffic can be determined by a Traffic Engineer. 
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Potential R-COM USES 

Only 4 intensive uses are identified in R-Com District. Use "J", Farm and Forest implement and 
equipment sales could be developed on this site. However, existing implement sales facilities in 
Washington County are already established and the demand for such uses is very limited. Minor 
small equipment sales could occur on this site in the future. 

Uses "N" and "U" are already occurring on the site and will probably expand in the future based on 
the demand from rural residents and agricultural and forest businesses in the area. The primary 
patrons of Williams Fuel are rural businesses like Stimson Lumber, nurseries, dairies, agricultural 
businesses and rural residents with hobby farms. The products sold are generally not available in 
surrounding cities or Washington County urban areas. The existing retail uses on the site will not 
change much in the future. A convenience market is possible, but the demand is very limited and 
the use would probably not be justified based on Standards of Washington County CDC Section 352-
3.2. Uses "J" and "N" are exempt from Section 352.-3.2 Standards, but uses "U" and "V" must comply 
with these Standards. 

Use "V", Service Station and Car Wash are not reasonable because of access and location 
characteristics. These uses probably cannot be justified under Section 352-3.2 because most of the 
customers, like a convenience market, would be commuters that pass by the site from the urban 
portion of Yamhill and Washington Counties. Therefore, these uses are not viable and probably 
would not be approved by Washington County with a Type II application. Therefore, they should not 
be considered with this Plan Amendment Application. 

The traffic generation from R-COM should be limited to nursery stock, truck deliveries, mineral and 
wood product sales and a small amount of retail for agricultural and forest supplies. The traffic 
engineers have determined traffic volumes for these uses. 

The Rural Industrial uses are also limited by Washington County CDC Sections 354-3.2 for Type II 
uses and 354-4.2 for Type III uses. Uses identified in Subsection "G" are exempt from Section 354-
3.2 Standards, but uses "I", "M" and "Q" must comply with the Standards. This is the same case for 
R-Com. The uses will be limited by the Washington County standards. Manufacturing of mineral, 
farm and forest products are exempt form Section 354-3.2 because they directly serve the rural area 
and generally are not developed in urban areas. 

Type III uses are not expected to be developed on the subject property. These uses require urban 
utilities and services. Also, Federal, State and County environmental standards in effect today 
probably prohibit these uses in the rural area. Fire Protection alone will significantly limit the 
intensity of the uses. Therefore, only storage buildings for equipment and very limited manufacturing 
are possible on the subject property. None of the Type III Rural Industrial uses are reasonably 
possible on this site. Therefore, the traffic volumes should be very limited and the Traffic Engineer 
can calculate the traffic volumes. The following are uses defined in the above paragraphs along 
with standards and intent and purpose of the R-COM and R-IND Districts. 
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IV. FINDINGS 

A. LCDC 

GOAL 1 CITIZEN INVOLVEMENT 

COMMENT: 

Citizen involvement or legal notice is required for any Plan Amendment. In this case, a notice 
regarding the public hearing will be mailed to all nearby property owners. 

GOAL 2 LAND USE PLANNING 

COMMENT: 

This Plan Amendment is being reviewed through a public land use planning procedure. 

GOAL 3 AGRICULTURAL LANDS 

COMMENT: 

This Plan Amendment does not involve Goal 3 lands. However, services provided at Williams Fuel 
provides a needed service to farm uses. 

GOAL 9 ECONOMY OF THE STATE 

COMMENT: 

Williams Fuel provides a service to producers of wood waste (lumber mills) as well as users of the 
processed wood products (horse stables, nurseries, vineyards, dairies). This Plan Amendment allows 
these and other uses on-site (such as mushroom composting and retail nursery) to continue 
operations enhancing the local economy. 

GOAL 11 PUBLIC FACILITIES AND SERVICES 

COMMENT: 

Public services including Forest Grove Fire, Hillsboro Water and Washington County Sheriff are 
available and currently provide service to the site (See Exhibit 18). 

GOAL 12 TRANSPORTATION 

COMMENT: 

Adequate transportation facilities are available to serve the site include SW Highway 47 and SW 
Seghers Road. 
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GOAL 14 URBANIZATION 

COMMENT: 

The existing use is rural in nature and provides a critical service to rural customers. The proposal 
does not require an Exception to Goal 14. 

B. OREGON ADMINISTRATIVE RULES (OAR) 

660-012-0060 Transportation Plan and Land Use Amendments 

COMMENT: 

The application involves a Plan Amendment to remove the AF-5 designation and apply the R-COM 
and R-IND designations in accordance with this rule. 

660-014-0000 Purpose of New Urban Development on Rural Lands 

COMMENT: 

No urban-level development is proposed. 

660-014-0030 Rural Lands Irrevocably Committed to Urban Levels of Development 

COMMENT: 

The existing use is rural in character and level of development 

660-014-0040 Establishment of New Urban Development on Rural Lands 

COMMENT: 

No urban-level development is proposed. 

660-015-0000 Statewide Planning Goals 

COMMENT: 

This proposed Plan Amendment is consistent with the applicable Statewide Planning Goals as noted 
throughout this report. 

660-022-0030 Planning and Zoning of Unincorporated Communities 

COMMENT: 

The proposal Plan Amendment does not involve zoning of an unincorporated community. 
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C. WASHINGTON COUNTY COMPREHENSIVE FRAMEWORK PLAN FOR URBAN AREA 

COMMENT: 

This document is for urban areas. The subject site is in rural Washington County; therefore the 
policies of the Rural/Natural Resource plan apply. 

D. RURAL/NATURAL RESOURCE COMMUNITY PLAN 

POLICY 1: THE PLANNING PROCESS 

It is the policy of Washington County to establish an on-going Planning Program which is a responsive 
legal framework for Comprehensive Planning, Community Development and Resource Conservation 
which 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. 

Implementing Strategies 

o. Require that all plan amendments: 

1. Be in conformance with applicable LCDC Goals, State Statutes, and Administrative Rules; 

2. Be in conformance with applicable policies and strategies of the Rural/Natural Resource 
Plan Element, and 

3. Be in conformance with applicable policies, strategies, and systems maps of the 
Transportation Plan Element. 

p. Require that plan map amendments meet the following criteria 

As used in the following sections, a mistake means a clerical error or a mistake in the current 
designation such that it probably would not have been placed on the property had the error been 
brought to the attention of the Board during the adoption process. 

COMMENT: 

The multiple uses on the subject property over a 70 year period clearly establish the site has been in 
use as a business since the 1930s. The services provided by Williams Fuel are needed for the rural 
residents and agricultural and forestry uses in the area. All standards and requirements of 
Washington County and the State of Oregon are addressed with this application. Proving a mistake 
may not be possible since a zone change to Industrial and Commercial was denied by the 
Washington County Board of Commissioners in 1968. The Washington County Planning Commission 
recommended approval of Industrial Zoning but not Commercial Zoning. In spite of this decision, the 
need for Commercial and Industrial uses on the property have existed prior to 1968 and continues 
today as evidenced by the successful operation of Williams Fuel. 
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The existing use on the subject property was developed to a point that is should have been 
considered for R-COM and R-IND designations at the time of the most recent legislative adoption of 
the County Comprehensive Plan in 1983. Exhibit 12 includes a copy of the State of Oregon fire 
report on the October 24, 1987 fire which totally destroyed the business and available records that 
existed at that time. Those records would show the current business had been conducted on the 
subject property since the late 1960's. Exhibit 12 also contains a copy of a building permit issued in 
1975 for a barn and shop used in conjunction with the building destroyed in 1987. A storage cover 
is located immediately north of the concrete slab where the destroyed building originally stood. The 
building was used as an office, shop and storage building for the business operation. The owner of 
Williams Fuel contends that these facts demonstrate that the business existed on the property well 
in advance of the 1983 Washington County Comprehensive Plan update. 

5. Amendments to Rural Industrial shall be based upon 

A. A mistake (clerical error) in this 1983 plan; or 

B. A demonstration of a need for the proposed use to accommodate a rural or natural resource 
oriented industry; and 

I. An Exception to the applicable LCDC goals through the LCDC Goal 2 Exception Process 
(OAR Chapter 660, Division 04); 

II. Demonstration that an alternative site within the UGB would be inappropriate and no 
other site, properly designated, is available within a reasonable area; 

III. Demonstration that the use is compatible with the surrounding resource uses and will not 
limit or adversely affect the existing or potential commercial farm or forest uses; and 

IV. Demonstration that adequate rural services are or will be available concurrent with the 
use and that the use will not require extension of any urban services into the area. 

C. For all amendments there shall be a requirement that the applicant will record in the deed 
records a restrictive covenant that the occupant of the property will not object to commonly 
accepted farm or forest practices which may occur on adjacent lands. 

COMMENT: 

As stated above, it may not be possible to demonstrate that a mistake was made in 1983. However, 
it is clear that the existing use is a rural and natural resource oriented industry which is 
nonconforming to the current AF-5 District. Additionally, the use provides a needed service to rural 
customers which cannot easily be provided on property inside the UGB in industrial zones due to 
highway access and centrally-located visibility needs, the mix of commercial landscape supply 
services (in the proposed R-COM District), and land-extensive resource products such as bark and 
mushroom compost. 

Regarding Policy l.p.5.B.I, an Exception for the R-IND portion of this application will not be required 
because the applicant is willing to limit future industrial buildings to less than 35,000 square feet. 

With respect to Policy l.p.5.B.II, an alternatives analysis has been prepared which evaluated other R-
IND properties within a 2-mile radius of the site, as well as a search criteria of Industrial-zoned 
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properties in both Gaston & Forest Grove for parcels of at least 10-acres. A 10-acre minimum was 
selected because it is the approximate area currently in use for all rural commercial and industrial 
activities currently operating on-site. A full discussion of this is found in the R-COM section below 
since the various on-site uses are integral to the operation of the business. In summary, no alternate 
sites were found that meet all the needs for continued operations of Williams Fuel (Also see Exhibit 
13). 

Regarding Policy l.p.5.B.!ll, the existing uses on-site are compatible with the low-density surrounding 
lands in the AF-5, AF-20 and EFU Districts. A full discussion of this is found in the R-COM section 
below since the various on-site uses are integral to the operation of the business (See Exhibits 2 & 
4). 

With respect to Policy l.p.5.B.IV, adequate rural services are available and already serve the site. No 
additional extension of services are necessary, and no urban services are provided (See Exhibit 18). 

7. Amendments to Rural Commercial shall be based upon 

A. A mistake (clerical error) in this 1983 plan; or 

B. A demonstration that there is a need for the proposed use(s) to serve the existing 
Rural/Natural Resource area population; and 

I. Demonstration that an alternative site within Urban Growth Boundaries would be 
inappropriate and no other site properly designated is available within the area; 

COMMENT: 

As stated above, it may not be possible to demonstrate that a mistake was made in 1983. However, 
it is clear that the existing use is a rural and natural resource oriented industry which is 
nonconforming to the current AF-5 District. Additionally, the use provides a needed service to rural 
customers which cannot easily be provided on property inside the UGB in industrial zones due to 
highway access and centrally-located visibility needs, the mix of commercial landscape supply 
services (in the proposed R-COM District), and land-extensive resource products such as bark and 
mushroom compost. 

Regarding Policy l.p,7.B.I, there is a clear need for the services currently being provided by Williams 
Fuel. It has provided a necessary service to lumber mills (with the removal and re-use of their by-
products), and retail/wholesale service to primarily rural customers of landscape materials, firewood, 
bark, compost and other products for more than 50 years. The location of Williams Fuel is integral 
with its proximity to Stimson Mill as well as a convenient location to serve rural customers in 
Washington and Yamhill Counties. 

In order to demonstrate that an alternate site is not available on nearby R-COM or R-IND lands, or 
within the UGB, an alternatives analysis has been prepared which evaluated other properties within 
a 2-mile radius of the site, as well as a search criteria of Industrial and commercial zoned properties 
in both Gaston & Forest Grove for parcels greater than 10-acres. A 10-acre minimum was selected 
because it is the approximate area currently in use for all rural commercial and industrial activities 
currently operating on-site. As discussed elsewhere in this report and in the letter prepared by the 
applicant (Exhibit 20), the various land-extensive resource based uses (such as bark, sawdust and 
compost) together with the retail nursery uses require a large parcel. Additionally, the specialty of 
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the services and products offered are uniquely rural and safety, noise or odor concerns create 
impacts which would not be acceptable inside the UGB near residential areas or schools. 

Alternatives Analysis 

The following property table identifies all Industrial properties greater than 10-acres in Forest Grove 
and within a 2-mile radius. The search criteria was unable to identify any parcels outside the flood 
plain in Gaston. The associated maps and aerial photos of these properties are located in Exhibit 
15. 

Potential Industrial Properties 

TAX LOT ID OWNER 
A_T_ 

ACRES ZONE EXISTING USE 

1N331A000100 DAVIDSON ERNEST D REV TRUST 23.48 LI Undeveloped 
1N332C000400 W00DF0LD-MARC0 MFG INC 18.35 Gl Undeveloped 
1N332C000500 W00DF0LD MARCO MFG INC 18.47 Gl Undeveloped 
1N332C000700 W00DF0LD-MARC0 MFG INC 20.04 Gl Undeveloped 

1N332D000104 HENNINGSEN COLD STORAGE CO 11.55 Gl Undeveloped 
1S3050000800 WHITE OAK RIVER INC 26.00 LI Manufacturing 
1S3050001200 MERIX CORPORATION 24.37 LI Manufacturing 
1S3050001300 MERIX CORPORATION 35.06 LI Undeveloped 

1S305C000100 CLEAN WATER SERVICES 13.80 Gl Public 
1S306C002500 SAKEONE CORPORATION 10.39 Gl Flood Plain 
1S306D000500 CHAMBERLAIN JOSEPH G 10.22 Gl Flood Plain 
1S306D001300 CASCADE CONSTRUCTION MGMT 25.13 Gl Undeveloped 

1S3080000400 CLEAN WATER SERVICES 54.91 Gl Public 
1S4210002100 STIMSON LUMBER CO 152.08 R-IND Lumber Mill 
1S4260000500 LAKESTOP INC 1.28 R-COM Retail 
1S4270000500 FOREST FIBER PRODUCTS CO 154.72 R-IND Forest land 

1S4280000190 WALTA EULA M c/o STIMSON 73.19 R-IND Farm land 
1S4280000201 G&D MOLINTAINDALE LLC & 78.40 R-IND Forest land 

751.44 

The above list of 18 properties were found in a search criteria of nearby Industrial-zoned properties 
greater than 10-acres (with the exception of Tax Lot 1S4260000500 - the only Rural Commercial 
property within two miles of the site). All of these properties are either located adjacent to Stimson 
Mill or in Forest Grove. 

Regarding the parcels adjacent to Stimson, none are usable or appropriate for the use due to 
topography or access. Access is limited at this location and visibility for customers is poor. 
Additionally, development costs would be high for these reasons. 

Comprehensive Plan Amendment 
Page 16 of 40 

N138- Williams Fuel 



With respect to the Forest Grove properties, two are owned by Clean Water Services (Tax Lots 
1S305C000100 & 1S3080000400 and two are in the flood plain. The remaining Tax Lots are 
considered separately or in groups. There are five properties identified on the north side of Forest 
Grove adjacent to Highway 47. These include: Tax Lots 1N331A000100, 1N332C000400, 500 & 
700, and Tax Lot 1N332D000104. All of these could accommodate the Williams Fuel industrial use, 
but not the commercial portion. All have good access to Highway 47 and are relatively level. 
Impacts from the use - including safety (fire), noise and odor (from the mushroom compose) make 
these sites unacceptable. All are adjacent to new residential neighborhoods. 

The remaining tax lots are located on the south side of Forest Grove, also adjacent to Highway 47. 
Of these, two are committed to existing manufacturing (Tax Lots 1S3050000800 & 
1S3050001200). Tax Lot 1S3050001300 is undeveloped by owned by Merix and adjacent to 
manufacturing, and Tax Lot 1S306D001300 is also adjacent to manufacturing. In spite of the fact 
that these properties might already be committed to a future use, we have to consider whether they 
would be appropriate for the use and compatible with the surrounding properties. Both properties 
are level and have good access. They are also on the east side of Highway 47 away from residential 
neighborhoods (safety issue). Therefore, they could accommodate a use similar to Williams Fuel 
without retail sales. It is unlikely, however, that all of the uses various at Williams described 
previously, and in the applicant's description of the business (Exhibit 20) would be acceptable to 
Forest Grove. Based on a review of the Forest Grove Zoning Code, retail sales would be prohibited. 
Therefore, the successful mix of uses which serve both large commercial businesses and the nearby 
rural community could be replicated on property inside the UGB. For these reasons, the applicant 
requests approval of the Plan Amendment to both tax lots. 

II. An Exception to the applicable LCDC Goals through the LCDC Goal 2 Exception Process 
(OAR Chapter 660, Division 04); 

COMMENT: 

As stated previously, the applicant does not request an Exception to Goal 14. Mr. Williams agrees to 
a restriction of 5,000 sq. ft. maximum building area on the R-COM portion of Tax Lot 2301 (upon 
future demolition of the existing 5,128 sq. ft. building). 

III. Demonstration that the use(s) is (are) compatible with the surrounding agricultural or 
forestry uses and will not limit or adversely affect the existing or potential commercial 
farm or forest uses; and 

COMMENT: 

Williams Fuel, the existing nonconforming use and proposed use under the R-COM & R-IND Districts 
is compatible with the surrounding agricultural and other rural uses. Not only does the (proposed) 
use provide a service to other resource-based industries in Washington and surrounding counties, 
(such as lumber mills, dairies, nurseries, horse stables and vineyards), it provides a convenient 
service to local residents who otherwise must drive several miles further for needed products. The 
only other R-COM designated property within a four mile radius of Williams Fuel, is a small parcel at 
the intersection of Old T.V. Highway and Scoggins Valley Road. This parcel, noted on Exhibit 13, is 
developed as a convenience store and located one mile from Williams Fuel. Nearby industrial uses 
include the Stimson Lumber and a few scattered rural industrial uses along Highway 47 south of 
Gaston in Yamhill County. 
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A detailed description of surrounding land uses is provided on pages 6 & 7 of this report. In 
summary, generally large farm uses in the AF-20 and EFU Districts exist to the north, west and east 
(across Highway 47). Most of these properties farm grain crops or grass seed, and the large parcels 
to the north and east are partially in the 100-year flood plain. Most properties also contain a farm 
dwelling. To the south, immediate west and southeast are small residential parcels in the AF-5 
District (west of Highway 47). There are also three small residential parcels on the east side of 
Highway 47 in the EFU District. A large rural residential community is located on the west side of Old 
Highway 47 and north of the large farm parcels and flood plain associated with O'Neil Creek. All of 
these residences are located more than 1,500 ft. from the site. 

As noted previously, potential impacts to nearby properties from the existing/proposed Williams Fuel 
use have been well documented. These impacts include noise from equipment and trucks operating 
on the site or entering and leaving the site. This could be a concern to nearby residents and 
businesses, but no impacts to accepted farm practices have been identified. Safety can be a 
concern as well since bark and other combustibles are stored on-site. To minimize the risk of fire, 
the piles of bark and other materials are constantly move to limit heat buildup. This could be a 
concern to nearby residents, businesses and farms. For this reason, a safe separation between the 
use and surrounding properties is necessary. In this case, the nearest resident is located at least 
500-ft. south and is separated by SW Seghers Road. 

Finally, odors from composting can be significant for nearby residents. This use would be a primary 
concern if it were considered inside the UGB due to densities of residential and commercial uses 
near industrial property (as discussed above and shown on Exhibit 15). Any residential uses within 
1,000-1,500 would be impacted. I this case, the nearest resident is currently more than 1,000-ft 
from the mushroom compost pile, and most other residents are much further away. A description of 
this use and others is provided by owner/manager of Williams Fuel in her letter attached as Exhibit 
20. In this case, she notes that the compost pile can be detected up to 2 miles away, but the 
significant impact should be considered at about 1,000-ft. 

As noted above, the proposed use is compatible with the surrounding agriculture or forestry uses -
only fire safety has been identified as a potential impact. However, Williams Fuel has made great 
efforts to mitigate the potential for fire which could impact nearby farms. Noise and odor do not 
impact farm uses, so it is unlikely that the proposed use increase the cost of farming or ability of 
operate as they currently do. Additionally, industrial and manufacturing uses have been in existence 
on the property for 70 years with limited or no known impacts to surrounding properties. 

Regarding nearby residential uses, the distance from the site limits noise and odor impacts. For this 
reason, the subject property and existing AF-5 property in the area received a Statewide Planning 
Goal 3 and 4 exception in 1985 based upon the "physically developed" criteria. The existing and 
proposed uses on the property will not limit or adversely affect existing or potential commercial farm 
or forest uses on adjacent property. Adjacent properties are not considered intensively farmed and 
no intensive farm uses are anticipated in the future. The subject property is located in a large 
exception area, as shown by Exhibit 5, with many small lots and non-farm housing units. Extensive 
farm and forest uses are unlikely to occur on or near the subject property. The commercial uses will 
be separated from the adjacent rural and farm uses by the industrial zoning. The uses proposed on 
the industrial property will be forest and agricultural related and are therefore compatible. 

As discussed previously, other potential uses on the property are limited to several small-scale 
businesses which have little or no impacts to surrounding farm/forest uses. This includes rural-
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related uses such as a contractor's establishment or an eating-drinking establishment. Although a 
church is permitted on the property, it would also be limited in scale to meet the rural community. 
Regarding potential uses on adjacent properties, a Contractor's Establishment of limited scale is 
permitted on surrounding AF-5 properties through a Type II Procedure. Other uses permitted in the 
District are also limited in scale such as a church. Farm uses and other resource-based uses would 
also be compatible with existing uses on the site. Many uses on the subject site and surrounding 
properties are subject to Type II or III reviews which can consider compatibility or mitigate impacts 
through conditions of approval. 

IV. Demonstration that adequate rural services are available and that the use(s) will not 
require extension of any urban services into the area. 

COMMENT: 

The proposed use will be very limited and will not generate any demand or need for additional for 
rural or urban services. Therefore, the existing rural services are adequate to serve the proposed 
use and no new urban services will be extended to the site. The sanitary sewer facility is a septic 
tank and drain field. The City of Hillsboro provides public water. No increase in demand for public 
water or construction of new water lines are anticipated. All service providers have indicated an 
adequate level of service for this application (See Exhibit 18). 

The only urban services used by the subject property are public water, police and fire. These service 
providers have provided adequate service provider letters. No other urban services or utility 
extensions are required to serve this development. The traffic report indicates that Highway 47 and 
Seghers Road operate at an adequate level of service with or without this development now and into 
the year 2028. The traffic report also indicates that no significant impact to transportation facilities 
or re-classification of a road will occur and access onto Highway 47 and Seghers Road are adequate 
and safe. 

C. For all amendments there shall be a requirement that the applicant will record in the deed 
records a restrictive covenant that the occupant of the property will not object to commonly 
accepted farm or forest practices which may occur on adjacent lands. 

COMMENT: 

The property owner agrees to record a restrictive covenant that the occupant of the property will not 
object to commonly accepted farm or forest practices which may occur on adjacent lands. 

POLICY 2: CITIZEN INVOLVEMENT 

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. 

Implementing Strategy: 

c. Provide the opportunity for citizen involvement in all phases of plan revision and amendment 
processes. 
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COMMENT: 

Washington County provides extensive opportunities for involvement and effective communication 
between citizens and county government regarding this and other proposed quasi-judicial plan 
amendments. This application will be the subject of public hearings before the county's Planning 
Commission and Board of Commissioners, which citizens may attend and at which they may 
participate. Citizens will be notified of the proposed plan amendment. 

Pursuant to Development Code Section 202-3, this application is a Type III Application. The 
Washington County Development Code does not require the Applicants to conduct a neighborhood 
meeting process for a Type III Application. However, Section 204-4 of the Code sets forth the notice 
proceedings and posting requirements for Planning staff and the Applicants. The Applicants will 
comply with all applicable standards contained in Section 204-4, and other relevant County 
procedures for citizen involvement. Based upon Applicants' willingness to adhere to the notification 
and posting procedures, and the County's procedures related to citizen involvement, this proposal 
and application complies with this criteria. 

POLICY 6: WATER RESOURCES 

It is the policy of Washington County to maintain or improve surface and ground water quality and 
quantity. 

Implementing Strategies 

The County will: 

a. Strive to ensure adequate water supplies for all uses by: 

1. Encouraging water conservation programs by water users and purveyors; 

2. Reviewing and revising existing development regulations where necessary or limiting the 
location or operation of new wells as a condition of development approval, considering 
advice and/or recommendations received from the State Water Resources Department; 

3. Coordinating with State and Federal agencies in evaluating and monitoring ground water 
supplies; 

4. Complying with the May 17,1974, Order of the State Engineer establishing and setting 
forth control provisions for the Cooper Mountain-Bull Mountain Critical Ground Water 
Area; and 

5. Requiring applicants for quasi-judicial Plan Map Amendments to provide well reports 
(well logs) filed with the Water Master for all Public Lands Survey (township and range 
system) sections within one-half (1/2) mile of the subject site and provide an 
analysis of whether ground water quality and quantity within the area will be 
maintained or improved. The analysis should include well yields, well depth, year drilled 
or other data as may be required to demonstrate compliance with this policy. 
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b. Ensure adequate quality of surface and ground water by: 

1. Promoting compliance with the Healthy Streams Plan, as adopted by Clean Water 
Services and in compliance with the CWS-county intergovernmental agreement, to the 
extent that the Healthy Streams Plan and associated CWS programs apply outside the 
UGB; 

2. Promoting compliance with Department of Environmental Quality water quality standards; 

3. Cooperating with the Soil and Water Conservation District in the implementation of 
effective methods of controlling non-point sources of water pollution in agricultural areas; 

4. Cooperating with the Oregon State Department of Forestry in the implementation of 
effective methods of controlling non-point sources of water pollution in forest areas; and 

5. Ensuring that the establishment of subsurface sewage disposal systems (e.g., septic 
tanks) will not adversely affect ground water quality. 

c. Protect and maintain natural stream channels wherever possible, with an emphasis on non-
structural controls when modifications are necessary. 

d. Limit the alteration of natural vegetation in riparian zones and in locations identified as 
significant water areas and wetlands. 

e. Encourage property owners with qualifying lands to apply for natural resource-related 
exemption of that land from ad valorem taxation where such programs are available. 

f. Support viable water resources projects which are proposed in the County upon review of 
their cost benefit analysis, alternatives, and environmental and social impacts. 

g. Coordinate land use actions regarding water projects with agencies and jurisdictions which 
may be impacted by such projects. 

h. Support measures to conserve vegetation in drainage basin watersheds as a means of 
controlling the release of water to downstream farm lands and urban areas. 

i. Cooperate with the Division of State Lands, State of Oregon in their review and mitigation of 
projects that alter water areas and wetlands under their jurisdictions. 

j. Consistent with the recommendations of the Department of Environmental Quality, State of 
Oregon and Clean Water Services, support the expansion of storm water sampling in the 
Tualatin Basin and consideration of proper planning and management measures for non-
point source problems. 

COMMENT: 

The existing sanitary sewer drain filed system is designed and in place. The wooden septic tank 
utilized by the farm house was removed and replaced with a cast concrete septic tank and 
connected to an operating drain field. No records exist regarding this replacement. Discussion with 
the Washington County Health Department indicates that if additions are made to the business, 
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minimal upgrading of the system may be necessary in accordance with Health Department 
requirements. 

This requested Plan Amendment will not result in new development on this subject site or impact 
ground water quality or quantity. Traffic impact is minimal and adequate public facilities and 
services are available. 

Well log reports were obtained for the section in which the site is located and for adjacent sections 
within one-half mile. The summary of those well log reports are provided in Exhibit 17. It includes: 
present data on average well depth; average static level; and average yield to demonstrate ground 
water quantity in the area has remained plentiful. 

Jurisdictional wetlands, 100 year flood plain, a Drainage Hazard Area and Significant Natural 
Resources exist on the site. As shown on Exhibit 7, the log pond is identified on the National 
Wetland Inventory. The adjacent drainage is probably also jurisdictional since water flows through 
the site. A determination from Division of State Lands is not necessary at this time but could be 
required in the future should any alteration be proposed. 

These natural features are sufficiently removed from the existing business so no impacts will occur. 
Impact to these features will be considered by Washington County when additional development 
occurs on the site. No plans have been prepared at the present time for expanded commercial or 
industrial development, but the option exists in the future. Any expansion will require review by 
Washington County. The site has been paved for a number of years and no additional paving is 
anticipated. The natural vegetation has long since been removed from the site, except at the north 
end where the Mill Pond is located and the existing farm fields. 

POLICY 8: NATURAL HAZARDS 

It is the policy of Washington County to protect life and property from natural disasters and hazards. 

Implementing Strategies 

The County will: 

a. Regulate new development in flood plain areas identified as being subject to flooding in the 
event of a 100-year flood (a flood with a 1% chance of occurrence in any year) in the latest 
H.U.D. or Corps of Engineers flood area studies. Such regulations shall discourage new 
development in flood plains and alterations of existing identified flood plains. Modifications 
or additions to existing structures may be allowed subject to engineering requirements which 
do not increase flood damage potential. 

b. Use Chapter 70 of the Uniform Building Code to regulate grading and/or filling on or near 
slopes. 

c. Maintain and update information on natural hazards as it becomes available and identify 
areas on the appropriate land use district. 

d. Review and modify the County's Emergency Services Division Disaster Plan to ensure that it 
considers all identified natural hazards and disasters, including volcanic eruptions and 
earthquakes. 
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Summary Findings and Conclusions: 

Floods and earth movements are the two major natural hazards in Washington County. Floods 
are natural processes whose size and potential destructive impacts can be increased as an area 
is developed. Property damage due to flooding can be reduced by regulating new development 
in flood plains and establishment of a drainage management program to deal with existing 
flooding problems. 

Earthquakes are the most severe earth movements. Minimizing the hazard from earth slides 
requires protection of areas with steep slopes. To regulate excavation and grading in 
unincorporated areas, the County has adopted Chapter 70 of the Uniform Building Code. 

COMMENT: 

The northern portion of the site is within the 100 year flood plain and impacted by a Drainage Hazard 
Area. The development site is well above the flood plain and efforts have been made to keep all 
materials above the flood plain (except the nursery farm uses). No filling or alteration of the flood 
plain is proposed. Any new building construction on-site will meet strict building codes. 

POLICY 14: PLAN DESIGNATIONS 

It is the policy of Washington County to maintain distinct comprehensive plan map designations for 
the area outside the county's Urban Growth Boundaries and to provide land use regulations to 
implement the designations. 

Implementing Strategies 

4. All lands which were zoned urban or suburban residential will be designated either RR-5, AF-
5 or AF-10 in accord with the purpose and intent of the appropriate land use district and the 
character of the surrounding area. 

5. All lands which were previously zoned Land Extensive Industrial (MA-E), except those areas 
put into the Rural Industrial District, shall be designated MA-E. 

6. Except as provided in subsection 5 above, lands with lawfully created, existing industrial uses 
shall be designated Rural Industrial (R-IND). 

7. All lands with lawfully created, existing commercial uses shall be designated Rural 
Commercial (R-COM). 

8. Recognize existing, lawfully created commercial or industrial uses or those which predate 
applicable County Land Use Ordinance to the extent of their current site usage by the 
appropriate Plan Map designation. 

COMMENT: 

Comprehensive Plan Amendment 
Page 23 of 40 

N138- Williams Fuel 



In the summary of findings and conclusions in the County Comprehensive Plan, "Rural Development" 
is provided for with the following land use designations: 

Agriculture and Forest -10 acre 
Rural Residential - 5 to 1 acre 
Rurai industrial 

Agricultural and Forest - 5 acre 
Rural Commercial 
Land Extensive Industrial. 

An Exception to LCDC Goal 3, utilizing the Exception Process specified in Goal 2, has been 
established for lands designated for "Rural Development". The existing designation of AF-5 and the 
requested designations of R-COM and R-IND are included in the Washington County adopted 
summary findings and conclusions as suitable for rural development. These findings and 
conclusions have been accepted by LCDC as a legitimate part of the Comprehensive Plan land use 
designations for the areas of Washington County located outside acknowledged Urban Growth 
Boundaries. As indicated earlier, the existing and proposed use of the subject property conforms 
with County requirements for R-COM and R-IND designations as identified in the Washington County 
Community Development Code. In addition, this area is identified as an exception area in the County 
Comprehensive Plan. 

Goal 3: Agricultural Lands. The Subject Property is within a Washington County acknowledged 
exception to Statewide Planning Goal 3. 

Goal 4: Forestry Lands. The Subject Property is within a Washington County acknowledged exception 
to Statewide Planning Goal 4. 

The Williams Fuel site is a long-standing rural commercial and industrial use at this location. The 
1985 Washington County, adopted in compliance with Oregon Revised Statute Chapter 197 and 
LCDC Statewide Planning Goals, recognized this site and the surrounding area as exception land. It 
was then re-zoned AF-5 and was granted an exception to Statewide Planning Goal 3. Applicants 
assume that the above-mentioned evidence presented for Policy 14 also pertains to, and complies 
with, the applicable standards of Statewide Planning Goal 7. 

The existing designation of AF-5 and the requested designations of R-COM and R-IND are suitable for 
rural development as identified in the adopted summary findings and conclusions of Washington 
County. These findings and conclusions have been accepted by LCDC as a legitimate part of the 
Comprehensive Plan of land use designations for the areas of Washington County located outside 
the acknowledged Urban Growth Boundaries. As indicated earlier, the existing and proposed use of 
the subject property conforms with county requirements for the R-COM and R-IND Districts as 
identified in the Washington County Community Development Code. In addition, this area is 
identified as an exception area. 

POLICY 18: RURAL LANDS 

It is the policy of Washington County to recognize existing development and provide lands which allow 
rural development in areas which are developed and/or committed to development of a rural 
character. 

Implementing Strategies 

The County will: 

a. Recognize "Rural Lands" with the following plan map designations: 
Comprehensive Plan Amendment 
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1. Agricultural and Forestry-10 (AF-10) 
2. Agricultural and Forestry-5 (AF-5) 
3. Rural Residential-5 (RR-5) 
4. Rural Commercial (R-COM) 
5. Rural Industrial (R-IND) 
6. Land Extensive Industrial (MA-E) 

b. During the plan adoption and revision processes, provide the opportunity for citizens to 
present testimony indicating additional land which they believe to be developed and 
committed for development. 

c. Consider the identification of additional lands for the "Rural Lands" plan map designations 
through the plan amendment procedures in Policy 1. 

d. Ensure that proposed development will not adversely affect surrounding agricultural and/or 
forestry activities by requiring that applicants for residential, commercial or industrial uses 
on land designated for rural development record a waiver of the right to remonstrate against 
accepted farm or forestry practices on nearby lands. 

Summary Findings and Conclusions 

In the Rural/Natural Resource portion of Washington County, many areas are currently developed 
and/or committed to small acreage home sites, non-commercial farms, or commercial and industrial 
uses, some of which provide support to the rural residents. In preparing this Plan, the County must 
recognize this type of development which has resulted from previous decisions of the County and of 
individual landowners. Because of this existing development on lands which would otherwise meet 
the definitions of agriculture and forest lands in Goals 3 and 4, Washington County has taken an 
exception, as required by LCDC Goal 2. Taking exception through Goal 2 will allow these uses to 
continue and will allow some additional development where these lands have been previously 
committed to limited farm and forest uses. Where development does occur in rural areas, the 
public facilities and services necessary will be available at a level adequate to serve the proposed 
development. Services necessary for development will include an adequate supply of drinking water, 
roads, schools, and police and fire protection. 

Of the public facilities and services provided in rural Washington County, it is the County road system 
and police protection services which have fallen most seriously behind the levels necessary to 
adequately serve the rural population. 

COMMENT: 

Policy 18, Rural Lands, recognizes AF-5, R-IND and R-COM zoned lands as "Rural Lands". 
Washington County took an exception to Statewide Planning Goals 3 and 4 for these lands. 
Because AF-5, R-IND and R-COM are identified as rural lands, this Comprehensive Plan Amendment 
for the Williams Fuel property from AF-5 to R-COM and R-IND will not change the rural nature of the 
property. Williams Fuel is a long-standing rural commercial and industrial use on the subject 
property. Washington County's 1985 Comprehensive Plan, adopted in compliance with Oregon 
Revised Statute Chapter 197 and LCDC Statewide Planning Goals, recognized this site as an 
appropriate rural use, granting it an exception to Statewide Planning Goal 3 and it was designated 
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AF-5. If the property owner provided more information to Washington County about the existing use 
of the site and future plans, the site may have been designated R-COM and R-IND instead of AF-5. 

The Subject Property is surrounded AF-5 District lands except to the west and north which is in the 
AF-20 District. The owners will record a waiver of the right to remonstrate against accepted farm and 
forest practices on nearby lands. 

The following are ESEE reasons to support need for a Plan Amendment to R-COM & R-IND: 

ECONOMIC 

1. Typical advantages of using the proposed area for a use not allowed by a goal. 

COMMENT: 

The Williams Fuel business will receive a significant economic advantage by keeping the existing 
5,128 square foot building at the current location to serve both the R-COM and R-IND portion of the 
site. As mentioned before, only 900 square feet of this building is used for retail. Even if this 
building was converted to another retail business in the future, the current R-COM District 
requirements automatically restrict the use of the property. For example, it is doubtful that someone 
could justify a 5,000 square foot (future area) convenience store and restaurant combination in the 
future and still comply with the Washington County R-COM District requirements. 

Because of the special location needs of the proposed use within proximity to the existing Williams 
Fuel business, the existing building is in the only location to warrant evaluation. Other sites in the 
area are not feasible or economical because the distance from the existing William Fuel business. 
Williams Fuel is served with public water from the City of Hillsboro which may not be available to 
other sites in the area that developed the same business as Williams Fuel. 

2. Typical disadvantages of using the proposed area for a use not allowed by a goal. 

COMMENT: 

Developing this AF-5 site as a retail use will permanently remove the potential for agricultural use. 
The site has been used for business for 70 years and is committed to non-farm and non-forest uses. 

3. Typical positive consequences resulting from the use at the proposed site. 

COMMENT: 

The positive benefits from this use is the provision of convenient retail and industrial services for 
rural residents and the farm and forest community. 

4. Typical negative consequences resulting from the use at the proposed site. 

COMMENT: 

The proposed use will permanently remove the potential for agriculture. Due to its isolation from 
surrounding farm uses and the long-standing non-use of the proposed site for agricultural purposes, 
the long-term adverse economic impacts of developing the site for retail are either non-existent or 
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insignificant. The long-term economic benefits to the Williams Fuel business and its suppliers and 
customers are substantial. 

ENVIRONMENTAL 

1. Typical advantages of using the proposed area for a use not allowed by a goal. 

COMMENT: 

The advantages of this location are no identified impacts to existing commercial farm and forest 
uses in the area. Another location for this business could potential have more impacts to farm and 
forest uses. The site doers not contain any significant or unique wildlife habitat areas or sensitive 
resources, except for wetlands and the 100 years flood plain at the north end of the property. The 
environmental conditions are limited on this site on the project site. Therefore, this proposed retail 
business would not have an environment impact. This site is served with public water from the City 
of Hillsboro which reduces the impacts to existing wells in the area. 

2. Typical disadvantages of using the proposed area for a use not allowed by a goal. 

COMMENT: 

The typical disadvantages of this use would be additional development outside the UGB and 
potential increase use of public facilities and services designed form rural and resource 
development. 

3. Typical positive consequences resulting from the use at the proposed site. 

COMMENT: 

Re-designating the subject property from AF-5 to R-COM in order to allow the existing building to be 
retained will conserve energy and resources and utilize an existing structure already located outside 
of the UGB. This eliminates the need to use new resources and building materials and construct 
extensive site improvements to build the same building in another location. Removing 1,500 square 
feet of the existing building would be a waste of energy and resources and significantly impact the 
Williams Fuel business, its suppliers and customers. As explained before, the site is served with 
public water from the City of Hillsboro which reduces the impacts on existing wells in the area. 

4. Typical negative consequences resulting from the use at the proposed site. 

COMMENT: 

The typical negative consequences from this use would be additional development outside the UGB 
and potential increase use of public facilities and services designed for rural and resource 
development and not urban development. No adverse long-term environmental impacts will occur 
from retaining the 5,128 square foot retail building or depletion of any significant natural resource 
such as wildlife, wetlands or increased run off to nearby drainage ways. The building is already in 
existence, so no additional impact is possible. 
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SOCIAL 

1. Typical advantages of using the proposed area for a use not allowed by a goal. 

COMMENT: 

The subject site is optimal location for the convenience of customers and suppliers in the area. 
Access is adequate and there is a proven need for this business to serve the surrounding area. The 
location of this business in the rural area of Washington County reduces vehicle trips and retains 
scarce urban commercial and industrial land in the UGB for more intensive uses which need a higher 
level of public facilities and services. 

Developing another site for this use would create more long-term social disadvantages compared to 
the existing Williams Fuel use. Such an action would necessitate the demolition of 1,500 square 
feet of the existing building and disrupt an existing business and inconvenience the customers and 
suppliers. 

2. Typical disadvantages of using the proposed area for a use not allowed by a goal. 

COMMENT: 

There are no notable social disadvantages to retaining the existing 5,128 square foot building except 
a potential for a change in use with a greater impact. Such a use would be required to comply with 
the R-COM standards in the Washington County CDC which significantly limits uses on R-COM land. 

3. Typical positive consequences resulting from the use at the proposed site. 

COMMENT: 

The typical positive consequences from this use are the provision of retail services for the 
convenience of suppliers and customers of Williams Fuel and retaining an existing business. This 
existing building provides multiple uses such as office space for the industrial portion of the 
business, storage, vehicle parking and a covered maintenance and repair shop for the equipment 
used on the site. 

4. Typical negative consequences resulting from the use at the proposed site. 

COMMENT: 

No adverse social consequences will occur as a result of this development. Any alternate site may 
have greater impact the rural area compared to the existing site. Development of the proposed 
parking site will produce positive social consequences for the surrounding rural population by 
providing retail services in a safe and convenient location. 
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ENERGY 

1. Typical advantages of using the proposed area for a use not allowed by a goal. 

COMMENT: 

Retaining the existing building will save energy and natural resources and eliminate the need for 
construction of a new building and site improvement at another location. Retaining the existing 
business will reduce vehicle trips for customers and suppliers and take advantage of access on a 
State Highway with and adequate level of service to the year 2028. 

2. Typical disadvantages of using the proposed area for a use not allowed by a goal. 

COMMENT: 

No energy disadvantages exist except the business will probably increase in the future. This 
increase will be offset by reduced vehicle trips to the UGB which saves energy. 

3. Typical positive consequences resulting from the use at the proposed site. 

COMMENT: 

The typical positive energy consequences are retaining the existing business and saving recourses 
already committed to the existing business. 

4. Typical negative consequences resulting from the use at the proposed site. 

COMMENT: 

Negative energy consequence is increased customer use. However, this increase will be off-set by 
reduced vehicle trips in the UGB. 

POLICY 19: RURAL RESIDENTIAL DEVELOPMENT 

It is the policy of Washington County to allow rural housing in rural areas. 

Implementing Strategies 

The County will: 

a. Adopt and implement three separate residential plan designations that will apply to lands 
which have developed, or are committed to development in a rural character. The three plan 
designations are: 

1. Agricultural and Forest-5 (AF-5) 
2. Agricultural and Forest-10 (AF-10) 
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3. Rural Residential-5 (RR-5) 

In addition, the Development Code may provide for a Rural Planned Development process 
and certain overlay districts. 

b. Through the Community Development Code, establish residential land use district 
regulations which: 

1. Contain a minimum lot size appropriate to retain the rural character of the area; 

2. Permit as primary uses, residential dwellings and accessory structures, and farm and 
forest activities; and 

3. Contain lot of record provisions. 

c. Require the filing of a waiver of remonstrance in conjunction with the issuance of a building 
permit for a residential use which recognizes that the proposed dwelling may be subject to 
customary and accepted farm and forest practices. 

Summary Findings and Conclusions 

Although the Regional Urban Growth Boundary will constrain urbanization of productive agricultural 
and forest lands beyond that needed for growth by the year 2000, land divisions on existing lots of 
record and other existing uses have resulted in the continued loss of lands with agricultural and 
forestry potential. The amount of land devoted to commercial farm and forest use has declined due 
to competitive pressures for non-farm, non-forest uses. If this trend continues, commercially viable 
agriculture and forest lands will shift to smaller scattered acreages. This begins to limit commercial 
farm and forest use of the land. Many rural residential landowners supplement their income with 
food and fiber production. However, many of these lands are no longer suitable for commercial farm 
or forest operations, because of the parcel sizes. Agriculture and forest activities are encouraged 
and are considered to be an integral element of the environment of these areas. The 
establishment or continuation of a rural residence on a parcel of land adjacent to or near land being 
used for agriculture or forestry production will be allowed only with the understanding that residents 
on these rural residential tracts will be subject to the normal and accepted farming and forestry 
practices. 

COMMENT: 

The subject property is already in the AF-5 District with a granted exception to Goal 3. Because of 
the long history of the use of the subject property for commercial and industrial activities, no 
recourse farm or forest land will be taken out of production and no impact to existing AF-20 land will 
occur. As mentioned before, the Williams Fuel business provides a critical service to the rural area, 
including farms, dairies, horse stables and vineyards in the community. 

POLICY 20: RURAL COMMERCIAL DEVELOPMENT 

It is the policy of Washington County to provide rural commercial lands for support of rural 
residential, agricultural and forest activities. 
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Implementing Strategies 

The County will: 

a. Allow commercial uses which support the needs of rural residents and agricultural and forest 
uses. 

b. Evaluate proposed rural commercial uses to determine if they are needed to support the 
Rural and Natural Resource area. 

c. Recognize existing, lawfully created commercial uses and allow reasonable expansion where 
urban services are not required, where there is conformance with the plan and where 
conflicts with surrounding uses can be minimized. 

Summary Findings and Conclusions 

Within the Rural/Natural Resource areas of the County there are rural commercial facilities which 
are necessary to support rural residential, agricultural and forest activities. These commercial 
facilities are small in size, rural in character, and do not require urban services. The continuation of 
rural commercial uses to provide for the basic convenience and service needs of the rural and 
natural resource community, without an adverse impact on surrounding farm and forest activities, is 
important to the communities. 

COMMENT: 

As indicated by the Summary of Findings and Conclusions adopted by Washington County and 
accepted by LCDC, rural commercial facilities may be permitted which are necessary to support rural 
residential agricultural and forest activities. The findings and conclusions go further to state that 
these commercial facilities are small in size, rural in character, and do not require urban services. 
The existing and proposed use on the subject property provides exactly the type of service envisioned 
in these findings and conclusions. The Williams Fuel operation utilizes waste and secondary 
resources from surrounding agricultural and forest activities, assembles stores and markets these 
products to users predominantly in the rural southwestern portion of Washington County. In 
addition, the propagation, storage, and shipping of root stock materials are definite agricultural 
activities. The sale of nursery stock further provides a service to both agricultural producers and 
residential users within the immediate area. A full description of uses is included in the applicant's 
letter (Exhibit 20). 

Exhibit 16 lists supply sources for Williams Fuel in the year 1989 by address and product type. A 
majority of the Oregon suppliers were located either in Washington or Yamhill Counties. This exhibit 
also lists the locations of customers in 1989 by a rural or urban address. This information was listed 
from checks give to Williams Fuel for purchase of supplies. At that time, 60% of the customers lived in 
rural locations with more than half of those rural customers living in the surrounding area of Gaston 
and Forest Grove. These two exhibits illustrate that the source of products and ultimate consumers 
are from rural areas of Washington and Yamhill Counties. The customer list for the year 2007 shows 
that 75% of the customers live in Washington County and 13% in Yamhill County. Although this is 
"historic" data which changes with product mix and markets, this information as well as the updated 
information in Exhibit 20 provide substantial evidence that the use provides an important service to 
the rural community. 
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This information clearly shows the Williams Fuel business in needed to serve rural residents and the 
existing farm and forest community. This Plan Amendment will not require any additional public 
facilities and services. The only urban service available is public water from the City of Hillsboro. No 
expansion of the water system is anticipated as a result of this Plans Amendment. Other sections of 
this report address compliance with all applicable plan policies and non-impact to surrounding farm 
and forest uses. 

The applicant requests a plan change from AF-5 to R-COM and R-IND to accommodate the expected 
normal business growth of the Williams Fuel business. The current use of the site is predominately 
rural in nature and compatible with adjacent and nearby resource uses. Re-designation to R-COM 
and R-IND would permit other commercial uses on the property associated with nursery, wood 
processing and landscape materials. Granting the request will not commit adjacent or surrounding 
resource land to non-resource uses. Any future use of the site would be subject to the strict R-COM 
and R-IND requirements contained in the Washington County Community Development Code as 
acknowledged by the State of Oregon. 

POLICY 21: RURAL INDUSTRIAL DEVELOPMENT 

It is the policy of Washington County to provide areas for resource-related industrial uses and to 
recognize existing lawful industrial uses. 

Implementing Strategies 

The County will: 

a. Allow farm and forest-related industrial uses and to encourage them to locate in the rural 
area. 

b. Evaluate proposed new industrial uses to determine if they are needed to support the natural 
resource base and that they are consistent with the rural character and rural level of 
services. 

c. Recognize existing, lawfully created industrial uses and allow reasonable expansion where 
urban services are not required, where there is conformance with the plan and where 
conflicts with surrounding uses can be minimized. 

d. Maintain two industrial plan designations in the Rural/Natural Resource area. The two 
designations are: 

1. The rural industrial designation which provides for resource-related industrial 
uses, and 

2, The land extensive industrial designation which recognizes land previously zoned MA-E 
pursuant to the 1973 Comprehensive Plan. 

Summary Findings and Conclusions 

There are several areas in the County outside the established Urban Growth Boundary where 
industrial development has occurred. This development primarily relates to resource-related 
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operations such as farm products processing, lumber mills and the processing and mining of mineral 
and aggregate resources. Some non-resource related industrial uses have been lawfully established 
based upon past County policies. It is recognized that rural resource industrial lands are necessary 
to strengthen the County's economy. 

COMMENT: 

All of the comments for the R-COM designation above are applicable for this R-IND designation. The 
primary reason for the R-IND designation is to buffer adjacent AF-20 designated land and provide a 
location for processing wood products and storage of nursery stock and other materials sold to 
customers. The wood processing activities and storage consumes a large portion of the site. All of 
Tax Lots 2301 and 2303 are included in this Plan Amendment to provide sufficient opportunity for 
the business to grow and especially the wood processing portion of the business. In the future, 
additional needs for the farm and forest community will occur and Williams Fuel will have adequate 
land to accommodate those needs. Because of the 15.16 acre size of Williams Fuel site, it is 
unlikely that another use on another site will be needed in the immediate future. The amount of 
acreage proposed with this Plan Amendment will give Williams Fuel room to grow with the needs of 
Washington and Yamhill Counties. The applicant understands that the change of Tax Lot 2303 will 
result in creating a nonconforming residential use. He agrees to apply for a Type I "Caretaker 
Residence" for the property. 

POLICY 22: PUBLIC FACILITIES AND SERVICES 

It is the policy of Washington County to provide Public Facilities and Services in the Rural/Natural 
Resource Area in a coordinated manner, at levels which support rural type development, are efficient 
and cost effective, and help maintain public health and safety. 

Implementing Strategies 

The County will: 

a. Review the adequacy of the following public services and facilities in conjunction with new 
development: 

1. Schools 

2. Fire and Police protection 

Summary Findings and Conclusions 

Public facilities and services generally include sanitary and water facilities, solid waste collection and 
disposal, fire protection, police protection, energy and communication facilities, health services, 
educational facilities, and other governmental services. In the Rural/Natural Resource area of the 
County, the types and levels of public facilities and services needed to support development are 
different from those required in the more urbanized portions of the County. Generally in the rural 
areas, greater reliance is placed on providing on-site facilities to satisfy needs for water, sewage 
disposal and drainage management. This is appropriate since rural area development is (and will 
continue to be) largely dispersed, at a level of intensity that does not require more capital-intensive 
facilities evident in the urban areas. Public facilities and services provided in the Rural/Natural 
Resource area are the responsibility of a variety of jurisdictions, agencies, and organizations, 
including Washington County. The County has the additional responsibility and legislative authority to 
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coordinate the activities of these entities in 
provided in an efficient manner and at 
designations of the areas being served. 

order to ensure that public facilities and services are 
levels appropriate to support Comprehensive Plan 

COMMENT: 

All service providers have written letters indicating public facilities and services are adequate to 
serve the existing and proposed use on the subject property. This application is consistent with this 
Policy because future expansion of the Williams fuel business will not create any need for additional 
public facilities and services nor interfere with the delivery of any existing facilities and services. 

Williams Fuel is served with a private sanitary sewer septic system. Public water is provided by the 
City of Hillsboro. The Hillsboro water system is very large and can easily accommodate any use on 
the site. The service letter states no impact to the water system. The uses will be commercial and 
industrial which create no need for school services. The Forest Grove Fire District responded that 
service level is adequate. The Washington County Sheriff indicated that the service level is 
adequate. This policy notes that "in the rural areas, greater reliance is placed on providing on-site 
facilities to satisfy needs for water, sewage disposal and drainage management." This application 
meets these policy requirements. Washington County DLUT and ODOT will provide comments on this 
Plan Amendment after review of all information including the Traffic Study. 

POLICY 23: TRANSPORTATION 

It is the policy of Washington County to regulate the existing transportation system and to provide for 
the future transportation needs of the County through the development of a Transportation Plan as 
an Element of the Comprehensive Plan. 

Implementing Strategies 

The County will: 

a. Combine the transportation features of the urban and rural areas in a single County-wide 
Transportation Plan. The Transportation Plan will address the major roadway system (i.e. 
non-local roads) and designate roads and streets that are part of the major system. The 
Rural/Natural Resource Plan and the Community Plans will address the local road system 
and designate the streets and roads that are part of that system; 

b. Specify the necessary transportation improvements, maintenance and reconstruction 
activities needed to carry out the Comprehensive Plan in the Transportation Plan. 

c. Implement the Transportation Plan capital improvements and maintenance programs 
through a combination of public expenditures, private development actions and the 
assessment of impact fees. 
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d. In cases of direct conflict between the Transportation Plan and a Community Plan or the 
Rural/Natural Resources Plan Element functional classification and/or location of a 
proposed road, the Transportation Plan shall take precedence. 

e. The addition of new roads or streets to the major roadway system will be designated through 
the Transportation Plan unless specified otherwise by the Transportation Plan. New 
neighborhood routes may also be designated through the development review process. New 
local streets or roads will be designated through the development review process or by 
amendments to the Community Plans or the Rural/Natural Resource Plan; 

f. Amendments to the Rural/Natural Resource Plan shall be consistent with the applicable 
policies and strategies of the Transportation Plan. 

Summary Findings and Conclusions 

The transportation system and planning for that system must go beyond meeting daily travel 
demands. Transportation planning must recognize that transportation systems have significant 
impacts on the physical, social and economic characteristics of the areas they serve. In order to 
have an integrated and consistent plan for transportation, the transportation needs for the urban 
and rural areas are combined in a single document. The Transportation Plan is a comprehensive 
analysis and identification of transportation needs associated with the support and implementation 
of the development patterns described in the Community Plans and the Rural/Natural Resource 
Plan. Prepared from both the county-wide and community planning areas perspectives, the 
Transportation Plan addresses the major roadway system, transit, pedestrian and bicycle 
transportation issues and focuses on specific and system requirements. The Transportation Plan 
designates the major roadway system and each road or street is provided a classification indicative 
of its existing or planned function, right-of-way, alignment and structural dimensional standards. 
Changes to the major roadway system are made through amendments to the Transportation Plan. 
New neighborhood routes may also be designated through the development review process. The 
local street system is designated on the Rural/Natural Resource Plan and the Community Plans. 
New local streets and special area local streets are identified through the development review 
process or by amendments to the Community Plans or the Rural/Natural Resource Plan. 

The Rural/Natural Resources Plan Element and the Community Plans will define the location and 
level of demand the transportation system will be expected to accommodate. The policies and 
strategies of the Transportation Plan are aimed at defining the role transportation services will play 
in shaping the County's urban and rural areas. A major factor in determining the timing and 
sequence of growth will be the availability of an adequate transportation system. 

COMMENT: 

A detailed traffic report has been prepared which demonstrates this Plan Amendment will not have a 
significant effect on the existing transportation system (See Exhibit 22). The traffic study was 
extended to the year 2028 and no significant impacts to the transportation system were identified. 
Existing access on Seghers Road and Highway 47 were found to be adequate now and in the year 
2028. No required improvements or mitigation are identified. We anticipate that ODOT and 
Washington County will agree with the traffic report findings. Therefore, traffic impact should not be 
considered as a reason to deny of this application. 

E. WASHINGTON COUNTY TRANSPORTATION PLAN 
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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. 

COMMENT: 

The Williams Fuel business reduces vehicle trips and congestion in the surrounding urban area by 
providing whole sale and retail sale of materials to the rural community. This will accommodate the 
diverse travel needs of Washington County residents and businesses. 

2.0 SYSTEM SAFETY POLICY 

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

COMMENT: 

The current access to Williams Fuel on Seghers Road and Highway 47 is safe and adequate as 
determined by the traffic report. 

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. 
COMMENT: 

The owners of Williams Fuel, along with their customers and suppliers pay taxes to help support this 
County policy. 

5.0 SYSTEM IMPLEMENTATION AND PLAN MANAGEMENT POLICY 

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

COMMENT: 

The Washington County Transportation Plan can be implemented with or without this Plan 
Amendment. This amendment will have no effect on implementation of the Transportation Plan 
because no significant impacts are identified. 

6.0 ROADWAY SYSTEM POLICY 
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IT IS THE POLICY OF WASHINGTON COUNTY TO ENSURTE THAT THE ROADWAY SYSTEM IS 
DESIGNATED IN A MANNER THAT ACCOMODATES THE DIVERSE TRAVEL NEEDS OF ALL USERS OF 
THE TRANSPORATATION SYSTEM. 

COMMENT: 

ODOT is responsible for the Highway 47 and the portion of Seghers Road providing access to 
Williams Fuel. No improvements, mitigation or changes to the transportation system or changes to 
the classification of the roads are required if this Plan Amendment is approved. 

10.0 FUNCTIONAL CLASSIFICATION 

IT IS THE POLICY OF WASHINGTON COUNTY TO ENSURE THE ROADWAY SYSTEM IS DESIGNED TO 
OPERATE EFFICIENTLY THROUGHTT HE USE OF A ROADDWAY FUNCTIONAL CALSSIFIACATION 
SYSTEM. 

COMMENT: 

Highway 47 is State Highway and Seghers Road is a local road. Re-classification of either of these 
roads is not required if this Plan Amendment is approved 

19.0 TRANSPORTATION PLANNING COORDINATION AND PUBLIC INVOLVEMENT POLICY 

IT IS THE POLICY OF WASHINGTON COUNTY TO COORDINATE ITS TRANSPORTATION PLANNING WITH 
LOCAL, REGIONAL, STATE AND FEDERALAGENCIES AND TO PROVICE OPPORTUNITIES FOR CITIZENS 
TO PARTICIPATE IN THE PLANNING PROCESS 

COMMENT: 

This proposed plan amendment is subject to Washington County Plan Policy 2, Citizen Involvement, 
which assures opportunities for citizen participation in the process of reviewing this request. 
Coordination with other agencies is assured by the application of the Transportation Planning Rule, 
OAR 660, Division 12, to this plan amendment application. 

F. WASHINGTON COUNTY COMMUNITY DEVELOPMENT CODE 

ARTICLE II - PROCEDURES 

SECTION 202: PROCEDURE TYPES AND DETERMINATION OF PROPER PROCEDURE 

Section 202-3: Type III Procedure 

202-3.2 The following are Type III actions: 

C. Quasi-judicial plan amendments. 

COMMENT: 

The proposed Plan Amendment will be reviewed through a Type III Procedure. 
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ARTICLE III - LAND USE DISTRICTS 

SECTION 348: AF-5 DISTRICT 

Section 348-1: Intent and Purpose 

COMMENT: 

According to Section 348-1, the intent and purpose of the AF-5 District is to retain an area's natural 
character and conserve the natural resources. The intent is also to provide for rural residential uses. 
The intent and purpose of the surrounding property in the AF-5 District will not be compromised by 
this Plan Amendment. The Subject Property is already bordered on two sides by AF-5 District 
property and two sides by AF-20 District property. Land across Highway 47 is located in the EFU 
District. 

SECTION 352: RURAL COMMERCIAL DISTRICT (R-COM) 

Section 352-1: Intent and Purpose 

The intent and purpose of the Rural Commercial District is to implement the rural commercial 
policies of the Comprehensive Plan and to meet convenience goods and service needs of rural 
residents while protecting the historic character of rural centers and the agricultural or forestry 
character of the area. Rural Commercial centers shall be designed to be compatible with the 
surrounding environment and generally not to exceed five (5) acres. 

COMMENT: 

The site is presently developed with several structures and work areas (See Exhibits 2 & 3). An 
oblique aerial photograph looking north across the site was taken on July 7, 1989 and the second 
photo was taken in the summer of 2005 (See Exhibit 11). The southerly portion of the site 
immediately adjacent to Seghers Road is used for the storage/display/sale of firewood and bark 
dust. The existing buildings are clustered near the center of the site. Customer and employee parking 
and the nursery stock display areas are located around the existing building. 

The main building on the site is 5,128 square feet in area and used as an office, display room, root 
stock work area/cooler storage/shipping, equipment storage for front end loaders and miscellaneous 
small equipment and a repair shop. 

The former mill pond is located north of the proposed 3.50 acres requested for a R-COM designation. 
The existing use of the property is land extensive requiring sizeable areas for the assembly, storage, 
and display of natural and partially processed natural materials. Presently, active business 
operations on the subject property include buildings, hard surfaced areas, open material storage 
areas, parking and circulation which account for about 6 acres of the 15.16 acre site. 

It is the Applicant's contention that the existing use of the subject property meets the intent of OAR 
660-04-0018 and OAR 660-04-0025. The property in question is physically developed as a resource 
commercial and industrial use which collects and stores materials for resale to the public as identified 
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in Exhibit 20. Furthermore, the subject property is served by public water as a part of the City of 
Hillsboro Municipal Water System and has direct access to the regional highway network (State 
Highway No. 47) via Seghers Road (County Road 329). 

The applicant requests the change in designation from AF-5 to R-COM to accommodate the expected 
normal business growth of his present operations. Current uses on the site are predominantly rural in 
nature and compatible with adjacent and nearby resource uses. Re-designation to R-COM and R-
IND would permit development of ancillary commercial and industrial uses normally associated with 
nursery/landscape materials sales. Granting the request will not commit adjacent or nearby 
resource land to non-resource uses. Any future use of the site would be subject the requirements of 
the Washington County Community Development Code as acknowledged by the State of Oregon. 
The use of the subject property provides a service both to resource providers and area users. 
Landscape material supplies are assembled, stored and sold from this site. Most of these materials 
such as firewood, bark dust, decorative rock, plant materials and natural fertilizers require extensive 
land areas for assembly and storage, (See Exhibit 3, Site Plan). 

Although certain uses on the site are agricultural in nature (manure storage, root stock and nursery 
stock) and could continue under the present land use district, the applicant is requesting R-COM and 
R-IND designations to allow retail sales, wholesale and manufacturing and storing of products on the 
site. Including the agricultural use permits optimum functional use of existing on-site facilities. As 
the business operations change, uses could be easily shifted from one portion of the site to another. 
Due to the land extensive nature of the business and the need for substantial open material storage 
areas, the applicant is requesting 3.5 acres for R-COM and 11.66 acres for R-IND. The "general" 
guide for the maximum size of designating a site R-COM site is 5 acres. The proposed 3.5 acres is 
below this maximum. The 3.5 acres chosen provides a reasonable area for current use and 
anticipated expanded use for the existing business. Additionally it includes a relatively level area the 
use. 

According to Section 352-1, the intent and purpose of the R-COM District is to implement rural 
commercial policies of the Comprehensive Plan and to meet convenience goods and service needs 
of rural residents while protecting the historic character of rural centers and the agricultural or 
forestry character of the area. Justification for this R-COM designation is provided throughout this 
report. Repeating the justification in this section is not necessary. 

SECTION 354: RURAL INDUSTRIAL DISTRICT (R-IND) 

354-1: Intent and Purpose 

The Rural Industrial District is intended to provide areas for industrial uses outside the Urban Growth 
Boundary where an exception to Goals 3 or 4 has been taken and where a full range of urban 
services will not be required. The purpose of the district is to provide for the processing and 
manufacture of timber and forest related products, farm crops and produce, minerals and 
aggregates near the resources, and for the repair of mechanical equipment related to farm and 
forest uses. 

COMMENT: 

Approximately 11.66 acres will be designated R-IND. The purpose of the district will provide 
opportunities for Williams Fuel to expand its resource-based operations to support the local lumber 
mills and farms. It is appropriate for the operation to be located outside the UGB and this 
designation allows the necessary uses required by the business. 
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V. CONCLUSION 

This Plan Amendment request from AF-5 to R-COM and R-IND is not intended to remove agricultural 
land from production, but, rather, to recognize a legitimate rural retail and industrial business which 
serves rural residents and the agricultural and forest uses in the immediate area. 

Although records are sketchy, it appears that the business, at a smaller scale, existed on this 
property in the late 1960's and as such should have been shown as a Rural Commercial Use on the 
Washington County Comprehensive Plan. Since the late 1960's, the business has grown steadily. 
Over the past 40 years, no complaints have been received about the conduct of the business on this 
property. 

Williams Fuel is a family owned local business which serves primarily the southwestern portion of 
Washington County and northern Yamhill County. The business utilizes resource base materials 
gathered from the area, stores and re-sells these materials to local end users. As such, the existing 
business meets the requirements and policies of the adopted Washington County Rural/Natural 
Resource Plan, OAR 660-04-18(2) and OAR 660-04-025. 

Applicants request that this application be approved based upon on the evidence contained in this 
report and evidence that support the following findings: 

1. The proposed use will support the needs of the rural residents and agricultural and forest 
uses in the surrounding area; 

2. There are no alternate sites available within the UGB, particularly Forest Grove and Gaston, 
which would support the type of uses and services which are offered by Williams Fuel. 

3. The proposed use will not require any urban services, except public water which already is 
available to the subject property, and use is compatible with the surrounding agricultural 
uses; 

4. That the proposed use is limited to basic convenience and service needs of the rural and 
natural resource community and will not cause adverse impacts on surrounding farm and 
forest activities. 

5. Adequate public facilities and services are available to accommodate the proposed use. 
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"WILLIAMS FUEL COMPREHENSIVE PLAN AMENDMENT 
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Exhibit No. Exhibit Title 

1 Vicinity Map 
2 Aerial Photo-2008 
3 Existing Site Plan with Proposed Land Use Districts 
4 Surrounding Tax Lots with Flood Plain Overlay 
5 Rural Comprehensive Plan Maps with Detail Map 
6 CDC Sections 348, 352 & 354 
7 Topography Map 
8 Soils Map with Description 
9 Tax Map 
10 Significant Natural Resources 
11 Aerial Perspective of Site 1989 & 2005 
12 Existing Building Floor Plan & Permit Records 
13 Alternative Site Analysis - 2-mile radius map 
14 City of Forest Grove & City of Gaston Zoning Maps 
15 Alternate Site Analysis - Maps 
16 Williams Fuel Customer List 1989 & 2007 
17 Well Logs 
18 Service Availability Letters 
19 Pre-application Conference Notes & Notice of Incomplete 
20 Description of Williams Fuel Business 
21 Site Photographs 
22 Traffic Study 
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R U R A L / NATURAL R E S O U R C E PLAN 
LAND USE DIST ICTS 
(GENERAL DESCRIPTION) 
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distirct is conta ined within the W a s h i n g t o n C o u n t y C o m m u n i t y D e v e l o p m e n t C o d e . For addit ional information, p lease refer to the C o d e . 

EXCLUSIVE FOREST AND 
CONSERVAT ION (EFC) 

• Intended to provide for forest uses and the continued 
vise of lands for renewable forest resource production, 
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related or compatible uses. Prohibits uses of land which 
are not compatible with the management and 
development of forest resources. Application for most 
uses, including dwellings are reviewed for compatibility 
with the Plan designalion. In most cases, new lots must 
be a minimum of 80 (eighty) acres. 

EXCLUSIVE FARM USE (EFU) 
• Intended to preserve and maintain commercial 

agricultural land for farm use consistent with existing 
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Applications for most uses, including dwellings, are 
reviewed for compatibility with the Plan designation. 
No minimum lot size requirements for land divisions, 
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creation of new parce l . 
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identifying marginal lands within the District. Applications 
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Creation of new lots for farm uses requires at least a 
20 (twenty) acre minimum tot size. There are specific 
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AGRICULTURE AND F O R E S T - 1 0 (AF-10) 
l Retains the area's rural character and conserves natural 
! resources while providing for rural residential uses. 
This District Is applied to rural lands with steep 
topographic characteristics where there are limited public 
facilities and services, A 10 (ten) acre minimum lot size 
is normally required for the creation of new parcels. 

AGRICULTURE AND FOREST - 5 (AF-5) 
I Relains the area's rural character and conserves natural 
I resources while providing for rural residential uses. 

Intended to recognize parcelization and diverse 
ownerships existing at the time of adoption of Ihe 
Comprehensive Plan. A 5 (five) acre minimum lot size is 
normally required for creation of new parcels, 

RURAL R E S I D E N T I A L - 5 (RR-5) 
H Recognizes rural areas which have been committed of 
• developed for suburban residential uses with minimum 

farm and forest uses. Prohibits mobile homes, A 5 (five) 
acre minimum lot size is normally required for creation of 
new parcels, although divisions of land down to o r e acre 
are allowed in limited areas, through procedures 
specified in the Community Development Code. 

RURAL COMMERCIAL (R-COM) 
• Provides for commercial activities which serve the 

convenience goods and service needs of rural sesidents 
while protecting the historic character of rural centers and 
the agricultural of forestry character of the area. 

LAND EXTENSIVE INDUSTRIAL (MA-E) 
Provides land for farm and forest-related industrial uses 
needed to support the natural resource base consistent 
with the rural character and level of sen/ices. Recognizes 
land designated MA-E pursuant to the 1973 Comprehensive 
Plan. Proposed industrial uses are evaluated to determine 
consistency with the Plan designation. Existing lawfully 
created industrial uses are recognized and allowed 
reasonable expansion, subject to certain conditions. 

RURAL INDUSTRIAL (R-IND) 
Provides for industrial uses in the County needed to support 

r n a t u r a | resource base consistent with the rural character 
and rural level of services, A l lows industrial uses which are 
primarily resource-related, such as: processing and 
manufacture of limber and forest-related products, farm crops 
and produce, and minerals and aggregates near the resource 
sites, and for the repair of mechanical equipment related to 
farm and forest activilies. Proposed new industrial uses are 
evaluated to determine consistency with the Plan designation. 
Existing lav/fully created industrial uses are recognized and 
allowed reasonable expansion, subject to certain conditions. 
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ARTICLE III: LAND USE DISTRICTS 
348 - AGRICULTURE AND FOREST DISTRICT (AF-5) 

111-159 

348 AGRICULTURE AND FOREST DISTRICT (AF-5) 

348-1 Intent and Purpose 

The AF-5 District is intended to retain an area's rural character and conserve the 
natural resources while providing for rural residential use in areas so designated by 
the Comprehensive Plan, 

The purpose of this agricultural and forestry district is to promote agricultural and 
forest uses on small parcels in the rural area, while recognizing the need to retain the 
character and economic viability of agricultural and forest lands, as well as 
recognizing that existing parcelization and diverse ownerships and uses exist within 
the farm and forest area. Residents of rural residential tracts shall recognize that 
they will be subject to normal and accepted farming and forestry practices. 

348-2 Uses Permitted Through a Type I Procedure 

The following uses are permitted subject to the specific standards for the use set 
forth below and in applicable Special Use Sections of Section 430, as well as the 
general standards for the District, the Development Standards of Article IV and all 
other applicable standards of the Code. A waiver of the right to remonstrate against 
commonly accepted farm or forest practices shall be recorded for each permitted 
use. 

348-2.1 Accessory Uses and Structures - Section 430-1. 

348-2.2 Conservation Areas and Structures (public and private) for the conservation of water, 
soil, open space, forest or wildlife resources (exempt from waiver). 

348-2.3 Detached Dwelling Unit (one), on a lot of record or legally created lot. 

348-2.4 Home Occupation - Section 430-63.1. 

348-2.5 Property Line Adjustment - Section 610-1.1. 

348-2.6 Parks - Section 430-97. 

348-2.7 Temporary Use - Sections 430-135.1 C. (6) and (7); 430-135.1 H. 

348-2.8 Alteration, restoration or replacement of a lawfully established dwelling on a lot or 
parcel upon which two (2) or more lawful dwellings exist. In the case of replacement, 
the existing dwelling shall be removed, demolished, or converted to an accessory 
structure, pursuant to Section 430-8.1. For required standards see Section 430-8.1. 

348-2.9 Boarding or training of horses for profit, not to exceed a total of fourteen (14) horse 
stalls (includes stalls for the owner's horses) - Section 430-21. 

348-2.10 Co-located antennas, excluding those antennas exempt pursuant to Sections 430-
109.1 and 201-2 - Section 430-109.3. 
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348-2.11 Facility 2 communication towers to a maximum height of one-hundred (100) feet, 
excluding those towers exempt pursuant to Sections 430-109.1 and 201-2 - Section 
430-109.4. 

348-3 Uses Permitted Through a Type II Procedure 

The following uses are permitted subject to the specific standards for the use set 
forth below and in applicable Special Use Sections of Section 430, as well as the 
general standards for the District, the Development Standards of Article IV and all 
other applicable standards of the Code. Approval may be further conditioned by the 
Review Authority pursuant to Section 207-5. A waiver of the right to remonstrate 
against commonly accepted farm or forest practices shall be recorded for each 
permitted use. 

348-3.1 Family Day Care Provider - Section 430-53.6. 

348-3.2 Home Occupation - Section 430-63.2. 

348-3.3 Parks - Section 430-97. 

348-3.4 Public Utility - (except commercial facilities for the purpose of generating power for 
public use by sale) - Section 430-105.3 through 430-105.7. 

348-3.5 Co-located antennas, not otherwise allowed through a Type I Procedure - Section 
430-109. 

348-3.6 Stockpiling of aggregate, sand and gravel for road maintenance purposes - Section 
430-132. 

Temporary Use - Section 430-135.2 A. and B. 

Day Care Facility - Section 430-53.2 I. 

Alteration, restoration or replacement of a lawfully established dwelling on a lot or 
parcel upon which two (2) or more lawful dwellings exist that is not permitted through 
a Type I procedure. For required standards see Section 430-8.2. 

348-3.10 Boarding or training of horses for profit with fifteen (15) or more horse stalls (includes 
stalls for the owner's horses) - Section 430-21. 

348-3.11 Unless exempt under 201-2, importing fill material as a customarily accepted farming 
practice or for a use allowed in the district - Section 410. 

348-3.12 Clean Fill Site as defined by DEQ rules - Section 410. 

348-4 Uses Which May be Permitted Through a Type III Procedure 

The following uses may be permitted subject to the specific standards for the use set 
forth below and in applicable Special Use Sections of Section 430, as well as the 
general standards for the District, the Development Standards of Article IV and all 
other applicable standards of the Code. Approval may be further conditioned by the 
Review Authority pursuant to Section 207-5. Unless the use is specifically 

348-3.7 

348-3.8 

348-3.9 
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exempted, the Review Authority shall make specific findings with respect to the 
standards in Section 348-4.2. 

348-4.1 Uses which may be allowed: 

A. Airport, including associated hangar, maintenance and service facilities - Section 
430-7. 

B. Campground - Section 430-25. 

C. Cemetery - Section 430-27. 

D. Church - Section 430-29. 

E. Contractor's Establishment - Section 430-34. 

F. Day Care Facility - Section 430-53.2. 

G. Golf Course - Section 430-50. 

H. Heliport - Section 430-59. 

I. Housing for Seasonal Farm and Forest Labor - Section 430-67. 

J. Hunting and Fishing Preserve (including a trout farm) Section 430-69. 

K. Kennel - Section 430-73. 

L. Operation for Exploration of Geothermal Resources as defined in O R S 522.005. 

M. Private Club - Section 430-99. 

N. Public Building, limited to Governmental Structures, community buildings and 
museums, which serve the local area - Section 430-103. 

O. Schools - Section 430-121. 

P. Shooting Clubs - Section 430-125. 

Q. Utility Facility (Commercial) for the generation of power for sale for public use 
and transmission towers over two-hundred (200) feet in height - Section 430-141. 

R. Veterinary or Animal Hospital. 

S. Winery - May include accessory tasting room and incidental sales - Section 430-
145.2. 

T . Emergency Response/Safety Training Center - Section 430-44. 

U. Facility 3 and 4 communication towers, to a maximum height of one-hundred 
(100) feet - Section 430-109. 
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V. Home Occupation - Section 430-63.3. 
W. Broadcast Towers a maximum height of one hundred (100) feet - Section 430-

109. 

348-4.2 Required Findings: 

A. The requested use is compatible with the surrounding uses or may be made 
more compatible through conditions of approval. 

B. The proposed use does not interfere seriously with "accepted farming practices" 
as defined in O R S 215.203(2)(c) or forestry uses on adjacent lands devoted to 
farm or forest use. 

C. The applicant has signed and recorded in the Deed and Mortgage Records of the 
County a waiver of the right to remonstrate against customarily accepted farming 
practices. 

348-5 Prohibited Uses 

348-5.1 Structures or uses of land not specifically authorized by Section 348. 

348-5.2 The use of a recreational vehicle for a residence, except as provided for under 
Section 430-135.2 A. 

348-5.3 Outdoor advertising displays, advertising signs or structures except as provided in 
Section 414. 

348-5.4 The location of service facilities which house groups of people and public assembly 
facilities in airport approach zones. These facilities shall be avoided within any 
existing June, 1983 Airport Year 2000 LDN fifty-five (55) contour. 

348-5.5 Mounting a communication tower or antenna, that is not a permitted accessory use, 
on a detached dwelling. 

348-5.6 Mounting an antenna, that is not a permitted accessory use, on a communication 
tower that is accessory to a detached dwelling. 

348-5.7 Auto wrecking yards. 

348-5.8 The outdoor parking or storage of any five (5) or more operable vehicles on a single 
lot or parcel for more than forty-eight (48) hours, except in conjunction with an 
approved development or with a farm use. 

348-5.9 Any parking or storage of tractor trailers, serrii-trucks, or heavy equipment, except in 
conjunction with an approved development or with a farm or forest use. 

348-6 Dimensional Requirements 

348-6.1 Lot Area: 

A . Lot area as used in this subsection shall be determined as follows: 
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(1) The lot area shall be the entire area described in the deed to which the 
owner holds title, including such land as may be described in the deed as 
"subject to the rights of the public to any portion lying within the right-of-
way," or similar clause. If the lot described in the deed has not been 
surveyed, a survey may be required to determine the exact acreage. 

(2) If the lot was created by a plat, the lot area is the sum of the net area for 
the lot as shown on the plat plus land contiguous to the lot shown as having 
been dedicated to the public for road right-of-way. 

B. The minimum lot area shall be five (5) acres except: 

(1) For lots of record; and 

(2) The lot area for new lots or parcels created through the land division 
process of Article V I may be varied by twenty (20) percent provided there is 
no increase in lot density. 

348-6.2 Yard Requirements: 

The minimum yard requirements shall be: 

A . Thirty (30) foot front yard; 

B. Ten (10) foot side yard; 

C. Twenty (20) foot rear yard; 

D. Thirty (30) foot street side yard; and 

E. Additional setbacks may be required as specified in Section 418. 

348-6.3 Height: 

A. Maximum height of dwellings and residential accessory structures shall be thirty-
five (35) feet. 

B. Normal building appurtenances and projections such as spires, belfries, cupolas, 
chimneys, ventilators, elevator housings or other structures placed on or 
extending above roof level may exceed the thirty-five (35) foot building height 
limit to a maximum height of sixty (60) feet. 

C. The height of telecommunication facilities are regulated by the Permitted Use 
sections of this Land Use District, Sections 201, 430-1, 430-109 and other 
applicable provisions of this Code. 

D. No structure or structural part shall exceed the height standards established for 
any airport in the County established in accordance with Federal Aviation 
Administration's Aviation Regulations. 

348-6.4 Minimum lot width at the street: 
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The minimum lot width at the street shall be thirty (30) feet, or the lot shall have an 
easement of record at least thirty (30) feet at the street or as approved by the 
appropriate fire marshal. 

348-7 Access 

All lots in this District shall either: 

348-7.1 Abut a public street; or 

348-7.2 Have an easement of record at least thirty (30) feet wide at the street or as approved 
by the appropriate fire marshal. 

348-7.3 Access roadways shall be approved, developed and maintained in accordance with 
the requirements of the appropriate fire protection agency for the geographical 
location. Where no fire protection agency has jurisdiction, access roadways shall 
meet the requirements of the nearest or most likely Fire protection jurisdiction to 
annex the property under consideration. 

348-8 Article IV - Development Standards 

In addition to the requirements of this district, the standards of Article IV -
Development Standards, including Section 422 (Significant Natural Resources), are 
applicable as required by Subsection 403-4. 
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352 RURAL COMMERCIAL DISTRICT (R-COM) 

352-1 Intent and Purpose 

The intent and purpose of the Rural Commercial District is to implement the rural 
commercial policies of the Comprehensive Plan and to meet convenience goods and 
service needs of rural residents while protecting the historic character of rural centers 
and the agricultural or forestry character of the area. 

Rural Commercial centers shall be designed to be compatible with the surrounding 
environment and generally not to exceed five (5) acres. 

352-2 Uses Permitted Through a Type I Procedure 

The following uses are permitted subject to the specific standards for the use set 
forth below and in applicable Special Use Sections of Section 430, as well as the 
general standards for the District, the Development Standards of Article IV and all 
other applicable standards of the Code. A waiver of the right to remonstrate against 
commonly accepted farm or forest practices shall be recorded for each permitted 
use. 

352-2.1 Accessory Uses and Structures - Section 430-1. 

352-2.2 Bus Shelters - Section 430-23. 

352-2.3 Residential use in conjunction with a permitted commercial use provided: 

A. The residence is situated on the principal lot; 

B. The residence has an approved sanitary sewage disposal system; and 

C. There is only one (1) dwelling structure per lot. 

Temporary Uses - Section 430-135.1 A., B., C. (4 and 5), D „ E „ F., and H. 

Facility 3 and 4 Communication Towers that: 

A. Do not exceed a maximum height of seventy-five (75) feet; and 

B. Are located on a lot or parcel of which less than fifty (50) percent of the perimeter 
abuts a residential district. For the purpose of this subsection, lots or parcels that 
are separated from the proposed site by an existing or dedicated public or private 
street or right-of-way shall be considered as abutting the perimeter of the 
proposed site- Section 430-109. 

Co-located antennas, excluding those antennas exempt pursuant to Sections 430-
109.1 and 201-2 - Section 430-109.3. 

Facility 2 Communication Towers, excluding those towers exempt pursuant to 
Sections 430-109.1 and 201-2, that: 

A. Do not exceed a maximum height of seventy-five (75) feet; and 

352-2.4 

352-2.5 

352-2.6 

352-2.7 

Date printed 11/27/09 



111-172 ARTICLE III: LAND USE DISTRICTS 
352 - RURAL COMMERCIAL DISTRICT (R-COM) 

B. Are located on a lot or parcel of which more than fifty (50) percent of the 
perimeter abuts a residential district. Notwithstanding, Facility 2 communication 
towers may be located on a lot or parcel of which less than fifty (50) percent of 
the perimeter abuts a residential district. For the purpose of this subsection, lots 
or parcels that are separated from the proposed site by an existing or dedicated 
public or private street or right-of-way shall be considered as abutting the 
perimeter of the proposed site - Section 430-109.4. 

352-3 Uses Which May Be Permitted Through a Type II Procedure 

The uses listed in Section 352-3.1 are permitted subject to the specific standards for 
the use set forth below and in applicable Special Use Sections of Section 430, as 
well as the general standards for the District, the Development Standards of Article 
IV and all other applicable standards of the Code. Approval may be further 
conditioned by the Review Authority pursuant to Section 207-5. Unless the use is 
specifically exempted, the Review Authority shall make specific findings with respect 
to the standards in Section 352-3.2. A waiver of the right to remonstrate against 
commonly accepted farm or forest practices shall be recorded for each permitted 
use. 

352-3.1 Permitted Uses: 

A. Ambulance Service - Section 430-9. 

B. Auto Repair within an enclosed building. 

C. Bus and Train Terminals. 

D. Church - Section 430-29. 

E. Commercial Recreation Facilities such as indoor theaters, bowling alleys, indoor 
skating rinks or similar uses when: 

(1) The use is conducted wholly within a fully enclosed building; and 

(2) Yards are no less than fifty (50) feet from any abutting residential, 
agriculture and forest, or natural resource district boundaries. 

F. Contractor's establishment for such things as installation of drain tiles, logging 
contractor, farming contractor and similar uses - Section 430-34. 

G. Eating and Drinking Establishments. 

H. Fabrication, Processing and Repair Facilities, appropriate for the rural community 
and which serve the rural/natural resource population base. These uses are 
exempt from Section 352-3.2. 

I. Farm or forest related equipment, machinery or truck repair, including associated 
service parts facilities, within an enclosed building. These uses are exempt from 
Section 352-3.2. 
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J. Farm or forest implement equipment and related merchandise sales when the 
sales area is fenced or a landscaped buffer is provided. These uses are exempt 
from Section 352-3.2. 

K. Institutional uses, including institutions for human care, educational, social 
institutions including but not limited to grange hall, community center, public 
buildings and service institutions, serving the local area, when the application 
includes: 

(1) A total site plan indicating any proposed buildings, parking, landscaping 
and future phased development; and 

(2) A schedule for development. 

L. Lumber Yard, provided there is: 

(1) A site obscuring fence no higher than eight (8) feet; or 

(2) A Type #3 landscape buffer approved through Development Review. 

(3) This use is exempt from Section 352-3.2. 

M. Offices. 

N. Open air businesses, except as provided for by Section 430-135.1 B. (1) and (2), 
for the sale of farm or forest products for such uses as plant material, produce 
and firewood. These uses are exempt from Section 352-3.2. 

O. Personal Service Establishment. 

P. Public Building, limited to governmental structures, community buildings and 
museums, serving the local area - Section 430-103. 

Q. Public Utility - Facilities necessary for public service (except commercial facilities 
for the purpose of generating power for public use by sale) - Section 430-105.3 
through 430-105.7. 

R. Private Club - Section 430-99. 

S. Radio Station. 

T . Recycling Center - Section 430-115. 

U. Sale of merchandise in an enclosed building. 

V . Service Station and/or Car Wash - Section 430-123. 

W . Temporary Use - Section 430-135.2 A. This use is exempt from Section 352-3.2. 

X . A Type I or Type II Home Occupation in a nonconforming residence as an interim 
temporary use subject to the standards of Section 430-63.1 - Type I Home 
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Occupation or Section 430-63.2 - Type II Home Occupation. This use is exempt 
from Section 352-3.2. 

Y. Veterinarian or Animal Hospital. 

Z. Winery, including a tasting room and sales - Section 430-145,2. 

AA. Communication Towers greater than seventy-five (75) feet and up to two-
hundred (200) feet in height - Section 430-109. 

BB. Uses Accessory and Incidental to an Allowed Use: 

(1) Garages for storage and maintenance of motor vehicles used by the 
principal use. 

(2) Storage of motor fuels and lubricating oils for vehicles used by the principal 
use. 

(3) Maintenance and utility shops for equipment used by the principal use. 

(4) Central heating, air conditioning and refrigeration plants. 

(5) Water storage, drainage and treatment facilities. 

(6) Buildings for storage of documents, records, testing and research 
equipment, experimental models and other personal property related to the 
principal use. 

(7) Day care facilities primarily for employees. 

(8) Electrical substations. 

CC. Co-located antennas, not otherwise allowed through a Type I Procedure -
Section 430-109. 

352-3.2 Required findings: 

A. That the proposed use will support the needs of the rural residents and 
agricultural and forest uses; 

B. That the proposed use meets the criteria of being small in size, rural in character 
and that it does not require urban services; and 

C. That the proposed use is limited to basic convenience and service needs of the 
rural and natural resource community and will not cause adverse impacts on 
surrounding farm and forest activities. 

352-4 Uses Which May Be Permitted Through a Type III Procedure 

The uses listed in Section 352-4.1 may be permitted subject to the specific standards 
for the use set forth below and in applicable Special Use Sections of Section 430, as 
well as the general standards for the District, the Development Standards of Article 
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IV and all other applicable standards of the Code. Approval may be further 
conditioned by the Review Authority pursuant to Section 207-5. Unless the use is 
specifically exempted, the Review Authority shall make specific findings with respect 
to the standards in Section 352-4.2. 

352-4.1 Uses which may be allowed: 

A. Special Recreation Uses - Section 430-131. 

B. Communications Towers greater than two-hundred (200) feet in height - Section 
430-109. 

C. Broadcast Towers - Section 430-109. 

352-4.2 Required findings: 

A. That the proposed use will support the needs of the rural residents and 
agricultural and forest uses; 

B. That the proposed use meets the criteria of being small in size, rural in character 
and that it does not require urban services; 

C. That the proposed use is limited to basic convenience and service needs of the 
rural and natural resource community without adverse impact on surrounding 
farm and forest activities; and 

D. That the applicant has signed and recorded in the Deed Records of the County, a 
waiver of the right to remonstrate against customarily accepted farm or forestry 
practices. 

352-5 Prohibited Uses 

352-5.1 Structures or uses of land not specifically authorized by Section 352. 

352-5.2 The use of a recreational vehicle for a residence. 

352-5.3 The location of service facilities which house groups of people and public assembly 
facilities in airport approach zones. Such facilities shall be avoided within any 
existing June, 1983 Airport Year 2000 LDN fifty-five (55) contour. 

352-5.4 Auto wrecking yards. 

352-6 Dimensional Requirements 

352-6.1 Lot Area: 

The minimum lot area shall be twenty-thousand (20,000) square feet where a 
community water system is available, and two (2) acres where a community water 
system is not available. 

352-6.2 Yard Requirements: 
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The minimum yard requirements shall be as follows: 

A. Twenty (20) foot front yard; 

B. Side and Rear Yards: 

(1) When abutting a district which is not a commercial or industrial district, the 
side or rear yard shall be no less than required by the abutting district; 

(2) On corner lots, the side or rear yard adjacent to the street shall be twenty 
(20) feet; 

(3) Except as in (1) and (2) above, there is no required side or rear yard; and 

(4) The side or rear yard may be eliminated where the side or rear yard is 
adjacent to a railroad; 

C. Additional setbacks may be required as specified in Sections 411 and 418; and 

D. Front yards and street side yards existing before March 26, 1984 which are made 
nonconforming by the provisions of this Section shall be deemed in conformity 
with the provisions of this Section relating to front and street side yards for the 
purpose of otherwise lawful changes or alterations in the structures or use 
thereof provided the structure or use is not made more nonconforming by the 
change or alteration. 

352-6.3 Height: 

A. The maximum building height shall be seventy-five (75) feet except as may be 
modified by Section 419. 

B. No structure or structural part shall exceed height standards established for any 
airport in the County established in accordance with Federal Aviation 
Administration's Aviation Regulations. 

C. The height of telecommunication facilities are regulated by the Permitted Use 
sections of this Land Use District, Sections 201, 430-1, 430-109 and other 
applicable provisions of this Code. 

352-6.4 Minimum Lot Width and Depth: 

A. The minimum average lot width shall be one-hundred (100) feet; 

B. The minimum average lot depth shall be one-hundred (100) feet; and 

C. The minimum lot width at the street shall be forty (40) feet or as approved 
through Development Review. 

352-6.5 Access: 

All lots in this District shall abut a public street or have access as approved through 
Development Review. 
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352-7 Article IV - Development Standards 

In addition to the requirements of this district, the standards of Article IV -
Development Standards, including Section 422 (Significant Natural Resources), are 
applicable as required by Subsection 403-4. 
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354-1 Intent and Purpose 

The Rural Industrial District is intended to provide areas for industrial uses outside 
the Urban Growth Boundary where an exception to Goals 3 or 4 has been taken and 
where a full range of urban services will not be required. 

The purpose of the district is to provide for the processing and manufacture of timber 
and forest related products, farm crops and produce, minerals and aggregates near 
the resources, and for the repair of mechanical equipment related to farm and forest 
uses. 

354-2 Uses Permitted Through a Type I Procedure 

The following uses are permitted subject to the specific standards for the use set 
forth below and in applicable Special Use Sections of Section 430, as well as the 
general standards for the District, the Development Standards of Article IV and all 
other applicable standards of the Code. A waiver of the right to remonstrate against 
commonly accepted farm or forest practices shall be recorded for each permitted 
use. 

354-2.1 Accessory Uses and Structures - Section 430-1, and 

A. Restaurant or cafeteria facilities for employees within an existing structure; and 

B. Caretaker or dormitory residence in conjunction with a permitted use provided: 

(1) The residence has an approved sanitary sewage disposal system; and 

(2) There shall be only one (1) dwelling structure on the site. 

354-2.2 Temporary Uses - Sections 430-135.1 A. and C. (5); 430-135.1 H. 

354-2.3 Forest Products - Temporary, portable facility for primary processing, not including 
structures, as defined by Section 106-205. See Section 430-47 for required 
standards. 

354-2.4 Facility 3 and 4 Communication Towers that: 

A . Do not exceed a maximum height of seventy-five (75) feet; and 

B. Are located on a lot or parcel of which less than fifty (50) percent of the perimeter 
abuts a residential district as defined by Section 430-109. For the purpose of this 
subsection, lots or parcels that are separated from the proposed site by an 
existing or dedicated public or private street or right-of-way shall be considered 
as abutting the perimeter of the proposed site- Section 430-109. 

354-2.5 Co-located antennas, excluding those antennas exempt pursuant to Sections 430-
109.1 and 201-2 - Section 430-109.3. 
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354-2.6 Facility 2 Communication Towers, excluding those towers exempt pursuant to 
Sections 430-109.1 and 201-2, that: 

A . Do not exceed a maximum height of seventy-five (75) feet; and 

B. Are located on a lot or parcel of which more than fifty (50) percent of the 
perimeter abuts a residential district. Notwithstanding, Facility 2 communication 
towers may be located on a lot or parcel of which less than fifty (50) percent of 
the perimeter abuts a residential district. For the purpose of this subsection, lots 
or parcels that are separated from the proposed site by an existing or dedicated 
public or private street or right-of-way shall be considered as abutting the 
perimeter of the proposed site - Section 430-109.4. 

354-3 Uses Permitted Through a Type II Procedure 

The uses listed in Section 354-3.1 are permitted subject to the specific standards for 
the use set forth below and in applicable Special Use Sections of Section 430, as 
well as the general standards for the District, the Development Standards of Article 
IV and all other applicable standards of the Code. Approval may be further 
conditioned by the Review Authority pursuant to Section 207-5. Unless the use is 
specifically exempted, the Review Authority shall make specific findings with respect 
to the standards in Section 354-3.2. A waiver of the right to remonstrate against 
commonly accepted farm or forest practices shall be recorded for each permitted 
use. 

354-3.1 Permitted Uses: 

A . Ambulance Service - Section 430-9.1 

B. Contractor's Establishment - Section 430-34. These uses are exempt from 
Section 354-3.2. 

C. Farm or forest related equipment, machinery and truck repair, including 
associated service parts facilities. These uses are exempt from Section 354-3.2. 

D. Manufacturing of tile, pottery and ceramics, including storage and wholesale 
distribution. 

E. Public Building, limited to governmental structures, community buildings and 
museums, which serve the local area - Section 430-103. 

F. Public Utility - Facilities necessary for public service (except commercial facilities 
for the purpose of generating power for public use by sale) - Section 430-105.3 
through 430-105.7. 

G. Primary processing, packaging, treatment, bulk storage and wholesale 
distribution of any of the products produced from the following: 

(1) Manufacture and processing of mineral and aggregate materials (includes 
batch plant); 
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(2) Production, processing, assembling, packaging, treatment of farm crops or 
forest products; and 

(3) These uses are exempt from Section 354-3.2. 

H. Communication Towers greater than seventy-five (75) feet and up to two-
hundred (200) feet in height - Section 430-109. 

I. Recycling Center - Section 430-115. 

J. Restaurant or cafeteria facilities for employees in a new building when in 
conjunction with a permitted use. 

K. Sawmills and lumber manufacturing, which are exempt from Section 354-3.2. 
For required standards see Section 430-119. 

L. A second caretaker's residence in conjunction with a permitted use provided: 

(1) The residence has an approved sanitary sewage disposal system; and 

(2) The applicant demonstrates a need for the second dwelling for such things 
as security or maintenance. 

M. Stockpiling of aggregate, sand and gravel for road maintenance purposes -
Section 430-132. 

N. Temporary Use - Section 430-135.2 A. This use is exempt from Section 354-3.2. 

O. A Type I or Type II Home Occupation in a nonconforming residence as an interim 
temporary use subject to the standards of Section 430-63.1 - Type I Home 
Occupation or Section 430-63.2 - Type II Home Occupation. This use is exempt 
from Section 354-3.2. 

P. Veterinarian or Animal Hospital. 

Q. Winery, including an accessory tasting room and incidental sales - Section 430-
145.2. 

R. Logscaling and Weigh Stations. 

S. Uses Accessory and Incidental to an Allowed Use: 

(1) Garages for storage and maintenance of motor vehicles used by the 
principal use; 

(2) Storage of motor fuels and lubricating oils for vehicles used by the principal 
use; 

(3) Maintenance and utility shops for equipment used by the principal use; 

(4) Central heating, air conditioning and refrigeration plants; 
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(5) Water storage, drainage and treatment facilities; 

(6) Fire protection facilities; 

(7) Buildings for storage of documents, records, testing and research 
equipment, experimental models and other personal property related to the 
principal use; 

(8) Clinics, lounges and recreational facilities for employees; 

(9) Day care facilities primarily for employees; 

(10) Electrical substations; and 

(11) Administrative Offices. 

T. Co-located antennas, not otherwise allowed through a Type I Procedure -
Section 430-109. 

U. Bulk storage and wholesale distribution and sales (excludes retail sales) of farm 
crops or forest products. These uses are exempt from Section 354-3.2. 

354-3.2 Required Findings: 

A . That the proposed use will support the needs of the rural residents and 
agricultural and forest uses; 

B. That the proposed use meets the criteria of being small in size, rural in character 
and that it does not require urban services; and 

C. That the proposed use is limited to basic convenience and service needs of the 
rural and natural resource community and will not cause adverse impacts on 
surrounding farm and forest activities. 

354-4 Uses Which May be Permitted Through a Type III Procedure 

The uses listed in Section 354-4.1 may be permitted subject to the specific standards 
for the use set forth below and in applicable Special Use Sections of Section 430, as 
well as the general standards for the District, the Development Standards of Article 
IV and all other applicable standards of the Code. Approval may be further 
conditioned by the Review Authority pursuant to Section 207-5. Unless the use is 
specifically exempted, the Review Authority shall make specific findings with respect 
to the standards in Section 354-4.2. 

354-4.1 Uses which may be allowed: 

A . Auto Wrecking Yard - Section 430-15. 

B. Heavy Industrial Uses - Section 430-57. 

C. Solid Waste Transfer Station - Section 430-129. 
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D. Special Recreational Use - Section 430-131. 

E. Utility Facility (commercial) for the generation of power for sale for public use, 
and transmission towers over two-hundred (200) feet in height. 

p r .n W W mmi ininatinn Tn\*/aro nrnqto'' t^Qn tiA/n=hnnr|rpH /OHHX fA/st in h^lflht _ 11 ii i IUI nvui.iv/i i i wwui <j VJI ual^i li I ivVU i IUI IU19U ^ v u j [ tit/1 11 1 ll^itji K w^wliul I 
430-109. 

G. Broadcast Towers - Section 430-109. 

354-4.2 Required Findings: 

A. That the proposed use will support the needs of the rural residents and 
agricultural and forest uses; 

B. That the proposed use meets the criteria of being small in size, rural in character 
and that it does not require urban services; 

C. That the proposed use is limited to basic convenience and service needs of the 
rural and natural resource community and will not cause adverse impacts on 
surrounding farm and forest activities; and 

D. That the applicant has signed and recorded in the Deed Records of the County, a 
waiver of the right to remonstrate against customarily accepted farm or forestry 
practices. 

354-5 Prohibited Uses 

354-5.1 Structures or uses of land not specifically authorized by Section 354. 

354-5.2 New residences except as provided in Section 354-2.1 B., Section 354-3.1 L. and 
Section 354-3.1 N. 

354-5.3 The location of service facilities which house groups of people and public assembly 
facilities in airport approach zones. Such facilities shall be avoided in existing June, 
1983 Airport Year 2000 LDN fifty-five (55) contour. 

354-6 Environmental Requirements 

All industrial uses shall comply with the environmental performance standards of 
Section 423. 

354-7 Dimensional Requirements 

354-7.1 Lot Area: 

The minimum lot area, except for a lot of record, shall be five (5) acres. 

354-7.2 Yard Requirements: 

The minimum yard requirements shall be: 
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A. Forty (40) foot front yard for all structures; 

B. Side and Rear Yards: 

(1) Where abutting a district which is not an industrial or commercial district, 
the side and rear yard shall be no less than that required by the abutting 
district; 

(2) On a corner lot, the side or rear yard abutting the street shall be twenty (20) 
feet; and 

(3) Except in (1) and (2) above, there are no required side or rear yards. 

(4) The side or rear yard may be eliminated where the side or rear yard is 
adjacent to a railroad. 

C. Additional setbacks may be required as specified in Sections 411 and 418. 

D. Front yards and street side yards existing before March 26,1984 which are made 
nonconforming by the provisions of this Section shall be deemed in conformity 
with the provisions of this Section relating to front and street side yards for the 
purpose of otherwise lawful changes or alterations in the structures or uses 
provided the structure or use may not be made more nonconforming by the 
change or alteration. 

354-7.3 Height: 

A. There is no maximum height requirement in the R- IND District. 

B. No structure or structural part shall exceed height standards established for any 
airport in the County established in accordance with Federal Aviation 
Administration's Aviation Regulations. 

C. The height of telecommunication facilities are regulated by the Permitted Use 
sections of this Land Use District, Sections 201, 430-1, 430-109 and other 
applicable provisions of this Code. 

354-7.4 Minimum lot width and depth: 

A. The minimum average lot width shall be one-hundred (100) feet; 

B. The minimum average lot depth shall be one-hundred (100) feet; and 

C. The minimum lot width at the street shall be fifty (50) feet. 

354-8 Access 

All lots in this District shall abut a public street or have access as approved through 
Development Review. 
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111-185 

354-9 Article IV - Development Standards 

In addition to the requirements of this District, the standards of Article IV -
Development Standards, including Section 422 (Significant Natural Resources), are 
applicable as required by Subsection 403-4. 
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M I N E R A L A N D A G G R E G A T E O V E R L A Y 
Protects mineral and aggregrate resources for future use; provides 
for the development of utilization of resources currently needed for 
economic development; regulates extraction and processing 
activities to minimize their impact on adjacenl 

• M DISTRICT A 
Applied only to sites upon which extraction, 
processing and stockpiling acliviles are currently 
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such activities in the future. Provides regulations 
which minimize impacts of resource extraction 
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DISTRICT B 
1 1 Applied to land within one thousand feet of District A 
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BREAKDOWN OF WILLIAMS FUEL CUSTOMERS 
Sept. 6, 1989 

CITY CUSTOMERS 
RURAL CUSTOMERS 

40% 
60% 

CITY CUSTOMERS - DELIVERIES 60% 
U-BAUL 40% 

RURAL CUSTOMERS - DELIVERIES 30% 
U-HAUL 70% 

SERVED: BY CITY: WITH RURAL ADDRES; 

Forest Grove 32% 17% 15% 
Gaston 21 4 17 
Cornelius 16 8 8 
Hillsboro 12 8 4 
Yamhill 5 1 4 
Aloha/Beaverton 4 1 3 
Vernonia 2 0 2 
North Plains 1 0 1 
Carlton 1 0 1 
Newberg 1 0 1 
McMinnville 1 0 1 
Misc. 4 1 3 

100% 40% 60% 

YEAR 1989 
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V 

Wade O Williams DBA Williams Fuel 
Purchases by Vendor. Summary 

January through December 2007 

CUSTOMER BASE Percentage 
Forest Grove 35% 
Gaston 20% 
Hillsboro 12% 
Banks 8% 
Newberg 7% 
McMinnviile 1% 
Yamhill 6% 
Carlton 4% 
Miso-Sherwood, Vernonia 11 % 
Dundee, Dayton, Aloha, Manning 

Total 100% 

\ 



11:30 AM 
01/08/08 
Accrual Basis 

Wade D Williams DBA Williams Fuel 
Pu rchases by V e n d o r S u m m a r y 

January through December 2007 

VENDOR AREA Jan - Dec 07 

Alder Creek Lumber, Inc Portland OR 3,285,00 
Allen Marsh Verbort 1,235.00 
Andrew Mulholland Gaston 360.00 
Andy Mullholland Gaston 35.00 
Avison Quarry Molalla 19,456.79 
Baker Rock Dundee 1,698.04 
Bear Mountain Forest Products Cascade Lochs 35,676.00 
Beaver Bark Inc Scapoose 34,195.00 
Bewitching Ponds Nursery Gaston 664.00 
BP a S Trucking Newberg 29,720.12 
Broadmead Nursey Salem 432.55 
Bryan Semingson Trucking LLC Hillsboro 3,150.00 
Byron Adams Trucking Hillsboro 17,652.00 
Byron Lueptau Gaston 105.00 I 
C.C.Meisei Co. Inc. McMinnviile 1,043.58 
Christina L. Knell 80.00 
David Youngblood 1,275.00 
Decorative Bark Supply Scio 45,871.20 I 
DF Marks Company Woodinville 4,324.50 I 
Don Averlll Trucking Inc. Tillamook 3,575.00 
Eunice Marie Orndorff 180.00 
Flora Lan Nursery, Inc. Forest Grove 252.50 
Frederick A Wilhelm Yamhill 28,930.00 
Garden-Wise Distributors Denver 6,417.98 
Hilltop Nursery Banks 795.60 
Hochstein Nursery - VEN Hillsboro 1,354.00 
Huserik Bros. Nursery Gaston 357,00 
Jensen Distribution Services Spokane, WA 13,768.68 
Josh Marsh 280.00 
Joshua Marsh Verbort 80.00 
Kelvin Richter Gaston 1,180.00 
Knife River Tangent 968.40 
Kuenzi Turf Salem 312.00 
Kuzman Forest Products Hillsboro 2,310.00 
LD Logging Inc Tillamook 1,665.00 
Mallory Company Portland OR 140.25 
Marquardt Trucking Inc. Forest Grove 7,272.00 
McCoy Family Nursery North Plains 183.90 
Michael Allen 160.00 
Michael Hermens 1,450.00 
Michael Jenning 160.00 
Michael Uilman 235.00 
Mutual Materials Hillsboro 15,145.57 
Nicholas Olson Forest Grove 800.00 
NW Bark Troutdale 605.00 
OBC NW Canby 4,262.17 
Pacific Fibre Products Longview 33,730.00 
Paul Armstrong Banks 280.00 
Pro-Gro Mixes, Inc. Tualatin 3,863.75 
Rick Goff Forest Grove 120.00 
Rick Oroso McMinnviile 1,535.00 
Sharea Polich 120.00 
Sierra Cascade LLC 200S Chemult 825.20 
Stimson Lumber Forest Grove 5,240.00 
Sunset Rock LLC. Forest Grove 1,622.27 
Swanson Bark Longview 10,196.90 
Tanasacres Hillsboro 1,892.17 
Thomas Lee Olmstead Gaston 105.00 
Tom Bailey Gaston 245.00 
Western Farm Service Corelius 1,591.80 
Westside Rock Hayden Quarry Corelius 0.00 
Wilco Farm Store Newberg 343.92 
Willamette Graystone Macminnville, Troutdale 20,235.36 
Woodco Beaverton 36,107.40 

TAL 411,152.60 

Materials 

Firewood 

Firewood 
Mills everywhere 
OUT OF BUSINESS 

Firewood 

Mushroom Compost 
OUT OF BUSINESS 

Firewood 
Firewood 

Firewood 

Salem, Portland 

Firewood 
Firewood 
Firewood 
Firewood 

Firewood 
Mills everywhere 

North Plains Mill 
Firewood 

Firewood 
Firewood 
Firewood 
Pumice, Central OR 

Washington Mills 

Firewood 
Firewood 

Banks Mill 



Well Logs 

Exhibit No. 17 



Well Log Summary 
Williams Fuel Plan Amendment 

Section Time Period Number of Wells Average Depth (ft.) Average G.P.M. 
1S4W23 1960-1969 1 39 N/A 1S4W23 

1970-79 3 90 22.6 
1S4W23 

1980-89 1 449 6 

1S4W23 

1990-99 5 208.3 1 16.5 2 

1S4W23 

2000-Present 10 73.2 40 3 

1S4W23 

1 avg. of only 3 ; 1 avg of only 2 ; 3 6 we Is abandoned 

1S4W24 1960-1969 0 N/A N/A 1S4W24 
1970-79 0 N/A N/A 

1S4W24 

1980-89 0 N/A N/A 

1S4W24 

1990-99 2 85 30 1 

1S4W24 

2000-Present 0 N/A N/A 

1S4W24 

1 only for 1 well 

1S4W25 1960-1999 0 N/A N/A 1S4W25 
2000-2009 1 240 10 

1S4W25 

1S4W26 1960-1969 0 N/A N/A 1S4W26 
1970-79 2 195 40 

1S4W26 

1980-89 2 210 25.5 

1S4W26 

1990-99 1 120 N/A 

1S4W26 

2000-Present 5 58 100 1 

1S4W26 

1 four wells abandoned 
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Service Availability Letters 

Exhibit No. 18 
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In 
t 

W A S H W & T Q N C O U N T Y 
Dept. of Land Use & Transp. 
Land Development Services 
•155 N. First Ave,, suite 350-13 
Hillsboro, OR 97124 
Ph. (503) 04B-&761 F®<.<5D3) 84&-2908 
h}tp-.//www,w.washington.or,us 

REQUEST FOR STATEMENT 

[ 'ServiDB Provider, PLEA SE.RETURN THIS FORM TO-
j APPL/r^A'J: " ] 
j COMPANY; bU/ALlfi/hS ffiff*- I 
I CONTACT! V i z { J / l U A m J I 
j ADDRESS: SW M f g ^ J M ! 

W I 

NAME: MMy & U/JL.L) AM J 
ADDRESS; J j S 0 9 J S ' W J f j j } 

P WATER DISTRICT:. , - — — ' 
FIRE DISTRICT: . Ctt^M* 

• TRMWIET 
LJ TUALATIN HfLLS' PARK & KfcC. UliS I KIUI 
• CITY OF 
• CLEAN WATER SERVICE!? 

PROPOSED PROJECT N M f e j ^ f i - U A / h S f t j E J -

<?4f&v at "W/1T 
WL& PHONE: 

Property Dear:.: Tax MssnffiV.,, Lot •Nu.mherfeV. 

S f e A d M : 
Nearest crass street (or directions to site); 

M/Y -VF * 

PROPOSED' DEVELOPMENT ACTION: (M-VELAPMSMR REVIEW. SUBEMSIQN, PARTITION; SPECIAI, USI=) 
' 

EXISTING *JSE:. /$r$ PROPOSED USE: 

IF RESIDENTIAL: 
NO. OF OWSUtNG UNITS' 
SINGLE F A M . _ . MULTl-f:AM.„ 

llr INDUCT RIAUCUMMfcKClAL-. 
TYPE OF.US& 
MA OF SA. PT. (ENOSS FLOOR AREA), 

II- iNb I I I u I iONAL: 
NO, SD, FT, _ _ _ _ _ 
NO. STUDENTS/EIUIPriOVIiESflWSMBERSi 

1 * - - ^ a t t e n t i o n s e r v i c e provider***** 
l' PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE). jj 

R E i u m - i m COMPLETEO PPRM t o THE APEUCAMT AS USTED ABOVE, !• 
|] p 0 (sJOT ceium this farcn to Washington County. Tte applicant will subsnftlbe completed form with their Land jj 
j' DevelopmentApfjJIcatton submittal). !j 

[ U SERVICE LEVEL IS ADEQUATE TO SERVE THE.PROPOSED PROJECT. 
Please Indicate what impfoteinefils, or revilstaHs to Ihe proposal naecfsd for youfo provide adequate service to tills project. 

SIS! 
DATE' 

n SERVICE LEVEL IS INADEQUATE TO SERVICE THE. PROPOSED PROJECT. 
Pleass Indicate-why the sen/tee lewsi-tft inadequate. 

SIGNATURE:., 

Servicel 12/11/03 

POSITION; DATE 
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WASHINGTON COUNTY 
OREGON 

Date: ^ L & j J P 

Washington County Fire District Service Analysis 

RE: Plan Amendment, changing from AF5 to / f l V t s m Tax Lot. 1301. 
( fend u s e distr ict ) (msploci&l l tm) 

Fire Pistrt* f h / ^ f ^ y , 

Dear Washington County Fire District, 

The Washington County Departments Land Use and Transportation requires a format detailed analysis of 
certain Public Services to determine any adverse impact on those services by the above plan amendment. 

In order to provide sufficient information for the staff's impact evaluation, your response to the following questions, 
In addition to the standard "Service Availability Statement', is required, 

1. What is the location, (in miles from the parcel(s) referenced above) of the fire station? 

f\pprmrr\ c_ kJy £ 

2. What will be the average emergency response time to the pareel(s) referenced above? 

3. What is the total number of personnel and equipment .available for an Initial attack on fire spread at the 
parcel(s) referenced above? /* P > 

l / , T / ^ z r frJhfr**) & ^ ^ > z B 

4. Will the addition of .( ) single family dwellings cause any serious impact on the current services 
provided? 

A J o 

Thankyou for providing the additional information for the plan amendment request. 

SIGNATURE: * DATE: 4l<o|lO 

POSITION: 

\ \ L U T 1 \ D A T A \ S H A R E C W I n B \ W P S H A R E \ P l a r t A m e n d m s n l s S M a s l o r t M l f i c formeNflre <quaalons,doc 

Department of Land Use & Transportation • Planning Division 
155 N , First Avenue, Suite 350-14, Hillsbcjrfl, O R 97124-3072 

phone: (503) 84(5-351.9 « flsx: (503) 846-4412 
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W A S H I N G T O N C O U N T Y 
Dept. of Land Use & Transp. 
Land Development Services 
155 N. First Ave. , Suite 350-13 
Hillsboro, O R 97124 
Ph. (503) 646-8761 Fax (503) 846-2908 
www.co.washingtbn.or.us 

REQUEST FOR STATEMENT 
OF SERVICE AVAILABILITY FOR 
SHERIFF OR POLICE SERVICES 

0 W A S H I N G T O N COUNTY ' SHERIFF 

P R & A R P U C A T I O N D A T E : ' 

f £erv£££fsp^enPLMASERMJOWUHIS.FQPMJQl I 
[ ££PJJCANT: 1 

J COMPANY; W I J Z H M T T E - I U L 1 - R 

| CONTACT: J ^ i L * ^ A j P i H r ' l A f f v S ^ ' 
I ADDRESS: J U & L I 
I JSTEMI -J)JL_ I 
L P h o n b _ j ? I 
OWHER(S): 
NAME: M fifty tL I )A/fkl 
ADDRESS: HS& fS J &iJ- tflf&S, 0 

PHONE: 
Property Desc.: "Tax Map 

ZYfiAj &A $7/1 f 

Lbt^mber^): 

2 3 0 3 
Site Size: A* _ . 
Site Address; W.97T .1ft) /QxfoJ 
Nearest cross street (or directions to she); 

PROPOSED PROJECT NAME: / / / j ^ l - M M f 
PROPOSED DEVELOPMENT ACTION: (DEVELOPMENT review, SUBKWSIOH, Mtfrart PAWNON, SPSGIM. USE) 

, . . . P i A M A m g m ^ r v c ^ r r 

EXISTING USE: 
IF RESIDENTIAL: 
NO. OF DWEJLUWG UNITS!_ 
SlNSLE FAWl 

PROPOSED USE:. 
IF INDUSTRIAL/COMMERCIAL: 
TYPE OF us& - . • 

MW.TI-FANL NO. OF SO. FT. <GRQ$S FLOOR AREA). 

IF INSTITUTIONAL: 
N O - S O . F T . 

NO, STUDENTS/EMPLOVEES/lvCMBERS':. 

"I 
i! PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE), 
ij -RETURN THJS COJ)flPL_TODvmRM TO.THE APF1ICA^T ^ I _ S T E D ABO,VE_. 
I; (Do" NOT return this form to Washington County. The applicant will submit the completed form with their Land 

***** A T T E N T I O N S E R V I C E PROVIDER***** 

spment Application Submittal): 

ERVtCE LEVEL IS ADEQUATE TO SERVE THE PROPOSED PROJECT. (Oefe additional sheets if rnjcassary.) 
Plfsse intScsle whet tmprovementB, or revisions-to the proposal are needed for you In provide adaquate service to this project. 

Service level is adequate for emergency calls only. Currently, the base level of 
Police Service in Washington County is .50 officer per 1,000 population. T h e 
Enhanced Sheriff's Patrol District ( E S P D ) has increase the level to 1,0 officer 
Per 1,000 population in specified areas. 

SIGNATURE. POSITION: y ! P A 7 e i z ^ - o i 

• SERVICE LEVEL IS INADEQUATE TO SERVICE THE PROPOSED PROJECT. 
IF the present or Wture service level Is Inadequate, please ptovlda information documenting your inabiEy to provide an adequgis S®vel of 
service. Please also pfovida infaimaUon re$BniinB whether the use Of alternative means tan ba employed to provide STi adequate service 
level. Doamientpfion of edequacy and aKemativES (a provide an adequate servic® teyet may Include but not he limited to ttie following: 

1. Cw«TB.ding with privole agancy; 2. Contracting with other public agency: 3. Impeclfces; 4. Afi'y comblhstbn of these or olhgr attemathnMf. 
SIGNATURE:, POSITION;. DATS! 
Service Pro Sheriff 12/11/ftJ 

http://www.co.washingtbn.or.us


ar—30—2010 10:26am From-City of Hillsboro Water Dept, +503-615-6595 T-71B P.002/003 F-

W A R W l M t t T O M f . O U N T Y 
Pept of u n d Use & Tnansp., 
Land Development Services 
155 N, First Ava , Suite 360-13 
HHIsbortJ, O R 07124 
FH, 94841761 Fsx(5t>3) B4&-290B 

m — — in 

^ W A T E R DISTRICT: 
FIRE DISTRICT; _ _ _ 
TR1-MET 

PRE^L^T10NDATg|__ 

f" Service Provider. pLfi^tff RETURN THISPOttti TO: 

1 COMPANY: .. i M f j U J A M \ 
j contact . 4? I 

^ S T h M f k H V l f I 
LPHQME^ _ J ? £ ? J * ' I 

M M : j ' 
NAME Mftl&M ty/tL MMlJ 

u CM. f y / J f 
PHONg: * ? f b 
Prorv=rW fifv=n * Tf<x Wflrrf'̂ V-, 

' ' / £ * * 3 

• 
u • 
n 

TUALATIN HlLLfcs PAKK. & KfcC. Ulfci I Ki t ; j 
cnVop . 

I fit MiimhwfcV 
JZZPY 

PROPOSED PRO-flECT NAME; 
PROPOSED DEVELOPMENT ACTION: $$mS)Pit£tir RBJIEW, suBrnwaoH, wwmiaN, at-eci/n. USE) • 

1 PLFsH frmGl/bMGVt-

EXiSTlNG USE:. / I R S PROPOSED USE; J ? * t ^ M I U 

iF RESIDENTIAL: 
mo. Ctf OWgUJNG UWttS; 
SIM6LE FAIBL CAULTWAWL, 

n - tMUUS I KIAUUUMMfcKUIAL; 
TvpgDFo^;™™ 
NO. OF 30- FT, (QSOSS FtOOEt ARBty, 

»- tN&Itl l i iUJNAL; ' 
HQ. SO. FT. , 
NO. aTUnENTe/EMPUOYESa/WiEMBERS; „ 

* * ^ A T T E M T 1 Q M S E R V I C E PROVIDER'4**** 
i! PLEAJ& 5WOSCATETHE LEVEL OF SEfiV{CE AVAILABLE TO THE SITE (ADEQUATE O R INADEQUATE). 
J RETURN THiS COMPLETED FQESM TO THE APPLiCAMT AS LISTED ABOVE. ? 
I j NOT return Wis fonu to Wsshington County. T t e applicant will submit the completed form with their Land ^ 

W s B W l C E LEVEL IS ADEQUATE TO SERVE THE PKQPQSEI? PROJECT, 
^ Fipase (nutate vtet fmproli&twents, or na/isiofts to fftc proposal are rasfxted for ytm to promJa Pdssjuaie sendee to this prtjjact. 

H i 

SIGNATURE: 

eafwyi 

/ ? 0 > 4 ( J W & S ' 

Q SERVICE UEVELIS [NAOEOUAtETO SeRVJC^THE PROPOS' 
Ptease Indicate the sartfee levejte ftiaitBtmBt&. ' ' 

^Brviosl 12/11/03 
POSITIPM:. .DATE; 



W A S H I N G T O N C O U N T Y 
Dept. of Land Use & Transportation 
Land Development Services Division 
155 N. 1sl Avenue, #350-13; 
Hillsboro, OR 97124 
Ph. (503) 846-8761 Fax (503) 846-2908 
http://www.co.washington.or.us 

TRAFFIC IMPACT STATEMENT 

A. Planning Division - The following comments are intended to address the overall 
transportation system impacts of this plan amendment proposal. These comments 
should not be used in conjunction with the actual, immediate, traffic impacts that may be 
associated with a request for development approval of a specific use on this site. 
Questions regarding these Planning Division comments should be directed to Gregg 
Leion, Senior Planner, at 846-3969. 

1. The proposed plan amendment would change the plan designation on tax lot 
2301, Map 1S4 23 from AF-5 (Agriculture/Forest) to R -GOM (Rural Commercial). 

2. Under the current plan designation of AF-5, the 13.3 acre site is eligible for a 
maximum of two single-family dwelling units, which would generate 
approximately 20 average daily trips (ADT). Under the proposed R - C O M plan 
designation, a variety of commercial uses that serve the needs of rural residents 
are permitted, subject to applicable Community Development Code standards. 
Trip generation from permitted uses varies but couid be substantially higher 
under the proposed R - C O M than under the current AF-5 land use designation. 

3. The Oregon Transportation Planning Rule (TPR), O A R 660-12-060 (attached) 
requires an analysis of the impact of a proposed plan amendment on the 
planned transportation system. To address this requirement, the County 
requires a comparative analysis of a reasonable worst case development of a 
site under the current and proposed land use designation. The applicant shall 
provide a traffic analysis, prepared by a professional traffic engineer, licensed in 
the state of Oregon, which addresses the applicable provisions of the T P R and 
that considers a reasonable worst case development from the list of permitted 
uses found in CDC Section 352 (Rural Commercial District) for the comparative 
analysis required under the TPR. 

4. The proposed plan amendment is subject to six policies from the County's 2020 
Transportation Plan, which are listed below. 

1.0 T R A V E L NEEDS P O L I C Y 
IT IS THE POL ICY OF W A S H I N G T O N C O U N T Y T O PROVIDE A 
MULTI -MODAL T R A N S P O R T A T I O N SYSTEM T H A T 
A C C O M M O D A T E S T H E DIVERSE T R A V E L NEEDS OF W A S H I N G T O N 
C O U N T Y RESIDENTS AND BUSINESSES. 

This policy requires an analysis of whether 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 a reasonable traffic impact area. If there is no 

http://www.co.washington.or.us


significant anticipated increase in potential trip generation, then the proposal 
would not conflict with Policy 1.0, 

2.0 SYSTEM S A F E T Y P O L I C Y 
IT IS THE POL ICY OF W A S H I N G T O N C O U N T Y T O PROVIDE A 
T R A N S P O R T A T I O N S Y S T E M T H A T IS SAFE. 

This policy can be addressed by identification of any traffic safety impacts 
associated with potential future development on the subject property. Traffic 
safety is implemented via the traffic safety regulations set forth in the Community 
Development Code and Resolution and Order 86-95. 

4.0 SYSTEM FUNDING P O L I C Y 
IT IS THE P O L I C Y O F W A S H I N G T O N C O U N T Y T O A G G R E S S I V E L Y 
S E E K A D E Q U A T E A N D REL IABLE FUNDING F O R 
T R A N S P O R T A T I O N FACIL IT IES AND SERVICES, A N D T O ENSURE 
T H A T FUNDING IS E Q U I T A B L Y RAISED AND A L L O C A T E D . 

This policy can be addressed by acknowledgment that payment of the Traffic 
Impact Fee when new development occurs will result in collection of funds that 
will be applied toward future capacity improvements. 

5.0 SYSTEM IMPLEMENTATION AND MANAGEMENT P O L I C Y 
IT iS THE P O L I C Y O F W A S H I N G T O N C O U N T Y T O EFF IC IENTLY 
IMPLEMENT THE T R A N S P O R T A T I O N PLAN AND T O EFF IC IENTLY 
MANAGE THE T R A N S P O R T A T I O N SYSTEM 

This policy can be addressed by demonstrating that significant impacts on 
capacity or roadway safety are not anticipated. 

6.0 R O A D W A Y S Y S T E M P O L I C Y 
IT IS THE P O L I C Y O F W A S H I N G T O N C O U N T Y T O E N S U R E T H A T 
THE R O A D W A Y S Y S T E M IS DESIGNED IN A MANNER T H A T 
A C C O M M O D A T E S T H E DIVERSE T R A V E L NEEDS O F A L L USERS 
OF THE T R A N S P O R T A T I O N SYSTEM. 

This policy may be addressed by demonstrating that the proposed plan amendment will 
not result in significant increases in trips or travel demand. 

10.0 FUNCTIONAL CLASS IF ICAT ION POL ICY 
IT IS THE POL ICY O F W A S H I N G T O N C O U N T Y T O ENSURE THE 
R O A D W A Y S Y S T E M IS DESIGNED AND O P E R A T E S EFF IC IENTLY 
T H R O U G H USE O F A R O A D W A Y FUNCTIONAL C L A S S I F I C A T I O N 
SYSTEM. 

This policy should be addressed by an explanation of whether the proposed plan 
amendment will affect the Functional Classification of Helvetia Road as a result 



of allowing land uses that are inconsistent with those identified in the 
Transportation Plan. 

19.0 T R A N S P O R T A T I O N PLANNING COORDINAT ION A N D PUBLIC 
INVOLVEMENT P O L I C Y 
IT IS THE P O L I C Y O F W A S H I N G T O N C O U N T Y T O COORDINATE ITS 
T R A N S P O R T A T I O N PLANNING WITH LOCAL , REGIONAL, STATE 
AND FEDERAL A G E N C I E S AND T O PROVIDE OPPORTUNIT IES F O R 
CITIZENS T O P A R T I C I P A T E IN PLANNING PROCESSES . 

This policy is implemented by the County through its public involvement 
standards for plan amendments and by application of the Transportation 
Planning Rule to all .plan amendment applications. 

T R A N S P O R T A T I O N PLANNING RULE PLAN AMENDMENT REQUIREMENTS 

660-012-0060 Plan and Land Use Regulation Amendments 

(1) Where an amendment to a functional plan, an acknowledged comprehensive plan, or a 
land use regulation would significantly affect an existing or planned transportation 
facility, the local government shall put in place measures as provided in section (2) of 
this rule to assure that allowed land uses are consistent with the identified function, 
capacity, and performance standards (e.g. level of service, volume to capacity ratio, 
etc.) of the facility. 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 pian); 

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

(c) As measured at the end of the planning period identified in the adopted 
transportation system plan: 

(A) Allow land uses or levels of development that would result in types or 
levels of travel or access that are inconsistent with the functional 
classification of an existing or planned transportation facility; 

(B) Reduce the, performance of an existing or planned transportation facility 
below the minimum acceptable performance standard identified in the 
T S P or comprehensive plan; or 

(C) Worsen the performance of an existing or planned transportation facility 
that is otherwise projected to perform below the minimum acceptable 
performance standard identified in the T S P or comprehensive plan. 

(2) Where a Jocal government determines that there would be a significant effect, 
compliance with section (1) shall be accomplished through one or a combination of the 
following: 

(a) Adopting measures that demonstrate allowed land uses are consistent with the 
planned function, capacity, and performance standards of the transportation 
facility. 



(b) Amending the TSP or comprehensive plan to provide transportation facilities, 
improvements or services adequate to support the proposed land uses 
consistent with the requirements of this division; such amendments shall include 
a funding plan or mechanism consistent with section (4) or include an 
amendment to the transportation finance plan so that the facility, improvement, 
or service will be provided by the end of the planning period. 

(c) Altering land use designations, densities, or design requirements to reduce 
demand for automobile travel and meet travel needs through other modes. 

(d) Amending the TSP to modify the planned function, capacity or performance 
standards of the transportation facility. 

(e) Providing other measures as a condition of development or through a 
development agreement or similar funding method, including transportation 
system management measures, demand management or minor transportation 
improvements. Local governments shall as part of the amendment specify when 
measures or improvements provided pursuant to this subsection will be provided. 

Notwithstanding sections (1) and (2) of this rule, a local government may approve an 
amendment that would significantly affect an existing transportation facility without 
assuring that the allowed land uses are consistent with the function, capacity and 
performance standards of the facility where: 

(a) The facility is already performing below the minimum acceptable performance 
standard identified in the TSP or comprehensive plan on the date the 
amendment application is submitted; 

(b) in the absence of the amendment, planned transportation facilities, 
improvements and services as set forth in section (4) of this rule would not be 
adequate to achieve consistency with the identified function, capacity or 
performance standard for that facility by the end of the planning period identified 
in the adopted TSP; 

(c) Development resulting from the amendment will, at a minimum, mitigate the 
impacts of the amendment in a manner that avoids further degradation to the 
performance of the facility by the time of the development through one or a 
combination of transportation improvements or measures; 

(d) The amendment does not involve property located in an interchange area as 
defined in paragraph (4)(d)(C); and 

(e) For affected state highways, O D O T provides a written statement that the 
proposed funding and timing for the identified mitigation improvements or 
measures are, at a minimum, sufficient to avoid further degradation to the 
performance of the affected state highway. However, if a local government 
provides the appropriate O D O T regional office with written notice of a proposed 
amendment in a manner that provides O D O T reasonable opportunity to submit a 
written statement into the record of the local government proceeding, and O D O T 
does not provide a written statement, then the local government may proceed 
with applying subsections (a) through (d) of this section. 

Determinations under sections (1)-(3) of this rule shall be coordinated with affected 
transportation facility and service providers and other affected local governments. 

(a) In determining whether an amendment has a significant effect on an existing or 
planned transportation facility under subsection (1)(c) of this rule, local 



governments shall rely on existing transportation facilities and services and on 
the planned transportation facilities, improvements and services set forth in 
subsections (b) and (c) below. 

(b) Outside of interstate interchange areas, the following are considered planned 
facilities, improvements and services: 

(A) Transportation facilities, improvements or services that are funded for 
construction or implementation in the Statewide Transportation 
Improvement Program or a locally or regionally adopted transportation 
improvement program or capital improvement plan or program of a 
transportation service provider. 

(B) Transportation facilities, improvements or services that are authorized in 
a local transportation system plan and for which a funding plan or 
mechanism is in place or approved. These include, but are not limited to, 
transportation facilities, improvements or services for which: 
transportation systems development charge revenues are being 
collected; a local improvement district or reimbursement district has been 
established or will be established prior to development; a development 
agreement has been adopted; or conditions of approval to fund the 
improvement have been adopted. 

(C) Transportation facilities, improvements or services in a metropolitan 
planning organization (MPO) area that are part of the area's federally-
approved, financially constrained regional transportation system plan. 

(D) Improvements to state highways that are included as planned 
improvements in a regional or local transportation system plan or 
comprehensive plan when O D O T provides a written statement that the 
improvements are reasonably likely to be provided by the end of the 
planning period. 

(E) Improvements to regional and local roads, streets or other transportation 
facilities or services that are included as planned improvements in a 
regional or local transportation system plan or comprehensive plan when 
the local government(s) or transportation service provider(s) responsible 
for the facility, improvement or service provides a written statement that 
the facility, improvement or service is reasonably likely to be provided by 
the end of the planning period. 

(c) Within interstate interchange areas, the improvements included in (b)(A)-(C) are 
considered planned facilities, improvements and services, except where: 

(A) O D O T provides a written statement that the proposed funding and timing 
of mitigation measures are sufficient to avoid a significant adverse impact 
on the Interstate Highway system, then local governments may also rely 
on the improvements identified in paragraphs (b)(D) and (E) of this 
section; or 

(B) There is an adopted interchange area management plan, then local 
governments may also rely on the improvements identified in that plan 
and which are also identified in paragraphs (b)(D) and (E) of this section. 

(d) As used in this section and section (3): 



(A) Planned interchange means new interchanges and relocation of existing 
interchanges that are authorized in an adopted transportation system • 
plan or comprehensive plan; 

(B) Interstate highway means Interstates 5, 82, 84, 105, 205 and 405; and 

(C) Interstate interchange area means: 

(i) Property within one-half mile of an existing or planned interchange 
on an Interstate Highway as measured from the center point of 
the interchange; or 

(ii) The interchange area as defined in the Interchange Area 
Management Plan adopted as an amendment to the Oregon 
Highway Plan. 

(e) For purposes of this section, a written statement provided pursuant to 
paragraphs (b)(D), (b)(E) or (c)(A) provided by ODOT , a local government or 
transportation faciiity provider, as appropriate, shall be conclusive in determining 
whether a transportation facility, improvement or service is a planned 
transportation facility, improvement or service. In the absence of a written 
statement, a local government can only rely upon planned transportation 
facilities, improvements and services identified in paragraphs (b)(A)-(C) to 
determine whether there is a significant effect that requires application of the 
remedies in section (2). 

The presence of a transportation facility or improvement shall not be a basis for an 
exception to allow residential, commercial, institutional or industrial development on rural 
lands under this division or O A R 660-004-0022 and 660-004-0028. 

In determining whether proposed land uses would affect or be consistent with planned 
transportation facilities as provided in 0060(1) and (2), local governments shall give full 
credit for potential reduction in vehicle trips for uses located in mixed-use, pedestrian-
friendly centers, and neighborhoods as provided in (a)-(d) below; 

(a) Absent adopted local standards or detailed information about the vehicle trip 
reduction benefits of mixed-use, pedestrian-friendly development, local 
governments shall assume that uses located within a mixed-use, pedestrian-
friendly center, or neighborhood, will generate 10% fewer daily and peak hour 
trips than are specified in available published estimates, such as those provided 
by the Institute of Transportation Engineers ( ITE) Trip Generation Manual that do 
not specifically account for the effects of mixed-use, peaestrian-friendiy 
development. The 10% reduction allowed for by this section shall be available 
only if uses which rely solely on auto trips, such as gas stations, car washes, 
storage facilities, and motels are prohibited; 

(b) Local governments shall use detailed or local information about the trip reduction 
benefits of mixed-use, pedestrian-friendly development where such information 
is available and presented to the local government. Local governments may, 
based on such information, allow reductions greater than the 10% reduction 
required in (a); 

(c) Where a local government assumes or estimates lower vehicle trip generation as 
provided in (a) or (b) above, it shall assure through conditions of approval, site 
plans, or approval standards that subsequent development approvals support 
the development of a mixed-use, pedestrian-friendly center or neighborhood and 



provide for on-site bike and pedestrian connectivity and access to transit as 
provided for in 0045(3) and (4), The provision of on-site bike and pedestrian 
connectivity and access to transit may be accomplished through application of 
acknowledged ordinance provisions which comply with 0045(3) and (4) or 
through conditions of approval or findings adopted with the plan amendment that 
assure compliance with these rule requirements at the time of development 
approval; and 

(d) The purpose of this section is to provide an incentive for the designation and 
implementation of pedestrian-friendly, mixed-use centers and neighborhoods by 
lowering the regulatory barriers to plan amendments which accomplish this type 
of development. The actual trip reduction benefits of mixed-use, pedestrian-
friendly development will vary from case to case and may be somewhat higher or 
lower than presumed pursuant to (a) above. The Commission concludes that this 
assumption is warranted given general information about the expected effects of 
mixed-use, pedestrian-friendly development and its intent to encourage changes 
to plans and development patterns. Nothing in this section is intended to affect 
the application of provisions in local plans or ordinances which provide for the 
calculation or assessment of systems development charges or in preparing 
conformity determinations required under the federal Clean Air Act. 

Amendments to acknowledged comprehensive plans and land use regulations which 
meet all of the criteria listed in (a)-(c) below shall include an amendment to the 
comprehensive plan, transportation system plan the adoption of a local street plan, 
access management plan, future street plan or other binding local transportation plan to 
provide for on-site alignment of streets or accessways with existing and planned arterial, 
collector, and local streets surrounding the site as necessary to implement the 
requirements in Section 0020(2)(b) and Section 0045(3) of this division: 

(a) The plan or land use regulation amendment results in designation of two or more 
acres of land for commercial use; 

(b) The local government has not adopted a T S P or local street plan which complies 
with Section 0020(2)(b) or, in the Portland Metropolitan Area, has not complied 
with Metro's requirement for street connectivity as contained in Title 6, Section 3 
of the Urban Growth Management Functional Plan; and 

(c) The proposed amendment would significantly affect a transportation facility as 
provided in 0060(1). 

A "mixed-use, pedestrian-friendly center'or neighborhood" for the purposes Of this rule, 
means: 

(a) Any one of the following: 

(A) An existing central business district or downtown; 

(B) An area designated as a central city, regional center, town center or main 
street in the Portland Metro 2040 Regional Growth Concept; 

(C) An area designated in an acknowledged comprehensive plan as a transit 
oriented development or a pedestrian district; or 

(D) An area designated as a special transportation area as provided for in the 
Oregon Highway Plan. 



(b) An area other than those listed in (a) which includes or is planned to include the 
following characteristics: 

(A) A concentration of a variety of land uses in a well-defined area, including 
the following: 

(i) Medium to high density residential development (12 or more units 
per acre); 

(ii) Offices or office buildings; 

(iii) Retail stores and services; 

(iv) Restaurants; and 

(v) Public open space or private open space which is available for 
public use, such as a park or plaza. 

(B) Generally include civic or cultural uses; 

(C) A core commercial area where multi-story buildings are permitted; 

(D) Buildings and building entrances oriented to streets; 

(E) Street connections and crossings that make the center safe and 
conveniently accessible from adjacent areas; 

(F) A network of streets and, where appropriate, accessways and major 
driveways that make it attractive and highly convenient for people to walk 
between uses within the center or neighborhood, including streets and 
major driveways within the center with wide sidewalks and other features, 
including pedestrian-oriented street crossings, street trees, pedestrian-
scale lighting and on-street parking; 

(G) One or more transit stops (in urban areas with fixed route transit service); 
and 

(H) Limit or do not allow low-intensity or land extensive uses, such as most 
industrial uses, automobile sales and services, and drive-through 
services. 

Land Development Services - The following are development conditions that may be 
required by The Department of Land Use and Transportation. These requirements, 
supported by findings of fact, will be the basis for recommendations to the Review 
Authority or Hearings Officer regarding your Land Use Application. 

1. These findings are for a plan amendment for a 5248 square foot nursery from 
AF5 (Agriculture & Forest 5-acre minimum) to Rural Commercial, with frontage 
on S W Seghers Road and Highway 47, affecting parcel 1S4230002301. 

2. In accordance with CDC 501-9.8 for Local & Neighborhood Route roads, sign 
and record a waiver not to remonstrate against the formation of a local 
improvement district (LID) or other mechanism to improve and maintain S W 
Seghers Road and Highway 47 to County standards between Highway 47 and 
S W Old Highway 47; and S W Old Highway 47 between S W Seghers Road and 
S W Scoggins Valley Road. 

3. This development may impact a State Highway Division facility, Highway 47. 
Upon acceptance, a copy of a complete development application will be routed 



to O D O T Regional Planning Representatives for comment. It is advisable for the 
applicant to contact O D O T Region 1 Planning Development Review Coordinator, 
Tim Wilson, at (503) 731-8534 or Seth Brumley at (503) 731-8258 for preliminary 
comments and requirements prior to application submittal. 

4. Adequate right-of-way exists along the site's frontage of S W Seghers Road, S W 
Seghers Road is designated as a Rural Local. 

5. Access to the site was measured at the existing location approximately 75 feet 
from the site's east property line. 

6. Sight distance (550 feet required in both directions) at the existing access of S W 
Seghers Road is restricted to the east at approximately 75 feet at its intersection 
with Highway 47. Sight distance to the west, is restricted at approximately 425 
feet due to a vertical curve in the road. 

7. The required sight distance is based on the "Oregon Basic Rule" of 55 MPH for 
unposted roads. The Washington County Community Development Code allows 
reduction of the required sight distance to be set upon the results of a speed 
study if results indicate an 85th percentile speed less than 55 MPH at the point of 
sight distance obstruction. A Speed Study may be appropriate in this case to 
reduce the required amount of sight distance to the west. 

8. Certification of sight distance [in accordance with CDC 501-8.5.F(3) through (7)] 
must be prepared by a registered professional engineer and be submitted with a 
land development application. 

9. A P P R O V A L O F A N Y A P P L I C A T I O N SUBMITTED WILL NOT BE G R A N T E D 
UNTIL S IGHT DISTANCE IS AVA ILABLE IN A C C O R D A N C E W I T H 
W A S H I N G T O N C O U N T Y COMMUNITY DEVELOPMENT CODE. 

10. No access to S W Highway 47 exists or is proposed. 

11. Provide adequate drainage along the frontage of SW Seghers Road to County 
standard. 

12. Provide adequate drainage along the frontage of Highway 47 to State standard. 

13. Obtain an Access Permit from the Department of Land Use and Transportation 
for the driveway. 

14. A Traffic Staff Report may be done and this site may be reviewed for required 
traffic safety improvements, which . may result in on-, -or off-site road 
improvements being required of this development. 

02023230.DOC/tlh 12/7/07 



WASHINGTON COUNTY 
Dept. of Land Use & T r a n s p o r t a t i o n i t w 
Land Development Services DivisjSi i fcw 1 1 V L 
155 N. 1sl Avenue, #350-13, 
Hillsboro, OR 97124 j f A H 0 Q qi 
Ph. (503) 846-8761 Fax (503) 846-£§6Btf L ^ t\ 
httP://www.co.washington.o,̂ NDDEyELOpfvigNTi 

LAND USE & TRAW8PC 
Traffic Impact Statement (T.I.S.) Request 

REQUIRED IF DEVELOPMENT GENERATES 40 A.D.T. OR 
MORE (4 O R M O R E L O T S - SEE TRANSP. HANDOUT) 
OPTIONAL, BUT RECOMMENDED IF <40 A.D.T. 

FEE FOR SITE INSPECTION & 
EVALUATION: $188.00 (7/1/07-6/30/08) 

(For office use) 020 

PLEASE TYPE OR PRINT IN INK. 
Applicant or Applicant's Representative: 
NAME: 

gflVIQfigDRESS: 15 O ^ 5 j LA) StfdSRS 
9-7 ir 

Accepted By:. 
r\ I ' )V Date: i M M -

Existing Use: 
AF5 

Proposed Development Action: 

If Residential: Total # of Dwelling Units _ 
Sing!© Family 5/!u!ti-Fsiroi!y 

EXISTING 

# of sq. feet/ or 
gross floor area 

# of employees 
If Institutional: 

#ofsq. feet. 
# of students, 
employees, 
or members 

5ZV8 

PROPOSED 

Uw 

Phone Number 
Owner: 
NAME: 

503 73D -sy^s 

& UJT L-LlArfJ 
ADDRESS: SAJ ttoAO 

Phone Number 3 b ' S Y Z g 

CPO ' ( Land Use Designation (Zoning) ^ ^ t f ^ 
Urban (inside the UGB) or Rural (outeide the UGB) 
Property Description-

Tax Map(s): Lot Number(s): 
/ 5 O/ 

13,3 Ale Site Size 
Site Address y ^ / 5 S'TU SE4/TE,<?J ^ST^A] QA 
Nearest cross street (or directions to site): 

Nmy Szgheqj ftoxa 
ALL PROPOSED ACCESS TO THE SITE MUST 
BE INDICATED ON A SITE PLAN AND MARKED 
IN THE FIELD WITH A STAKE AND FLAG. (i.e. 
fluorescent Surveyor's ribbon). 
L I S I an Kuaua vjii wiiiuu uic 011c 1 ias 11 uinayc. 

Road Name Functional Class 
1. M ^ y j f f 

2. 

A T.I.S. provides potential land development applicants with a site-specific list of typical 
requirements and pubiic improvements relating to County roads, but does not constitute all 
possible requirements. The T.I.S. report must be completed before the applicant submits a Land 
Development Application. The completed T.I.S. report is considered part of a complete 
Application for all development that generates 40 A.D.T. (4 or more lots, etc.) 

Submit $188.00, this completed request form, an 81A" X 1 1 " or 11" x 17"reduced site plan 
showing all access points, and an OVz" X 11" photocopy of the current tax map indicating ail 
subject properties to Ten Heino, Assistant Planner, in the Land Development Services Div. 

NOTE: Please allow at least 6 weeks for processing. 
The applicant may be required to submit an Access Report (to assure safe function of the site's 
access) if the project generates >500 trips per day. The applicant will be notified on the 
completed T.I.S. if an Access Report is required. If required, the Access Report must be accepted 
by a County Traffic Analyst, (503) 846-7950, before submittal of a Land Development Application 
(allow approx. 10 days for review). requestforhs 5/29/07 



Payee 
Appl. 
Addr. 

Permit Type 
Permit Status 
Situs Address 
Parcel Number 

Owner 

TIS 
FINAL 

1S4-2300-02301 
WILLIAMS, LARRY G 

WILLIAMS, LARRY G 
45095 SW SEGHERS RD 

•: GASTON OR 
TERIH 

Date 
Project # 
Permit # 

Applied 
Issued 

To Expire 

Appl. Phone: 
Cont. Phone: 

Valuation: 
97119 

12-12-2007 

0 2 0 2 3 2 3 0 
11/29/2007 
11/30/2007 
12/12/2008 

503-730-3428 

$0 .00 
Validated By: 

Permit Descr. PRELIMINARY FIELD REPORT 5248 SQ FT RURAL COMM 

Transaction Date 
Transaction Time 

Initials 

TRUST ACCOUNT LIST: 

11/30/2007 
03:41 PM 
TLH 

ACCOUNT STATUS 
Fees Calculated 
Additional Fees 

Fees Due 
Payments to Date 

ACCOUNT BALANCE 

$188.00 
$0 .00 

$188.00 
$188.00 

$ 0 . 0 0 

TRANSACTION LIST: 
Type Method 

Payment Check 

Description 

# 346 

Amount 

ACCOUNT ITEM LIST: 
Fee ID Description Account Code 

188.00 
TOTAL: 

Current Pmts 

188.00 

1037 Traffic Impact Statement 172.602030.44095 1 8 8 . 0 0 
TOTAL: 188.00 



Pre-application Conference Notes & Notice of 
Incomplete 

Exhibit No. 19 



WASHINGTON COUNTY 
DEPARTMENT OF LAND USE AND TRANSPORTATION 
PLANNING DIVISION 
ROOM 350-14 
155 NORTH FIRST AVENUE 
HILLSBORO, OREGON 97124 
(503)846-3519 fax: (503)846-4412 

P R E - A P P U C A N T : 

l/Ui 11 

PLAN AMENDMENT 
PRE-APPLICATION 
CONFERENCE 
SUMMARY 
P R O C E D U R E T Y P E III 

C P O : | ] 

P R O P E R T Y O W N E R : 

P R O P E R T Y D E S C R I P T I O N : > 
A S S E S S O R M A P N O ( S ) : 1 / £ > T ~ U O 

T A X L O T N O ( S ) : 

C O M M U N I T Y P L A N : FCX^J/JNX-W^ FE^LU^ 

E X I S T I N G L A N D U S E D I S T R I C T S ) : 

"23*21 
S I T E S I Z E : 

A D D R E S S 

L O C A T I O N : 

^ S p L I 

P R O P O S E D P L A N A M E N D M E N T : 

D A T E O F P R E - A P P I C A T I O N C O N F E R E N C E : P R E - A P P U C A N T P H O N E : 

M E M B E R : S T A F F 

D E A D L I N E A N D O T H E R A P P L I C A B L E R E Q U I R E M E N T S : ' P L I C A T T O H 
£ B R U A R Y 15(gsB®Fatt?) for S P R I N G / S U M M E R H E A R I N G S A U G U S T 15(generally) for F A L L / W I N T E R H E A R I N G S 

ATION WILL NOT BE SCHEDULED FOR A PUBUC HEARING UNT*. fT IS ACCEPTED ASCOMPLETE. A C » M H £ T E APPLICATION ADDRESSES ALL APPLICABLE 
PROVISIONS OF T V ^ VARIOUS COMPREHENSIVE PLAN H-EMEHTS AND OTHER APPUCABLE REQUIREMEKTS, Afff i HAS AIX NECESSAf^ FORMS FILLED OUT COMPLETELY 
AND CORRECTLY, A M ) INCLUDES THE SPECIFIED FEE DEPOSIT AND THE CONTRACT SIGNED BY THE OWNER AGREEING TO PAYMENT OF ALL COSTS ASSOCIATED WITH 
APPLICATION PROCESSING.) 

APPL ICABLE POLICIES AND REGULATIONS" 
U R B A N C O M P R E H E N S I V E F R A M E W O R K P L A N ($R R U R A L / N A T U R A L R E S O U R C E P L A N C O N S I D E R A T I O N S : 

D E M O N S T R A T E C O N F O R M A N C E W I T H T H E F O L L O W I N G F W R U P S T W B - A P T O C A B L E I M P L E M E N T I N G S T R A T E G I E S 
U N D E R T H E S E P O L I C I E S : \ . p . ~l , C p , j Q , \ 4 , ^ 3 , 7 . 7 / Z - ^ 

T R A N S P O R T A T I O N P L A N C O N S I D E R A T I O N S : 
D E M O N S T R A T E C O N F O R M A N C E W I T H T H E F O L L O W I N G F>OLICIES A N D A P P L I C A B L E I M P L E M E N T I N G S T R A T E G I E S 
U N D E R T H E S E P O L I C I E S : \ F ^ I O , 

C O M M U N I T Y I C O N S I D E R A T K ) N S ( U R B A N A R E A O N L Y ) : 
C O N F O R M A N C E W I T H T H E C O M M U N R T Y H J W S V E R V I ^ W , G E N E R A L D E S I G N E L E M E N T N U M B E R S } 
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APPLICANT: 
Larry Williams 
44975 SW Seghers Road 
Gaston OR 97119 

APPLICANT'S REPRESENTATIVE: 
Karpstein & Verhulst. P.C. 
220 NE 3m Avenue 
Hillsboro OR 97124-3119 

CONTACT PERSON: Rick Carman, 503-648-7383 

OWNER: 
Larry Williams 
44975 SW Seghers Road 
Gaston OR 97119 

ASSESSOR MAP NO.: 1S4 23 
TAX LOT NO(S): 2301 & 2303 

PROPOSED PLAN AMENDMENT: Remove the AF-5 plan designation on two parcels totaling 15.16 acres and 
designate 3.50 acres R-COM and 11.66 acres R-IND (Requires an exception to Statewide Planning Goal 14 -
Urbanization for the R-COM portion of'the plan amendment request). 

This notice is to inform you that your application for the above proposed plan amendment has been reviewed 
and determined to be incomplete. The deficiencies identified by staff are listed below. Please submit the 
information listed below. At such time as the application is deemed complete, please submit 18 copies of the 
completed application. 

1) Revised Response to Policy 1 of the Rural/Natural Resource Plan. Policy 1.p.7.B.II. requires the 
applicant to take an exception to the applicable LCDC Goals. The Goal 2 Exceptions Process is defined 
in Oregon Administrative Rule (OAR) 660, Division 4. OAR 660-004 requires the applicant to demonstrate 
that no other site exists within an urban growth boundary or on land for which an exception is not required. 
The applicant's response to this policy states that alternative sites within an urban growth boundary are 
not available, however, no evidence has been provided to substantiate that statement. 

Additionally, amend this section to provide an analysis of surrounding uses and specifically state the 
activities that occur both on the subject property and on the surrounding properties. Explain how the 
proposed use(s) on the subject property and other uses permitted in the R-COM and R-IND Districts 
would be compatible with surrounding properties. Include a discussion regarding the potential future uses 
both on the subject property and surrounding properties, and describe how the use on the subject property 
would be compatible with those uses. 

The applicant's narrative explains that only adjacent sites were considered in the alternative site analysis 
because the application relates to expansion of an existing use. Staff notes that the Williams Fuel 
operation is a nonconforming use that has not received development approval for the commercial or 
industrial activities on the site. As such, the plan amendment from AF-5 to R-COM and R-IND must be 
considered a new use and the request must include a full alternative site analysis, alternative sites may 
not be eliminated from consideration due simply to higher land prices. Revise this policy response to 
provide an inventory of alternative sites, both within nearby UGBs and on surrounding rural land that does 
not require an exception for the use. Also 

Finally, provide an explanation and justification in the response for Policy 1 regarding why tax lot 2303 and 
the existing dwelling and storage building on that property are included in the plan amendment request. If 
redesignated as R-IND, the dwelling will become a nonconforming use unless it is repurposed as an office 
or caretaker residence for the R-COM or R-IND uses on the subject property. 

W A S H I N G T O N C O U N T Y 
Department of Land Use & Transportation 
Planning Division 
155 North First Avenue, Suite #350-14 
Hillsboro, OR 97124 
(503) 846-3519 fax: (503) 846-4412 
http://www.co.washington.or.us 

NOTICE OF INCOMPLETE 
APPLICATION 
Date Mailed: February 27, 2009 

S:/Plan Amendments/Casefiles/2009A/Villiams/WilliamslncompleteNotice.doc 
Page 1 of 2 

http://www.co.washington.or.us


2) Revised Response to Policy 6 of the Rurai/Naturai Resource Pian. identify whether there are any 
designated wetlands on the subject property that are subject to Department of State Lands regulations. 

3) Well logs and well log summary. Provide a summary of well log data sheets for the following sections: 
1S4 23, 1S4 24, 1S4 25 and 1S4 26. In addition, include one copy of every well log within the sections 
identified above. Well logs can be obtained on the Oregon Department of Water Resource's website at 
http://www.wrd.state.or.us. An example of the well log summary is attached. 

4) Response to Policy 8 of the Rural/Natural Resource Plan. Policy 8 applies to this plan amendment 
request due to a portion of the subject property's significant natural resource designation as Water Areas 
and Wetlands and its location within the floodplain. Provide a response to Policy 8. 

5) Revised Response to Policy 20 of the Rural/Natural Resource Plan. Amend this response to provide 
additional information regarding whether customers and suppliers come from predominantly rural or urban 
areas. The narrative for Policy 20 states that addresses from customers' checks were compiled to 
demonstrate that the majority come from the rural area. This analysis doesn't appear to take into account 
purchases made with cash, credit or debit cards. In addition, the supplemental information provided 
regarding purchases doesn't provide much detail regarding who the customers are and where they are 
located. Amend the response to Policy 20 to explain how the rural area is served by Williams Fuel and 
where the purchased materials are eventually used or sold. 

6) Service Provider Letters. Service provider letters submitted for plan amendments or development 
applications are valid for six months. The letters from Forest Grove Fire District, Hillsboro Water District 
and the Washington County Sheriff were completed in late 2007. Please submit updated service provider 
letters from all three agencies. In addition, the second page of the fire district service provider letter was 
not included in the original submittal. Attached are new forms for your use. 

If you have any questions, contact Aisha Willits, Senior Planner, of the Washington County Department of 
Land Use and Transportation, Planning Division, 155 North First Avenue, Suite 350-14, Hillsboro, OR 97124-
3072 or call her at (503) 846-3961. You may also email her at aisha_willits@co.washington.or.us. 

S:/Plan Amendments/Casefiles/2009/Williams/WilliamslncompleteNotice.doc 
Page 2 of 2 
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March 29, 2010 

Washington Co Dept of Land Use & Trans. 
Planning Division 
Attn: Aisha Willits, Senior Planner 
155 N First Avenue, Suite 350-14 
Hillsboro, Oregon 97124 

Williams Fuel 
44975 SW Seghers Rd 
Gaston, OR 97119 
503-357-6730 
www.williamsfuel.net 

Re: Williams Fuel Comp Plan Amendment 

Dear Ms. Willits: 

The following is a description of current uses and the operation of Williams Fuel and how 
it provides an important service to primarily rural customers in Washington County and 
surrounding counties. Additionally, a discussion of why this rural-based business, dating 
back to 1946, is situated in an ideal location to service both small private farmers and 
residential customers, as well as the large commercial customers such as sawmills and 
nurseries. Finally, a brief history of the business and a general list describing the main 
customer base is provided which supports the comprehensive plan amendment request 
for R-COM and R-IND is provided. 

Williams Fuel is a local landscape supply company. We sell everything to get most lawn 
and garden projects done on the retail side of the business. Our customers come to our 
retail yard from all around. We also have a lot of customers that require large quantities 
of materials on a regular basis. We sell sawdust and shavings to local horse farms, 
dairies and nurseries. Some of the shaving business is also to most of the schools with 
playgrounds in our local areas. The business now also has a screening plant that allows 
us to separate some products we receive from the rural mills into sellable material. We 
sell bark dust to all customers whether it is on the retail end or in large quantities. 

Williams Fuel currently has large piles of bark, sawdust, shavings and composts. When 
the products are not moved around the heat that it produces catches them on fire. We 
use our CAT to push and pack the materials. The mushroom compost produces an odor 
of sulfur in the air that can be smelled for at least 2 miles in either direction. The 
mushroom compost comes from the Wilhelms, who have a mushroom growing plant in 
Yamhill County. The compost is composed of many types of manures, straw, bedding 
from animals and then mushrooms are grown in this material. After the harvest of the 
mushrooms, the compost is then heated to kill all the spores and is now a by-product. 
They use Williams Fuel as a place they can dump the compost and we then sell it to our 
customers. The mushroom compost is a big seller for us and it would be detrimental to 
our business if we didn't carry it. The odor it emits constantly wouldn't be allowed within 
the city. Because of the fire danger that the bark dust presents due to instantaneous 
combustion it is best that this business remains in a rural area to ensure the safety of 
other businesses/homes in the vicinity. The number of acres required to have such a 
business is near impossible to have in the city limits. 

Our retail customers which are mostly home owners or very small growers can come in 
our yard and purchase everything we carry, just in smaller quantities. We load our 
customers with the bulk products they desire by using a front end loader. The options 
are unlimited as far as the quantities they desire. We will load pick-up trucks and trailers 
by the 1/2 yard bucket on the tractor, by the 1 yard bucket on the tractor, to by the 5 
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gallon bucket or bagged products. We cater to everyone which is why we have so much 
traffic in and out on any given day, not to mention our own traffic of deliveries daily. Our 
commercial clients are mostly business, dairies, nurseries or farms. We have our semi 
running at least 5 deliveries a day out of our yard. Semi trucks cannot get into any urban 
development so this is also an indicator of our rural involvement with in our communities 
serviced. For our Semi to keep up with all the demands of product we have to take 
materials out of our stock piles at our retail yard. This also requires additional equipment 
to be able to load the semi trucks. 

The building at Williams Fuel is a multi functional building. It is our only building on the 
property so it serves as our rural office where our business is actually ran from. We 
have an office part that offers displays of the products we carry to allow the customers to 
view them without having to travel thru the many acres to view everything. We have 
other products in the store that complement our bulk sales. We offer some displays of 
how to arrange stone patios, pond and water gardening as well as general needs such 
as sprays, weed prevention and much more. 

The shop part of the building serves as a garage for our trucks and also the equipment 
maintenance room. We store our wood pellets that people use to heat their homes with, 
some cedar shavings for pets, fertilizers for general use and for soil mixes either for 
ourselves or our custom mixes for customers. We also store our tractors in out of the 
elements our forklifts and any tools that need to be kept under cover. We keep all our 
over stock in the building so that we have the ability to immediately re-stock shelves if 
needed. All bagged products, baled products that have to be kept out of the rain all gets 
stored in this building, as this is the only option we have. 

Our current location between Gaston and Forest Grove is centrally located amongst our 
customer base, which is as follows: Forest Grove, Gaston, Cherry Grove, Cornelius, 
Banks, Hillsboro, North Plains, Buxton, Vernonia, Timber, Laurelwood, Beaverton, 
Aloha, Sherwood, Sheridan, Newberg, McMinnville, Yamhill, Carlton, Dayton, Dundee, 
Wilsonville and more throughout multiple counties. Also we are very close to both our 
mills; Stimson and Banks, which minimizes negative impact on urban residences and 
businesses due to odor, noise and fire danger. The location being rural does not cause 
any undo traffic issues, which would be rather apparent within the city limits. 

Our focus is to continue to work with the mills such as Stimson Forest Grove, and Banks 
Lumber Company to help them get rid of their by-products and their slop piles that are 
presenting problems with DEQ. We haul out their slop piles to our yard with our semi 
and then the process of screening the material begins. By helping the mills with this 
problem we are helping the environment and making their slop into 3 types of products. 
The products made are a fine composted bark, and 2 grades of Hogg Fuel. Hogg Fuel 
is used mainly for mud control. This product is almost exclusively sold to dairy barns, 
horse barns, nurseries and other animal farms to keep them out of the mud. My sales 
for this particular product are 90% rural customers. The other 10% is sold to the city 
parks, home owners for dog kennels, and those who want wood product paths. The fine 
compost is used as a medium for nurseries to use in there soils. It can be used as a top 
dress for yards, and we use it to produce our own soils. By having the mills so close to 
us cuts down on diesel and transportation costs, also forms a win-win situation for both 
parties. 
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The screening part of the business takes up approximately 5 acres itself. We have to 
have a place to stockpile all of the material coming in. Those piles are quite large, being 
as the mills have thousands of yards of debris to move out. Then when we are actually 
screening the materials we need a place to move the finished products to. The 
screening process goes quite fast and can produce up to 6 units of each product an 
hour. That also can produce quite a stockpile of finished product. The area needed for 
this operation has the potential to increase significantly. 

Williams Fuel was started in 1946 by getting local lumber mills; by-product of sawdust. 
The sawdust was then in turn sold to dairy farms to bed their cows. It was also sold to 
nurseries as heal in piles for their bare root stock. Horse barns started catching on that 
the sawdust would be a great product for the horse stalls. In that time era people also 
had sawdust burners to heat their homes with. So that is how we also got into serving 
the general public. Most of the main customers were rural farms and still is that way 
today. 

As mills started producing different materials, the business of Williams Fuel had to figure 
out how to market the materials such as bark dust. The product was first offered to 
current rural customers, nurseries liked this to use for their planting mixes, then came 
the landscaping industry. As the needs and wants of the industry changed, Williams 
Fuel changed also. Williams Fuel then started offering more products to contractors, 
Landscapers, the public in addition to expanding our rural deliveries. 

As the nursery industry started to boom the need for bark and other materials tripled. 
Williams Fuel then conformed to what the nurseries were demanding. Then the service 
of custom mix soils for the use of potting plants was added. We kept adding more and 
more nurseries, the barn and farm deliveries also doubled the quantities needed. The 
option of opening a retail store for the public was made and Williams Fuel essentially 
turned into an around landscape supply center. This made our products available to 
pick up in our yard. This was a great addition to the business as it was available for 
landscape contractors, farms with their own farm truck, and home owners all in one 
location. 

Virtually 99% of sales of Sawdust and Shavings are all to horse barns, dairies, and 
nurseries. Horse boarding facilities use a tremendous amount of these products to bed 
down stalls. Dairies use this for bedding down there cows and keeping them out of their 
own feces while feeding. For the nurseries this product makes a good medium to 
maintain the moisture within the roots of their plants as they are waiting to be potted. 

Our bark that we are hauling from Banks Lumber has accumulated quite a mountain at 
our yard. Most of the bark that comes out of the mill is now going to Glenn Walters 
Nursery, Fisher Farms, Scholls Valley Nursery, Chehalem Mountain Nursery, and many 
others. We are moving approximately 5 semis a day of bark to these customers. We 
also have a following of wineries that use this material to beautify their grounds, start 
new cuttings of new vines, and mulch their vineyards. Although we still need to take 
product out of our retail yard to keep up, the mills have been an extreme advantage for 
us to work with and keep our business growing. 

Overall the rural/commercial businesses that we work with take up 70% of our gross 
sales. With the start up of our wholesale division those numbers will increase within the 
next year. We have increased the amount of barns we are taking sawdust and shavings 
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to already 20% this year. The growth I am seeing within our business is all due to the 
rural businesses. 

With the amount of growth we have seen and area needed for our business to remain 
efficient in these hard economic times the location needs to remain. Especially in a very 
seasonal business as we typically run. Currently we are changing the business as much 
as possible to be viable year round and the amount of land necessary to do this is not 
found in urban areas. Our stock pile of just bark right now is well over 3000 yards. 
Every other material besides rock products are well into 100's of yards of materials. The 
screening aspect needs space for incoming debris as well as space for 3 finished 
products of each thing screened. Our location is well known to most people as it has 
been a staple since 1946. If the location of this business has to be moved it will limit 
what we can do and eventually will put us completely out of business. The fire hazards, 
the odor and traffic are all huge concerns that are already handled very effectively where 
we are. 

Sincerely, 

Sarah Williams 
Williams Fuel 
Owner/manager 
williamsfuel@aol.com 
503-357-6730 
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EXECUTIVE SUMMARY 

1. Williams Fuel has proposed a change in zoning of two abutting parcels totaling 15.16 acres 
located at 44095 and 44975 SW Seghers Road in Washington County. The two parcels are 
currently zoned AF-5, and consist of tax lots 2301 (13.3 Acres) and 2303 (1.85 Acres) as 
part of tax map 1S4-23. Both parcels take access onto SW Seghers Road. The applicant is 
proposing to change the 1.85 acre parcel, tax lot 2303, and 9.8 acres of tax lot 2301 to the 
Rural Industrial (R-IND) zoning designation. The remaining 3.5 acres of tax lot 2301 
fronting SW Seghers Road and SW Tualatin Valley Highway is proposed to be changed to 
the Rural Commercial (R-COM) zoning designation. Development of these parcels is not 
being proposed at this time. 

2. The proposed zone change to R-IND for tax lot 2303 and the 9.8 acre portion of tax lot 
2301, as well as the zone change to R-COM for the remaining 3.5 acres of tax lot 2301 
could potentially result in a net increase of approximately 32 new vehicle trips during the 
morning peak hour and 45 new vehicle trips during the evening peak hour. This is based 
on a reasonable worst case development scenario of a 35,000 square foot manufacturing 
facility specific to the Rural Industrial zoning designation (ITE Land Use Code 140), and a 
6,000 square foot nursery specific to the Rural Commercial zoning designation (ITE Land 
Use Code 817). The estimated increase in daily traffic volume for the proposed zone 
change to R-IND and R-COM is 322 net new vehicle trips during a typical weekday 

3. The intersection of Highway 47 at SW Seghers Road is not projected to meet traffic signal 
or left-turn lane warrants through 2028 either with or without the additional traffic from 
the proposed zone change. No left-turn lanes or traffic signal installations are recommend-
ed. 

4. Sight distance is adequate at the current site access intersection with SW Seghers Road 
based on speed study findings, as well as several locations along the site's frontage to SW 
Seghers Road. Sight distance was also found to be adequate at the SW Seghers Road ap-
proach to Highway 47. 

5. The study intersections of SW Seghers Road at SW Tualatin Valley Highway and SW 
Seghers Road at the Site Access currently operate acceptably during the morning and even-
ing peak hours. Under 2028 long-range forecast year conditions these intersections are an-
ticipated to continue operating acceptably either with or without the proposed zone change. 
No capacity mitigations are necessary at either intersection. 
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INTRODUCTION 

The applicant for this project, Williams Fuel, is proposing a change in zoning for two 
adjoining parcels, tax lots 2301 (13.3 Acres) and 2303 (1.85 Acres), that are currently zoned 
AF-5 in Washington County. Under the site's existing AF-5 zoning, the current business op-
erating on site (Williams Fuel) is not in compliance with the County's Community Develop-
ment Code (CDC). To comply with the County's CDC, the applicant is proposing a change in 
zoning to Rural Commercial (R-COM) for 3.5 acres of the site to allow the current retail sales 
to continue, and Rural Industrial (R-IND) for the remaining 11.65 acres to allow the current 
wood product processing to continue. Tax lot 2303 currently contains one single family home, 
and is an allowed land use under the proposed R-IND zoning designation. A development 
plan is not being proposed for either parcel at this time. 

The two parcels are located at the northwest corner of SW Tualatin Valley Highway 
(ORE 47) and SW Seghers Road about 1.5 miles north of Gaston, and both currently take 
access onto SW Seghers Road. Tax lot 2301 has frontage along Highway 47 to the east as 
well as SW Seghers Road to the south with its access on to SW Seghers Road located approx-
imately 70 feet west of Highway 47. Tax lot 2303 only has frontage along SW Seghers Road 
to the south, and has a driveway located approximately 430 feet west of SW Tualatin Valley 
Highway. 

The purpose of this study is to assess the net traffic impact of the proposed zone change 
under reasonable worst case development scenarios on the nearby street system and to recom-
mend any necessary mitigation measures. Since the applicant is only proposing a change in 
zoning with no development taking place, this report will examine the long-term operation of 
the transportation system as required by the Transportation Planning Rule (TPR). 

Detailed information on traffic counts, trip generation calculations, and level of service 
calculations is included in the appendix to this report. 
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LOCATION DESCRIPTION 

Williams Fuel and the adjoining tax lot 2303 are both located at the northwest corner of 
SW Tualatin Valley Highway (ORE 47) and SW Seghers Road, about 1.5 miles north of Gas-
ton. Williams Fuel takes access via a driveway along the north side of SW Seghers Road ap-
proximately 70 feet west of Highway 47. The single family home on tax lot 2303 also takes 
access via a driveway on the north side of SW Seghers road, and is located approximately 315 
feet west of the Williams Fuel 8.CCCSS. A. vicinity map showing the existing lane configurations 
and traffic control devices at the study intersections is shown in Figure 1 on page 8 

For purposes of analyzing the traffic impacts of the proposed zone change, the intersec-
tions of Highway 47 at SW Seghers Road and SW Seghers Road at the site's access points will 
be analyzed as per Washington County and the Oregon Department of Transportation (ODOT) 
scoping requirements. 

Highway 47 is classified by ODOT as a Regional Highway. It is generally a two-lane 
facility with one through lane in each direction, but widens at various intersections along its 
length to accommodate left and right-turn lanes. The pavement width varies somewhat be-
tween the north and south approaches to SW Seghers Road, but is generally at about 50 feet. 
This amount of pavement accommodates right-turn deceleration and acceleration lanes for both 
approaches to SW Seghers Road. Along this rural section of Highway 47, the paved shoulders 
on both sides of the highway are about 10 feet wide with no curb or sidewalk. Although 
Highway 47 is not posted as a bicycle route, the paved shoulders are generally wide enough to 
accommodate them. The posted speed is 55 mph. 

SW Seghers Road is classified by Washington County as a Local Street. It has a two-
lane cross section with a single travel lane in each direction and no centerline striping. It is a 
rural roadway serving homesteads and agricultural property along its length. No curb or si-
dewalk are present and the roadway does not have a speed zone order associated with it. 

There are no transit services provided near the site. The nearest transit service is lo-
cated about 5 miles to the north in Forest Grove, and is provided by Tri-Met. 



EXISTING TRAFFIC VOLUMES 

Recent morning and evening peak hour turn movement counts were conducted in Febru-
ary 2008 at the intersections of Highway 47 at SW Seghers Road and SW Seghers Road at the 
Williams Fuel Access. This traffic volume data revealed that the morning and evening peak 
hours vary somewhat between intersections but were generally found to be from 7:00 to 8:00 
a.m. and 4:15 to 5:15 p.m. The existing raw traffic volumes are shown on page 9 for the morn-
ing and evening peak hours. Overall, large trucks accounted for 11 percent or less of the total 
peak hour traffic observed at this intersection. Detailed traffic count data is included in the ap-
pendix to this report. 

3 f f h Highest Hour (3ffh HV) Seasonal Adjustment 

To evaluate intersections for existing and future operational deficiencies, ODOT re-
quires that traffic study analyses represent traffic conditions during the 30th highest hour, 
which is the hourly volume of traffic that is only exceeded 29 hours over a period of one year, 
by means of adjusting typical peak hour volumes with a seasonal factor. Since an ATR (Au-
tomatic Traffic Recorder) does not exist near the site, ODOT's ATR Characteristic Table was 
evaluated in an attempt to develop a seasonal factor. 

In the project's vicinity, SW Tualatin Valley Highway can be best categorized as being 
within a rural area consisting of two travel lanes with a summer traffic seasonal trend. Filter-
ing through the ATR Characteristic Table, and accounting for the ATR AADT being within 10 
percent of the Transportation Volume Table AADT, ATR 05-006 along US 30 west of Rainier 
was selected as being characteristically similar. Historical data over the last five years for 
ATR 05-006 was obtained to develop a seasonal variation factor as presented in the Seasonal 
Adjustment table below. This factor is based on the past five years of Average Weekday Traf-
fic during the peak hour count month (February) and peak month at the Rainier ATR station 
expressed as a percent of the ADT. 



SEASONAL ADJUSTMENT USING A T R 05-006, US 30 RAINIER 

2006 2005 2004 2003 2002 Average 

February % of ADT 
(Peak hour count month) 

Peat month at ATR. 
% of AWT 

1 ' M 

! 96% 
-

92% 91% 90% 90% 91% 

! 114% 116% 116% 123% 120% 117% 

* Shaded cells indicate highest and lowest values that were discarded for calculating the average. 

The seasonal factor adjustment is computed as the average peak month at the ATR per-
centage divided by the average February percentage (manual count month), which results in a 
factor of 1.29 (117%/91% = 1. 29). This seasonal factor was applied to the existing morning 
and evening raw peak hour through volumes along SW Tualatin Valley Highway shown on 
page 9 to represent 30111 highest hour volumes along the highway for this study. Figure three 
on page 10 presents the resulting seasonally adjusted volumes for the morning and evening 
peak hours. 
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TRIP GENERATION 

When a zone change is proposed, a reasonable worst-case development from a trip 
generation standpoint under the current zoning is typically compared to a reasonable worst-
case development under the proposed zoning. The current Comprehensive Plan predicts trans-
portation needs based on current zoning designations. When that designation is changed, there 
is a potential for additional traffic impacts if the new zoning is more traffic-intensive. 

Under the current zoning designation of both properties (AF-5 — Agriculture and For-
est), several uses are allowed. There are many restrictions, however, associated with allowa-
ble uses under the AF-5 zoning designation, and many uses would not be appropriate for this 
site. Even so, some of the uses considered for a worst case development of the AF-5 parcels 
were: Single family home, Government building, Day care facility, Home occupation, and a 
Family day care. As a practical matter, and to be conservative for the zone change impact, it 
was decided to use three single family homes. This is because after estimating the number of 
trips the other land-uses would generate, the proposed zone change would have little to no im-
pact from a trip generation standpoint. Therefore, a total of three single family detached 
homes on the 15 acre site (1 home allowed per 5 acres) will be considered as a reasonable 
worst case development of the site under its current zoning designation. 

The Williams Fuel site is proposed to be rezoned as both Rural Industrial and Rural 
Commercial to comply with Washington County Code while operating the business currently 
functioning on site. Under the site's proposed zoning, County staff was agreeable that a rea-
sonable worst-case development scenario for the 11.65 acre portion of the site proposed to be 
zoned Rural Industrial would be a 35,000 square foot manufacturing facility. For the remain-
ing 3.5 acres proposed to be zoned Rural Commercial it was decided that a 6,000 square foot 
nursery and garden center would be a reasonable development scenario. It is important to note 
however, that development of the site is not being proposed as part of this change in zoning. 

To estimate the number of trips that could potentially be generated by worst-case de-
velopment under the current and proposed zoning, standard trip rates from TRIP 
GENERATION, Seventh Edition, published by the Institute of Transportation Engineers (ITE), 
were used. The trip rates used for the site as a whole were for land-use code 140, Manufactur-
ing and land-use code 817, Nursery (Garden Center) for the proposed zoning designation, and 
land-use code 210, Single-Family Detached Housing for the existing zoning. The trip genera-
tion rates for the proposed zoning are based on gross floor area, and rates for the existing res-
idential zoning based on the number of dwelling units. 



Based on these standard trip generation rates, the trip generation calculations show that 
the proposed zone change could potentially generate a net increase of 32 trips during the morn-
ing peak hour with 23 entering and 9 exiting the site. During the evening peak hour, the pro-
posed zone change could potentially generate a net increase of 45 trips with 18 entering and 27 
exiting the site. An estimated net increase of 322 trips during a typical weekday is expected 
with the proposed zone change. 

Because both existing and proposed worst-case development scenarios are typically an 
origin or destination for their generated trips, no reduction was taken for pass-by trips. Also, 
since transit is not readily available, no reduction was made for transit trips. 

A summary of the trip generation calculations is shown in the-following table. Detailed 
trip generation calculations are included in the appendix to this report. 

TRIP GENERATION SUMMARY 
Williams Fuel Zone Chance 

I j n d Uss Dally Trips 
AM Pock I four P M Peak Hbwr 

I j n d Uss Dally Trips 
Total In O * Total In Oat 

Single Fam- Home (Existing AF-5 Zone) - ITE Code 210 - 3 Homes 

Total Trips 28 2 1 1 3 2 1 

TOT4T ivfiv.vT.rAKs; i-vivTiivir: stmnw: 

Total Trifs 28 2 1 1 3 2 1 

Nursery (Proposed Riral Commercial Zone) - ITE Code 817 - 6,000 GSF 

Total Trips 216 8 4 4 22 11 11 

Manufacturing (Proposed Rural Industrial Zone) - ITE Code 140 - 35,000 GSF 

Total Trips 134 26 20 6 26 9 17 

TOTAL WORST-CASE PROPOSED RURAL COMMERCIAL AND RURAL INDUSTRIAL ZONING 

Total Trips 350 34 24 10 48 20 28 

NET INCREASE IN TRIPS W i l li ZONE CHANGE (Proposed Zoning minus Existing Zoning) 

Net Total Trips 322 32 23 9 45 IS 27 
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TRIP DISTRIBUTION 

The directional distribution of trips from the project site was estimated based on the likely 
origins and destinations of future patrons and employees under the proposed zoning and a rea-
sonable worst case development scenario. Since the site is located along Highway 47, the ma-
jority of trips from the Williams Fuel site will be attracted to this major facility. Therefore, 
the trip distribution for the proposed zoning scenario was based on the existing traffic volumes 
at the intersections of Highway 47 at SW Seghers Road and SW Seghers Road at the Williams 
Fuel access. 

A select zone assignment provided by Washington County was also examined for dis-
tribution patterns. However, based on correspondence from County staff, the rural areas in 
the regional travel model are not very detailed. The County indicated that Highway 47 is bas-
ically the western boundary of the regional model, and results along the edge often have is-
sues. Therefore, the regional planning model was not used to distribute site trips associated 
with the proposed zone change. 

Figure 4 on page 14 shows the distribution patterns for the proposed zone change. The 
traffic flow diagram on page 15 shows the resulting assignments of the net increase in site trips 
based on these distribution patterns for the proposed zone change during the morning and 
evening peak hours. 

-13-
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OPERATIONAL ANALYSIS 

Background. Traffic 

Prior to assigning the site trips to study intersections, the existing traffic volumes are 
increased in order to account for seasonal traffic variations and anticipated growth in the study 
area including any other approved development activity in the area not yet generating traffic. 
ODOT scoping material has indicated that future year analyses shall be projected to a 15-year 
horizon. Washington County requires a 20-year horizon to be analyzed for the long-range 
forecast scenario. Therefore, to be conservative, year 2028 traffic volumes were projected 
both with and without the addition of site traffic from the proposed zone change. 

Discussions were held with Washington County staff to determine whether or not any 
development activity in the area would contribute traffic to study intersections. This research 
identified no specific new developments in the area that would need to be included in future 
background traffic. 

The Oregon Department of Transportation maintains a planning model that projects fu-
ture traffic volumes for state highways. The planning model indicates that traffic volumes on 
Highway 47 at mile point 23.64 are expected to increase by a total of approximately 59 per-
cent between 2006 and 2026. This equates to a linear annual growth rate of about 3% per 
year. 

The background traffic volumes comprise the existing traffic volumes, including site 
trips under the site's existing zone designation, with the seasonal factor and growth rate ap-
plied. Figure 6 on page 17 illustrates the estimated year 2028 background traffic volumes dur-
ing the morning and evening peak hours. The 2028 background traffic with the proposed zone 
change trips added is shown in Figure 7 on page 18 for the morning and evening peak hours. 
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Traffic Signal Warrants 

Traffic signal warrants were examined for the intersection of Highway 47 at SW Segh-
ers Road. Conditions A and B of Warrant 1, Eight-Hour Vehicular Volume warrant, from the 
MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES, published in 2003 by the Federal 
Highway Administration, were evaluated. The intersection Highway 47 at SW Seghers Road 
is under ODOT jurisdiction and ODOT methodology was applied to the warrant analysis. The 
intersections were evaluated for existing, background, and background plus site trips condi-
tions. 

Based on the results of this warrant analysis, the intersection of Highway 47 at SW 
Seghers Road did not meet Warrant 1 under any conditions examined. 

Capacity Analysis 

To determine the level of service at the study area intersections, capacity analyses were 
conducted. The level of service can range from A, which indicates very little or no delay, to 
level F, which indicates a high degree of congestion and delay. 

Highway 47 is an ODOT Regional Highway, and is subject to the operational analysis 
standards outlined in the 1999 OREGON HIGHWAY PLAN. These standards are based on the 
volume to capacity ratio (v/c) rather than on level of service. Volume to capacity (v/c) is a 
measure that generally represents how much of the intersection's capacity is utilized. For ex-
ample, a v/c ratio of 1.0 would indicate an approach to an intersection that is operating at ca-
pacity and could not accommodate any additional traffic without exceeding capacity. The 
maximum allowable v/c ratio for the intersection of Highway 47 at SW Seghers Road is 0.70. 

SW Seghers Road operates under the jurisdiction of Washington County. The County 
requires that intersections operate with a v/c ratio of 0.99 or better. 

The study intersections were analyzed using unsignalized intersection analysis methods 
in the.HIGHWAY CAPACITY MANUAL 2000 (HCM2000), published by the Transportation 
Research Board. Analyses were performed for the morning and evening peak hours under the 
following conditions for the Williams Fuel site's zone change scenario: 

» Existing conditions 

® Year 2028 background conditions (existing zoning) 

® Year 2028 background plus net increase in site trips (proposed zoning) 
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The intersection of Highway 47 at SW Seghers Road is currently operating at level of 

service C with a v/c ratio of 0.05 or better during the morning and evening peak hours. Un-
der year 2028 background traffic conditions, the intersection is projected to operate at level of 
service E with a v/c ratio of 0.20 or better during the morning and evening peak hours. With 
the addition of site trips from the proposed zone change, the intersection is projected to con-
tinue operating at level of service E with a v/c ratio of 0.63 or better during the morning and 
evening peak hours. Intersection operation is acceptable, and will have sufficient capacity to 
accommodate background and site traffic from the proposed change in zoning. No mitigation 
is necessary. 

The intersection of SW Seghers Road at the Williams Fuel access is currently operating 
at level of service A with a v/c ratio of 0.01 during the morning and evening peak hours. Un-
der year 2028 background traffic conditions, the intersection is projected to continue operating 
at level of service A with a v/c ratio of 0.01 during both the morning and evening peak hours. 
With the addition of site trips from the proposed zone change the intersection is projected to 
remain operating acceptably at level of service A with a v/c ratio of 0.01 during the morning 
peak hour and at level of service A with a v/c ratio of 0.03 during the evening peak hour. In-
tersection operation is acceptable and no mitigation is recommended. 

The results of the capacity analysis, along with the Levels of Service (LOS), delay, and 
v/c ratio are shown in the tables on the following pages. Tables showing the relationships be-
tween delay and level of service are included in the appendix to this report. 
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LEVEL OF SERVICE SUMMARY 

Williams Fuel Zone Change 

Critical AM Peak Hour Critical PM Peak Hour 
Mvmnt LOS Delay V/C Mvmnt LOS Delay V/C 

Highway 47 at SW Seghers Road 

Existing Traffic EB B 14.8 0.02 EB C 16.5 0.05 
2028 Background EB D 34.1 0.08 EB E 40.9 0.20 
2028 Background + Site EB E 45.5 0.31 EB E 46.5 0.63 

SW Seghers Road at Site Access 

Existing Traffic SB A 9.0 0.01 SB A 8.5 0.01 
2028 Background SB A 9.0 0.01 SB A 8.6 0.01 
2028 Background + Site SB A 9.1 0.01 SB A 8.8 0.03 

LOS = Level of Service 
Delay = Average Delay per Vehicle in Seconds 
V/C = Volume-to-Capacity ratio 

The proposed zone change is not associated with a specific development proposal or 
site plan. The operational analysis therefore reflects a worst-case scenario based on the high-
est reasonable trip generation under the proposed zoning that could be associated with devel-
opment of the site, and was found to be agreeable with County staff. Using worst-case analy-
sis assumptions for the proposed zone change, the intersections of Highway 47 at SW Seghers 
Road and SW Seghers Road at the Site Access are projected to operate acceptably under year 
2028 traffic conditions either with or without the proposed zone change. 

-21-



Queuing Analysis 

An analysis of vehicle queuing at the intersection of Highway 47 at SW Seghers Road 
was conducted. The reported queue lengths for this intersection were based upon HCM me-
thodology and reported as the 95th percentile queue per lane group as well as the average queue 
per lane group. The 95th percentile of the distribution is used to estimate queue length for de-
sign, and indicates that 95 percent of the time, the queue length will be less than or equal to 
what is calculated. 

The results of this analysis indicate that under all conditions through 2028, queuing is 
not anticipated to be problematic at either the intersection of Highway 47 at SW Seghers Road 
or the intersection of SW Seghers Road at the Williams Fuel access. In addition to the table 
on the following page, detailed 95th percentile queue results are reported in the appendix to this 
report on the capacity worksheets for all movements through all scenarios at both intersec-
tions. 

QUEUING ANALYSIS 

Williams Fuel Zone Change 

95th Percentile & Average Queue Lengths (ft) 

Inlcrsectian 
Lane 

Groups 

Existing 
Storage 
(Feet) 

AM Beak 
Existing 

AM Peak 
Background 

AM Peak 
Background 

Plus Site 

P M P e a k 
Existing 

PMPeak 
Background 

PMPeak 
Background 

Plus Site 
Inlcrsectian 

Lane 
Groups 

Existing 
Storage 
(Feet) 

2006 
95th/Avg 

Queues 
(Feel) 

2028 
95th/Avg 
Queues 
(Feet) 

2028 
. 95th/Avg 

Queues 
(Feet) 

200S 
95th/Av« 
Queues 
(Feet) 

2028 
95tWAvg 
Queues 
(Feet) 

2028 
9Sth/Avg 
Queues 
(Feet) 

Highway 47 @ 
SW Seghers Bd 

EB 
Th/Lt 75 25/0 25/0 25/0 25/0 25/0 25/0 

Highway 47 @ 
SW Seghers Bd 

EB 
El 75 25/0 25/0 25/0 25/0 25/0 25/0 Highway 47 @ 

SW Seghers Bd 
WB 

Th/Lt > 500 25/0 25/0 25/0 25/0 25/0 25/0 

Highway 47 @ 
SW Seghers Bd 

WB 
R1 75 25/0 25/0 25/0 25/0 25/0 25/0 

SW Seghers Bd 
@ Site Access 

SB Lt/Rt 150 25/0 25/0 25/0 25/0 25/0 25/0 
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Turn Lane Warrants 

ODOT left-turn lane warrants were evaluated at the intersection of Highway 47 at SW 
Seghers Road under 2028 future analysis year conditions with site trips from the proposed re-
zone. These warrants are based on the number of vehicles turning left, the posted speed limit 
or design speed, 30th DHV advancing volumes, and the opposing conflicting 30th DHV vo-
lumes during the evening peak hour. Based on Criterion 1 (vehicular volume) in the ODOT 
Left Turn Lane Warrant Criteria, these projected future 2028 traffic volumes at the Highway 
47/SW Seghers Road intersection do not meet the warrant criterion for requiring a separate 
left-turn lane. Worksheets showing the results of this analysis are included in the appendix to 
this report. 

Access Spacing 

Since development of the Williams Fuel site is not being proposed with the zone 
change, access spacing requirements only apply to the adequacy of site's frontage to accom-
modate the County's requirement upon site development under the proposed zoning. Even so, 
a check of the adequacy of access spacing relative to the site's existing access was performed. 
The nearest access points and intersecting roadways to the Williams Fuel driveway are located 
about 80 feet to the east (Highway 47) and 175 feet to the west (Single Fam. Home Driveway) 
as measured from the near side of the driveway to the near side of the closest access or road-
way. 

SW Seghers Road is classified by Washington County as a Local Street, and requires a 
minimum of 10 feet between access points. However, the County's Community Development 
Code (CDC) also requires access points near an intersection with an Arterial such as Highway 
47 to be located beyond the influence of 95th percentile queues. Eastbound 95th percentile 
queues along SW Seghers Road back from Highway 47 were estimated to not exceed one or 
two vehicles (25 to 50 feet) during either the morning or evening peak hours through 2028 
with the proposed zone change traffic. Based on these results, the Williams Fuel access onto 
SW Seghers Road meets the County's access spacing requirements. 

Functional Classification Analysis 

Since the majority of traffic to and from the Williams Fuel site will be traveling along 
Highway 47 via SW Seghers Road, a functional classification analysis was performed to en-
sure that traffic from the proposed rezoning would not increase traffic on these roadways to 
the point that the functional classification would be altered. 

SW Seghers Road is expected to carry an ADT of approximately 330 vehicles in the fu-
ture analysis year 2028 without the proposed rezone. Estimated site trips resulting from the 
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proposed rezone of the Williams Fuel site will be taking access solely onto SW Seghers Road, 
a local street. This would increase the ADT to approximately 670 vehicles per day under a 
reasonable worst case development scenario for the R-IND and R-COM zoning designations of 
the Williams Fuel site. According to Washington County staff, the lower threshold for a local 
street is approximately 1000 to 1500 vehicles per day. Based on this criterion, the proposed 
development will not alter the functional classification of SW Seghers Road. 

Highway 47, a regional highway, is expected to carry approximately 19,520 vehicles 
per day in the future analysis year 2028 without the proposed zone change of the Williams 
Fuel site. With the addition of traffic from the proposed rezone to R-IND and R-COM, the 
ADT is expected to increase to approximately 19,840 vehicles per day. This is an increase of 
only 320 vehicles per day or about 1.5 percent along Highway 47. Since site traffic from the 
proposed zone change will only slightly increase traffic volumes along the highway, the func-
tional classification of Highway 47 would not change as a result of traffic generated by the 
proposed rezone. Although Highway 47 is under ODOT jurisdiction, the County's Compre-
hensive Plan classifies the highway as a principal arterial. The County's ADT range for this 
classification is approximately 30,000 to 100,000 vehicles per day. 
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SAFETY ANALYSIS 

Sight Distance 

Since the applicant's proposal is not associated with development of the site, and is on-
ly for a change in zoning, sight distance requirements only apply to the site's ability to meet 
the requirement upon development under the proposed zoning. Even so, the current Williams 
Fuel access was evaluated for its adequacy of intersection sight distance along SW Seghers 
Road in accordance with Washington County Community Development Code section 501-
8.5(F). Sight distance for the Williams Fuel access was measured at a point 15 feet from the 
edge of the travel lane from a driver's eye height-of 3.5 feet to an object height of 4.25 feet. 

The County's sight distance criteria are determined based on the posted speed of the 
uncontrolled roadway. If the roadway does not have a posted speed (Speed Zone Order) asso-
ciated with it, the 55 mph (Basic Speed Rule) would apply unless a speed study reveals the 85th 

percentile speed. 

Since SW Seghers Road does not have a posted speed or speed zone order associated 
with it, the 55 mph speed criteria would apply (550 feet of sight distance required). In this 
case, however, a 24-hour speed study was conducted approximately 425 feet west of the exist-
ing Williams Fuel access. Speed data revealed that the 85111 percentile speed of vehicles travel-
ing eastbound along SW Seghers Road approaching the Williams Fuel access was 29.5 mph. 
Therefore, a minimum sight distance of 295 feet is required to the west of the Williams Fuel 
access. Intersection sight distance was measured to be adequate at 360 feet to the north along 
SW Seghers Road from the current Williams Fuel access. Sight distance to the east of the 
Williams Fuel access is unobstructed to the Highway 47 intersection about 80 feet away, and 
is adequate. 

At the intersection of Highway 47 at SW Seghers Road, intersection sight distance was 
calculated from the equations given in A POLICY ON GEOMETRIC DESIGN OF HIGHWAYS 
AND STREETS, published in 2004 by the American Association of State Highway and Trans-
portation Officials (AASHTO). The measurements are based on an eye height of 3.5 feet and 
an object height of 3.5 feet above the road, with the driver's eye 15 feet behind the edge of the 
near side travel lane. Based upon the posted speed of 55 mph along Highway 47, the intersec-
tion sight distance required is 610 feet to the south for vehicles turning left from SW Seghers 
Road on to the Highway, and 530 feet to the north for vehicles turning right. 
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Intersection sight distance was measured from the SW Seghers Road approach to 
Highway 47. These measurements indicate that a minimum of 600 feet is currently available 
to the north, and a minimum of 900 feet is currently available to the south along Highway 47 
from SW Seghers Road. Therefore, sight distance is adequate at this location in accordance 
with ODOT criteria. 

Crash Histoiy 

A review of the previous five years of crash history for which data is available (Janu-
ary 2002 to December 2006) was performed at all study area intersections. The crash data was 
obtained from the Oregon Department of Transportation (ODOT) Crash Analysis and Report-
ing Unit. The crash data and existing traffic counts were used to determine the crash rate for 
the study intersections. The crash rate is the number of crashes per million entering vehicles at 
the intersection. Crash rates lower than one crash per million entering vehicles are typically 
not associated with significant safety deficiencies. Rates greater than 1.0 crash per million 
entering vehicles may be indicative of safety deficiencies and therefore merit a more detailed 
investigation of the reported crashes. 

The intersection of Highway 47 at SW Seghers Road has only had one recorded crash 
over this five year period. This crash was a rear-end type involving one vehicle stopped and 
waiting to make a left turn from Highway 47 when another vehicle struck the stopped vehicle 
from behind. The crash rate for this intersection was computed to be 0.06 crashes per million 
entering vehicles. No safety deficiency was identified at this intersection and no safety related 
mitigations will be required. 

No collisions were reported along SW Seghers Road from Highway 47 to 350 feet west 
of Highway 47. Therefore, no safety related mitigations will be required at the Williams Fuel 
access. 
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Conclusions and Recont/nendations 

A development plan is not being proposed for either parcel at this time. Under the 
site's existing AF-5 zoning, the current business operating on site (Williams Fuel) is not in 
compliance with the County's Community Development Code (CDC). To comply with the 
County's CDC, the applicant is proposing a change in zoning to Rural Commercial (R-COM) 
for 3.5 acres of the site to allow the current retail sales to continue, and Rural Industrial (R-
IND) for the remaining 11.65 acres to allow the current wood product processing to continue. 
Tax lot 2303 currently contains one single family home, and is an allowed land use under the 
proposed R-IND zoning designation. Conclusions and recommendations from existing and 
long-term analyses of the proposed zone change are outlined below. 

Traffic signal warrants were examined for the intersection of Highway 47 at SW Segh-
ers Road. Based on the analysis, a traffic signal would not be warranted under 2028 traffic 
conditions with or without additional traffic from the proposed zone change. No traffic signal 
installations are recommended. 

Intersection sight distance is adequate at the existing Williams Fuel access onto SW 
Seghers Road, as well as at several alternative locations along the site's frontage to SW Segh-
ers Road based on speed study results. Sight distance was also found to be adequate for the 
eastbound SW Seghers Road approach to Highway 47. 

Review of collision history over the last five years revealed only one reported incident 
at the intersection of Highway 47 at SW Seghers Road. No crashes were reported at the SW 
Seghers Road/Williams Fuel access intersection or along SW Seghers Road from Highway 47 
to 350 feet west of Highway 47. Based on the past collision experience at study intersections, 
there does not appear to be any traffic safety problems in the immediate vicinity of the Wil-
liams Fuel rezone site which the applicant needs to address with the proposed rezone. 

The proposed zone change and comprehensive plan amendment will not have a signifi-
cant impact to the transportation facility. Additional traffic from the proposed change in zon-
ing is not projected alter the functional classifications of either SW Seghers Road or Highway 
47 through 2028. 

The intersections of Highway 47 at SW Seghers Road and SW Seghers Road at the cur-
rent Williams Fuel access are currently operating at an acceptable level of service with accept-
able v/c ratios during the morning and evening peak hours. These intersections are projected 
to continue operating at acceptably through 2028 with or without the addition of site traffic 
under reasonable worst case development from the proposed R-IND and R-COM zoning of the 
Williams Fuel site. Therefore, no capacity mitigations are recommended for these intersec-
tions. 
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95th percentile queuing was found to be minimal for all approaches to the intersection 
of Highway 47 at SW Seghers Road. The Williams Fuel access meets the County's access 
spacing requirements, and is not currently, or projected to be within, the eastbound SW Segh-
ers Road standing queue. 

Separate left-turn lane warrants were examined for the intersection of Highway 47 at 
SW Seghers Road. Based on the analysis, separate left-turn lanes would not be warranted un-
der 2028 traffic conditions with or without additional traffic from the proposed zone change. 
No turn-lane installations are recommended. 
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Oregon Department of Transportation 
Region 1 Tech Center 

123 NW Flanders 
Portland, Oregon 97209-4012 

Telephone (503) 731-8219 
Fax (503) 731-8259 

Theodore R. Kulongoski, Governor 

February 11, 2008 

TeagueW. Boyer 
Lancaster Engineering 
312 S W Fourth Ave, Suite 400 
Portland, OR 97204 

Subject: Traffic Impact Analysis Scope of Work 

The purpose of this letter is to define the scope of work for a Traffic Impact Analysis 
(TIA), which evaluates the impact for the proposed zone change for the Williams Fuel 
property located at 44975 SW Seghers Rd, Gaston, Oregon. 

The proposed location for the zone change is located along the west side of the 
Highway 29 at the intersection of SW Seghers Rd (OR47, M P . 23.63). Highway 29 is 
classified as a Regional Highway with a maximum volume to capacity ratio of 0.70. 

Scope of Work: 

I. General: 

Executive Summary: 
Provide a description of the development; site location and study area (including a 
site map). Briefly describe the purpose of the analysis, principal findings, 
recommendations and conclusions. 

Analysis Study Area: 
Provide a text description (including tax-lot descriptions) of the proposed 
development; and a graphic showing the intersections and accesses, identified by 
highway milepost, to be evaluated as part of this analysis. The Williams Fuel 
property does not have access rights to the highway and so the intersection analysis 
for this study shall include the SW Seghers Rd and Highway 29 intersection (MP 
12.63) along with the site access to SW Seghers Rd. Queuing analyses should be 
performed on all site accesses and study area intersections. The scope of work for 
this T IA should be coordinated with Washington County before the study is 
conducted since the County may require that additional analysis be made on area 
intersections and site accesses. 

Proposed zone change on Tualatin Valley Highway in Gaston. OR 



II. Traffic Data: 

Traffic Counts 
Manual turning movement counts shall be made at all study area intersections and 
approaches. The counts must be at least 2-hours long with 15-minute breakdowns 
in the weekday A.M. and P.M. peak hours. 

Raw traffic volumes will not be accepted for use in traffic analysis. All traffic volumes 
shall be seasonally adjusted to represent 30th Highest Hour Volumes (30HV) for 
Current Year and Year of Opening "background traffic" conditions. For guidance, 
please refer to the Developing Design Hour Volumes document. 
http://www.oreaon.aov/ODOTyTD/TP/docs/TAPM/aDm/ch4.pdf 

Site Trip Generation. Distribution and Assignment: 
Site trip generation shall utilize the most recent edition of the Institute of 
Transportation Engineers (ITE) Trip Generation Manual to estimate daily and peak 
hour trip volumes originating from and destined to the proposed development. All 
assumptions and adjustments shall be documented and discussed in the TIA, or in 
an appendix. 

This analysis should use available transportation models in conjunction with 
Washington County as well as current Transportation System and Comprehensive 
Plans to estimate traffic distribution patterns. Approved computer models, such as 
Traffix, or manual calculations may also be used for determining trip assignments for 
site-generated traffic volumes on roadways within the study area. 

III. Analysis Procedures: 

Capacity Analysis: 
Capacity analysis of signalized intersections, unsignaiized intersections, and 
roadway segments shall follow the established methodologies of the current 
Highway Capacity Manual (HCM2000). For signalized intersections, the overall 
intersection V/C shall be reported. For unsignaiized intersections, the highest 
approach V/C shall be reported, along with an indication of its Corresponding 
movement. 

Attached Table 3.3.7 lists the ODOT default values for use in signalized intersection 
analysis. If multiple intersections are analyzed, the traffic volumes shall be balanced 
between intersection nodes. All intersection capacity analyses shall include heavy 
vehicles percentages by approach, as determined from manual counts. 

Planning level mobility results (V/C) from the TIA will be compared against Highway 
Mobility Standards (Policy 1F) and the Maximum V/C Ratios provided in Table 6 of 
the 1999 Oregon Highway Plan (OHP). 

Application of Computer software shall closely follow ODOT-approved analysis 
methodologies. HCS2000 arid Synchro/SimTraffic are examples of accepted 
analysis software. For further guidance, contact TPAU. 

Queue Length Analysis: 

http://www.oreaon.aov/ODOTyTD/TP/docs/TAPM/aDm/ch4.pdf


Intersection operation analysis shaU include the effects of queuing and blocking. 
Average queue lengths and 95th Percentile queue lengths shall-t>e reported for all 
study area intersections. The 95th Percentile queuing shall be used for design 
purposes, and will be reported to the next nearest 25 foot increment. Any 
methodology used to determine queue length shall be approved in advance by either 
TPAU or the Region. 

IV. Analysis Requirements: 

Intersection Sight Distance: 
Adequate intersection sight distance shall be verified for all proposed intersections 
and highway approaches as required in ODOT's 2005 Highway Design Manual. For 
guidance, please contact the Region Access Management Engineer. 
\http://www.oreaon.gov/ODOT/HWY/ENGSERVICES/hwv manuals.shtml 

Right & Left Turn Lane Criteria: 
Proposed right or left turn lanes at unsignaiized intersections and private approach 
roads shall meet installation criteria contained in the current Highway Design Manual 
(HDM). For turn lane evaluation procedures, refer to: 
http://www.oreqon.gov/ODOT/TD/TP/TAPM.shtml 

Traffic Signal Installations & Modifications: 
Analysis of signalized intersections shall be based on existing signal timing. 
Analysis and recommendations related to new and/or modified traffic signals shall 
follow ODOT's Traffic Signal Policy and Guidelines, and all subsequent revisions. 
These documents can be found on the web at: 
http://www.oreqon.qov/ODOT/HWY/TRAFFIC-ROADWAY/publications traffic.shtml 
New signal proposals for Day of Opening shall show, but are not limited to, the 
following: 

• A clear indication of need for a traffic signal; only after other enhancements to 
nearby signals are shown to be insufficient to mitigate the new highway 
related impacts resulting from the proposed development. 

• An assessment of the ability of existing, planned, and proposed public roads 
to accommodate development traffic at another location. 

• A detailed description how the proposed development will affect existing and 
proposed study area intersections. 

• Documentation of traffic volumes and signal warrant satisfaction; if a new 
signal is determined to be the correct solution. 

Clearly show how one or more of the eight warrants identified in the 2003 edition of 
the Manual on Uniform Traffic Control Devices (MUTCD), Chapter 4C, Sections 1 
through 9 are met, consistent with the requirements of O A R 734-020-0490. Traffic 
signal spacing requirements shall conform to the 1999 Oregon Highway Plan. 
Progression analysis shall meet the requirements of OAR 734-020-480. 

If applicable; complete time-space diagrams for each of the analysis scenarios, 
including the existing coordinated system will be provided. They shall demonstrate 
that the proposed signal system is capable of maintaining adequate progression 

http://www.oreaon.gov/ODOT/HWY/ENGSERVICES/hwv
http://www.oreqon.gov/ODOT/TD/TP/TAPM.shtml
http://www.oreqon.qov/ODOT/HWY/TRAFFIC-ROADWAY/publications


band widths for through traffic on the State Highway on the most critical roadway 
segments within the study area. 

Any recommendations for traffic signals to be installed as part of future mitigation 
should meet preliminary signal warrants (MUTCD Warrant #1, Case A & B). All 
future proposed signals shall still need to meet the need and warrants as described. 
For guidance, please contact TPAU or the Region, or refer to the Preliminary Signal 
Warrant Guidelines. 
http://www. oregon .gov/ODOT/TD/TP/docs/TAPM/apm/pswForm. pdf 
NOTE: It is ultimately up to State Traffic Engineer to approve all signal installations, 
modifications and deviations. Just because an intersection may meet the MUTCD 
Warrants does not insure it will be approved by the State Traffic Engineer. 

V. Analysis Output: 

Existing Conditions: 
Identify current year site conditions at the proposed development location. This 
includes, but is not limited to the following: 

® A description of the site location, zoning, existing use(s), and proposed use(s) 
of subject property. 

• A description of surrounding land uses. 
• A graphic identifying existing lane configurations and traffic control devices at 

the study area intersections. 
• A graphic showing existing 30HV traffic; reported as AM (7-9 a.m.) and PM 

(4-6 p.m.) Peak Hour Volumes (PHV), and also as average daily traffic (ADT). 
Also include in this graphic a list of heavy vehicle percentages by approach. 

• An analysis of existing intersection operations, reported in terms of both 
Volume to Capacity (V/C) and Level of Service (LOS). 

• An analysis of at least 3-years worth of crash data; including information on 
all SPIS sites within or adjacent to the study area. 

Traffic Volumes & Operations - Future Year: with Worst Case Existing and 
Proposed Zoning Scenarios: 
If a zone change will be incorporated into this development, an analysis shall be 
made of all study area intersections for a 15-year horizon, for both "reasonable worst 
case, existing zoning' and "reasonable worst case, proposed zoning' scenarios. 
This analysis should provide the following: 

• A graphic showing Year of Opening "background traffic" and "total traffic" 
volumes. 

• A graphic or table showing V/C and LOS analysis results for both "reasonable 
worst case, existing zoning" and "reasonable worst case, proposed zoning' 
scenarios. 

® A graphic or table itemizing storage length requirements for all approaches, 
rounded to the next nearest 25 foot increment. 

• If applicable, a discussion of progression performance along the analysis 
corridor. 

http://www


Planned transportation system improvements anticipated to be funded and 
constructed within the 15-year horizon shall be incorporated into the Future Year 
analysis. Do not incorporate improvements that are proposed as mitigation for the 
development. For guidance,, please refer to the Transportation Planning Rule (TPR): 
OAR 660-012-0060. 

http://www.oreqon.qov/ODOT/TDyTP/docs/TPR/adoDt042005.pdf 

Analysis Variable Inputs: 
A summary of traffic analysis variable inputs shall be provided in an appendix. In 
Synchro, the Int: Lanes, Volumes, Timings report is the output source for this 
information. TIA's submitted without an input summary will not be accepted by the 
Department. 
Conclusions and Recommendations: 
Summarize existing and future conditions and discuss the proposed development's 
impacts. Identify any operational or safety deficiencies and recommend mitigation 
along with the effectiveness of the mitigation. Summarize how the proposed 
development complies with all operational and safety standards in the applicable 
approval criteria. 

Note: Signal timing adjustments will not be considered as mitigation. 

Region Access Management Engineer 

cc: Steve Schalk 
Seth Brumley 
Marah Danielson 
Naomi Vogel-Beattie, Washington County 

Sincerely, 

http://www.oreqon.qov/ODOT/TDyTP/docs/TPR/adoDt042005.pdf


Revised Development Review Guidelines Table 3.3.7 

n A A i i r M 
W I Q U H 

Signal 
Parameter 
s 

Table 3.3.7: ODOT Default Parameters for Use With 
Signalised intersection Analysis methodologies 

Total Lost Time 

Peak Hour Factor 

Ideal Saturation Flow 
Rate 

4 seconds per phase minimum for typical 
intersections, more for large or complex 
intersections. 
For future year analysis: 
• 0.85 for local and collector street 

approaches 
• 0.90 for minor arterial approaches, 
• 0.95 for major arterial approaches, 
unless better information is available, such 
as for a school or industrial use. 
Field measurement should be consistent 
with methodology laid out in the HCM. 
Saturation flow rate worksheets must be 
included in the documentation. 
Where field measurements are not done, 

• Outside of MPO urban areas, 1800 
passenger cars per hour of green per 
lane (pcphgl) shall be used 

• Inside MPO urban growth boundaries, 
1900 passenger cars per hour of green 
per lane (pcphgl) may be used, unless 
one or more of the following conditions 
are present, in which case 1800 pcphgl 
shall be used 

• Parking 
• Greater than 5% trucks 
• Other than ninety degree 

intersection skew angle 
• One or more approach(es), with a 

combined volume in excess of 5 
vph, are present downstream of 
the intersection within the 
functional area, or upstream 
within the length of the standing 
queue 

• Poor signal spacing or observed 
queue spillbacks between signals 
during the peak hour, or 

• Less than 12 foot travel lanes 
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Peak Hour Diagram 

Location SEGHERS RD AT HWY 47 
Date 2/20/2008 

Day of Week Wednesday 
Time Begin 7:00 

Reviewed By: SDS 

PHF = 0.BB 
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ft 
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Intersection Turning Movement 
Summary Report 

Location SEGHERS RD AT HWY 47 
Date 2/20/2008 

Day of Week Wednesday 
Time Begin 7:00 

Reviewed By: SDS 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

7:00 - 7:15 0 0 0 1 0 0 0 141 0 3 . 54 0 199 
7:15 - 7:30 0 0 1 0 0 0 0 174 0 1 74 0 250 
7:30 - 7:45 0 0 1 1 0 0 0 163 0 2 80 0 247 
7:45 - 8:00 0 0 0 1 0 0 0 132 0 3 72 0 208 
8:00 - 8:15 1 0 1 0 0 0 0 123 0 0 . 54 0 179 
8:15 -'8:30 0 0 1 0 0 0 0 103 0 2 65 0 171 
8:30 - 8:45 2 0 1 0 0 0 0 109 0 0 53 0 165 
8:45 - 9:00 0 0 3 0 0 0 0 86 0 0 60 1 150 

Movement Totals 3 0 8 3 0 0 0 1031 0 11 512 1 1569 
Enter Totals 11 3 1031 524 

Exit Totals 1 11 1042 515 

Two-Hour Totals 
Light Trucks • 1 0 0 0 0 0 0 11 0 1 11 0 24 

Medium Trucks 0 0 6 0 0 0 0 71 0 5 68 0 150 
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 

% Trucks 33.3% NA 75.0% 0.0% NA NA NA 8.0% NA 54.5% 15.4% 0.0% 11.1% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

0 

Peak Hour 7:00 8:00 
Peak Hour information 

Eastbound Westbound Northbound Southbound 
Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

Movement Total 0 0 2 3 0 0 0 610 0 9 280 0 904 
Peak Hour Factor NA NA 0.50 0.75 NA NA NA 0.88 NA 0.75 0.88 NA 0.90 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

Enter Totals 2 3 610 289 
Peak Hour Factor 0.50 0.75 0.88 0.88 

Exit Totals 0 9 .615 280 
Peak Hour Factor NA 0.75 0.88 0.88 • 

0 0 0 0 0 0 0 6 0 1 5 0 12 
. 0 0 1 0 0 0 0 28 0 3 36 0 68 
0 0 0 0 0 0 0 . 0 0 0 0 0 0 

NA NA 50.0% 0.0% NA NA NA 5.6% NA 44.4% 14.6% NA 8.8% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 0 0 0 0 0 

South West. East North 
Pedestrians 0 0 0 0 0 
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Intersection Turning Movement 
Peak Hour Diagram 

Location SEGHERS RD AT HWY 47 
. Date 2/20/2008 

Day of Week Wednesday 
Time Begin 16:00 

Reviewed By: MG 

PHF = 0.92 
T = 1.8% 

N 
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PHF = 0.84 

ft 
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Peds = 0 
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Peak Hour Volume 955 
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PHF = 0.75 
T = 0.0% 

£ 
Paak Hour Factor (PHF) = 0.88 
Truck Percentage (T) = 2.3% 

PHF = 0.38 
T = 0.0% 

PHF = 0.92 

Peds = 0 

!5 
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TRMFSTATS 
PO Box 13699 5»lvn, OR 97309 Til: (503) 646-2942 F»e (503) 52&-062B 

Intersection Turning Movement 
Summary Report 

Location SEGHERS RD AT HWY 47 
Date 2/20/200B 

Day of Week Wednesday 
Time Begin 16:00 

Reviewed By: MG 

Eastbound Westbound Northbound Southbound 
Time Period- Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 0 0 3 0 0 0 0 84 0 2 122 0 211 
16:15 - 16:30 0 0 1 0 0 0 0 84 1 1 151 0 238 
16:30 - 16:45 0 0 2 0 0 1 1 103 1 3 160 0 271 
16:45 - 17:00 0 0 2 0 0 0 0 79 0 2 134 1 218 
17:00 - 17:15 1 0 0 2 0 0 0 80 0 0 145 0 228 
17:15 - 17:30 0 0 3 0 0 0 0 77 0 1 146 1 228 
17:30 - 17:45 0 0 0 0 0 0 0 97 0 1 153 0 251 
17:45 - 18:00 0 0 • 1 0 0 0 2 67 0 1 117 0 188 

Movement Totals 1 0 12 2 0 1 3 67^ 2 11 1128 2 1833 
Enter Totals 13 3 676 1141 

Exit Totals ' 5 13 685 1130 

Two-Hour Totals 
Light Trucks 

Medium Trucks 
Heavy Trucks 

% Trucks 
Stopped Buses 

Bicycles 

0 0 1 0 0 0 0 4 0 0 0 0 5 
0 0 0 0 0 0 0 11 0 0 10 0 21 
0 0 0 0 0 0 0 8 0 0 16 0 24 

0.0% NA 8.3% 0.0% NA 0.0% 0.0% 3.4% 0.0% 0.0% 2.3% . 0.0% 2.7% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 0 0 1 0 1 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

0 

Peak Hour 16:15 17:15 
Peak Hour Information 

Eastbound Westbound Northbound Southbound 
Right Thru Left Right ' Thru Left Right Thru Left Right Thru Left Totals 

Movement Total 1 0 5 2 0 1 i 346 2 6 590 1 955 
Peak Hour Factor 0.25 NA 0.63 0.25 NA 0.25 0.25 0.84 0.50 0.50 0.92 0.25 0.88 

Enter Totals 6 3 349 597 
Peak Hour Factor 0.75 0.38 0.83 0.92 

Exit Totals 2 8 353 592 
Peak Hour Factor 0.50 0.50 0.84 0.92 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

Pedestrians 
South 

0 
West 

0 
East 
0 

North 
0 

0 0 0 0 0 0 0 3 0 0 0 0 3 
0 0 0 0 0 0 0 6 0 0 6 0 12 
0 0 0 0 0 0 0 2 0 0 5 0 7 

0.0% NA 0.0% 0.0% NA 0.0% 0.0% 3.2% 0.0% 0.0% 1.9% 0.0% 2.3% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 0 0 1 0 1 
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Intersection Turning Movement 
Peak Hour Diagram 

Location SEGHERS RD AT WILLIAMS FUEL ACCESS 
Date 2/20/2008 

Day of Week Wednesday 
Time Begin 7:00 

Reviewed By: BV 



Intersection Turning Movement 
Summary Report 

Location SEGHERS RD AT WILLIAMS FUEL ACCESS 
Date 2/20/2008 

Day of Week Wednesday 
Time Begin 7:00 

Reviewed By: BV 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

7:00 - 7:15 0 0 0 1 2 0 0 0 0 0 0 0 3 
7:15 - 7:30 0 1 0 1 0 0 0 0 0 0 0 0 2 
7:30 - 7:45 0 0 0 1 1 0 0 0 0 0 0 1 3 
7:45 - 8:00 0 0 0 2 1 0 0 0 0 0 0 0 3 
8:00 - 8:15 0 1 0 0 0 0 0 0 0 0 0 1 2 
8:15 - 8:30 0 0 0 2 0 0 0 0 0 0 0 1 3 
8:30 - 8:45 0 1 0 0 0 0 0 0 0 0 0 1 2 
8:45 - 9:00 0 1 0 0 0 0 0 0 D 0 0 2 3 

Movement Totals 0 4 0 7 4 0 . 0 0 0 0 0 6 21 
Enter Totals 4 11 0 6 

Exit Totals 10 < 4 7 0 

Two-Hour Totals 
Light Trucks 0 1 0 0 1 0 0 0 0 0 0 1 3 

Medium Trucks 0 0 0 2 0 0 0 0 0 0 0 2 4 
Heavy Trucks 0 0 0 3 0 0 0 0 0 0 0 3 6 

% Trucks NA 25.0% NA 71.4% 25.0% NA NA NA NA NA NA 100.0% 61.9% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 0 . 0 0 0 0 0 0 0 0 0 0 0 

Pedestrians 
South 

0 
West 

0 
East 
0 

North 
0 

Peak Hour 7:00 8:00 
Peak Hour Information 

Eastbound Westbound Northbound Southbound 
Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

Movement Total 0 1 0 5 4 0 0 0 0 0 0 1 11 
Peak Hour Factor NA 0.25 NA 0.63 0,50 NA NA NA NA NA NA 0.25 0.92 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

Enter Totals 1 9 0 1 
Peak Hour Factor 0.25 0.75 NA 0.25 

Exit Totals 2 4 5 0 
Peak Hour Factor 0.50 0.50 0.63 NA 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

0 

. 0 0 0 0 1 0 0 0 0 0 0 0 1 
0 0 0 1 0 0 0 0 0 0 0 1 2 
0 0 0 2 0 0 0 0 0 0 0 0 2 

NA 0.0% NA 60.0% 25.0% NA NA NA NA NA NA 100.0% 45.5% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 0 0 0 0 0 



TRAFSTATS 

Intersection Turning Movement 
Peak Hour Diagram 

Location SEGHERS RD AT WILLIAMS FUEL ACCESS 
Date 2/20/2008 

Day of Week Wednesday 
Time Begin 16:00 

Reviewed By: BV 

PHF = 0.50 
T = 0.0% 
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Intersection Turning Movement 
Summary Report 

Location SEGHERS RD AT WILLIAMS FUEL ACCESS 
Date 2/20/2008 

Day of Week Wednesday 
Time Begin 16:00 

Reviewed By: BV 

Eastbound Westbound Northbound Southbound 
i ime Period Right Thru Left Right Thru Left Right . Thru Left Right Thru Left Totals 

16:00 - 16:15 0 2 0 0 2 .0 0 0 0 0 0 1 5 
16:15 - 16:30 0 1 0 1 1 0 0 0 0 0 0 0 3 
16:30 - 16:45 0 0 1 3 1 0 0 0 0 0 0 2 7 
16:45 - 17:00 0 1 0 0 2 0 0 0 0 2 0 1 6 
17:00 - 17:15 0 1 1 0 0 0 0 0 0 0 0 0 2 
17:15 - 17:30 0 2 0 0 1 0 0 0 0 1 0 1 5 
17:30 - 17:45 0 0 0 0 1 0 0 0 0 0 0 0 1 
17:45 - 18:00 0 1 0 0 • 1 0 0 0 0 0 0 0 2 

Movement Totals 0 8 2 4 9 0 0 0 0 3 0 5 31 
Enter Totals 10 13 0 8 

Exit Totals 13 . 12 6 0 

Two-Hour Totals 
Light Trucks 0 1 0 0 0 0 0 0 0 0 0 0 1 

Medium Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 

% Trucks NA 12.5% 0.0% 0.0% 0.0% NA NA NA NA 0.0% NA 0.0% 3.2% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

0 0 

Peak Hour Information 
Peak Hour 16:00 17:00 

Eastbound Westbound Northbound Southbound 
Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

Movement Total 0 4 1 4 6 0 0 0 0 2 0 4 21 
Peak Hour Factor NA 0.50 0.25 0.33 0.75 NA NA NA NA 0.25 NA 0.50 0.75 

Enter Totals 5 10 0 6 
Peak Hour Factor 0.63 0.63 NA 0.50 

Exit Totals 8 8 5 0 
Peak Hour Factor 0.67 0.50 0.31 NA 

Light Trucks 0 1 0 0 0 0 0 0 0 0 0 0 1 
Medium Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 

Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 
% Trucks NA 25.0% 0.0% 0.0% 0.0% NA NA NA . NA 0.0% NA 0.0% 4.8% 

Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 
Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

0 0 
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TRIP GENERATION CALCULATIONS 

Land Use: Single-Family Detached Housing 
Land Use Code: 210 

Variable: Dwelling Units 
Variable Value: 3 

AM PEAK HOUR 

Trip Rate: 0.75 

Enter Exit Total 
Directional 
Distribution 

25% 75% 

Trip Ends !!!!! Slllllli 2 

PM PEAK HOUR 

Trip Rate: 1.01 

Enter Exit Total 
Directional 
Distribution 

63% 37% 

Trip Ends l i l t ! 1 1 1 1 

WEEKDAY 

Trip Rate: 9.57 

Enter Exit Total 
Directional 50% 50% 
Distribution 

50% 50% 

Trip Ends S t i l l 14 28 

SATURDAY 

Trip Rate: 10.10 

Enter Exit Total 
Directional 
Distribution 

50% 50% 

Trip Ends Jill 15 30 

Source: TRIP GENERATION, Seventh Edition 



TRIP GENERATION CALCULATIONS 

Land Use: Nursery (Garden Center) 
Land Use Code: 817 

Variable: 1000 sf Gross Floor Area 
Variable Value: 6 

AM PEAK HOUR 

Trip Rate: 1.31 

Enter Exit Total 
Directional 
Distribution 

50% 50% 

Trip Ends ill 4 j S 

Peak hour directional distributions assumed since data is not 

WEEKDAY 

Trip Rate: 36.08 

Enter Exit Total 
Directional 
Distribution 

50% 50% 

Trip Ends l l l i l IDS 216 

PM PEAK HOUR 

Trip Rate: 3.80 

Enter Exit Total 
Directional 
Distribution 

50% 50% 

Trip Ends 11 11 22 

SATURDAY 

Trip Rate: 72.71 

Enter Exit Total 
Directional 
Distribution 

50% 50% 

Trip Ends 2IS m i l l 436 

Source: TRIP GENERATION, Seventh Edition 



TRIP GENERATION CALCULATIONS 

Land Use: Manufacturing 
Land Use Code: 140 

Variable: 1000 Sq Ft Gross Floor Area 
Variable Value: 35.0 

AM PEAK HOUR 

Average Rate: T=0.73(X) 

Enter Exit Total 
Directional 
Distribution 77% 23% 

Trip Ends i l l ! 6 

PM PEAK HOUR 

Average Rate: T=0.74(X) 

Enter Exit Total 
Directional 
Distribution 

36% 64% 

Trip Ends S i l l ! m i l l J i l l ! 

WEEKDAY 

Average Rate: T=3.82(X) 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends 67 111111 1 1 1 1 

Source: TRIP GENERATION, Seventh Edition 



BREAKDOWN OF WILLIAMS FUEL CUSTOMERS 
Sept. 6, 1989 

CITY CUSTOMERS 40% 
RURAL CUSTOMERS 60% 

CITY CUSTOMERS - DELIVERIES 60% 
U-HAUL 40% 

RURAL CUSTOMERS - DELIVERIES 30% 
U-HAUL 70% 

AREA SERVED: BY CITY: WITH RURAL ADDRESS: 

Forest Grove 32% 17% 15% 
Gaston 21 4 17 
Cornelius 16 e 8 
Hillsboro 12 8 4 
Yamhill 5 l 4 
Aloha/Beaverton 4 l 3 
Vernonia 2 0 2 
North Plains 1 0 1 
Carlton 1 0 1 
Newberg 1 0 1 
McMinnville 1 0 1 
Misc. 4 1 3 

100% 40% 60% 

\x>, M 
oca. [ tff I 











LEVEL OF SERVICE 

Level of service is used to describe the quality of traffic flow. Levels of service 
A to C are considered good, and rural roads are usually designed for level of service 
C. Urban streets and signalized intersections are typically designed for level of service 
D. Level of service E is considered to be the limit of acceptable delay. For 
unsignaiized intersections, level of service E is generally considered acceptable. Here is 
a more complete description of levels of service: 

Level of sendee A: Very low delay at intersections, with all traffic signal cycles 
clearing and no vehicles waiting through more than one signal cycle. On highways, low 
volume and high speeds, with speeds not restricted by other vehicles. 

Level of service B: Operating speeds beginning to be affected by other traffic; 
short traffic delays at intersections. Higher average intersection delay than for level of 
service A resulting from more vehicles stopping. 

Level of service C: Operating speeds and maneuverability closely controlled by 
other traffic; higher delays at intersections than for level of service B due to a signifi-
cant number of vehicles stopping. Not all signal cycles clear the waiting vehicles. This 
is the recommended design standard for rural highways. 

Level of service D: Tolerable operating speeds; long traffic delays occur at in-
tersections. The influence of congestion is noticeable. At traffic signals many vehicles 
stop, and the proportion of vehicles not stopping declines. The number of signal cycle 
failures, for which vehicles must wait through more than one signal cycle, are 
noticeable. This is typically the design level for urban signalized intersections. 

Level of service E: Restricted speeds, very long traffic delays at traffic signals, 
and traffic volumes near capacity. Flow is unstable so that any interruption, no matter 
how minor, will cause queues to form and service to deteriorate to level of service F. 
Traffic signal cycle failures are frequent occurrences. For unsignaiized intersections, 
level of service E or better is generally considered acceptable. 

Level of service F: Extreme delays, resulting in long queues which may inter-
fere with other traffic movements. There may be stoppages of long duration, and 
speeds may drop to zero. There may be frequent signal cycle failures. Level of service 
F will typically result when vehicle arrival rates are greater than capacity. It is 
considered unacceptable by most drivers. 



LEVEL OF SERVICE CRITERIA 
FOR SIGNALIZED INTERSECTIONS 

LEVEL CONTROL DELAY 

OF PER VEHICLE 
SERVICE (Seconds) 

A < 10 
B - 10-20 

C 20-35 

D 35-55 

E 55-80 
F > 8 0 

LEVEL OF SERVICE CRITERIA 
FOR UNSIGNALIZED INTERSECTIONS 

LEVEL 

OF 
SERVICE 

CONTROL DELAY 
PER VEHICLE 

(Seconds) 

A < 10 
B 10-15 

C 15-25 

D 25-35 

E 35-50 
F > 50 



M I T I G 8 - A M P e a k 'Fri M a y 2 , 2 0 0 8 • 10: 58:05 P a g e 1 - 1 

08035 - WILLIAMS FUEL ZONE CHANGE 
EXISTING - 2008 TRAFFIC CONDITIONS (30th HV) 

.Level uf service computation Report 
2000 HCM Unsignalized Method (Base Volume Alternative) ******************************************************************************** 

Intersection #2 Highway 47/SW Seghers Rd ******************************************************************************** 

Average Delay (sec/veh): 0.1 Worst Case Level Of Service: B[ 14.8] 
* * * * * + * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Highway 47 SW Seghers Rd 
North Bound South Bound East Bound West Bound 

L - T - R L - T - R L - T - R L - T - R 

Street Name: 
Approach: 
Movement: 

• I - • I I - •I 
Control: 
Rights: 
Lanes: 

Uncontrolled 
Include 

0 1 0 0 1 

Uncontrolled 
Include 

0 1 0 0 1 

Stop Sign 
Include 

0 0 1! 0 0 

Stop Sign 
Include 

0 0 1! 0 0 
- I I - • I I -

Volume Module » Count Date: 20 Feb 2008 << AM Peak 
Base Vol: 0 610 0 0 280 9 2 0 1 1 0 3 
Growth Adj: 1. .00 1.29 1, .00 1.00 1.29 1 .00 1 .00 1. ,00 1. ,00 1, ,00 1. ,00 1. 00 
Initial Bse: 0 787 0 0 361 9 2 0 1 1 0 3 
User Adj: 1, ,00 1.00 1, .00 1.00 1.00 1 . 00 1 .00 1, ,00 i; ,00 1, ,00 1. ,00 1. 00 
PHF Adj: 0. ,90 0. 90 0. ,90 0.90 0.90 0 . 90 0 .90 0. ,90 0. ,90 0. ,90 0, , 90 0. 90 
PHF Volume: 0 874 0 0 401 10 2 0 1 1 0 3 
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
FinalVolume: 0 874 0 0 401 10 2 0 1 1 0 3 

• I I - • I I -

Critical Gap Module: 
Critical Gp:xxxxx xxxx 
FollowUpTim:xxxxx xxxx 

xxxxx xxxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx 

7.6 
4.0 

7.0 
4.5 

6.7 
3.8 

7.1 
3.5 

6.5 
4.0 

6 .2 
3.3 

| 
Capacity Module: 
Cnflict Vol:' xxxx xxxx 
Potent Cap.: xxxx xxxx 
Move Cap.: xxxx xxxx 
Volume/Cap: xxxx xxxx 

• I I - • I I -

xxxxx xxxx xxxx xxxxx 
xxxxx xxxx xxxx xxxxx 
xxxxx xxxx xxxx xxxxx 
xxxx xxxx xxxx xxxx 

1277 1276 401 
114 135 557 
113 135 557 

0.02 0.00 0.00 

1281 1286 874 
144 166 352 
143 166 352 

0.01 0.00 0.01 
• I I - I I-

Level Of Service Module: 
2Way95thQ: xxxx xxxx 
Control Del:xxxxx xxxx 
LOS by Move: 
Movement: 
Shared Cap.: 
SharedQueue: 
Shrd ConDel: 
Shared LOS: 
ApproachDel: 
ApproachLOS: 

xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx * * * * * * 

LT - LTR - RT LT - LTR - RT 
xxxx xxxx xxxxx xxxx 372 xxxxx 
0.0 xxxx xxxxx xxxxx 0.0 xxxxx 
9.0 xxxx xxxxx xxxxx 14.8 xxxxx 

A * * * B * 
xxxxxx 14.8 

* B 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Note: Queue reported is *********************** 

LT - LTR 
xxxx xxxx 
0.0 xxxx 
9.0 xxxx 

A * 
xxxxxx 

* 

- RT 
xxxxx 
xxxxx 
xxxxx * 

xxxx xxxx xxxxx 
xxxxx xxxx xxxxx * * * 

LT - LTR - RT 
xxxx 4 69 xxxxx 

xxxxx 0 . 0 -XXXXX 
xxxxx 12.7 xxxxx 

* B * 
12.7 

B 
* * * * * * * * * * * * * * * * * 

the distance per lane in feet. ********************************************************* 

T r a f f i x 7 . 9 . 0 4 1 5 (c) 2007 D o w l i n g A s s o c . L i c e n s e d "to L A N C A S T E R E N G . , P O R T L A N D 



M I T I G 8 - AM P e a k 'Fri M a y 2, 2 0 0 8 • 1 0 : 5 8 : 0 5 P a g e 1 - 1 

08035 - WILLIAMS FUEL ZONE CHANGE 
EXISTING - 2008 TRAFFIC CONDITIONS (30th HV) 

Level Of Service Computation Report 
2000 HCM Unsignaiized Method (Base Volume Alternative) ********************************************************************************* 

Intersection #2 Highway 47/SW Seghers Rd'f 

******************************************************************************** 

Average Delay (sec/veh): 0.1 Worst Case Level Of Service: C[ 16.5] 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Street Name: Highway 47 SW Seghers Rd 
Approach: North Bound South Bound East Bound West Bound 
Movement: L - T - R L - T - R L - T - R L - T - R 

• I - • I I - •I I- -I 
Control: 
Rights: 
Lanes: 

Uncontrolled 
Include 

0 1 0 0 1 

Uncontrolled 
Include 

0 1 0 0 1 

Stop Sign 
Include 

0 0 1! 0 0 

Stop Sign 
Include 

0 0 1! 0 0 
I I -

Volume Module : » Count Date: 20 Feb 2008 « PM : Peak 
Base Vol: 2 346 1 1 590 6 5 0 1 1 0 2 
Growth Adj: 1, ,00 1.29 1. :oo 1. 00 1.29 1 .00 1 .00 1. ,00 1, ,00 1, ,00 1. ,00 1. .00 
Initial Bse: 2 446 1 1 761 6 5 0 . 1 1 0 2 
User Adj: 1. .00 1.00 1. .00 1. 00 1.00 1 .00 1 .00 1. ,00 1, ,00 1, ,00 1, ,00 1. .00 
PHF Adj: 0, .88 0.88 0, ,88 0. 88 0.88 0 . 88 0 .88 0, .88 0, .88 0, ,88 0. ,88 0. .88 
PHF Volume: 2 507 1 1 865 7 6 0 1 1 0 2 
Reduct Vol: 0 0 ' 0 0 0 0 0 0. 0 0 0 0 
FinalVolume: 2 507 1 1 865 7 6 0 1 1 0 2 

•I- •I I- | | 

4.1 xxxx xxxxx 7.1 6.5 
2.2 xxxx xxxxx 3.5 4.0 

| | 

6.2 7.1 
3.3 3.5 | | 

Critical Gap Module: 
Critical Gp: 4.1 xxxx xxxxx 
FollowUpTim: 2.2 xxxx xxxxx | || 

Capacity Module: 
Cnflict Vol: 872 xxxx xxxxx 
Potent Cap.: 7 69 xxxx xxxxx 
Move Cap.: 769 xxxx xxxxx 
Volume/Cap: 0.00 xxxx xxxx 

6.5 
4.0 

6 . 2 
3.3 

• I I - •I 

508 xxxx xxxxx 
1057 xxxx xxxxx 
1057 xxxx xxxxx 
0.00 xxxx xxxx 

• I - •I I-

1381 1380 865 1383 1386 507 
123 146 356 122 145 569 
122 145- 356 122 144 569 

0.05 0.00 0.00 0.01 0.00 0.00 | | | 

Level Of Service Module: 
2Viay95thQ: 
Control Del: 
LOS by Move: 
Movement: 
Shared Cap.: 
SharedQueue: 
Shrd ConDel: 
Shared LOS: 
ApproachDel: 
ApproachLOS: 

0.2 xxxx xxxxx 
9.7 xxxx xxxxJc 

A * * 
LT - LTR - RT 

xxxx xxxx xxxxx 
0.0 xxxx xxxxx 
9.7 xxxx xxxxx 

A * * 
xxxxxx 

* * 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

0.1 xxxx xxxxx xxxx 
8.4 xxxx xxxxx xxxxx 

A * * . * 
LT - LTR - RT LT 

xxxx xxxx xxxxx xxxx 
0.0 xxxx xxxxx xxxxx 
8.4 xxxx xxxxx xxxxx 

A * '* * 
xxxxxx 

xxxx 
xxxx * 

- LTR 
320 
0.1 

16.5 
C 

16.5 
C 

* * * * * 

xxxxx xxxx 
xxxxx xxxxx * * 

- RT LT • 
xxxxx xxxx 
xxxxx xxxxx 
xxxxx xxxxx 

xxxx xxxxx 
xxxx xxxxx * * 

LTR - RT 
796 xxxxx 
0.0 xxxxx 
9.5 xxxxx 

A * 
9.5 

A 
* * * * * * * * * * * * * * * * * * * * * * * * 

Note: Queue reported is the distance per lane in feet. ******************************************************************************** 

T r a f f i x 7 . 9 . 0 4 1 5 (c) 2007 D o w l i n g A s s o c . L i c e n s e d "to L A N C A S T E R E N G . , P O R T L A N D 



M I T I G 8 - A M P e a k ' F r i M a y 2 , 2 0 0 8 • 10: 58:05 P a g e 1 - 1 

08035 - WILLIAMS FUEL ZONE CHANGE 
EXISTING - 2008 TRAFFIC CONDITIONS (30th- HV) 

Level Of Service Computation. Report 
2000 HCM Unsignaiized Method (Base Volume Alternative) ******************************************************************************** 

• Intersection #18 Site Access/SW Seghers Rd ******************************************************************************** 

Average Delay (sec/veh): 0.8 Worst Case Level Of Service: A[ 9.0] 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Street Name: Site Access SW Seghers Rd 
Approach: North Bound South Bound East Bound . West Bound 
Movement: L - T - R L - T - R L - T - R L - T - R 

• I I -

Control: 
Rights: 
Lanes: 

Stop Sign 
Include 

0 0 0 0 0 

Stop Sign 
Include 

1 0 0 0 0 

Uncontrolled 
Include 

0 0 1 0 0 
•I I-

Uncontrolled 
Include 

0 0 0 1 0 | | 
Volume Module : » Count Date: 20 Feb 2008 « AM [ Peak 
Base Vol: 0 0 0 1 0 0 0 1 0 0 4. 5 
Growth Adj: 1. .00 1.00 1.00 1.00 1. ,00 1.00 1.00 1. ,00 1, ,00 1, ,00 1. ,00 1, ,00 
Initial Bse: 0 0 0 1 0 . 0 0 1 0 0 4 5 
User Adj: 1, ,00 1.00 1.00 1.00 1, ,00 1.00 1.00 1, ,00 1, ,00 1, ,00 1, ,00 1, ,00 
PHF Adj: 0, ,93 0.93 0.93 0.93 0. ,93 0.93 0.93 0, ,93 0, .93 0. ,93 0. , 93 0. ,93 
PHF Volume: 0 0 0 ' 1 0 0 0 1 0 0 4 5 
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
FinalVolume: 0 0 0 1 0 0 0 1 0 0 4 5 

Critical Gap Module: 
Critical Gp:xxxxx xxxx xxxxx 
FollowUpTim:xxxxx xxxx xxxxx 

6.9 xxxx xxxxx xxxxx xxxx xxxxx 
4.0 xxxx xxxxx xxxxx xxxx xxxxx 

xxxxx xxxx xxxxx 
xxxxx xxxx xxxxx 

Capacity Module: 
Cnflict Vol: xxxx xxxx xxxxx 
Potent Cap.: xxxx xxxx xxxxx 
Move Cap.: xxxx xxxx xxxxx 
Volume/Cap: xxxx xxxx xxxx 

901 
901 

xxxx xxxxx 
xxxx xxxxx 
xxxx xxxxx 

0.00 xxxx xxxx 

xxxx xxxx xxxxx 
xxxx xxxx xxxxx 
xxxx xxxx xxxxx 
xxxx xxxx xxxx 

xxxx xxxx xxxxx 
xxxx xxxx xxxxx 
xxxx xxxx xxxxx 
xxxx xxxx xxxx 

1 11 1 
Level Of Service Module: 
2Way95tTiQT xxxx xxxx xxxxx 0.1 xxxx xxxxx 
Control Del:xxxxx xxxx xxxxx 9.0 xxxx xxxxx 
LOS by Move: * * * A + * 
Movement: LT - LTR - RT LT - LTR - RT 
Shared Cap.: xxxx xxxx xxxxx xxxx xxxx xxxxx 
SharedQueue:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 
Shrd ConDel:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 
Shared LOS: * * * * * * 
ApproachDel: xxxxxx 9.0 
ApproachLOS.: * A 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Note: Queue reported is the distance per lane ********************************************** 

xxxx xxxx xxxxx 
xxxxx xxxx xxxxx * * * 

LT - LTR - RT 
xxxx xxxx xxxxx 

xxxxx xxxx xxxxx 
xxxxx xxxx xxxxx 

xxxx xxxx xxxxx 
xxxxx xxxx xxxxx * * * 

LT - LTR - RT 
xxxx xxxx xxxxx 

xxxxx xxxx xxxxx 
xxxxx xxxx xxxxx 

* * * * * * * * * * * * * * * * * ***************** 
in feet. 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

T r a f f i x 7 . 9 . 0 4 1 5 (c) 2007 D o w l i n g A s s o c . L i c e n s e d "to L A N C A S T E R E N G . , P O R T L A N D 



M I T I G 8 - AM P e a k ' F r i M a y 2 , 2 0 0 8 • 1 0 : 58:05 P a g e 1 - 1 

08035 - WILLIAMS FUEL ZONE CHANGE 
EXISTING - 2008 TRAFFIC CONDITIONS (30th HV) 

Level Of Service Computation Report 
2000 HCM Unsignalized Method (Base Volume Alternative) ******************************************************************************** 

Intersection #18 Site Access/SW Seghers Rd 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Average Delay (sec/veh) 2 . 8 Worst Case Level Of Service: A[ 8.5] 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Street Name: Site Access SW Seghers Rd 
Approach: North Bound South Bound East Bound West Bound 
Movement: L - T - R L - T - R L - T - R L - T - R 

•I I- -I I-
Control: 
Rights: 
Lanes: 

Stop Sign 
Include 

0 0 0 0 0 

Stop Sign 
Include 

0 0 1! 0 0 

Uncontrolled 
Include 

0 1 0 0 0 

Uncontrolled 
Include 

0 0 0 1 0 
1-

Volume Module: 
Base Vol: 
Growth Adj: 1 
Initial Bse: 
User Adj: 1 
PHF Adj: 
PHF Volume: 
Reduct Vol: 
FinalVolume: 

• I I - •I I" •II-
» Count Date: 20 Feb 2008 « PM Peak 

0 0 
1.00 1.00 

0 0 
1.00 1.00 
0.75 0.75 

0 0 
0 0 
0 0 

0 
1.00 

0 
1.00 
0.75 

0 
0 
0 

4 0 
1.00 1.00 

4 0 
1.00 1.00 
0.75 0.75 

5 0 
0 0 
5 0 

2 
1.00 

2 
1.00 
0.75 

3 
0 
3 

1.00 1.00 
1 

.00 
4 

. 0 0 
0.75 0.75 

0 
1.00 

0 
1.00 
0.75 

0 
0 
0 

1.00 1.00 
0 

. 0 0 
6 

,00 
0.75 0.75 

4 
1.00 

4 
1.00 
0.75 

5 
0 
5 

1 
Critical Gap Module: 
Critical Gp:xxxxx xxxx xxxxx 
FollowUpTim: xxxxx xxxx xxxxx 

• 1 I- •II-

6.4 6.5 6.2 4.3 xxxx 
3.5 4.0 3.3 2.4 xxxx 

I, 

| | | 

xxxxx xxxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx 
— 11 1 • I I -

Capacity Module: 
Cnflict Vol: xxxx xxxx xxxxx 
Potent Cap.:'xxxx xxxx xxxxx 
Move Cap.: xxxx xxxx xxxxx 
Volume/Cap: xxxx xxxx xxxx 

1 
Level Of Service Module: 
2Way95thQ: xxxx xxxX xxxxx 
Control Del:xxxxx xxxx xxxxx 
LOS by Move: * * * 
Movement: LT - LTR - RT 
Shared Cap.: xxxx xxxx xxxxx 
SharedQueue:xxxxx xxxx xxxxx 
Shrd ConDel:xxxxx xxxx xxxxx 
Shared LOS: * * * 
ApproachDel: xxxxxx 
ApproachLOS: * 

19 19 11 13 xxxx 
1004 879 1076 1495 xxxx 
1003 878 1076 1495 xxxx 
0.01 0.00 0.00 0.00 xxxx 

xxxxx xxxx xxxx xxxxx 
xxxxx xxxx xxxx xxxxx 
xxxxx xxxx xxxx xxxxx 
xxxx xxxx xxxx xxxx 

II- • I I - • I I -

X X X X x x x x x x x x x 

xxxxx xxxx xxxxx * * *• 

LT - LTR - RT 
xxxx 1027 xxxxx 

xxxxx 
xxXxx 

.0 xxxxx 

. 5 xxxxx 
A * 
.5 
A 

0.1 xxxx 
7.4 xxxx 

A '* 
LT - LTR 

xxxx xxxx 
0.0 xxxx 
7.4 xxxx 

A * 
X X X X X X 

xxxxx xxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx * * * * 

- RT LT - LTR - RT 
xxxxx xxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx * * * * 

xxxxxx * 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Note: Queue reported is the distance per lane in feet. ******************************************************** 
* * * * * * * * * * * * * * * * * * * * * * * * 

T r a f f i x 7 . 9 . 0 4 1 5 (c) 2 0 0 7 D o w l i n g A s s o c . L i c e n s e d "to L A N C A S T E R E N G . , P O R T L A N D 



M I T I G 8 - A M P e a k 

08035 - WILLIAMS FUEL ZONE CHANGE 
FUTURE BACKGROUND - 2028 TRAFFIC CONDITIONS (30th HV) 

Level Ot service computation Keport 
2000 HCM Unsignaiized Method (Future Volume Alternative) *************************************************************************** 

Intersection #2 Highway 47/SW Seghers Rd ******************************************************************************** 

Average Delay (sec/veh): 0.2 Worst Case Level Of Service: D[ 34.1] 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Highway 47 SW Seghers Rd 
North Bound South Bound East Bound West Bound 

L - T - R L - T - R L - T - R L - T - R 

Street Name: 
Approach: 
Movement: 

•I- •I I-

Control: 
Rights: 
Lanes: 

Uncontrolled 
Include 

0 1 0 0 1 

Uncontrolled 
Include 

0 1 0 0 1 

Stop Sign 
Include 

0 0 . 1 ! 0 0 

Stop Sign 
Include 

0 0 1! 0 0 
•I I-

Volume Module » Count Date: 20 i Feb 2008 « AM Peak 
Base Vol: 0 610 0 0 280 9 2 0 1 1 0 3 
Growth Adj: 1. .59 2.05 1, ,59 1. 59 2.05 1 .59 1 .59 1. .59 1. ,59 1. ,59 1. ,59 1. ,59 
Initial Bse: 0 1251 0 0 57 4 14 3 0 2 2 0 5 
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
PasserByVol: 0 . 0 0 0 0 0 0 0 0 0 0 0 
Initial Fut: 0 1251 0 . 0 574 14 3 0 2 2 0 5 
User Adj: 1, .00 1.00 1. ,00 1. 00 1.00 1 .00 1 .00 1. .00 1, .00 1. ,00 1. ,00 1. ,00 
PHF Adj: 0. .91 0.91 0. ,91 0. 91 0.91 0 . 91 0 .91 0. .91 0, .91 0. ,91 0. ,91 0, .91 
PHF Volume: 0 1375 0 0 631 16 3 0 2 2 0 5 
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
FinalVolume: 0 1375 0 0 631 16 3 0 2 2 0 5 

- I - •II- I I- •I I-

Critical Gap Module: 
Critical Gp:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 
FollowUpTim:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 

7.1 
4.0 

7.0 
4.5 

6.7 
3.8 

7.1 
3.5 

6.5 
4.0 

6 . 2 
3.3 

| :_ | 
Capacity Module: 
Cnflict Vol: xxxx xxxx xxxxx 
Potent Cap.: xxxx xxxx xxxxx 
Move Cap.: xxxx xxxx xxxxx 
Volume/Cap: xxxx xxxx xxxx 

I I-

xxxx xxxx xxxxx 
xxxx xxxx xxxxx 
xxxx xxxx xxxxx 
xxxx xxxx xxxx 

1 11—. 11 
Level Of Service Module: 
2Way95thQ: xxxx xxxx xxxxx xxxx xxxx xxxxx xxxx xxxx 
Control Del:xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx 

2009 2006 631 2015 2022 1375 
• 43 44 405 44 59 180 

42 44 405 44 59 180 
0.08 0.00 0.00 0.04 0.00 0.03 | | | 

LOS by Move: 
Movement: 
Shared Cap.: 
SharedQueue: 
Shrd ConDel: 
Shared LOS: 
ApproachDel: 
ApproachLOS: * * 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

* * * 

LT - LTR - RT 
xxxx xxxx xxxxx 
0.0 xxxx xxxxx 
9.0 xxxx xxxxx 

A * * 
xxxxxx 

LT - LTR - RT 
xxxx xxxx xxxxx 
0.0 xxxx xxxxx 
9.0 xxxx xxxxx 

A * * 
xxxxxx 

LT -
xxxx 

xxxxx 

LTR 
129 
0, 

xxxxx 34 
•k 

34 

Note: Queue reported is the distance per lane ******************************************************************************** 

************ 
in feet. 

xxxxx xxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx * * * * 

- RT LT - LTR - RT 
xxxxx xxxx 240 xxxxx 
xxxxx xxxxx 0.1 xxxxx 
xxxxx xxxxx 20.5 xxxxx 

* * c * 
20.5 

C 
* * * * * * * * * * * * * * * * * * * 

T r a f f i x 7 . 9 . 0 4 1 5 (c) 2007 D o w l i n g A s s o c . L i c e n s e d t o L A N C A S T E R E N G . , P O R T L A N D 



M I T I G 8 - P M P e a k M o n A p r 7, 2008 0 9 : 3 8 : 2 3 P a g e 1 - 1 

OB035 - WILLIAMS FUEL ZONE CHANGE 
FUTURE BACKGROUND - 2028 TRAFFIC CONDITIONS (30th HV) 

Level Of Service Computation Report 
2000 HCM Unsignalized Method (Future Volume Alternative) ******************************************************************************** 

Intersection #2 Highway 47/SW Seghers Rd ******************************************************************************** 

Average Delay (sec/veh) :. 0.3 Worst Case Level Of Service: E[ 40.9] 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Street Name: Highway 47 SW Seghers Rd 
Approach: North Bound South Bound East Bound West Bound 
Movement: L - T - R L - T - R L - T - R L - T - R 

-I- I I - • I I -

Control: 
Rights: 
Lanes: 

Uncontrolled 
Include 

0 1 0 0 1 

Uncontrolled 
Include 

0 i 0 0 1 

Stop Sign 
Include 

0 0 1! 0 0 

Stop Sign 
Include 

0 0 1! 0 0 
•II- I I- •I I-

Volume Module : >> Count Date: 20 Feb 2008 « PM Peak 
Base Vol: 2 346 1 1 590 6 5 0 1 1 0 2 
Growth Adj: 1. .59 2.05 1. .59 1.59 2.05 1 .59 1.59 1. ,59 1, ,59 1. 59 1 .59 1. ,59 
Initial Bse: 3 710 2 2 1210 10 8 0 2 2 0 3 
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0 
Initial Fut: 3 710 2 2 1210 10 8 0 2 2 Q . 3 
User Adj: 1, .00 1.00 1. .00 1.00 1.00 1 .00 1.00 •1, .00 1, ,00 1. 00 1 .00 1, .00 
PHF Adj: 0, . B9 0.89 0. . 89 0.89 0.89 0 . 89 0.89 0. .89 0. .89 0. 89 0 .89 0, .89 
PHF Volume: 4 797 2 2 1360 11 9 0 2 2 0 4 
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
FinalVolume: 4 797 2 2 1360 11 9 0 2 2 0 4 

•I- I I - | | 

4.1 xxxx xxxxx 6.6 6.5 
2.2 xxxx xxxxx 3.5 4.0 

1 | 

6.2 7.1 
3.3 3.5 

I I 

Critical Gap Module: 
Critical Gp: 4.1 xxxx xxxxx 
FollowUpTim: 2.2 xxxx xxxxx 

6.5 
4.0 

6 . 2 
3.3 

| 
Capacity Module: 
Cnflict Vol: 1370 xxxx xxxxx 
Potent Cap.: 498 xxxx xxxxx 
Move Cap.: 4 98 xxxx xxxxx 
Volume/Cap: 0.01 xxxx xxxx 

•II- • I I -

799 xxxx xxxxx 
824 xxxx xxxxx 
824 xxxx xxxxx 

0.00 xxxx xxxx 

2171 2170 1360 2174 2179 797 
46 47 184 34 47 389 
45 47 184 33 46 389 

0.20 0.00 0.01 0.05 0.00 0.01 

•I I-
Level Of Service Module: 
2Way95thQ: 
Control Del: 
LOS by flove: 
Movement: 
Shared Cap.: 
SharedQueue: 
Shrd ConDel: 
Shared LOS: 
ApproachDel: 
ApproachLOS: 

0.2 xxxx xxxxx xxxx xxxx 
9.4 xxxx xxxxx xxxxx xxxx * * * * 

LT - LTR - RT LT - LTR 
xxxx xxxx xxxxx xxxx 111 
0.0 xxxx xxxxx xxxxx 0.3 
9.4 xxxx xxxxx xxxxx 40.9 

A * * * E 
xxxxxx 40.9 

* E 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Note: Queue reported is the distance per lane in feet. ******************************************************************************** 

0.5 xxxx xxxxx 
12.3 xxXx Xxxxx 

B * * 
•LT - LTR - RT 

xxxx xxxx xxxxx 
0.0 xxxx xxxxx 

3 xxxx xxxxx 
B * * 

xxxxxx 

12. 

xxxxx xxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx * * * * 

- RT LT - LTR - RT 
xxxxx xxxx 239 xxxxx 
xxxxx xxxxx 0.1 xxxxx 
xxxxx xxxxx 20.4'xxxxx * * c * 

20.4 
C 

* * * * * * * * * * * * * * * * * * * * * * * * 

T r a f f i x 7 . 9 . 0 4 1 5 -(c) 2007 D o w l i n g A s s o c . L i c e n s e d to L A N C A S T E R E N G . , P O R T L A N D 



M I T I G 8 - PM P e a k M o n A p r 7 , 2 0 0 8 0 9 : 3 8 : 1 4 P a g e 1 - 1 

08035 - WILLIAMS FUEL ZONE CHANGE 
FUTURE BACKGROUND - 2028 TRAFFIC CONDITIONS (30th HV) 

Level Of Service Computation Report 
2000 HCM Unsignaiized Method (Future Volume Alternative) ******************************************************************************** 

Intersection #18 Site Access/SW Seghers Rd ******************************************************************************** 

Average Delay (sec/veh): 0.8 Worst Case Level Of Service: A[ 9.0] 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * + + * * * * * * * * * * * * * * * * * * * 

Street Name: Site Access SW Seghers Rd 
Approach: North Bound South Bound East Bound West Bound 
Movement: L - T - R L - T - R L - T - R L - T - R | | | | | | | | 

Control: Stop Sign Stop Sign Uncontrolled Uncontrolled 
Plights: Include Include Include Include 
Lanes: 0 0 0 0 0 1 0 0 0 0 0 0 1 0 0 0 0 0 1 0 

| | | | | | | , | 
Volume Module: » Count Date: 20 Feb 2008 « AM Peak 
Base Vol: 0 0 0 1 0 0 0 1 0 0 4 5 
Growth Adj: 1.59 1.59 1.59 1.59 1.59 1.59 1.59 1.59 1.59 1.59 1.59 1.59 
Initial Bse: 0 0 0 2 0 0 0 2 0 0 6 8 
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0 
Initial Fut: 0 0 0 2 0 0 0 2 0 0 6 8 
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 
PHF Adj: 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 
PHF Volume: 0 0 0 2 0 0 0 2 0 0 7 9 
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
FinalVolume: 0 0 0 2 0 0 0 2 0 0 7 9 | | | | | | | 

Critical Gap Module: 
Critical Gp:xxxxx xxxx xxxxx 6.9 xxxx xxxxx xxxxx xxxx xxxXx xxxxx xxxx xxxxx 
FollowUpTim:xxxxx xxxx xxxxx 4.0 xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx || | | || | 

Capacity Module: 
Cnflict Vol: xxxx xxxx xxxxx 13 xxxx xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx 
Potent Cap.: xxxx xxxx xxxxx 895 xxxx xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx 
Move Cap.: xxxx xxxx xxxxx 895 xxxx xxxxx xxxx xxxx xxxxx- xxxx xxxx xxxxx 
Volume/Cap: xxxx xxxx xxxx 0.00 xxxx xxxx xxxx xxxx xxxx xxxx xxxx xxxx | | | | | | | | 

Level Of Service Module: 
2Way95thQ: xxxx xxxx xxxxx 0.1 xxxx xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx-
Control Del:xxxxx xxxx xxxxx 9.0 xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxX 
LOS by Move: * * * A * * * * * * * * 
Movement: LT - LTR - RT LT - LTR - RT LT - LTR - RT LT - LTR - RT 
Shared Cap.: xxxx xxxx xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx 
SharedQueue:xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx 
Shrd ConDel:xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx 
Shared LOS: * * * * * * * * * * * * 
ApproachDel: xxxxxx 9.0 xxxxxx xxxxxx 
ApproachLOS: * A * * 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Note: Queue reported is the distance per lane in feet. ********************************************************************************* 

T r a f f i x 7 . 9 . 0 4 1 5 -(c) 2007 D o w l i n g A s s o c . L i c e n s e d t o L A N C A S T E R E N G . , P O R T L A N D 



M I T I G 8 - PM P e a k M o n A p r 7, 2008 0 9 : 3 8 : 3 5 P a g e 1 - 1 

08035 - WILLIAMS FUEL ZONE CHANGE 
FUTURE BACKGROUND - 202-8 TRAFFIC CONDITIONS (30th HV) 

Level Of Service Computation Report 
2000 HCM Unsignalized Method (Future Volume Alternative) *************************'******************************************************* 

Intersection #18' Site Access/SW Seghers Rd ******************************************************************************** 

Average Delay (sec/veh): 2.8 Worst Case Level Of Service: A[ 8.6] 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Street Name: Site Access SW Seghers Rd 
Approach: North Bound South Bound East Bound West Bound 
Movement: L - T - R L - T - R L - T - R L - T - R 

• I - •I I- •I I- • I I - •I 
Control: 
Rights: 
Lanes: 

Stop Sign 
Include 

0 0 0 0 0 

Stop Sign 
Include 

0 0 1! 0 0 

Uncontrolled 
Include 

0 1 0 0 0 

Uncontrolled 
Include 

0 0 0 1 0 
•I I" 

Volume Module: » Count Date: 20 Feb 2008 « PM Peak 
Base Vol: 0 0 0 4 0 2 1 4 0 0 6 4 
Growth Adj: 1, .59 1. 59 1. ,59 1. 59 1. ,59 1, .59 1 .59 1. ,59 1. ,59 1. ,59 1. ,59 ' 1, ,59 
Initial Bse: 0 0 0 6 0 3 2 6 0 0 10 6 
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0 
Initial Fut: 0 0 0 6 0 3 2 6 0 0 10 6 
User Adj: 1, ,00 1. ,00 1, .00 1. 00 1, ,00 1 .00 1 .00 1. .00 1, .00 1. .00 1, .00 1, .00 
PHF Adj: 0, .75 0, ,75 0, ,75 0. 75 0. ,75 0 .75 0 .75 0, ,75 0, .75 0; ,75 0, .75 0, .75 
PHF Volume: 0 0 0 8 0 4 2 8 0 0 13 8 
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
FinalVolume: 0 0 0 8 0 4 2 8 0 0 13 8 

I 

4.3 xxxx xxxxx xxxxx xxxx xxxxx 
2.4 xxxx xxxxx xxxxx xxxx xxxxx 

____ 11 1 

Critical Gap Module: 
Critical Gp:xxxxx xxxx xxxxx 6.4 6.5 6.2 
FollowUpTim:xxxxx xxxx xxxxx 3.5 4.0 3.3 

| | | . 
Capacity Module: 
Cnflict Vol: xxxx xxxx xxxxx 
Potent Cap.: xxxx xxxx xxxxx 
Move Cap.: xxxx xxxx xxxXx 
Volume/Cap: xxxx xxxx xxxx 

: | | | 

Level Of Service Module: 
2Way95thQ: xxxx xxxx xxxxx 
Control Del:xxxXx xxxx xxxxx 
LOS by Move: * * * 
Movement: LT - LTR - RT 
Shared Cap.: xxxx xxxx xxxxx 
SharedQueue:xxxxx xxxx xxxxx 
Shrd ConDel:xxxxx xxxx xxxxx 
Shared LOS: * * * 
ApproachDel: xxxxxx 
ApproachLOS: * 

•I I 

30 30 17 21 xxxx xxxxx 
990 867 1068 1485 xxxx xxxxx 
989 866 1068 1485 xxXx xxxxx 

Oi01 0.00 0.00 0.00 xxxx xxxx 

xxxx xxxx xxxxx 
xxxx xxxx xxxxx 
xxxx xxxx xxxxx 
xxxx xxxx xxxx 

• I I - • I I -

xxxx xxxx xxxxx 
xxxxx xxxx xxxxx 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * 

LT - LTR - RT 
xxxx 1014 xxxxx 

xxxxx 0.0 xxxxx 
xxxxx 8.6 xxxxx 

* A * 
8.6 

A 
* * * * * * * * * * * * * * * * * * 

Note: Queue reported is the distance per lane ********************************************** 

0.1 xxxx xxxXx 
7.4 xxxx xxxxx 

A * * 
LT - LTR - RT 

xxxx xxxx xxxxx 
0.0 xxxx xxxxx 
7.4 xxxx xxxxx 

A * * 

xxxxxx * 

* * * * * * * * * * * * * * * * 

in feet. **************** 

xxxx xxxx xxxxx 
xxxxx xxxx xxxxx * * * 

LT - LTR - RT 
xxxx xxxx xxxxx 

xxxxx xxxx xxxxx 
xxxxx xxxx xxxxx * * * 

xxxxxx * 

* * * * * * * * * * * * * * * * * * 

* * * * * * * * * * * * * * * * * * 

T r a f f i x 7 . 9 . 0 4 1 5 -(c) 2 0 0 7 D o w l i n g A s s o c . L i c e n s e d t o L A N C A S T E R E N G . , P O R T L A N D 



M I T I G 8 - A M P e a k 'Fri M a y 2, 2008 • 10: 58:05 P a g e 1 - 1 

08035 - WILLIAMS FUEL ZONE CHANGE 
BACKGROUND + ZONE CHANGE SITE TRIPS - 2028 TRAFFIC CONDITIONS (30th HV) 

Level Of Service Computation Report 
2000 HCM Unsignaiized Method (Future Volume Alternative) ****************************************************************************** 

Intersection #18 Site Access/SW Seghers Rd ******************************************************************************** 

Average Delay (sec/veh): 2.1 Worst Case Level Of Service: A[ 9.1] 
******************************************************************************** 

Street Name: Site Access SW Seghers Rd 
Approach: North Bound South Bound East Bound West Bound 
Movement: L - T - R L - T - R L - T - R L - T - R 

II- •I I-
Control: 
Rights: 
Lanes: 

Stop Sign 
Include 

0 0 0 0 0 

Stop Sign 
Include 

1 0 0 0 0 

Uncontrolled 
Include 

0 1 0 0 0 

Uncontrolled 
Include 

0 0 0 1 0 
• I I - I I -

Volume Module: >> Count Date: 20 Feb 2008 : « AM Peak 
Base Vol: 0 0 0 0 0 0 0 1 0 0 4 0 
Growth Adj: 1, .59 1. ,59 1, ,59 1. 59 1. ,59 1.59 1 .59 1, ,59 1, ,59 1. ,59 1, .59 1, .59 
Initial Bse: 0 0 0 0 0 0 0 2 0 0 6 0 
Added Vol: 0 0 0 8 0 0 1 0 0 0 0 21 
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0 
Initial Fut: 0 0 0 8 0 0 1 2 0 0 6 21 
User Adj: 1, ,00 1. ,00 1, .00 1. 00 1, ,00 1.00 1 .00 1. ,00 1, ,00 1. ,00 1. .00 1, .00 
PHF Adj: 0. .92 0. , 92 0. ,92 . 0. 92 0, ,92 0. 92 0 .92 0. ,92 0, ,92 0, .92 0. ,92 0. .92 
PHF Volume: 0 0 0 9 0 0 1 • 2 0 0 7 23 
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
FinalVolume: 0 0 0 9 0 0 1 2 0 0 7 23 

| |. 
Critical Gap Module: 
Critical Gp:xxxxx xxxx xxxxx 
FollowUpTim:xxxxx xxxx xxxxx 

• I I - • I I -

6. 9 xxxx xxxxx 
4 .0 xxxx xxxxx 

4.1 xxxx 
2.2 xxxx 

xxxxx xxxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx 

1 —11-
Capacity Module: 
Cnflict Vol: xxxx xxxx xxxxx 
Potent Cap.: xxxx xxxx xxxxx 
Move Cap.: _ xxxx xxxx xxxxx 
Volume/Cap: xxxx xxxx xxxx 

- I I -

22 xxxx xxxxx 
884 xxxx xxxxx 
884 xxxx xxxxx 

0.01 xxxx xxxx 

30 xxxx 
1596 xxxx 
1596 xxxx 
0.00 xxxx 

II-

xxxxx xxxx xxxx xxxxx 
X X X X X X X X X X X X X X X X X X 

xxxxx xxxx xxxx xxxxx 
xxxx xxxx xxxx xxxx 

11- 1 

0.7 xxxx xxxxx 
9.1 xxxx xxxxx 

A * * 
LT - LTR - RT 

xxxx xxxx xxxxx 

Level Of Service Module: 
2Way95thQ: xxxx xxxx xxxxx 
Control Del:xxxxx xxxx xxxxx 
LOS by Move: * * * 
Movement: LT - LTR - RT 
Shared Cap.: xxxx xxxx xxxxx 
SharedQueue:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 
Shrd ConDel:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 
Shared LOS: * * * * * *. 
ApproachDel: xxxxxx 9.1 
ApproachLOS: * A 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Note: Queue reported is the distance per lane 
.it******************************************** 

0.1 xxxx 
7.3 xxxx 

A * 
LT - LTR 

xxxx xxxx 
0.0 xxxx 
7.3 xxxx 

A * 
X X X X X X 

xxxxx xxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx * 

- RT 
xxxxx 

* * * 

LT - LTR - RT 
xxxx xxxx xxxxx 

xxxxx xxxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx * * * * 

xxxxxx 

********************************** 
in feet. 

********************************** 

T r a f f i x 7 . 9 . 0 4 1 5 (c) 2007 D o w l i n g A s s o c . L i c e n s e d "to L A N C A S T E R E N G . , P O R T L A N D 



M I T I G 8 - AM P e a k ' F r i M a y 2, 2 0 0 8 • 1 0 : 5 8 : 0 5 P a g e 1 - 1 

08035 - WILLIAMS FUEL ZONE CHANGE 
BACKGROUND + ZONE CHANGE SITE TRIPS - 2028 TRAFFIC CONDITIONS (30th HV) 

Level Of Service Computation Report 
2000 HCM Unsignalized Method (Future Volume Alternative) **+++++++*********+*****+****+*****++****+******+**+***+***+**+******+**++**+*** 

Intersection #18 Site Access/SW Seghers Rd 
****.+****************+**++***+**+*******+********+***+*********+*+*****+******** 

Average Delay (sec/veh): 4.1 Worst Case Level Of Service: A[ 8.8] 
•it************************************************************ 
Street Name: Site Access SW Seghers Rd 
Approach: North Bound South Bound East Bound West Bound 
Movement: L - T - R L - T - R L - T - R L - T - R 

• I I -

Control: 
Rights: 
Lanes: 

Stop Sign 
Include 

0 0 0 0 0 

Stop Sign 
Include 

0 0 1! 0 0 

Uncontrolled 
Include 

0 1 0 0 0 

Uncontrolled 
Include 

0 0 0 1 0 
•I I- • I I -

Volume Module : » Count Date: 2C I Feb 2008 « PM Peak 
Base Vol: 0 0 o • 0 0 0 0 4 0 0 6 0 
Growth Adj: 1, .59 1. ,59 1. ,59 1. 59 1. ,59 1 .59 1 .59 1. ,59 1. ,59 1. ,59 1, ,59 1.59 
Initial Bse: 0 0 0 0 0 0 0 6 0 0 10 0 
Added Vol-: 0 0 0 25 0 1 1 0 0 0 0 15 
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0 
Initial Fut: 0 0 0 25 0 1 1 6 0 0 10 15 
User Adj: 1. ,00 1. ,00 1. ,00 1. 00 1, .00 1 .00 1 .00 1. ,00 1, ,00 1. ,00 1. .00 1.00 
PHF Adj: 0, .75 0, ,75 0, .75 0. 75 0, ,75 0 .75 0 .75 0, ,75 0, .75 0, .75 0, .75 0.75 
PHF Volume: 0 0 0 33 0 1 1 8 0 0 13 20 
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
FinalVolume: 0 0 0 33 0 1 1 8 0 0 13 20 

• I - I I -

6.4 
3.5 

6.5 
4.0 

6 . 2 
3.3 

Critical Gap Module: 
Critical Gp:xxxxx xxxx xxxxx 
FollowUpTim:xxxxx xxxx xxxxx | , | 

Capacity Module: 
Cnflict Vol: xxxx xxxx xxxxx 
Potent Cap.: xxxx xxxx xxxxx 
Move Cap. : xxxx xxxx xxxxx 
Volume/Cap: xxxx xxxx xxxx 0.03 0.00 | | 

Level Of Service Module: 
2Way95thQ: xxxx xxxx xxxxx xxxx xxxx xxxxx 
Control Del:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 
LOS by Move: * * * * * * 
Movement: LT - LTR - RT LT - LTR - RT 
Shared Cap.: xxxx xxxx xxxxx xxxx 
SharedQueue:xxxxx xxxx xxxxx xxxxx 
Shrd ConDel:xxxxx xxxx xxxxx xxxxx 
Shared LOS: * * * * 
ApproachDel: xxxxxx 
ApproachLOS: * 

4.3 xxxx 
2.4 xxxx 

I I-

xxxxx xxxxx xxxx xxxxx 
xxxxx xxxxx xxxx xxxxx 

11 — I 

34 
'985 
984 

34 
863 
862 

23 
1060 
1060 
0.00 

3 3 xxxx 
1470 xxxx 
1470 xxxx 
0.00 xxxx 

I I-

xxxxx xxxx xxxx xxxxx 
xxxxx xxxx xxxx xxxxx 
xxxxx xxxx xxxx xxxxx 
Xxxx xxxx xxxx xxxx 

11 1 

987 xxxxx 
0.1 xxxxx 
8.8 xxxxx 

A * 
8.8 

A 
********************************************* 
Note: Queue reported is the distance per lane 

0.1 xxxx 
7.5 xxxx 

A . * 
LT - LTR 

xxxx xxxx 
0.0 xxxx 
7.5 xxxx 

A * 
xxxxxx 

xxxxx xxxx 
xxxxx xxxxx * * 

- RT LT -
xxxxx xxxx 
xxxxx xxxxx 
xxxxx xxxxx 

xxxx xxxxx 
xxxx xxxxx * •* 

• LTR - RT 
xxxx xxxxx 
xxxx xxxxx 
xxxX'xxxxx 

******************+++*****+++**+*** 
in feet. 

* * * * * * + * * * * * * * * * * + * * * * * * * * * + * * * * * * * * * * * * + * * * * + * * * * * * * * * * * * * * * * * * * * * + * * * * * * * * + * + * 

T r a f f i x 7 . 9 . 0 4 1 5 (c) 2007 D o w l i n g A s s o c . L i c e n s e d "to L A N C A S T E R E N G . , P O R T L A N D 



M I T I G 8 - A M P e a k ' F r i M a y 2 , 2 0 0 8 • 10: 58:05 P a g e 1 - 1 

08035 - WILLIAMS FUEL ZONE CHANGE 
BACKGROUND + ZONE CHANGE SITE TRIPS - 2 028 TRAFFIC CONDITIONS (30th HV) 

Level of service computation ueport 
2000 HCM Unsignaiized Method (Future Volume Alternative) ******************************************************************************** 

Intersection #2 Highway 47/SW Seghers Rd ******************************************************************************** 

Average Delay (sec/veh): 0.4 Worst Case Level Of Service: E[ 45.5] 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Street Name: Highway 47 SW Seghers Rd 
Approach; North Bound South Bound East Bound West Bound 
Movement: L - T - R L - T - R L - T - R L - T - R 

I I-
Control: 
Rights: 
Lanes: 

Uncontrolled 
Include' 

0 1 0 0 1 

Uncontrolled 
Include 

0 1 0 0 1 

Stop Sign 
Include 

0 0 1!. 0 0 
• I I -

Stop Sign 
Include 

0 0 1! 0 0 | | 
Volume Module: » Count Date: 20 Feb 2008 « AM : Peak 
Base Vol: 0 610 0 0 280 9 2 0 1 1 0 3 
Growth Adj: 1. ,59 2.05 1. ,59 1. 59 2.05 1 .59 1 .59 1, ,59 1. 59 1. ,59 1, .59 1. ,59 
Initial Bs'e: 0 1251 0 0 574 14 3 0 2' 2 0 5 
Added Vol: •7 0 0 0 0 14 5 0 2 0 0 0 
PasserByVol: 0 0 0 0 0 0 0 0 . 0 0 0 0 
Initial Fut: 7 1251 0 0 574 28 • 8 0 4 2 0 5 
User Adj; 1. ,00 1.00 1, ,00 1. 00 1.00 1 .00 1 .00 1, ,00 1. 00 1. , 00 1. ,00 1, .00 
PHF Adj: 0. ,90 0.90 0, , 90 0. 90 0.90 0 . 90 0 .90 0. ,90 0. 90 0. , 90 0. ,90 0. ,90 
PHF Volume: 8 1390 0 0 638 31 9 0 4 2 0 5 
Reduct Vol: 0 0 0 0 0 0 0 0 0- '0 0 0 
FinalVolume: 8 1390 0 0 638 31 9 0 4 2 0 5 

• I - •II- • I I -

Critical Gap Module: 
Critical Gp: 4.2 xxxx xxxxx 
FollowUpTim: 2.3 xxxx xxxxx 

1 
Capacity Module: 
Cnflict Vol: 670 xxxx xxxxx 
Potent Cap.: 902 xxxx xxxxx 
Move Cap.: 902 xxxx xxxxx 
Volume/Cap: 0.01 "xxxx xxxx 

xxxxx xxxx xxxxx 7.6 
xxxxx xxxx xxxxx 4.0 | | | | 

7.0 
4.5 

6.7 
3.8 

7.1 
3.5 

6.5 
4.0 

6 . 2 
3.3 

I I-

xxxx xxxx xxxxx 
xxxx xxxx xxxxx 
xxxx xxxx xxxxx. 
XXXjT xxxx xxxx 

2047 2044 638 
30 42 401 
29 41 401 

0.31 0.00 0.01 

•II- •I I-

2062 2075 1390 
41 54 176 
40 54 176 

0.04 0.00 0.03 

I | 
Level Of Service Module: 

xxxx xxxx xxxxx xxxx xxxx xxxxx 
xxxxx xxxx xxxxx xxxxx xxxx xxxxx 

LT - LTR RT 
102 xxxxx 
0.4 xxxxx 

2Way95thQ: 
Control Del: 
LOS by Move: 
Movement: 
Shared Cap.: 
SharedQueue: 
Shrd ConDel: 
Shared LOS: 
ApproachDel: 

ApproachLOS: **************************** 

Note: Queue reported is the distance per lane in feet 
*************************************************************** 

0.7 xxxx xxxxx 
9. 0 xxxx xxxxx 

A * * 
LT - LTR - RT 

xxxx xxxx xxxxx 
0.0 xxxx xxxxx 
9.0 xxxx xxxxx 

A * * 

xxxxxx 

LT - LTR - RT 
xxxx- xxxx xxxxx xxxx 
0.0 xxxx xxxxx xxxxx 
9.0 xxxx xxxxx xxxxx 45.5 xxxxx 

A * * * E * 

xxxxxx 45.5 
* E 

*********************************** 

xxxx xxxx xxxxx 
xxxxx xxxx xxxxx * * * 

LT - LTR - RT 
xxxx 235 xxxxx 

xxxxx 0.1 xxxxx 
xxxxx 20.8 xxxxx 

* C * 
2 0 . 8 

C 
* * * * * * * * * * * * * * * * * 

***************** 

T r a f f i x 7 . 9 . 0 4 1 5 (c) 2 0 0 7 D o w l i n g A s s o c . L i c e n s e d "to L A N C A S T E R E N G . , P O R T L A N D 



M I T I G 8 - AM P e a k ' F r i M a y 2, 2008 • 10: 58:05 Page 1 - 1 

08035 - WILLIAMS FUEL ZONE CHANGE 
BACKGROUND + ZONE CHANGE SITE TRIPS - 2028 TRAFFIC CONDITIONS (30th HV) 

Level Of Service Computation Report 
2000 HCM Unsignalized Method (Future Volume Alternative) ******************************************************************************** 

Intersection #2 Highway 47/SW Seghers Rd ******************************************************************************** 

Average Delay (sec/veh): 0.9 Worst Case Level Of Service: E[ 46.5] 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Street Name: Highway 47 SW Seghers Rd 
Approach: North Bound South Bound East Bound West Bound 
Movement: L - T - R L - T - R L - T - R L - T - R 

• I I - I I - •I I- •I 
Control: 
Rights: 
Lanes: 

Uncontrolled 
Include 

0 1 0 0 1 

Uncontrolled 
Include 

0 1 0 0 1 

Stop Sign 
Include 

0 0 1 ! 0 0 
• I I - II-

Stop Sign 
Include 

0 0 1! 0 0 . 
I | 

Volume Module : » Count Date: 20 Feb 2008 « PM [ Peak 
Base Vol: 2 346 1 1 590 6 5 0 1 1 0 2 
Growth Adj: 1, .59 2.05 1. .59 1.59 2.05 1, .59 1.59 1. ,59 1. 59 1, ,59 1. 59 1. ,59 
Initial Bse: 3 710 2 2 1210 10 8 0 2 2 0 3 
Added Vol: 5 0 0 0 0 10 17 0 8 0 0 0 
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0 
Initial Fut: 8 710 2 2 1210 20 25 0 10 2 0 3 
User Adj: 1, .00 1.00 1, .00 1.00 1.00 1 .00 1.00 1. .00 1. .00 1. ,00 1. ,00 1, .00 
PHF Adj: 0, .89 0.89 0. .89 0.89 0.89 0 .89 0.89 0, .89 0, .89 0, ,89 0, .89 0, .89 
PHF Volume: 9 797 2 2 1360 22 28 0 11 2 0 4 
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0 
FinalVolume: 9 797 2 2 1360 22 28 0 11 2 0 4 

___. | _| | | | 
Critical Gap Module: 
Critical Gp: 4.1 xxxx xxxxx 4.1 xxxx xxxxx 6.6 
FollowUpTim: 2.2 xxxx xxxxx 2.2 xxxx xxxxx 3.5 

I I-

6.5 
4.0 

6 . 2 
3.3 

7.1 
3.5 

6.5 
4.0 

6 . 2 
3.3 

( | 
Capacity Module: 
Cnflict Vol: 1382 xxxx xxxxx 
Potent Cap.: 4 93 xxxx xxxxx 
Move Cap.: 493 xxxx xxxxx 
Volume/Cap: 0.02 xxxx xxxx 

• I I - •I 

799 xxxx xxxxx 
824 xxxx xxxxx 
824 xxxx xxxxx 

0.00 xxxx xxxx 

2182 2181 1360 2195 2201 797 
45 47 184 33 45 389 
44 46 184 30 44 389 

0.63 0.00 0.06 0.06 0.00 0.01 
11- •I I- • I I -

Levei Of Service Module: 
2Way95thQ: 
Control' Del: 
LOS by Move: 
Movement: 
Shared Cap.: 
SharedQueue: 
Shrd ConDel: 
Shared LOS: 
ApproachDel: 
ApproachLOS: 

0.2 xxxx xxxxx 
9.4 xxxx xxxxx 

A * * 
LT - LTR - RT 

xxxx xxxx xxxxx 
0.0 xxxx xxxxx 
9.4 xxxx xxxxx 

A * * 

xxxxxx * 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

Note: Queue reported is the distance per lane ************************** *.***** ************* 

1.4 xxxx xxxxx 
12.4 xxxx xxxxx 

B * * 
LT - LTR - RT 

xxxx xxxx xxxxx 
0.1 xxxx xxxxx 

12.4 xxxx xxxxx 
B * * 

xxxxxx 

xxxx xxxx 
xxxxx xxxx 

xxxxx 
xxxxx 

xxxx xxxx xxxxx 
xxxxx xxxx xxxxx 

LTR 
125 
1 . 2 

LT • 
xxxx 

xxxxx 
xxxxx 46.5 

* E 
46.5 

E 

- RT LT - LTR - RT 
xxxxx xxxx 224 xxxxx 
xxxxx xxxxx 0.1 xxxxx 
xxxxx xxxxx 21,5 xxxxx 

* * c * 
21.5 

C 
* * * * * * * * * * * * * * * * * * * * * * * * ************ 

in feet. 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

T r a f f i x 7 . 9 . 0 4 1 5 (c) 2 0 0 7 D o w l i n g A s s o c . L i c e n s e d "to L A N C A S T E R E N G . , P O R T L A N D 



Project: 08035 - Williams Fuel Zone Change 

Collision Analysis Worksheet (Jan 2002 - Dec 2006) 

Intersection: Highway 47 @ SW Seghers Road 

Percent Percent 
Property Rear End 1 100% 
Damage Only 0 0% Angle 0 0% 
Injury 1 100% Turn 0 0% 

Total 1 Other 0 0% 
Total 1 

PM Peak Hour 955 
ADT 9,550 Assumed to be PM Peak Hour/10 percent 

Crash Rate = ((Number of Collisions/5) / (ADTx 365))*1,000,000 Vehicles 
Crash Rate = 0.06 Average number of collisions per million entering vehicles 

Roadway Section: SW Seghers Road from Hwy 47 to 350 ft west of Hwy 47 
NO CRASHES REPORTED 

Percent Percent 
Property Rear End 0 0% 
Damage Only 0 0% Angle 0 0% 
Injury 0 0% Turn 0 0% 

Total 0 Other 0 0% 
Total 0 

PM Peak Hour 
ADT - Assumed to be PM Peak Hour/11 percent 

Crash Rate = 
Crash Rate = 

((Number of Collisions/5) I (ADTx 365))*1,000,000 Vehicles 
Average number of collisions per million entering vehicles 
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NW Engineers, LLC 
19075 NW Tanasbourne Drive, Suite 160 

Hillsboro, OR 97124 
Phone (503) 601-4401 

Engineering Fax (503) 601-4402 
& Planning Email inbox@nw-eng.com 

Website www.nw-eng.com 

May 28, 2010 

Washington County Dept. of Land Use & Transportation 
Planning 
Attn: Anne Elvers . 
155 N. First Avenue, Suite 350 M A> * 8 2 0 1 0 
Hillsboro, Oregon 97124 

RE: Williams Plan Amendment - Casefile 10-092-PA 
Response to Staff Comments 

Dear Ms. Elvers: 

NW Engineers is responding to the staff comments raised in our meeting May 21, 2010 regarding 
the Williams Plan Amendment application. The comments are summarized as follows: 

1. Provide documentation that Tax Lot 1S4 28 190 located on the south side of the Stimson 
mill is not available or appropriate for a use such as that operated at Williams Fuel. 

2. Are plans for future expansion of Williams Fuel on the north side of the side adjacent to the 
mill pond? 

3. Please document impacts of the existing or expanded use (on the north side of the site) to 
. surrounding properties (ie. - noise). 

4. Please address Policy 6 as it relates to water usage and water quality. 

Response: 

1. Tax Lot 1S4 28 190 adjacent to Stimson is not appropriate for a use similar to Williams Fuel due 
to access, topographic and current use constraints. Access to the site is through the Stimson 
mill site then across Scoggins Creek, which is restricted. Additionally the portion of the site 
outside of the flood plain is relatively steep and has been restocked with fir (approximately 5-6 
years old). See attached aerial and site photo. 

2. As shown on the attached site plan for Williams Fuel, approximately 5 acres of the lower 
elevation on the north side of the site is available for future expansion of the use. This area is 
currently in agriculture but could be used for expansion of bark or compost storage. There are 
no immediate plans for expansion at this time. 

3. Impacts from the use on surrounding properties is quite limited due to topography and distance. 
As shown on Exhibit 2, the nearest residences to the northwest are more than 1,000 feet away, 
and located at a higher elevation. Although there are residences located south and west of the 
site, the nearest is approximately 300-ft. south and separated by a high berm. Future expansion 

Engineering • Planning 
Directors: Greg Palmer, PB • Greg Thiel, PE 

mailto:inbox@nw-eng.com
http://www.nw-eng.com


Page 2 

to the north would also have limited impacts to neighboring residences and potential livestock 
grazing, again due to distance. 

Potential noise impacts have also been mitigated by the hours that the equipment is in 
operation, and by the typical route that trucks travel on site and to/from the site. Typical hours 
the equipment is operated is limited to daytime hours (ie. 7am to 7pm), and seasons. For 
example, the separator machine which is used to separate byproduct from the mill operation is 
normally operated only in the summer. Additionally, truck noise is mitigated due to the location 
of the driveway from SW Seghers Road. Trucks normally drive straight to Highway 47 from the 
driveway. Finally, Mr. Williams states that they have not received recent noise complaints 
regarding their operation. 

4. Regarding Policy 6, water supply to Williams Fuel is from the City of Hillsboro and Tualatin Valley 
Irrigation District. There are no wells on the property. Typically approximately 5 acres on the 
north side of the site are irrigated in the summer (both fields and nursery stock). Regarding 
water quality, all chemicals are stored in the building. Runoff from the parking lot is filtered by 
vegetation before it reaches the pond. Additionally, a catch basin was installed near the 
driveway entrance several years ago to convey site drainage flowing south to the vegetation on 
the north side of the parking lot to be treated. 

If you have any questions, please call me at 503.601.4401. 

Matt Newman 
Planning Manager 
NW Engineers, LLC 
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1S4230001702 

Tax Lots from digitized from Washington 
County Tax Assessor's Map. FEMA 100 
Year Flood Plain, NWI Wetland and 10 ft. 
Contours from Metro Data Resource 
Center, RLIS LITE, Data Disc Feb. 2010. 
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Exhibit 2 

Tax Lots from digitized from Washington 
County Tax Assessor's Map. FEMA 100 
Year Flood Plain, NWI Wetland and 10 ft. 
Contours from Metro Data Resource 
Center, RLIS LITE, Data Disc Feb. 2010. 
Aeriol Photograph from Google Earth, 
June 20, 2008. 
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