
           

MEETING AGENDA
    

TUALATIN PLANNING COMMISSION

June 21, 2018; 6:30 p.m.
JUANITA POHL CENTER
8513 SW TUALATIN RD
TUALATIN, OR 97062

                           

 

           

1. CALL TO ORDER & ROLL CALL
Members:  Bill Beers (Chair), Kenneth Ball, Alan Aplin, Angela DeMeo, Travis
Stout, Mona St. Clair, Janelle Thompson
Staff:  Aquilla Hurd-Ravich, Planning Manager

  

 

2. APPROVAL OF MINUTES   

 

A. Approval of May 17, 2018 TPC Minutes
 

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA)
Limited to 3 minutes

  

 

4. ACTION ITEMS   

 

A. Plan Text Amendment 18-0001 to modify process, criteria and standards for accessory
dwelling units (ADU).

 

5. COMMUNICATION FROM CITY STAFF   

 

6. FUTURE ACTION ITEMS   

 

7. ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION   

 

8. ADJOURNMENT   

 



TO: Tualatin Planning Commissioners

FROM: Lynette Sanford, Office Coordinator

DATE: 06/21/2018

SUBJECT: Approval of May 17, 2018 TPC Minutes

ISSUE BEFORE TPC:

Attachments: TPC Minutes 5.17.18



 
UNOFFICIAL 

 

 

 
 

These minutes are not verbatim. The meeting was recorded, and copies of the recording are 
retained for a period of one year from the date of the meeting and are available upon request. 

TUALATIN PLANNING COMMISSION     -                          MINUTES OF May 17, 2018 
 
TPC MEMBERS PRESENT:              STAFF PRESENT 
Bill Beers           Aquilla Hurd-Ravich 
Janelle Thompson         Karen Perl Fox 
Alan Aplin                                                                                                       Matt Straite 
Mona St. Clair      Tabitha Boschetti     
Angela DeMeo                  Lynette Sanford      
 
TPC MEMBER ABSENT: Kenneth Ball, Travis Stout 
 
GUESTS:   Daniel Bachhuber 
 
1. CALL TO ORDER AND ROLL CALL: 
 

Bill Beers, Chair, called the meeting to order at 6:30 pm and reviewed the agenda. Roll 
call was taken.   
 

2. APPROVAL OF MINUTES: 
 

Mr. Beers asked for approval of the April 19, 2018 TPC minutes. MOTION DeMeo     
SECONDED by Beers to approve the minutes as written. MOTION PASSED 5-0.  .  
 

3. COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA): 
 

None 
 

4. ACTION ITEMS: 
 

None 
 

5. COMMUNICATION FROM CITY STAFF: 
 

Ms. Hurd-Ravich introduced our new Assistant Planner, Tabitha Boschetti. Ms. Hurd-
Ravich noted that Ms. Boschetti started on April 9th and previously worked at the City of 
Portland. Ms. Boschetti will be working on current planning projects.   

 
A. Update on Tualatin Development Code Improvement Project – Phase 1.  
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Karen Perl Fox, Senior Planner, presented the staff report for Phase I of the Tualatin 
Development Code Improvement Project which included a PowerPoint presentation. 
 
Ms. Perl Fox stated that the TDC code needed extensive reorganization and City staff 
has made substantial progress on Phase 1 to date including:  
 

• Completion of three draft amendment iterations to the TDC. 
• Major revisions to formatting, organization and layout to many TDC Chapters 

plus New Procedures and Applications Chapters. 
• Streamlined the code with the use of tables that make it much more efficient to 

administer. 
• Vast improvement to the City’s development code making it considerably more 

user friendly for our customers.  
  

Ms. Perl Fox noted that Phase 1 TDC work included updating almost all of the TDC 
Chapters 31-80. This resulted in improved organization, streamlined planning district 
chapters with tables, and improved language and readability.   
 
Ms. Perl Fox went through the slides which detailed the before and after for Chapters 
32 (Procedures) and 61 (General Manufacturing).  
 
Ms. Perl Fox stated the summer schedule includes agency coordination and preparation 
for the Fall workshop. In Fall, 2018, the schedule includes: 
 

• Planning Commission #1 Workshop – open to the public 
• City Council Work Session #1 
• Planning Commission Meeting #2 
• City Council Meeting #2 (Public Hearing) 
• City Council Meeting #3 (Ordinance Adoption) 

 
Mr. Aplin asked if a developer has looked at the language to see if it works in the real 
world. Ms. Hurd-Ravich responded that we will be conducting public outreach as the 
next step; this phase was to clear up and reorganize the code.   
 
Ms. DeMeo asked if items were eliminated in the code update. Ms. Perl Fox replied that 
duplication was eliminated. Ms. DeMeo asked if this code is currently printed or online. 
Ms. Perl Fox responded it is has to be adopted and an ordinance in place before that 
can happen.    
 
Ms. Hurd-Ravich stated that we would like to replace our September Planning 
Commission meeting into a public outreach workshop where we would invite groups 
such as the Aging Taskforce and Chamber of Commerce. We have identified 
September 6th as the date and it will replace our normal Planning Commission meeting.   
 
Ms. Demeo mentioned that the new code looks very clean. Matt Straite, Contract 
Planner, noticed that the new code looks much smaller in volume.  
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B. Plan Text Amendment 18-001 to modify process, criteria and standards for 
accessory dwelling units (ADU).  

 
Matt Straite, Contract Planner, presented the Plan Text Amendment (PTA18-0001) 
to modify the process, criteria and standards for accessory dwelling units (ADU), 
which included a PowerPoint presentation. The amendment will involve revisions to 
Chapters 31, 34, 35 and 73 of the Tualatin Development Code (TDC). Recent 
changes to the Oregon Revised Statues (ORS) require the City to re-address how 
ADU’s are regulated and administered. PTA18-0001 is scheduled to be heard at the 
July 9, 2018 City Council meeting.  
 
Mr. Straite stated that we have had this option available in Tualatin, but only for 
attached and interior. Mr. Straite added that PTA18-0001 proposes to revise the 
TDC code to streamline the process, add the ability to propose a detached ADU and 
remove any subjective criteria/standards.   
 
Mr. Straite explained the differences between interior attached, attached, and 
detached ADU’s.  
 
Mr. Straite noted that the proposed text amendment is comprised of the following: 
 

• Modification of a definition in Chapter 31. 
• Revisions to the Architectural Review process in TDC Chapter 31 to add a 

review process and clarify that ADU’s only use the Level 1 process and 
cannot use the more subjective Architectural Review process;  

• Revisions to TDC Chapter 34, (Section 300, the ADU section) to add 
standards, clarify process, and add criteria specific to ADU’s;  

• Add a section to Chapter 35, Non-Conforming Uses, Structures and Signs, 
which allows an ADU on a lot with a single family residence if the existing 
dwelling has a nonconforming setback and the ADU will not make the 
nonconformity worse;  

• Other small modifications to Chapters 31 and 73 to clarify the unique process 
for ADU’s and tie back to TDC Section 34.300 Accessory Dwelling Units.  

 
Ms. St. Clair asked if an existing single level home can be constructed into a two 
level ADU. Ms. Perl Fox responded that the height limitation remains the same. Mr. 
Strait added that the ADU will also have to have the same features/aesthetics as the 
main home.  
 
Ms. Thompson asked if there are restrictions on lot coverage. Mr. Straite responded 
that they will need to meet the existing restrictions including lot coverage. Mr. Beers 
asked if it was discussed to relax the standards to make ADU’s more permissible 
including the parking restriction. Mr. Strait responded that staff is willing to accept all 
suggestions. Ms. Hurd-Ravich added our approach was to make minimal changes to 
comply with state law and to keep it policy neutral. The Commission’s role is to 
make recommendations that we can present to Council.    
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Mr. Straite noted that staff also changed the code about converting garages into 
ADU’s, and relaxing the parking space requirement.  
 
Mr. Aplin asked if there is statement regarding a limit on the number of people 
allowed in an ADU. Ms. Hurd-Ravich responded that in the Municipal Code, there is 
an ordinance around rentals and if you rent out an ADU, you need to obtain a rental 
license and comply with the code that includes people per square foot.   
 
Mr. Beers recommended changing the purpose section to include affordable 
housing. Ms. DeMeo asked if we are limiting the ADU’s to one per lot. Ms. Perl Fox 
noted that the code currently states one per dwelling, so if you have a lot with two 
dwellings, you can get one ADU per dwelling.   
 
Ms. DeMeo asked if ADU’s need to have their own plumbing, sewer, electricity, etc. 
Mr. Straite said the current version states that you have to tie into existing facilities, 
but staff has eliminated those requirements.   
 
Mr. Aplin mentioned that some of the developments have very small lots, which will 
discourage ADU’s.  
 
Mr. Beers asked if interior access is required. Mr. Straite answered that there can be 
interior access, but it is not required.  
 
Daniel Bachhuber. 10205 SW Casteel Court, Tualatin, OR 
 
Mr. Bachhuber read a statement he prepared in favor of ADU’s, which is attached 
along with a handout regarding Oregon Senate Bill 1051.   
 
Ms. St. Clair asked about homes with two-car garages and if it is considered four 
parking spots – two in the garage and two in the driveway. Mr. Bachhuber 
responded that off street parking is defined as the driveway only; the garage is not 
included. Mr. Bachhuber added that he is writing an article for Tualatin Life regarding 
ADU’s as a solution to the housing crisis.  
 
Ms. Hurd-Ravich acknowledged that the Commission members would like to make a 
recommendation to relax the parking standards and change the purpose section.  
Mr. Beers and Ms. DeMeo answered affirmatively. Ms. DeMeo added that she would 
like to remove the paving recommendation in residential.    
  
Ms. St. Clair stated that on the street she lives on, it is very narrow with no 
sidewalks. She added that when people park on both sides of the street, there is 
only enough room for one vehicle to get through and there are near collisions.  Ms. 
Thompson added that it can also be a safety concern for children crossing the street 
between cars.  
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Ms. DeMeo stated that ADU’s may not increase traffic since many people take mass 
transit.  
 
Mr. Aplin asked how many ADU’s are currently in the City. Ms. Perl Fox responded 
that DLCD and/or Metro has statistics on the number of units reported by cities.   
 
Ms. Hurd-Ravich stated that she will take note of the feedback.   
 

6.     FUTURE ACTION ITEMS 
 

Ms. Hurd-Ravich mentioned that next month the Plan Text Amendment will return for a 
recommendation. In July, the Basalt Creek Concept Plan will be presented.    

 
7.      ANNOUNCEMENTS/PLANNING COMMISSION COMMUNICATION 
 

Mr. Beers noted that he will not be able attend the June and July meetings. Ms. St. Clair 
added that she is unable to attend the meeting in June.   
 

8.       ADJOURNMENT 
 

MOTION by Thompson to adjourn the meeting at 7:34 pm.     
 
 
_______________________________ Lynette Sanford, Office Coordinator 
 
 
 





TO: Tualatin Planning Commissioners

FROM: Matt Straite, Contract Planner
Aquilla Hurd-Ravich, Community Development Director

DATE: 06/21/2018

SUBJECT: Plan Text Amendment 18-0001 to modify process, criteria and standards for
accessory dwelling units (ADU).

ISSUE BEFORE TPC:
Consideration of Plan Text Amendment (PTA) 18-01, to modify the process, criteria and
standards for accessory dwelling units (ADU) to comply with changes in State Law. This
amendment will involve revisions to Chapters 31, 34, and 73 of the Tualatin Development Code
(TDC). Recent changes to the Oregon Revised Statutes (ORS) require the City to re-address
how ADU’s are regulated and administered.  PTA 18-0001 is scheduled to be heard at the July
9, 2018 City Council meeting.
 

RECOMMENDATION:
Staff asks that the Planning Commission consider the analysis, findings and proposed text
changes to provide a recommendation to the City Council.
 

EXECUTIVE SUMMARY:
New requirements for accessory dwelling units under Senate Bill 1051 (in 2017) were signed
into state law;  Consequently, cities and counties are required to revise local ordinances to be
compatible with the changes in State law. The new requirements become effective on July 1,
2018. 
 
Among the provisions in these new requirements is that cities and counties with a population
greater than 15,000 shall allow the development of at least one ADU for each detached
single-family dwelling, subject to reasonable local regulations relating to siting and design.
Under the new requirements, “accessory dwelling unit” means an interior, attached or detached
residential structure that is used in connection with or that is accessory to a single-family
dwelling.  Additionally the local regulations for ADU’s must be clear and objective to make it
easier to build ADU’s.  Most ADU’s currently go straight to building permit review, however the
size could trigger a clear and objective Architectural Review. The City currently only allows
ADU’s that are internal to a home or attached to a home; to meet state law, the City needs to
allow detached ADU’s. 
 



 
Additionally, there are currently some subjective criteria in the Tualatin Development Code
(TDC) regarding ADU’s. 
 
However, the new state requirements do leave local governments with some latitude on
process and standards:    

The City can still require a process.  Staff is proposing a new Accessory Dwelling Unit
Review process (staff level).
The City can still require standards, even if not meeting them would mean a denial to the
ADU permit.  Setbacks, lot coverage, and parking are the kinds of standards that could
affect placement of an ADU. 
The City cannot use subjective standards or criteria; however the City can use clear and
objective standards.   In this case, staff proposes requiring the same setback, building
coverage, structure height standards currently used for single-family homes and retaining
the current parking requirements for ADUs.  They are clear and objective standards and
this will assure ADU development is held to the same high standard as homes.  

The proposed revisions are the minimum required in order to be consistent with the State
Code.  In workshops with the Planning Commission and City Council, staff was directed to
make only the minimum changes because there was clearly a much larger interest in
discussing many policy changes related to affordable housing and accessory dwelling units,
including a larger discussion on impact fees; however, this proposed change is intended as a
policy neutral code fix to meet the new State Law.  A larger effort to address more
comprehensive changes will follow. 

The proposed text amendment is comprised of the following: 

Modification of a definition in Chapter 31;
Revisions to the Architectural Review process in TDC Chapter 31 to add a review process
and clarify that ADU’s only use the new Accessory Dwelling Unit Review process and
cannot use the more subjective Architectural Review process;
Revisions to TDC Chapter 34, (Section 300, the ADU section) to add standards, clarify
process, and add criteria specific to ADU’s;
Other small modifications to Chapters 31 and 73 to clarify the unique process for ADU’s
and tie back to TDC Section 34.300 Accessory Dwelling Units.   

OUTCOMES OF DECISION:
A recommendation to approve PTA 18-0001 would result in the following: 

Revisions to TDC Sections 31.060, 31.071, 34.300 and 75.050

 
A recommendation to deny PTA 18-01 would result in the following: 

The TDC would not be consistent with State Law. 

ALTERNATIVES TO RECOMMENDATION:
Alternative recommendations for the Planning Commission include: 



Alternative recommendations for the Planning Commission include: 
Recommend the City Council approve the proposed Plan Text Amendment with
alterations; Recommend the City Council deny the request; or
Continue the discussion of the proposed Plan Text Amendment and return to the matter at
a later date.

FINANCIAL IMPLICATIONS:
The FY 2018/19 budget accounts for the cost of City-initiated land use applications.
 

Attachments: Attachment A - Proposed Code Language
Attachment B - Analysis and Findings
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ORDINANCE NO. 1411-18 

AN ORDINANCE RELATING TO ACCESSORY DWELLING UNITS; AND AMENDING 

TUALATIN DEVELOPMENT CODE SECTIONS 31.060, 31.071, 34.300,  34.310, AND 
73.050. 

 
WHEREAS, the City of Tualatin currently allows attached accessory dwelling units in 

certain residential planning districts; 

 
WHEREAS, the Oregon Legislature enacted Senate Bill 1051, which requires cities to 

allow attached and detached accessory dwelling units, along with other requirements; and 
 

WHEREAS, the Council wishes to amend the Tualatin Development Code (TDC) to 

comply with the requirements of Senate Bill 1051. 
 

THE CITY OF TUALATIN ORDAINS AS FOLLOWS: 
 

Section 1. The definition of Accessory Dwelling Unit in TDC Section 31.060 

(Definitions) is amended to read as follows: 
 

Accessory Dwelling Unit (ADU).  An interior, attached, or detached residential structure that is 
accessory to, a single family dwelling A living area in a detached single family dwelling in the 
RL District or in a Small Lot Subdivision in the RML District that is in the single family dwelling 

building, but functions as a separate living area from the other living area in the detached 
single family dwelling. An Accessory Dwelling Unit is not a separate dwelling unit for density 

purposes. 
 

Section 2.  TDC Section 31.071 (Architecture Review Procedure) is amended to read 

as follows: 
 

Section 31.071 Architectural Review Procedure 
(1) An applicant for a building or other permit subject to architectural review, except Level I 
(Clear and Objective) Single-family Architectural Review, Accessory Dwelling Unit Review, 

and Sign Design Review, shall discuss preliminary plans with the Community Development 
Director and City Engineer in a pre-application conference prior to submitting an application. 

An applicant for Architectural Review of a development in the Central Design District shall 
conduct a Neighborhood Meeting subject to TDC 31.071(5).  An applicant for Architectural 
Review of a development in other parts of the City shall conduct a Neighborhood/Developer 

Meeting subject to TDC 31.063. An applicant for Single-family Architectural Review shall 
follow Level I (Clear and Objective) or Level II (Discretionary) Single-family Architectural 

Review procedures subject to TDC 31.071(7).  An applicant for an Accessory Dwelling Unit 
Review shall follow the clear and objective Accessory Dwelling Unit Review procedures 
subject to TDC 31.071 (9) and TDC 34.310(2). An applicant for Sign Design Review shall 

follow Level 1 (Clear and Objective) Sign Design Review procedures subject to TDC 
31.071(8). Following the pre-application conference and the Neighborhood/Developer 

Meeting, the applicant shall submit to the Community Development Director an Architectural 
Review Plan application which shall contain: 
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(a) The project title; 
 

(b) The names, addresses and telephone numbers of the property owners, applicants, 
architect, landscape architect and engineer; 

 
(c) The signatures of the property owners and applicants; 
 

(d) The site address and the assessor’s map number and tax lot number; 
 

(e) A Service Provider Letter from Clean Water Services indicating a “Stormwater 
Connection Permit Authorization Letter” will likely be issued; 
 

(f) Any necessary wetland delineations applicable to the site; 
 

(g) Any Fill/Removal Permit issued by the Oregon Division of State Lands and the 
Army Corps of Engineers; 
 

(h) The application fee as established by City Council resolution; 
 

(i) A site plan, drawn at a scale of 1":10', 1":20' or 1":30', showing the proposed layout 
of all structures and other improvements including, where appropriate, driveways, 
pedestrian walks, landscaped greenways, mixed solid waste and recyclables storage 

and railroad tracks.  A site plan at a scale of 1":40' or 1":50' for larger developments 
may be substituted for the above stated scales as directed by the Community 

Development Director.  The site plan shall illustrate the location of existing structures, 
existing facility utilities, and whether they will be retained as part of the project.  The 
site plan shall indicate the location of entrances and exits, pedestrian walkways and 

the direction of traffic flow into and out of off-street parking and loading areas, the 
location of each parking space and each loading berth, and areas of turning and 

maneuvering vehicles.  The site plan shall indicate how utility service and drainage are 
to be provided.  The site plan shall also indicate conditions and structures on adjacent 
properties sufficient to demonstrate that the proposed development is coordinated with 

existing or proposed developments on adjacent properties.  Where the applicant 
proposes to change the existing topography, then a proposed grading plan shall be 

submitted drawn at a scale of 1":10', 1":20' or 1":30'.  Trees having a trunk diameter of 
eight inches or greater, as measured at a point four feet above ground level, proposed 
to be removed and to be retained on site shall be indicated on the grading plan. 

 
(j) A landscape plan, drawn at a scale of 1":10', 1":20' or 1":30', showing the location of 

existing trees having a trunk diameter of eight inches or greater, as measured at a 
point four feet above ground level, proposed to be removed and to be retained on the 
site, the location and design of landscaped areas, the varieties and size of trees and 

plant materials to be planted on the site, other pertinent landscape features, and 
irrigation systems required to maintain trees and plant materials. 

 
(k) Architectural drawings or sketches, drawn at a scale of 1/16":1', 1/8":1' or 1/4":1', 
including floor plans, in sufficient detail to permit computation of yard requirements and 
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showing all elevations of the proposed structures and other improvements as they will 
appear on completion of construction.  Building perspectives may also be needed. 

 
(l) Specifications as to type, color and texture of exterior surfaces of proposed 

structures. 
 
(m) A public utility facilities plan, drawn at a scale of 1":10', 1":20' or 1":30', showing 

the location, size and grade of all existing and proposed utility facilities, including but 
not limited to sanitary and storm sewers; water lines and fire hydrants; streets and 

sidewalks; water quality swales, traffic study information as required by the City 
Engineer pursuant to TDC 74.440 and other utility facilities as required by the City 
Engineer.  A grading plan at a scale of 1":40' or 1":50' for larger developments may be 

substituted for the above stated scales as directed by the City Engineer. 
 

(n) Developments in the Central De-sign District shall provide the Neighborhood 
Meeting notes and evidence of the notice and posting required in TDC 31.071(5) and 
shall provide narrative statements considering each of the Design Guidelines in TDC 

73.610. 
 

(o) A completed City fact sheet on the project. 
 
(p) An 8&1/2" x 11" black and white site plan suitable for reproduction. 

 
(q) A letter from the franchise solid waste and recycling hauler reviewing the proposed 

solid waste and recyclables method and facility. 
 
(r) A Clean Water Services Service Provider Letter or Pre-screen for the proposed 

development. 
 

(s) An acoustical engineer's report as required by the Community Development 
Director. 
 

(t) the information on the Neighbor-hood/Developer meeting specified in TDC 
31.063(10). 

 
(u) If a railroad-highway grade crossing provides or will provide the only access to the 
subject property, the applicant must indicate that fact in the application, and the City 

must notify ODOT Rail Division and the railroad company that the application has 
been received. 

 
(2) Excepting Level I (Clear and Objective) Single-family Architectural Review and clear and 
objective Accessory Dwelling Unit Review, the applicant shall provide a list of mailing 

recipients pursuant to TDC 31.064(1). 
 

(3) Excepting Level I (Clear and Objective) Single-family Architectural Review and clear and 
objective Accessory Dwelling Unit Review, the applicant shall post a sign pursuant to TDC 
31.064(2). 

 



Ordinance No. 1411-18   Page 4 of 10 

(4) For an application to be approved, it shall first be established by the applicant that the 
proposal conforms to the Tualatin Development Code, and applicable City ordinances and 

regulations. For Expedited Architectural Review Plan Applications the application shall 
describe the manner in which the proposal complies with each of the expedited criterion for 

an Expedited Application.  Failure to conform is sufficient reason to deny the application. 
 
(5) Excepting Level I (Clear and Objective) Single-family Architectural Review and clear and 

objective Accessory Dwelling Unit Review, the applicant shall hold a 
Neighborhood/Developer meeting pursuant to TDC 31.063 and meet the additional 

requirement that the Neighborhood/Developer Meeting shall be held within the Central 
Design District.  
 

(6) The Community Development Director may require information in addition to that stated in 
this section. 

 
(7) An applicant for a new Single-family dwelling or an addition or alteration to an existing 
Single-family dwelling when it results in a 35% or more expansion of the structure’s existing 

footprint or a new second or higher story or a 35% or more alteration of an existing wall plane 
(except for the wall plane of a side of the dwelling located in a side yard where the side yard 

of the dwelling abuts the side yard of an adjacent dwelling) shall follow Level I (Clear and 
Objective) or Level II (Discretionary) Single-family Architectural Review procedures subject to 
TDC 31.071(9).this section. An application for Level I (Clear and Objective) or Level II 

(Discretionary) Single-family Architectural Review shall be filed on form(s) provided by the 
Community Development Director, shall be accompanied by a filing fee established by 

Council resolution, and shall be accompanied by the following information and submittals: 
 

(a) Level I (Clear and Objective) Single-family Architectural Review application: 

 
(i) A completed City fact sheet; 

 
(ii) The names, addresses, and telephone numbers of the property owners and 
applicants; 

 
(iii) The signatures of the property owners and applicants; 

 
(iv) The site address and the assessor’s map number and tax lot number; 

 

(v) Three copies of a plot plan (minimum size 8.5”x11”) drawn to a legible scale, 
which includes north arrow, scale, property lines or lot lines, public and/or 

private easements, lot dimensions, setbacks, structure footprint, roof lines, 
deck/porch/balcony lines, impervious ground surfaces, driveway location and 
driveway slope, and trees 8” or greater in diameter; and 

 
(vi) Three copies of building elevations, drawn to scale, for all sides of the 

dwelling and including a calculation of the percentage of window coverage 
(glazing) for each elevation. 

 

(b) Level II (Discretionary) Single-family Architectural Review application: 
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(i) All information required for Level I Single-family Architectural Review in TDC 

31.071(7)(a); 
 

(ii) One black and white copy (no larger than 11”x17”) of each submittal, of a 
size suitable for reproduction and distribution; 

 

(iii) A narrative statement that describes the manner in which the proposed 
development meets each of the approval criteria set forth in TDC 73.190; 

 
(iv) Neighborhood/Developer Meeting information specified in TDC 31.063(10); 

 

(v) A verified statement showing that required signage, as described in TDC 
31.071(2), has been posted on the property in a conspicuous location; and 

 
(vi) Current notification information for all owners of property described pursuant 
to TDC 31.064(1). 

 
(8) Attached or detached Accessory Dwelling Units use only the Clear and Objective-

Accessory Dwelling Unit review process in TDC 31.071 (9) and TDC 34.310.   
 
(9) An application for Level I (Clear and Objective- SF), Level II (Discretionary) Single-family 

Architectural Review or an Accessory Dwelling Unit Review must be filed on form(s) provided 
by the Community Development Director, must be accompanied by a filing fee established by 

Council resolution, and must be accompanied by the following information and submittals: 
 

(a) Level I (Clear and Objective) Single-family Architectural Review application and 

Accessory Dwelling Unit Review application must include: 
 

(i) A completed City fact sheet; 
 
(ii) The names, addresses, and telephone numbers of the property owners and 

applicants; 
 

(iii) The signatures of the property owners and applicants; 
 
(iv) The site address and the assessor’s map number and tax lot number; 

 
(v) Three copies of a plot plan (minimum size 8.5”x11”) drawn to a legible scale, 

which includes north arrow, scale, property lines or lot lines, public and/or 
private easements, lot dimensions, setbacks, structure footprint, roof lines, 
deck/porch/balcony lines, impervious ground surfaces, driveway location and 

driveway slope, and trees 8” or greater in diameter; and 
 

(vi) Three copies of building elevations, drawn to scale, for all sides of the 
dwelling. Single Family reviews only must include a calculation of the 
percentage of window coverage (glazing) for each elevation. 
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(b) Level II (Discretionary) Single-family Architectural Review application must include: 
 

(i) All information required for Level I Single-family Architectural Review in TDC 
31.071(7)(a); 

 
(ii) One black and white copy (no larger than 11”x17”) of each submittal, of a 
size suitable for reproduction and distribution; 

 
(iii) A narrative statement that describes the manner in which the proposed 

development meets each of the approval criteria set forth in TDC 73.190; 
 

(iv) Neighborhood/Developer Meeting information specified in TDC 31.063(10); 

 
(v) A verified statement showing that required signage, as described in TDC 

31.071(2), has been posted on the property in a conspicuous location; and 
 

(vi) Current notification information for all owners of property described pursuant 

to TDC 31.064(1). 
 

(8) (10) An applicant for a new freestanding monument or pole sign or a replacement or 
renovation of a non-conforming freestanding monument or pole sign in CC/CG Planning 
Districts subject to TDC 35.210 shall follow Level 1 (Clear and Objective) Sign Design 

Review procedures subject to this section. An Application shall be filed on form(s) provided 
by the Community Development Director, shall be accompanied by a filing fee established by 

Council resolution, and shall be accompanied by the following information and submittals: 
 

(a) Level 1 (Clear and Objective) Sign Design Review Application: 

 
(i) A completed City fact sheet; 

 
(ii) The names, addresses, and telephone numbers of the property owners and 
applicants; 

 
(iii) The signatures of the property owners and applicants; 

 
(iv) The site address and the assessor’s map number and tax lot number; 

 

(v)  Three copies of a plot plan (minimum size 8.5”x11”) drawn to a legible 
scale, which includes north arrow, scale, property lines or lot lines, public and/or 

private easements, lot dimensions, setbacks, structure footprint, driveway & 
access locations, and trees 8” or greater in diameter; and 

 

(vi) Three copies of sign elevations, drawn to scale, for each side of the sign 
and including exterior sign design & materials with calculation of the sign height, 

sign base & face dimensions, sign face height, sign face area and the areas of 
exterior materials.  
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Section 4.  TDC Section 34.300 (Accessory Dwelling Units) is amended to read as 
follows: 

 
Section 34.300 Accessory Dwelling Units - Purpose. The purpose of accessory dwelling 

units is to: 
 
(1) Provide needed space for elderly family members or returning adult children; 

(2) Encourage affordable housing units; 

(3) Allow small households to retain large houses as residences; 

(4) Permit young households to achieve home ownership; and 
 

(5) Encourage living areas that minimally affect the quality or character of existing 

neighborhoods. 

Section 34.310 Accessory Dwelling Unit Review Clear and Objective - Standards and 

Criteria. 
 

(1) All accessory dwelling units must comply with the following standards: 

(a)(1) An Accessory dwelling units shall be either within a detached single-family 

dwelling, or be in, or partly in, an addition to a detached single-family dwelling, are only 

allowed in the RL Planning District or in the RML Planning District in a Small Lot 

Subdivision. 

(b) The accessory dwelling unit must be on the same lot as the primary structure. 

(c)(2) Only one accessory dwelling unit is allowed per dwelling.  

(d) One additional paved on-site parking space must be provided for the accessory 

dwelling unit and the space must not be within five feet of a side or rear property line. 

This requirement is in addition to the parking spaces required in TDC 73.370 for 

detached single family dwelling units.  

(e) The accessory dwelling unit must not be sold separate from the single family 

dwelling or as a condominium. 

(f) The accessory dwelling unit must comply with all applicable Oregon State Building 

Code Requirements. 

(g) (3)  An accessory dwelling unit must not exceed 50% of the gross floor area (house 

and garage) of the existing detached single-family dwelling up to a maximum of 800 

square feet.  
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(h) (4) Neither a garage or a former garage may be converted to an accessory 

dwelling unit. 

(5)  In addition to the parking spaces required in TDC 73.370 for the detached single-

family dwelling, one paved on-site parking space must be provided for the accessory 

dwelling unit and the space must not be within five feet of a side or rear property line. 

(i) (6)  The accessory dwelling unit’s front door must not be located on the same street 

frontage as the detached single family dwelling’s front door unless the door for the 

accessory dwelling unit already exists. 

(j) (7)  The accessory dwelling unit must not be sold separate from the single family 

dwelling or as a condominium. 

(k) (8)  The accessory dwelling unit must be served by the same water meter as the 

single family dwelling. 

(l) (9)  The accessory dwelling unit must be served by the same electric meter as the 

single family dwelling, unless other applicable requirements, such as building codes, 

prohibit it. 

(m) (10)  The accessory dwelling unit must be served by the same natural gas meter 

as the single family dwelling, unless other applicable requirements, such as building 

codes, prohibit it. 

(n) (11)  The An attached accessory dwelling unit must be connected to the single 

family dwelling by an internal doorway. 

(o) (12)   If the gross floor area of the existing single family dwelling is to be enlarged 

when an accessory dwelling unit is created, the proposed enlargement must be 

reviewed through the Architectural Review process, and not increase the gross floor 

area of the single family dwelling more than 10% and it must be of the same or similar 

architectural design, exterior materials, color and roof slope as the single family 

dwelling. 

(13)  When the accessory dwelling unit is proposed to be created and if no 

enlargement of the existing single family dwelling is proposed, the owner of the single 

family dwelling within which the accessory dwelling unit is to be located must notify the 

Community Development Director by letter that an accessory dwelling unit is 

proposed. The letter must state the owners name and mailing address, address of the 

accessory dwelling unit, the gross square footage of the single family dwelling and the 

gross square footage of the accessory dwelling unit.  
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(p) An accessory dwelling unit must provide at least two Residential Roof Design 

Elements from Clear and Objective Standards Section 73.190(iv), and at least four 

Residential Wall Design Elements from Section 73.190(v).   

(q) An accessory dwelling unit must not be located in front of the primary structure. 

(2)  Criteria for Accessory Dwelling Unit Review: 

(a) Any accessory dwelling unit proposed on a historically designated property must 

fully complies with Chapter 68.   

(b) The accessory dwelling unit must comply with TDC 34.310(1). 

(c) The accessory dwelling unit must comply with all applicable zoning standards, 

including but not limited to setbacks and lot coverage.   

 
Section 5.  TDC Section 73.050 (Criteria and Standards) is amended to read as 

follows: 

 
Section 73.050 Criteria and Standards  

(1) In exercising or performing his or her powers, duties, or functions, the Community 
Development Director shall determine whether there is compliance with the following: 
 

(a) The proposed site development, including the site plan, architecture, landscaping, 
parking and graphic design, is in conformance with the standards of this and other 

applicable City ordinances insofar as the location, height, and appearance of the 
proposed development are involved; 
 

(b) The proposed design of the development is compatible with the design of other 
developments in the general vicinity; and 

 
(c) The location, design, size, color and materials of the exterior of all structures are 
compatible with the proposed development and appropriate to the design character of 

other developments in the vicinity. 
 

(2) In making his or her determination of compliance with the above requirements, the 
Community Development Director shall be guided by the objectives and standards set forth in 
this chapter. If the architectural review plan includes utility facilities or public utility facilities, 

then the City Engineer shall determine whether those aspects of the proposed plan comply 
with applicable standards. 

 
(3) In determining compliance with the requirements set forth, the Community Development 
Director shall consider the effect of his or her action on the availability and cost of needed 

housing. The Community Development Director shall not use the requirements of this section 
to exclude needed housing types. However, consideration of these factors shall not prevent 

the Community Development Director from imposing conditions of approval necessary to 
meet the requirements of this section. The costs of such conditions shall not unduly increase 
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the cost of housing beyond the minimum necessary to achieve the purposes of this Code. As 
part of the Architectural Review process, the Community Development Director has no 

authority to reduce dwelling unit densities. 
 

(4) As part of Architectural Review, the property owner may apply for approval to remove 
trees, in addition to those exemptions allowed in TDC 34.200(3), by submitting information 
concerning proposed tree removal, pursuant to TDC 34.210(1). The granting or denial of a 

tree removal permit shall be based on the criteria in TDC 34.230. 
 

(5) Conflicting Standards. In addition to the MUCOD requirements, the requirements in TDC 
Chapter 73 (Community Design Standards) and other applicable Chapters apply. If TDC 
Chapters 57, 73 and other applicable Chapters, conflict or are different, they shall be 

resolved in accordance with TDC 57.200(2).  
 

(6) Criteria listed above do not apply to accessory dwelling units. Criteria for accessory 
dwelling units are found in Section 34.310 (Accessory Dwelling Unit Review Clear and 
Objective- Standards and Criteria).  

 
Section 6. Severability. Each section of this ordinance, and any part thereof, is 

severable. If any part of this ordinance is held invalid by a court of competent jurisdiction, the 

remainder of this ordinance remains in full force and effect. 

ADOPTED this ____ day of ___________, 2018. 

 

 
 

 
 

 
APPROVED AS TO LEGAL FORM 
 

BY_________________________ 
                 City Attorney 

CITY OF TUALATIN OREGON 
 

BY       
                      Mayor 

 
ATTEST 

 

BY      
                  City Recorder 

 
 



 

 

 

PTA-18-01 
 

ANALYSIS & FINDINGS 
 

 
Plan Text Amendment 18-01 (PTA18-01) amends the Tualatin Development Code (TDC) to address 
recent changes to Oregon Revised Statues (ORS) regulating accessory dwelling units (ADU). Senate 
Bill 1051 (SB1051) requires that cities update their codes to allow at least one accessory dwelling 
unit for each detached single-family dwelling unit in zones that permit single family dwellings. In 
addition SB 1051 requires that cities allow interior, attached and detached accessory dwelling units 
based on clear and objective standards.   

The proposed revisions are the minimum required in order to be consistent with the State Code.  In 
workshops with the Planning Commission and City Counsel, staff was directed to make only the 
minimum changes because there was clearly a much larger interest in discussing many policy 
changes related to affordable housing and accessory dwelling units, including a larger discussion on 
impact fees; however, this proposed change is intended as a policy neutral code fix to meet the new 
State Law.  A larger effort to address more comprehensive changes will follow.   

It’s important to understand what the State changes require and do not require.  While they do 
require that Cities allow ADU’s they also permit Cities to create standards and Cities may use a 
‘process’ to permit them.  Based on the new State ORS, setbacks, lot coverage and other non-
subjective standards can still apply, even if that would result in not permitting an accessory dwelling 
unit as long as the standard is reasonable.  For example, if a single family home was requesting to 
build a detached 800 square foot ADU, but the lot was only 5,000 square feet, the existing home 
with the ADU may exceed the allowed lot coverage.  In this case, adding a detached ADU might not 
be possible.   

The City of Tualatin currently permits ADU’s, but only interior and attached and they have several 
subjective standards that currently apply.  The proposed revisions will remove all subjective 
standards, substitute only clear and objective standards, and permit detached ADU’s in addition to 
attached.   

The State ORS changes also permit the City to use a review process to ensure the clear and objective 
standards are met.  ADU’s in Tualatin were previously processed using a process that allowed an ADU 
to go straight to building permit unless it exceed certain standards, then it would go through the 
Level 1 Architectural Review Process, which is a staff Level review.  There are also currently options 
in the City Code that would allow a more subjective review by the Architectural Review Board using a 
Level II Architectural Review.  The ability to use a Level II review for an ADU has been eliminated in 
this proposal to help ensure each review is only using clear and objective standards in order to 
streamline the regulatory and administrative process.   

The Analysis and Findings presented here pertain only to the Plan Text Amendment (PTA) proposed 
to amend language in TDC Chapters 31, 34, and 73. 

Plan Amendment Criteria (TDC Section 1.032) 

The approval criteria in the Tualatin Development Code (TDC), Section 1.032, must be met if the 
proposed PTA is to be approved. The plan amendment criteria are addressed below. 

1. Granting the amendment is in the public interest.  
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The Oregon State Legislature, Metro, and many other agencies have indicated that Oregon is need of 
more affordable housing.  Families and individuals with low-incomes are in the greatest need.  
Apartments address part of this concern; however another highly cost effective solution can be 
addressing the “missing middle.”  The missing middle housing types may fall somewhere in between 
large apartment buildings and single-family homes; the middle category may include, for example, 
townhouses, duplexes, smaller court yard apartments and accessory dwelling units.  The State has 
recently passed legislation (SB1051) intended to help remove barriers to one of these housing types 
-accessory dwelling units.  The idea is that if a homeowner can easily add an accessory dwelling unit 
to their property, smaller than the primary dwelling that there will be more homeowners willing to 
build these units and possibly rent them out.  Further, they will be placed in existing communities 
that already have infrastructure like streets, water and sewer connections that are already sized to 
accommodate the small increases in density that an ADU would bring.  Therefore, ADU’s are a highly 
efficient way to add housing that is often more affordable than other types of housing which 
provides a significant public benefit with minimal impact.   

In order to expedite the required code changes, the proposed code text change alters only the 
minimum required text in order to be consistent with State law.  A more comprehensive policy 
change discussion will follow this effort.   

As granting the amendment is in the public interest, Criterion “1” is met. 

2. The public interest is best protected by granting the amendment at this time. 

As discussed for Criterion “1” above, the objective of the proposed amendment is to meet State 
requirements.  Because Tualatin already allows ADUs, this amendment simply refines that language 
to be in compliance with State law.  The State has determined that this required change is in the 
public interest, this text change is simply implementing the State requirement.  Additionally, the 
proposed text change is in the public interest for Tualatin because the City has a vacancy rate that is 
lower than a balanced market according to a housing inventory done in 2017 for Tualatin (see 
attached study Exhibit 1).   

Regarding the timing, the State explained in a March 2018 the ADU guidance document from 
Oregon’s Department of Land Conservation and Development states:  “As housing prices go up, 
outpacing employment and wage growth, the availability of affordable housing is decreasing in cities 
throughout the state.  While Oregon’s population continues to expand, the supply of housing, 
already impacted by less building during the recession, has not kept up.”   Therefore, first, the timing 
is critical to remove some of the barriers to ADUs to help increase their construction as one solution 
to increase housing affordability.  Second, the State Law, SB 1051, goes into effect on July 1, 2018.  
Should these proposed text changes not be in effect at that time, then detached ADU’s would be 
permitted in Tualatin without the City having any standards in place.   

Therefore, granting the amendment at this time best protects the public interest, and Criterion “2” is 
met. 

3. The proposed amendment is in conformity with the applicable objectives of the Tualatin 
Community Plan. 

The Tualatin Community Plan in Chapter 4, Community Growth, lists goals and objectives of the plan. 
These include objectives to: 

• Cooperate with Metro, State, and County plans to help them implement their goals, such as 
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the goal of addressing affordable housing through ADU’s.  (Section 4.050(2), (3), (11), (14), 
and (22)) 

This change is intended to comply with the changes in State law.  Criterion “3” is met. 

4. The following factors were consciously considered: 

The various characteristics of the areas in the City. 

The proposed amendment is being required by the State because of the many perceived 
benefits of using ADU’s to help address the need for housing affordability.  As discussed above, 
ADU’s can be added to the existing communities in Tualatin in a way that will let them capitalize 
on the existing infrastructure.  These proposed amendments include standards that will help 
assure that any ADU’s will not be visually detracting to existing neighborhoods.  Additional off-
street parking is currently required, thus putting less pressure on on-street parking needs.  
Specific clear and objective standards are required to help assure a high level of visual appeal.  
Using these tools will help maintain the character of the existing neighborhoods.   

The suitability of the area for particular land uses and improvements. 

As stated above, the benefit of ADU’s is that they use existing infrastructure to feather in 
additional populations where no additional infrastructure would be needed.  ADU’s will only be 
allowed in the RL & RML with small lot subdivisions. 

Trends in land improvement and development. 

The proposed changes are required by the State.  Metro, Washington County and several other 
organizations are pushing to use all possible tools to address the rapidly rising costs of housing.  
ADU’s will not solve the problem alone, but will help add flexibility and options where they are 
needed.   

Property Values. 

An ADU is an improvement to a property.  Adding improvements of any kind to a property 
typically increases the value of the property.  It is not known precisely how the addition of an 
ADU will affect the neighboring properties, though generally ADU’s have gained popularity 
elsewhere in the Metro area over time.  Staff has addressed this by applying consistent 
standards, the same clear and objective developments standards that are required for single-
family dwellings today to ADU’s.  Using the application of the same standards helps assure that 
the quality of the ADU’s will be similar or better than those of the associated primary home, thus 
addressing property values.   

The needs of economic enterprises and the future development of the area. 

The proposed code amendments are related to ADU’s which are only permitted wherever a 
single-family home is permitted.  As such, they are not permitted in commercial or industrial 
areas.  They should not affect the economic enterprises except to provide short-term work for 
contractors through construction.   

Needed right-of-way and access for and to particular sites in the area. 

As was previously mentioned, construction of ADU’s will not require any additional 
infrastructure, including streets or access.   
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Natural resources of the City and the protection and conservation of said resources. 

As was previously mentioned, an ADU can only be added to a property that already has an 
existing single-family house.  All proposed ADU’s will be reviewed by staff to ensure that they are 
not proposed in locations where natural resources may be impacted.  Additionally, new 
developments have the possibility of impacting existing resources whereas ADU’s are only 
permitted where development already exists.  This makes ADU’s potentially less impactful than 
other types of housing development, such as new apartment complexes.   

Prospective requirements for the development of natural resources in the City. 

See above.   

And the public need for healthful, safe, aesthetic surroundings and conditions. 

Because ADU’s will be placed within existing residential planning districts, they are largely 
assured to meet this factor.  Generally, all existing development has been previously reviewed to 
assure they are healthful, safe and aesthetic; though each will be reviewed to assure standards 
are met.  The same standards applied to single-family homes that are applied to ADU’s such as 
setbacks.   

Proof of change in a neighborhood or area. 

The request is not proposed to address any deficiencies in existing neighborhoods.   

Mistake in the Plan Text or Plan Map. 

The request is not proposed to correct an error or mistake in the plan text or map; rather it is 
proposed to address the State requirement.   

All of the above factors were consciously considered; therefore, Criterion “4” is met. 

5. The criteria in the Tigard-Tualatin School District Facility Plan for school facility capacity have 
been considered when evaluating applications for a comprehensive plan amendment or for a 
residential land use regulation amendment. 

The proposed text change will allow a homeowner to add a detached ADU to their property.  The 
City is anticipating the actual development of ADU’s to be slow based on the generally slower trends 
the Portland Metro area has seen in suburban areas as compared with Portland.  The idea is to 
feather in new populations where they already exist.  As such, the impact to schools should be 
minimal.  Additionally, the text change is required by State Law.   

6. Granting the amendment is consistent with the applicable State of Oregon Planning Goals and 
applicable Oregon Administrative Rules. 

The change is the result of the revision to State Law.  Of the 19 statewide planning goals, Planning 
staff determined that Goal 10 is highly applicable, as it is the Housing Goal.  Other Goals are 
somewhat applicable, such as Agriculture (Goal 3), Forest Lands (Goal 4), Natural Resources (Goal 5), 
and Air, Water and Natural Hazards (Goal 7), because the use of ADU’s will help protect agriculture 
and resources by building in areas that are already urbanized.    

Goal 10, the Housing Goal, is implemented through the Comprehensive Plan.  The proposed text 
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change is consistent with the Comprehensive Plan, therefore, they are consistent with the State 
Goals as well.  Goal 10 also suggests that incentives be used to help stimulate rehabilitation of 
housing, to increase density in creative ways, reduce impacts to the City, build where capacity 
already exists, and most importantly, requires consideration of impacts to lower income households.  
The proposed text changes will permit ADU’s which will positively implement each of these required 
Goal 10 provisions.   
 
The proposed changes are highly compatible with the Oregon Revised Statues revised through 
SB1051 as the text changes are implementing these recent ORS additions.   
 
The PTA is consistent with Statewide Planning Goals 3, 4, 5, 7 and 10; therefore, Criterion “6” is met. 
 
7. Granting the amendment is consistent with the Metropolitan Service District’s Urban Growth 

Management Functional Plan. 

The Urban Growth Management Functional Plan (UGMFP), codified in Metro Code 3.07.  Title 1 
pertains specifically the housing capacity needs in the Metro area and each Cities reasonability to 
accommodate the ‘fair-share’ of housing need.  Title 1 Section 3.07.120(g) echoes the new State 
requirement for ADU’s explaining: 

A city or county shall authorize the establishment of at least one accessory dwelling unit for 
each detached single-family dwelling unit in each zone that authorizes detached single-family 
dwellings. The authorization may be subject to reasonable regulation for siting and design 
purposes. 

The PTA is highly consistent with this provision and the Metro Plan.   

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

The proposed text change will potentially add ADU’s throughout the City.  Should every single-family 
home add an ADU the traffic could be impacted.  However, it is important to understand that not all 
existing single-family homes will be able to add an ADU.  Standards like lot coverage, parking 
requirements, setbacks and other standards will limit possible placement of ADU’s.  Some lots may 
not be able to accommodate an ADU at all.  Because the specific placement of the future ADU’s are 
not known, nor can the City estimate the quantity of units that will be constructed, no specific traffic 
analysis is possible at this time.  Placing ADU’s where homes exist will help assure access to transit.  
Also, allowing them anywhere single-family homes are permitted will help spread them out 
throughout the City and not concentrate them in one location.  This will dilute the possible traffic 
impacts.  The City does not anticipate substantial traffic impacts based on the proposed text 
amendments.   

9. Granting the amendment is consistent with the objectives and policies regarding potable 
water, sanitary sewer, and surface water management pursuant to TDC 12.020, water 
management issues are adequately addressed during development or redevelopment 
anticipated to follow the granting of a plan amendment. 
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The ADU’s are only permitted where an existing single family home is already connected to utilities 
such as water and sewer.  Any on site water management issues or concerns will be addressed by 
the building department through the building permit process, same as any other single family 
development.  The code previously required all ADU’s to hook up to the main dwelling’s utilities.  
That has not been changed.  A new ADU is not permitted to have individual connections to any 
utilities.  While the addition of an ADU will increase the volume of the utilities used on site, there 
will be no need for new connections.  Additionally, because they will be smaller than the main 
house, they will be using less utilities than a standard home, thus increasing the efficiency per 
person overall.  Lastly, it should be re-emphasized that this is a State requirement.     

10. The applicant has entered into a development agreement. 
(a)  This criterion shall apply only to an amendment specific to property within the Urban 

Planning Area (UPA), also known as the Planning Area Boundary (PAB), as defined in both 
the Urban Growth Management Agreement (UGMA) with Clackamas County and the 
Urban Planning Area Agreement (UPAA) with Washington County. TDC Map 9-1 illustrates 
this area. 

(b)  This criterion is applicable to any issues about meeting the criterion within 1.032(9). 

As the PTA is not property-specific and the applicant (the City of Tualatin) has not entered into an 
associated development agreement, Criterion “10” is not applicable. 

 

 

Exhibits 

Exhibit 1- Tualatin Housing Inventory August 2017 



 

621 SW ALDER ST, SUITE 605, PORTLAND, OR  97205  503/295-7832 

MEMORANDUM 
 

DATE:  August 2, 2017 
 

TO:  Alice Cannon 
  Assistant City Manager  
  CITY OF TUALATIN 

 

FROM:  Jerry Johnson 
  JOHNSON ECONOMICS, LLC 
 

SUBJECT: Tualatin Housing Inventory 
 

 
 

JOHNSON ECONOMICS was retained by the City of Tualatin to collect and analyze data on Tualatin’s housing 

stock in order to inform a discussion regarding housing availability and affordability within the city. This 

memo presents the data and the sources used in the collection process.    

 

INVENTORY 
We estimate that the City of Tualatin currently has a total inventory of 11,346 residential units. Of these, 

53% are single-family detached units; 7% are single-family attached units; and 40% are multi-family units. 

The figures are derived from geocoded taxlot data (Oct 2016), provided by Metro.  

 

FIGURE 1: HOUSING INVENTORY BY TYPE OF STRUCTURE (4Q16)

  
SOURCE: Metro, Washington County, JOHNSON ECONOMICS 
 

PRICE LEVELS 
The charts included on the following two pages display the price distribution in Tualatin for ownership and 

rental housing by type of structure. Sales prices are based on transactions from the past 12 months, 

recorded in the RMLS system, including active and pending listings. Single-family rents are based on listings 

on various online platforms from the past three years, collected by Rainmaker, adjusted to current levels 

via a rent index developed from average rents in the Tigard-Tualatin-Sherwood market, as reported by 

Multifamily NW. Multi-family rents were collected by JOHNSON ECONOMICS for this analysis through a survey 

of 23 multi-family projects, covering 89% of the city’s multi-family rental stock.  
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FIGURE 2: PRICE DISTRIBUTION, OWNERSHIP HOMES, BY HOUSING TYPE 

  
SOURCE: RMLS, Metro, JOHNSON ECONOMICS 

  

Segment % Cumulative

$100-149k 0% 0%

$150-199k 0% 0%

$200-249k 0% 0%

$250-299k 2% 3%

$300-349k 10% 13%

$350-399k 20% 33%

$400-449k 19% 51%

$450-499k 12% 64%

$500-549k 12% 76%

$550-599k 8% 83%

$600-649k 5% 89%

$650-699k 3% 91%

$700-749k 2% 93%

$750-799k 2% 95%

$800-849k 0% 95%

$900-949k 0% 96%

$950-999k 0% 96%

$1,000k + 4% 100%

Segment % Cumulative

$100-149k 0% 0%

$150-199k 3% 3%

$200-249k 21% 24%

$250-299k 69% 93%

$300-349k 3% 97%

$350-399k 0% 97%

$400-449k 0% 97%

$450-499k 3% 100%

$500-549k 0% 100%

$550-599k 0% 100%

$600-649k 0% 100%

$650-699k 0% 100%

$700-749k 0% 100%

$750-799k 0% 100%

$800-849k 0% 100%

$900-949k 0% 100%

$950-999k 0% 100%

$1,000k + 0% 100%

Segment % Cumulative

$100-149k 4% 4%

$150-199k 21% 25%

$200-249k 70% 96%

$250-299k 3% 99%

$300-349k 0% 99%

$350-399k 0% 99%

$400-449k 1% 100%

$450-499k 0% 100%

$500-549k 0% 100%

$550-599k 0% 100%

$600-649k 0% 100%

$650-699k 0% 100%

$700-749k 0% 100%

$750-799k 0% 100%

$800-849k 0% 100%

$900-949k 0% 100%

$950-999k 0% 100%

$1,000k + 0% 100%
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FIGURE 3: RENT DISTRIBUTION, RENTAL HOMES, BY HOUSING TYPE 

 
SOURCE: Rainmaker, property managers, property websites, CoStar, Metro, JOHNSON ECONOMICS 

Segment % Cumulative

$500-749 0% 0%

$750-999 1% 1%

$1,000-1,249 0% 1%
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For ownership housing, the single family attached classification includes townhomes and duplexes with a 

common wall. The multi-family category represents condominiums. These same definitions apply to the 

rental units, with multi-family units largely reflecting traditional rental apartments.  

VACANCY 

Based on our survey of apartment projects in Tualatin, which represents 89% of all multi-family rentals and 

69% of the entire rental stock in the city, we estimate that there are around 240 vacant units available for 

rent in Tualatin. These represent a vacancy rate of 4.2%, somewhat lower than what is considered a 

balanced market. If we exclude the newly opened River Ridge Apartments, which had 100 vacant units at 

the time of our survey, the vacancy rate is 2.8%.  

 

Within the ownership segment, the best measure of vacancy is the Census Bureau’s American Community 

Survey, which in its most recent dataset (2011-15) reports 20 units vacant and available for sale within 

Tualatin. This represents 0.4% of the total stock of ownership housing. For context, 45 ownership homes 

are currently listed for sale in the city.  

 

FIGURE 4: VACANCY BY HOUSING TENURE 

  
SOURCE: Metro, Washington County, JOHNSON ECONOMICS 
 
 

REGULATED AFFORDABLE HOUSING 
Based on data from HUD and Oregon Housing and Community Services (OHCS), there are three regulated 

affordable housing projects in Tualatin. These are Woodridge Apartments (264 units), Tualatin Meadows 

(240 units), and Terrace View Apartments (100 units). Together, the properties total 604 units, accounting 

for 11% of the city’s rental stock. All three projects are restricted to households with incomes below 60% 

of the area’s median family income (MFI).  
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According to the Washington County Department of Housing Services, Tualatin currently has 127 

households receiving Section 8 housing vouchers. The Oregon Section 8 (Housing Choice Voucher) Program 

is a federally sponsored program that helps low-income households in the state of Oregon to find and pay 

for affordable housing. The program operates on a free to choose basis where the participants are issued 

with a housing choice voucher and are free to choose a housing unit of their choice provided it meets the 

programs health and safety measures. To qualify for the program, applicants must typically have an income 

that is less than 50% of the area’s median income. Applicants must also be residents of the state of Oregon 

and either US national or registered legal aliens. 

The following map displays the locations of the three regulated apartment properties in the city.  

 

FIGURE 5: REGULATED AFFORDABLE HOUSING 

  
 

 

  
SOURCE: OHCS, Metro, JOHNSON ECONOMICS 

 

NAME ADDRESS YEAR BUILT TYPE AFFORDABILITY UNITS

WOODRIDGE APARTMENTS 11999 SW TUALATIN RD 2002 LIHTC 60% MFI 264

TUALATIN MEADOWS 18755 SW 90TH AVE 2000 LIHTC 60% MFI 240

TERRACE VIEW APARTMENTS 6685 SW SAGERT ST 1977 LIHTC 60% MFI 100

TOTAL 604

VOUCHER-SUPPORTED HOUSING UNIT

REGULATED AFFORDABLE HOUSING PROJECT
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