
 

 

 

15115 SW Sequoia Parkway, Suite 150  |  Tigard, OR 97224  |  503.684.0652  |  westlakeconsultants.com 

Neighborhood / Developer Meeting 
April 1, 2024  

 

RE:   9300 SW Norwood Road Tualatin OR 97062 

Proposed:   Rezone from Institutional to RML (Medium Low Density Residential) with 

Comprehensive Plan Map Amendment and  

Subdivision for Residential Housing with Architectural Review 

    

Dear Property Owner/Resident: 

 

Westlake Consultants, Inc. is representing Norwood Horizon Holdings for the property located at 9300 SW Norwood 

Road, Tualatin, OR 97062.  The site is approximately 9.3 acres in size and includes Tax Lot 108 (1 acre) and a portion 

of Tax Lot 106 (8.3 acres), both on Tax Map 2S135D – see maps provided on the reverse side of this letter – and visit 

our project website: 

 

We're Listening | SW Norwood Rd      NORWOODHOUSING.COM 

 

As per the series of community meetings we have held since last August discussing this site, we will be applying for 

formal land use approvals (i) rezoning from Institutional to Medium Low Density Residential (RML), including a 

comprehensive plan map amendment, (ii) subdividing the site for residential homes, and (iii) architectural review of 

the proposed housing.  Prior to applying to the City of Tualatin, we would like to take the opportunity to discuss the 

proposal in more detail with you. 

 

You are invited to attend an in-person meeting: 

 

Wednesday    April 17th, 2024    7:00 p.m. 

In the Community Room at Marquis Tualatin 

19805 SW Boones Ferry Road     Tualatin, OR  97062 
 

The purpose of this meeting is to provide a forum for the Applicant and surrounding Property Owners/Residents to 

review the proposal and to identify issues so that they can be considered before formal land use applications are 

submitted to the City. This meeting gives you the opportunity to share with us any special information you know 

about the property involved. We will attempt to answer questions which may be relevant to our project. 

 

Please note this meeting will be an informational meeting on preliminary development plans. These plans may be 

altered prior to submittal of the applications to the City of Tualatin. 

 

We look forward to more specifically discussing the proposal with you. Contact me at 503-684-0652 or 

ksandblast@westlakeconsultants.com if you have questions. 

 

Sincerely, 

 
Kenneth Sandblast, AICP 

Director of Planning  



SITE  LOCATION  MAP

SITE  ZONING  MAP























at COMMUNITY  ROOM - MARQUIS  TUALATIN  

19805 SW  BOONES  FERRY  RD

7:00 pm    WEDNESDAY  APRIL 17, 2024

PROPOSED:

REZONE  TO  “RML” w/ PLAN  AMENDMENT, 

SUBDIVISION &  ARCHITECTURAL REVIEW       

2S-1-35D TAX LOTS  108 & 106 (Portion)

MORE  INFO:   KEN SANDBLAST   503-684-0652

MEETING  NOTICE 









THE NORWOOD 

PROJECT

APRIL 17TH, 2024

NEIGHBORHOOD DEVELOPER MEETING

WWW.NORWOODHOUSING.COM

WWW.NORWOODHOUSING.COM

KEN ALLEN, DEVELOPER

http://www.norwoodhousing.com/


PITCH DECK

NORWOOD 

AGENDA

TONIGHT

1. OVERALL VIEW OF VISION

2. REVIEW CONCEPT SITE PLANS 

3. SAMPLE HOUSING TYPES

4. REVIEW OF APPLICATION

5. TREE SUSTAINABILITY PLAN

6. TRAFFIC IMPACTS & STUDY

7. OPEN PUBLIC QUESTIONS
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SUSTAINABLE 

PRINCIPLES

• Mix of land uses

• Housing Choices

• Walkability

• Open Space

• Transportation

• Integrate Eco Systems

• Watershed Health

• Reuse, Recycle, Regenerate

• Green Building

• Work Together

SUSTAINABLE PRINCIPLES



GABE HEADRICK TO 

REVIEW HOUSING PLANS

1. ATTAINABLE HOUSING OPTIONS

2. ATTACHED TOWNHOMES

3. DETACHED COTTAGE HOMES











REQUEST 

FROM CITY

KEN SANDBLAST TO REVIEW 
APPLICATION WITH CITY

1) DOWN ZONE TO RML

2) COMP PLAN AMENDMENT

3) SUBDIVISION AND ARCH REVIEW









TREE 

PRESERVATION

PLAN

TODD PRAGER TO REVIEW TREE 
PRESERVATION PLAN





TRAFFIC 

IMPACT

PLANNING

JENNIFER DANZIGER TO REVIEW 
TRAFFIC IMPACT PLAN



Transportation 

Impact Analysis (TIA) 

Overview
JENNIFER DANZIGER



April 17, 2024

Topics of Today’s Presentation

 Why a Transportation Impact Study?

 Types of Studies

 Study requirements and assumptions

 Findings



April 17, 2024

Why do a Traffic Study?

• A traffic study may be required by the City of Tualatin when a land 

development project or zone change is proposed. 

• The purpose of the study is to demonstrate that the transportation facilities 

in the vicinity of the proposed development can accommodate the new traffic 

added by the proposed development.



April 17, 2024

Types of Studies

• A Trip Generation and Distribution Description describes how much new 

traffic would be added by a proposed development and what routes it would 

use.

• A Transportation Impact Analysis (TIA) is a more detailed study that looks at 

how a proposed development would affect the safety and operations of the 

transportation network.

• A Transportation Planning Rule (TPR) Analysis examines the long-term impacts 

of a proposed zone change to ensure consistency between the land use and 

transportation elements of the City’s Comprehensive Plan.



April 17, 2024

When is a Traffic Study Required?

• A Trip Generation and Distribution Description is generally required for 

projects that will add more than 100 new vehicle trips per day to the 

transportation network.

• A Transportation Impact Analysis (TIA) is generally required for projects that 

will add more than 500 new vehicle trips per day or 60 new vehicles trips 

during busiest hours of the day (typically morning and evening commute 

times) to the transportation network. 

• A Transportation Planning Rule (TPR) Analysis is required for a proposed zone 

change that will potentially generate more trips than the existing zoning.



April 17, 2024

General TIA Requirements

 A study area defined by the affected agencies

o All proposed site access points.

o Intersections where more than 500 additional daily trips or 60 additional peak hour 

trips will be added by a proposed development.

o Walking and cycling routes to nearby transit stops and schools.

 Traffic volumes – Morning and Evening Peak Hours

o Existing condition

o Trip generation for proposed development using industry standard trip rates

o Forecast conditions without and with the proposed project for the opening year of 

the development



April 17, 2024

General TIA Requirements (continued)

 Safety

o Review of historical crashes in a study area
o Assessment of sight distance at accesses
o Evaluation of possible safety improvements such as turn lanes or a 

traffic signal
 Intersection Operations

o Delays and capacity utilization which are compared to mobility 
standards established by the roadway/intersection owner 
(typically Tualatin, Washington County, or ODOT)

o Queues at intersections and driveways that could affect operations 
and safety

Possible mitigation to address impacts



April 17, 2024

Data Collection

 Traffic Counts

o Morning peak period – typically 7:00 to 9:00 AM

o Evening peak period – typically 4:00 to 6:00 PM

o Collected on a midweek day (Tues-Thurs) when school is in 

session

o Busiest hour in each period is used for analysis

 Safety Data

o Five years of reported crash data at each study intersection

o Sight distance measurements at each proposed site access



April 17, 2024

General TPR Analysis Requirements

 Traffic volumes

o Trip generation for existing zoning and proposed zoning based on a “reasonable 

worst-case” development scenario – this may not be what is proposed for the 

development 

o Forecast conditions for the existing and proposed zoning for a planning year of the 

development that corresponds with the forecast year for the City’s Transportation 

System Plan

 Intersection Operations

Possible Mitigation



PUBLIC 

QUESTION &

ANSWER 

SESSION



THANK YOU

NEXT STEPS!

CITY PLANNING 

COMMISSION REVIEW

May & June 2024
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