REGULAR MEETING OF THE
WOOD VILLAGE CITY COUNCIL
March 30, 2017
AGENDA
6:00 P.M.

PLEDGE OF ALLEGIANCE
1. Citizen Comments (non-agenda items)
2. Discussion: Paperless City Council Packets
3. Discussion: Two-City Recreation Program
4. Ordinance 3-2017: Comprehensive Plan Update

Public Works
• Director’s Report
Finance
• Director’s Report
City Manager:
• City Calendar
• Annual Performance Plan
City Attorney
Mayor and Council Comments and Reports
ADJOURN
The meeting location is wheelchair accessible. This information is available in large print upon
request. To request large-print documents or for accommodations such as assistive listening device,
sign language, and/or oral interpreter, please call 503-667-6211 at least two working days in advance
of this meeting. (TDD 1-800-735-2900).
NEXT MEETING: Tuesday, April 11, 2017

City Council Agenda Item Staff Report
Meeting Date: March 30, 2017

TO:

Mayor and Councilors

FROM:
Bill Peterson: City Manager
Authored by: Greg Dirks: HR/Records Manager
DATE:

March 24, 2017

SUBJECT:

Paperless City Council Packets

Requested Council Action
Review and discuss the available technology, and select a device for use.
Background
The City Council reviewed paperless Council Packet options at their meeting on February 16th.
At that time the Council directed that the current tablet be updated with a new operating system,
and PDF annotation program. After further research it was discovered that the tablets could not
be successfully updated. The Council then directed that a couple of different options be provided
for testing and review. The Council was provided with a Lenovo Yoga 14 which Councilor
Mark Clark has been testing. Mayor Tim Clark has been testing a Surface Pro 3. Both options
have XODO, a PDF annotation program installed to review City Council packets.
Next Steps
Each Councilor is requested to select a device, and staff will procure that model. In addition,
each unit will be programmed for each individual council with their email, and other Office
programs.
Alternatives
The Council has an array of options, and potential alternatives include:
• Request a different type of unit for review.
• Remain with the current tablet (Dell Venue 11 Pro).
• Request that additional options for paperless packets be discussed.
Fiscal Impact
The Lenovo Yoga 14 retailed for approximately $800, and the Surface Pro 3 including keyboard
was approximately $650.
City Goal
Electronic Council Packets would help achieve City Goal 7: Environmental Responsibility.
Suggested Motions
No specific motion is suggested. Staff is seeking direction on which technology the individual
Councilors would prefer for their paperless packets.

City Council Agenda Item Staff Report
Meeting Date: March 30, 2017

TO:

Mayor and Councilors

FROM:
Bill Peterson: City Manager
Authored by: Greg Dirks: HR/Records Manager
DATE:
SUBJECT:

March 24, 2017
Discussion: Two-City Recreation Program

Requested Council Action
Debrief and discuss the joint-session City Council meeting that occurred with Fairview on
Tuesday, March 21, 2017, and provide staff with direction for moving forward.
Background
Nearly a year ago, the three east county cities began a discussion of a potential recreation
program. At the time, the existing program in Troutdale was viewed as the probable vehicle for
combining into a regional program. Troutdale officials determined not to participate and to keep
their program designed for Troutdale residents. Following the exit from participating by
Troutdale, Fairview and Wood Village elected to enter into an intergovernmental agreement to
secure the services of a Hatfield Resident from Portland State University to conduct a feasibility
analysis of providing a two-city program.
The Council received an update at their meeting on March 14th in advance of the March 21st
meeting. The meeting of March 21st raised additional questions and concerns, which will be
addressed and discussed.
Next Steps
Review and discuss the meeting of March 21st, and provide direction on moving forward.
Alternatives
No alternatives are provided as the Council is requested only to discuss this matter and provide
direction and feedback from the meeting on the 21st.
Fiscal Impact
The program will have an annual municipal cost of just in excess of $42,000 per year for three
years as currently configured. There is no decision yet about the program, nor the specific
asking of an additional funding to continue the services of Ms. Ashford to launch an immediate
program.
City Goal
This action will contribute to City Council GOAL 3: High Quality, cost-effective public utilities,
parks and events.
Suggested Motions
No specific motion is suggested.

Consideration of Amendments to the Wood Village
Comprehensive Plan
Staff Report
City Council Meeting March 30, 2017
TO:

Planning Commission

FROM: Bill Peterson, Carole Connell, and Marie Kizzar
DATE: 22 March, 2017
SUBJECT: Proposed Amendment to the Comprehensive Plan
Requested Council Action
The City Council is requested to complete a de novo hearing on the Comprehensive
Plan amendments, and act via ordinance to adopt revisions to the Comprehensive Plan.
I. Application Data
Request: City File # COMP/PLANC17-01 Comprehensive Plan Amendments. This is a
request by the City to amend the Wood Village Comprehensive Plan, to revise the Plan
to match with the input received around the development of the Town Center Master
Plan, eliminate data and statements in the plan that are no longer accurate, and replace
the hand drawn maps in the plan with updated mapping. This staff report uses the work
for the Planning Commission entirely, and because the Planning Commission meeting
on this proposal was not conducted until March 23, 2017, the detail findings from the
Planning Commission and their recommendations will all need to be included in a
supplemental staff report to the City Council not later than Monday, March 27, 2017.
All work is as identified in the discussions with the Planning Commission functioning as
the citizen involvement coordinators, and derived from the more than 300 hundred
separate individuals that participated in the community visioning process and the
outreach processes associated with the Town Center development.
•

Public Hearings: The Planning Commission will hold a hearing on March 23,
2017, and the City Council will hold a hearing on March 30, 2017. In conjunction
with the Town Center project development, the City and a consulting team
interviewed both developers and community members in order to understand
local context and expectations for the Town Center.
o Conducted five focus groups with a variety of ethnic communities in Wood
Village in order to understand their values and expectations for the Town
Center.
o Hosted a community workshop to obtain input on the vision and needs for
the potential development of the Town Center.
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o Facilitated Technical and Citizen Advisory Committees review and
comment on all project work products.
o Completed a detailed evaluation of the economic feasibility of various
development options for the Town Center area
• Comprehensive Plan Amendment Review Criteria
Section 610.010 through 610.040, Wood Village Zoning and Development Code;
Comprehensive Plan Amendments
A. 610.010 Purpose. “The Comprehensive Plan is the official and controlling
land use document of the City, providing guidance to both public and private
activities which affect the growth, development, and livability of the
community. The Plan is intended to be a flexible document, reflecting
changing circumstances and community attitudes through occasional
amendments. This section provides a process whereby the Comprehensive
Plan may be amended without violating the integrity of the Plan or frustrating
its basic purposes. This process applies to proposed changes to the
Comprehensive Plan map designations, and text.”
B. 610.020: In accord with the requirements of this section, the amendment of
the Comprehensive Plan was initiated by the City Manager and brought to a
combined meeting of the City Council and the Wood Village Planning
Commission November 8, 2016, where the land use and preferred master
plan identification was made for the Town Center. Enabling these uses
requires the Comprehensive Plan and the fact that it is the “controlling
document” concerning planning activities, must be revised to meet the land
use designations identified by the combined meeting. All proposed
amendments to the Comprehensive Plan are text amendments or the
adoption of supporting maps in the plan. No Comprehensive Plan
designations on specific parcels of land are proposed to be modified by the
amendments.
C. 610.030: This process is legislative, not quasi-judicial. It is the City initiating
this action.
D. 610.040: Review Criteria: All changes must meet the requirements of the
Code, which provides: Amendments to the Comprehensive Plan will be
approved if the Council finds that the applicant has shown that the following
applicable criteria are met:
a. A legislative amendment is consistent with the goals and policies of
the Comprehensive Plan, the statewide planning goals, and any
relevant area plan adopted by the City Council.
b. A legislative amendment is needed to meet changing conditions or
new laws.
• Section 560.100 to 560.170, Wood Village Zoning and Development Code;
Legislative Process which provides that the proposals must more appropriately
reflect the vision, goals, and policies of the City of Wood Village than the
currently adopted provisions, and that any changes that impact transportation
facilities are fully evaluated.
• Statewide Planning Goals
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Nineteen statewide goals exist, and the City Comprehensive Plan
addresses the following:
 Goal 1: Citizen Involvement
 Goal 2: Land Use Planning
 Goal 5: Natural Resources, Scenic and Historic Areas and Open
Spaces
 Goal 6: Air, Water and Land Resources Quality
 Goal 7: Areas Subject to Natural Hazards
 Goal 8: Recreational Needs
 Goal 9: Economic Development
 Goal 10: Housing
 Goal 11: Public Facilities and Services
 Goal 12: Transportation
 Goal 13: Energy Conservation
 Goal 14: Urbanization
 Goals not applicable to Wood Village:
• Goal 3: Agricultural Lands
• Goal 4: Forest Lands
• Goal 15: Willamette River Greenway
• Goal 16: Estuarine Resources
• Goal 17: Coastal Shorelands
• Goal 18: Beaches and Dunes
• Goal 19: Ocean Resources
Exhibits
Redline Version of Comprehensive Plan Proposal
Ordinance Number 3, 2017, with Exhibit
Wood Village Town Center Market Analysis
Wood Village TGM Outreach Workshop Final Report
Wood Village Town Center Land Use Alternatives
o

II. Background:
In June of 2015, the City of Wood Village filed an application with the Transportation
Growth Management Program to focus on the status of the Town Center. The total
area, over 81 acres, was dominated by the Multnomah Greyhound Park grandstand
structure, a then derelict building dominating the over 30 acres of developable lands
located to the north of the current Kohl’s and Fred Meyer structures in the Town Center.
The site had been stagnant for nearly a decade, and the City proposed an interactive
community driven process to update the plan for the lands and work to induce
investment in the Town Center.
Following the selection of a project prime contractor and executing grant documents,
the Wood Village Town Center Master Plan (TCMP) and Transportation System Plan
(TSP) Update project team held interviews to better understand the issues, needs,
opportunities and concerns that stakeholders have with respect to the Wood Village
Town Center. The City of Wood Village, ODOT and the consultant team worked
together to identify the list of stakeholders. The project team sought to obtain various
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perspectives including those of City residents, businesses, nearby jurisdictions and
members of the real estate and development industries.
As part of this process, team members conducted 18 separate meetings. Some of the
meetings were with small groups, so a total of 38 individuals participated in interviews.
A key goal of the TCMP project is to recommend land uses that have market feasibility
so that development may occur in the near term. Therefore, eight of the interviews (with
a total of 11 individuals) were held with members of the real estate and development
communities. In addition, a particular effort was made to meet with representatives from
neighborhoods immediately adjacent to the Town Center and from the large ethnic and
low income communities living in Wood Village.
Following the stakeholder interviews, the team began a focus on the identified minority
groups and a forum to gather all of the community. A series of individual focus groups
with the following groups were conducted:
Ukrainian, Russian, Laotian, Vietnamese, Hispanic
Combining the inputs from these focus groups that engaged over a hundred individuals,
the team conducted two community meetings. Both meetings were well attended, with
more than one hundred different individuals identified at one of the two meetings. While
much of the input focused on the specifics of the Town Center, the overall community
input shared values on housing types, infrastructure, transportation, and similar topics.
While preparing the details of the Town Center Zoning code proposal, the new owners
of the former Multnomah Greyhound Park pointed out a series of conflicts between the
Comprehensive Plan provisions and the proposed uses in the Town Center, including
the recommended uses that were emerging from the work of the project team.
It was obvious that the language of the Comprehensive Plan did not support changes
proposed, that the mapping was severely outdated and no longer effective, and that the
plan contained provisions that were technically no longer correct or were severely out of
date. Following contact with the Department of Land Conservation and Development,
the City originated this process through the Planning Commission and City Council joint
meeting, allowing amendment of the Comprehensive Plan to be considered.
The proposed Comprehensive Plan is attached. A summary of the proposed
amendments is as follows:

Identified Section
Introduction
Introduction
Introduction
Location Map

Comprehensive Plan Update
Summary of Amendments
Character or Type of Update
Elimination of Goal Conflict Descriptions
Update to Historical Facts on the Multnomah Greyhound
Park Status
Update references to current Metro and other Regional
Plans
Replace Hand Drawn Map with GIS Generated Map
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Physiographic Analysis
Citizen Involvement
Agricultural Lands
Air, Water and Land Resource Quality
Air, Water and Land Resource Quality
Air, Water and Land Resource Quality
Air, Water and Land Resource Quality
Areas Subject to Natural Disasters and
Hazards
Areas Subject to Natural Disasters and
Hazards
Open Spaces and Recreation Needs
Economic Development
Economic Development
Economic Development
Economic Development

Economic Development

Economic Development
Economic Development
Economic Development
Housing

Housing
Housing
Housing
Housing
Housing
Public Facilities and Services

Replace Hand Drawn Map with GIS Generated Map
Correct Historic Assertions no longer correct
No Changes
Eliminate Car Pool Policy Statement
Update Air Quality Attainment Data with current
information
Eliminate reference to an outdated handbook
Amend policy on erosion and sediment control to reflect
current status
Update Mapping
Eliminate Flooding Maps and Utilize only FEMA
generated Maps
Update information to reflect Park Master Plan
information from 2014
Eliminate the table that identified available and buildable
lands
Reference Current Census Data and Metro documents
Recognize the important role of transit service
Update information on the Town Center to reflect
lodging, entertainment, and mixed uses as identified in
the new plan
Revise Need for Industrial Lands to current information
and reference continuing sources for this information to
keep the plan current
Revise extensive language about the Multnomah
Greyhound Park
Modify policies to recognize entertainment and lodging
uses in TC
Eliminate Reference to Metro Function Plan
Employment Targets
Update Population Estimates and reference Portland
State official population information for future
considerations
Correct Employment data to more current information
Eliminate a document identified as the "Housing Matrix"
Recognize Urban Renewal as a Tool
Revise Goals to reflect changes in the Town Center
housing targets
Revise outdated maps
Update multiple sections to reflect the status of current
master plans for the public facilities including storm
water, transportation, sewer, water, parks and
recreation
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Public Facilities and Services
Public Facilities and Services
Public Facilities and Services
Public Facilities and Services
Public Facilities and Services
Transportation
Transportation

Transportation
Transportation
Transportation
Transportation
Transportation
Energy
Energy
Energy
Energy
Energy
Energy
Urbanization

Urbanization

Urbanization
Urbanization
Urbanization
Closing Mapping
Closing Bibliography

Update medical facilities references to current status
Update solid waste information to current status
Update Public Safety service provision methods to
current
Eliminate policy statement that refers to urbanizing area
(there is not any)
Add policy indicating rates and SDC's will be enacted
and maintained to pay for needed future capacity
Revise commuting estimate to current data
Update regional transportation references to include
TriMet Eastside Enhancement Plan, Metro Regional
Transportation Plan
Update Definitions of Roadway Types
Eliminate Reference to "proposed projects" that have
been completed
Revise designation of Transit Streets in accord with the
TSP
Eliminate Reference to a Park and Ride potential use
Update Mapping
Eliminate reference to programs no longer available,
and to data that cannot be verified or updated
Eliminate reference to 1975 energy consumption data
by origin
Eliminate policy statement encouraging car pool and
pooling service
Eliminate policy statement about lobbying TriMet
Eliminate work statement about code revision for energy
as the work has been completed
Utilize general statement of policy for encouraging
renewal energy sources
Update plan to reflect the absence of any
unincorporated lands adjacent to Wood Village and
reference to UGB areas
Update Population Estimates and reference Portland
State official population information for future
considerations
Policy statement in the text to reflect community value of
housing in the Town Center
Eliminate outdated provisions referencing early work on
the Town Center
Continue policy in infill, eliminate reference to Metro
2040 map
Update Comprehensive Plan and Zoning Maps
Eliminate
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III. Finding of Fact
A.

Analysis of Compliance with Statewide Planning Goals and the Wood
Village Vision and the determination that the Comprehensive Plan
proposed amendments are consistent with the goals and policies of the
Comprehensive Plan, the statewide planning goals, and any relevant area
and technical plans adopted by the City Council, or that legislative
amendment is needed to meet changing conditions or new laws.

1. Citizen Involvement: The Wood Village Comprehensive Plan “insures
opportunity for citizens to participate in all phases of the planning process.”
The work accomplished around the Town Center Master Plan update, and
resultantly, the work on this Comprehensive Plan input, has provided an
extensive public involvement process. The steps in public input on this
issue include:
a. Citizen Survey;
b. Stakeholder Meetings in Town Center;
c. Focus Groups;
i. Ukrainian
ii. Russian
iii. Hispanic
iv. Laotian
v. Vietnamese
d. Technical Advisory and Citizen Advisory Committees
i. Total Membership 29 individuals
e. Community Meetings
i. Total Attendance over 150
f. Multiple meetings of City Council and Planning Commission
The City finds that proper public notice, public meetings and a complete
process that accommodated language barriers and induces proactive
interaction on this matter was pursued. The City Finds that adequate
public process was provided to assure citizen involvement and that
minor amendments to the Citizen Involvement Policy in the
Comprehensive Plan are consistent with the remaining goals and
policies, will promote a robust citizen opportunity to engage, and
will meet updated legislation.

2. Land Use Planning: Modifications proposed to the Comprehensive Plan
through the process are summarized in the technical memorandum
identified as Wood Village Town Center Land Use Alternatives. This
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document reviews the process utilized to evaluate alternate potential uses,
the capacity and the ability of the lands to provide services to a variety of
uses in the Town Center area. Lands exterior to the Town Center are not
evaluated in this process, and no changes are proposed to the underlying
Comprehensive Plan provisions impacting other lands. Entertainment and
Lodging uses are now specified in the Town Center, however, those uses
were permitted or conditional in the Town Center in the current
configuration of land use provisions. The largest change occurs in the
elimination of mandatory housing provisions impacting land use
designations and potential uses in the Town Center and other nonresidential zones. The City Finds that the proposed modifications to
the Comprehensive Plan refine existing land use choices and are
consistent with the goals and policies of the City.
3. Goal 5: Natural Resources, Scenic and Historic Areas and Open
Spaces. Proposed changes to the Comprehensive Plan are predominantly
contained in the segment on OPEN SPACES AND RECREATIONAL
NEEDS, where extensive changes to the plan are made to reflect the
recently adopted Parks and Recreation Master Plan (April 2016) and
nominal changes to reflect the Historic designation of the Arata House.
Other modifications of the plan deal with the mapping of resources, where
the existing adopted plan relies on hand drawn maps depicting identified
slopes, soil types, and a variety of geographic information. The updated
plan draws on currently updated Geographic Informational System maps to
improve accuracy and refine the soil, drainage, slope and similar
geographic constraints that are identified in the plan. The City Finds that
the proposed modifications reflect and updates the specific plan,
including the research and basis for that parks plan, and the update is
consistent with the goals and policies of the City of Wood Village.
4. Goal 6: Air, Water and Land Resources Quality: Minor modifications to
the Comprehensive Plan focus on the updated Federal Emergency
Management Agency Flood Maps and their adoption, updated air quality
attainment data for the Portland Metropolitan area, and reference to a
former document, no longer available as a “handbook”, although a natural
hazards resource guide is now available. To recognize the changing
environment, language referencing no longer available documents is
removed. Language is also modified to refer to the Wood Village specific
sediment and erosion control standards in lieu of the Metro standard. The
City Finds that modifications to the plan are made to more accurately
reflect the goals and policies of the City of Wood Village and to modify
portions of the current plan that refer to outmoded, outdated, or
modified documents.
5. Goal 7: Areas Subject to Natural Hazards: No modifications are
proposed to the Comprehensive Plan, and all policies currently in place are

8

continued. Changes to the plan replace the hand drawn maps in this
segment of the code with current mapping resources. The City Finds that
the current Geographic Information System mapping of natural
hazards has been refined and is both more accurate and better
defined that the mapping currently included in the Comprehensive
Plan, resultantly, it more accurately reflects the goals and policies of
the City of Wood Village through accurate depiction of natural hazard
areas.
6. Goal 8: Recreational Needs: The Comprehensive Plan update relies on
the recently adopted Parks Master Plan to provide updated information on
service levels, adequacy of total open space and similar factual data. The
adopted plan is referenced in the Comprehensive Plan amendment
proposal. Recreational and Open space provisions from prior plans are
unchanged. Recent work in the two cities (Fairview and Wood Village) on a
potential Recreational Program is not reflected in the Comprehensive Plan
either currently or in the revisions. The recreational assets of the region
and the open space areas are identified in the current plan, and no
modification is proposed. The City Finds that the modifications to Open
Spaces and Recreational Needs are narrowly modified to adopt the
Wood Village Parks Master Plan as the tool to more appropriately
reflect the goals and policies of the City of Wood Village.
7. Goal 9, Economic Development, “To provide adequate opportunities
throughout the state for a variety of economic activities vital to the health,
welfare, and prosperity of Oregon’s Citizens”. Goal 9 was the primary
basis, along with the Goal 10 Housing provisions, for undertaking the
evaluation of the Town Center.
a. The City has conducted two major economic evaluations in the last
five years, one by Marketek and one by Leland and Associates. Both
works identify the economic realities of east Multnomah County, with
lower than metro area average incomes, a diverse population, and
limited land resources. The focus of both works was identifying key
policy specific actions that can maximize the economic impact of the
Town Center area and other land resources. The attached market
evaluations identify the primary users of the area, the market and
probability of economic activity, and projections of uses.
b. The City did not complete a vacant lands inventory, or update the
Metro Title IV employment lands work recently updated. Information
from both of these sources did inform the proposal to eliminate the
1997 era graphic on vacant and available lands. No substitute for the
graphic is proposed, instead the policy statements are written to
incorporate work completed by Metro and work underway on the
Halsey Corridor.
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c. At the time of the writing of this staff report, 1,600,000 square feet of
buildings are under construction permit in Gresham (Gresham Vista),
with over 500,000 pending for construction in Troutdale Reynolds
Industrial Park (Fedex and an internet based fulfillment company).
These combined employment projections have not been updated for
regional or state projections. Industrial land needs were updated
recently in the Metro Urban Growth Management report, as well as
the industrial lands supply evaluation. The key policies in Wood
Village to protect the use of industrially designated lands remain in
place with this proposed amendment.
d. The historic Multnomah Greyhound Park information contained in the
current Comprehensive Plan is all updated to reflect the cessation of
operations, demolition, current ownership, and the proposed
combination of entertainment, lodging and housing that is contained
in the Town Center plan currently pending for adoption.
The City Finds that:
The proposed combination of modifications reflect changes in
the current economy, reference to regionally updated
documents, and recognition of ongoing investments in
economic activities combined with the elimination of
employment target mandates no longer required by law to more
accurately reflect the goals and policies of the City of Wood
Village and modify the proposed plan to reflect changes in the
applicable law.
8. Goal 10: Housing: “To provide for the housing needs of citizens of the
state.” The state housing goal provides the most prescriptive approach of
all statewide goals in how to achieve a balance of needed housing and
housing types, with a buildable land inventory, inventory of affordable
housing types and governmentally assisted housing types, projections of
population, and determinations of land and housing units. In the context of
Wood Village, within the boundaries of the Portland Metropolitan Area,
where complex and detailed evaluations are completed for long term
housing mix and land availability, the presence of a variety of housing types
and proposed housing allocations through the urban growth management
reports. Reflecting this combination of resources, the Comprehensive Plan
is proposed to be changed to:
a. Reflect the allocation of housing units contained in the detailed
population projection from Metro for the Urban Growth Report
adopted in 2016, and
b. Update population information to reflect both Portland State
University formally adopted information and the Metro model for
population in the Portland Urban Growth Management area, and
c. Continuing to rely on the Town Center zone to accommodate
hundreds of housing units, recognizing that about 125 units will be
delivered within one year of the writing of this report, and
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d. Continuing to encourage the use of accessory dwelling units as a
method to provide affordable housing and expand the housing stock,
and
e. Acknowledge that the existing inventory of all housing types that is
contained in the adopted plan is not accurate, but that a full inventory
of all available housing in the community has not been completed,
and
f. The housing matrix is eliminated, without substituting housing
inventory numbers or provisions, and
g. Policy provisions in the Comprehensive Plan are not modified, except
to the extent they directly impact the Town Center area, and
specifically to specifically encourage residential development in the
Town Center to meet the Metro Functional Plan housing targets, and
h. Hand drawn maps are replaced with GIS mapping in the segment.
The City Finds that there is not sufficient data to update and replace
all housing status for the community, and that the Metro housing
information provides a basis that permits the elimination of the
existing incorrect housing matrix in the Comprehensive Plan,
provided that no significant policy changes are made concerning
housing policy approaches. Mandatory provisions of housing
allocations from Metro that are reflected in the current
Comprehensive Plan are no longer required, and this law change is
reflected in the proposed amendments. The combination of limiting
policy evaluations, clearing out existing incorrect information, and
referencing current information sources more accurately reflects
the goals and policies of the City of Wood Village, and utilizes this
update to modify or eliminate provisions no longer required by law.
9. Goal 11: Public Facilities and Services: “To plan and develop a timely,
orderly and efficient arrangement of public facilities and services to serve as
a framework for urban development.” The modifications to the
Comprehensive Plan are based on adopted master plan documents
recently completed for storm water, transportation, sewer collection and
treatment, water system, parks and recreation facilities. The goal requires
evaluation of health facilities and other public services not evaluated or
modified in this proposed amendment, so no changes to those portions of
the work are included. We are very aware that the information contained in
the current Comprehensive Plan on these issues is not current, however,
we were unable to identify sufficient authorities for modification of the
current plan. The modifications that were undertaken include:
a. Factual modifications to reflect the details of the utility systems and
the utility plans as adopted, and
b. Minor modifications to medical facilities to the extent that such
modifications are readily verifiable through visual observation and are
not technically attempting to respond to capacity or adequacy of
service, and
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c. Reset the future total service population for the community to match
the population horizon utilized by all four of the major utility master
plans, and
d. Update statements about the park and recreational system to reflect
the updated master plan, and
e. Reference Metro solid waste adequacy evaluations and the work
undertaken by Metro on the future of solid waste disposal, without
attempting to modify in detail the provisions in the plan, and
f. Identify the current public safety providers in the system and the
assertion that those contractual providers will continue for some
period, and
g. Modify policy statements to reflect adopted master plan provisions,
and
h. Modify policy statements to identify system development charge and
user rate policies adopted in water, sewer, and park master plans.
The City Finds that the update to Public Facilities and Services
utilizes researched and certified data to evaluate all municipal
services through the service life and that the statements adopted to
reflect the status of these systems more accurately reflect the goals
and policies of the City of Wood Village than the current language.
The City further finds that information that is no longer timely has
been eliminated and current data inserted, along with the inclusion
of observable information intended to provide general information,
and that such modifications make the Comprehensive Plan a more
relevant document in the future.
10. Goal 12: Transportation: “To provide and encourage a safe, convenient
and economic transportation system”. The City is completing the roadway
element of the Transportation System Plan to accompany the policy and
extensive evaluative work completed in 2012. The TSP from 2012 did not
include performance measurements, nor the roadway elements, and work is
now underway to complete this work. The modifications to the
Comprehensive Plan proposed for transportation include:
a. Eliminate pejorative language “to offend the eye” and “perhaps worst
of all” to restore the document to a more factual base rather than an
opinion base, and
b. Include current transportation system information developed by Metro
to cite the number of private vehicles in use by Wood Village
residents in commuting, and
c. Eliminating language that anticipated the construction of the light rail
into Gresham, as that work has long been completed, and
d. Cite the work underway for the eastside enhancement plan for
TriMet, as well as the bicycle plan for the Columbia River Gorge,
noting facilities that have been completed that were included in the
plan, and
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e. Modify adopted policies to reflect the functional classifications of
roadways, and
f. Acknowledge the completion of Wood Village Blvd from Arata to
Halsey, and
g. Identify transit street designations in accord with the adopted TSP
provisions, and
h. Eliminate reference to a park and ride facility that had been
contemplated in the 1980’s, but is no longer part of the Transportation
System Plan, and
i. Replace Mapping.
The City Finds that specific detailed factual information has been
developed in the Transportation System Plan to reflect the status of
the roadway, bikeway, pedestrian and other transportation systems,
the status of the transit system, and that the policies proposed for
modification in the Comprehensive Plan specifically provide for a
more complete reflection of the goals and policies of the City of Wood
Village, along with reflecting the physical completion of an array of
specific transportation related activities.
11. Goal 13: Energy Conservation: “Land and uses developed on the land
shall be managed and controlled so as to maximize the conservation of all
forms of energy, based upon sound economic principles.” The extensive
provisions of the current Comprehensive Plan discussing energy issues is
eliminated, along with outdated information about transit and energy
production sources. Statements proposed in the plan are designed to be
general in character, and do not attempt to complete updated research on
energy issues or proposals. The revision proposes to eliminate the policies
in place as follows:
a. The car pool proposal in the current plan is proposed to be
eliminated, and
b. Lobby efforts toward TriMet included in the plan are eliminated, and
c. Changes that have already been made to the city code and site plan
systems are no longer included as a future policy, and
d. Renewable energy resource encouragement is included in the policy
proposals.
The City Finds that the proposed elimination of outdated
information from the Comprehensive Plan will more completely
reflect the goals and policies of the City of Wood Village than
attempting to secure new information or update energy policy
provisions.
12. Goal 14: Urbanization: “To provide for an orderly and efficient transition
from rural to urban land use, to accommodate urban population and urban
employment inside urban growth boundaries, to ensure efficient use of land,
and to provide for livable communities.” The Comprehensive Plan, when
adopted, accounted for lands in an urban growth boundary and
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unincorporated. Those lands were annexed to Gresham decades ago, and
the City of Wood Village now has incorporated municipal boundaries on all
sides of the City. The urbanization goal, when adopted, dealt with the
processing of lands exterior to the City limits, and projected land needs for
the City. With no additional land supply now available, changes to this
portion of the Comprehensive Plan include:
a. Reference to the Portland area urban growth boundary, and Notation
that there are no unincorporated lands contiguous to Wood Village,
and
b. Updating population estimation information, and noting the status of
the core infrastructure for water, sewer and storm, noting the capacity
of systems to accommodate particularly the development of the Town
Center, and Modifying the adoption of referenced materials (including
the Metro 2040 Mapping).
The City Finds that the proposed update of outdated information
from the Comprehensive Plan will more completely reflect the goals
and policies of the City of Wood Village and the elimination of
policy provisions that no longer apply streamlines the
Comprehensive Plan and permits it to be current and relevant.
13. Section 560.100 to 560.170, Wood Village Zoning and Development
Code; This segment describes the legislative process which provides that
the proposals must more appropriately reflect the vision, goals, and policies
of the City of Wood Village than the currently adopted provisions, and that
any changes that impact transportation facilities are fully evaluated. The
Code provides that amendments to modify regulations will be approved if
the City finds that the following criteria are met:
a. The proposed amendments better achieve the goals and policies of
the Comprehensive Plan and the existing regulatory language.
FINDINGS: The City finds that based on the analysis above, the
Comprehensive Plan amendments better achieve relevant goals
and policies for the City of Wood Village.
b. The proposed amendments are consistent with the Zoning and
Development Code purposes and with the purpose statement for the
base zone, special district, additional use regulation, or development
regulation for which the amendment is proposed.
FINDINGS: The City finds the amendments to the Comprehensive
Plan proposed do not directly impact the definitions of any zoning
area, nor the designation of any land or lands in Wood Village.
c. Proposals which significantly affect a transportation facility shall
assure that allowed uses are consistent with the function, capacity, and
level of service of the facility identified in the City, County, and Regional
Transportation Plans.

14

FINDNGS: The City finds the amendment of the Comprehensive
Plan does not impact the function, capacity or level of service of
streets in the City and will remain consistent with state, regional
and city transportation plans.
IV. RECOMMENDATION
Based on the above findings of fact, public testimony and recommended modifications
to the attached Summary of Amendments, and the summary of action from the Planning
Commission, the staff recommends the adoption of Ordinance Number 3-2017 adopting
amendments to the Wood Village Comprehensive Plan.
V. MOTION

I move to adopt Ordinance number 3-2017 specifically
adopting the findings of fact from the staff report of March
22, 2017, and amending and readopting the Comprehensive
Plan for the City of Wood Village.
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Ordinance Number xx-2017
AN ORDINANCE OF THE COMMON COUNCIL OF THE CITY OF WOOD VILLAGE
ADOPTING FINDINGS AND AMENDING AND READOPTING THE COMPREHENSIVE
PLAN FOR THE CITY OF WOOD VILLAGE.
WHEREAS:
1. The Comprehensive Plan for the City of Wood Village has been adopted and
amended from and after original publication in January of 1979, and
2. The Planning Commission for the City of Wood Village specifically serves as the
Citizen Involvement council to assure compliance with Oregon State Goal #1,
Citizen Participation, and
3. Detail findings are identified in the record of decision supporting each
amendment proposed to the Comprehensive Plan, and
4. The City Council finds that findings contained in the staff report, and in the
supplemental report from the Planning Commission, are adopted in support of
the Amendments provided in Exhibit “A” to this ordinance.
NOW, THEREFORE, IT IS ORDAINED, by the Common Council of the City of Wood
Village that the findings specifically contained in the staff report dated March 22, 2017,
are hereby adopted, and the Comprehensive Plan for the City of Wood Village is
amended and readopted as provided in Exhibit “A”.

Motion to Adopt by Councilor ______________, seconded by Councilor ___________
with the following vote __________ AYE ____________ NAY. The motion was
approved and the Ordinance adopted this 30th day of March, 2017.

_________________________
Timothy Clark Mayor

ATTEST

______________
Greg Dirks, Human Relations and Records
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EXHIBIT “A” TO ORDINANCE 3-2017

CITY OF WOOD VILLAGE
COMPREHENSIVE PLAN
ADOPTED March 30, 2017
BY ORDINANCE 3-2017

ORIGINALLY PUBLISHED JANUARY, 1979
AMENDED BY RESOLUTION 15-1988, DECEMBER 14, 1988
AMENDED BY ORDINANCE 8-1996, OCTOBER 22, 1996
AMENDED BY ORDINANCE 4-1999, JULY 14, 1999
AMENDED BY ORDINANCE 6-2012, MAY 8, 2012
AMENDED BY ORDINANCE 3-2017, MARCH 30, 2017
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INTRODUCTION
The City of Wood Village is located near the northeast comer of the Portland metropolitan
region, fifteen miles from the Portland central district. The community lies approximately 1 ½
miles south of the Columbia River and straddles I-84, the only freeway connecting eastern
Oregon with the Portland metropolitan area. The City of Fairview is adjacent to the west,
Troutdale is adjacent to the north and east, and Gresham is adjacent to the south.
The first housing at what is now Wood Village was built in 1942 as a wartime housing project
for employees at the nearby Reynolds Aluminum plant. The site chosen for the housing was
formerly a vineyard belonging to S.A. Arata, who lived in a spacious home that overlooked the
Arata farm. In February of 1951, faced with deteriorating streets and lack of community services,
the residents incorporated Wood Village. In the ensuing years the growth of the city sped up and
slowed down with regional economic fluctuations until residential zoned land is now built out.
In 1973, the State of Oregon, in recognition of uncoordinated use and development of land that
threatened that state's natural resources, enacted Senate Bill 100, establishing the State Land
Conservation and Development Commission to set up goals and objectives that would be
administered through local comprehensive land use plans. Thus, Wood Village, as an
incorporated municipality was required to produce its first city plan.
In the ensuing years, comprehensive planning has become increasingly important to many
citizens and public officials. The quantity of information relevant to planning decisions has
become overwhelming; population predictions, sewer studies, water system studies,
transportation plans, open space development; the list goes on and on. As one evaluates the
information generated, published and circulated, it soon becomes apparent that we live in a
society of conflicting goals and needs. The need to preserve agricultural land does often conflict
with the goal to provide adequate housing for all. Economic development policies often require
compromising environmental quality. Development of an integrated transportation system
struggles with the built-in attachment of individuals to private automobiles. Local policies and
programs seldom recognize regional needs. Higher densities in residential areas are fine -- so
long as they occur in someone else's neighborhood. Efforts to reduce traffic through one area
inevitably results in increased traffic elsewhere.
Application and adherence of statewide goals is seen as a way of resolving potential land use
conflicts. The Wood Village Comprehensive Plan is periodically evaluated to determine its
compatibility with these goals. In most respects, a city as small as Wood Village has little control
over the environmental direction of its form. Traffic on 238th Drive through town is a problem
that lies in the hands of County officials. Increased recreational use of Mt. Hood and rapid
development in Gresham generates most of the traffic through town. Urban growth boundaries
are set by Metro. Pressures for residential development in Wood Village result largely from east
county industrial growth. In order for the Comprehensive Plan to have meaning, the role and
responsibilities of Wood Village must be clearly defined and understood.
Wood Village has historically functioned as a residential suburb, most of its citizens commuting
elsewhere for employment. Commercial activity had been limited to automobile related uses along the
I-84 interchange, and small, neighborhood-type uses at the intersection of NE Halsey and 238th Drive.
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There was one major recreational attraction within the city, the Multnomah Greyhound Park, which
ceased operations in 2004. After standing empty for twelve years, the site was acquired by the
Confederated Tribes of the Grand Ronde and all buildings demolished in the summer and fall of 2016.
There are over 100 acres of land once included in the properties of the Multnomah Greyhound Park that
have been designated for development as as a mixed-use Town Center: commercial, retail, entertainment,
lodging, office and residential. Wood Village is a well liked and very livable little community. The
provision of land for industrial development nearer to the city (north of I-84) could provide job
opportunities more close at hand. Increasing neighborhood commercial activities should provide more
convenient shopping to residents. Upgrading of local park facilities is a well-supported concept. Zoning
for mixed housing densities to insure provision of housing for varying income groups was already in
place, and has been continued. Policies to improve environmental quality locally have been developed.

The common thread that connects the policies of this Plan is simply to see to it that the livability
of Wood Village as a desirable residential area is maintained and enhanced by increasing the
internal focus of the community. The livability of any city is determined less by its buildings
than by its streets and public spaces; the living room of the city. By providing local shopping and
employment opportunities, mixed housing types, and public open space scaled to the community,
Wood Village can become more internally focused, and its sense of individuality enhanced.
The policies of this Plan then, should be evaluated in two ways. First, of course, they must be
looked at in their relation to regional and statewide goals and planning efforts. Wood Village is a
part of the Portland metropolitan area. This Plan is developed around the applicable statewide
goals administered by the Department of Land Conservation and Development as well as the
“Metro Urban Growth Management Functional Plan”. Secondly, the Plan should be considered
in terms of its likely effect on the lives of the residents and businesses of Wood Village.
The Plan is a flexible, dynamic document that must adjust to new realities in these fast changing times.
The Wood Village Comprehensive Plan, can be viewed as a compact between the City, Metro, and the
State Land Conservation and Development Commission. This means that any significant changes or
amendments to the Plan that might compromise its effectiveness need to be agreed upon by all parties.
This is not to say that future adjustments will necessarily be awkward or overly time consuming -- only
that they must recognize that changes may have effects beyond local interests.

In any case, this Comprehensive Plan can serve well as a guide to aid city officials, land owners,
developers, and others involved in making future land use decisions. It has been developed
through evaluation of technical information including geography, population projections, soils,
hydrology, transportation, economics, and public facilities, along with the assistance of those
responsible citizens who took time to participate in the planning process.
Regional planning policies and requirements adopted in the “Metro Urban Growth Management
Functional Plan” affect all jurisdictions within the Portland Urban Growth Boundary. This
includes Wood Village. When Wood Village completed a Comprehensive Plan update in 2014,
Metro requirements relevant to the transportation plan update for Wood Village were
incorporated into this Plan and the Zoning Code.
Regional or statewide planning agencies may on occasion find it necessary to require changes in local
comprehensive plans so as to adjust for the cumulative effect of these local plans. Wood Village will
cooperate with the appropriate agencies in reviewing any requested changes to its Plan as the need arises.
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PHYSIOGRAPHIC ANALYSIS
Discussion: The City of Wood Village and adjacent planning areas lie on a series of three
terraces formed many years ago by the Columbia River. The northern third of the planning area
lies on the lowest of these terraces, separated from the middle terrace by a distinct rise. Several
intermittent drainageways cross this area, which has relatively flat topography. These
drainageways tend to parallel the course of the Columbia River and slough. The rise that
separates the northern and middle terrace occurs in a northeast to southwest orientation, parallel,
and approximately halfway between Interstate 80 and N.E. Halsey Street. The slope of the rise is
between 10 and 30 percent. The entire area north of the rise is within the North Portland Flood
Plain, which is managed by the U.S. Army Corps of Engineers. A dike system operated by the
Corps provides protection from flooding. North of the dikes a pumping system is used for flood
control.
The central portion of the planning area lies within the middle terrace, approximately between Interstate
80 and Glisan Street. The major residential and local commercial areas of Wood Village lie on this
terrace. Unfortunately, much of the middle terrace experiences poor drainage and in-flooding
characteristics due to the flat topography and soil composition.

A rather steep rise known as the Troutdale-Fairview Bluff forms the boundary between the
middle and southern terraces. The slopes on this rise range from 10 to 40 percent. The orientation
of the bluff parallels the line of the rise to the north. The southern terrace lies predominantly
outside of the current Wood Village City limits. It is gently sloping from southeast to northwest,
and is composed of stable, well drained soils. The three terraces are part of a larger
physiographic unit known as the Portland Terraces.
SOILS
Soils occurring in the northern and southern terraces are well drained and moderately permeable,
presenting no severe restrictions to urban development. Over much of the middle terrace, however,
recently deposited silts overlie old rock units, resulting in poorly drained soils with very slow
permeability. Surface ponding of water is common during the winter months in this area. A master
drainage plan has been designed for the city that should help alleviate drainage problems in the area as it
is developed.

HYDROLOGY
The hydrologic characteristics of the Wood Village planning area are formed by the nature of the climate,
topography, and geologic structure. Heavy rainfall in the winter months, mild temperatures, light winds,
and dry summers are the predominate climactic characteristics affecting the hydrologic patterns. Surface
drainage is to two small drainage basins -- Fairview Creek and Arata Creek. A small tributary to
Fairview Creek crosses a part of the study area on the west. This creek often overflows during the winter
rainy season, due to the increased runoff rates caused by urbanization of the drainage basin. Arata Creek
(in the eastern part of the study area) was also characterized by frequent flooding until this problem was
corrected by implementation of a storm drainage plan developed by the city engineer. The Fairview
Creek drainage basin has been studied and measures identified to alleviate flooding.
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Groundwater characteristics in the study area are of importance, as the city draws its water supply from
this source. The upper portion of the Troutdale aquifer is the major water producing aquifer in east
Multnomah County. The general movement of the groundwater is in a northerly direction -- toward the
Columbia River sloughs. Water quality is good, protected from surface pollution by its depth which is
generally over 300 feet.

VEGETATION
The vegetation of Wood Village consists of mowed lawns, tree and shrub plantings in the developed
areas. Undeveloped areas are in native grasses, forbs or mixed evergreen-deciduous tree cover on the
steeper slopes. Some riparian vegetation is found along the drainageways.
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CITIZEN INVOLVEMENT
Goal: To develop a citizen involvement program that insures opportunity for citizens to
participate in all phases of the planning process.
Discussion: The intent of this goal is clearly to give citizens of the community an opportunity to
become acquainted with, and to help shape, the Comprehensive Plan. The small size of the city
should theoretically make it easier for people to take an active part in this development.
Unfortunately, this has not always been the case. The longtime residents of the city have not
usually been willing to become involved in the planning process. (Especially since its primary
direction seems somewhat removed from small town ideals). The mountains of technical
reports, statistics and projections produced by various planning departments does little to
alleviate this problem. The hard reality of the matter is that most folks just want to go about their
business without being bothered by something called comprehensive planning, until it creates a
problem for them right next door. At that point in time, their involvement will overwhelm the
unprepared planner.
In any case, the opportunity to become involved in the planning process has continually been extended to
Wood Village citizens. Monthly meetings of the City Council and Planning Commission are open to the
public and advertised in the local paper, the City web site and social media platforms, and in the City’s
bimonthly newsletter. A City newsletter of general interest, (including planning), is mailed to every
resident in town. The City Planning Commission serves as the Committee for Citizen Involvement. Most
citizen input has been received at Planning Commission meetings, or through direct contact via e-mail,
which will likely continue to be the case in the future. Offices of the City Hall are open to persons
needing information on the planning process.
The flow of information between the City of Wood Village and other affected public agencies has been
very good. Land use applications are routinely forwarded to other affected agencies for comments well
in advance of scheduled public hearings. Meeting agendas are routinely provided to all surrounding
jurisdictions.

Citizen Involvement Policies:
1)

Continuation of the City Planning
committee for citizen involvement.

2)

Responsibility is given to the Planning Commission for initiating
public announcements pertaining to the Comprehensive Plan.

3)

The Commission will give due consideration to public input in
regards to land use planning brought forth at public hearings and
meetings.

4)

The City will continue to make available the results of public
hearings.
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Commission

as

the

official

5) A periodic review of the citizen involvement program to evaluate its
effectiveness and areas of potential improvement will be conducted by the
Planning Commission and City Council.
6) Efforts to improve the flow of information between Wood Village and the
affected local jurisdictions on land use matters will continue.

The need for increased citizen involvement in the planning process has been recognized. The challenge
lies in increasing the flow of information to the public in a language that is easily understood. The
historical responsiveness to individual citizen needs has been an area of pride for Wood Village. As the
city grows, efforts to maintain this responsiveness must grow too, providing each individual with the
highest level of attention possible.
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AGRICULTURAL LANDS
Goal:

To preserve and maintain agricultural lands.

Discussion: The City of Wood Village originated as a small community separated from its
neighbors by acres of prime agricultural land. Population pressures have been changing the face
of the area since the middle 1960’s, when the land boom began. Since that time, many acres of
agricultural land have been converted to urban uses. There are no longer any agricultural lands
within or adjacent to the city’s urban growth boundary.
In an effort to control expansion of the metropolitan urban growth boundary, Metro has assigned target
numbers of additional housing units for each community to achieve. This policy encourages increased
housing densities to considerably slow expansion of the urban growth boundary.

Agricultural Lands Policy:
Continue to work with Metro in support of policies to limit expansion of the
metropolitan urban growth boundary into agricultural lands.

AIR, WATER AND LAND RESOURCES QUALITY
Goal: To maintain and improve the quality of air, water and land resources in the City of
Wood Village.
Discussion: This goal is perhaps the most universally agreed to land use goal, but the most
difficult to accomplish. Maintenance and improvement of existing environmental quality in the
face of rapid urbanization is typical of the schizophrenic nature of land use planning. Perhaps a
more appropriate way to look at this issue is to ask what level of quality of environment the
community expects to achieve as transformation of the area from small town rural to urban
occurs. To expect to maintain the clean air, clear streams and quietness historically associated
with the planning area, along with new industry, crowded highways and thousands of more
people would seem to be either naïve, or at least somewhat unrealistic.
Nevertheless, the community must seek to preserve the highest quality of its natural resources
possible. This can only be accomplished in the context of facing up to the future densities of the
area, and the strains to the environment inherent in these densities. Areas of special concern to
the city are: surface water pollution and stream siltation resulting from careless construction
practices and surface runoff, deterioration of air quality resulting from new industrial
developments, higher traffic volumes, construction activities, and increasing noise levels
resulting from urbanization.
Maintenance of existing vegetative quality and prompt revegetation of construction sites can help to
alleviate all three of these problems. In fact, the role of vegetation in helping to control all forms of
pollution is often underestimated. Anti-pollution standards for auto emissions can only be effectively
controlled at federal and state levels. However, the city can work to encourage carpooling among its
residents, which could be the most effective way for an auto dependent suburb to reduce its contribution
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to air pollution. Careful consideration of the effects of new and existing industrial developments can help
to identify existing and future problems that would lower the quality of air, water and land resources.
Also, protection of groundwater supplies is very important to the city due to its dependence on this source
for its water supply. This requires constant monitoring of potential sources of groundwater pollution,
which may occur near existing wells or recharge areas.
Most pollution problems can be effectively dealt with on a state or regional level. The location of major
highways, airports, sewage treatment operations, and urban growth boundaries are all questions that are
not within the scope of Wood Village’s abilities to influence to any great degree. Therefore, city efforts
must focus on a more personal level to encourage efforts that will aid in the attempts to maintain an
optimum level of environmental quality, relative to the scale of urbanization that takes place.

Air, Water and Land Resource Policies:
1) Protect existing natural vegetation by monitoring development activities to prevent the
removal of vegetation where this is not necessary.
2) Work with developers to insure that erosion control measures will be used where necessary,
including the revegetation of construction sites as soon as possible in the construction
process.
3) Establish a city-wide planting program to help reduce levels of noise and air pollution,
protect drainageways, and provide cover for wildlife populations.

4) Carefully study proposals for new industrial developments to help minimize their effects on
environmental quality.
5) Cooperate with County, State, and Federal officials in environmental planning efforts.
6) Assure that all new developments connect to the public sewage system.
7) Wood Village lies within the Portland-Vancouver Interstate Air Quality Maintenance Area
(AQMA). This area is described in the State Implementation Plan (SIP) for air quality,
published by the Department of Environmental Quality (DEQ). Wood Village will take
action to encourage environmental actions that will not contribute to violations of
applicable air quality standards. Wood Village will continue to cooperate with state and
regional agencies with respect to provision of data and other appropriate activity in the
course of periodic updates of the Maintenance Plans.

8) New development must comply with erosion and sediment control performance
standards and vegetative cover protection measures to meet regional water
quality standards.
New development must comply with City water quality
development standards.
9)

Uncontained hazardous materials are prohibited in the City in accordance
with City water quality development standards.
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AREAS SUBJECT TO NATURAL DISASTERS
AND HAZARDS
Goal: To protect life and property from natural disasters and hazards.
Discussion: The Pacific coast environment presents its share of potential natural disasters,
including earthquakes, volcanism, and infrequent but sometimes damaging winter storms.
Efforts to deal with these activities must be dealt with at a regional or state level, if in fact
disasters of these magnitudes can be dealt with effectively at all. On a more local level, potential
for such activities as flooding, landsliding and land subsidence can be recognized, and efforts
taken to restrict development in these areas.
Historic flooding problems from Arata Creek on the east, and No Name Creek, a tributary to Fairview
Creek, on the west have been mitigated for the most part. Improvements to the storm drainage system
downstream within Fairview and implementation of the Wood Village stormwater master plan have made
great strides in alleviating the problem.
Slow percolation rates and ponding of water have presented some restrictions to development in parts of
the city. These areas have been identified and require special foundation techniques to insure proper
bearing support. Study of these sites, and determination of the extent of the foundation needs are decided
on a case-by-case basis through cooperation with the city engineer and building inspector.
Slopes of a degree steep enough to cause concern are few in Wood Village, occurring in the rise areas that
separate the terraces. These slopes vary in severity, ranging between 10% and 40%. Soils encountered on
these slopes are subject to erosion. Slopes of greater than 20% must be studied carefully prior to
development to prevent landsliding from occurring. Slopes steeper than 30% should in most cases be left
in their natural state - unless it can be shown that development will include the necessary precautions to
maintain stability.

Natural Disaster and Hazards Policies:
1.

Monitor building techniques on soils of low bearing strength and
steep slopes through the city engineer and building inspector.

2.

Cooperation with state and regional authorities on area disaster
plans.

3.

Flooding is identified in the Federal Emergency Management Agency
mapping of jurisdictions.
There are no areas where flooding is
identified in Wood Village.
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OPEN SPACES AND RECREATIONAL NEEDS
Goals: To conserve open spaces and satisfy the recreational needs of the citizens of Wood
Village.
Discussion: Evaluation of open space and recreational needs in the community of Wood Village
must be done in a regional, as well as local context. East Multnomah County suffers no shortage
of outdoor recreational opportunities, offering areas such as the Columbia River, the Gorge, the
Cascade Mountains, and several fine state, metro and local parks. These are all readily accessible
to the people of Wood Village, though dependence on the private automobile to reach most of
them is one drawback. Development of recreational opportunities within Wood Village can
focus on smaller scale activities such as walking trails, bicycling, playgrounds, and picnicking.
The original 3 acre City park along Halsey Street provides several recreational facilities
including tennis, basketball, and handball courts, playground and picnic areas. In 1987
Multnomah County deeded the adjacent 5 acres to the City which had been in use as
softball/soccer fields for several years. In 1992 the City purchased 5.5 acres of wooded property,
including a 750 sq. ft. structure, which lies adjacent to two residential neighborhoods. In 1996
the City purchased 6.87 acres from Multnomah County which links the original City park to the
5.5 acre wooded parcel, providing the City with a total of over 20 continuous acres of park
land/open space. The Park Master Plan for the continuing development of the Donald L
Robertson Park also identifies the need for the acquisition of additional park lands to adequately
serve the community.
No significant natural resources such as minerals or fossil fuels have been found in the planning
area. The only surface water occurs in the two small creeks mentioned previously in this report,
which provide no significant habitat for fish or wildlife.
Wood Village is a young city (having been developed entirely since World War II), the original
village and the Arata House located adjacent to 238th are identified as historical resources.
Open Space and Recreation Policies:
1. Encourage development of the pedestrian/bicycle path system illustrated in the
Transportation Plan and the Park Master Plan throughout the community and in cooperation
with adjacent communities.
2. Commit to Update the Park Master Plan.
3. Encourage open
development.

space/recreational

opportunities

37

within

new

multi-unit

housing

ECONOMIC DEVELOPMENT
Goal: To diversify and improve the economy of Wood Village.
Discussion: The City of Wood Village currently has land zoned for commercial development,
mixed commercial and residential in the Town Center, industry and a mixture of commercial and
industrial uses north of I-84 to encourage a variety of employment opportunities and services
with convenient freeway access.
Specific economic trend and labor data for Wood Village is not available. The 2010 U.S. Census
provides employment status, journey to work characteristics, income and poverty status for
Wood Village. Business Oregon, the official State Economic Development Agency, catalogs
economic data for Multnomah County, but does not break out such data for Wood Village. As
the regional planning authority, Metro also provides significant information on employment and
location for employment potentials.
NEED FOR COMMERCIAL LAND:
By providing a variety of local shopping, services, and employment opportunities with open space scaled
to the community, Wood Village can make an important contribution to the livability of the regional
community. Extensive public involvement processes in 2016 identified the role an attractive commercial
center in the Town Center district could play in enhancing the identity of Wood Village without
detracting from the character of the existing community. Work on the Halsey Corridor to identify
commercial capacity and development goals also engaged hundreds of regional citizens.
The additional services proposed in the 2016 TriMet transit plan for the Wood Village Town Center will
serve a variety of lodging, entertainment, retailers and other commercial businesses. The Town Center
location also presents the opportunity for office uses and residential mixed use to provide a well-balanced
business community in Wood Village. In addition, encourage development and redevelopment of
businesses on the narrow frontages of Halsey Street into a variety of retail, services and even housing in
order to stimulate local business and provide area residents with easy access to essential services on this
important transit corridor. Housing on Halsey Street would complement and support service businesses
and add vitality to the street. Sandy Blvd. is also designated mixed-use corridor, but primarily for
commercial and industrial uses. Housing on Sandy Blvd. is not an appropriate use.

Careful planning will orient the higher traffic commercial uses away from residential uses to
minimize conflicts, while insuring well connected access to these residential areas with
pedestrian walkways, bike lanes and streets. Pedestrian access and bicycle lanes could also
connect nearby employment centers across Glisan Street in Gresham so that convenient local
trips will obviate the need for these workers to travel long distances in the morning, at lunch and
in the evening for food, shopping and other services.
NEED FOR INDUSTRIAL LAND:
The primary industrial area of the City is situated in the northernmost part of Wood Village. A
large inventory of serviced industrial land has been developed in the Columbia South Shore area
of Portland and Gresham. These lands are better situated than any vacant or redevelopable lands
in Wood Village for basic manufacturing and distribution uses, given their proximity to I-84, I-
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205, the Union Pacific Railroad and Portland International Airport and their distance from
residential uses.
Additional industrial lands have been designated by the City of Gresham in close proximity to
Wood Village. The 300 acre Gresham Vista Industrial Site, which Wood Village had anticipated
in prior Comprehensive Plans would be designated for residential use, is being developed
adjacent to the south of Glisan Street. Immediately west of the Gresham Vista site is Clear
Creek Business Park, a new industrial park.
Based on the increase in industrial development surrounding Wood Village, the city does not
need additional industrial lands. Rather, as described above, the city needs commercial
development to support these industrial uses and existing residential development.
Wood Village Town Center
One of the largest underdeveloped properties in the city was owned by the Multnomah Kennel
Club. Since 1957, this 114 acre property had been used for greyhound racing and historically
drew 8,000 to 10,000 people per race day. The site ceased operations as a greyhound racing
facility in 2004. After standing empty for twelve years, the site was acquired by the
Confederated Tribes of the Grand Ronde and all buildings demolished in the summer and fall of
2016. This area has now been designated for development as as a mixed-use Town Center:
commercial, retail, entertainment, lodging, office and residential.

The Town Center site, provides a well planned commercial mixed use center close to existing
housing and employment opportunities and will provide for a synergistic and better balanced
community as the Wood Village area develops. New and existing housing will have the benefit
of being in walking distance of services, entertainment and jobs. This site is designated as Town
Center on the Comprehensive Plan map, specifically noting that the site may include lodging,
entertainment, vertical mixed use, other mixed uses, and housing.
ECONOMIC POLICIES:
1. Encourage a variety and mix of commercial and residential
development along Halsey Street which will draw residents and
visitors east-west through the community rather than south
through the residential areas.
2. Designate areas surrounding I-84 for a mixture of industrial and general commercial uses.
3. Review designs of industrial and commercial developments to encourage functionally
aesthetic site plans that will minimize conflicts with adjacent land uses.
4. Allow designation of property to meet the need for commercial/retail services, employment,
lodging, and entertainment opportunities to complement the area's developing industrial base.
Encourage a variety of residential, commercial, office, entertainment and lodging uses by
designating the lands north of Glisan and east of 223rd for mixed use development.
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5. Encourage redevelopment of underutilized lands and substandard structures.
6. Encourage a mix of commercial and industrial uses on Sandy Blvd. Encourage conversion of
existing residential uses to commercial and industrial uses.
7. Encourage new employment opportunities that are well connected by all modes of
transportation to existing and planned residential areas in Wood Village.
8. Prohibit large-scale retail uses in the CI, LM and GM Zones in order to reserve the area for
industrial, employment-intensive uses and family-wage jobs.
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HOUSING
Goal: To provide for the housing needs of the City of Wood Village.
Discussion: Housing in the City of Wood Village has evolved from an initial construction of
182 single family detached homes to a wide range of housing types, including manufactured
homes, duplexes, triplexes, condominiums and garden apartments. The 2016 population is
estimated by Portland State University to be 3,905 persons. Since the City lies well within
regional the Portland urban growth boundary, undeveloped land in and around the City can be
expected to become urbanized in the near future. Determination of area housing needs can be
effectively done only on a county or regional level. Metro estimates that Wood Village would
need to accommodate 190 additional households by the year 2040.
When this Comprehensive Plan was adopted in 1979, limited land was available for residential
development. For this reason, a study of housing needs and capacity of Wood Village to
accommodate those needs was done on two levels. First, an inventory of residential land within
the City limits, including existing, planned, and available acreage for housing. Second, a study
of undeveloped land adjacent to the City to find those areas most suitable to residential
development since the adoption of this Comprehensive Plan in 1979, significant areas south of
Glisan Street that the City anticipated would be annexed to Wood Village and designated
residential have instead been annexed to Gresham and zoned and developed for employment
uses. As a result, expected residential development opportunities in Wood Village have been
greatly diminished. At the same time, there have been significant increases in employment
opportunities in the greater east urban area.
The potential for residential growth within the City limits was severely limited until 1996, when
the City developed the mixed use Town Center zone whereby residential development is
required as a part of a planned mixed use commercial center. The Town Center zone has
planned capacity for a few hundred housing units in close proximity to transit service,
employment opportunities and shopping. For similar locational amenities, the City has identified
the Halsey Street corridor as a good location for compatibly mixing commercial and residential
uses. The City also encourages the construction of accessory dwelling units in zones where
single family residences are allowed.
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The quality of the existing housing stock is good but aging. Home improvement values
predominantly exceed land values sufficiently in the community that wholescale redevelopment
is unlikely. The presence of an Urban Renewal District in the City will provide a tool to assist in
the redevelopment of housing areas.

Housing Policies:
1. Maintain an acceptable level of service to existing and new residential
areas.
2. Encourage development of vacant land within existing residential areas of
the City to help meet Metro's Functional Plan housing targets.

3.

Specifically encourage residential development in the Town Center to meet the Metro
Functional Plan housing targets.

4.

Encourage redevelopment of underutilized lands and substandard structures.

5.

Review plans for new residential development to insure an appropriate balance of housing
values within Wood Village.

6.

Ensure future residential development provides appropriate housing types to effect a proper
housing balance within Wood Village.

7. Support public and private actions that increase housing choices for Wood
Village
residents,
with
emphasis
on
increasing
the
number
of
owner-occupied housing alternatives and improving the balance in the
City's population by attracting and keeping in the City, families with
children.
8. The City permits the construction of accessory dwelling units in singlefamily residential zones.
9. New housing should be located near employment and should be well connected
to employment by all modes of transportation.
10. To assure full utilization of urban land and public facilities, and to
assure long-range housing targets are met, the City shall establish
minimum housing densities in the residential zones, and the commercial
zones that permit residential uses.
11. Encourage housing on Halsey Street that is compatible with
neighborhood commercial zone characteristics, such as townhouses
second-story housing above retail uses.

the
and

12. The original village residential neighborhood should be preserved as a
single-family residential area, and new construction is encouraged to be
compatible with the style of the original homes.
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PUBLIC FACILITIES AND SERVICES
Goal: To plan for, and develop a timely, orderly, and efficient arrangement of public facilities
and services to accommodate new and existing development.
Discussion: Public facilities and services available to residents of Wood Village include police
and fire protection, schools, public water and sewer, healthcare facilities, roadway multimodal
transportation facilities, storm water, planning, and parks and recreation facilities.
The Reynolds School District serves students in Wood Village with schools in Fairview, Troutdale, and
Rockwood. School district officials have indicated that they are basing their facility planning on regional
planning projections.
The City of Wood Village operates a public water system that serves all existing and new developments.
This system includes four wells and three reservoirs. The water is drawn from the Troutdale aquifer, and
is of good quality. Regular lab testing is done to insure the safety of the supply. A systems development
charge is assessed to new developments hooking into the public water supply. Current storage capacity is
1.43 million gallons. The City does have the capability of supplying water to the anticipated future needs.

Wood Village's sewage is treated at the Gresham Regional Sewage Treatment Plant. The Wood
Village interceptor line carries sewage to the plant through a shared pipeline system with
Fairview, with the outfall extending northerly on 223rd, then westerly on Sandy to the Gresham
Plant. Areas north of the interceptor are served by the 238th street lift station, one of the three lift
stations in the Wood Village collection system. The Gresham Plant has capacity to serve the
regional populations of Gresham, Fairview and Wood Village through the 20 year planning
horizon.
Medical and health care facilities are available at Legacy Mt. Hood Medical Center on Stark St.,
Adventist Health Medical Clinic on Powell Blvd., Kaiser Permanente clinic on Stark, and a
series of urgent care facilities throughout the region. The nearest urgent care to Wood Village is
located at the intersection of 223rd and Glisan.
All new development must be approved by the Wood Village Planning Commission, which acts
independently from the City Council. The City has made extensive investments to assure that key public
infrastructure for water, sewer, storm water management, and transportation facilities have been financed
and constructed. Improvements in the water system, and sewer collection system, are rated to be capable
to serving a build out population of 4,650 at a future date beyond the 20 year scope of this Comprehensive
Plan update.
Significant investment has been made in the Donald L Robertson City Park, and the adoption of a Park
Master Plan for the community in 2016 identifies significant additional lands that need to be acquired to
serve the ultimate population for the community. Along with park land, the master plan calls for the
development of trail systems and open space to serve the community into the future.
Solid waste disposal is under the jurisdiction of Metro which operates the disposal systems for the
Portland Metropolitan region. Wood Village recognizes Metro's responsibility to prepare a solid waste
management plan, and will cooperate with regional planning efforts to handle solid waste disposal and
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recovery, including taking any steps necessary to support recycling, reduction, or other solid waste
management strategies.

Law enforcement services are provided by contract through Multnomah County Sheriff’s
Department. Fire protection is provided by Gresham Fire and Emergency Services by contract
between the Cities of Gresham, Fairview, Troutdale, and Wood Village
Public Facilities and Services Policies:
1. All new development shall be approved only if provision can be made for an acceptable level
of public services.

2. Wood Village will cooperate with other area jurisdictions to improve public facilities as the
need arises, including solid waste disposal, sanitary sewage treatment, and energy
transmission facilities.
3. The Wood Village public water system will continue to be upgraded as demand increases.
City water sources are more than adequate to the year 2040 and capable of providing storage
and distribution for an estimated population as high as 4,650 residents. Development
decisions shall be consistent with the City’s Water Master Plan.
4. Stormwater and erosion control impacts must be estimated and improvements made to
accommodate development while preventing adverse effects on adjoining or downstream
properties. Development decisions shall be consistent with the City’s Stormwater Master
Plan and the water quality development standards.
5. System Development Charges for connection to the City operated utilities will combine with
rate systems adequate to assure that additional sewerage treatment capacity is purchased from
the Gresham regional Wastewater plant as needed with new development.
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TRANSPORTATION
Goal: To help provide for and encourage a safe, convenient, and economical transportation
system.
Discussion: Wood Village has evolved as an automobile-dependent suburb, similar to Fairview,
Troutdale and Gresham in terms of its relationship to this mode of transportation. In spite of the
rising cost of automobile ownership and operation, residents of Wood Village are still very
skeptical about alternate forms of transportation. Regional planners continually point out the
inefficiency of the automobile in terms of energy consumption and resource allocation. In
addition, there are negative impacts from the pollution of the physical environment by
automobile usage; acres of parking lots, high noise levels near freeways and arterials, and, the air
pollution resulting from the internal combustion engine.
In spite of these problems, it is unlikely that the majority of residents of towns such as Wood Village will
soon look to other transportation modes. In 2014, over 80% of individuals in Wood Village employed
outside the home utilized a private automobile as their means of access to employment. At some point,
the costs of owning and operating a private automobile may become prohibitive to a majority of people.
In the meantime, efforts to provide alternatives to the automobile such as light rail, bus, and bicycling run
into much public resistance by people who would rather see their tax dollars spent on the upgrading of'
highways and freeways.
An integrated transportation system that offers a variety of choices can only be developed at a regional
level. The task for Wood Village is one of making the transportation planners aware of what the specific
needs of the community are in order to insure that the development of the system recognizes those needs.
Roadway capacities and congestion remain the primary concerns for the majority of Wood Village
commuters accessing employment and other regional opportunities. Tri-Met operates bus routes on an
east-west axis with limited north south connectivity. Development of an eastside
enhancement plan to improve frequencies of service as well as north to south connectivity
would assist in allowing transit to develop a larger mode share in Wood Village.
Development of an area-wide bicycle path system for commuters is well underway, with the forty mile
loop project nearing completion. Bicycle access to the Columbia River Gorge from Wood Village is also
well underway. Upgrading of arterial streets and intersections, including Halsey St., N.E. 238th, Glisan
St., and N.E. 223rd has improved reliability of vehicle transportation through the community. Additional
improvements have been identified in the adopted Transportation System Plan (TSP), and will be updated
in future years through the adoption of upgrades and revisions to the TSP.
The City has completed a Transportation System Plan (TSP) to address multi-modal transportation needs
within the City. Policies and maps related to the TSP are stated in this section of the Comprehensive Plan
and in the TSP.

Transportation Policies:
1.

Wood Village will cooperate with ODOT, Metro and Multnomah County to improve the
transportation network in the east county area, and provide a coordinated review of future
land use decisions affecting transportation facilities. The City will notify public agencies
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of land use actions that subdivide or partition land, or that require public hearings for
properties adjoining their facilities.
2.

The City shall require compliance with the Transportation System Plan (TSP) as a criterion
for approval of development and plan amendment proposals. The City will implement the
TSP to achieve a multi-modal transportation system including street, transit, bicycle,
pedestrian, and rail facilities.

3.

The City will use adopted road, sidewalk, bike and pedestrian path standards to govern the
improvements of those public and private facilities.

4.

The City may require that any subdivisions, planned developments and site developments be
accompanied by a traffic impact statement describing the potential on-site and off-site
impacts of the proposed development, including the need for off-site road improvements
and signals.

5.

The City will consider, in coordination with Multnomah County, regional street design
standards when reviewing new development on Halsey Street and 238th Drive, Sandy Blvd.
, 223rd Avenue, and Glisan Street .

6.

Except where precluded by existing development, topographical or natural constraints, new
development shall include local street designs that discourage cul-de-sacs and extend
existing streets, or connect residential areas with services and institutions by short, direct
public pedestrian and bicycle ways.

7.

Improve bicycle and pedestrian access to the Town Center, the City park and institutional
uses from existing and new residential areas in Wood Village.

8.

Develop and construct bikeways and pedestrian accessways to minimize potential conflicts
between transportation modes.

9.

The City will cooperate in development and improvement of the regional bicycle and
pedestrian routes that run through Wood Village. Regional bicycle routes are: Sandy
Blvd., Halsey and Glisan Streets, 223rd and 238th Avenues. Regional pedestrian routes are:
Sandy Blvd., Halsey Street, 223rd Ave. and the Town Center zone.

10. The City will cooperate in the development and improvement of Halsey St. and 223rd Ave.
as regional public transportation routes.
11. The City will support use and expansion of railroad lines that run through the City if deemed
in compliance with City Plan and Code requirements.
12. The City shall seek opportunities to create a more grid-like and connected transportation
system in Wood Village. This includes making more roadway and pathway connections
between local roads and County roads in the city and connecting existing and planned
residential development to employment, commercial uses, institutional uses, collector and
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arterial roads, transit corridors, trails, open space and recreational uses, and other
community activity centers.
13. In terms of street design of arterials and collectors in Wood Village, the City will consult
with Multnomah County to ensure that designs are consistent with regional street designs
for throughways and arterials and allow for integration of transit features such as pull-outs
and sidewalk space for benches or shelters.
14. The City may allow “green street” design standards for local roads that allow for the storage
and natural infiltration of storm water.
15. The City will encourage more marked and protected pedestrian crossings on collectors and
arterials in the city to improve safety, accessibility, and mobility for pedestrians. Marked or
protected crossings should be considered as follows:
a. every 500-600 feet where signal spacing exceeds ½ mile,
b. on streets adjacent to commercial centers, community centers, institutional uses, and
uses that generate a significant number of trips, and
c. on streets with transit routes and stops.
16. The City shall reduce the number of private access and points of conflict on collectors and
arterials through development review, through access management measures such as
consolidation of access points and crossover easements.
17. The City shall support connectivity and access to collectors and arterials with public streets
that are spaced consistent with the access spacing standards of the jurisdiction with
roadway authority.
18. The City shall work with transit providers to identify and make improvements in access to
transit including improved pedestrian and bicycle connections to all existing and planned
transit stops and major transit stops or facilities, intersection and mid-block traffic
management improvements for facilitating crossing at and near transit stops, and lighting
and public safety enforcement at transit stops and along streets with transit routes.
19. The City will designate Sandy Boulevard, Halsey, and 238th Drive as transit streets to
reflect the allocation of existing transit service.
20. The City will designate Wood Village Boulevard as a transit street and will coordinate with
TriMet regarding the potential for future transit service along this important north-south
corridor, and through service in the Town Center.
21. The City will work with TriMet to ensure all transit stops are maintained and that the
information is available and up-to-date.
22.
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23. The City will explore opportunities to increase the frequency of transit service along existing
transit routes.
24. The City will explore opportunities to establish a north-south transit route between the
Wood Village city center and areas to the south.
25. If motorized vehicle traffic volumes within the city continue to grow, the City shall
consider parking strategies as a way to manage traffic demand and associated land use
including expanding the amount and types of bicycle parking requirements.
26. The City will consider modifications to its review criteria for amendments to its
Comprehensive Plan and Transportation System Plan if future traffic analysis demonstrates
roadway capacity constraints in the city. The Regional Transportation Functional Plan
allows for significant reductions in trip generation rates used in analyzing traffic impacts if
jurisdictions implement parking management strategies, land use management strategies,
and/or transportation facility designs and management strategies that reduce trips.
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ENERGY
CONSERVATION
Goal: To utilize land use planning as a tool in the effort to enhance energy conservation.
Discussion:
Issues of carbon footprints of communities and land uses, global warming, climate change, or other
assertions about the role of fossil fuels in the future of our region have been a key conversation in our
region. Whether or not the energy issues are temporary, permanent, contrived or real, the fact remains
that wasteful consumption of energy is undesirable. . The City of Wood Village can take steps to help
reduce the overall consumption of energy by the community in several ways.

Development of locally oriented retail shops along Halsey and in the Town Center would help to
reduce the distance Wood Village and Fairview shoppers must go to transact business. The
design of the area could encourage pedestrians to leave their cars at home and take a walk
through the town. .
Other efforts to conserve energy should concentrate on the physical design of the city. In review
of new developments, the City could evaluate proposals based on energy efficiency in site
design and construction techniques.

The alternative open to the City of Wood Village in initiating efforts to foster energy conservation is to do
nothing, and let county, state or federal officials worry about it. There is a temptation to leave this
problem to others, but as local government shifts responsibilities to broader jurisdictions, the sense of
control over the quality of life will continue to get farther away from the individual. Wherever the
opportunity exists to initiate local programs to solve community problems, the sense of individual
responsibility can be enhanced.

Energy Conservation Policies:

1. The Wood Village Planning Commission will encourage development of a local retail center
on Halsey.
2. Energy conserving design will be encouraged, along with the use of renewable energy
resources.
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URBANIZATION
Goal: To provide for an orderly transition from rural to urban land uses as areas around the City
become developed.
Discussion: The Portland urban growth boundary (UGB) adopted by Metro is intended to
provide a sufficient land supply for a 20 year period for residential development. Lands for
industrial and employment must also be identified and provided inside the UGB. Oregon law
requires Metro to complete the evaluation process every six years to determine if land supplies
are adequate for the ensuing 20 year period. The purpose of the boundary is to contain growth
by encouraging infill of vacant land and thus keeping the urbanized area as compact as possible
in accordance with the 2040 Growth Concept. Wood Village is entirely within the UGB
There are no areas of unincorporated county lands on any contiguous side of Wood Village. All
boundaries of the community are coterminous with an adjacent City, Troutdale to the east and
north, Fairview to the north and west, Gresham to the south. There are no lands that could be
considered for inclusion in the Portland UGB on any side of the community, or for which
additional planning work needs to be completed.
The following table illustrates past and future population trends in Wood Village.
Population Estimates
% Change
Year

Population

1980
1990
2000
2010
2015
2020
2025
2030
2040

2,253
2,814
2,860
3,878
3,905
4,124
4,318
4,494
4,650

Total

24.90%
1.60%
35.10%
0.70%
5.61%
4.70%
4.08%
3.47%

Annual for
period

Compounded
Annual

2.25/year
0.16/yr
3.09/yr
0.15/yr
1.11/yr
2.17/yr
1.74/yr
0.34/yr

1.22%

Development within the present City limits will be by infill or redevelopment of existing
neighborhoods and by new development of dedicated residential or mixed use residential and
commercial in the Town Center site. Development of the Town Center property will require new
service extensions supported by increased service capacities. The City has invested in the water
and sewer systems to permit full development of the Town Center properties. The sewer system
collection and conveyance capacity has been expended, however, the treatment capacity will
need to be expanded through the acquisition of additional treatment capacity from the Gresham
regional wastewater treatment facility.
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Urbanization Policies:
1. The City of Wood Village will continue to encourage infill of vacant land within the City.
2.

The City of Wood Village will participate in regional planning efforts and cooperate with
Metro in their capacity as the regional planning authority for the Portland UGB.
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CITY OF WOOD VILLAGE
PLANNING COMMISSION
THURSDAY, MARCH 23, 2017
AGENDA

6:00 PM
PLANNING COMMISSION
1.

Public Hearing:
Wood Village Comprehensive Plan Amendments
- a request by the City to amend the Plan to match input received
regarding development of the Town Center Master Plan, eliminate
data and statements that are no longer accurate, and replace hand
drawn maps with updated mapping

2.

Other Items for Consideration
- Upcoming Public Hearings Schedule

ADJOURN

The meeting location is wheelchair accessible. This information is available in large print
upon request. To request large-print documents or for accommodations such as assistive
listening device, sign language, and/or oral interpreter, please call 667-6211 at least two
working days in advance of the meeting. (TDD 1-800-735-2900)
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OPENING STATEMENT FOR
Comprehensive Plan Amendment Legislative Hearings
The public hearing for the proposed amendment to the Wood Village Comprehensive Plan is now called to
order.
The Planning Commission will make decisions in this matter based on the applicable criteria as set out in the
Wood Village Zoning and Development Code. The applicable criteria are contained in the staff report. The
consideration of the Comprehensive Plan Amendments is a legislative hearing, and the Planning Commission
may bring other matters or concerns into the discussion. Discussion with constituents, public conversations,
and other actions need not be disclosed as ex parte contact.
If you wish to testify this evening please come forward at the correct time and state your name and address
for the record. All persons testifying shall be deemed parties to the application, and must provide their name
and full mailing address if they wish to be notified of the decision, continuances, appeals or other procedural
actions required by the Code. If you are submitting any written materials please state the nature of its
contents and provide a copy to the City. Each item submitted this evening will be provided an Exhibit Number
for purposes of maintaining the record.
Failure to raise an issue, in person or in writing, with sufficient detail to afford the hearing body and parties to
the hearing an opportunity to respond to that issue, precludes appeal to the Land Use Board of Appeals. No
additional comments or questions will be accepted after the public hearing is closed unless the Planning
Commission decides to reopen the hearing.
All testimony must be directed to the legislative proposals and the applicable criteria. Testimony that is the
same as that provided by another witness can be entered into the hearing by simply referencing the prior
witness and stating your agreement with their statement.
Members of the Planning Commission are to be unbiased. Do any of the members wish to disclose potential
conflicts of interest or personal bias? A witness may challenge the impartiality of a decision maker, and the
decision maker may respond to such a challenge.
The hearing will be conducted this evening as follows:
1. A presentation of the staff report on the proposed Comprehensive Plan Amendments;
2. Public testimony on the proposal;
3. Close of the public testimony; and
4. Discussion and deliberation by the Planning Commission;
We will now hear the staff report.
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Consideration of Amendments to the Wood Village
Comprehensive Plan
Staff Report
Planning Commission Meeting March 23, 2017
TO:

Planning Commission

FROM: Bill Peterson, Carole Connell, and Marie Kizzar
DATE: 16 March, 2017
SUBJECT: Proposed Amendment to the Comprehensive Plan
I. Application Data
Request: City File # COMP/PLANC17-01 Comprehensive Plan Amendments. This is a
request by the City to amend the Wood Village Comprehensive Plan, to revise the Plan
to match with the input received around the development of the Town Center Master
Plan, eliminate data and statements in the plan that are no longer accurate, and replace
the hand drawn maps in the plan with updated mapping. All work is as identified in the
discussions with the Planning Commission functioning as the citizen involvement
coordinators, and derived from the more than 300 hundred separate individuals that
participated in the community visioning process and the outreach processes associated
with the Town Center development.
•

Public Hearings: The Planning Commission will hold a hearing on March 23,
2017, and the City Council will tentatively hold a hearing on March 30, 2017. In
conjunction with the Town Center project development, the City and a consulting
team interviewed both developers and community members in order to
understand local context and expectations for the Town Center.
o Conducted five focus groups with a variety of ethnic communities in Wood
Village in order to understand their values and expectations for the Town
Center.
o Hosted a community workshop to obtain input on the vision and needs for
the potential development of the Town Center.
o Facilitated Technical and Citizen Advisory Committees review and
comment on all project work products.
o Completed a detailed evaluation of the economic feasibility of various
development options for the Town Center area

• Comprehensive Plan Amendment Review Criteria
Section 610.010 through 610.040, Wood Village Zoning and Development Code;
Comprehensive Plan Amendments
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•

•

A. 610.010 Purpose. “The Comprehensive Plan is the official and controlling
land use document of the City, providing guidance to both public and private
activities which affect the growth, development, and livability of the
community. The Plan is intended to be a flexible document, reflecting
changing circumstances and community attitudes through occasional
amendments. This section provides a process whereby the Comprehensive
Plan may be amended without violating the integrity of the Plan or frustrating
its basic purposes. This process applies to proposed changes to the
Comprehensive Plan map designations, and text.”
B. 610.020: In accord with the requirements of this section, the amendment of
the Comprehensive Plan was initiated by the City Manager and brought to a
combined meeting of the City Council and the Wood Village Planning
Commission November 8, 2016, where the land use and preferred master
plan identification was made for the Town Center. Enabling these uses
requires the Comprehensive Plan and the fact that it is the “controlling
document” concerning planning activities, must be revised to meet the land
use designations identified by the combined meeting. All proposed
amendments to the Comprehensive Plan are text amendments or the
adoption of supporting maps in the plan. No Comprehensive Plan
designations on specific parcels of land are proposed to be modified by the
amendments.
C. 610.030: This process is legislative, not quasi-judicial. It is the City initiating
this action.
D. 610.040: Review Criteria: All changes must meet the requirements of the
Code, which provides: Amendments to the Comprehensive Plan will be
approved if the Council finds that the applicant has shown that the following
applicable criteria are met:
a. A legislative amendment is consistent with the goals and policies of
the Comprehensive Plan, the statewide planning goals, and any
relevant area plan adopted by the City Council.
b. A legislative amendment is needed to meet changing conditions or
new laws.
Section 560.100 to 560.170, Wood Village Zoning and Development Code;
Legislative Process which provides that the proposals must more appropriately
reflect the vision, goals, and policies of the City of Wood Village than the
currently adopted provisions, and that any changes that impact transportation
facilities are fully evaluated.
Statewide Planning Goals
o Nineteen statewide goals exist, and the City Comprehensive Plan
addresses the following:
 Goal 1: Citizen Involvement
 Goal 2: Land Use Planning
 Goal 5: Natural Resources, Scenic and Historic Areas and Open
Spaces
 Goal 6: Air, Water and Land Resources Quality
 Goal 7: Areas Subject to Natural Hazards
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Goal 8: Recreational Needs
Goal 9: Economic Development
Goal 10: Housing
Goal 11: Public Facilities and Services
Goal 12: Transportation
Goal 13: Energy Conservation
Goal 14: Urbanization
Goals not applicable to Wood Village:
• Goal 3: Agricultural Lands
• Goal 4: Forest Lands
• Goal 15: Willamette River Greenway
• Goal 16: Estuarine Resources
• Goal 17: Coastal Shorelands
• Goal 18: Beaches and Dunes
• Goal 19: Ocean Resources

Exhibits
Redline Version of Comprehensive Plan Proposal
Finish Version of Comprehensive Plan as Proposed
Wood Village Town Center Market Analysis
Wood Village TGM Outreach Workshop Final Report
Wood Village Town Center Land Use Alternatives
II. Background:
In June of 2015, the City of Wood Village filed an application with the Transportation
Growth Management Program to focus on the status of the Town Center. The total
area, over 81 acres, was dominated by the Multnomah Greyhound Park grandstand
structure, a then derelict building dominating the over 30 acres of developable lands
located to the north of the current Kohl’s and Fred Meyer structures in the Town Center.
The site had been stagnant for nearly a decade, and the City proposed an interactive
community driven process to update the plan for the lands and work to induce
investment in the Town Center.
Following the selection of a project prime contractor and executing grant documents,
the Wood Village Town Center Master Plan (TCMP) and Transportation System Plan
(TSP) Update project team held interviews to better understand the issues, needs,
opportunities and concerns that stakeholders have with respect to the Wood Village
Town Center. The City of Wood Village, ODOT and the consultant team worked
together to identify the list of stakeholders. The project team sought to obtain various
perspectives including those of City residents, businesses, nearby jurisdictions and
members of the real estate and development industries.
As part of this process, team members conducted 18 separate meetings. Some of the
meetings were with small groups, so a total of 38 individuals participated in interviews.
A key goal of the TCMP project is to recommend land uses that have market feasibility
so that development may occur in the near term. Therefore, eight of the interviews (with
a total of 11 individuals) were held with members of the real estate and development
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communities. In addition, a particular effort was made to meet with representatives from
neighborhoods immediately adjacent to the Town Center and from the large ethnic and
low income communities living in Wood Village.
Following the stakeholder interviews, the team began a focus on the identified minority
groups and a forum to gather all of the community. A series of individual focus groups
with the following groups were conducted:
Ukrainian, Russian, Laotian, Vietnamese, Hispanic
Combining the inputs from these focus groups that engaged over a hundred individuals,
the team conducted two community meetings. Both meetings were well attended, with
more than one hundred different individuals identified at one of the two meetings. While
much of the input focused on the specifics of the Town Center, the overall community
input shared values on housing types, infrastructure, transportation, and similar topics.
While preparing the details of the Town Center Zoning code proposal, the new owners
of the former Multnomah Greyhound Park pointed out a series of conflicts between the
Comprehensive Plan provisions and the proposed uses in the Town Center, including
the recommended uses that were emerging from the work of the project team.
It was obvious that the language of the Comprehensive Plan did not support changes
proposed, that the mapping was severely outdated and no longer effective, and that the
plan contained provisions that were technically no longer correct or were severely out of
date. Following contact with the Department of Land Conservation and Development,
the City originated this process through the Planning Commission and City Council joint
meeting, allowing amendment of the Comprehensive Plan to be considered.
The proposed Comprehensive Plan is attached. A summary of the proposed
amendments is as follows:
Comprehensive Plan Update
Summary of Amendments
Identified Section
Character or Type of Update
Introduction
Elimination of Goal Conflict Descriptions
Introduction
Update to Historical Facts on the Multnomah Greyhound
Park Status
Introduction
Update references to current Metro and other Regional
Plans
Location Map
Replace Hand Drawn Map with GIS Generated Map
Physiographic Analysis
Replace Hand Drawn Map with GIS Generated Map
Citizen Involvement
Correct Historic Assertions no longer correct
Agricultural Lands
No Changes
Air, Water and Land Resource Quality
Eliminate Car Pool Policy Statement
Air, Water and Land Resource Quality
Update Air Quality Attainment Data with current
information
Air, Water and Land Resource Quality
Eliminate reference to an outdated handbook
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Air, Water and Land Resource Quality
Areas Subject to Natural Disasters and
Hazards
Areas Subject to Natural Disasters and
Hazards
Open Spaces and Recreation Needs
Economic Development
Economic Development
Economic Development
Economic Development

Economic Development

Economic Development
Economic Development
Economic Development
Housing

Housing
Housing
Housing
Housing
Housing
Public Facilities and Services

Public Facilities and Services
Public Facilities and Services
Public Facilities and Services
Public Facilities and Services
Public Facilities and Services

Amend policy on erosion and sediment control to reflect
current status
Update Mapping
Eliminate Flooding Maps and Utilize only FEMA
generated Maps
Update information to reflect Park Master Plan
information from 2014
Eliminate the table that identified available and buildable
lands
Reference Current Census Data and Metro documents
Recognize the important role of transit service
Update information on the Town Center to reflect
lodging, entertainment, and mixed uses as identified in
the new plan
Revise Need for Industrial Lands to current information
and reference continuing sources for this information to
keep the plan current
Revise extensive language about the Multnomah
Greyhound Park
Modify policies to recognize entertainment and lodging
uses in TC
Eliminate Reference to Metro Function Plan
Employment Targets
Update Population Estimates and reference Portland
State official population information for future
considerations
Correct Employment data to more current information
Eliminate a document identified as the "Housing Matrix"
Recognize Urban Renewal as a Tool
Revise Goals to reflect changes in the Town Center
housing targets
Revise outdated maps
Update multiple sections to reflect the status of current
master plans for the public facilities including storm
water, transportation, sewer, water, parks and
recreation
Update medical facilities references to current status
Update solid waste information to current status
Update Public Safety service provision methods to
current
Eliminate policy statement that refers to urbanizing area
(there is not any)
Add policy indicating rates and SDC's will be enacted
and maintained to pay for needed future capacity
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Transportation
Transportation

Transportation
Transportation
Transportation
Transportation
Transportation
Energy
Energy
Energy
Energy
Energy
Energy
Urbanization

Urbanization

Urbanization
Urbanization
Urbanization
Closing Mapping
Closing Bibliography

Revise commuting estimate to current data
Update regional transportation references to include
TriMet Eastside Enhancement Plan, Metro Regional
Transportation Plan
Update Definitions of Roadway Types
Eliminate Reference to "proposed projects" that have
been completed
Revise designation of Transit Streets in accord with the
TSP
Eliminate Reference to a Park and Ride potential use
Update Mapping
Eliminate reference to programs no longer available,
and to data that cannot be verified or updated
Eliminate reference to 1975 energy consumption data
by origin
Eliminate policy statement encouraging car pool and
pooling service
Eliminate policy statement about lobbying TriMet
Eliminate work statement about code revision for energy
as the work has been completed
Utilize general statement of policy for encouraging
renewal energy sources
Update plan to reflect the absence of any
unincorporated lands adjacent to Wood Village and
reference to UGB areas
Update Population Estimates and reference Portland
State official population information for future
considerations
Policy statement in the text to reflect community value of
housing in the Town Center
Eliminate outdated provisions referencing early work on
the Town Center
Continue policy in infill, eliminate reference to Metro
2040 map
Update Comprehensive Plan and Zoning Maps
Eliminate

III. Finding of Fact
A.

Analysis of Compliance with Statewide Planning Goals and the Wood
Village Vision and the determination that the Comprehensive Plan
proposed amendments are consistent with the goals and policies of the
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Comprehensive Plan, the statewide planning goals, and any relevant area
and technical plans adopted by the City Council, or that legislative
amendment is needed to meet changing conditions or new laws.

1. Citizen Involvement: The Wood Village Comprehensive Plan “insures
opportunity for citizens to participate in all phases of the planning process.”
The work accomplished around the Town Center Master Plan update, and
resultantly, the work on this Comprehensive Plan input, has provided an
extensive public involvement process. The steps in public input on this
issue include:
a. Citizen Survey;
b. Stakeholder Meetings in Town Center;
c. Focus Groups;
i. Ukrainian
ii. Russian
iii. Hispanic
iv. Laotian
v. Vietnamese
d. Technical Advisory and Citizen Advisory Committees
i. Total Membership 29 individuals
e. Community Meetings
i. Total Attendance over 150
f. Multiple meetings of City Council and Planning Commission
The City finds that proper public notice, public meetings and a complete
process that accommodated language barriers and induces proactive
interaction on this matter was pursued. The City Finds that adequate
public process was provided to assure citizen involvement and that
minor amendments to the Citizen Involvement Policy in the
Comprehensive Plan are consistent with the remaining goals and
policies, will promote a robust citizen opportunity to engage, and
will meet updated legislation.

2. Land Use Planning: Modifications proposed to the Comprehensive Plan
through the process are summarized in the technical memorandum
identified as Wood Village Town Center Land Use Alternatives. This
document reviews the process utilized to evaluate alternate potential uses,
the capacity and the ability of the lands to provide services to a variety of
uses in the Town Center area. Lands exterior to the Town Center are not
evaluated in this process, and no changes are proposed to the underlying
Comprehensive Plan provisions impacting other lands. Entertainment and
Lodging uses are now specified in the Town Center, however, those uses
were permitted or conditional in the Town Center in the current
configuration of land use provisions. The largest change occurs in the
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elimination of mandatory housing provisions impacting land use
designations and potential uses in the Town Center and other nonresidential zones. The City Finds that the proposed modifications to
the Comprehensive Plan refine existing land use choices and are
consistent with the goals and policies of the City.
3. Goal 5: Natural Resources, Scenic and Historic Areas and Open
Spaces. Proposed changes to the Comprehensive Plan are predominantly
contained in the segment on OPEN SPACES AND RECREATIONAL
NEEDS, where extensive changes to the plan are made to reflect the
recently adopted Parks and Recreation Master Plan (April 2016) and
nominal changes to reflect the Historic designation of the Arata House.
Other modifications of the plan deal with the mapping of resources, where
the existing adopted plan relies on hand drawn maps depicting identified
slopes, soil types, and a variety of geographic information. The updated
plan draws on currently updated Geographic Informational System maps to
improve accuracy and refine the soil, drainage, slope and similar
geographic constraints that are identified in the plan. The City Finds that
the proposed modifications reflect and updates the specific plan,
including the research and basis for that parks plan, and the update is
consistent with the goals and policies of the City of Wood Village.
4. Goal 6: Air, Water and Land Resources Quality: Minor modifications to
the Comprehensive Plan focus on the updated Federal Emergency
Management Agency Flood Maps and their adoption, updated air quality
attainment data for the Portland Metropolitan area, and reference to a
former document, no longer available as a “handbook”, although a natural
hazards resource guide is now available. To recognize the changing
environment, language referencing no longer available documents is
removed. Language is also modified to refer to the Wood Village specific
sediment and erosion control standards in lieu of the Metro standard. The
City Finds that modifications to the plan are made to more accurately
reflect the goals and policies of the City of Wood Village and to modify
portions of the current plan that refer to outmoded, outdated, or
modified documents.
5. Goal 7: Areas Subject to Natural Hazards: No modifications are
proposed to the Comprehensive Plan, and all policies currently in place are
continued. Changes to the plan replace the hand drawn maps in this
segment of the code with current mapping resources. The City Finds that
the current Geographic Information System mapping of natural
hazards has been refined and is both more accurate and better
defined that the mapping currently included in the Comprehensive
Plan, resultantly, it more accurately reflects the goals and policies of
the City of Wood Village through accurate depiction of natural hazard
areas.
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6. Goal 8: Recreational Needs: The Comprehensive Plan update relies on
the recently adopted Parks Master Plan to provide updated information on
service levels, adequacy of total open space and similar factual data. The
adopted plan is referenced in the Comprehensive Plan amendment
proposal. Recreational and Open space provisions from prior plans are
unchanged. Recent work in the two cities (Fairview and Wood Village) on a
potential Recreational Program is not reflected in the Comprehensive Plan
either currently or in the revisions. The recreational assets of the region
and the open space areas are identified in the current plan, and no
modification is proposed. The City Finds that the modifications to Open
Spaces and Recreational Needs are narrowly modified to adopt the
Wood Village Parks Master Plan as the tool to more appropriately
reflect the goals and policies of the City of Wood Village.
7. Goal 9, Economic Development, “To provide adequate opportunities
throughout the state for a variety of economic activities vital to the health,
welfare, and prosperity of Oregon’s Citizens”. Goal 9 was the primary
basis, along with the Goal 10 Housing provisions, for undertaking the
evaluation of the Town Center.
a. The City has conducted two major economic evaluations in the last
five years, one by Marketek and one by Leland and Associates. Both
works identify the economic realities of east Multnomah County, with
lower than metro area average incomes, a diverse population, and
limited land resources. The focus of both works was identifying key
policy specific actions that can maximize the economic impact of the
Town Center area and other land resources. The attached market
evaluations identify the primary users of the area, the market and
probability of economic activity, and projections of uses.
b. The City did not complete a vacant lands inventory, or update the
Metro Title IV employment lands work recently updated. Information
from both of these sources did inform the proposal to eliminate the
1997 era graphic on vacant and available lands. No substitute for the
graphic is proposed, instead the policy statements are written to
incorporate work completed by Metro and work underway on the
Halsey Corridor.
c. At the time of the writing of this staff report, 1,600,000 square feet of
buildings are under construction permit in Gresham (Gresham Vista),
with over 500,000 pending for construction in Troutdale Reynolds
Industrial Park (Fedex and an internet based fulfillment company).
These combined employment projections have not been updated for
regional or state projections. Industrial land needs were updated
recently in the Metro Urban Growth Management report, as well as
the industrial lands supply evaluation. The key policies in Wood
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Village to protect the use of industrially designated lands remain in
place with this proposed amendment.
d. The historic Multnomah Greyhound Park information contained in the
current Comprehensive Plan is all updated to reflect the cessation of
operations, demolition, current ownership, and the proposed
combination of entertainment, lodging and housing that is contained
in the Town Center plan currently pending for adoption.
The City Finds that:
i. The proposed combination of modifications reflect
changes in the current economy, reference to regionally
updated documents, and recognition of ongoing
investments in economic activities combined with the
elimination of employment target mandates no longer
required by law to more accurately reflect the goals and
policies of the City of Wood Village and modify the
proposed plan to reflect changes in the applicable law.
8. Goal 10: Housing: “To provide for the housing needs of citizens of the
state.” The state housing goal provides the most prescriptive approach of
all statewide goals in how to achieve a balance of needed housing and
housing types, with a buildable land inventory, inventory of affordable
housing types and governmentally assisted housing types, projections of
population, and determinations of land and housing units. In the context of
Wood Village, within the boundaries of the Portland Metropolitan Area,
where complex and detailed evaluations are completed for long term
housing mix and land availability, the presence of a variety of housing types
and proposed housing allocations through the urban growth management
reports. Reflecting this combination of resources, the Comprehensive Plan
is proposed to be changed to:
a. Reflect the allocation of housing units contained in the detailed
population projection from Metro for the Urban Growth Report
adopted in 2016, and
b. Update population information to reflect both Portland State
University formally adopted information and the Metro model for
population in the Portland Urban Growth Management area, and
c. Continuing to rely on the Town Center zone to accommodate
hundreds of housing units, recognizing that about 125 units will be
delivered within one year of the writing of this report, and
d. Continuing to encourage the use of accessory dwelling units as a
method to provide affordable housing and expand the housing stock,
and
e. Acknowledge that the existing inventory of all housing types that is
contained in the adopted plan is not accurate, but that a full inventory
of all available housing in the community has not been completed,
and
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f. The housing matrix is eliminated, without substituting housing
inventory numbers or provisions, and
g. Policy provisions in the Comprehensive Plan are not modified, except
to the extent they directly impact the Town Center area, and
specifically to specifically encourage residential development in the
Town Center to meet the Metro Functional Plan housing targets, and
h. Hand drawn maps are replaced with GIS mapping in the segment.
The City Finds that there is not sufficient data to update and replace
all housing status for the community, and that the Metro housing
information provides a basis that permits the elimination of the
existing incorrect housing matrix in the Comprehensive Plan,
provided that no significant policy changes are made concerning
housing policy approaches. Mandatory provisions of housing
allocations from Metro that are reflected in the current
Comprehensive Plan are no longer required, and this law change is
reflected in the proposed amendments. The combination of limiting
policy evaluations, clearing out existing incorrect information, and
referencing current information sources more accurately reflects
the goals and policies of the City of Wood Village, and utilizes this
update to modify or eliminate provisions no longer required by law.
9. Goal 11: Public Facilities and Services: “To plan and develop a timely,
orderly and efficient arrangement of public facilities and services to serve as
a framework for urban development.” The modifications to the
Comprehensive Plan are based on adopted master plan documents
recently completed for storm water, transportation, sewer collection and
treatment, water system, parks and recreation facilities. The goal requires
evaluation of health facilities and other public services not evaluated or
modified in this proposed amendment, so no changes to those portions of
the work are included. We are very aware that the information contained in
the current Comprehensive Plan on these issues is not current, however,
we were unable to identify sufficient authorities for modification of the
current plan. The modifications that were undertaken include:
a. Factual modifications to reflect the details of the utility systems and
the utility plans as adopted, and
b. Minor modifications to medical facilities to the extent that such
modifications are readily verifiable through visual observation and are
not technically attempting to respond to capacity or adequacy of
service, and
c. Reset the future total service population for the community to match
the population horizon utilized by all four of the major utility master
plans, and
d. Update statements about the park and recreational system to reflect
the updated master plan, and
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e. Reference Metro solid waste adequacy evaluations and the work
undertaken by Metro on the future of solid waste disposal, without
attempting to modify in detail the provisions in the plan, and
f. Identify the current public safety providers in the system and the
assertion that those contractual providers will continue for some
period, and
g. Modify policy statements to reflect adopted master plan provisions,
and
h. Modify policy statements to identify system development charge and
user rate policies adopted in water, sewer, and park master plans.
The City Finds that the update to Public Facilities and Services
utilizes researched and certified data to evaluate all municipal
services through the service life and that the statements adopted to
reflect the status of these systems more accurately reflect the goals
and policies of the City of Wood Village than the current language.
The City further finds that information that is no longer timely has
been eliminated and current data inserted, along with the inclusion
of observable information intended to provide general information,
and that such modifications make the Comprehensive Plan a more
relevant document in the future.
10. Goal 12: Transportation: “To provide and encourage a safe, convenient
and economic transportation system”. The City is completing the roadway
element of the Transportation System Plan to accompany the policy and
extensive evaluative work completed in 2012. The TSP from 2012 did not
include performance measurements, nor the roadway elements, and work is
now underway to complete this work. The modifications to the
Comprehensive Plan proposed for transportation include:
a. Eliminate pejorative language “to offend the eye” and “perhaps worst
of all” to restore the document to a more factual base rather than an
opinion base, and
b. Include current transportation system information developed by Metro
to cite the number of private vehicles in use by Wood Village
residents in commuting, and
c. Eliminating language that anticipated the construction of the light rail
into Gresham, as that work has long been completed, and
d. Cite the work underway for the eastside enhancement plan for
TriMet, as well as the bicycle plan for the Columbia River Gorge,
noting facilities that have been completed that were included in the
plan, and
e. Modify adopted policies to reflect the functional classifications of
roadways, and
f. Acknowledge the completion of Wood Village Blvd from Arata to
Halsey, and
g. Identify transit street designations in accord with the adopted TSP
provisions, and
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h. Eliminate reference to a park and ride facility that had been
contemplated in the 1980’s, but is no longer part of the Transportation
System Plan, and
i. Replace Mapping.
The City Finds that specific detailed factual information has been
developed in the Transportation System Plan to reflect the status of the
roadway, bikeway, pedestrian and other transportation systems, the
status of the transit system, and that the policies proposed for
modification in the Comprehensive Plan specifically provide for a more
complete reflection of the goals and policies of the City of Wood Village,
along with reflecting the physical completion of an array of specific
transportation related activities.
11. Goal 13: Energy Conservation: “Land and uses developed on the land
shall be managed and controlled so as to maximize the conservation of all
forms of energy, based upon sound economic principles.” The extensive
provisions of the current Comprehensive Plan discussing energy issues is
eliminated, along with outdated information about transit and energy
production sources. Statements proposed in the plan are designed to be
general in character, and do not attempt to complete updated research on
energy issues or proposals. The revision proposes to eliminate the policies
in place as follows:
a. The car pool proposal in the current plan is proposed to be
eliminated, and
b. Lobby efforts toward TriMet included in the plan are eliminated, and
c. Changes that have already been made to the city code and site plan
systems are no longer included as a future policy, and
d. Renewable energy resource encouragement is included in the policy
proposals.
The City Finds that the proposed elimination of outdated
information from the Comprehensive Plan will more completely
reflect the goals and policies of the City of Wood Village than
attempting to secure new information or update energy policy
provisions.
12. Goal 14: Urbanization: “To provide for an orderly and efficient transition
from rural to urban land use, to accommodate urban population and urban
employment inside urban growth boundaries, to ensure efficient use of land,
and to provide for livable communities.” The Comprehensive Plan, when
adopted, accounted for lands in an urban growth boundary and
unincorporated. Those lands were annexed to Gresham decades ago, and
the City of Wood Village now has incorporated municipal boundaries on all
sides of the City. The urbanization goal, when adopted, dealt with the
processing of lands exterior to the City limits, and projected land needs for
the City. With no additional land supply now available, changes to this
portion of the Comprehensive Plan include:
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a. Reference to the Portland area urban growth boundary, and Notation
that there are no unincorporated lands contiguous to Wood Village,
and
b. Updating population estimation information, and noting the status of
the core infrastructure for water, sewer and storm, noting the capacity
of systems to accommodate particularly the development of the Town
Center, and Modifying the adoption of referenced materials (including
the Metro 2040 Mapping).
The City Finds that the proposed update of outdated information
from the Comprehensive Plan will more completely reflect the goals
and policies of the City of Wood Village and the elimination of
policy provisions that no longer apply streamlines the
Comprehensive Plan and permits it to be current and relevant.
13. Section 560.100 to 560.170, Wood Village Zoning and Development
Code; This segment describes the legislative process which provides that
the proposals must more appropriately reflect the vision, goals, and policies
of the City of Wood Village than the currently adopted provisions, and that
any changes that impact transportation facilities are fully evaluated. The
Code provides that amendments to modify regulations will be approved if
the City finds that the following criteria are met:
a. The proposed amendments better achieve the goals and policies of
the Comprehensive Plan and the existing regulatory language.
FINDINGS: The City finds that based on the analysis above, the
Comprehensive Plan amendments better achieve relevant goals
and policies for the City of Wood Village.
b. The proposed amendments are consistent with the Zoning and
Development Code purposes and with the purpose statement for the
base zone, special district, additional use regulation, or development
regulation for which the amendment is proposed.
FINDINGS: The City finds the amendments to the Comprehensive
Plan proposed do not directly impact the definitions of any zoning
area, nor the designation of any land or lands in Wood Village.
c. Proposals which significantly affect a transportation facility shall
assure that allowed uses are consistent with the function, capacity, and
level of service of the facility identified in the City, County, and Regional
Transportation Plans.
FINDNGS: The City finds the amendment of the Comprehensive
Plan does not impact the function, capacity or level of service of
streets in the City and will remain consistent with state, regional
and city transportation plans.
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IV. RECOMMENDATION
Based on the above findings of fact, public testimony and recommended modifications
to the attached Summary of Amendments, the subject amendments are recommended
to be forwarded to City Council for further adoption.
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Identified Section
Introduction
Introduction
Intruduction
Location Map
Physiographic Analysis
Citizen Involvement
Agricultural Lands
Air, Water and Land Resource Quality
Air, Water and Land Resource Quality
Air, Water and Land Resource Quality
Air, Water and Land Resource Quality
Areas Subject to Natural Disasters and Hazards
Areas Subject to Natural Disasters and Hazards
Open Spaces and Recreation Needs
Economic Development
Economic Development
Economic Development
Economic Development
Economic Development
Economic Development
Economic Development
Economic Development
Housing
Housing
Housing
Housing
Housing
Housing
Public Facilities and Services
Public Facilities and Services
Public Facilities and Services
Public Facilities and Services
Public Facilities and Services
Public Facilities and Services
Transportation
Transportation
Transportation
Transportation
Transportation
Transportation
Transportation
Energy
Energy
Energy
Energy
Energy
Energy
Urbanization
Urbanization
Urbanization
Urbanization
Urbanization
Closing Mapping
Closing Bibleography

Comprehensive Plan Update
Summary of Amendments
Character or Type of Update
Elimination of Goal Conflict Descriptions
Update to Historical Facts on the Multnomah Greyhound Park Status
Update references to current Metro and other Regional Plans
Replace Hand Drawn Map with GIS Generated Map
Replace Hand Drawn Map with GIS Generated Map
Correct Historic Assertions no longer correct
No Changes
Eliminate Car Pool Policy Statement
Update Air Quality Attainment Data with current information
Eliminate reference to an outdated handbook
Amend policy on erosion and sediment control to reflect current status
Update Mapping
Eliminate Flooding Maps and Utilize only FEMA generated Maps
Update information to reflect Park Master Plan information from 2014
Eliminate the table that identified available and buildable lands
Reference Current Census Data and Metro documents
Recognize the important role of transit service
Update information on the Town Center to reflect lodging, entertainment, and mixed uses as identified
in the new plan
Revise Need for Industrial Lands to current information and reference continuing sources for this
information to keep the plan current
Revise extensive language about the Multnomah Greyhound Park
Modify policies to recognize entertainment and lodging uses in TC
Eliminate Reference to Metro Function Plan Employment Targets
Update Population Estimates and reference Portland State official population information for future
considerations
Correct Employment data to more current information
Eliminate a document identifed as the "Housing Matrix"
Recognize Urban Renewal as a Tool
Revise Goals to reflect changes in the Town Center housing targets
Revise outdated maps
Update multiple sections to reflect the status of current master plans for the public facilities including
storm water, transportation, sewer, water, parks and recreation
Update medical facilities references to current status
Update solid waste information to current status
Update Public Safety service provision methods to current
Eliminate policy statement that refers to urbanizing area (there is not any)
Add policy indicating rates and SDC's will be enacted and maintained to pay for needed future capacity
Revise commuting estimate to current data
Update regional transportation references to include TriMet Eastside Enhancement Plan, Metro
Regional Transportation Plan
Update Definitions of Roadway Types
Eliminate Reference to "proposed projects" that have been completed
Revise designation of Transit Streets in accord with the TSP
Eliminate Reference to a Park and Ride potential use
Update Mapping
Eliminate reference to programs no longer available, and to data that cannot be verified or updated
Eliminate reference to 1975 energy consumption data by origin
Eliminate policy statement encouraging car pool and pooling service
Eliminate policy statement about lobbying TriMet
Eliminate work statement about code revision for energy as the work has been completed
Utilize general statement of policy for encouraging renewal energy sources
Update plan to reflect the absence of any unincorporated lands adjacent to Wood Village and reference
to UGB areas
Update Population Estimates and reference Portland State official population information for future
considerations
Policy statement in the text to reflect community value of housing in the Town Center
Eliminate outdated provisions referencing early work on the Town Center
Continue policy in infill, eliminate reference to Metro 2040 map
Update Comprehensive Plan and Zoning Maps
Eliminate
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INTRODUCTION
The City of Wood Village is located near the northeast comer of the Portland metropolitan region,
fifteen miles from the Portland central district. The community lies approximately 1 ½ miles south
of the Columbia River and straddles I-84, the only freeway connecting eastern Oregon with the
Portland metropolitan area. The City of Fairview is adjacent to the west, Troutdale is adjacent to
the north and east, and Gresham is adjacent to the south.
The first housing at what is now Wood Village was built in 1942 as a wartime housing project for
employees at the nearby Reynolds Aluminum plant. The site chosen for the housing was formerly
a vineyard belonging to S.A. Arata, who lived in a spacious home that overlooked the Arata farm.
In February of 1951, faced with deteriorating streets and lack of community services, the residents
incorporated Wood Village. In the ensuing years the growth of the city sped up and slowed down
with regional economic fluctuations until residential zoned land is now built out.
In 1973, the State of Oregon, in recognition of uncoordinated use and development of land that
threatened that state's natural resources, enacted Senate Bill 100, establishing the State Land
Conservation and Development Commission to set up goals and objectives that would be
administered through local comprehensive land use plans. Thus, Wood Village, as an incorporated
municipality was required to produce its first city plan.
In the ensuing years, comprehensive planning has become increasingly important to many
citizens and public officials. The quantity of information relevant to planning decisions has
become overwhelming; population predictions, sewer studies, water system studies,
transportation plans, open space development; the list goes on and on. As one evaluates the
information generated, published and circulated, it soon becomes apparent that we live in a
society of conflicting goals and needs. The need to preserve agricultural land does often conflict
with the goal to provide adequate housing for all. Economic development policies often require
compromising environmental quality. Development of an integrated transportation system
struggles with the built-in attachment of individuals to private automobiles. Local policies and
programs seldom recognize regional needs. Higher densities in residential areas are fine -- so
long as they occur in someone else's neighborhood. Efforts to reduce traffic through one area
inevitably results in increased traffic elsewhere.
Application and adherence of statewide goals is seen as a way of resolving many of thesepotential
land use conflicts. The Wood Village Comprehensive Plan is periodically evaluated to determine
its compatibility with these goals. But how will this plan for Wood Village affect the lives of its
citizens, and the surrounding areas? In most respects, a city as small as Wood Village has little
control over the environmental direction of its form. Traffic on 238th Drive through town is a
problem that lies in the hands of County officials. Increased recreational use of Mt. Hood and
rapid development in Gresham generates most of the traffic through town. Urban growth
boundaries are set by Metro. Pressures for residential development in Wood Village result largely
from east county industrial growth. In order for the Comprehensive Plan to have meaning, the role
and responsibilities of Wood Village must be clearly defined and understood.
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Essentially, Wood Village has historically functioned as is a residential suburb, most of its citizens
commuting elsewhere for employment. Commercial activity has had been limited to automobile
related uses along the I-84 interchange, and small, neighborhood-type uses at the intersection of
NE Halsey and 238th Drive. There is was one major recreational attraction within the city, the
Multnomah Greyhound Park which generates significant traffic to and through the city during its
operating season. , which ceased operations in 2004. After standing empty for twelve years, the
site was acquired by the Confederated Tribes of the Grand Ronde and all buildings demolished in
the summer and fall of 2016. There are approximately 80are over 100 acres acres of land adjoining
the race track which is being once included in the properties of the Multnomah Greyhound Park
that have been designated for development as developed as a mixed-use Town Center: commercial,
retail, entertainment, lodging, office and residential. Also, further development on the Multnomah
County Farm property could create an impact on city development, depending on what land use
occurs there. Wood Village is a well liked and very livable little community. and the residents
continuously express their desire to preserve as much of the status quo as possible. Viewed in this
context, many aspects of the plan began to reveal themselves. The provision of land for industrial
development nearer to the city (north of I-84) could provide job opportunities more close at hand.
Increasing neighborhood commercial activities should provide more convenient shopping to
residents. Upgrading of local park facilities is a well-supported concept. Zoning for mixed housing
densities to insure provision of housing for varying income groups was already in place, and has
been continued. Policies to improve environmental quality locally have been developed.
The common thread that connects the policies of this Plan is simply to see to it that the livability
of Wood Village as a desirable residential area is maintained and enhanced by increasing the
internal focus of the community. The livability of any city is determined less by its buildings than
by its streets and public spaces; the living room of the city. By providing local shopping and
employment opportunities, mixed housing types, and public open space scaled to the community,
Wood Village can become more internally focused, and its sense of individuality enhanced.
The policies of this Plan then, should be evaluated in two ways. First, of course, they must be
looked at in their relation to regional and statewide goals and planning efforts. Wood Village is
very much a part of the Portland metropolitan area, consequently land use within the city can affect
the region positively or negatively. For this reason, the format of theThis Plan is developed around
the applicable statewide goals administered by the Department of Land Conservation and
Development as well as the “Metro Urban Growth Management Functional Plan”. Secondly, the
Plan should be considered in terms of its likely effect on the lives of the residents and businesses
of Wood Village. Undoubtedly, the DLCD staff will tend to read the Plan the first way, and the
city officials and residents the second. This would be unfortunate since the Plan can only be fairly
evaluated by understanding both.
The Plan is a flexible, dynamic document that must adjust to new realities in these fast changing
times. This cannot be overstated. The Wood Village Comprehensive Plan, can be viewed as a
compact between the City, Metro, and the State Land Conservation and Development
Commission. This means that any significant changes or amendments to the Plan that might
compromise its effectiveness need to be agreed upon by all three parties. This is not to say that
future adjustments will necessarily be awkward or overly time consuming -- only that they must
recognize that changes may have effects beyond local interests.
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In any case, this Comprehensive Plan can serve well as a guide to aid city officials, land owners,
developers, and others involved in making future land use decisions. It has been developed through
evaluation of technical information including geography, population projections, soils, hydrology,
transportation, economics, and public facilities, along with the assistance of those responsible
citizens who took time to participate in the planning process.
Regional planning policies and requirements adopted in the “Metro Urban Growth Management
Functional Plan” 1996, affect all jurisdictions within the Portland Urban Growth Boundary. This
includes Wood Village. When Wood Village completed a Comprehensive Plan update in
19992014, Metro requirements relevant to the transportation plan update for Wood Village were
incorporated into this Plan and the Zoning Code. In addition, the map on page 44 identifies the
Metro 2040 Growth Concept Design Type Boundaries to be used for general regional planning
purposes.
Regional or statewide planning agencies may on occasion find it necessary to require changes in
local comprehensive plans so as to adjust for the cumulative effect of these local plans. Wood
Village will cooperate with the appropriate agencies in reviewing any requested changes to its Plan
as the need arises.
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PHYSIOGRAPHIC ANALYSIS
Discussion: The City of Wood Village and adjacent planning areas lie on a series of three terraces
formed many years ago by the Columbia River. The northern third of the planning area lies on the
lowest of these terraces, separated from the middle terrace by a distinct rise. Several intermittent
drainageways cross this area, which has relatively flat topography. These drainageways tend to
parallel the course of the Columbia River and slough. The rise that separates the northern and
middle terrace occurs in a northeast to southwest orientation, parallel, and approximately halfway
between Interstate 80 and N.E. Halsey Street. The slope of the rise is between 10 and 30 percent.
The entire area north of the rise is within the North Portland Flood Plain, which is managed by the
U.S. Army Corps of Engineers. A dike system operated by the Corps provides protection from
flooding. North of the dikes a pumping system is used for flood control.
The central portion of the planning area lies within the middle terrace, approximately between
Interstate 80 and Glisan Street. The major residential and local commercial areas of Wood Village
lie on this terrace. Unfortunately, much of the middle terrace experiences poor drainage and
in-flooding characteristics due to the flat topography and soil composition.
A rather steep rise known as the Troutdale-Fairview Bluff forms the boundary between the middle
and southern terraces. The slopes on this rise range from 10 to 40 percent. The orientation of the
bluff parallels the line of the rise to the north. The southern terrace lies predominantly outside of
the current Wood Village City limits. It is gently sloping from southeast to northwest, and is
composed of stable, well drained soils. The three terraces are part of a larger physiographic unit
known as the Portland Terraces.
SOILS
Soils occurring in the northern and southern terraces are well drained and moderately permeable,
presenting no severe restrictions to urban development. Over much of the middle terrace, however,
recently deposited silts overlie old rock units, resulting in poorly drained soils with very slow
permeability. Surface ponding of water is common during the winter months in this area. A master
drainage plan has been designed for the city that should help alleviate drainage problems in the
area as it is developed.

HYDROLOGY
The hydrologic characteristics of the Wood Village planning area are formed by the nature of the
climate, topography, and geologic structure. Heavy rainfall in the winter months, mild
temperatures, light winds, and dry summers are the predominate climactic characteristics affecting
the hydrologic patterns. Surface drainage is to two small drainage basins -- Fairview Creek and
Arata Creek. A small tributary to Fairview Creek crosses a part of the study area on the west. This
creek often overflows during the winter rainy season, due to the increased runoff rates caused by
urbanization of the drainage basin. Arata Creek (in the eastern part of the study area) was also
characterized by frequent flooding until this problem was corrected by implementation of a storm
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drainage plan developed by the city engineer. The Fairview Creek drainage basin has been studied
and measures identified to alleviate flooding.
Groundwater characteristics in the study area are of importance, as the city draws its water supply
from this source. The upper portion of the Troutdale aquifer is the major water producing aquifer
in east Multnomah County. The general movement of the groundwater is in a northerly
direction -- toward the Columbia River sloughs. Water quality is good, protected from surface
pollution by its depth which is generally over 300 feet.

VEGETATION
The vegetation of Wood Village consists of mowed lawns, tree and shrub plantings in the
developed areas. Undeveloped areas are in native grasses, forbs or mixed evergreen-deciduous
tree cover on the steeper slopes. Some riparian vegetation is found along the drainageways.
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CITIZEN INVOLVEMENT
Goal: To develop a citizen involvement program that insures opportunity for citizens to participate
in all phases of the planning process.
Discussion: The intent of this goal is clearly to give citizens of the community an opportunity to
become acquainted with, and to help shape, the Comprehensive Plan. The small size of the city
should theoretically make it easier for people to take an active part in this development.
Unfortunately, this has not always been the case. Over two-thirds of the current residents of the
city have lived there less than ten years. The longtime residents of the city tend to be rather
conservative, and have not usually been willing to become involved in the planning process.
(Especially since its primary direction seems somewhat removed from small town ideals). The
mountains of technical reports, statistics and projections produced by various planning
departments does little to alleviate this problem. The hard reality of the matter is that most folks
just want to go about their business without being bothered by something called comprehensive
planning, until it creates a problem for them right next door. At that point in time, their involvement
will overwhelm the unprepared planner.
In any case, the opportunity to become involved in the planning process has continually been
extended to Wood Village citizens. Monthly meetings of the City Council and Planning
Commission are open to the public and advertised in the local paper, the City web site and social
media platforms, and in the City’s bimonthly newsletter. A City newsletter of general interest,
(including planning), is mailed to every resident in town. The City Planning Commission serves
as the Committee for Citizen Involvement. Most citizen input has been received at Planning
Commission meetings, or through direct contact via e-mail, which will likely continue to be the
case in the future. Offices of the City Hall are open to persons needing information on the planning
process.
The flow of information between the City of Wood Village and other affected public agencies has
been very good. Land use applications are routinely forwarded to other affected agencies for
comments well in advance of scheduled public hearings. Meeting agendas are routinely faxed
provided to all surrounding jurisdictions.
Citizen Involvement Policies:
1) Continuation of the City Planning Commission as the official committee for citizen
involvement.
2) Responsibility is given to the Planning Commission for initiating public announcements
pertaining to the Comprehensive Plan.
3) The Commission will give due consideration to public input in regards to land use planning
brought forth at public hearings and meetings.
4) The City will continue to make available the results of public hearings.
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5) A periodic review of the citizen involvement program in December of every year to evaluate
its effectiveness and areas of potential improvement will be conducted by the Planning
Commission and City Council.
6) Efforts to improve the flow of information between Wood Village and the affected local
jurisdictions on land use matters will continue.
The need for increased citizen involvement in the planning process has been recognized. The
challenge lies in increasing the flow of information to the public in a language that is easily
understood. The historical responsiveness to individual citizen needs has been an area of pride for
Wood Village. As the city grows, efforts to maintain this responsiveness must grow too, providing
each individual with the highest level of attention possible.
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AGRICULTURAL LANDS
Goal: To preserve and maintain agricultural lands.
Discussion: The City of Wood Village originated as a small community separated from its
neighbors by acres of prime agricultural land. Population pressures have been changing the face
of the area since the middle 1960’s, when the land boom began. Since that time, many acres of
agricultural land have been converted to urban uses. There are no longer any agricultural lands
within or adjacent to the city’s urban growth boundary.
In an effort to control expansion of the metropolitan urban growth boundary, Metro has assigned
target numbers of additional housing units for each community to achieve. This policy encourages
increased housing densities to considerably slow expansion of the urban growth boundary.
Agricultural Lands Policy:
Continue to work with Metro in support of policies to limit expansion of the metropolitan urban
growth boundary into agricultural lands.

AIR, WATER AND LAND RESOURCES QUALITY
Goal: To maintain and improve the quality of air, water and land resources in the City of Wood
Village.
Discussion: This goal is perhaps the most universally agreed to land use goal, but the most difficult
to accomplish. Maintenance and improvement of existing environmental quality in the face of
rapid urbanization is typical of the schizophrenic nature of land use planning. Perhaps a more
appropriate way to look at this issue is to ask what level of quality of environment the community
expects to achieve as transformation of the area from small town rural to urban occurs. To expect
to maintain the clean air, clear streams and quietness historically associated with the planning area,
along with new industry, crowded highways and thousands of more people would seem to be either
naïve, or at least somewhat unrealistic.
Nevertheless, the community must seek to preserve the highest quality of its natural resources
possible. This can only be accomplished in the context of facing up to the future densities of the
area, and the strains to the environment inherent in these densities. Areas of special concern to the
city are: surface water pollution and stream siltation resulting from careless construction practices
and surface runoff, deterioration of air quality resulting from new industrial developments, higher
traffic volumes, construction activities, and increasing noise levels resulting from urbanization.
Maintenance of existing vegetative quality and prompt revegetation of construction sites can help
to alleviate all three of these problems. In fact, the role of vegetation in helping to control all forms
of pollution is often underestimated. Anti-pollution standards for auto emissions can only be
effectively controlled at federal and state levels. However, the city can work to encourage
carpooling among its residents, which could be the most effective way for an auto dependent
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suburb to reduce its contribution to air pollution. Careful consideration of the effects of new and
existing industrial developments can help to identify existing and future problems that would lower
the quality of air, water and land resources. Also, protection of groundwater supplies is very
important to the city due to its dependence on this source for its water supply. This requires
constant monitoring of potential sources of groundwater pollution, which may occur near existing
wells or recharge areas.
Most pollution problems can be effectively dealt with on a state or regional level. The location of
major highways, airports, sewage treatment operations, and urban growth boundaries are all
questions that are not within the scope of Wood Village’s abilities to influence to any great degree.
Therefore, city efforts must focus on a more personal level to encourage efforts that will aid in the
attempts to maintain an optimum level of environmental quality, relative to the scale of
urbanization that takes place.
Air, Water and Land Resource Policies:
1) Protect existing natural vegetation by monitoring development activities to prevent the
removal of vegetation where this is not necessary.
2)

Work with developers to insure that erosion control measures will be used where necessary,
including the revegetation of construction sites as soon as possible in the construction
process.

3)

Establish a city-wide planting program to help reduce levels of noise and air pollution,
protect drainageways, and provide cover for wildlife populations.

4)

Encourage car pooling by setting up a car pool information center at the City Hall.

5)4) Carefully study proposals for new industrial developments to help minimize their effects on
environmental quality.
6)5) Cooperate with County, State, and Federal officials in environmental planning efforts.
7)6) Assure that all new developments connect to the public sewage system.
8)7) Wood Village lies within the Portland-Vancouver Interstate Air Quality Maintenance Area
(AQMA). This area is described in the State Implementation Plan (SIP) for air quality,
published by the Department of Environmental Quality (DEQ). The DEQ received federal
approval of both an Ozone Maintenance Plan and a Carbon Monoxide Maintenance Plan in
1996. The Plans demonstrate AQMA compliance with applicable air quality standards for
these pollutants and describe measures to assure continued maintenance of standards for 10
years (i.e., through 2006). The Plans address stationary, non-point and mobile sector
emissions. State and regional regulatory programs assure that residential, commercial and
industrial development activity, and associated travel activities in Wood Village will take
action to encourage environmental actions that will not contribute to violations of applicable
air quality standards. Wood Village will continue to cooperate with state and regional
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agencies with respect to provision of data and other appropriate activity in the course of
periodic updates of the Maintenance Plans.
9)

Until such time as control strategies are realized, Wood Village will use measures described
in the DEQ Handbook for “Environmental Quality Elements of Oregon Local
Comprehensive Land Use Plans” when planning any development activities having the
potential to directly (by direct emissions) or indirectly (by increasing vehicular travel) affect
air quality.

10)8) New development must comply with erosion and sediment control performance standards
and vegetative cover protection measures to meet regional water quality standards. The City
of Wood Village hereby accepts the Metro “Water Quality and Flood Management Area
Map” as a generally accurate inventory. New development must comply with City water
quality development standards.
11)9) Uncontained hazardous materials are prohibited in the City in accordance with City water
quality development standards.

AREAS SUBJECT TO NATURAL DISASTERS
AND HAZARDS
Goal: To protect life and property from natural disasters and hazards.
Discussion: The Pacific coast environment presents its share of potential natural disasters,
including earthquakes, volcanism, and infrequent but sometimes damaging winter storms. Efforts
to deal with these activities must be dealt with at a regional or state level, if in fact disasters of
these magnitudes can be dealt with effectively at all. On a more local level, potential for such
activities as flooding, landsliding and land subsidence can be recognized, and efforts taken to
restrict development in these areas.
Historic flooding problems from Arata Creek on the east, and No Name Creek, a tributary to
Fairview Creek, on the west have been mitigated for the most part. Improvements to the storm
drainage system downstream within Fairview and implementation of the Wood Village stormwater
master plan have made great strides in alleviating the problem.
Slow percolation rates and ponding of water have presented some restrictions to development in
parts of the city. These areas have been identified and require special foundation techniques to
insure proper bearing support. Study of these sites, and determination of the extent of the
foundation needs are decided on a case-by-case basis through cooperation with the city engineer
and building inspector.
Slopes of a degree steep enough to cause concern are few in Wood Village, occurring in the rise
areas that separate the terraces. These slopes vary in severity, ranging between 10% and 40%.
Soils encountered on these slopes are subject to erosion. Slopes of greater than 20% must be
studied carefully prior to development to prevent landsliding from occurring. Slopes steeper than
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30% should in most cases be left in their natural state - unless it can be shown that development
will include the necessary precautions to maintain stability.
Natural Disaster and Hazards Policies:
1. Monitor building techniques on soils of low bearing strength and steep slopes through the city
engineer and building inspector.
2. Cooperation with state and regional authorities on area disaster plans.
3. Flooding is identified in the Federal Emergency Management Agency mapping of
jurisdictions. There are no areas where flooding is identified in Wood Village.
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OPEN SPACES AND RECREATIONAL NEEDS
Goals: To conserve open spaces and satisfy the recreational needs of the citizens of Wood Village.
Discussion: Evaluation of open space and recreational needs in the community of Wood Village
must be done in a regional, as well as local context. East Multnomah County suffers no shortage
of outdoor recreational opportunities, offering areas such as the Columbia River, the Gorge, the
Cascade Mountains, and several fine state, metro and local parks. These are all readily accessible
to the people of Wood Village, though dependence on the private automobile to reach most of
them is one drawback. Development of recreational opportunities within Wood Village can focus
on smaller scale activities such as walking trails, bicycling, playgrounds, and picnicking.
The original 3 acre City park along Halsey Street provides several recreational facilities including
tennis, basketball, and handball courts, playground and picnic areas. In 1987 Multnomah County
deeded the adjacent 5 acres to the City which had been in use as softball/soccer fields for several
years. In 1992 the City purchased 5.5 acres of wooded property, including a 750 sq. ft. structure,
which lies adjacent to two residential neighborhoods. In 1996 the City purchased 6.87 acres from
Multnomah County which links the original City park to the 5.5 acre wooded parcel, providing the
City with a total of over 20 continuous acres of park land/open space. The Park Master Plan for
developing the 12 acre addition purchased in the 1990's has been accomplished. The new park area
includes wetlands, walking trails, a viewpoint vista and picnicking. The Park Master Plan will
now be updated through a process soliciting input from residents and business owners throughout
the community. for the continuing development of the Donald L Robertson Park also identifies the
need for the acquisition of additional park lands to adequately serve the community.
No significant natural resources such as minerals or fossil fuels have been found in the planning
area. The only surface water occurs in the two small creeks mentioned previously in this report,
which provide no significant habitat for fish or wildlife.
Since Wood Village is a young city (having been developed entirely since World War II), no
historic or cultural resources of significance exist within the City.the original village and the Arata
House located adjacent to 238th are identified as historical resources.
Open Space and Recreation Policies:
1. Encourage development of the pedestrian/bicycle path system illustrated in the Transportation
Plan and the Park Master Plan throughout the community and in cooperation with adjacent
communities.
2. Commit to Update the adopted Park Master Plan.
3. Encourage open space/recreational opportunities within new multi-unit housing development.
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ECONOMIC DEVELOPMENT
Goal: To diversify and improve the economy of Wood Village.
Discussion: The City of Wood Village currently has land zoned for commercial development,
mixed commercial and residential in the Town Center, industry and a mixture of commercial and
industrial uses north of I-84 to encourage a variety of employment opportunities and services with
convenient freeway access. The following table illustrates vacant land for employment:
Vacant Commercial and Industrial Land
1997
Employment Zone Abbreviation

SUM

NC

TC

GM

LM

CI

GC

Total Gross Land Area

162.98

2.91

82.25

4.15

13.03

59.35

1.30

50.00%

50.00%

100.00%

100.00%

100.00%

100.00%

1.45

41.13

4.15

13.03

59.35

1.30

22.00%

22.0%

22.0%

22.0%

22.0%

22.0%

1.13

32.08

3.24

10.16

46.29

1.01

Percent Designated for Employment Use
Total Designated for Employment Use

120.40

Gross-to-Net Reduction (streets, right-ofway, etc.)
Net Buildable Employment Land

93.91

Specific economic trend and labor data for Wood Village is not available. The 1990 2010 U.S.
Census provides employment status, journey to work characteristics, income and poverty status
for Wood Village. The Oregon Economic Development Department Business Oregon, the official
State Economic Development Agency, catalogs economic data for Multnomah County, but does
not break out such data for Wood Village. As the regional planning authority, Metro also provides
significant information on employment and location for employment potentials.
NEED FOR COMMERCIAL LAND:
By providing a variety of local shopping, services, and employment opportunities with open space
scaled to the community, Wood Village can make an important contribution to the livability of the
regional community. The development of commercial options has not kept pace with the area's
rapid development. There is growing demand for these services. An Extensive public involvement
processes in 2016 identified the role an attractive commercial center in the Town Center
district would could play in enhance enhancing the identity of Wood Village without detracting
from the character of the existing community. Work on the Halsey Corridor to identify commercial
capacity and development goals also engaged hundreds of regional citizens.
For example, excellent vehicle access and planned transit service to the large property owned by
Multnomah Kennel Club The additional services proposed in the 2016 TriMet transit plan for the
Wood Village Town Center will serve attract a variety of retailers lodging, entertainment, retailers
and other commercial businesses. This The Town Center location also presents the opportunity
for office uses and residential mixed use to provide a well-balanced business community in Wood
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Village. In addition, encourage development and redevelopment of businesses on the narrow
frontages of Halsey Street into a variety of retail, services and even housing in order to stimulate
local business and provide area residents with easy access to essential services on this important
transit corridor. Housing on Halsey Street would compliment and support service businesses and
add vitality to the street. Sandy Blvd. is also designated mixed-use corridor, but primarily for
commercial and industrial uses. Housing on Sandy Blvd. is not an appropriate use.
Careful planning will orient the higher traffic commercial uses away from residential uses to
minimize conflicts, while insuring well connected access to these residential areas with pedestrian
walkways, bike lanes and streets. Pedestrian access and bicycle lanes could also connect nearby
employment centers across Glisan Street in Gresham so that convenient local trips will obviate the
need for these workers to travel long distances in the morning, at lunch and in the evening for food,
shopping and other services. Creating a development with major retailers in Wood Village will
decrease the need for east county residents to travel long distances to the existing locations of these
retailers in other parts of the metropolitan area.
NEED FOR INDUSTRIAL LAND:
The primary industrial area of the City is situated in the northernmost part of Wood Village. Since
1979, an enormousA large inventory of serviced industrial land has been created developed in the
Columbia South Shore area of Portland and Gresham. These lands are better situated than any
vacant or redevelopable lands in Wood Village for basic manufacturing and distribution uses,
given their proximity to I-84, I-205, the Union Pacific Railroad and Portland International Airport
and their distance from residential uses. Locating industrial development in the northern part of
the City or in the Columbia South Shore area also ensures that users of hazardous materials will
not be adjacent to residential development.
Additional industrial lands have been designated by the City of Gresham in close proximity to
Wood Village. The 300 acre LSI Logic industrial siteGresham Vista Industrial Site, which Wood
Village had anticipated in its 1979prior Comprehensive Plans would be designated for residential
use, is being developed adjacent to the south of Glisan Street. Immediately west of the LSI
LogicGresham Vista site is Clear Creek Business Park, a new industrial park. Fujitsu is currently
expanding its industrial facility to the west of Clear Creek Business Park.
Based on the increase in industrial development surrounding Wood Village, the city does not need
additional industrial lands. Rather, as described above, the city needs commercial development to
support these industrial uses and existing residential development.
Wood Village Town CenterMULTNOMAH KENNEL CLUB PROPERTY:
One of the largest underdeveloped properties in the city is was owned by the Multnomah Kennel
Club. Since 1957, this 114 acre property has had been used for greyhound racing and historically
drew 8,000 to 10,000 people per race day. Since that peak, competition from Native American
casinos, state sponsored gaming, and other entertainment opportunities has severely eroded
attendance. The total 1993 attendance peak of 373,000 people has decreased to about 180,000 in
1997, where it is expected to stabilize. The decline in attendance at MKC has reduced the need to
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dedicate such a large parcel and parking area to racing operations.The site ceased operations as a
greyhound racing facility in 2004. After standing empty for twelve years, the site was acquired by
the Confederated Tribes of the Grand Ronde and all buildings demolished in the summer and fall
of 2016. This area has now been designated for development as as a mixed-use Town Center:
commercial, retail, entertainment, lodging, office and residential.
The MKC site is not large enough to serve the needs of a large campus industrial user. The primary
concerns expressed by industrial users are the site's proximity to, and potential conflicts with,
existing residential developments, and high volumes of residential traffic. Truck traffic will not
mix with the existing and projected volumes of traffic on the contiguous roadways of Glisan Street,
223rd Avenue, and Arata Road. Multi-tenant and medium sized industrial users interested in an
east side location have shown a preference for the Columbia South Shore area north of I-84. The
Columbia South Shore is an area of relatively low residential development, free of residential
through traffic, with convenient access to the I-84 freeway.
The MKC site is well suited to accommodate growing residential and commercial needs in the city
and surrounding area. The additionThe Town Center of a providessite, provides a well planned
commercial mixed use center close to existing housing and employment opportunities and will
provide for a synergistic and better balanced community which continues to be livable as the Wood
Village area develops. New and existing housing will have the benefit of being in walking distance
of services, entertainment and jobs. For these reasons, the MKC site is designated on the
Comprehensive Plan map for mixed use development.This site is designated as Town Center on
the Comprehensive Plan map, specifically noting that the site may include lodging, entertainment,
vertical mixed use, other mixed uses, and housing.
ECONOMIC POLICIES:
1. Encourage a variety and mix of commercial and residential development along the north side
of Halsey Street which will draw residents and visitors east-west through the community rather
than south through the residential areas.
2. Designate areas surrounding I-84 for a mixture of industrial and general commercial uses.
3. Review designs of industrial and commercial developments to encourage functionally aesthetic
site plans that will minimize conflicts with adjacent land uses.
4. Allow designation of property to meet the need for commercial/retail services, employment,
lodging, and entertainment opportunities to complement the area's developing industrial base.
Encourage a variety of residential, commercial, office, entertainment and lodging uses and
compatible industrial uses by designating the lands north of Glisan and east of 223rd owned
by the Multnomah Kennel Club for mixed use development.
5. Encourage redevelopment of underutilized lands and substandard structures.
6. Meet Metro's Functional Plan employment targets.
7.6.Encourage a mix of commercial and industrial uses on Sandy Blvd. Encourage conversion of
existing residential uses to commercial and industrial uses.
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8.7.Encourage new employment opportunities that are well connected by all modes of
transportation to existing and planned residential areas in Wood Village.
9.8.Prohibit large-scale retail uses in the CI, LM and GM Zones in order to reserve the area for
industrial, employment-intensive uses and family-wage jobs.
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HOUSING
Goal: To provide for the housing needs of the City of Wood Village.
Discussion: Housing in the City of Wood Village has evolved from an initial construction of 182
single family detached homes to a wide range of housing types, including manufactured homes,
duplexes, triplexes, condominiums and garden apartments. The 1998 2016 population is currently
at about 3030estimated by Portland State University to be 3,905 persons. Since the City lies well
within regional the Portland urban growth boundaryies, undeveloped land in and around the City
can be expected to become urbanized in the near future. Determination of area housing needs can
be effectively done only on a county or regional level. Metro estimates that well over 150,000
people will eventually be housed in East Multnomah County. The City of Wood Village will be
expected to house a certain number of these new residents. Metro estimates that Wood Village
would need to accommodate 423 190 additional households by the year 2015 2040.if there is no
expansion of the regional urban growth boundary.
When this Comprehensive Plan was adopted in 1979, limited land was available for residential
development. For this reason, a study of housing needs and capacity of Wood Village to
accommodate those needs was done on two levels. First, an inventory of residential land within
the City limits, including existing, planned, and available acreage for housing. Second, a study of
undeveloped land adjacent to the City to find those areas most suitable to residential
development since the adoption of this Comprehensive Plan in 1979, significant areas south of
Glisan Street that the City anticipated would be annexed to Wood Village and designated
residential have instead been annexed to Gresham and zoned and developed for employment uses.
As a result, expected residential development opportunities in Wood Village have been greatly
diminished. At the same time, there have been significant increases in employment opportunities
in the greater east urban area. Fujitsu, LSI and other industrial development in Gresham and the
Columbia South Shore have led to increased demand for housing in the area.
The potential for residential growth within the City limits was severely limited until 1996, when
the City developed the mixed use Town Center zone whereby residential development is required
as a part of a planned mixed use commercial center. As of 1999 theThe Town Center zone has
vacant landplanned capacity for a few hundred housing units in close proximity to transit service,
employment opportunities and shopping. For similar locational amenities, the City has identified
the Halsey Street corridor as a good location for compatibly mixing commercial and residential
uses. The City also encourages the construction of accessory dwelling units in zones where single
family residences are allowed. Fortunately, a wide range of housing types has been built. Figure
1 shows that 1997 existing housing is quite evenly divided among three categories: 32% single
family detached; 33% multi-family; 35% manufactured home parks.
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Figure 1
HOUSING MATRIX
1997
HOUSING
TYPE

EXISTING
DEVELOPED
ACRES

EXISTING
UNITS

ADDITIONAL
AVAILABLE
ACRES

PROJECTED
UNITS

TOTAL ZONED
ACREAGE

RESIDENTIAL
PROJECTED UNIT
AT BUILD OUT

Single Family
Detached

92.33

379

12.04

17

109.33

396

Multi-Family

41.43

392

1.97

9

43.40

399

Manufactured
Home Parks

72.03

418

0

0

72.03

418

Neighborhood
Commercial
MF

0

0

2.91

15

2.91

15

Town Center
Mixed Use

0

0

82.25

400

114

400

205.79

1,189

99.17

441

341.67

1628

TOTALS
(1)

The undeveloped multi-family zoned land is being developed as Open Space in accordance with the City Park Master Plan.
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The qQuality of the existing housing stock is good but aging. However, improvement values
remain strong compared to land values, and therefore, redevelopment appears highly unlikely
during the next 10 years.Home improvement values predominantly exceed land values sufficiently
in the community that wholescale redevelopment is unlikely. The presence of an Urban Renewal
District in the City will provide a tool to assist in the redevelopment of housing areas.
Wood Village city limits and urban growth boundary are contiguous. In order to provide additional
housing units in Wood Village, land currently designated for other uses must be converted to
residential. The only available acreage suitable for residential development is a portion of the
property owned by Multnomah Kennel Club adjacent to existing housing developments along
Arata Road. Designation of this land area for a variety of housing types would allocate sufficient
land to meet housing needs projected by Metro.
Housing Policies:
1.

Maintain an acceptable level of service to existing and new residential areas.

2.

Encourage development of vacant land within existing residential areas of the City to help
meet Metro's Functional Plan housing targets.

3.

Specifically encourage residential development on northern portion of Multnomah Kennel
Club property to help accommodate Metro'sdevelopment in the Town Center to meet the
Metro Functional Plan housing targets.

4.

Encourage redevelopment of underutilized lands and substandard structures.

5.

Review plans for new residential development to insure an appropriate balance of housing
values within Wood Village.

6.

Ensure future residential development provides appropriate housing types to effect a proper
housing balance within Wood Village.

7.

Support public and private actions that increase housing choices for Wood Village residents,
with emphasis on increasing the number of owner-occupied housing alternatives and
improving the balance in the City's population by attracting and keeping in the City, families
with children.

8.

The City permits the construction of accessory dwelling units in single-family residential
zones.

9.

New housing should be located near employment and should be well connected to
employment by all modes of transportation.

10.

To assure full utilization of urban land and public facilities, and to assure long-range housing
targets are met, the City shall establish minimum housing densities in the residential zones,
and the commercial zones that permit residential uses.

11.

Encourage housing on Halsey Street that is compatible with the neighborhood commercial
zone characteristics, such as townhouses and second-story housing above retail uses.
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12.

The original village residential neighborhood should be preserved as a single-family
residential area, and new construction is encouraged to be compatible with the style of the
original homes.

55

56

57

PUBLIC FACILITIES AND SERVICES
Goal: To plan for, and develop a timely, orderly, and efficient arrangement of public facilities and
services to accommodate new and existing development.
Discussion: Public facilities and services available to residents of Wood Village include police
and fire protection, schools, public water and sewer, healthcare facilities, roadway multimodal
transportation facilities, storm water, planning, and parks and recreation recreational facilities.
The Reynolds School District serves students in Wood Village with schools in Fairview, Troutdale,
and Rockwood. The school district has responded well to the influx of new students up till now.
School district officials have indicated that they are basing their facility planning on regional
planning projections.
The City of Wood Village operates a public water system that serves all existing and new
developments. This system includes three four wells and three reservoirs. The water is drawn
from the Troutdale aquifer, and is of good quality. Regular lab testing is done to insure the safety
of the supply. A systems development charge is assessed to new developments hooking into the
public water supply. Current storage capacity is 1.45 43 million gallons. The City does have the
capability of supplying water to the anticipated future needs.
At present, all of Wood Village's sewage is treated at the Gresham Regional Sewage Treatment
Plant. The Wood Village interceptor line carries sewage to the plant along a route that parallels
the Banfield Freewaythrough a shared pipeline system with Fairview, with the outfall extending
northerly on 223rd, then westerly on Sandy to the Gresham Plant. Areas north of the interceptor
are at too low of an elevation to beserved by the 238th street lift station, one of the three lift stations
in the Wood Village collection served without pumping. Thesystem. The Gresham Plant is being
expanded at the present time. The capacity is being increased from one million gallons per day at
present to between 15 to 20 million gallons per day. This will serve a population of up to 110,000
people by 2010has capacity to serve the regional populations of Gresham, Fairview and Wood
Village through the 20 year planning horizon.
The current service population is about 91,500. Nearby healthMedical and health care facilities are
available at Legacy Mt. Hood Medical Center on Stark St., and Adventist Health Medical Clinic
on Powell Blvd., Kaiser Permanente clinic on Stark, and a series of urgent care facilities throughout
the region. The nearest urgent care to Wood Village is located at the intersection of 223rd and
Glisan.
All new development must be approved by the Wood Village Planning Commission, which acts
independently from the City Council. The Planning Commission is responsible for determining
whether or not an acceptable level of public services can be extended to new developments.City
has made extensive investments to assure that key public infrastructure for water, sewer, storm
water management, and transportation facilities have been financed and constructed.
Improvements in the water system, and sewer collection system, are rated to be capable to serving
a build out population of 4,650 at a future date beyond the 20 year scope of this Comprehensive
Plan update.
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In 1997 recreational facilities were upgraded with the development of an additional 12 acres to the
City park. The Phase I construction included walking trails, wetlands, creek improvements, an
observation point and native tree and shrub plantings. Phase II construction included a new
restroom, parking area and landscaping and was completed June 4, 1999. Also, in 1999 the
playground area in the original park was expanded to two playgrounds, one for toddlers and one
for older children, with all new equipment, additional parking, drainage and restroom facility
upgrades. Several other sites offer potential for limited recreational facilities as mentioned in the
section on recreational needs.Significant investment has been made in the Donald L Robertson
City Park, and the adoption of a Park Master Plan for the community in 2016 identifies significant
additional lands that need to be acquired to serve the ultimate population for the community.
Along with park land, the master plan calls for the development of trail systems and open space to
serve the community into the future.
Solid waste disposal is under the jurisdiction of Metro which operates land fills in the regionthe
disposal systems for the Portland Metropolitan region. Plans are underway for establishment of a
resource recovery center by Metro. Wood Village recognizes Metro's responsibility to prepare a
solid waste management plan, and will cooperate with regional planning efforts to handle solid
waste disposal and recovery, including taking any steps necessary to support recycling, reduction,
or other solid waste management strategies.
Multnomah Law enforcement services are provided by contract through Multnomah County
provides police protection to Wood Village and will continue to do so for the foreseeable future.
Sheriff’s Department. Fire protection is provided by Gresham Fire and Emergency Services by
contract between the Cities of Gresham, Fairview, Troutdale, and Wood Village.
Public Facilities and Services Policies:
1. All new development shall be approved only if provision can be made for an acceptable level
of public services.
2. Public services should only be provided to areas designated as urban by the Comprehensive
Plan.
3.2.Wood Village will cooperate with other area jurisdictions to improve public facilities as the
need arises, including solid waste disposal, sanitary sewage treatment, and energy transmission
facilities.
4.3.The Wood Village public water system will continue to be upgraded as demand increases.
5. City water sources are more than adequate to the year 2017 2040 and capable of providing
storage and distribution for an estimated population as high as 4,500 650 residents.
Development decisions shall be consistent with the City’s Water Master Plan.
6.4.Stormwater and erosion control impacts must be estimated and improvements made to
accommodate development while preventing adverse effects on adjoining or downstream
properties. Development decisions shall be consistent with the City’s Stormwater Master Plan
and the water quality development standards.
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7.5.In the July, 1998 CIP Update it was determined by the City engineer that within the
Halsey/Arata Road area, the City could allow up to 500 residential unit equivalents with
planned regional improvements to the sanitary sewer system. Sanitary sewer provisions must
be carefully considered at the time of any new development to assure adequate availability of
service.System Development Charges for connection to the City operated utilities will combine
with rate systems adequate to assure that additional sewerage treatment capacity is purchased
from the Gresham regional Wastewater plant as needed with new development.
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TRANSPORTATION
Goal: To help provide for and encourage a safe, convenient, and economical transportation
system.
Discussion: Wood Village has evolved as an automobile-dependent suburb, similar to Fairview,
Troutdale and Gresham in terms of its relationship to this mode of transportation. In spite of the
rising cost of automobile ownership and operation, residents of Wood Village are still very
skeptical about alternate forms of transportation. Regional planners continually point out the
inefficiency of the automobile in terms of energy consumption and resource allocation. In addition,
there are negative impacts from the pollution of the physical environment by automobile usage is
well documented; acres of parking lots to offend the eye, incredibly high noise levels near freeways
and arterials, and perhaps worst of all, the air pollution resulting from the internal combustion
engine.
In spite of these problems, it is unlikely that the majority of residents of towns such as Wood
Village will soon look to other transportation modes. In 2014, over 80% of individuals in Wood
Village employed outside the home utilized a private automobile as their means of access to
employment. At some point, the costs of owning and operating a private automobile will probably
may become prohibitive to a majority of people. In the meantime, efforts to provide alternatives
to the automobile such as light rail, bus, and bicycling run into much public resistance by people
who would rather see their tax dollars spent on the upgrading of' highways and freeways.
An integrated transportation system that offers a variety of choices can only be developed at a
regional level. The task for Wood Village is one of making the transportation planners aware of
what the specific needs of the community are in order to insure that the development of the system
recognizes those needs. In the case of Wood Village, development of a light rail system connecting
east Multnomah County to Portland will be of benefit to Portlandbound commuters and to a lesser
degree, shoppers. Establishment of a local transit service connecting Wood Village directly to
Gresham would also be of benefit to the community. Roadway capacities and congestion remain
the primary concerns for the majority of Wood Village commuters accessing employment and
other regional opportunities. Tri-Met operates bus routes on an east-west axis with limited
north south connectivity. Development of an eastside enhancement plan to improve
frequencies of service as well as north to south connectivity would assist in allowing
transit to develop a larger mode share in Wood Village. Development of an area-wide
bicycle path system for commuters is a laudable goal, although most Wood Village residents would
probably derive no direct benefit from it.well underway, with the forty mile loop project nearing
completion. Bicycle access to the Columbia River Gorge from Wood Village is also well
underway. Upgrading of arterial streets and intersections, including Halsey St., N.E. 238th, Glisan
St., and N.E. 223rd has improved reliability of vehicle transportation through the community.
Additional improvements have been identified in the adopted Transportation System Plan (TSP),
and will be updated in future years through the adoption of upgrades and revisions to the TSP.
will help speed up the flow of traffic through the town (although the desirability of making traffic
go faster through town is questionable).
North-south traffic moving through Wood Village between the Banfield and Gresham, Sandy, and
Mt. Hood is very heavy during rush hours and weekends. Installation of left-turning lanes at the
intersection of 238th and Halsey have been constructed to help relieve the problem. The 238th

61

Drive and I-84 interchange was rebuilt in 1999. It is a high priority of the City to maintain the
integrity of the intersection as the City continues to develop in that area.
The City has completed a Transportation System Plan (TSP) to address multi-modal transportation
needs within the City. Policies and maps related to the TSP are stated in this section of the
Comprehensive Plan and in the TSP.

Transportation Policies:
1.

Wood Village will cooperate with ODOT, Metro and Multnomah County to improve the
transportation network in the east county area, and provide a coordinated review of future
land use decisions affecting transportation facilities. The City will notify public agencies of
land use actions that subdivide or partition land, or that require public hearings for properties
adjoining their facilities.

2.

The City shall require compliance with the Transportation System Plan (TSP) as a criterion
for approval of development and plan amendment proposals. The City will implement the
TSP to achieve a multi-modal transportation system including street, transit, bicycle,
pedestrian, and rail facilities.

3.

The City will use adopted road, sidewalk, bike and pedestrian path standards to govern the
improvements of those public and private facilities.

4.

The City may require that any subdivisions, planned developments and site developments be
accompanied by a traffic impact statement describing the potential on-site and off-site
impacts of the proposed development, including the need for off-site road improvements and
signals.

5.

The City will consider, in coordination with Multnomah County, regional street design
standards when reviewing new development on Halsey Street and 238th Drive (community
street), , Sandy Blvd. (urban road), , 223rd Avenue, (community boulevard), and Glisan Street
(regional street)..

6.

Except where precluded by existing development, topographical or natural constraints, new
development shall include local street designs that discourage cul-de-sacs and extend
existing streets, or connect residential areas with services and institutions by short, direct
public pedestrian and bicycle ways.

7.

Encourage the City of Fairview and Multnomah County to extend Wood Village Blvd. from
Arata Road north to Halsey Street in order to improve transportation circulation in the City.

8.7. Improve bicycle and pedestrian access to the Town Center, the City park and institutional
uses from existing and new residential areas in Wood Village.
9.8. Develop and construct bikeways and pedestrian accessways to minimize potential conflicts
between transportation modes.
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10.9. The City will cooperate in development and improvement of the regional bicycle and
pedestrian routes that run through Wood Village. Regional bicycle routes are: Sandy Blvd.,
Halsey and Glisan Streets, 223rd and 238th Avenues. Regional pedestrian routes are: Sandy
Blvd., Halsey Street, 223rd Ave. and the Town Center zone.
11.10. The City will cooperate in the development and improvement of Halsey St. and 223rd Ave.
as regional public transportation routes.
12.11. The City will support use and expansion of railroad lines that run through the City if
deemed in compliance with City Plan and Code requirements.
13.12. The City shall seek opportunities to create a more grid-like and connected transportation
system in Wood Village. This includes making more roadway and pathway connections
between local roads and County roads in the city and connecting existing and planned
residential development to employment, commercial uses, institutional uses, collector and
arterial roads, transit corridors, trails, open space and recreational uses, and other
community activity centers.
14.13. In terms of street design of arterials and collectors in Wood Village, the City will consult
with Multnomah County to ensure that designs are consistent with regional street designs
for throughways and arterials and allow for integration of transit features such as pull-outs
and sidewalk space for benches or shelters.
15.14. The City may allow “green street” design standards for local roads that allow for the
storage and natural infiltration of storm water.
16.15. The City will encourage more marked and protected pedestrian crossings on collectors
and arterials in the city to improve safety, accessibility, and mobility for pedestrians.
Marked or protected crossings should be considered as follows:
a. every 500-600 feet where signal spacing exceeds ½ mile,
b. on streets adjacent to commercial centers, community centers, institutional uses, and
uses that generate a significant number of trips, and
c. on streets with transit routes and stops.
17.16. The City shall reduce the number of private access and points of conflict on collectors
and arterials through development review, through access management measures such as
consolidation of access points and crossover easements.
18.17. The City shall support connectivity and access to collectors and arterials with public
streets that are spaced consistent with the access spacing standards of the jurisdiction with
roadway authority.
19.18. The City shall work with transit providers to identify and make improvements in access
to transit including improved pedestrian and bicycle connections to all existing and planned
transit stops and major transit stops or facilities, intersection and mid-block traffic
management improvements for facilitating crossing at and near transit stops, and lighting
and public safety enforcement at transit stops and along streets with transit routes.

63

20.19. The City will designate Sandy Boulevard, Halsey, and 238th Drive as transit streets to
reflect the allocation of existing transit service.
21.20. The City will designate Arata Road and Wood Village Boulevard as a transit streets and
will coordinate with TriMet regarding the potential for future transit service along these
this important north-south and east-west corridors, and through service in the Town Center.
22.21. The City will work with TriMet to ensure all transit stops are maintained and that the
information is available and up-to-date.
23.22. The City will explore opportunities to establish a park-n-ride facility within existing
retail, commercial, or institutional parking lots within the city limits, with particular
consideration for the Town Center area.
24.23. The City will explore opportunities to increase the frequency of transit service along
existing transit routes.
25.24. The City will explore opportunities to establish a north-south transit route between the
Wood Village city center and areas to the south.
26.25. If motorized vehicle traffic volumes within the city continue to grow, the City shall
consider parking strategies as a way to manage traffic demand and associated land use
including expanding the amount and types of bicycle parking requirements.
27.26. The City will consider modifications to its review criteria for amendments to its
Comprehensive Plan and Transportation System Plan if future traffic analysis demonstrates
roadway capacity constraints in the city. The Regional Transportation Functional Plan
allows for significant reductions in trip generation rates used in analyzing traffic impacts if
jurisdictions implement parking management strategies, land use management strategies,
and/or transportation facility designs and management strategies that reduce trips.
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ENERGY
CONSERVATION
Goal: To utilize land use planning as a tool in the effort to enhance energy conservation.
Discussion: The issue of energy conservation is one of recent origin, first becoming really visible
to most people during the oil embargo several years ago. Since that time, overall consumption of
energy has continued to increase in spite of conservation efforts. Attempts to initiate energy
conservation programs are often stymied by the living habits of the American people, who have
come to take energy resources for granted. On one level, discovery and development of new and
existing energy sources can try to keep up with energy consumption. Many people are of the
opinion that these new discoveries will allow the level of energy use to continue upward, in spite
of evidence to the contrary. They see the present energy crisis as being a temporary inconvenience,
rather than as a challenge to our very way of life.
Whether Issues of carbon footprints of communities and land uses, global warming, climate
change, or other assertions about the role of fossil fuels in the future of our region have been a key
conversation in our region. Whether or not the energy crisis isissues are temporary, permanent,
contrived or real, the fact remains that wasteful consumption of energy is undesirable. – evidenced
in air pollution statistics and the proliferation of controversial methods to generate electric power.
The City of Wood Village can take steps to help reduce the overall consumption of energy by the
community in several ways.
First, in the case of gasoline consumption through automobile use, the City can take the initiative
to form a car pooling service for people commuting to work. This can be handled through the City
Hall, which would have a sign-up sheet matching people traveling to like destinations. A
promotional effort through newsletters and local papers could help to inform people of the service.
This would have a secondary benefit of initiating contact between neighbors. City officials and
citizens could also petition Tri-Met for an east county local service between the Wood
Village/Fairview area and Gresham. At the present time Tri-Met officials do not feel that there
would be enough support to justify the installation of such a route. If this support could be
demonstrated through a petition or letter-writing effort, a local route might be given proper
consideration. This route could benefit shoppers and commuters between the east county cities.
Development of locally oriented retail shops along Halsey and in the Town Center would help to
reduce the distance Wood Village and Fairview shoppers must go to transact business. The design
of the area could encourage pedestrians to leave their cars at home and take a walk through the
town. The shopping area could extend along the north side of Halsey Street from just west of the
City Hall to the end of the city limits. The design will be coordinated with Multnomah County to
encourage walkways, controlled access off Halsey, and creation of a small town main street-type
of atmosphere (on a scale compatible with pedestrians).
Other efforts to conserve energy should concentrate on the physical design of the city. In review
of new developments, the Planning CommissionCity could evaluate proposals based on set
performance standards for energy efficiency in site design and construction techniques. in place
of the present emphasis on lot sizes and building setbacks. A review of zoning laws should be
undertaken to determine what the original intent of each ordinance was, and whether or not the

67

effort to satisfy that intent works against efforts to conserve energy. For example, buildings can
be grouped or oriented in ways that can be shown to be more efficient and more aesthetic than an
arbitrary requirement for street frontage and uniform setbacks. No compromise in quality need be
made on the part of the City in administering performance standards if the standards are made
clear to developers and City officials. Changes in zoning ordinances will encourage the use of
solar heating in new residential areas through establishment of a density credit system.
Figure 2
1975 TABULATION OF ELECTRICAL ENERGY

WOOD VILLAGE

KWH Supplied

Non-Renewable

Source Renewable (Hydro)

15,000,000

450,000

14,550,000

As can be seen from Figure 2, in 1975 the overwhelming majority of kilowatt hours used by Wood
Village were in the form of hydroelectric power, which is a renewable source. Since that time,
most new generating power has come in the form of non-renewable sources, which are higher in
cost and in environmental compromises. The transformation of the Pacific Northwest from a
predominantly hydro base to a steam base is inevitable if demand for power continues to rise, as
power generating capacity is limited.
The alternative open to the City of Wood Village in initiating efforts to foster energy conservation
is to do nothing, and let county, state or federal officials worry about it. There is a temptation to
leave this problem to others, but as local government shifts responsibilities to broader jurisdictions,
the sense of control over the quality of life will continue to get farther away from the individual.
Wherever the opportunity exists to initiate local programs to solve community problems, the sense
of individual responsibility can be enhanced.
Energy Conservation Policies:
1. The City Hall will establish a car pooling center to assist residents in forming car pools.
2. City officials will organize a petition effort in cooperation with Fairview, Gresham and
Troutdale to inform Tri-Met officials of the need for local transit service.
3.1.The Wood Village Planning Commission will encourage development of a local retail center
on the north side of Halsey.
4. The City zoning ordinance will be revised to encourage energy-saving techniques in site
development and construction.
2. Energy conserving design will be encouraged, along with the use of renewable energy
resources.
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URBANIZATION
Goal: To provide for an orderly transition from rural to urban land uses as areas around the City
become developed.
Discussion: The Portland urban growth boundary (UGB) adopted by Metro is intended to provide
enough land to accommodate growth to the year 2017.a sufficient land supply for a 20 year period
for residential development. Lands for industrial and employment must also be identified and
provided inside the UGB. Oregon law requires Metro to complete the evaluation process every
six years to determine if land supplies are adequate for the ensuing 20 year period. The purpose
of the boundary is to contain growth by encouraging infill of vacant land and thus keeping the
urbanized area as compact as possible in accordance with the 2040 Growth Concept. The UGB
currently in use envelops Wood Village and the planning areais entirely within the UGB.
There are no areas of unincorporated county lands on any contiguous side of Wood Village. All
boundaries of the community are coterminous with an adjacent City, Troutdale to the east and
north, Fairview to the north and west, Gresham to the south. There are no lands that could be
considered for inclusion in the Portland UGB on any side of the community, or for which
additional planning work needs to be completed.
The following table illustrates past and future population trends in Wood Village.
Population Estimates
% Change
Year
1980
1990
1994
1995
1996
1997
1998
2017

Population
2,253
2,814
2,950
2,965
2,995
3,000
3,030
4,075

Total

Annual

24.9
4.8
0.5
1.0
0.2

2.25/year
1.19/year
0.5/year
1.0/year
0.2/year

35.8

1.54/year

Population Estimates
% Change
Year

Population

1980
1990
2000
2010
2015
2020
2025

2,253
2,814
2,860
3,878
3,905
4,124
4,318

Total

24.90%
1.60%
35.10%
0.70%
5.61%
4.70%

Annual for
period

2.25/year
0.16/yr
3.09/yr
0.15/yr
1.11/yr
2.17/yr
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Compounded
Annual

2030
2040

4,494
4,650

4.08%
3.47%

1.74/yr
0.34/yr

1.22%

Development within the present City limits will be by infill or redevelopment of existing
neighborhoods and by new development of a large dedicated residential or mixed use residential
and commercial center onin the MKC Town Center site. Development of the MKC Town Center
property will require new service extensions supported by increased service capacities. The City
will carefully consider service extensions and increased transportation impacts when reviewing a
Town Center development to assure adequate capacities exist to support the uses proposed.has
invested in the water and sewer systems to permit full development of the Town Center properties.
The sewer system collection and conveyance capacity has been expended, however, the treatment
capacity will need to be expanded through the acquisition of additional treatment capacity from
the Gresham regional wastewater treatment facility.
Following the voters' 1992 approval of a new charter for Metro, the regional government, Metro
has been increasingly active in regional land use and transportation planning. Metro's Regional
Framework Plan identifies certain housing and employment performance standards for Wood
Village and other communities within Metro's urban growth boundary.
A portion of the City of Wood Village is included in a Town Center designation of Metro's 2040
Growth Concept. A Town Center is an area with mixed uses that is well served by transit, and that
provides retail, services and other functions for the surrounding community.
In order to be prepared to implement this Metro designation, Wood Village has adopted the Town
Center plan designation and the corresponding Town Center Zone as a part of its Zoning and
Development Code. Both the Comprehensive Plan map and Zoning map identify the boundaries
of any area that receives the Town Center mixed use designation. The City may designate other
areas in Wood Village for Town Center mixed use, as deemed appropriate.
Urbanization Policies:
1. The City of Wood Village will continue to encourage infill of vacant land within the City to
ease the demand on agricultural areas.
2.

The City of Wood Village will participate in regional planning efforts and cooperate with
Metro in their capacity as the regional planning authority for the Portland UGB.
3. For planning purposes, the Metro 2040 Growth Concept Design Type Boundaries for Wood
Village Map is incorporated into the Comprehensive Plan. The map is conceptual and is to be
reflective of and consistent with the Metro 2040 Growth Management Plan.
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INTRODUCTION
The City of Wood Village is located near the northeast comer of the Portland metropolitan region,
fifteen miles from the Portland central district. The community lies approximately 1 ½ miles south
of the Columbia River and straddles I-84, the only freeway connecting eastern Oregon with the
Portland metropolitan area. The City of Fairview is adjacent to the west, Troutdale is adjacent to
the north and east, and Gresham is adjacent to the south.
The first housing at what is now Wood Village was built in 1942 as a wartime housing project for
employees at the nearby Reynolds Aluminum plant. The site chosen for the housing was formerly
a vineyard belonging to S.A. Arata, who lived in a spacious home that overlooked the Arata farm.
In February of 1951, faced with deteriorating streets and lack of community services, the residents
incorporated Wood Village. In the ensuing years the growth of the city sped up and slowed down
with regional economic fluctuations until residential zoned land is now built out.
In 1973, the State of Oregon, in recognition of uncoordinated use and development of land that
threatened that state's natural resources, enacted Senate Bill 100, establishing the State Land
Conservation and Development Commission to set up goals and objectives that would be
administered through local comprehensive land use plans. Thus, Wood Village, as an incorporated
municipality was required to produce its first city plan.
In the ensuing years, comprehensive planning has become increasingly important to many
citizens and public officials. The quantity of information relevant to planning decisions has
become overwhelming; population predictions, sewer studies, water system studies,
transportation plans, open space development; the list goes on and on. As one evaluates the
information generated, published and circulated, it soon becomes apparent that we live in a
society of conflicting goals and needs. The need to preserve agricultural land does often conflict
with the goal to provide adequate housing for all. Economic development policies often require
compromising environmental quality. Development of an integrated transportation system
struggles with the built-in attachment of individuals to private automobiles. Local policies and
programs seldom recognize regional needs. Higher densities in residential areas are fine -- so
long as they occur in someone else's neighborhood. Efforts to reduce traffic through one area
inevitably results in increased traffic elsewhere.
Application and adherence of statewide goals is seen as a way of resolving potential land use
conflicts. The Wood Village Comprehensive Plan is periodically evaluated to determine its
compatibility with these goals. In most respects, a city as small as Wood Village has little control
over the environmental direction of its form. Traffic on 238th Drive through town is a problem that
lies in the hands of County officials. Increased recreational use of Mt. Hood and rapid
development in Gresham generates most of the traffic through town. Urban growth boundaries are
set by Metro. Pressures for residential development in Wood Village result largely from east
county industrial growth. In order for the Comprehensive Plan to have meaning, the role and
responsibilities of Wood Village must be clearly defined and understood.
Wood Village has historically functioned as a residential suburb, most of its citizens commuting
elsewhere for employment. Commercial activity had been limited to automobile related uses along
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the I-84 interchange, and small, neighborhood-type uses at the intersection of NE Halsey and 238th
Drive. There was one major recreational attraction within the city, the Multnomah Greyhound
Park, which ceased operations in 2004. After standing empty for twelve years, the site was
acquired by the Confederated Tribes of the Grand Ronde and all buildings demolished in the
summer and fall of 2016. There are over 100 acres of land once included in the properties of the
Multnomah Greyhound Park that have been designated for development as as a mixed-use Town
Center: commercial, retail, entertainment, lodging, office and residential. Wood Village is a well
liked and very livable little community. The provision of land for industrial development nearer to
the city (north of I-84) could provide job opportunities more close at hand. Increasing
neighborhood commercial activities should provide more convenient shopping to residents.
Upgrading of local park facilities is a well-supported concept. Zoning for mixed housing densities
to insure provision of housing for varying income groups was already in place, and has been
continued. Policies to improve environmental quality locally have been developed.
The common thread that connects the policies of this Plan is simply to see to it that the livability
of Wood Village as a desirable residential area is maintained and enhanced by increasing the
internal focus of the community. The livability of any city is determined less by its buildings than
by its streets and public spaces; the living room of the city. By providing local shopping and
employment opportunities, mixed housing types, and public open space scaled to the community,
Wood Village can become more internally focused, and its sense of individuality enhanced.
The policies of this Plan then, should be evaluated in two ways. First, of course, they must be
looked at in their relation to regional and statewide goals and planning efforts. Wood Village is a
part of the Portland metropolitan area. This Plan is developed around the applicable statewide
goals administered by the Department of Land Conservation and Development as well as the
“Metro Urban Growth Management Functional Plan”. Secondly, the Plan should be considered in
terms of its likely effect on the lives of the residents and businesses of Wood Village.
The Plan is a flexible, dynamic document that must adjust to new realities in these fast changing
times. The Wood Village Comprehensive Plan, can be viewed as a compact between the City,
Metro, and the State Land Conservation and Development Commission. This means that any
significant changes or amendments to the Plan that might compromise its effectiveness need to be
agreed upon by all parties. This is not to say that future adjustments will necessarily be awkward
or overly time consuming -- only that they must recognize that changes may have effects beyond
local interests.
In any case, this Comprehensive Plan can serve well as a guide to aid city officials, land owners,
developers, and others involved in making future land use decisions. It has been developed through
evaluation of technical information including geography, population projections, soils, hydrology,
transportation, economics, and public facilities, along with the assistance of those responsible
citizens who took time to participate in the planning process.
Regional planning policies and requirements adopted in the “Metro Urban Growth Management
Functional Plan” affect all jurisdictions within the Portland Urban Growth Boundary. This
includes Wood Village. When Wood Village completed a Comprehensive Plan update in 2014,
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Metro requirements relevant to the transportation plan update for Wood Village were incorporated
into this Plan and the Zoning Code.
Regional or statewide planning agencies may on occasion find it necessary to require changes in
local comprehensive plans so as to adjust for the cumulative effect of these local plans. Wood
Village will cooperate with the appropriate agencies in reviewing any requested changes to its Plan
as the need arises.
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PHYSIOGRAPHIC ANALYSIS
Discussion: The City of Wood Village and adjacent planning areas lie on a series of three terraces
formed many years ago by the Columbia River. The northern third of the planning area lies on the
lowest of these terraces, separated from the middle terrace by a distinct rise. Several intermittent
drainageways cross this area, which has relatively flat topography. These drainageways tend to
parallel the course of the Columbia River and slough. The rise that separates the northern and
middle terrace occurs in a northeast to southwest orientation, parallel, and approximately halfway
between Interstate 80 and N.E. Halsey Street. The slope of the rise is between 10 and 30 percent.
The entire area north of the rise is within the North Portland Flood Plain, which is managed by the
U.S. Army Corps of Engineers. A dike system operated by the Corps provides protection from
flooding. North of the dikes a pumping system is used for flood control.
The central portion of the planning area lies within the middle terrace, approximately between
Interstate 80 and Glisan Street. The major residential and local commercial areas of Wood Village
lie on this terrace. Unfortunately, much of the middle terrace experiences poor drainage and
in-flooding characteristics due to the flat topography and soil composition.
A rather steep rise known as the Troutdale-Fairview Bluff forms the boundary between the middle
and southern terraces. The slopes on this rise range from 10 to 40 percent. The orientation of the
bluff parallels the line of the rise to the north. The southern terrace lies predominantly outside of
the current Wood Village City limits. It is gently sloping from southeast to northwest, and is
composed of stable, well drained soils. The three terraces are part of a larger physiographic unit
known as the Portland Terraces.
SOILS
Soils occurring in the northern and southern terraces are well drained and moderately permeable,
presenting no severe restrictions to urban development. Over much of the middle terrace, however,
recently deposited silts overlie old rock units, resulting in poorly drained soils with very slow
permeability. Surface ponding of water is common during the winter months in this area. A master
drainage plan has been designed for the city that should help alleviate drainage problems in the
area as it is developed.

HYDROLOGY
The hydrologic characteristics of the Wood Village planning area are formed by the nature of the
climate, topography, and geologic structure. Heavy rainfall in the winter months, mild
temperatures, light winds, and dry summers are the predominate climactic characteristics affecting
the hydrologic patterns. Surface drainage is to two small drainage basins -- Fairview Creek and
Arata Creek. A small tributary to Fairview Creek crosses a part of the study area on the west. This
creek often overflows during the winter rainy season, due to the increased runoff rates caused by
urbanization of the drainage basin. Arata Creek (in the eastern part of the study area) was also
characterized by frequent flooding until this problem was corrected by implementation of a storm
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drainage plan developed by the city engineer. The Fairview Creek drainage basin has been studied
and measures identified to alleviate flooding.
Groundwater characteristics in the study area are of importance, as the city draws its water supply
from this source. The upper portion of the Troutdale aquifer is the major water producing aquifer
in east Multnomah County. The general movement of the groundwater is in a northerly
direction -- toward the Columbia River sloughs. Water quality is good, protected from surface
pollution by its depth which is generally over 300 feet.

VEGETATION
The vegetation of Wood Village consists of mowed lawns, tree and shrub plantings in the
developed areas. Undeveloped areas are in native grasses, forbs or mixed evergreen-deciduous
tree cover on the steeper slopes. Some riparian vegetation is found along the drainageways.
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CITIZEN INVOLVEMENT
Goal: To develop a citizen involvement program that insures opportunity for citizens to participate
in all phases of the planning process.
Discussion: The intent of this goal is clearly to give citizens of the community an opportunity to
become acquainted with, and to help shape, the Comprehensive Plan. The small size of the city
should theoretically make it easier for people to take an active part in this development.
Unfortunately, this has not always been the case. The longtime residents of the city have not
usually been willing to become involved in the planning process. (Especially since its primary
direction seems somewhat removed from small town ideals). The mountains of technical reports,
statistics and projections produced by various planning departments does little to alleviate this
problem. The hard reality of the matter is that most folks just want to go about their business
without being bothered by something called comprehensive planning, until it creates a problem for
them right next door. At that point in time, their involvement will overwhelm the unprepared
planner.
In any case, the opportunity to become involved in the planning process has continually been
extended to Wood Village citizens. Monthly meetings of the City Council and Planning
Commission are open to the public and advertised in the local paper, the City web site and social
media platforms, and in the City’s bimonthly newsletter. A City newsletter of general interest,
(including planning), is mailed to every resident in town. The City Planning Commission serves
as the Committee for Citizen Involvement. Most citizen input has been received at Planning
Commission meetings, or through direct contact via e-mail, which will likely continue to be the
case in the future. Offices of the City Hall are open to persons needing information on the planning
process.
The flow of information between the City of Wood Village and other affected public agencies has
been very good. Land use applications are routinely forwarded to other affected agencies for
comments well in advance of scheduled public hearings. Meeting agendas are routinely provided
to all surrounding jurisdictions.
Citizen Involvement Policies:
1) Continuation of the City Planning Commission as the official committee for citizen
involvement.
2) Responsibility is given to the Planning Commission for initiating public announcements
pertaining to the Comprehensive Plan.
3) The Commission will give due consideration to public input in regards to land use planning
brought forth at public hearings and meetings.
4) The City will continue to make available the results of public hearings.
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5) A periodic review of the citizen involvement program to evaluate its effectiveness and areas
of potential improvement will be conducted by the Planning Commission and City Council.
6) Efforts to improve the flow of information between Wood Village and the affected local
jurisdictions on land use matters will continue.
The need for increased citizen involvement in the planning process has been recognized. The
challenge lies in increasing the flow of information to the public in a language that is easily
understood. The historical responsiveness to individual citizen needs has been an area of pride for
Wood Village. As the city grows, efforts to maintain this responsiveness must grow too, providing
each individual with the highest level of attention possible.

93

AGRICULTURAL LANDS
Goal: To preserve and maintain agricultural lands.
Discussion: The City of Wood Village originated as a small community separated from its
neighbors by acres of prime agricultural land. Population pressures have been changing the face
of the area since the middle 1960’s, when the land boom began. Since that time, many acres of
agricultural land have been converted to urban uses. There are no longer any agricultural lands
within or adjacent to the city’s urban growth boundary.
In an effort to control expansion of the metropolitan urban growth boundary, Metro has assigned
target numbers of additional housing units for each community to achieve. This policy encourages
increased housing densities to considerably slow expansion of the urban growth boundary.
Agricultural Lands Policy:
Continue to work with Metro in support of policies to limit expansion of the metropolitan urban
growth boundary into agricultural lands.

AIR, WATER AND LAND RESOURCES QUALITY
Goal: To maintain and improve the quality of air, water and land resources in the City of Wood
Village.
Discussion: This goal is perhaps the most universally agreed to land use goal, but the most difficult
to accomplish. Maintenance and improvement of existing environmental quality in the face of
rapid urbanization is typical of the schizophrenic nature of land use planning. Perhaps a more
appropriate way to look at this issue is to ask what level of quality of environment the community
expects to achieve as transformation of the area from small town rural to urban occurs. To expect
to maintain the clean air, clear streams and quietness historically associated with the planning area,
along with new industry, crowded highways and thousands of more people would seem to be either
naïve, or at least somewhat unrealistic.
Nevertheless, the community must seek to preserve the highest quality of its natural resources
possible. This can only be accomplished in the context of facing up to the future densities of the
area, and the strains to the environment inherent in these densities. Areas of special concern to the
city are: surface water pollution and stream siltation resulting from careless construction practices
and surface runoff, deterioration of air quality resulting from new industrial developments, higher
traffic volumes, construction activities, and increasing noise levels resulting from urbanization.
Maintenance of existing vegetative quality and prompt revegetation of construction sites can help
to alleviate all three of these problems. In fact, the role of vegetation in helping to control all forms
of pollution is often underestimated. Anti-pollution standards for auto emissions can only be
effectively controlled at federal and state levels. However, the city can work to encourage
carpooling among its residents, which could be the most effective way for an auto dependent
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suburb to reduce its contribution to air pollution. Careful consideration of the effects of new and
existing industrial developments can help to identify existing and future problems that would lower
the quality of air, water and land resources. Also, protection of groundwater supplies is very
important to the city due to its dependence on this source for its water supply. This requires
constant monitoring of potential sources of groundwater pollution, which may occur near existing
wells or recharge areas.
Most pollution problems can be effectively dealt with on a state or regional level. The location of
major highways, airports, sewage treatment operations, and urban growth boundaries are all
questions that are not within the scope of Wood Village’s abilities to influence to any great degree.
Therefore, city efforts must focus on a more personal level to encourage efforts that will aid in the
attempts to maintain an optimum level of environmental quality, relative to the scale of
urbanization that takes place.
Air, Water and Land Resource Policies:
1) Protect existing natural vegetation by monitoring development activities to prevent the
removal of vegetation where this is not necessary.
2)

Work with developers to insure that erosion control measures will be used where necessary,
including the revegetation of construction sites as soon as possible in the construction
process.

3)

Establish a city-wide planting program to help reduce levels of noise and air pollution,
protect drainageways, and provide cover for wildlife populations.

4)

Carefully study proposals for new industrial developments to help minimize their effects on
environmental quality.

5)

Cooperate with County, State, and Federal officials in environmental planning efforts.

6)

Assure that all new developments connect to the public sewage system.

7)

Wood Village lies within the Portland-Vancouver Interstate Air Quality Maintenance Area
(AQMA). This area is described in the State Implementation Plan (SIP) for air quality,
published by the Department of Environmental Quality (DEQ). Wood Village will take
action to encourage environmental actions that will not contribute to violations of applicable
air quality standards. Wood Village will continue to cooperate with state and regional
agencies with respect to provision of data and other appropriate activity in the course of
periodic updates of the Maintenance Plans.

8)

New development must comply with erosion and sediment control performance standards
and vegetative cover protection measures to meet regional water quality standards. New
development must comply with City water quality development standards.
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9)

Uncontained hazardous materials are prohibited in the City in accordance with City water
quality development standards.

AREAS SUBJECT TO NATURAL DISASTERS
AND HAZARDS
Goal: To protect life and property from natural disasters and hazards.
Discussion: The Pacific coast environment presents its share of potential natural disasters,
including earthquakes, volcanism, and infrequent but sometimes damaging winter storms. Efforts
to deal with these activities must be dealt with at a regional or state level, if in fact disasters of
these magnitudes can be dealt with effectively at all. On a more local level, potential for such
activities as flooding, landsliding and land subsidence can be recognized, and efforts taken to
restrict development in these areas.
Historic flooding problems from Arata Creek on the east, and No Name Creek, a tributary to
Fairview Creek, on the west have been mitigated for the most part. Improvements to the storm
drainage system downstream within Fairview and implementation of the Wood Village stormwater
master plan have made great strides in alleviating the problem.
Slow percolation rates and ponding of water have presented some restrictions to development in
parts of the city. These areas have been identified and require special foundation techniques to
insure proper bearing support. Study of these sites, and determination of the extent of the
foundation needs are decided on a case-by-case basis through cooperation with the city engineer
and building inspector.
Slopes of a degree steep enough to cause concern are few in Wood Village, occurring in the rise
areas that separate the terraces. These slopes vary in severity, ranging between 10% and 40%.
Soils encountered on these slopes are subject to erosion. Slopes of greater than 20% must be
studied carefully prior to development to prevent landsliding from occurring. Slopes steeper than
30% should in most cases be left in their natural state - unless it can be shown that development
will include the necessary precautions to maintain stability.
Natural Disaster and Hazards Policies:
1. Monitor building techniques on soils of low bearing strength and steep slopes through the city
engineer and building inspector.
2. Cooperation with state and regional authorities on area disaster plans.
3. Flooding is identified in the Federal Emergency Management Agency mapping of
jurisdictions. There are no areas where flooding is identified in Wood Village.
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OPEN SPACES AND RECREATIONAL NEEDS
Goals: To conserve open spaces and satisfy the recreational needs of the citizens of Wood Village.
Discussion: Evaluation of open space and recreational needs in the community of Wood Village
must be done in a regional, as well as local context. East Multnomah County suffers no shortage
of outdoor recreational opportunities, offering areas such as the Columbia River, the Gorge, the
Cascade Mountains, and several fine state, metro and local parks. These are all readily accessible
to the people of Wood Village, though dependence on the private automobile to reach most of
them is one drawback. Development of recreational opportunities within Wood Village can focus
on smaller scale activities such as walking trails, bicycling, playgrounds, and picnicking.
The original 3 acre City park along Halsey Street provides several recreational facilities including
tennis, basketball, and handball courts, playground and picnic areas. In 1987 Multnomah County
deeded the adjacent 5 acres to the City which had been in use as softball/soccer fields for several
years. In 1992 the City purchased 5.5 acres of wooded property, including a 750 sq. ft. structure,
which lies adjacent to two residential neighborhoods. In 1996 the City purchased 6.87 acres from
Multnomah County which links the original City park to the 5.5 acre wooded parcel, providing the
City with a total of over 20 continuous acres of park land/open space. The Park Master Plan for
the continuing development of the Donald L Robertson Park also identifies the need for the
acquisition of additional park lands to adequately serve the community.
No significant natural resources such as minerals or fossil fuels have been found in the planning
area. The only surface water occurs in the two small creeks mentioned previously in this report,
which provide no significant habitat for fish or wildlife.
Wood Village is a young city (having been developed entirely since World War II), the original
village and the Arata House located adjacent to 238th are identified as historical resources.
Open Space and Recreation Policies:
1. Encourage development of the pedestrian/bicycle path system illustrated in the Transportation
Plan and the Park Master Plan throughout the community and in cooperation with adjacent
communities.
2. Commit to Update the Park Master Plan.
3. Encourage open space/recreational opportunities within new multi-unit housing development.

ECONOMIC DEVELOPMENT
Goal: To diversify and improve the economy of Wood Village.
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Discussion: The City of Wood Village currently has land zoned for commercial development,
mixed commercial and residential in the Town Center, industry and a mixture of commercial and
industrial uses north of I-84 to encourage a variety of employment opportunities and services with
convenient freeway access.
Specific economic trend and labor data for Wood Village is not available. The 2010 U.S. Census
provides employment status, journey to work characteristics, income and poverty status for Wood
Village. Business Oregon, the official State Economic Development Agency, catalogs economic
data for Multnomah County, but does not break out such data for Wood Village. As the regional
planning authority, Metro also provides significant information on employment and location for
employment potentials.
NEED FOR COMMERCIAL LAND:
By providing a variety of local shopping, services, and employment opportunities with open space
scaled to the community, Wood Village can make an important contribution to the livability of the
regional community. Extensive public involvement processes in 2016 identified the role an
attractive commercial center in the Town Center district could play in enhancing the identity
of Wood Village without detracting from the character of the existing community. Work on the
Halsey Corridor to identify commercial capacity and development goals also engaged hundreds of
regional citizens.
The additional services proposed in the 2016 TriMet transit plan for the Wood Village Town
Center will serve a variety of lodging, entertainment, retailers and other commercial businesses.
The Town Center location also presents the opportunity for office uses and residential mixed use
to provide a well-balanced business community in Wood Village. In addition, encourage
development and redevelopment of businesses on the narrow frontages of Halsey Street into a
variety of retail, services and even housing in order to stimulate local business and provide area
residents with easy access to essential services on this important transit corridor. Housing on
Halsey Street would complement and support service businesses and add vitality to the street.
Sandy Blvd. is also designated mixed-use corridor, but primarily for commercial and industrial
uses. Housing on Sandy Blvd. is not an appropriate use.
Careful planning will orient the higher traffic commercial uses away from residential uses to
minimize conflicts, while insuring well connected access to these residential areas with pedestrian
walkways, bike lanes and streets. Pedestrian access and bicycle lanes could also connect nearby
employment centers across Glisan Street in Gresham so that convenient local trips will obviate the
need for these workers to travel long distances in the morning, at lunch and in the evening for food,
shopping and other services.
NEED FOR INDUSTRIAL LAND:
The primary industrial area of the City is situated in the northernmost part of Wood Village. A
large inventory of serviced industrial land has been developed in the Columbia South Shore area
of Portland and Gresham. These lands are better situated than any vacant or redevelopable lands
in Wood Village for basic manufacturing and distribution uses, given their proximity to I-84, I205, the Union Pacific Railroad and Portland International Airport and their distance from
residential uses.
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Additional industrial lands have been designated by the City of Gresham in close proximity to
Wood Village. The 300 acre Gresham Vista Industrial Site, which Wood Village had anticipated
in prior Comprehensive Plans would be designated for residential use, is being developed adjacent
to the south of Glisan Street. Immediately west of the Gresham Vista site is Clear Creek Business
Park, a new industrial park.
Based on the increase in industrial development surrounding Wood Village, the city does not need
additional industrial lands. Rather, as described above, the city needs commercial development to
support these industrial uses and existing residential development.
Wood Village Town Center
One of the largest underdeveloped properties in the city was owned by the Multnomah Kennel
Club. Since 1957, this 114 acre property had been used for greyhound racing and historically drew
8,000 to 10,000 people per race day. The site ceased operations as a greyhound racing facility in
2004. After standing empty for twelve years, the site was acquired by the Confederated Tribes of
the Grand Ronde and all buildings demolished in the summer and fall of 2016. This area has now
been designated for development as as a mixed-use Town Center: commercial, retail,
entertainment, lodging, office and residential.

The Town Center site, provides a well planned commercial mixed use center close to existing
housing and employment opportunities and will provide for a synergistic and better balanced
community as the Wood Village area develops. New and existing housing will have the benefit
of being in walking distance of services, entertainment and jobs. This site is designated as Town
Center on the Comprehensive Plan map, specifically noting that the site may include lodging,
entertainment, vertical mixed use, other mixed uses, and housing.
ECONOMIC POLICIES:
1. Encourage a variety and mix of commercial and residential development along Halsey Street
which will draw residents and visitors east-west through the community rather than south
through the residential areas.
2. Designate areas surrounding I-84 for a mixture of industrial and general commercial uses.
3. Review designs of industrial and commercial developments to encourage functionally aesthetic
site plans that will minimize conflicts with adjacent land uses.
4. Allow designation of property to meet the need for commercial/retail services, employment,
lodging, and entertainment opportunities to complement the area's developing industrial base.
Encourage a variety of residential, commercial, office, entertainment and lodging uses by
designating the lands north of Glisan and east of 223rd for mixed use development.
5. Encourage redevelopment of underutilized lands and substandard structures.
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6. Encourage a mix of commercial and industrial uses on Sandy Blvd. Encourage conversion of
existing residential uses to commercial and industrial uses.
7. Encourage new employment opportunities that are well connected by all modes of
transportation to existing and planned residential areas in Wood Village.
8. Prohibit large-scale retail uses in the CI, LM and GM Zones in order to reserve the area for
industrial, employment-intensive uses and family-wage jobs.
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HOUSING
Goal: To provide for the housing needs of the City of Wood Village.
Discussion: Housing in the City of Wood Village has evolved from an initial construction of 182
single family detached homes to a wide range of housing types, including manufactured homes,
duplexes, triplexes, condominiums and garden apartments. The 2016 population is estimated by
Portland State University to be 3,905 persons. Since the City lies well within regional the Portland
urban growth boundary, undeveloped land in and around the City can be expected to become
urbanized in the near future. Determination of area housing needs can be effectively done only on
a county or regional level. Metro estimates that Wood Village would need to accommodate 190
additional households by the year 2040.
When this Comprehensive Plan was adopted in 1979, limited land was available for residential
development. For this reason, a study of housing needs and capacity of Wood Village to
accommodate those needs was done on two levels. First, an inventory of residential land within
the City limits, including existing, planned, and available acreage for housing. Second, a study of
undeveloped land adjacent to the City to find those areas most suitable to residential
development since the adoption of this Comprehensive Plan in 1979, significant areas south of
Glisan Street that the City anticipated would be annexed to Wood Village and designated
residential have instead been annexed to Gresham and zoned and developed for employment uses.
As a result, expected residential development opportunities in Wood Village have been greatly
diminished. At the same time, there have been significant increases in employment opportunities
in the greater east urban area.
The potential for residential growth within the City limits was severely limited until 1996, when
the City developed the mixed use Town Center zone whereby residential development is required
as a part of a planned mixed use commercial center. The Town Center zone has planned capacity
for a few hundred housing units in close proximity to transit service, employment opportunities
and shopping. For similar locational amenities, the City has identified the Halsey Street corridor
as a good location for compatibly mixing commercial and residential uses. The City also
encourages the construction of accessory dwelling units in zones where single family residences
are allowed.
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The quality of the existing housing stock is good but aging. Home improvement values
predominantly exceed land values sufficiently in the community that wholescale redevelopment is
unlikely. The presence of an Urban Renewal District in the City will provide a tool to assist in the
redevelopment of housing areas.

Housing Policies:
1.

Maintain an acceptable level of service to existing and new residential areas.

2.

Encourage development of vacant land within existing residential areas of the City to help
meet Metro's Functional Plan housing targets.

3.

Specifically encourage residential development in the Town Center to meet the Metro
Functional Plan housing targets.

4.

Encourage redevelopment of underutilized lands and substandard structures.

5.

Review plans for new residential development to insure an appropriate balance of housing
values within Wood Village.

6.

Ensure future residential development provides appropriate housing types to effect a proper
housing balance within Wood Village.

7.

Support public and private actions that increase housing choices for Wood Village residents,
with emphasis on increasing the number of owner-occupied housing alternatives and
improving the balance in the City's population by attracting and keeping in the City, families
with children.

8.

The City permits the construction of accessory dwelling units in single-family residential
zones.

9.

New housing should be located near employment and should be well connected to
employment by all modes of transportation.

10.

To assure full utilization of urban land and public facilities, and to assure long-range housing
targets are met, the City shall establish minimum housing densities in the residential zones,
and the commercial zones that permit residential uses.

11.

Encourage housing on Halsey Street that is compatible with the neighborhood commercial
zone characteristics, such as townhouses and second-story housing above retail uses.

12.

The original village residential neighborhood should be preserved as a single-family
residential area, and new construction is encouraged to be compatible with the style of the
original homes.
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PUBLIC FACILITIES AND SERVICES
Goal: To plan for, and develop a timely, orderly, and efficient arrangement of public facilities and
services to accommodate new and existing development.
Discussion: Public facilities and services available to residents of Wood Village include police
and fire protection, schools, public water and sewer, healthcare facilities, roadway multimodal
transportation facilities, storm water, planning, and parks and recreation facilities.
The Reynolds School District serves students in Wood Village with schools in Fairview, Troutdale,
and Rockwood. School district officials have indicated that they are basing their facility planning
on regional planning projections.
The City of Wood Village operates a public water system that serves all existing and new
developments. This system includes four wells and three reservoirs. The water is drawn from the
Troutdale aquifer, and is of good quality. Regular lab testing is done to insure the safety of the
supply. A systems development charge is assessed to new developments hooking into the public
water supply. Current storage capacity is 1.43 million gallons. The City does have the capability
of supplying water to the anticipated future needs.
Wood Village's sewage is treated at the Gresham Regional Sewage Treatment Plant. The Wood
Village interceptor line carries sewage to the plant through a shared pipeline system with Fairview,
with the outfall extending northerly on 223rd, then westerly on Sandy to the Gresham Plant. Areas
north of the interceptor are served by the 238th street lift station, one of the three lift stations in the
Wood Village collection system. The Gresham Plant has capacity to serve the regional populations
of Gresham, Fairview and Wood Village through the 20 year planning horizon.
Medical and health care facilities are available at Legacy Mt. Hood Medical Center on Stark St.,
Adventist Health Medical Clinic on Powell Blvd., Kaiser Permanente clinic on Stark, and a series
of urgent care facilities throughout the region. The nearest urgent care to Wood Village is located
at the intersection of 223rd and Glisan.
All new development must be approved by the Wood Village Planning Commission, which acts
independently from the City Council. The City has made extensive investments to assure that key
public infrastructure for water, sewer, storm water management, and transportation facilities have
been financed and constructed. Improvements in the water system, and sewer collection system,
are rated to be capable to serving a build out population of 4,650 at a future date beyond the 20
year scope of this Comprehensive Plan update.
Significant investment has been made in the Donald L Robertson City Park, and the adoption of a
Park Master Plan for the community in 2016 identifies significant additional lands that need to be
acquired to serve the ultimate population for the community. Along with park land, the master
plan calls for the development of trail systems and open space to serve the community into the
future.
Solid waste disposal is under the jurisdiction of Metro which operates the disposal systems for the
Portland Metropolitan region. Wood Village recognizes Metro's responsibility to prepare a solid
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waste management plan, and will cooperate with regional planning efforts to handle solid waste
disposal and recovery, including taking any steps necessary to support recycling, reduction, or
other solid waste management strategies.
Law enforcement services are provided by contract through Multnomah County Sheriff’s
Department. Fire protection is provided by Gresham Fire and Emergency Services by contract
between the Cities of Gresham, Fairview, Troutdale, and Wood Village
Public Facilities and Services Policies:
1. All new development shall be approved only if provision can be made for an acceptable level
of public services.

2. Wood Village will cooperate with other area jurisdictions to improve public facilities as the
need arises, including solid waste disposal, sanitary sewage treatment, and energy transmission
facilities.
3. The Wood Village public water system will continue to be upgraded as demand increases.
City water sources are more than adequate to the year 2040 and capable of providing storage
and distribution for an estimated population as high as 4,650 residents. Development decisions
shall be consistent with the City’s Water Master Plan.
4. Stormwater and erosion control impacts must be estimated and improvements made to
accommodate development while preventing adverse effects on adjoining or downstream
properties. Development decisions shall be consistent with the City’s Stormwater Master Plan
and the water quality development standards.
5. System Development Charges for connection to the City operated utilities will combine with
rate systems adequate to assure that additional sewerage treatment capacity is purchased from
the Gresham regional Wastewater plant as needed with new development.

108

TRANSPORTATION
Goal: To help provide for and encourage a safe, convenient, and economical transportation
system.
Discussion: Wood Village has evolved as an automobile-dependent suburb, similar to Fairview,
Troutdale and Gresham in terms of its relationship to this mode of transportation. In spite of the
rising cost of automobile ownership and operation, residents of Wood Village are still very
skeptical about alternate forms of transportation. Regional planners continually point out the
inefficiency of the automobile in terms of energy consumption and resource allocation. In addition,
there are negative impacts from the pollution of the physical environment by automobile usage;
acres of parking lots, high noise levels near freeways and arterials, and, the air pollution resulting
from the internal combustion engine.
In spite of these problems, it is unlikely that the majority of residents of towns such as Wood
Village will soon look to other transportation modes. In 2014, over 80% of individuals in Wood
Village employed outside the home utilized a private automobile as their means of access to
employment. At some point, the costs of owning and operating a private automobile may become
prohibitive to a majority of people. In the meantime, efforts to provide alternatives to the
automobile such as light rail, bus, and bicycling run into much public resistance by people who
would rather see their tax dollars spent on the upgrading of' highways and freeways.
An integrated transportation system that offers a variety of choices can only be developed at a
regional level. The task for Wood Village is one of making the transportation planners aware of
what the specific needs of the community are in order to insure that the development of the system
recognizes those needs. Roadway capacities and congestion remain the primary concerns for the
majority of Wood Village commuters accessing employment and other regional opportunities.
Tri-Met operates bus routes on an east-west axis with limited north south connectivity.
Development of an eastside enhancement plan to improve frequencies of service as
well as north to south connectivity would assist in allowing transit to develop a larger
mode share in Wood Village. Development of an area-wide bicycle path system for commuters
is well underway, with the forty mile loop project nearing completion. Bicycle access to the
Columbia River Gorge from Wood Village is also well underway. Upgrading of arterial streets
and intersections, including Halsey St., N.E. 238th, Glisan St., and N.E. 223rd has improved
reliability of vehicle transportation through the community. Additional improvements have been
identified in the adopted Transportation System Plan (TSP), and will be updated in future years
through the adoption of upgrades and revisions to the TSP.
The City has completed a Transportation System Plan (TSP) to address multi-modal transportation
needs within the City. Policies and maps related to the TSP are stated in this section of the
Comprehensive Plan and in the TSP.

Transportation Policies:
1.

Wood Village will cooperate with ODOT, Metro and Multnomah County to improve the
transportation network in the east county area, and provide a coordinated review of future
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land use decisions affecting transportation facilities. The City will notify public agencies of
land use actions that subdivide or partition land, or that require public hearings for properties
adjoining their facilities.
2.

The City shall require compliance with the Transportation System Plan (TSP) as a criterion
for approval of development and plan amendment proposals. The City will implement the
TSP to achieve a multi-modal transportation system including street, transit, bicycle,
pedestrian, and rail facilities.

3.

The City will use adopted road, sidewalk, bike and pedestrian path standards to govern the
improvements of those public and private facilities.

4.

The City may require that any subdivisions, planned developments and site developments be
accompanied by a traffic impact statement describing the potential on-site and off-site
impacts of the proposed development, including the need for off-site road improvements and
signals.

5.

The City will consider, in coordination with Multnomah County, regional street design
standards when reviewing new development on Halsey Street and 238th Drive, Sandy Blvd.
, 223rd Avenue, and Glisan Street .

6.

Except where precluded by existing development, topographical or natural constraints, new
development shall include local street designs that discourage cul-de-sacs and extend
existing streets, or connect residential areas with services and institutions by short, direct
public pedestrian and bicycle ways.

7.

Improve bicycle and pedestrian access to the Town Center, the City park and institutional
uses from existing and new residential areas in Wood Village.

8.

Develop and construct bikeways and pedestrian accessways to minimize potential conflicts
between transportation modes.

9.

The City will cooperate in development and improvement of the regional bicycle and
pedestrian routes that run through Wood Village. Regional bicycle routes are: Sandy Blvd.,
Halsey and Glisan Streets, 223rd and 238th Avenues. Regional pedestrian routes are: Sandy
Blvd., Halsey Street, 223rd Ave. and the Town Center zone.

10.

The City will cooperate in the development and improvement of Halsey St. and 223rd Ave.
as regional public transportation routes.

11.

The City will support use and expansion of railroad lines that run through the City if
deemed in compliance with City Plan and Code requirements.

12.

The City shall seek opportunities to create a more grid-like and connected transportation
system in Wood Village. This includes making more roadway and pathway connections
between local roads and County roads in the city and connecting existing and planned
residential development to employment, commercial uses, institutional uses, collector and
arterial roads, transit corridors, trails, open space and recreational uses, and other
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community activity centers.
13.

In terms of street design of arterials and collectors in Wood Village, the City will consult
with Multnomah County to ensure that designs are consistent with regional street designs
for throughways and arterials and allow for integration of transit features such as pull-outs
and sidewalk space for benches or shelters.

14.

The City may allow “green street” design standards for local roads that allow for the
storage and natural infiltration of storm water.

15.

The City will encourage more marked and protected pedestrian crossings on collectors and
arterials in the city to improve safety, accessibility, and mobility for pedestrians. Marked or
protected crossings should be considered as follows:
a. every 500-600 feet where signal spacing exceeds ½ mile,
b. on streets adjacent to commercial centers, community centers, institutional uses, and
uses that generate a significant number of trips, and
c. on streets with transit routes and stops.

16.

The City shall reduce the number of private access and points of conflict on collectors and
arterials through development review, through access management measures such as
consolidation of access points and crossover easements.

17.

The City shall support connectivity and access to collectors and arterials with public streets
that are spaced consistent with the access spacing standards of the jurisdiction with
roadway authority.

18.

The City shall work with transit providers to identify and make improvements in access to
transit including improved pedestrian and bicycle connections to all existing and planned
transit stops and major transit stops or facilities, intersection and mid-block traffic
management improvements for facilitating crossing at and near transit stops, and lighting
and public safety enforcement at transit stops and along streets with transit routes.

19.

The City will designate Sandy Boulevard, Halsey, and 238th Drive as transit streets to
reflect the allocation of existing transit service.

20.

The City will designate Wood Village Boulevard as a transit street and will coordinate with
TriMet regarding the potential for future transit service along this important north-south
corridor, and through service in the Town Center.

21.

The City will work with TriMet to ensure all transit stops are maintained and that the
information is available and up-to-date.

22.
23.

The City will explore opportunities to increase the frequency of transit service along
existing transit routes.
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24.

The City will explore opportunities to establish a north-south transit route between the
Wood Village city center and areas to the south.

25.

If motorized vehicle traffic volumes within the city continue to grow, the City shall
consider parking strategies as a way to manage traffic demand and associated land use
including expanding the amount and types of bicycle parking requirements.

26.

The City will consider modifications to its review criteria for amendments to its
Comprehensive Plan and Transportation System Plan if future traffic analysis demonstrates
roadway capacity constraints in the city. The Regional Transportation Functional Plan
allows for significant reductions in trip generation rates used in analyzing traffic impacts if
jurisdictions implement parking management strategies, land use management strategies,
and/or transportation facility designs and management strategies that reduce trips.
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ENERGY
CONSERVATION
Goal: To utilize land use planning as a tool in the effort to enhance energy conservation.
Discussion:
Issues of carbon footprints of communities and land uses, global warming, climate change, or other
assertions about the role of fossil fuels in the future of our region have been a key conversation in
our region. Whether or not the energy issues are temporary, permanent, contrived or real, the fact
remains that wasteful consumption of energy is undesirable. . The City of Wood Village can take
steps to help reduce the overall consumption of energy by the community in several ways.
Development of locally oriented retail shops along Halsey and in the Town Center would help to
reduce the distance Wood Village and Fairview shoppers must go to transact business. The design
of the area could encourage pedestrians to leave their cars at home and take a walk through the
town. .
Other efforts to conserve energy should concentrate on the physical design of the city. In review
of new developments, the City could evaluate proposals based on energy efficiency in site design
and construction techniques.

The alternative open to the City of Wood Village in initiating efforts to foster energy conservation
is to do nothing, and let county, state or federal officials worry about it. There is a temptation to
leave this problem to others, but as local government shifts responsibilities to broader jurisdictions,
the sense of control over the quality of life will continue to get farther away from the individual.
Wherever the opportunity exists to initiate local programs to solve community problems, the sense
of individual responsibility can be enhanced.
Energy Conservation Policies:

1. The Wood Village Planning Commission will encourage development of a local retail center
on Halsey.
2. Energy conserving design will be encouraged, along with the use of renewable energy
resources.
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URBANIZATION
Goal: To provide for an orderly transition from rural to urban land uses as areas around the City
become developed.
Discussion: The Portland urban growth boundary (UGB) adopted by Metro is intended to provide
a sufficient land supply for a 20 year period for residential development. Lands for industrial and
employment must also be identified and provided inside the UGB. Oregon law requires Metro to
complete the evaluation process every six years to determine if land supplies are adequate for the
ensuing 20 year period. The purpose of the boundary is to contain growth by encouraging infill
of vacant land and thus keeping the urbanized area as compact as possible in accordance with the
2040 Growth Concept. Wood Village is entirely within the UGB
There are no areas of unincorporated county lands on any contiguous side of Wood Village. All
boundaries of the community are coterminous with an adjacent City, Troutdale to the east and
north, Fairview to the north and west, Gresham to the south. There are no lands that could be
considered for inclusion in the Portland UGB on any side of the community, or for which
additional planning work needs to be completed.
The following table illustrates past and future population trends in Wood Village.
Population Estimates
% Change
Year

Population

1980
1990
2000
2010
2015
2020
2025
2030
2040

2,253
2,814
2,860
3,878
3,905
4,124
4,318
4,494
4,650

Total

24.90%
1.60%
35.10%
0.70%
5.61%
4.70%
4.08%
3.47%

Annual for
period

Compounded
Annual

2.25/year
0.16/yr
3.09/yr
0.15/yr
1.11/yr
2.17/yr
1.74/yr
0.34/yr

1.22%

Development within the present City limits will be by infill or redevelopment of existing
neighborhoods and by new development of dedicated residential or mixed use residential and
commercial in the Town Center site. Development of the Town Center property will require new
service extensions supported by increased service capacities. The City has invested in the water
and sewer systems to permit full development of the Town Center properties. The sewer system
collection and conveyance capacity has been expended, however, the treatment capacity will need
to be expanded through the acquisition of additional treatment capacity from the Gresham regional
wastewater treatment facility.
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Urbanization Policies:
1. The City of Wood Village will continue to encourage infill of vacant land within the City.
2.

The City of Wood Village will participate in regional planning efforts and cooperate with
Metro in their capacity as the regional planning authority for the Portland UGB.
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1 INTRODUCTION
The Wood Village Town Center is Wood Village’s largest undeveloped asset and currently the City of
Wood Village is in the process of revising its Town Center Master Plan (TCMP) and updating the Street
Element of its Transportation System Plan (TSP). The TCMP focuses on the Town Center and will select
appropriate transportation solutions and land uses to create a conceptual master plan for a healthy and
vibrant Town Center that includes economically viable residential and employment opportunities. The
Street Element of the TSP will establish a long-term vision for streets within the City of Wood Village and
will incorporate any needed transportation elements to support the TCMP.
This market analysis provides an overview of the demographic, employment, and market trends
influencing redevelopment of the Town Center, and it evaluates the economic viability of a variety of
potential land uses in this area. It is based on analysis of previous planning and policy documents,
census data, national research, regional projections and stakeholder interviews, which are summarized
in the Wood Village Stakeholder Interview Summary.
Key findings are summarized here and explored in further detail in the following pages.
1. Demographic changes and market conditions strongly support a range of housing types,
especially multifamily, in Wood Village, including apartments, cottage clusters, and townhomes.
2. Additional demand for large-scale retail is limited, although remaining pad sites in the Town
Center are likely to be built over time.
3. Small service retail is also possible as part of a residential community.
4. Industrial or office development is unlikely, as there are ample sites nearby such as at Vista
Business Park.

2 PLANNING CONTEXT
Wood Village is located 12 miles east of Portland, nestled between the cities of Troutdale, Fairview, and
Gresham along I-84. Today, Wood Village has a population of around 3,900 people and hosts a variety of
commercial and industrial businesses.
The Town Center is 104 acres and approximately half is developed with single family detached
residential homes, Lowe’s, Fred Meyer, Kohl’s, Buffalo Wild Wings, and a number of other tenants. Total
building square footage constructed to date is just over 404,000 square feet, with the Fred Meyer,
Kohl’s, and Lowe’s stores occupying the majority of the area. The Town Center also includes the site of
the former Multnomah Greyhound Track. Adjacent to the Town Center is a mobile home park, open
space, a single-family residential neighborhood, the city boundaries shared with Fairview and Gresham,
and the Port of Portland’s Vista Business Park.
In 2008, the City updated its Vision Statement for 2030. The following excerpt is particularly relevant to
the Town Center’s development.
The economy is thriving with a vibrant mix of services, restaurants and large and small scale retail
businesses, strategically located throughout the City. Several small manufacturing businesses are
established here and a clean, high-value industry has located in the Columbia Cascade River
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District providing a higher density of family wage jobs with benefits. The Wood Village Town
Center provides a variety of services, retail shops, office space, entertainment and residences with
a public gathering place that serves as a main attraction and draws regional shoppers and
tourists.
Figure 1: Town Center Site

Source: City of Wood Village, 2015

The initial Town Center development in the 1990s included significant investment in public
infrastructure including roadway improvements, water, wastewater and storm water management
systems. These investments are currently underutilized and the site could accommodate significant
development with little additional investment. The revised TCMP will help attract future development in
line with community values to create a healthy and vibrant town center.
Portions of the Town Center are included in Wood Village’s 2010 Urban Renewal Plan, specifically, the
abandoned greyhound track, wetlands and some vacant but developable land. The purpose of the plan
is to “improve specific areas of a city that are poorly developed or underdeveloped.” The following
specific projects are relevant to the master plan update:


Infrastructure Improvements: Construct streetscape improvements to Arata Road and Halsey
Street that may include sidewalks, lighting, furniture, planting beds, art, signage, historic
heritage information, undergrounding of utilities and other streetscape features as designated.
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The URA provides for both a business assistance toolbox and for assistance for redevelopment
in the Urban Renewal Area. The Multnomah Greyhound Park and other parcels are specifically
designated as opportunity sites.

The Town Center is zoned TC, which is a mixed use designation designed to “encourage convenient
living, working and shopping through a well-designed mixture of commercial, residential and
employment uses.” The many uses that are allowed outright within this zone include retail and office,
parks and open space, medical, and light industrial uses. Entertainment and lodging uses such as hotels
and theaters are also allowed in the zone. Types of uses that are specifically prohibited include vehicle
related uses, heavier industrial and manufacturing, marijuana dispensaries and religious services.
The zoning code is written such that the development constructed within the zone is of high quality and
visually interesting, and provides for community plazas or public facilities. The code establishes
minimum and maximum standards for lot size, building heights, setbacks and landscaping. Within the TC
Zone, the City requires that a Master Plan be prepared that meets the code requirements, is subject to
approval by the Planning Commission and will amend the code.

3 EXISTING CONDITIONS
Figure 2: Existing Land Uses
Open/wooded/creek
Vacant
Possible wetland

Acres
14.65
38.89
7.3

5.07

Residential

45.32

Retail
Developed
Undeveloped

Total Acres
Total Developable Acres

40.63
4.69

103.93
36.28

*all acreage is net of roads

Source: Multnomah County Assessor, 2015

The Town Center is currently occupied by residential and commercial uses with a small amount of
unbuildable natural areas. The middle of the Town Center is comprised of a 39 acre, five-parcel tract of
undeveloped land. More than half of this consists of the vacant Multnomah Greyhound Track, an
estimated 7 acres of which contains wetlands. Most of the southern half of the Town Center is filled
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with nearly 45 acres of retail use, of which, approximately 5 acres are still undeveloped. In the northeast
corner, residential uses comprise about 5 acres.
Table 1: Inventory of Retail Square Feet

Square Feet
Kohl’s
Fred Meyer
Lowe’s
Misc. smaller pads
Total

112,668
103,756
119,932
46,298
382,654

Source: Multnomah County Assessor, 2015

4 EMERGING ECONOMIC AND DEMOGRAPHIC TRENDS
Although Wood Village is the primary study area, understanding broader regional and national
demographic trends will inform the types of development and uses that are most likely to succeed in the
Town Center.

4.1 BOOMERS AND MILLENNIALS
Nationally, the United States is experiencing a renaissance of urban living, led primarily by the lifestyles
of Baby Boomers (approximately 75 million people born between approximately 1946 and 1964) and
Millennials (approximately 83 million people born between approximately 1982 and 2000), America’s
two largest population cohorts (US Census, 2015). Baby Boomers are aging and creating new and
powerful demands on both residential and medical markets. Many Boomers are retiring later and
downsizing in home size, if not lifestyle. Boomers are typically living longer and more independently
than previous generations, requiring communities that support their mobility and interests. Millennials,
one quarter of the US population, are often burdened by student debt and a tight employment market,
and, as a result, are typically achieving life milestones later in life than previous generations. They are
living with their parents longer, delaying family creation, and investing in experiences instead of
property. Furthermore, they are more likely to rent their homes and to use transit instead of driving
cars.
Both groups tend to be drawn to walkable, mixed-use neighborhoods that have a variety of basic daily
services and housing types within easy walking distance. They value quality over quantity and desire a
sense of community and place in their neighborhoods. Research suggests that these two groups will
drive demand for infill development in areas that are walkable and proximate to commercial and
community amenities, and they will significantly increase demand for multifamily housing (JCHS, 2015).

4.2 DIVERSITY
At the national level, the United States is becoming more diverse. By 2043, America’s population will
achieve minority majority status (Brookings Institute, 2012), meaning the total non-white population will
be greater than the white population. This is the result of a variety of demographic trends and will be
reflected in nearly every metropolitan area, including Portland Metro. Growing diversity introduces new
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tastes and expectations to a market depending on which minority groups are strongly represented in
any given community.

4.3 HOUSEHOLD SIZE
In 2013, the United States crossed a housing threshold; today, there are more single person households
(28%) than households of married couples with minor children (19%)1. (Households of married couples
without minor children make up 29% of all US households.) Single-person households are made up of
people from all age groups, from Millennials just starting out to elderly living alone and 54% of single
person households are women. Like changes in diversity, this is the result of a variety of social and
economic trends and has significant impacts on future residential development. According to the
Harvard Joint Center for Housing Studies (JCHS), “aging Boomers will drive the share of over-65 year olds
living in single-person households even higher over the next two decades.”
What kinds of housing, transportation and services will smaller households prefer? This depends largely
on their disposable income, but generally, smaller households will want smaller housing units and will
be more open to multifamily developments. For example, among single person households under the
age of 45, two thirds are renters (HJCHS, 2015).

4.4 HOW THIS PLAYS OUT IN WOOD VILLAGE






Wood Village is adding population slowly, but its average household size (2.88) remains slightly
higher than the regional average, indicating a need for not only additional residential
development, but also for 2-3 bedroom units.
Wood Village’s share of Millennials and younger age groups is growing, while its Boomer
population is shrinking, indicating an immediate market opportunity to appeal to the growing
Millennial population, but also that Wood Village is, perhaps, missing an opportunity to serve
Boomers, who may be leaving Wood Village to find more suitable housing in other cities
Wood Village has a remarkable amount of diversity.

1

"The Rise of the Single-Person Household," Harvard Joint Center for Housing Studies' (JCHS) Housing Perspectives
Blog (May 20, 2015)
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Table 2: Population Demographics of Wood Village, East Metro and Portland Metro
Wood Village
2010
2040

East Metro
2010
2040

Portland Metro
2010
2040

Population

3,878

4,838

134,354

164,811

1,481,118

2,041,684

Household Size

3.16

2.88

2.8

2.6

2.49

2.3

Population by Age

2015

2015

2015

0-24

40.9%

36.7%

32.4%

25 - 34

16.1%

15.2%

15.1%

35 - 44

13.8%

13.1%

14.6%

45 - 54

11.9%

13.7%

14.3%

55 - 64

9.7%

11.1%

12.3%

65+

7.4%

10.2%

11.3%

White

60.1%

75.2%

79.5%

Black

3.1%

3.3%

2.9%

American Indian Alone

2.2%

1.2%

0.9%

4.4%
0.5%
25%
4.8%
37.4%
80.6

4.9%
0.7%
9.9%
4.8%
19.0%
60.6

6.4%
0.5%
5.3%
4.5%
11.7%
49.5

24.5%
27.4%
33.9%
14.3%

14.3%
27.5%
37.4%
20.8%

8.9%
21.6%
33.2%
36.2%

$47,539

$52,423

$59,764

23%
29%
18%
11%
17%
3%

24%
23%
18%
15%
15%
5%

20%
22%
18%
14%
16%
11%

Population by Race

Asian Alone
Pacific Islander Alone
Some other Race Alone
Two or More Races

Hispanic Origin
Diversity Index2
Education
No Diploma
High School Diploma/GED
Some College/Associates
Bachelor’s Degree or Higher

Median Household Income
Households by Income
<$25,000
$25,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000-$149,999
$150,000+
Source: Metro 2015 and ESRI 2015

2

The Diversity Index measures the probability that two people from the same area will be from different
race/ethnic groups.
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In Wood Village, these national trends are playing out at a much smaller scale and with some surprises.
Wood Village is growing, albeit at a slower rate than the region. While the region expects to grow by
about 38%, Wood Village will grow by 25%, adding approximately 960 people between 2010 and 2040
(Metro, 2015). As a sub-region, Fairview, Troutdale, and Wood Village are anticipated to add
approximately 3,400 people and Gresham is projected to add an estimated 27,000 people of its own in
the same timeframe.
Household size in Wood Village and the sub-region will remain comparable to the Portland Metro,
though higher in Wood Village. An additional 960 people at an average household size of 2.88 people
would require an additional 334 housing units by 2040, or 14 units per year, which is quite a boom
considering Wood Village has seen no multifamily residential development since the 1970s.
Figure 3: Population by Age, 2015
100%

7.4%

90%

9.7%

80%

11.9%

70%
13.8%

60%
50%

16.1%

40%

10.2%

11.3%

11.1%

12.3%

13.7%

14.3%

13.1%
15.2%

14.6%
15.1%

65+
55 - 64
45 - 54
35 - 44
25 - 34

30%

0-24

40.9%

36.7%

32.4%

Wood Village

East Metro

Portland

20%
10%
0%
Source: ESRI, 2015

Wood Village’s population is slightly younger than that of the rest of the metropolitan region. While
32% of Portland population is under the age of 24, 41% of Wood Village’s population is younger than 24
and 16% of the population is aged 25 to 34 years, meaning slightly more than half of Wood Village is
under the age of 34. This may indicate a concentration of Millennials who are perhaps living with their
parents or are drawn to the city’s inexpensive housing. Only 7% of the population is of retirement age
(65+). The percent of people under the age of 24 and over the age of 65 will likely increase slightly over
the next decade. However, compared to the Portland Metro region, Wood Village will continue to have
a greater percentage of young people and a smaller percentage of elders.
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Figure 4: Population by Race, 2015
100%
90%
80%

10.7%

15.9%
32.0%

70%

4.9%

60%

5.6%

6.9%

2.9%

3.3%

Other

3.1%

Asian/Pacific Islander

50%
40%
30%

Black

75.2%

79.5%

East Metro

Portland

White

60.1%

20%
10%
0%
Wood Village
Source: ESRI, 2015

Wood Village is the most diverse city in the region. Wood Village has nearly reached majority minority
status. A remarkable 40% of Wood Village identifies as non-white, compared to 21% of Portland and
25% of East Metro. Of that, very few residents identify as black, Asian, or Pacific Islander (8%), and 32
identify as “other.” In addition, 37% of Wood Village identifies as Latino, and may be of any race.
Overall, Wood Village has a diversity index3 of 81 compared to Portland’s 50 and East Metro’s 61.

4.5 TAPESTRY SEGMENTS
Tapestry segments can give a more nuanced understanding of Wood Village’s unique demographic
characteristics. Tapestry segments are a series of demographic categories developed by ESRI, a national
third-party demographic information provider. The categories describe groups of people based on their
lifestyles, attitudes, purchasing patterns, and interests. The benefit of Tapestry segments is that they go
beyond raw numbers to describe groups of people in everyday language. On the flip side, tapestry
segments run the risk of being over simplistic and because they are created at the national level, some
aspects of each segment may not apply locally. ESRI uses information from the U.S. Census, Bureau of
Labor, and other private sector data sources to create tapestry segments. Figure 5 provides a brief
overview of the top three segments in Wood Village by percentage of households. While settled,
multigenerational families comprise half of Wood Village’s population, nearly as many households are
young, hard-working families and singles who are just starting out.

3

The Diversity Index measures the probability that two people from the same area will be from different race/
ethnic groups.
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Figure 5. Wood Village Top Three Tapestry Segments
American Dreamers (49%)

Metro Fusion (28%)

Bright Young Professionals (15%)

More likely to own their
homes, this segment lives
further out from the city where
housing is more affordable.
Uniquely, this segment has
many multi-generational
households and small families.

This young, diverse segment is
highly mobile and mostly
renters. Often single-parent
households, they have young
children, often do not speak
English fluently and live in midsize apartment buildings.

These young, well-educated workers
tend to be employed in white-collar
jobs. This segment is slightly
dominated by diverse couples and
more likely to rent than own their
homes.

Source: ESRI, 2015

5 MARKET CONDITIONS
5.1 EMPLOYMENT, RETAIL, OFFICE & HOUSING
Viewed independently of its context, an analysis of Wood Village alone only tells half the story of what’s
really going on in the East Metro sub-region. Therefore, this section of the report evaluates Troutdale,
Wood Village, Fairview, and Gresham as a whole, highlighting Wood Village data where it stands out.
Employment – Employment data influences the demand for commercial (as opposed to residential) land
and the types of structures to be built (e.g., industrial or retail). According to 2013 Longitudinal
Employer-Household Dynamics (LEHD) data, the sub-region provides nearly 42,000 jobs, 1,800 of which
are in Wood Village. Wood Village peaked at 1,933 jobs in 2008, losing 144 jobs during the Great
Recession. While nearly half (48.8%) of jobs in Wood Village are retail, the sub-region overall displays no
such large concentration. The largest employment sectors in the sub-region are manufacturing (15.5%),
retail (14%), and health care (13.6%).
Table 3: Change in Number and Types of Jobs
2010
Fairview
Troutdale
Wood Village
Gresham
Total

Retail
2040

236
1,272
1,261
7,353
10,122

613
2,161
1,870
13,134
17,778

Service

Other

Total

2010

2040

2010

2040

2010

2040

497
493
242
8,871
10,103

3,655
2,643
1,298
21,734
29,330

1,878
2,361
531
16,408
21,178

4,045
6,179
1,607
27,326
39,157

2,611
4,126
2,034
32,632
41,403

8,313
10,983
4,775
62,194
86,265

Source: Metro, 2015
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Jobs in East Metro are fairly evenly shared among people who have a variety of educational attainment;
however, in Wood Village, jobs are mostly held by people with relatively low educational attainment.
While Wood Village does not host the most jobs of the four cities in this sub-region, it does boast some
of the highest concentrations of jobs, primarily in the Town Center, indicating that, for East Metro,
Wood Village is an employment draw. According to Metro forecasts (2015), the number of jobs in the
East Metro sub-region will more than double between 2010 and 2040 from approximately 41,000 jobs
to 86,000 jobs. For East Metro, the “other” category, which includes industrial, will create 17,979 new
jobs, the “service” category, which
Figure 6: Rentable Building Area by square feet
includes office, will add 19,337 new
7,000,000
jobs and retail will add 7,656 new
6,000,000
jobs. This translates to a need for
5,000,000
approximately 17 acres of retail and
4,000,000
office space4.While large back office
3,000,000
uses will likely be captured by the
Vista Business Park, the Town
2,000,000
Center is well situated to carry its
1,000,000
share of the demand for smallerscale, neighborhood-serving retail
and office. Figure 6 shows the
growth of rentable building area,
Industrial
Retail
Office
Source: CoStar, 2015
which is currently leveling off.
Retail – Retail space demand is driven by household incomes, age, gender, and population size, tastes,
and preferences. The most recent data for the second quarter of 2015 indicates that East Metro has
nearly six million square feet of retail rentable building area (RBA) with a 6% vacancy rate, leaving
362,659 square feet empty. As of September 2015, zero new buildings are under construction. The last
construction boom for the area was in 2008, when eight buildings were added. A couple of these were
on the Town Center site, where retail was first to go in before development stalled with the Great
Recession. The sub-region peaked at slightly more than six million square feet of retail RBA in 2010 and
has declined slightly since then to 5,995,435 square feet today. The vacancy rate dropped from 7.5% in
2009 to 5.9% in 2013 and remains at 6.0% today. Rents dipped in 2009 and again in 2012, but have
steadily climbed since, currently at $15.49 per square foot per year.
Retail being Wood Village’s strongest employment sector, we would expect to see regional anchors and,
indeed, Wood Village is home to Lowe’s, Kohl’s, a Fred Meyer with a fuel station, and a Wal-Mart
supercenter. Just outside the city limits, Troutdale and Fairview host Target, Safeway, a local grocery
market, and the Columbia Gorge Premium Outlets. As noted by several interviewees, the area may be at
capacity for big box retail, but growth could go to smaller businesses, such as a locally owned coffee
shop, which would be part of a more walkable, pedestrian-friendly environment for the Town Center.
Much of this growth is likely to be met on vacant sites in the existing Town Center shopping center.
In our stakeholder interviews, several community members indicated that movie theaters, family style
restaurants, athletic clubs, and community facilities would be valuable additions to the Town Center.
4

At an estimated 333 square feet per employee, the estimated amount of retail land needed in the region by 2040
in order to meet Metro’s projections is 17 acres.

131

Additionally, research shows that Millennials and Boomers want amenities such as these in proximity to
where they live and work. Wood Village lacks these regional leisure facilities. Currently, the Gresham
Cinema & Wunderland provides group entertainment such as movies, laser tag, and arcades. Tiki Putt,
also in Gresham, provides similar activities. The specialized nature of entertainment uses, combined
with the growing trend of streaming movies on the internet, makes these types of uses difficult to
forecast. While there is potential for such uses at the Town Center, there is no data to show whether or
not there is a market for it.
Entertainment with a regional draw is less-dependent on local demographics and might be viable in the
Town Center, but the market is difficult to measure since each potential use (theater, hotel, golf, water
park) is going to have its own very specific market demand indicators. Uses like these are riskier
investments because they are dependent upon more variable economic conditions such as disposable
income, which is usually the first to be cut when money gets tight. As noted in Table 2, the median
household income of Wood Village is about $5,000 less than East Metro’s and about $12,000 below the
region’s, meaning that discretionary spending on things like entertainment and leisure will be more
limited and variable. Generally, however, growing regional disposable incomes as a result of higher
employment, higher wages, and population growth, would indicate increasing potential for any of these
uses, provided the site is suitable from a size, access and locational perspective.
Although a hotel market analysis was not conducted for this study, we did speak with a local hotel
operator and a hotel market consultant to get a basic assessment of market conditions in this part of the
region. Both confirmed that market conditions do not support construction of new lodging and that, in
fact, this is the weakest part of the region for lodging. Lodging in this part of the region generally is more
leisure-oriented, with a smaller base of business clientele than other parts of the region, making it more
price-sensitive and seasonally variable. As with entertainment uses, the Town Center may be able to
capitalize on a regional draw; however, a sophisticated lodging and hospitality analysis would need to be
conducted to develop a specific estimate of lodging feasibility.
Office – Demand for office space is driven by employment types that require office use such as
attorneys, accountants, engineers, medical clinics, consultants, and back-office functions of large
corporations. The East Metro sub-region currently has slightly more than 1.3 million square feet of office
RBA with a 9.3% vacancy rate, leaving 122,622 square feet empty. As with retail, no new buildings are
under construction. While total RBA has steadily increased, vacancy rates have been volatile, at their
highest (13%) in 2003 and their lowest (7%) in 2008 and 2009. Office rents have remained above $15 per
square foot per year triple net5, peaking at $19.46 in 2004, then dipping to $15.87 in 2005 and climbing
to $17.09 per square foot today.
Wood Village itself does not have much office space, but medical office is being added to the sub-region.
Both Providence and the Veterans Administration are building clinics in Fairview on Halsey Boulevard
and a dialysis clinic was recently built on the Port’s Vista Business Park. Medical uses are likely to be one
of the few office-type uses that will grow this part of the region due to the availability of large parcels of
land and vehicle accessibility. As the TC zone on the Town Center allows medical uses, some of this
industry growth may happen at the Town Center. Possible medical uses include, not only clinics, but also
5

A triple net lease (Net-Net-Net or NNN) is a lease agreement on a property where the tenant or lessee agrees to
pay all real estate taxes, building insurance, and maintenance (the three "Nets") on the property in addition to any
normal fees that are expected under the agreement (rent, utilities, etc.).
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continuous care retirement centers for seniors that may include assisted living, nursing care, or memory
care.
Industrial – Demand for industrial space is often projected by estimating future employment in relevant
sectors or by measuring the relationship between industrial space and the regional economy. The subregion has 5.6 million square feet of industrial RBA with a vacancy rate of 4.1%, leaving 229,690 square
feet empty. East Metro has added industrial buildings more consistently than retail or office over the
past decade. Total industrial RBA has increased by about one million square feet in that time, stalling in
2011, 2012 and 2013, but gaining since. Vacancy rates, accordingly, have been decreasing since 2010
after a 3-year stall from 2008 to 2010. Aside from a slight dip in 2011, rents are increasing overall,
peaking at $6.01 in 2013 and dropping slightly to $5.89 per square foot today.
Industrial uses are especially prominent around the Troutdale airport and Boeing. Immediately south of
the Town Center, the Port of Portland is developing the 221-acre Vista Business Park, which is planned
to be home to industrial, distribution, and commercial employers. It is adjacent to ON Semiconductors
and the Port hopes to be able to attract uses such as back office and corporate headquarters. A 600,000
square foot distribution center for Subaru is currently under construction in the business park. While
industrial uses are traditionally job creators, the Town Center is not zoned for heavy industrial use and,
therefore, heavy industrial is not being considered for the master plan. However, growing employment
on nearby industrial sites will support existing and future commercial businesses and housing in the
Town Center. Light industrial may be attractive here, but would likely do best with a retail component
such as a bakery or brew pub.
Single-family Housing – Although single family construction has not yet fully recovered (single family
permits for Oregon are 14% lower than they were a year ago) (PSU, 2015), single-family housing could
have a place in the Town Center given the amount of land available to develop and the growing regional
market pressure for housing in general. In East Metro, the number of single family residential
construction permits thus far in 2015 is more than double 2014. In the Portland metropolitan area, the
value of single family homes is increasing and has been for the past few years. Currently, the median
home value for Portland metro is $305,000. At the same time, home values in East Metro have also seen
growth since 2012; the current median home value for the sub-region is about $245,500 (RMLS, 2015).
Single family homes come in a variety of sizes, typologies and prices ranging from cottage clusters to
town houses to condominiums. Single family homes can be detached or attached and the value of each
type of home depends largely on size and amenities.
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Figure 7: Single Family Residential Construction Permits for East Metro
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The following snapshots represent single family houses near the Town Center that are currently for sale
or have recently sold.

Address: 654 NE Clear Creek Wy – Fairview
Size: 2,938 square feet | 4 beds, 3.1 bath
Listed for $529,900

Address: 22180 NE Park Ln – Fairview
Size: 1,898 square feet | 3 beds, 2.1 baths
Sold for $308,000 on 8/20/2015

Address: 22918 NE Pike St – Wood Village
Size: 2,475 square feet | 4 beds, 2.1 baths
Listed for $255,000

Address: 1360 NE Coho Ct – Wood Village
Size: 2,000 square feet | 3 beds, 2.5 baths
Sold for $257,000 on 4/24/2015
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Multifamily Housing – Multifamily housing is driven by a wide variety of demographic variables such as
the number of households being formed, population growth, household size and income, and real estate
conditions such as rents, absorption, and land prices. As a sub-region, East Metro’s housing market has a
great deal of potential for growth. The area currently has about 13,000 multifamily rental units;
however, this number has remained the same since 2010, while the population has grown by 17% and,
despite a slight dip in 2009, rents have continued to increase. The area’s vacancy rate is 1.9%, which is
even tighter than Portland’s 3.4% that made headlines this year (Portland Housing Bureau, 2015).
According to the Norris, Beggs & Simpson second quarter 2015 multifamily report, the
Gresham/Troutdale area rents apartments for, on average, $1.23 per square foot for a one-bedroom,
one-bathroom unit. The Lodges at Lake Salish, just west of the Town Center on NE Glisan, supplies 203
one- and two-bedroom units to the market and was built in 2004. A one-bedroom unit rents for $1.42 to
$1.69 per square foot. The nearby Fairview Oaks Apartments supplies 328 one- to four-bedroom units
and was built in 1994. A one-bedroom unit there rents for $.99 to $1.07 per square foot. No reliable
data is available for Wood Village.
Lodges at Salish Lake

Fairview Oaks

1 bedroom: $1.42-$1.69/ft²

1 bedroom: $.99-$1.07/ft²

Wood Village has relied primarily on older housing stock, building mainly single family housing since the
1970s. It had a housing boom in the 1970s when it added 421 units and again in the 1990s when it
added 265 units. While the city is popular with households that are interested in home ownership, it is
equally attractive to smaller households that prefer to rent, but can’t afford prices closer to Portland.
Slightly more than half (51.2%) of Wood Village households rent their homes and 43.4% own their
homes. The information in Table 4 illustrates that Wood Village also provides a great deal of its housing
(27.9%) through mobile homes. We can assume that most single family, detached units are owned, 250+ units are rented and mobile homes are a mixture of ownership and rental.
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Table 4: Housing Stock in Wood Village
Type
1 unit, detached
1 unit, attached
2 units
3 or 4 units
5+ units
Mobile Home
Total
Average year built
Own
Rent
Vacant

Total
510
144
112
27
121
354
1,268
1977
43.4%
51.2%
5.4%

Percent
40.2%
11.4%
8.8%
2.1%
9.5%
27.9%

Source: ESRI, 2015

Senior housing – As the market is strong for multifamily housing and Wood Village, in particular, has a
lower percentage of seniors than other communities, senior housing presents a unique opportunity for
the Town Center. Senior housing could be accomplished on a spectrum of types including age-restricted
apartments and cottages, senior congregate care, assisted living, hospice, or a continuing care
retirement center. Some types of senior housing would not only provide homes for aging Boomers, but
also create jobs for younger generations. East metro is currently served by Cherry Park Plaza in
Troutdale and several facilities in Gresham such as Gresham Manor and Courtyard Fountains.

5.2 WOOD VILLAGE’S CONTEXT IN EAST METRO
Figure 8: Employment and Housing Concentrations by Census Block

Attraction
Employment
Housing
Retail
Source: LEHD, Leland Consulting, 2015

Wood Village shares the East Metro sub-region with a variety of regional employment, retail and
attractions. The Town Center benefits from Lowe’s, Kohl’s and Fred Meyer, but doesn’t have a lot left to
choose from when it comes to adding new regional-level shopping, considering the region provides for
that rather well judging by the proximity of Target, Lowe’s, Home Depot, a Wal-Mart supercenter, the
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outlet mall, etc. With regard to employment, Wood Village may not provide the most jobs given its small
size, but it does host
some of the sub-region’s largest job concentrations. These are primarily in the Town Center and around
City Hall. Other strong employment centers in the area include Boeing and surrounding manufacturing,
the Troutdale airport, Mt. Hood Community College, and downtown Gresham. Though Wood Village
doesn’t host any regional attractions, it is near McMenamin’s Edgefield and Blue Lake Regional Park.
Fairview, Wood Village, and Troutdale serve as a gateway to the recreation and amenities further east in
the Columbia Gorge, which are served by I-84.

6 WHAT DOES THIS MEAN FOR WOOD VILLAGE?
Like any jurisdiction, Wood Village has a variety of opportunities and barriers that will impact the
development of the Town Center.

6.1 TOWN CENTER OPPORTUNITIES






Has good access to arterials and is proximate to freeways and bus lines
The large site can accommodate a mix of uses and densities
The site has existing retail services
Already near employment centers and incoming employment
Regional demand for multifamily housing is strong

Physical - The site is well situated with regard to access and amenities. The site is served by the 21 bus
line, which delivers riders to the MAX station in Gresham, as well as NW Glisan and NE Halsey. Two I-84
freeway exits feed to the town of Wood Village, making it more regionally accessible. However, the
proximity of Wood Village to the freeway exits does not necessarily contribute to the city’s visibility. The
Town Center already has significant retail and adjacent residential with room for more of both. Existing
retail pads can accommodate smaller retail uses along the edges.
Employment - The Town Center benefits from a variety of surrounding employment that not only
supports the local market, but is also slated to expand. There is a great deal of retail in and around the
City and the site is adjacent to the Port of Portland’s 221-acre Vista Business Park as well as proximate to
two medical clinics under construction in Fairview. The Vista Business Park is expected to capture any
incoming large-scale office and light industrial uses, but the Town Center could support Vista by
providing the services and amenities that will make the business park an attractive location for
employees and, therefore, business.
Housing Demand - With strong regional demand for multifamily housing, Wood Village and the Town
Center site are well-located to capture a share of this regional growth, provided that adequate zoning
and amenities to support households are provided.

6.2 TOWN CENTER BARRIERS



East Metro is growing more slowly than the rest of the region
The sub-region currently has a weak demand for commercial uses
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The Town Center is not very pedestrian-friendly
The site could use more transit service
Possible mismatch of zoning and market conditions, particularly as it relates to building heights
and housing mix

Retail Market Conditions - Wood Village’s primary economic strength is its retail concentration, which
provides both employment and spending. Town Center stores have a regional pull; however, according
to multiple stakeholder interviewees, the rest of the region is fairly well saturated when it comes to
large format retail, meaning that new large format retail is not likely.
Transportation Conditions – The streets and intersections that provide access to the Town Center are
also barriers to pedestrian access. The primary arterials for the site could benefit from additional and
more frequent transit service. In our stakeholder interviews with developers, we heard that employers
would like to see more frequent transit service to the site, especially routes that connect to the
Gresham MAX station. From interviews with residents we learned that the street environment around
and within the Town Center is not welcoming to pedestrians and bicycles, cutting much of the
community off from access except by driving there.

7 CONCLUSION
With the right development mix, the Town Center will build out over the short-term and benefit from
long-term market and population growth. Based on the economic and demographic trends discussed
above, several development types are likely to be viable in the study area. Overall, housing is the
strongest land use. The job and population growth this area is experiencing, combined with the shortage
of multifamily housing in Wood Village creates strong demand.
Multifamily housing – The market in the region is very strong for multifamily housing and Wood Village is
no exception. This does not, necessarily, mean high-rises and studios. The Town Center developer will
likely build attached housing, which could be townhouses, row houses, mid-rise condos/apartments or
garden apartments. Medium density residential can also support existing retail, provide homes for
future employees of Vista Business Park and create the demand necessary to attract additional retail
and investments to the Town Center.
Mixed-use development – This housing should be coupled with service retail and office in order to create
a more compact, efficient and pedestrian-friendly environment. Ground floor uses could include small,
local shops and restaurants as well as civic spaces and family entertainment with a regional draw.
Additional regional destinations could include a conference center, recreation destination such as a
water park, or a cultural facility such as a museum. Whether such uses would come to the site is hard to
predict, since each use would be dependent on very different criteria and developer requirements.
Current allowable building heights could be an issue for mixed-use development, however.


An important component of mixed-use development will be civic space. This is usually open
space, parks or plazas, but can also be a community center, perhaps with a senior center and
library. Civic spaces function as community gathering space for both recreation and hosting
public events and performances. Such uses anchor a place and make it a true community asset,
bringing people to the area on a more frequent basis.
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Phased development – There is significant demand for development in the short-term, however it could
also be implemented in phases.

7.1 PROPOSED DEVELOPMENT TYPES
The following chart summarizes the attributes of likely development types that are supported by current
and forecasted market conditions. These include a range of residential building types as well as support
commercial and mixed uses. Regional market conditions and development momentum currently favor
rental housing due to the changing consumer preferences of the Boomer and Millennial generations,
low median household incomes, low vacancy rates for apartments, high home prices, high debt to
income ratios, and slow wage growth. However, almost all residential building types can either be built
as either ownership or rental housing. Most land use plans do not make a distinction between the two
and allow the market to determine whether projects are to be sold or rented.
Retail uses in the Town Center, both on larger vacant parcels as well as remaining pad sites in the
shopping center, are likely to be local-serving. These could include smaller shops and services that
appeal to nearby residents such as dry cleaners, salons, florists, family restaurants, bakeries, and other
food establishments. Likewise, most of these retail services would also be seen as an amenity for nearby
employees, in particular the Vista Business Park.
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Table 5: Uses and Typologies for the Town Center
Small Lot
Detached

10 –15
units per acre
1 to 2 stories
Surface parking or
attached or detached
garages

Cottage Cluster

12 to 15 units per acre
1 to 2 stories
Surface parking
Common open space

Townhouses or
Row Houses

Wood Frame
Condos/Apts

15 – 20
units per acre
2 to 3 stories

20 – 35
units per acre
2 to 3 stories

Surface parking
or parking within
each unit

Surface, garage,
or tuck under
parking

Senior Housing

12-40 units per acre
1 to 5 stories
1 acre minimum
ADA accessibility
Proximity to health
care

Mixed Use Office

Mixed Use
Residential

Retail

Civic

Office over retail
*FAR 0.5 to 1.5
3 to 4 stories
Tuck under or
structured parking

Residential over retail
30 – 50 units per acre
FAR 0.5 to 1.5
Tuck under or
structured parking

1 story retail
FAR 0.3 to 0.4
Surface parking
Retail uses can
include shops,
restaurants,
personal services,
and other
commercial uses.

Park
City hall
Plaza
Community center
Library
Education
Site requirements will
vary

*The total square feet of a building divided by the total square feet of the lot the building is located on
Source: Leland Consulting, 2015

Based on the analysis undertaken and the interviews conducted for this research, the uses and
typologies summarized in Table 5 are the most viable combination of uses to work with as we move
forward with the TCMP. This development should be combined with appropriate infrastructure and
transportation improvements as well as civic space that will enhance the appeal of the Town Center.
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BACKGROUND
Transportation and Growth Management Program (TGM) Outreach Workshop Project
The Transportation and Growth Management (TGM) Program is a partnership between
the Oregon Department of Transportation (ODOT) and the Oregon Department of Land
Conservation and Development (DLCD) that supports community efforts to expand
transportation choices for people. Linking land use and transportation planning, TGM works
in partnership with local governments to create vibrant, livable places in which people can
safely and efficiently walk, bike, use transit or drive. Cogan Owens Cogan, LLC (COC) was hired
by the TGM program to lead a small team of consultants to provide information on Smart
Growth planning principles and lead a workshop to explore these ideas with Wood Village
residents, businesses and elected leaders according to the City’s objectives.

Objectives
The objectives of the TGM Outreach Workshop for the City of Wood Village (City) were to:
zz Examine the market feasibility of transportation-efficient land uses in Wood Village, with
special attention to the area along Halsey Street, NE 238th Drive, and Arata Road
zz Consider improved multi-modal connections to major destinations and services in Wood
Village
zz Examine traffic, design, parking, and other aspects of potentially higher-density, mixed-use
development in Wood Village and to identify ways to minimize potentially negative impacts

Context
The City has received several development proposals and rezoning requests for Wood Village.
To avoid disjointed and inefficient development, the City requested help in creating an overall
vision for Wood Village, especially in the Halsey Street, NE 238th Drive, and Arata Road area.
At the same time, the City is updating its Transportation Systems Plan (TSP), providing an
opportunity to improve connectivity in Wood Village. In order to address the development
and rezoning proposals, the City is interested in identifying land use, transportation, policy,
and built environment scenarios that would be realistic from a market perspective, that would
retain and strengthen the vitality of its Town Center and not create a competing commercial
center.
In its TGM request, for instance, the City described its desire to investigate how the City
can improve pedestrian, bicycle and transit access to important destinations and services in
Wood Village and to identify what benefits could be expected from improved connectivity.
Furthermore, the City wanted to identify transit and parking policies that would be
appropriate for Wood Village if it were re-zoned to accommodate neighborhood commercial
and mixed-use development.
The City is aspired to learn specific urban design, architecture and site design principles to
enhance the attractiveness and pedestrian-friendliness of Wood Village. Additionally, if
density is increased and mixed-use developments were built, the City wants to learn how to
address local stakeholder concerns about traffic, crime, parking, and design issues. Ultimately,
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the City is interested in learning strategies and tools to help transform Wood Village into an
attractive, vibrant, mixed-use neighborhood while appropriately addressing the concerns of
residents.

PROJECT APPROACH
The TGM Outreach Team was led by Cogan Owens Cogan (COC) with market analysis
conducted by Marketek, urban planning and design support provided by SERA Architects, and
transportation system support from Kittelson & Associates (KAI).
The TGM Outreach Team:
zz Reviewed and researched relevant plans and regulations which included related sections
of the City’s zoning code (as well as Cottage Housing provisions), the Vertical Housing
Ordinance, the Urban Renewal Plan, the Town Center Plan, the E-Zone, and the Arata,
Halsey, and Sandy Refinement Plans.
zz Conducted interviews with the following City and regional leaders and representatives:
zz Bill Peterson, City Administrator
zz Craig Howard, Planning Commission
zz Ross Kevlin, ODOT Region 1 Representative
zz Randy Jones, Director of Public Works
zz Jennifer Donnelly, DLCD Regional Representative
zz Dave Eatwell, Director of the West Columbia Gorge Consortium
zz Developed a PowerPoint presentation on a Village Center for Wood Village. The
PowerPoint show is available on the City’s website at: www.ci.wood-village.or.us/hottopics/june-7-2011-community-vision-workshop-6pm.
zz Created a flyer for the Outreach Workshop (Appendix A).
zz Facilitated the Outreach Workshop on June 7, 2011 at City Hall. Bob Wise, COC, Mary Bosch,
Marketek, Matt Hughhart, KAI and Allison Wildman, SERA, facilitated the workshop and
gave a joint presentation addressing:
zz Market Analysis
zz Village Center Concepts
zz Elements of a Good Main Street
zz Residential Development Options
zz Local and Regional Connectivity Options
Key points highlighted and discussed during interviews and the workshop identified a need to
focus on NE 238th Drive and to keep in consideration the value and importance of this study
in conjunction with the update of the TSP. Other highlights included continued emphasis on
the importance of design standards, possibly including size limits on big box development;
and improving the quality and variety of mixed-use developments, with special attention paid
to the housing needs and options for the older population of Wood Village. Investigating the
supply of free parking also was highlighted in relation to being able to attain higher density
development. Utilizing the TSP to identify short and long term infrastructure opportunities
also was recommended.
Page 4
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Participants also mentioned the need to create “spaces,” places where people can meet
and mingle outside of work or the home, like cafes, activity centers, or cultural centers.
They emphasized the need for improved connectivity between home, work, shopping and
gathering spaces coupled with infrastructure to create a safe and friendly urban environment
for pedestrians, cyclists, and transit users. Participants identified the lack of pedestrian
amenities and safe connections between mobile home communities and services as an
opportunity for improvement. All pre-workshop interviewees emphasized the need to create
a sense of place and vision for Wood Village that could catalyze development and stimulate
the economy for the Wood Village community. A copy of workshop commentary is included in
Appendix B.

HISTORY
Native Chinook tribal populations settled
in the area on the Columbia River due to
its natural abundance. After they were
annihilated by smallpox and malaria, George
and Hannah Shaw, both English immigrants,
built the two-story farmhouse in 1887. It still
stands on the northeast corner of NE Halsey
Street and 238th Drive. The house now
serves as the Wood Village Manor Nursing
Arata House (early 1900’s)
Home. The Shaws came to Oregon from
Missouri to help build the transcontinental
rail link eastward through the Columbia River Gorge. Their lone house, located on 208 acres,
marked the place in the road from which Wood Village would develop (www.ci.wood-village.
or.us/welcome-to-wood-village/wood-village-history/).
Stephen A. Arata, an Italian immigrant and the largest liquor distributor in Oregon, bought the
Shaw house in 1907. He renovated the property with electricity and pillars, and added fields
of oats and vineyards to create his country estate. By 1926, the property also served as an
electric interurban railway stop known as Arata station.
Wood Village developed on 50 acres of farmland around the Arata Estate in 1942 to house
workers from the Reynolds Aluminum
Factory during World War II. Wood Village
was one of the first planned communities
in Oregon complete with single and multifamily housing, streets, stores, a water
system, a sewage treatment plant, street
lights and a community building. The
temporary apartments are gone now, but
the Original Village and the community
building, which serves as City Hall, are still
vital parts of the community.
Historic Arata House (2009)
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Wood Village was incorporated in 1951 to meet the needs for urban services. Since then, it
has grown to include the residential Upper Village, a large variety of commercial and industrial
enterprises, and a diverse community of 3,878 citizens within one square mile.

SUMMARY OF RECOMMENDATIONS
1. Focus on creating a great main street on Halsey Blvd or focus, possibly, on planning for a
main street for the Wood Village Boulevard extension between Arata and Halsey. In either
case focus on wide sidewalks, high quality landscaping, pedestrian-scale lighting, onstreet parking, street-oriented development, safe pedestrian crossings, and walkable and
connected spaces.
2. Consider three options for creating a new Village Center in
Wood Village at one of the following locations:
a. Historic 100% Corner at NE Halsey and 238th.
b. New Village Center Neighborhood near NE Halsey and
238th.
c. Town Center as a Civic Center.
3. Support future residential development that reflects the
village cottage housing styles in Wood Village. Consider
the opportunity to plan some form of historic district or
local designation for part or all of the historic cottage
homes in the city.
4. For future development consider the following guidelines:
a. Expand the Size and Scope of the Consumer Market.
Developing a strong mix of neighborhood retail and service establishments requires
continued growth in Wood Village households, employment and traffic to the area.
b. Recognize and Promote the Unique Character of Wood Village. The marketing process
begins with a clear statement of downtown Wood Village’s identity and competitive
position in the marketplace. As the name implies, Wood Village should strive to create
a more intimate neighborhood, village feel in future mixed use development– a special
and vibrant destination for residents, employees and businesses. Part of creating
a special place is building on the history of the area, including promoting the WWII
housing.
c. Take Care of Existing Business and Civic Anchors. Sustaining past progress – particularly
in a down economy – begins with taking care of the key business anchors that are
contributing to the success achieved to date.
d. Define the Retail Core and Key Nodes. Even as a small town, Wood Village has at least
three commercial, pulse nodes (Wal-Mart, Town Center and to some extent Halsey.
A flourishing retail street – even one or two blocks long – is often characterized by
active uses on the ground floor, uninterrupted retail on both sides of street and one or
more significant anchors/customer traffic generators. The greater the concentration
of retail, the greater the shopper draw/pull and, hence, the best chances for building a
sustainable district.
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e. Limit the Expansion of Retail-Zoned Land. Rather than creating new commercial land
area, such as by rezoning NE 238th Drive as some have suggested, Wood Village should
consider working to entice retail investment in areas already designated commercial,
such as along Halsey and improving the quality and value of existing properties.
f. Know What You Have to Offer. The market information and vision developed through
this TGM project can be used by the Chamber, the City and real estate brokers to
convey a snapshot of the market opportunity and Wood Village’s future direction.
g. Measure Your Progress. Publish a simple annual report of key economic indicators that
promotes downtown Wood Village’s vitality and overall progress.
5. Utilize the opportunity presented by the current Wood Village TSP update to address
regional and local connectivity issues and plan within the city and to the region.

VILLAGE CENTER OPTIONS
Current Context
Wood Village is located at the gateway to the Columbia Gorge National Scenic Area, Mount
Hood, and McMenamins Edgefield on I-84. Wood Village has some of the lowest priced homes
in the East Metro Trade area. In 2009, the median home value was $155,000. The commercial
vacancy rate is low at 3.6 percent indicating that there will be business expansion as the area
recovers from recession. Additionally, Wood Village fosters a positive business environment
with fee waivers for all city permits. These factors place Wood Village in a competitive
advantage in the region.
Wal-Mart and the Town Center shopping center are current commercial activity centers
which bring many visitors. Proposed development includes an entertainment complex at
the Greyhound Park and locating a new site for the USS Ranger Aircraft Carrier at nearby

Wood Village, Oregon
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Chinook Marine Park. These new developments
will serve to bring more people into the area
as opportunities for shopping, services, and
recreation increase and diversify.
Wood Village is the most ethnically diverse
community in the region with a 37.4 percent
non-white population. Approximately 67,100
vehicles pass through Wood Village on a
daily basis. Within 2.5 miles, there are 1,785
businesses and 23,702 employees. With this vibrant mix of people in the area, Wood Village
has an opportunity to engage new community members in innovative ways and should focus
on attracting this diversity to shop, play and enjoy a vibrant home away from home. The
following Village Center scenarios, market analysis, residential development options, and
connectivity discussion paint a clear picture of ways in which an appropriate strategy may be
crafted to bring new people and new development to Wood Village.

Considering the Heart of Wood Village
Today, Wood Village lacks a clear and distinct center (see pages
10-14). The NE Halsey and 238th intersection is the historic
crossroads of the original plat development in the early 1940s.
However, the area lacks a traditional “Main Street” and the type
of development that usually accompanies such a center. There is
no development foundation on which to build a Village Center,
which offers both opportunities and challenges to locating and
developing a mixed-use commercial and civic node.
As part of the workshop conducted on June 7, the TGM Outreach
Team presented a few ideas about a future Village Center to
initiate discussion about where it would be located, how it would function, and its economic
viability. The ideas range from building upon and around the historic 100% intersection at
NE Halsey and 238th to redefining the center of Wood Village by placing the “Main Street”
in a new edge location where it can share resources with the surrounding communities of
Fairview, Troutdale and Gresham. Elements of a good Main Street are described below,
followed by three options for a Village Center vision.

Elements of a Good Main Street
Physical design of a good Main Street is an important component of its success, though it
does not necessarily guarantee it. Since Wood Village currently does not have a traditional
Main Street, there is an opportunity to identify a location for one and design it in a way that
helps usher in its success. The primary elements of a good Main Street are:
zz Wide Sidewalks: Sidewalks should be at least 10-feet wide to enable pedestrians to
walk comfortably and safely along the street, while at the same time accommodating
landscaping, street furniture, lighting, and space for retailers to display their goods or
accommodate outdoor seating for cafes and restaurants.
Page 8
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Where is the true heart of Wood Village?

Landscaping: Street trees greatly contribute to the aesthetic of the streetscape, but also
provide shade and protection from vehicles in the adjacent roadway. Other landscaping
elements can include groundcover, hanging baskets, planters and space lighting such as
Christmas lights.
zz Pedestrian-Scale Lighting: Illumination is critical for pedestrian safety and comfort along a
Main Street. Pedestrian-scale lighting is better suited for lighting the sidewalk and adjacent
development because it casts a more controlled light and is scaled to the environment.
zz On-Street Parking: The ability for people (and people in cars) to access businesses is critical
for the type of small-scale commercial development typically found along Main Streets.
Short-term on-street parking is important along a Main Street for this reason, as well as to
provide a buffer between the pedestrian environment (sidewalk) and the roadway.
zz

Examples of wide sidewalks, pedestrian-scale lighting, street-oriented development, on-street parking, landscaping, and
walkability as seen (left to right) in Fairview, Troutdale, and Bend, Oregon.
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Street-Oriented Development: Buildings along the Main Street should have front doors that
face the sidewalk and are safe and easy to access as a pedestrian from the public realm.
Parking areas should be established behind or to the side of buildings, and should include
clear pedestrian pathways through them, to encourage this building-street relationship. The
gaps between buildings should be minimized by using alleys or parallel roads behind the
development.
zz Safe Pedestrian Crossings: Safely crossing the street is an important part of having
a successful two-sided Main Street. It is important to provide marked pedestrian
crossings at key locations along Main Street to facilitate safe and predictable crossing
environments – for both pedestrians and motorists approaching them in the crossing.
Physical improvements like curb extensions, marked and illuminated crosswalks, refuges
or medians, signalization, and warning signage can be used to improve pedestrian crossing
safety. Traffic calming measures to slow vehicles along the Main Street also are important.
zz Walkable: Small shopping districts, like Main Streets, should typically be no longer than a
quarter of a mile. This distance is about what the typical pedestrian will travel to window
shop or browse in a shopping district.
zz Location, Location, Location: It is important for Main Street to be accessible and visible to
both residents and visitors alike. Many Main Street businesses cannot be sustained by just
local residents and need to capitalize on visitor traffic passing through the district. The more
out-of-the-way and difficult to access, the less likely the Main Street will be successful –
as many communities who have invested in regional by-passes have experienced.
zz

For more information about Main Street development and programming, please refer to the
Main Street Program, www.preservationnation.org.
As mentioned above, having good infrastructure does not necessarily guarantee success for
Main Street businesses and spaces. The Village Center will need to be continually programmed
with events and promoted to bring both residents and visitors to the district throughout the
year. Some activities other communities host include a weekly farmers’ market, parades, live
music, food and wine festivals, art walks, street festivals, Christmas tree lighting ceremonies,
holiday caroling, trick-or-treating, and scavenger hunts. Seasonal decorations are a fun way to
express the district’s identity during holiday seasons or to advertise events.

Three Options for Village Center Development
1. Historic 100% Corner (NE Halsey and 238th)
Situated on the northwest corner of NE Halsey and 238th, Wood Village City Hall sits on
perhaps one of the most visible and potentially lucrative land parcels in Wood Village. This
Village Center concept looks to leverage the opportunity for the City to invest in a mixeduse (commercial/residential or commercial/office) catalyst project on the site. This concept
was studied briefly in 2003 by SERA Architects, who proposed two mixed-use or commercial
buildings oriented to the corner of NE Halsey and 238th and siting a new City Hall building
farther back on the property.
The southwest and southeast corners of the NE Halsey and 238th intersection would be
encouraged to redevelop over time with mixed-use buildings, potentially including a civic
Page 10
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use that explores Wood Village’s history and unique development patterns. The new Village
Center “Main Street” would be established along Halsey from 238th to about 800 feet west
of 238th. This would establish approximately three city blocks-worth of redevelopment
opportunity in the Halsey corridor and
become a target area for streetscape
enhancements, like wider sidewalks, lighting,
and landscaping. Adjacent land uses, zoning,
and comprehensive plan designations would
remain the same in this concept – relying
on capturing visitor traffic from I-84 and
238th. The Village Center could be extended
down Halsey as the district becomes more
successful, but should not extend farther than
a quarter mile from the
Mixed-use office and retail with wide sidewalks,
landscaping, and other pedestrian-friendly features.
NE Halsey and 238th intersection.
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The primary opportunity in the 100% corner concept is the amount of leverage and control that
the City has by owning a prime piece of commercial real estate. This condition could enable
the City to develop its own catalyst project to set the development tone and provide a model
for successful and desirable development in the Village Center. The challenge is that there
simply may not be enough surrounding residential development to support a Village Center
development that is much larger than the immediate area around the NE Halsey and 238th
intersection.

2. A New Village Center Neighborhood
This Village Center concept also capitalizes on the leverage the City has with its prime real
estate location at the intersection of NE Halsey and 238th. In this concept, however, the
emphasis is less on the NE Halsey and 238th intersection and more on a new civic/commercial
node located approximately 400 feet west of the intersection. This node would be anchored
by a new mixed-use civic building that could incorporate commercial, office, and government
uses, and would be framed with a significant public open space. A mixed landscape is
proposed for the public open space in this location, mixing existing trees and landscaping with
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a new hardscape plaza and water feature – literally melding
elements to express the woodsy, intimate nature of Wood
Village.
The core concept behind this idea is to develop a new
residential neighborhood to the north of Halsey to provide
additional density (rooftops) to support the new Village
Center node and “Main Street.” This neighborhood would
be designed to reflect the historic curvilinear street pattern
found in the Lower Village and include a variety of housing
sizes, types, and densities so that Wood Village residents have
a range of affordable and diverse housing options. Cottages
and Neotraditional-styled houses are development typologies
that would complement the City’s existing architectural
vocabulary.
Lastly, in order for this concept to be a successful nodal development, it is important to create
a new north-south connection between Halsey and Arata. The connection can be designed
to work with the existing development (a large church property and recreation field) or
integrated into new development should those parcels redevelop in the future.
Similar to the 100% corner concept, the primary opportunity in this concept is the City’s ability
to leverage and finance a new civic building at a new node by selling or leasing its real estate
holdings. The challenge is that this idea includes a great deal of change in the community, at the
very least the zoning and Comprehensive Plan designations, the willingness to grow, and the
ability to impart change by working with area property owners to implement a common vision.

3. Town Center as a Civic Center
The Town Center is currently a large big box development node with national retail stores
that serves area residents in Wood Village, Fairview, Troutdale, and Gresham. Because Wood
Village is integrated with these communities at various levels – a shared school system, library
system, and post office – this concept explores the idea that a new Village Center could be
developed as part of the Town Center and serve more than just Wood Village residents. There
are models of this type of redevelopment throughout the country, including Bridgeport
Village in Tigard, Oregon. But while Bridgeport Village lacks a residential and civic component,
this concept would include both of these elements to make the Village Center a 24-hour
community gathering spot.
The big opportunity with the boulevard concept is to redevelop portions of the Town Center
power center to be more pedestrian-oriented and interesting by introducing housing, public
open spaces (like plazas and small parks), and community buildings on what is now a vast
asphalt parking lot. The drawback to this concept is that it weaves Wood Village’s identity
in with the surrounding communities – primarily Fairview – and dilutes the City’s ability to
distinguish itself as an autonomous and distinct place in the region.
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Additional Ideas
During the Discussion portion of the Outreach Workshop, some participants mentioned that
they would like to explore the idea of the new Wood Village Boulevard extension between
Arata and Halsey to be the new “Main Street” for the Village Center. Currently, this section of
Wood Village Boulevard serves as the boundary between Fairview and Wood Village; the east
side of the street is in Wood Village, the west side of the street is in Fairview.
The big opportunity with this idea is
that the extension will likely be built
in the near future and provides the
framework for a new Village Center –
from an infrastructure perspective. It also
connects Glisan and Halsey, including the
Town Center area and its new residential
neighborhood, which could help bolster
new development in a Village Center.
The challenge is that the ability to create
a true mixed-use Village Center in this
location requires cooperation with the
City of Fairview, whose existing Main
Example - Bridgeport Village - Tigard, Oregon
Street in Fairview Village has struggled
to thrive since it was built and who may be less inclined to invest in a second main street. The
Village Center would need to have the same level of visibility as a “main street” on Halsey or
near Glisan, lest it suffer the same consequences as in Fairview.
Page 14
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RESIDENTIAL OPTIONS
Fostering Community through Residential Development
To support a vibrant Village Center, Wood Village will need additional residential development
with increased density in the city’s core. Increased residential density offers a number of
benefits beyond the economic viability of a Village Center. A more compact development
pattern encourages residents and visitors to walk and bike to their destinations. This increases
foot traffic for local businesses, increases quality of life for residents, and helps foster a sense
of community. However, density alone won’t create a walkable and bikeable neighborhood.
A number of other design features should be considered for residential development in order
to support the walkability and bikability of a neighborhood.
Connectivity is a critical element to creating a place friendly to pedestrians and bicyclists.
Continuous sidewalks with planted buffers between pedestrians and the streets help
encourage residents to walk to nearby shops and restaurants. Trails connecting open spaces
and neighborhoods provide an outdoor recreation venue for walkers, joggers, and cyclists.
Continuous bike lanes connecting neighborhood streets and destinations within the Village
Center encourage safe bicycle commuting. Finally, short cuts or paths between blocks or
between neighborhoods help people walk and bike through their neighborhoods with greater
ease.
Residential density can take a variety of forms, and it will be important for Wood Village to find
types of development that are respectful of the cottage character of the existing residential
development. Simultaneously, it also will be important to provide a diversity of home sizes and
costs in order to preserve and enhance Wood Village’s affordable housing opportunities. To
achieve both of these goals the following housing types are recommended for consideration:

Cottages
Cottages are already a common housing type in Wood Village, and when designed
appropriately, they offer an excellent housing type for increasing density while maintaining
the Village character of the city. Cottages are generally smaller homes located on smaller
lots, providing detached single family
housing with private gardening areas
while maintaining density. Simple
design features, such as porches
facing the street and landscaping
that preserves sight lines along the
streetscape, can make cottage homes
very appealing and highly desirable,
while preserving affordability.
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Cottage Clusters
Cottage clusters are walk-in clusters
homes and lots, generally smaller than a
typical single family home, and oriented
around an open space or small park.
The small home size is augmented by
access to a larger public courtyard,
park and/or garden space. Cottage
cluster housing offers affordability and
density, while also increasing open
space and vegetation. Cottage clusters
are great places for seniors and young
families as they provide affordable
single-family homes with an opportunity to share resources. The commons provides a safe
place for children to play and a place for seniors to interact with neighbors and friends. Each
cottage has its own small private open space, which can be a small patio, yard or deck. Larger
gardening and recreation space is shared on a central green which is typically maintained
through a commons agreement.

Townhomes
Townhomes are becoming an increasingly
popular housing type for residents who
want to own their own home, but want
to avoid the maintenance associated
with free-standing homes. Townhomes
take advantage of vertical development
while providing each unit with their own
entrance from the street and private
porches and/or balconies. The slightly
more urban character of townhomes
make them an ideal fit for transitioning
between a more dense Village Center core
and surrounding single family residences.
Wood Village may also want to consider preservation measures for its existing World War II
era cottage housing. For more information on the National Register of Historic Districts and
registering with the State Historic Preservation Offices, please see Appendix C.
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MARKET ANALYSIS
Commercial and Housing Environment: Rethinking the Marketplace
As Wood Village envisions how it wants to accommodate growth and develop over the next
20 years, it must stay on top of the changing needs of the consumer marketplace. Just as
shoppers are always searching for something new and different and ways to save time,
retailers strive to create innovative formats and retail environments. In response to these
changing needs and demand for energy efficiency in travel and development, communities are
moving away from strip malls and auto-oriented shopping/business centers. Communities are
seeking to connect and integrate commercial/mixed use developments with the surrounding
community and provide transportation alternatives to getting in the car for every little
convenience.
Planning for the future demands a keen understanding of the local consumer/competitive
marketplace, Wood Village assets, challenges and opportunities for future commercial, and
the best land use and development patterns to achieve a future that is more time- and energyefficient for consumers.

About Wood Village
The Wood Village city limits are approximately one square mile bordering Fairview to the west
and north, Troutdale to the east, and Gresham to the south. Yet, with the community location
on I-84, it draws from a larger geographic area for shopping and employment. Based upon
the market pull of Wood Village’s large retailers (ex: Fred Meyer and Wal-Mart) and other east
Portland retail competition, a 2.5-mile market area reflects a reasonable retail market area and
is depicted in the map on the following page. Demographic highlights of the City of Wood
Village, the Retail Market Area, Portland Metropolitan Statistical Area (MSA) and State of
Oregon appear in the exhibit following the map. Appendix D includes in-depth demographic
data including population, age, income, race, lifestyle characteristics and employment.
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Map 1. Wood Village Retail Market Area

Source: ESRI BIS, Marketek, Inc.

The Retail Market Area consists of 55,801 persons in 10,566 households as of 2010. Since 2000,
the area’s population grew at an average rate of 1.69 percent, above both the statewide rate
of 1.20 percent and the Portland Metropolitan Statistical Area (MSA) rate of 1.55 percent. The
City of Wood Village grew by a considerably higher rate of 3.56 percent.
By 2015, the Retail Market Area is expected to add 4,593 persons and 1,704 households, reaching
totals of 20,947 persons and 7,203 households. The anticipated average annual population growth
rate from 2010 to 2015 is 1.65 percent, similar to that of the 2000 to 2010 period (1.69 percent).
As Exhibit 1 shows, at $48,777, the Retail Market Area’s median household income is
somewhat lower than the Portland MSA’s, slightly higher than the City of Wood Village’s, and
slightly lower than the statewide median household income of $49,033. The homeownership
rate is 62.9 percent, above that of the Portland MSA and the City of Wood Village. An
estimated 18.3 percent of Market Area residents are Hispanic and the majority of residents
are white (76.6 percent). The median age is 33.6 years, below that of the Portland MSA (36.4
years) and state (38.0 years), and above that of the City of Wood Village (30.5).
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Exhibit 1. Demographic Snapshot, 2010
City of Wood Village, Retail Market Area, Portland MSA and State of Oregon
DEMOGRAPHIC & HOUSING SNAPSHOT
City of Wood Village, Retail Market Area, Portland MSA and State of Oregon
2010
Demographic

City of

Retail

Portland

State of

Wood Village

Market Area

MSA

Oregon

3,878

55,801

2,226,009

3,831,074

2015 (forecast)

4,222

60,394

2,380,699

4,032,722

Avg. Ann. % Change ('00 to '10)

3.56%

1.69%

1.55%

1.20%

Avg. Ann. % Change ('10 to '15)

1.77%

1.65%

1.39%

1.05%

2010 (estimate)

1,223

20,556

867,794

1,518,938

2015 (forecast)

1,334

22,260

927,868

1,600,447

Avg. Ann. % Change ('00 to '10)

2.06%

1.64%

1.64%

1.39%

Avg. Ann. % Change ('10 to '15)

1.82%

1.66%

1.38%

1.07%

2.85

2.68

2.56

2.51

$44,688

$48,777

$56,049

$49,033

30.5

33.6

36.4

38.2

Percent White Alone

62.6%

76.6%

81.0%

83.6%

Percent Other Race/2+ Races

37.4%

23.4%

19.0%

16.4%

Percent Hispanic

37.0%

18.3%

10.9%

11.7%

61.0%

62.9%

58.9%

64.3%

Indicator
Population
2010 (estimate)

Households

Average Household Size
Median Household Income*
Median Age (Years)
Race

Homeownership
Educational Attainment
Associate Degree
Four Year Degree or More

7.4%

8.3%

9.4%

8.4%

20.3%

32.8%

21.7%

28.7%

*Note: Median income is from the 2005-2009 American Community Surv ey.
Source: ESRI BIS, 2005-2009 American Community Surv ey, U.S. Census 2010 Redistricting Data
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Housing Characteristics
A summary of housing conditions in the Retail Market Area, the City of Wood Village, the
Portland MSA, and the State of Oregon is provided below. Understanding area housing
characteristics compared to state, regional and local housing markets provides a context for
evaluating potential housing needs, the demand for certain types of retail goods and services,
as well as the demand for other types of office and commercial uses in the area. It also helps
inform land use, housing and economic development policy decisions.
Exhibit 2 below provides a snapshot of key housing characteristics in the City of Wood Village,
the Residential Market Area, the Portland MSA and the State of Oregon.
Exhibit 2. Housing Snapshot, 2010
City of Wood Village, Retail Market Area, Portland MSA and State of Oregon

Source: ESRI BIS, 2005-2009 American Community Survey (ACS), U.S. Census 2010, Marketek, Inc.
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As shown in Exhibit 2, the Residential Market Area has a lower homeownership rate than
the other comparison geographies. The median home value for owner-occupied units in the
area is higher than Wood Village and significantly lower than the Portland MSA and the State
of Oregon. However, the area’s median contract rent ($740) is higher than that of the other
comparison geographies. Finally, the Residential Market Area has a higher percentage of
larger housing units of 20+ units (11.8%) than the comparison geographies, not surprising given
the higher percentage of renters in the area.

Single-Family Housing Market
Exhibit 3 provides median sales price data for homes sold in Wood Village and Troutdale during
the past year (June 2010- May 2011).
Exhibit 3. Single Family Price per Square Foot, New and Existing Detached Homes
Portland Sub Markets

Source: Karen Shaff, residential broker, RE/MAX
Equity Group; Board Member, West Columbia Gorge
Chamber of Commerce, Marketek, Inc.

Exhibit 4 summarizes per square foot prices for single-family homes in 15 Portland area
residential sub markets. Wood Village is located in the Gresham/Troutdale sub market, where
housing prices are lower than all other Portland sub markets except Columbia County.
Exhibit 4. Single Family Price per Square Foot, New and Existing Detached Homes

Source: Center for Real Estate, Portland State University, Marketek, Inc.
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Multi-family Housing Market Conditions
The Gresham/Troutdale sub market boasts some of the lowest multi-family housing rents in
the Portland area, with a median contract rent of $767 or $0.78/sq. ft. for a 2-bedroom, 2-bath
unit. Further, relative to the Portland metropolitan area as a whole, where the overall multifamily housing vacancy rate is 3.8 percent, the vacancy rate in the Gresham/Troutdale sub
market is less than 3.0 percent.

Commercial Marketplace: Existing Office and Retail Market Conditions
A summary of existing office and retail market conditions is provided in Exhibits 5 and 6. The
exhibits compare conditions in the broader Portland metropolitan area and the East Portland
sub market, where the City of Wood Village is located.
Exhibit 5. Office Market Conditions
Portland Metropolitan Area and East Portland Sub Market

Source: CBRE Richard Ellis 4Q 2010 Portland Office Market Report, Marketek, Inc.
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Exhibit 6. Retail Market Conditions
Portland Metropolitan Area and East Portland Sub Market

Source: NAI Norris Beggs Simpson Q1 2011 Portland Retail Market Report, Norris Stevens Q4 2010 Portland
Retail Market Report, Marketek, Inc.

As highlighted in Exhibit 6, both the office vacancy rate (13.4 percent) and the average asking
rent ($14.25/sq. ft.) in the East Portland sub market are lower than the Portland Metropolitan
Area, as a whole. Similarly, as shown in Exhibit 6, retail vacancy (3.6 percent) and the average
asking lease rate ($14.25/SF/year) are also lower in the East Portland sub market relative to the
Portland metropolitan area as a whole. Both markets are anticipated to stabilize and gradually
improve as vacancies decline and rents hold or increase.

Retail Demand
Marketek estimated potential demand for additional retail, restaurant and entertainment
space in the Wood Village Retail Market Area based on resident spending in the Retail Market
Area. In each case, spending potential by merchandise type was converted to square feet of
store space based on sales per square foot standards derived from the Urban Land Institute’s
Dollars and Cents of Shopping Centers.
Demand is derived from two sources. The first, “existing demand,” is demand for retail
goods by current market area households that is currently being met outside of the market
area. Existing demand is found by comparing retail supply (i.e., actual retail sales) with retail
demand (i.e., the amount expected to be spent by market area residents based on consumer
expenditure patters). When demand outweighs supply, a leakage occurs, indicating that
consumers are spending outside of the market area for retail goods or services. While
consumers will always do a certain amount of shopping away from home, this comparison
provides a reasonable indication of the availability of the goods in the local market. The
second source of demand is “future demand” or demand based on projected household
growth and spending patterns in the market area through 2020.
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Exhibit 7 below shows the existing retail supply and demand balance for the Market Area by
store type. Overall, the area’s retail supply exceeds demand, and there is a surplus of retail.
Nevertheless, leakage totaling $3.8 million is occurring in two of nine store categories. The
majority of the area’s leakage ($3.4 million) is attributed to the electronics and appliances
category
Exhibit 7. Existing Retail Balance, 2010
Wood Village Retail Market Area

Source: ESRI BIS, Marketek, Inc.

Potential new supportable retail space by merchandise category in the Retail Market Area
over the next ten years is summarized in Exhibit 7. For purposes of determining retail sales
potential by square footage, the general merchandise sales leakage is redistributed by
merchandise type and includes apparel, electronics, home furnishings, home improvements,
personal care and grocery. Existing demand has the potential to support an additional 19,028
square feet of retail space and future demand (based on Market Area household growth)
has the potential to support an additional 257,994 square feet through 2021. Taken together,
potential existing and future demand in the Market Area totals 277,022 square feet of retail
space by 2021.
Potential demand for new retail space is divided among five merchandise categories:
shopper’s goods, restaurants, entertainment, convenience goods and personal services. The
types of goods and services within these categories are provided in Appendix E.

Page 24

166

Wood Village TGM Outreach Workshop Final Report

Exhibit 8. Retail Expenditure Potential Summary, 2011-2021
Wood Village Retail Market Area

Source: Center for Real Estate, Portland State University, Marketek, Inc.

See Appendix E for supporting data and augmenting retail information.
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Issues and Opportunities
Successful business districts of any size have a healthy business climate and a pro-active
marketing program. Key amenities and characteristics to draw customers and/or business
prospects to neighborhood or community shopping centers include those listed in Exhibit 9
below.
Exhibit 9. Business District Attractions

Access & Linkages

Factors Affecting Retail Location

•
•
•
•
•

1.
2.
3.
4.
5.
6.

Good visibility
Walkability-pedestrian friendly
Transportation/transit access
Good signage
Parking availability

Compatible land use patterns
Property values (realistic)
Rent levels (realistic)
Organized promotions
Good downtown management
Business compatibility

Image (clean, safe, green, attractive,
places to sit, ambiance)

Uses & Activities
• Overall active use—‘street life’
daytime and evening
• Destination attraction(s) in close
proximity
• Mix of stores/services—active
business clusters
• Frequency of events
• Limited vacancies
• Local entrepreneurship
• Quality goods and services
• Stable/improving real estate values

• Welcoming physical appearance—
friendly, green, attractive streetscape
• Safe
• Clean, well maintained
• Benches, garbage cans, bike racks
• Unique atmosphere
• Sense of pride and ownership

Source: Marketek, Inc.

These factors are particularly critical for older or traditional suburban commercial districts
seeking to compete for retail dollars being spent with new shopping malls, lifestyle centers
and big box retailers. Wood Village’s assets and challenges are listed in Exhibit 10 on the
following page to portray a composite picture and to evaluate downtown Wood Village from
two key perspectives:
1. What customers want from a shopping experience; and
2. Business climate and marketing factors that affect business decision-makers seeking a
profitable location.
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Exhibit 10. Wood Village Competitive Assessment: Key Strengths, Challenges & Opportunities

Strengths/Assets
Diverse multi-faceted marketplace: area employees, visitors, local residents and
highway travelers.
zz Large daytime population in a 2.5-mile radius with an estimated 1,785 businesses with
23,702 full time employees.
zz West Columbia Gorge Chamber of Commerce is actively seeking industrial business
expansion and encouraging Wood Village’s growth.
zz Wood Village’s eligibility for New Market Tax Credits provides a unique incentive for
developers.
zz The city has a diverse and significant employment base with both traditional industrial,
service and retail businesses.
zz Town Center and Wal-Mart retain local customers, sales, jobs, tax base within the city
limits and can be built upon to encourage more neighborhood-serving retail.
zz Small but growing group of public and private leaders committed to Wood Village’s
future economic success; very pro-business city business environment.
zz New welcoming signage off the freeway on 238th announces Wood Village to visitors.
zz Wood Village Town Center shopping center is viewed as a focal point to cluster other
development.
zz Newly formed urban renewal district—key investment tool.
zz A variety of locally owned retail and service businesses—many catering to ethnic
groups.
zz Cultural diversity can be foundation for a diverse, interesting restaurant mix.
zz Bisected by I-84, Wood Village’s location is easily accessible by vehicular travelers; its
100% corner (NE Halsey and 238th) is a highly visible and well traveled intersection.
zz New business expansion and openings (ex: restaurants) even during tough economy.
zz

Challenges
Existing businesses accommodate most of shoppers’ day-to-day needs with grocery,
hardware, banking, gas, department store goods and many business services.
zz Economic stagnation has challenged commercial growth and left some storefronts
vacant, particularly along Halsey.
zz Incomes in the local market are below state median.
zz Wood Village’s residential areas are largely built out. Future growth will depend in part
on higher density development.
zz Reputation of school district as below par has impacted residential and commercial
expansion.
zz Outside the Town Center development and Wal-Mart, Wood Village lacks a vibrant
retail center to build on in nurturing a smaller scale, friendly, neighborhood feel.
zz
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Urban renewal resources are limited and incentives for property development such as
façade or storefront improvements are not available.
zz Even as a small town, Wood Village has at least three commercial, pulse nodes (WalMart, Town Center and to some extent Halsey. If commercial development were
allowed to occur in the 238th corridor it would create yet another node that is not
supportable for the foreseeable future.
zz Plugging the small retail leaks in Wood Village is a challenge when selection and
big box stores are so close. Inventive entrepreneurs will need encouragement and
support.
zz Wood Village lacks a clear market position/market identity as a shopping/business/
community center. (“No regional buzz”).
zz Local realtors note that Wood Village housing prices are either very low cost or above
average with little in between.
zz

Opportunities
Wood Village’s history can be packaged and promoted, as it is one of Oregon’s first
planned communities with cottage housing to serve employees at the Reynolds
Aluminum Factory during World War II. The small starter homes are still in demand
today and should be retained and enhanced to attract more working families.
zz 2010 Market Area leakage of $3.8 million or 19,000 square feet. Market area
population growth will potentially support another 258,000 square feet over the next
decade.
zz Wood Village residents identified several business niches that are missing and they
believe would be supported if they existed. See chart that appears on the following
page.
zz Wood Village has considerable pass through traffic for visitors to Edgefield (50,000/
year) and to Mt. Hood. Soon the USS Ranger aircraft carrier will be permanently
docked on the Columbia River in Fairview drawing thousands of visitors annually
as well. These travelers could be enticed to stop in Wood Village with a visible, high
quality, neighborhood center offering coffee and café-style food.
zz The Greyhound Park is proposed to redevelop as a casino and/or other entertainment
center that would be a catalytic economic generator and ‘game changer’ for Wood
Village.
zz Wood Village is the Portland MSA’s most diverse city according to the 2010 census.
This is both an opportunity for promotion and a challenge to manage the complex
needs and interests (shopping and service) of various ethnicities.
zz Organized business/restaurant promotions to the very large employment base in the
Wood Village area could boost retail sales.
zz
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Exhibit 11 below summarizes the types of uses, including shopping, dining, restaurant,
entertainment uses and community/recreational facilities that community residents and
stakeholders would like to see in Wood Village.
Exhibit 11. Desired Uses in Wood Village











Coffee/bagel shop
Sit-down family restaurant
Pizza shop
Pub/live music
Bike shop
Sporting goods store
Quality consignment for
children and ladies
Bank
Hair stylist









Laundry/dry cleaner
Child care
Gym/fitness
UPS store/copy center
Post office
Community center
Farmers’ market

Retail Assessment Next Steps
The City of Wood Village is poised for significant change over the next decade with continued
population and business growth, increased visitor traffic, Town Center expansion and
the potential for the Greyhound Park redevelopment. The economy, changing market
conditions, capital availability and other factors may affect the timing of some of growth and
development.
To encourage a successful business mix, the Retail Development Guiding Principles
summarized in Exhibit 12 below should be considered and promoted as a framework for retail
business development in Wood Village.
Exhibit 12. Retail Development Guiding Principles
1. Expand the Size and Scope of the Consumer Market. The critical link between market
size and retail development cannot be overstated. Developing a strong mix of
neighborhood retail and service establishments requires continued growth in Wood
Village households, employment and traffic to the area. Residents of new housing will
look to Wood Village for day-to-day goods and services as well as for entertainment
and specialty items. Boosting the number of employees in the area by promoting
office development also has the potential to jumpstart retail development by offering
a built-in consumer market. This will be a collaborative effort with all of Wood Village’s
economic development partners such as West Columbia Chamber.
2. Recognize and Promote the Unique Character of Wood Village. The marketing process
begins with a clear statement of downtown Wood Village’s identity and competitive
position in the marketplace. As the name implies, Wood Village should strive to create
a more intimate neighborhood, village feel in future mixed use development– a special
and vibrant destination for residents, employees and businesses. Part of creating
a special place is building on the history of the area, including promoting the WWII
housing.
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3. Take Care of Existing Business and Civic Anchors. Many people commented that Wood
Village has changed significantly over the last decade with new quality businesses,
property reinvestment, more events and increased traffic. Sustaining that success—
particularly in a down economy—begins with taking care of the key business anchors
that are contributing to the success achieved to date.
4. Define the Retail Core and Key Nodes. Even as a small town, Wood Village has at least
three commercial, pulse nodes (Wal-Mart, Town Center and to some extent Halsey.
It is in the community’s interest to strengthen existing nodes/areas and continue the
work begun on Halsey to create a mixed use pedestrian environment that serves local
residents. In doing so, keep in mind that a flourishing retail street – even one or two
blocks long – is often characterized by active uses on the ground floor, uninterrupted
retail on both sides of street and one or more significant anchors/customer traffic
generators. The greater the concentration of retail, the greater the shopper draw/pull
and, hence, the best chances for building a sustainable district.
5. Limit the Expansion of Retail-Zoned Land. Hand in hand with concentrating retail goes
the need to encourage smart land use planning. If commercial development were
allowed to occur in the 238th corridor it would create yet another node that is not
supportable for the foreseeable future based on current population growth and
retail demand trends. If Wood Village continues to zone land along its arterials for
commercial uses, new development will generate additional sprawl while properties
and sites at the Town Center or 100% corner (Arata and Halsey) remain vacant. Rather
than creating new commercial land area, such as by rezoning NE 238th Drive as some
have suggested, Wood Village should consider working to entice retail investment in
areas already designated commercial, such as along Halsey and improving the quality
and value of existing properties.
6. Know What You Have to Offer. A necessary strategy for recruiting business prospects
and developers is to be able to provide key marketplace data, an inventory of
available real estate and general sales and marketing material to make the case for
business district success. The market information and vision developed through this
TGM project can be used by the Chamber, the City and real estate brokers to convey a
snapshot of the market opportunity and Wood Village’s future direction.
7. Measure Your Progress. Publish a simple annual report of key economic indicators that
promotes downtown Wood Village’s vitality and overall progress. Data may include:
jobs, private/public investment, housing starts or rehabilitation, businesses recruited/
retained, special events/promotions, traffic counts, retail impacts, etc. Demonstrating
and publicizing your success are critical to attracting investment and creating an
identity in the region.
Source: Marketek, Inc.
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Local and Regional Connectivity
Connectivity refers to the physical linkages between the different places that people live,
work, go to school, shop, and play. These connections generally include the local and regional
roadways, sidewalks, bicycle lanes, and recreational paths. The density, quality, and travel
modes served by these connections combine to form a powerful measure of a community’s
overall livability.
Public roadways within Wood Village are owned and operated by three separate jurisdictions:
Multnomah County, ODOT, and the City of Wood Village. Each jurisdiction is responsible
for determining the road’s functional classification, defining the roadway’s major design
and multimodal features, maintenance, and approving construction and access permits.
All collector and higher roadways (with the exception of I-84) are owned and operated by
Multnomah County. The City of Wood Village is responsible for all local streets. Together, this
infrastructure serves the local trips within Wood Village and the regional trips to/from Wood
Village.

Local Connectivity
Local connectivity is characterized by the vehicular, bus, pedestrian, and bicycle trips that
are made to/from origins/destinations solely within Wood Village. Walking, in particular,
provides significant community benefits as outlined in Appendix F. Based on observations and
community feedback, the state of local connectivity within Wood Village is characterized by
the following:
zz Newer streets such as Wood Village Boulevard or recently improved streets such as Halsey
Street have improved multi-modal connectivity within Wood Village. However, due to
disjointed and piecemeal development, the city lacks a comprehensive and well-connected
local street network and pedestrian trail/walking/bicycling plan.
zz The local streets that make up the Upper and Lower Village residential areas lack sidewalks,
making non-motorized travel between the two residential neighborhoods undesirable.
zz Residential areas and major shopping destinations are not well connected.
zz The Upper and Lower Village residential areas do not connect to the Wood Village Town
Center. As such, all vehicular, pedestrian, and bicycle trips between these two areas
must rely upon the regional arterial network (Arata Road and Glisan Street) for access.
zz The majority of Arata Road lacks sidewalks and bicycle lanes, forcing pedestrians to walk
along the roadway shoulder or in the street. A lack of parallel east-west routes magnifies
the significance of this infrastructure deficiency.
zz The Wal-Mart located along Sandy Boulevard is a major shopping destination, attracting
a significant amount of non-motorized trips from the residential areas of Wood Village
located south of I-84. While NE 238th Drive has sidewalks, the automobile focused
nature of the I-84 interchange makes this route less than ideal for pedestrian and bicycle
modes.
zz NE Halsey Street from NE 223rd Avenue to NE 238th Drive is a continuous uninterrupted
corridor that is approximately ¾ mile in length. As there are no formalized mid-block
crossings, NE Halsey Street is seen as a north/south connectivity barrier for safe bicycle and
pedestrian movements.
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While Wood Village Boulevard to NE Halsey Street has been identified as a planned future
extension project, there is currently a lack of local street connections between Arata Road
and NE Halsey Street.
zz Local street connectivity is challenged by the cul-de-sac style development that serves the
residential neighborhoods off of NE Glisan Street and NE Halsey Street.
zz

Together, these conditions indicate that Wood Village faces a significant set of local street
and pedestrian connectivity challenges. Some of these challenges can be addressed as part of
planned/identified infrastructure upgrades while others will have to be addressed over time as
redevelopment occurs.

Regional Connectivity
Regional connectivity is characterized by trips that are made by individuals traveling through
Wood Village or to destinations outside of Wood Village in the larger metropolitan region.
Based on observations and community feedback, the state of regional connectivity in Wood
Village is characterized by the following:
Wood Village’s location along the I-84 corridor and major arterials such as NE Sandy
Boulevard, NE Halsey Street, and NE Glisan Street afford the city excellent regional eastwest connectivity.
zz North/south regional connectivity is focused primarily on the NE 238th Drive corridor,
resulting in a significant amount of north/south through traffic along this corridor. Longterm plans for addressing this capacity constrained corridor include a potential new NE
242nd Avenue connection to the I-84 corridor.
zz Wood Village is seen as a gateway to a number of regional destinations including the
Columbia River Gorge, Mt Hood, and the McMenamins Edgefield.
zz

Wood Village Transportation System Plan Update
Wood Village is currently in the beginning stages of updating its 1999/2001 TSP. A major
focus of the TSP update effort will be to identify opportunities for addressing the local
street, bicycle, and pedestrian deficiencies noted above. Additional work will involve the
identification of infrastructure improvements that will enhance the City’s connections to
regional transit opportunities. The TSP update effort is anticipated to be completed in
January 2012.
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Public Workshop
Tuesday, June 7, 2011
6:00 - 8:00 PM
Wood Village City Hall • 2055 NE 238th Drive • Wood Village, OR 97060

Join your friends and neighbors to
discuss Wood Village opportunities:
Future vision
Local business
Parks and historic homes

Transportation connections
Pedestrian-friendly

environment

AGENDA

 6:00-6:10 Welcome
 6:10-7:00 Workshop Presentation
 7:00-8:00 Discussion
All community members, including students, parents, and business owners, are encouraged to attend!
For more information, please contact The City of Wood Village at 503-667-6211.
The workshop is co-sponsored by the Oregon Transportation and Growth Management Program (TGM) program,
a joint program of the Oregon Department of Transportation (ODOT) and the Department of Land Conservation
and Development (DLCD).
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Public Outreach Workshop, June 7th, 2011
Below are comments by Workshop participants:
Dave Eatwell:
Extend Wood Village Blvd as option to connect residential and commercial.
This would draw more people from the apartments in Fairview to Fred Meyer’s instead of Wal-Mart.
Randy Jones:
The proposed Wood Village Blvd extension is currently a candidate for regional flex funds.
Tim Clark:
The idea of making the Village Center around the Town Center is very interesting. He likes the concept of a Village
Center around City Hall on Halsey and 238th.
Why didn’t Fairview Village Work?
Mark Clark:
Part of the problem with Fairview Village is the commercial portions of the mix-used buildings were not built to
commercial code standards.
Dave Eatwell:
Successful development is more than traffic-based; you need to build on your assets.
You need to use uniqueness to drive the traffic to you, don’t just rely on pass-by traffic.
Mark Clark:
He liked the concept of a Village Center around City Hall, except for the one with the residential area.
Pat Anderson:
The residential area proposed would be too noisy, close to the train and the freeway.
Tim Clark:
How important is community in today’s society? The Wood Village community doesn’t seem to be very involved or
engaged. A lot of people don’t realize they live in Wood Village, in part because our zip code is the same as Troutdale’s.
Pat Anderson:
Wood Village not identified as different enough, considered Troutdale by a lot of people.
Mark Clark:
More Washington residents know where Wood Village is than Oregon residents.
Tim Clark:
We need to take event concept further to build more of a community environment.
Events are Key to Wood Village residents getting together.
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Park location will enable more performance, events.
Pat Anderson:
There is a lack of connectivity from North of 84 to Park and other areas of Wood Village. It is very hard to cross 84
on/off ramps for people, especially kids and bikers. It is also hard for children and elderly to get around town. We need
more crosswalks with flashing lights.
Connections to the park are limited.
Bob Wise:
Is there a map of City trails?
Pat Anderson:
The 40-mile trail program (Intertwined?) is still trying to connect the four cities with trails.
Town Center-is this the heart? Not the emotional center.
Dave Eatwell:
Designate original village as historic area – with signs and cosmetic fix-ups, 1940’s music party.
Greg Dirks:
Utilize in connection with Community Pride Program to promote the Original Village: street tree program, new street
lamps, and hide power lines.
Allison:
Original Village may qualify for historic housing (50 yr mark). Build and augment original village.
Tim Clark:
What happens after you decide where the new Village Center should be?
Should we consider tying a new Village Center at the Town Center with Fairview?
New Markets Tax Credit Program – Financial Tool to leverage for transit oriented development and mixed-use.
Kevin Park:
Wal-Mart doesn’t seem to be viable as a Village Center.
Allison:
Wal-Mart is the best location for a Village Center.
Pat Anderson:
Traffic very busy around Wal-Mart area since new underpass built on 223rd.
Change happens on its own, whether you want it to or not.
Wal-Mart is great and draws in a lot of people from outside areas.
Mobile home parks are good and provide affordable housing.
We should seek grant applications to improve or enhance the existing mobile homes.
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Bill Peterson:
How important in the development of a new village center is identity and branding?
Allison:
Simply adopting an identity doesn’t guarantee success. If you are going to have an identity you need to make it unique
and based on the community.
Bill Peterson:
“Town Center didn’t say anything to me.” The planning commission had a great design idea with wooded, heavy timber
style design. The big retailers wouldn’t compromise on their designs.
Constance:
Examples of communities around the country that have enacted ordinances and/or negotiated with large companies to
get better-designed stores are available from Ed McMahon with the Urban Land Institute (www.uli.org) and the Institute
for Self-Reliance (www.ilsr.org).
The city may need to develop Design Review Standards.
Bob Wise:
Create a plan in advance of receiving plans for new developments from big corporations
What makes Wood Village unique?
Tim Clark and Pat Anderson:
They would like to see a smaller, walkable Village Center.
Jimmy Frank:
We need to consider the quality of citizens walking around the community, village center. We need to consider safety
when consider the development of a small, walkable village center.
Randy:
Going forward, we need to consider the diversity of the community. We need more involvement from the different
ethnic groups in the community.
Reaching the various ethnic groups takes different approaches.
Bob Wise:
Direct outreach through churches and schools is one way of reaching them.
Pat Anderson:
We should try to educate the citizens during events.
Capitalize on our events to reach alternate groups.
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Mary:
One resource would be getting involved with the Immigrant and Refugee Community Organization (IRCO).
Greg Dirks:
Noticed a lot of diversity at the local school, area schools have children that speak over 72 different languages.
The connectivity among stores at the Town Center is very poor. The parking lot is a “wasteland”.

Pat Anderson:
Fred Meyer’s tracked customer preferences for entry into the store and determined the best location for selling garden
items.
Allison:
We need to understand the community and people in it (different cultures) to encourage activity centers and businesses.
Bob Wise:
th

City Hall grounds are owned and controlled by the City, making the 238 and Halsey location a good starting point for a
Village Center.
Bill Peterson:
The community is very poorly connected for walking. The hill and the highway overpass on 238th are very scary to walk.
The cul-de-sacs off Glisan have very poor pedestrian connections to the Town Center area.
Mary Clark:
The people in Upper Village blocked the proposed road from Upper Village to the Town Center. They believed the
proposed road would cause a lot of extra traffic.
Bob Wise:
nd
th
The possible widening or expansion of 242 /238 is a concern. Are there any reasonable alternatives?
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Tips, Ideas & More to Help Preserve Oregon’s Heritage

National Register Historic Districts
A historic district is an area or neighborhood that has a concentration
of buildings and associated landscape and streetscape features (50 years
or older) that retain a high degree of historic character and integrity,
and represent an important aspect of an area’s history.

What is required for documenting a historic district?
A historic district is treated as one property by the National Register.
A district nomination is prepared using the same National Register
Bulletins (instructions), form and continuation sheets that one would
use to document an individual property, and processed in generally the
same manner as an individual property, but there are some additional
considerations:
Survey documentation is required for proposed districts. This involves
photographing and describing all buildings and related features in the
district, recording their basic characteristics, and assessing whether
or not they contribute to the historic character of the district.
Contributing properties retain and exhibit sufficient integrity (materials,
design, setting) to convey a sense of history. In those cases where a
jurisdiction already has an updated survey of the proposed district area,
a list of the buildings that includes their addresses, pertinent descriptive
information, and contributing status may be substituted for detailed
survey information.
A historical overview of the entire district based on the survey of
the district, the individual property histories, and other local history
information is required. This narrative statement of significance
provides a basic background history of the area and justifies the
significance of the district.

www.OregonHeritage.org

Heritage.Programs@state.or.us
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A historic district
is an area that has
a high concentration
of buildings and
landscape and
streetscape features
that:
• retain a high
degree of
historic integrity
and
• represent an
important aspect
of the area’s
history.

Please contact the
staff of the Oregon
National Register
program for more
information on
how to document
potential historic
districts.
(503)986-0671

National Register Historic Districts
The National Register requires a map showing the boundaries of
the district and each building and structure in the district, with the
contributing properties distinguished from the non-contributing
properties. Mapping requirements are described in more detailed in
National Register Bulletin #16A, “How to Complete the National
Register Registration Form.” Having a map completed early in the
process will often help in determining district boundaries, since you can
see at a glance where the contributing buildings are concentrated.

What are the implications of historic district designation?
One of the primary benefits of National Register designation is the
fostering of community awareness and pride in one’s heritage and the
neighborhood. Designation tends to help stabilize a neighborhood,
stimulate increased owner-occupancy by making it a more distinct and
desirable place to live and work, and generate increased property values
as buildings are rehabilitated. These beneficial effects vary, of course,
depending on the area and the economy at the time, Overall, however,
historic district designation has produced positive results both in
Oregon and throughout the country.
Historic designation provides financial benefits for qualifying
properties. Under provisions of the Economic Recovery Tax Act,
owners of listed properties may qualify for a 20% investment tax credit
for the certified rehabilitation of income-producing property such as
commercial, industrial, or rental residential buildings. In Oregon, under
state law, owners of listed properties may apply for a property tax
benefit – a “freeze” of the assessed value of the property for a 10-year
period, provided the property is in need of rehabilitation. There are
also limited funds available annually on a competitive basis to owners
of listed properties through the Oregon SHPO’s Preserving Oregon
grant program. In historic districts, these financial incentives are only
available to contributing properties in the district. If your house is
considered non-contributing, you still have to comply with the local
preservation ordinance, even though you do not qualify for the financial
benefits mentioned above.
Buildings listed in the National Register can be given more leniency
in complying with building code requirements in order to protect the
qualities of the historic resource. They can often qualify more easily for
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awareness and
pride in one’s
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restrictions
imposed by federal
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owners in a
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National Register Historic Districts

3

conditional use permits or other code exemptions or variances.
Restrictions and controls in a historic district are set forth by the
local jurisdiction. Contact your local planning office for a copy of its
preservation ordinance and for details about any regulations that may
be imposed on district property owners. There are no restrictions
imposed by federal or state regulations on private property owners in
a historic district, provided the property is not benefiting from federal
money through federally funded projects or tax incentive programs.

Can a property owner object to a listing?
Owners of private property within a proposed historic district may
object to the listing by submitting to the SHPO a notarized statement
certifying that the party is the sole or partial owner of the property and
objects to the listing. The National Register will not list a district if the
majority of property owners object.
Each owner of private property in a district has one “vote” regardless
of how many properties or what part of the one property that party
owns and regardless of whether the property contributes to the
significance of the district. An owner is defined as an entity (individual,
partnership, corporation or public agency) holding fee simple title
to property. The right to object is described more fully in the federal
regulations governing the National Register program, 36 CFR 60.6.
ADDITIONAL INFORMATION
State Historic Preservation Office
Oregon Parks and Recreation Department
725 Summer Street, N.E., Suite C
Salem, OR 97301
Oregon SHPO website: www.oregonheritage.org
National Register website: www.cr.nps.gov/nr/index.htm
For general information about the National Register of Historic Places,
contact Kimarie Lamb, Heritage Programs Administrative Specialist, at
503-986-0690.
National Register Program Staff:
Ian Johnson, Historian
Cara Kaser, Architectural Historian
503-986-0678
503-986-0784
ian.johnson@state.or.us
cara.kaser@state.or.us
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APPENDIX D - Supplemental Target Market Data
POPULATION & HOUSEHOLD GROWTH
City of Wood Village, Retail Market Area, Portland MSA and State of Oregon
2000-2015
Avg. Ann. Change

Avg. Ann. Change

2000-2010

2010-2015

Geographic Area
2000

2010
(Estimate)

Number

Percent

2015
(Forecast)

Number

Percent

City of Wood Village
Population
Households
Avg. Household Size

2,860
1,014
2.76

3,878
1,223
2.85

102
21
0.009

3.56%
2.06%

4,222
1,334
2.85

69
22
0.000

1.77%
1.82%

Retail Market Area
Population
Households
Avg. Household Size

47,724
17,655
2.66

55,801
20,556
2.68

808
290
0.002

1.69%
1.64%

60,394
22,260
2.68

919
341
0.000

1.65%
1.66%

Portland MSA
Population
Households
Avg. Household Size

1,927,881
745,531
2.54

2,226,009
867,794
2.56

29,813
12,226
0.002

1.55%
1.64%

2,380,699
927,868
2.57

30,938
12,015
0.002

1.39%
1.38%

State of Oregon
Population
Households
Avg. Household Size

3,421,399
1,333,723
2.51

3,831,074
1,518,938
2.51

40,968
18,522
0.000

1.20%
1.39%

4,032,722
1,600,447
2.51

40,330
16,302
0.000

1.05%
1.07%

Average Annual Population Growth Rates, 2000-2015
4.0%
3.0%
2.0%
1.0%
0.0%
City of Wood Village

Retail Market Area

2000-2010 Avg. Ann. Change

Portland MSA

State of Oregon

2010-2015 Avg. Ann. Change

Source: ESRI BIS, U.S Census 2010 Redistricting Data
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HOUSEHOLD INCOME
City of Wood Village, Retail Market Area, Portland MSA and State of Oregon
2005-2009
Income

City of

Retail

Portland

State of

Wood Village

Market Area

MSA

Oregon
13.1%

Less than $15,000

11.0%

10.9%

10.7%

$15,000 - $24,999

14.7%

11.5%

9.4%

11.4%

$25,000 - $34,999

10.6%

11.5%

10.1%

11.3%

$35,000 - $49,999

19.6%

17.4%

14.3%

15.1%

$50,000 - $74,999

22.5%

22.0%

20.1%

19.7%

$75,000 - $99,999

10.9%

12.4%

13.5%

12.3%

$100,000 - $149,999

8.5%

10.5%

13.6%

10.9%

$150,000 - $199,999

1.7%

2.5%

4.4%

3.3%

$200,000 or More

0.5%

1.3%

3.9%

2.9%

Total

1,223

20,556

867,794

1,518,938

$44,688

$48,777

$56,049

$49,033

Median Household Income

Household Income Distribution, 2005-2009

25%

20%

15%

10%

5%

0%
Less than
$15,000

$15,000 $24,999

$25,000 $34,999

City of Wood Village

$50,000 $74,999

$35,000 $49,999

Retail Market Area

Source: 2005-2009 American Community Surv ey, ESRI BIS
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$75,000 $99,999

$100,000 - $150,000 - $200,000 or
$149,999
$199,999
More

Portland MSA

State of Oregon

POPULATION BY AGE
City of Wood Village, Retail Market Area, Portland MSA and State of Oregon
2010
Age Category

City of

Retail

Portland

State of

Wood Village

Market Area

MSA

Oregon

9.6%

8.1%

7.0%

6.5%

5-14

15.8%

14.5%

13.2%

12.3%

15-19

7.2%

6.9%

6.6%

6.7%

Under 5

20-24

7.5%

6.8%

6.6%

6.8%

25-34

18.2%

15.8%

14.7%

13.6%

35-44

13.8%

13.9%

14.1%

13.0%

45-54

11.1%

13.5%

14.8%

14.6%
13.0%

55-64

8.7%

10.7%

12.0%

65-74

4.8%

5.2%

5.9%

7.1%

75-84

2.3%

3.0%

3.4%

4.3%

85+

1.0%

1.6%

1.7%

2.1%

Total

3,878

55,801

2,226,009

3,831,074

Median Age

30.5

33.6

36.4

38.2

Age Distribution of the Population, 2010
20%

15%

10%

5%

0%
Under 5

5-14

15-19

City of Wood Village

20-24

25-34

35-44

Retail Market Area

Source: ESRI BIS
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45-54

55-64

Portland MSA

65-74

75-84

85+

State of Oregon

RACIAL & ETHNIC COMPOSITION
City of Wood Village, Retail Market Area, Portland MSA and State of Oregon
2010
Race/Ethnicity

City of

Retail

Portland

State of

Wood Village

Market Area

MSA

Oregon
83.6%

White Alone

62.6%

76.6%

81.0%

Black Alone

2.0%

3.1%

2.9%

1.8%

American Indian Alone

2.3%

1.3%

0.9%

1.4%

Asian/Pacific Islander

4.0%

4.7%

6.2%

4.1%

25.0%

9.9%

4.9%

5.3%

4.1%

4.4%

4.1%

3.8%

Hispanic Origin (any race)

37.0%

18.3%

10.9%

11.7%

Total

3,878

55,801

2,226,009

3,831,074

Some Other Race Alone
Two or More Races

Racial & Ethnic Composition, 2010

100%

80%

60%

40%

20%

0%
White Alone

Black Alone

City of Wood Village

American
Indian Alone

Asian/Pacific
Islander

Retail Market Area

Source: ESRI BIS, U.S. Census 2010 Redistricting Data
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Some Other
Race Alone

Portland MSA

Two or More
Races

Hispanic Origin
(any race)

State of Oregon

Community Tapestry Segments
Recognizing that people who share the same demographic characteristics may have widely
divergent interests and shopping preferences, Community Tapestry data (developed by ESRI
Business Information Solutions) categorizes neighborhoods throughout the nation into 65
consumer groups or market segments. Neighborhoods are geographically defined by census
blocks, which are analyzed and sorted by a variety of demographic and socioeconomic
characteristics as well as other determinants of consumer behavior.
Market area households have been grouped into Tapestry market segments. The market
segments within the Wood Village Market Area are identified and summarized in the chart on
the following page.
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TOP TEN TAPESTRY MARKET SEGMENTS
Retail Market Area
2010
Market Segment

% of

Hhold

Hholds

Type

Main Street,
1
USA

24.4%

Family
Mix

Aspiring
2 Young
Families

19.5%

Family
Mix

10.1%

Married
couples

8.7%

Married
couples

8.0%

Single
Persons/
Shared
Hholds

7.5%

Married
couples
with
children

7.4%

Married
couples

4.5%

Married
couples

3 Crossroads

4 Green Acres

5

Old and
Newcomers

Up and
6 Coming
Families

Sophisticated
7
Squires

Milk and
8
Cookies

9

Midlife
Junction

Inner City
10
Tenants
Total Households

3.9%

Family
Mix

2.9%

Family
Mix

Median Median
Age

Consumer Preferences &

Income

Purchases

37

$57,196

These fairly well-educated consumers tend to purchase
software, savings certificates, home improvement iterms
and prescription medication. Civic-minded, they often
attend public meetings and work as volunteers.

31

$52,487

Live in start up homes or town homes, nearly half are
renters, spend their discretionary income on their children
and homes. Enjoy eating out, movies, and playing sports.

$43,799

With incomes slightly below the U.S. median, these
households are mindful of their expenses. They shop at
discount department stores for groceries and children's
products. They enjoy fishing, NASCAR and pets.

$63,430

Blue collar families w/ children 6-17 living in pastoral
settings. These do-it-yourselfers are not afraid to tackle
home improvement projects and enjoy watching football
and NASCAR and going hunting and hiking.

$44,601

Households are often in transitional mode, either starting
careers or retiring. Older members consult with financial
planners and are health-conscious. Younger members
typically enjoy movies, college football games and
activities such as yoga and kickboxing.

$76,135

These young, affluent families enjoy home improvement
projects and dining out at fast food and family style
restaurants. Other leisure activities include taking their
young children to the zoo or traveling domestically.

$85,144

Couples who enjoy cultured country living on the fringe of
urbanized areas. They do their own landscaping and
home improvement projects and play sports and board
games. Prefer to read than watch television.

$64,880

These young, affluent families are focused on life, family
and the future. They spend their time and money on
family activities such as going to the zoo, the movies or
theme parks.

$48,161

Approaching retirement, 1/3 already receive retirement
income and live quiet settled lives. The are comfortable
shopping online and over the phone and enjoy dining out
at full service restaurants. The also enjoy gardening,
watching TV, books and the newspaper.

$34,041

Young, multicultural households that devote much of their
income to infant and children's products. They enjoy
going to the movies, watching TV, shopping and
attending sporting events.

32

41

37

32

38

34

42

28

96.9%

Source: ESRI BIS
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JOBS BY ECONOMIC SECTOR
Retail Market Area
2010
Businesses

Employees

Industry

#

%

#

%

Agriculture & Mining

39

2.2%

192

0.8%

Construction

165

9.2%

661

2.8%

Manufacturing

67

3.8%

4,429

18.7%

Transportation

46

2.6%

610

2.6%

Communication

12

0.7%

54

0.2%

5

0.3%

24

0.1%

Electric/Gas/Water/Sanitary Services
Wholesale Trade

83

4.6%

1,331

5.6%

Retail Trade

444

24.9%

6,307

26.6%

Finance/Insurance/Real Estate

196

11.0%

753

3.2%

Services

658

36.9%

8,411

35.5%

Government

40

2.2%

896

3.8%

Other

30

1.7%

34

0.1%

1,785

100.0%

23,702

100.0%

Total Employment
Source: ESRI BIS
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APPENDIX E - Retail Market Analysis Data
SUMMARY OF MERCHANDISE AND SERVICE CATEGORIES
Merchandise/Service

Types of Goods/Services

Category
Apparel

Women's Apparel, Men's Apparel, Children's, Footwear,
Watches & Jewelry

Home Furnishings

Furniture, Floor Coverings, Major and Small Appliances,
Household Textiles, Floor Coverings, PC Software and
Hardware, Housewares, Dinnerware, Telephones

Home Improvement

Maintenance and Remodeling Materials, Lawn & Garden

Misc. Specialty Retail

Pet Care, Books & Periodicals, Sporting Equipment, Toys &
Hobbies, Video Cassettes & Games, TV/VCR/Cameras,
Audio Equipment, Luggage, Eyeglasses

Groceries

Food at Home, Nonalcoholic Beverages at Home,
Alcoholic Beverages, Smoking Products

Restaurants

Food Away From Home, Alcoholic Beverages

Entertainment

Admission to Movie/Theater/Opera/Ballet, Recreational
Lessons, Participation in Clubs

Personal Services

Shoe Repair, Video Rental, Laundry & Dry Cleaning,
Alterations, Clothing Rental & Storage, Watch & Jewelry
Repair, Photo Processing & Supplies, Child Care

Source: ESRI BIS, Marketek, Inc.
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RETAIL EXPENDITURE POTENTIAL
Retail Market Area
2011-2021
2011
Per

Target

Merchandise or

Household

Sales

Service Category

Expenditure ($/SF)*

2016

2021

Retail Potential

Retail Potential

Retail Potential

Sales

Space

Sales

Space

Sales

Space

(in mil $)

(SF)

(in mil $)

(SF)

(in mil $)

(SF)

Apparel

$1,478

$209

$30.9

147,798

$33.4

160,048

$36.2

173,097

Home Furnishings

$1,419

$199

$29.6

148,968

$32.1

161,315

$34.7

174,468

Home Improvement

$1,101

$140

$23.0

164,334

$24.9

177,955

$26.9

192,464

Misc. Specialty Retail

$1,778

$216

$37.2

172,041

$40.2

186,300

$43.5

201,490

$120.7

633,141

$130.7

685,618

$141.4

741,518

Shoppers Goods
Grocery
Health/Personal Care

$5,618

$390

$117.4

301,050

$127.1

326,002

$137.5

352,582

$925

$365

$19.3

52,952

$20.9

57,341

$22.6

62,016

$136.7

354,002

$148.1

383,343

$160.1

414,598

Convenience Goods
Restaurants
Entertainment
Personal Services
Total

$3,430

$263

$71.7

272,500

$77.6

295,085

$83.9

319,144

$446

$90

$9.3

103,552

$10.1

112,134

$10.9

121,277

$1,041

$151

$21.7

144,014

$23.5

155,950

$25.5

168,665

$360.2

1,507,208

$390.0

1,632,130

$421.8

1,765,202

$29.9

124,922

$31.8

133,072

Five Year Net Gain

* Target sales are based on the Urban Land Institute, "Dollars and Cents of Shopping Centers."
Sources: ESRI BIS; Urban Land Institute; Marketek, Inc.
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TYPICAL SIZE OF SELECTED BUSINESSES
Merchandise or Service Category/Business

Median

National

Local Chain

Independent

Appliances

5,956

6,292

5,911

~

Art Gallery

1,802

~

1,802

1,907

Beauty Supplies

1,807

1,634

2,450

1,829

Bike Shop

3,440

~

~

2,596

Bookstore

10,093

23,000

9,990

2,740

Cameras

2,000

2,000

~

~

Children's Wear

3,913

4,879

3,054

2,105

Family Shoe Store

4,000

4,113

5,100

2,460

Family Wear

8,000

8,500

3,474

5,132

Gift/Cards

4,200

4,900

3,780

1,653

Hardware

13,200

13,900

~

~

Home Accessories

7,595

10,215

5,365

2,462

Jewelry

1,500

1,610

1,968

1,200

Luggage

2,500

2,499

~

~

Men's Clothing Store

3,500

4,319

3,065

2,750

Pet Supplies

7,995

17,600

3,201

3,200

Record/Tapes

4,464

6,178

~

2,017

Sporting Goods

8,465

22,000

4,980

2,995

Toys

7,855

12,000

~

3,344

Women's Ready to Wear

4,400

4,503

3,960

2,145

Drugstore/Pharmacy

10,920

10,860

16,668

4,977

Supermarket

50,420

49,071

51,495

23,300

Bakery

1,990

4,000

~

1,700

Gourmet Grocery

18,000

~

~

~

Wine/Liquor

3,440

~

6,237

2,920

Specialty Retail

Convenience

Personal Services
Day Spa

2,875

~

2,563

3,060

Women's Hair Salon

1,400

1,450

1,250

1,361

Nail Salon

1,200

~

1,200

1,200

Health Club

10,249

9,548

5,508

10,249

Mail/Packaging/Photocopying

1,278

1,240

~

1,236

950

~

900

1,035

Video Rental

Tailor/Alteration

6,000

6,333

4,240

4,733

Drycleaners

1,800

~

1,800

1,649

Day Care

4,000

~

~

3,901

Laundry

2,114

~

2,150

1,955

Restaurant with Liquor

5,204

6,669

5,600

3,362

Restaurant without Liquor

3,581

6,500

3,025

2,625

Bar/Cocktail Lounge

3,821

~

~

3,821

Ice Cream Parlor

1,137

1,144

1,137

1,116

Restaurants

Coffee/Tea
Entertainment - Cinema

1,578

1,650

1,624

1,400

35,022

37,161

35,022

21,250

Source: Urban Land Institute, "Dollars and Cents of Shopping Centers"
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SPENDING POTENTIAL INDEX OF SELECTED GOODS AND SERVICES
Wood Village Retail Market Area
2010
Merchandise/
Service Category
Apparel
Men's
Women's
Children's
Footwear
Watches & Jewelry
Apparel Products & Services
Computer
Computer/Hardware for Home
Software/Accessories for Home
Entertainment & Recreation
Entertainment Fees & Admissions
Membership Fees
Sports Participation
Theater/Movies/Ballet/Opera
Sporting Events
Recreational Lessons
Dating Services
Television & Sound Equipment
Cable Television
Televisions
VCR/Video Camera/DVD Player
Video Cassettes and DVDs
Video Game Hardware/Software
Satellite Dishes
Video/DVD Rental
Streaming/Downloaded Video
Audio
Rental & Repair of TV/Sound
Pets & Supplies
Toys & Games
Recreational Vehicles & Fees
Sports/Exercise Equipment & Supplies
Photo Equipment & Supplies
Books/Magazines/Subscriptions
Catered Affairs
Food & Beverages
Groceries
Bakery & Cereal Products
Meats, Poultry, Fish & Eggs
Dairy Products
Fruits & Vegetables
Other Foods at Home

Spending
Potenial
Index
68
64
60
74
48
96
168
99
100
98
99
97
99
100
99
99
100
96
95
99
100
100
103
98
102
99
94
97
117
98
88
76
98
95
104
96
95
96
95
96
96

Merchandise/
Service Category
Meals at Restaurants
Alcoholic Beverages
Nonalcoholic Beverages at Home
Financial Services
Investments
Auto Loans
Health
Nonprescription Drugs
Prescription Drugs
Eyeglasses and Contact Lenses
Home
Home Improvement
Maintenance/Remodeling Serv
Maintenance/Remodeling Supp
Household Furnishings
Household Textiles
Furniture
Floor Coverings
Major Appliances
Housewares
Small Appliances
Luggage
Telephone & Accessories
Child Care
Lawn & Garden
Moving/Storage
Housekeeping Supplies
Insurance
Homeowners/Renters
Vehicle
Life
Health
Personal Care Products
School Books & Supplies
Smoking Products
Transportation
Vehicle Purchases
Gas & Oil
Vehicle Maintenance & Repair
Travel
Air Fare
Hotels/Motels
Rental Cars
Food/Drink

Source: ESRI BIS
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Spending
Potenial
Index
98
100
96
88
96
91
89
95

95
92
96
97
95
93
86
95
98
68
103
91
97
95
93
96
92
92
97
100
93
97
95
96
99
96
100
96

APPENDIX F. Walkability Economics
Urban Land; the magazine of the Urban Land Institute
January, 2007
Financing Walkable Urbane Projects
by Christopher B. Leinberger
Over the past decade, much has been learned from urban designers and
developers such as J.C. Nichols (Country Club Plaza in Kansas City), George
Merrick (Coral Gables, Florida), and the Rockefeller family (Rockefeller Center).
They have become role models to be emulated in the revival of downtowns,
suburban town centers, new urbanist projects, transit-oriented developments,
and lifestyle centers throughout the United States. While attention has focused
primarily on the urban design lessons they have taught us, there are financing
lessons they can teach us as well.
The most important financing lesson is to recognize that real estate has always
been a long-term asset class. The U.S. Internal Revenue Service dictates that
structures are depreciated over 39 years. The U.S. National Park Service, the
agency that designates historic tax credits, considers buildings historic if they are
more than 50 years old. One reason downtowns lately are reviving so quickly is
the positive market response to the rehabilitation of historic structures—buildings
whose quality of construction could never be matched today. However, over the
past half-century real estate has changed. Today, most real estate projects have
a seven- to ten-year life as a Class A property—the result of a reduction in the
construction quality of projects and the building of commoditized, single-purpose
product.
To build projects like Country Club Plaza or Rockefeller Center—mixed-use
projects erected in walkable environments—something in short supply today was
undoubtedly employed: patient equity. Patient equity is the capital committed to a
development or redevelopment budget that does not have a defined payback. To
many today it is an oxymoron—since equity is the most expensive and, therefore,
most impatient of all capital. However, patient equity in the past was generally
required to move a project forward, but also used because of the pride taken in
building something that J.C. Nichols called of “enduring value.”
Proper financial structuring in the early stages of a project’s life entails lining up
the required equity and debt. Not planning for an essential source of equity could
result in minimizing a project’s financial performance or even financial disaster. If
patient equity is a requirement, not providing enough of it can jeopardize the
project and the developer’s financial future.
It is important to distinguish between the two forms of real estate development.
Revitalizing a downtown, developing a new urbanist project, or building a mixed-

196

use lifestyle center requires creating a walkable urbane place where most or
possibly all of life’s daily needs (shopping, recreation, school, restaurants,
employment, etc.) are reachable on foot or by mass transit. The preconditions for
a walkable urbane place include:
•
•
•

•

significant residential uses within walking distance of local-serving retail
and a park;
a continuously pedestrian-friendly and safe walk;
an average net residential density of at least eight dwelling units per acre
(20 per ha) to support local-serving retail and transit (planned or currently
available); and
being within walking distance of work for at least one household member
or within walking distance of transit that links the household to employment.
Walkable urbanity is in contrast to conventional suburban development, which
is exclusively based upon car transportation, separation of uses, and low
density.

The purpose of developing walkable urbane places is to allow for walking to be
the preferred method for the majority of trips from a residence, though there are
multiple transportation options available, including the car. The resulting density
for walkable places is a floor/area ratio (FAR) of more than 1.0 in a suburban
town center or new urbanist suburban project, 3.0 to 4.0 in a mid-sized
downtown, and as high as 40.0 in downtowns like Manhattan, London, or
Shanghai. In sharp contrast, the FAR of conventional suburban development is
between 0.05 and 0.30.
Generally, walkable urbane places have higher construction and land costs as
well as higher financial risks, which translates into higher financing costs, than
conventional suburban development. There are a number of reasons for this,
some structural and others temporary, including lack of investor experience with
walkable urbane projects; prices that may be higher than comparables in the
market; need for a critical mass of mixed-use product to ensure success, which
might not be in place yet; a larger number of units or square footage delivered
per phase than conventional development; intensified NIMBY opposition; and
increased entitlement risk.
The net result is that it is significantly more difficult to finance walkable urbane
projects.
But patient equity pays for these increased costs and mitigates the risks. Patient
capital is additive; it is layered on top of a conventional development budget, as
shown in Figure 1.
Figure 1: Comparison of Conventional Suburban Financing with Walkable
Urbane Project Financing Structure
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Conventional Project

Walkable Urbane Project

Conventional equity

$200,000

20%

$200,000

16.6%

Debt

$800,000

80%

$800,000

66.7%

Patient equity

$0

0%

$200,000

16.6%

Total

$1,000,000

100%

$1,200,000

100.0%

A development budget consists of equity and debt. Conventional equity expects
a 20 to 30 percent internal rate of return (IRR), has ownership of the project,
provides the construction guarantee, and generally is 20 percent plus or minus of
the total development budget. When patient equity is added to the mix, the
conventional equity takes on a different role with a different return. When patient
equity is provided, the conventional equity is referred to as “first tranche” equity
or mezzanine debt. In exchange for having additional (patient) equity in the
project—which is behind the first-tranche equity in cash flow priority—and no
financial guarantees of the construction loan (which the patient equity provides),
the first-tranche equity or mezzanine debt will receive a lower rate of return and
no ownership. Instead, it will receive 100 percent of the after-debt-service cash
flow until both the negotiated cumulative or noncumulative rate of return is
achieved and the principle is returned. Currently, first-tranche equity or
mezzanine debt receives between 10 and 12 percent priority return.
With the retirement of the first-tranche equity, 100 percent of the after-debtservice cash flow of the project is available for the patient equity providers. It can
be expected that first-tranche equity is retired between three and seven years of
the project’s life, so the patient equity providers have to wait until then for
financial returns.
The conventional debt provided for a project with patient equity will probably stay
about the same in absolute dollar terms, but will be a proportionally smaller piece
of the total development budget, as shown in Figure 1. This could result in a
potentially major benefit. If the debt-to-value ratio drops from the conventional 80
percent to, say, 66 percent as shown in the above example, there is the
possibility that the bank will not require as much of a construction loan guarantee
or any at all, i.e., it becomes a nonrecourse loan. This is due to there being
significant equity (patient equity plus first-tranche equity or mezzanine debt) in
front of the debt on the project. While there is no established market for pricing
the value of providing a construction guarantee, it is certainly worth at least 25
percent of the ownership in the project and sometimes more. This is a
considerable financial benefit to the developer if a construction guarantee is not
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required or even if the guarantee required can be negotiated to “burn off” faster
than normal.
So why would a patient equity provider trade off a lower-risk, short-term return for
a higher-risk, mid- to long-term return? Because there could be significantly
higher cash flows as the project matures. Unlike conventional development
where cash flows have been hybridized to be loaded at the front end—the result
of lower construction costs for simple commoditized product—it appears that
cash flows from walkable places get better over time. Value spirals upward as
the critical mass of a walkable place is achieved and enhanced. As more
development takes place within walking distance, there are more people on the
street and therefore rents and sales prices go up, resulting in land and building
values rising, which leads to increased cash flows and so it continues upward as
more development is added to the area. However, it generally takes time to
achieve critical mass or expand the walkable district, hence the time lag in cash
flow generation.
During the late 1980s, Mobil Land, the real estate subsidiary of Mobil Oil, owned
the master-planned community of Reston, Virginia, located on the Dulles Tollroad
in the Washington, D.C., metropolitan area. At the intersection of Reston
Parkway and the tollroad, a roughly 200-acre (81-ha) greenfield site had been
planned for a town center for the master-planned community growing rapidly
around it. The form that the town center took was unlike anything developed in
the postwar era of the United States. It is composed of a Main Street with
sidewalks and parallel parking on both sides of it; buildings come right up to the
sidewalks, with hidden decked parking supporting the 770,000 square feet
(71,628 sq m) of office, hotel, and retail space developed in the first phase.
When it opened in 1992, it immediately became a “place,” achieving critical mass
and becoming a favorite destination for Fairfax County residents as well as
tenants. The second phase of 900,000 square feet (83,721 sq m) of office space
added in 1997 increased the town center’s walkability. However, it was with the
addition of thousands of condominium and rental apartments, as well as
additional office and retail space, during the late 1990s and early part of the
2000s, that confirmed Reston Town Center’s role as a major regional-serving,
walkable urbane place—what the current owner refers to as “a downtown for the
21st century.”
Though an analysis of the entire investment over the life of the development has
not been undertaken, the current rental rates and sales prices shown in Figure 2
demonstrate the premium that walkable urbane places command.
Figure 2: Comparison of Reston Town Center Rents and Sales Prices with
the General Reston Area and the Dulles Corridor in Dollars per Square
Feet; Second-Quarter 2006
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Office

Condominium

Retail

Rents/SF

Vacancy

Rents/SF

Rents/SF

Reston Town
Center

$40–$45
(gross)

0%

$550–$575

$50–$60
(triple net)

General Reston
area

Mid $30s

3%

$340–$475

$35–$40

Dulles corridor

High $20s

12%

No product

Mid $30s

Reston Town Center is the only walkable place in the surrounding market. The
general Reston area and the Dulles corridor are composed of single-purpose
product and require a car for all transportation needs. Taking the midpoints of the
rental and sales price ranges in Figure 2 shows a nearly 50 percent price
premium for Reston Town Center over the rest of the market.
In Albuquerque, New Mexico, the Historic District Improvement Company (HDIC)
developed the Century Theatre Block as a catalyst to help revitalize downtown.
When it opened in November 2001, it consisted of a 47,000-square-foot (4,372sq-m), 14-screen movie theater; 25,000 square feet (2,325 sq m) of retail; and
25,000 square feet (2,325 sq m) of office space in a mixed-use, walkable form.
Initially, HDIC proposed the project as a joint venture with a major international
development firm, which produced financial projections. The projections
assumed conventional suburban construction quality and tenant improvements
as well as suburban rental rates.
It became obvious to HDIC that the quality of the development as proposed
would not be sufficient to catalyze the revitalization of downtown and the joint
venture was dissolved. HDIC became the sole developer and built a project that
had a 40 percent higher construction and tenant improvement budget than the
conventional budget. This required additional equity: patient equity. The
development budget became 5 percent conventional equity, 67 percent debt, and
27 percent patient equity. The patient equity included HDIC cash, land,
structured parking, and developer fees. It achieved developer nirvana: the
construction loan was nonrecourse due to the high proportion of equity.
The resulting comparative cash flows between the conventional joint venture
development and the final project are shown in Figure 3. (Only the nontheater
cash flows are shown since the theater construction costs and lease were the
same under both scenarios.)
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The early actual returns from the final project were, in fact, lower than the
conventional projections; however, cash flows have recently surpassed those
projections and seem set to significantly surpass them in the future, pointing to
the pent-up demand for higher-quality walkable product. Most of the early cash
flow went toward repaying the principal and interest of the conventional equity
providers, who should be completely paid off by 2007. Nearly 100 percent of the
cash flow will then accrue to HDIC, which will see the mid- to long-term cash flow
the project is forecasting.
Going public as a real estate investment trust (REIT) in 1993 as a spin-off of
Trammell Crow Residential, AvalonBay has always concentrated on building and
owning rental apartment projects in markets with high barriers to entry. Many
times that has involved developing and owning in walkable urbane districts, such
as downtown Stamford, Connecticut, and San Francisco, or transit-oriented
Ballston, an Arlington, Virginia, neighborhood on the Metro subway line in the
Washington, D.C., area. As a result, over half of AvalonBay’s portfolio is in
walkable urbane locations. AvalonBay, consistently one of the nation’s more
profitable apartment REITs, achieved this long-term financial performance while
providing short-term, high shareholder returns.
There are many sources of patient equity, including land/buildings, developer
fees, parking improvements, off-site improvements, professional fees, and,
always preferred, cash. The providers of patient equity are broad based and
include land/building owners, the project’s developer, investment allocated to
venture capital by institutions, REITs with strong current cash flow, individual
investors, nonprofit organizations—especially if long term–oriented investment
might fit the nonprofit’s philanthropic mission—and state and local governments.
The amount of patient equity that should be invested in a project will naturally
vary from project to project. However, experience seems to indicate that
somewhere in the range of 10 to 30 percent of the development budget should
be patient equity. The increased patient equity in a walkable urbane project is
used to heighten construction quality and pay for the additional time to obtain
entitlements and other issues mentioned above. The patient equity lowers the
inherent risk of developing walkable, mixed-use projects and places. Having the
project less leveraged may result in less of a need or no need for a construction
loan guarantee, allowing the patient equity providers to own more of the project.
The developer of a project with patient equity has a much better chance to
maintain ownership and not have to sell the project to cash out the conventional
equity provider, as is often the case.
Most walkable urbane projects today probably use more patient equity upfront
than their developers recognize, since it seems to be a requirement for mixeduse, walkable developments. However, investing patient equity was not what
most developers set out to do; since projects required it, it was put into the deal
incrementally. It is time to recognize that patient equity is a necessity and should
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be planned for upfront. The need for this type of equity to create the walkable
places the market is demanding also creates cash flow potential for years to
come. As such, we might just see real estate become a long-term asset class
once again.
Christopher B. Leinberger is a professor and director of the Graduate Real
Estate Program at the University of Michigan in Ann Arbor, a fellow at the
Brookings Institution in Washington, D.C., and a founding partner of Arcadia
Land Company. (Arcadia was the managing partner of HDIC in Albuquerque
when the Century Theatre Block was developed; Leinberger was a board
member of AvalonBay during the 1990s.)
Urban Land: January 2007
© 2007 ULI–the Urban Land Institute, all rights reserved
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Wood Village Town Center Land Use
Alternatives and Transportation Concepts
1 INTRODUCTION
The Wood Village Town Center is Wood Village’s largest undeveloped asset and currently the City of
Wood Village is in the process of revising the Town Center Master Plan (TCMP) and updating the Street
Element of its Transportation System Plan (TSP). The TCMP focuses on the Town Center and will select
appropriate land uses and transportation solutions to create a conceptual master plan that includes
economically viable residential land uses and employment opportunities. These planning efforts are
based on the ability to achieve the future vision of the community while meeting state, regional, and
county policies, targets, and standards.

1.1 PURPOSE OF THIS MEMO
The purpose of this memo is to present a series of land use alternatives for the Wood Village Town
Center. These alternatives are economically viable and based on input from the community. They
address the needs, opportunities, constraints, and the final goals, objectives, and evaluation criteria
developed throughout this process.

1.2 OUTLINE
This memo is organized into the following sections:
Project Background opens the memo by providing some context on the project and the site that is
helpful for understanding the recommendations that follow.
Alternatives Development outlines the process by which the land use alternatives were developed,
including research, community input, and the criteria for a successful town center.
Alternatives Analysis concludes the memo with a description and analysis of four development
scenarios as well as recommendations for funding strategies and policy changes.

1.3 PROJECT BACKGROUND
Wood Village is located 12 miles east of Portland, nestled between the cities of Troutdale, Fairview, and
Gresham along I-84. It hosts a main route to Mt. Hood as part of the Mt. Hood Scenic Byway. The city
was originally a planned community for Reynolds aluminum factory workers in 1941. Today Wood
Village has a population of around 3,900 people and hosts a large variety of commercial and industrial
businesses.
The Town Center contains 81.2 acres, approximately half of which is developed as a retail center with
Lowe’s, Fred Meyer, Kohl’s, Buffalo Wild Wings, and a number of other tenants. Total building square
footage constructed to date is approximately 400,000 square feet, with the Fred Meyer, Kohl’s, and
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Lowe’s stores occupying the majority of the area. The initial Town Center development in the 1990s
included significant investment in public infrastructure, including roadway improvements, water,
wastewater, and storm water management systems. These investments are currently underutilized, and
the site could accommodate significant development with little additional investment.
The Town Center also includes the site of the former Multnomah Greyhound Park. In 2013, state voters
rejected a proposal to convert it to a casino. In 2014, a multifamily housing development was proposed
in the Town Center on commercially-zoned land immediately north of Lowe’s. This was opposed by the
Riverwood Housing Association and, after a joint hearing, the City Council and the City Planning
Commission declined to approve the proposed amendments to the TCMP which were needed for the
project to move forward. In the spring of 2016, a revision of the master plan for the area was granted,
providing for only single family residential construction. The updated TCMP is intended to help attract
future development in line with community values to create a healthy and vibrant town center.
The City completed its TSP in May of 2012, although it was a partial TSP that did not include a street
element due to ongoing planning processes in the region. The 2012 TSP deferred the street element
until the other transportation planning efforts were completed. Now that the East Metro Connections
Plan, the Arata Road, Halsey, Sandy, and Glisan corridor plans are finished, the participating
jurisdictions, including Wood Village, need to include the recommendations into their individual TSPs.
An update to the Halsey corridor plan is underway in 2016, with the intent of completion of the work in
the spring of 2017.
The analysis conducted during the Project will be captured in a series of technical memos which will
culminate into four documents: Town Center Master Plan, Recommended Amendments to the Wood
Village Town Center Zone provisions, Street Element of the TSP and TSP Performance Measures.

1.4 NEXT STEPS
The alternatives will be reviewed by the project technical and citizen advisory committees then brought
to the general public at a community meeting for comment. Based on the analysis and public input, a
preferred alternative will be developed that represents a “hybrid” of these alternatives, incorporating
some features from each. The results will be incorporated a Draft Town Center Master Plan to be
prepared in late summer 2016. A final Town Center Master Plan, including recommended changes to the
City’s Transportation System Plan and Zoning code, will be prepared for adoption by the City Council in
the fall.

1.5 INTRODUCTION
Over the past several months, the project team performed the following research in order to
understand the policy and community context of the Town Center and the master plan update process:



Planning Policy Framework – reviewed the state, regional, and local planning context including
land use and transportation plans, zoning code, a town center outreach report prepared in 2011
and an economic opportunities analysis.
Transportation Conditions – summarized both the existing and future conditions of
transportation in Wood Village and the Town Center, including current transportation plans and
projected travel demand.
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Market Analysis – analyzed national and regional trends contributing to land use demands for
retail, residential, and industrial uses including growth projections and the city’s regional
context.

Completed technical memos are available on the project website1.
Market Analysis Findings
1. Demographic changes and market conditions strongly support a range of housing types for
Wood Village, especially multifamily, including apartments, cottage clusters, and townhomes.
2. Additional demand for large-scale retail is limited, although the remaining pad sites in the Town
Center are likely to be built over time.
3. Small service retail is possible as part of a residential community.
4. Industrial or office development is unlikely as there are ample sites nearby such as the Gresham
Vista Business Park, with the exception of selected medical office uses.
5. Depending on the specifics of the proposed use, a recreational or destination recreation center
may be viable.
The project team conducted the following outreach:





Interviewed both developers and community members in order to understand local context and
expectations for the Town Center.
Conducted five focus groups with a variety of ethnic communities in Wood Village in order to
understand their values and expectations for the Town Center.
Hosted a community workshop to obtain input on the vision and needs for the potential
development of the Town Center.
Facilitated Technical and Citizen Advisory Committees review and comment on all project work
products.

Outreach summaries may be found on the project website2.
High level observations from the public outreach include:
1. Community members want the Town Center to provide more gathering places, including family
entertainment, public parks and plazas, and a community based market.
2. Developers see limited opportunity for more big box retail, but that smaller retail will bring
more activity to the Town Center.
3. Community members want more pedestrian and bicycle access and amenities.
4. Most stakeholders support residential development in varying low to mid-density mixes.
Developers see a lot of potential for residential uses, especially multifamily housing.
5. The Town Center could be better connected to the community around it via multimodal
transportation options.
6. The community supports a family-friendly entertainment center with a regional draw,
indoor/outdoor uses and year-round programming.

1
2

http://www.ci.wood-village.or.us/hot-topics/wood-village-town-center-master-plan-update/
Ibid.
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1.6 GOALS, OBJECTIVES, CRITERIA
Project goals, objectives, and evaluation criteria were crafted to help drive the development of the
TCMP with the voice of the Wood Village community in mind. The goals and objectives help to describe
what the TCMP should encompass and the evaluation criteria aim to help the team determine if and
how well the goals and objectives are met once TCMP scenarios are developed. They are grounded in
the City’s 2030 Vision Statement and adopted Comprehensive Plan and the project market analysis.
They were also shaped by feedback obtained from stakeholders during interviews and advisory
committee meetings.
These goals, objectives and criteria are available in Technical Memo #3. Its text is included here in its
entirety so that the criteria are easily accessible to the reader since they are used in the evaluation of
alternatives.
1.6.1

Goal 1: Economic Development

Strengthen the economic/tax base of the community.
Objectives
1. Create flexible and streamlined plan and code that accommodates employment, commercial
retail and housing and encourages investment in the Town Center.
2. Integrate the Town Center with adjacent residential and employment areas so that they
complement each other.
3. Maximize flexibility in order to accommodate changing economic conditions over time.
Evaluation Criteria
 Block widths range from 225-250 feet, lengths from 250-425 feet and blocks have alleys or rear
lanes.
 Plan uses are reasonably expected to directly leverage private investment based on Market
Analysis or other private sector expression of interest in investment.
 Plan allows for development to occur at surface-parked densities by right so that development
momentum can begin immediately and evolve into higher density over time.
1.6.2

Goal 2: Accessibility, Safety and Mobility

Provide safe and convenient transportation access to, and within, the center for all modes.
Objectives
1. Increase access to transit options to and within Wood Village.
2. Improve bicycle and pedestrian access to, and within, site.
3. Maintain the ability to accommodate anticipated traffic volumes on major arterials.
4. Develop fine-grained network of streets (with complete sidewalks and safe bike routes), multiuse paths, and trails.
Evaluation Criteria
 Local road network accommodates future traffic volumes at v/c of 0.99 or better.
 More people have ½ mile access to schools, recreation facilities, transit and shopping centers.
 Enhance safety and comfort of multimodal travel as measured through pedestrian level of
service.
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1.6.3

Goal 3: Community Vitality

Make Wood Village Town Center a vibrant, local destination that also serves as a regionally recognized
commercial center.
Objectives
1. Encourage the development of a community where people can live, work and play.
2. Incorporate public uses that help establish the Town Center as a vibrant center of community
activity.
3. Establish and enforce high quality urban design, streetscape and landscaping standards
calibrated to local conditions, are affordable, long lasting, and help establish a sense of place.
4. Facilitate mixed-use development, including vertical development, in key locations.
Evaluation Criteria
 Currently vacant spaces within the Town Center are master planned for a minimum of two
different uses that are mixed either horizontally or vertically, with a range of densities within
each use.
 The Town Center Plan provides for gathering places at different locations, sizes and programs,
including civic uses, parks, playgrounds and plazas, and links these places with well-designed
streets and trails that also function as public space.
1.6.4

Goal 4: Equity

Build upon and enhance Wood Village’s identity as a diverse, family-oriented, and friendly community.
Objectives
1. Create an urban place that citizens and visitors of all ages identify with Wood Village.
2. Plan uses, design and access facilitate activities and businesses that cater to the ethnic diversity
of the City.
3. Offer a range of housing types for different income levels, family types, and ages, for rental and
ownership, that are well cared for and attractive.
4. Encourage uses that cater to families such as restaurants, theaters, family entertainment
centers and outdoor gathering areas.
Evaluation Criteria
 Provide for a diverse mix of uses and housing options, including a range of densities, sizes and
affordability permitting both ownership and rental housing.
 Plan allows for restaurants, theaters and family entertainment centers, education uses, and
outdoor gathering areas in various sizes.
1.6.5

Goal 5: Natural Environment

Enhance the natural environment.
Objectives
1. Bring nature into the city (with street design, park design and landscape standards).
2. Connect the city to nature at a regional scale (views of Mt. Hood and the Columbia River Gorge
and connect to regional recreational facilities).
3. Minimize impacts to wetland and riparian areas on the site.
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Evaluation Criteria
 New development captures, retains and treats the first inch of rain for 24 hours.
 Public streets and gathering places (e.g., parks, playgrounds, plazas) capture, retains, and treat
the first inch of rain for 24 hours.
 Wetland and riparian buffers are 50 feet, minimum.

2 LAND USE ALTERNATIVES
2.1 ASSUMPTIONS ABOUT EXISTING AND PLANNED CONDITIONS
The research and public outreach were used to develop two general alternatives, each with two specific
variations. The four alternatives were specifically designed to strike a different balance for housing,
regional entertainment, and commercial uses. They also each employ a slightly different street grid,
trails and pedestrian connections and outdoor gathering places. They are intended to represent a range
of choices for discussion. Based on evaluation and feedback, the various elements could be combined in
different ways for a refined, preferred Town Center Master Plan alternative.
All of the alternatives make the following assumptions:







With the exception of the Multnomah Greyhound Park, new development and density will be
accommodated through development of currently vacant areas of the Town Center, not through
the demolition and redevelopment of existing buildings. Existing structures in the Town Center
retail area will remain for the long term. This includes Lowe’s, Fred Meyer, Kohl’s, and the many
smaller retail buildings. While the businesses within each building may change from time-totime, the overall focus on retail uses and the footprints of these buildings will not.
The Multnomah Greyhound Park site will be redeveloped.
Designated wetlands will not be open to commercial development and should be enhanced as
key natural features on the site.
A planned residential development immediately south of the existing Riverwood neighborhood
and north of Lowe’s will proceed as approximately 50 single-family homes.
The Riverwood neighborhood in the northeast corner of the Town Center will remain.

All alternatives assume the same land uses for certain buildable portions of the Town Center:



Vacant parcels on the west edge of the Lowe’s parking lot have good potential for mixed-use
(commercial and residential) development.
Vacant pads in the Kohl’s and Fred Meter parking lot have good potential for creating a “mini
Main Street” in the southwest corner of the town center.

All alternatives incorporate certain common elements:





A low impact open space/community park that features the wetlands at the north end of the
Multnomah Greyhound Park site as a centerpiece
A place for outdoor food vending such as a food cart pod, a farmer’s market, or other venue
A trail connection from Arata Rd. south along the edge of the peninsula wetland
One or more east-west trail connections between the Town Center and neighborhoods to the
east
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A third trail through the remaining wetland areas at the east and southern edges of the site,
with some park improvements to make it a community asset and minimize safety concerns
A new pedestrian connection between the existing plaza next to Fred Meyer and Multnomah
Greyhound Park site
One or more pocket parks and/or urban plazas
Commercial densities that allow for surface parking
Residential densities that allow for surface parking with the exception of townhouses, which will
incorporate parking into the unit
Streets will be built to the edge of the Town Center boundaries to connected to anticipated
future development outside the Town Center
A “front door” to the redeveloped Multnomah Greyhound Park site on 223rd Street

Based on these assumptions, two alternatives were developed, each with two variations for a total of
four alternatives. Two alternatives are in the theme of Regional Entertainment while the other two are
in the theme of Mixed-Use Town Center.
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2.2 ALTERNATIVE 1: REGIONAL ENTERTAINMENT
Vision: A major regional entertainment destination on the Multnomah Greyhound Park site.
Regional Entertainment Alternative 1 provides significantly more commercial development than
residential, emphasizing an entertainment center on the former Multnomah Greyhound Park site.
Limited residential development is developed at medium densities such as cottage clusters,
townhouses, senior housing, and low-rise apartments or condominiums. Additional retail along Wood
Village Boulevard creates more of a Main Street feel for the Town Center.
2.2.1

Alternative 1a

Alternative 1a provides a uniform street grid through the Multnomah Greyhound Park site, creates two
additional plazas, treats the back of Kohl’s as a “universal” street, and creates slightly more retail along
Wood Village Boulevard than Alternative 1b.
This alternative sets aside about 10 acres for entertainment uses such as a family fun center that would
draw visitors from the local community and throughout the region. It features 220,243 square feet of
retail and office space, and 100 new residential units (single family, cottage cluster, etc.).
Figure 1: Regional Entertainment Alternative 1a
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2.2.2

Alternative 1b

Alternative 1b limits the number of service streets through the Multnomah Greyhound Park site and
creates an additional, central plaza in the retail core.
This alternative sets aside the most land for entertainment uses, allocating 14.87 acres for a regional
entertainment center and hotel that would draw visitors from throughout the region and beyond. In
addition, it includes 260,000 square feet of commercial space and 75 new residential units (single family,
cottage cluster, townhomes, etc.)
Figure 2: Regional Entertainment Alternative 1b
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2.3 ALTERNATIVE 2: MIXED-USE
Vision: A community town center that provides for a diverse mix of residential, commercial, and civic
uses.
The Mixed-Use Alternative creates a smaller street grid by introducing more streets to accommodate
considerably more residential development. Housing is developed at a range of densities such as cottage
clusters, townhouses, senior housing, and low- to mid-rise apartments or condominiums. Vertically
mixed-use development is emphasized along Wood Village Boulevard and as a buffer between new
residential neighborhoods and existing big box retail. This alternative treats Wood Village Boulevard as
more of a Main Street than the entertainment alternatives, orienting the density of uses to the center of
the Town Center, while creating more opportunity for parks, paths, and plazas.
2.3.1

Alternative 2a

Alternative 2a creates the most uniform street grid through the Multnomah Greyhound Park site as well
as a significantly larger plaza along the fronts of Kohl’s and Fred Meyer than other alternatives. This
alternative also creates more vertical mixed uses, has fewer service streets, increases the street grid
through the Kohl’s/Fred Meyer parking lot, and adds flexible public space.
This alternative emphasizes low to mid-intensity residential development. It does not include any
specific entertainment uses but would create 235,000 square feet of commercial space and 200 new
residential units (single family, cottage clusters, town homes, garden apartments, senior housing, etc.).
Figure 3: Mixed-Use Alternative 2a
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2.3.2

Alternative 2b

Alternative 2b orients the new street grid to Wood Village Boulevard, using more service streets, but
creating more open space as well. Less vertical mixed use development leaves room for a park that
connects to the central retail plazas.
This alternative emphasizes mid-intensity residential development and includes the most housing units
of any alternative. It does not designate any specific entertainment uses instead targeting 290,000
square feet of commercial space and 375 new residential units (single family, cottage cluster, town
homes, garden apartments, vertical mixed use, senior housing, etc.).
Figure 4: Mixed-Use Alternative 2b
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3 EVALUATION
This section evaluates the above alternatives against the criteria reproduced from Technical Memo #3 in
section 1 of this memo.
This evaluation is a qualitative analysis of the development alternatives performance on each criteria
using the following scale:
Poor

Fair

Meets

Good Excellent

An important criterion in the Accessibility, Safety and Mobility Goal (#2), is that the local road network
accommodate future traffic volumes at v/c ratio of .99 or better. This is a key evaluation measure for the
community to ensure that the existing and planned infrastructure is sufficient to accommodate the level
of development that is allowed to occur. If the proposed zoning has a higher trip generation than
existing zoning, further transportation infrastructure may be required to meet Transportation Planning
Rule requirements.
The 2035 travel forecasts for the East Metro Connection Plan were used as a basis for comparison with
the alternatives. Those forecasts were analyzed in Technical Memo #2, the Existing and Future
Transportation Conditions report for this project. The Metro Regional Model (model) forecasts trips by
mode based on allocated population and employment growth. Since large portions of the Wood Village
Town Center site were considered vacant or underdeveloped, and current zoning permits a broad array
of employment uses, the model attributed significant employment growth to the site.3 These levels of
assumed development and employment generated a significant base of trips for the site.
In order to determine how each of the alternatives would affect the 2035 base as analyzed in Memo #2,
trips were generated for each alternative based on the latest Institute of Transportation Engineers
manual. These trip generation estimates were qualitatively evaluated relative to each other and in
comparison with the types and intensity of uses that were contained in the Metro 2035 travel forecasts
for this site. The results are summarized, along with those for other criteria, below.

3

The model assumes approximately 2,400 additional employees in Wood Village by 2035. Over one-third of this
additional employment is associated with the Town Center site itself.
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3.1 REGIONAL ENTERTAINMENT ALTERNATIVE
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MIXED USE ALTERNATIVE
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3.2 ALTERNATIVES CONCLUSION
These four alternatives explore a variety of combinations and arrangements of land uses that can meet
the criteria for the Wood Village Town Center. Each fulfills the criteria in different ways and to varying
degrees.
The table below represents a high level summary of the above analysis.

High Level Evaluation
Alternative 1a

Alternative 1a’s emphasis on regional entertainment through a family fun
center meets the criteria well, overall, by creating opportunities for economic
investment and providing space for additional residential units and public
space. However, this alternative’s larger street grid limits connectivity and
pedestrian scale and it only provides a modest amount of new housing.

Alternative 1b

Alternative 1b’s emphasis on regional entertainment with a hotel is the least
effective at fulfilling the criteria for the Town Center. It provides
opportunities for economic investment, but its large street grid and limited
housing potential create less variety of uses and housing types, poorer
connections, and less open space than the other alternatives. Regional
entertainment destination has a greater potential to generate traffic impacts
than the other alternatives.

Alternative 2a

Alternative 2a’s mixed-use emphasis creates a variety of commercial, public,
and residential uses. This alternative performs the best against the Town
Center criteria. It provides a broad spectrum of low- to mid-intensity housing
as well as vertically mixed uses that can provide neighborhood scale
shopping, dining, and community resources. However, the alternative may
include more vertically mixed use development than the market can support
and it contains fewer housing units and fewer options for affordable housing
than alternative 2b. On the other hand, the lower intensity of uses in this
alternative would result the lowest impact on the transportation network.

Alternative 2b

Alternative 2b’s balance of retail, mixed use development, and residential is
very effective at fulfilling the criteria for the Town Center. This alternative
creates a variety of commercial and residential uses, provides the most midintensity residential development and, therefore, the most housing units of
any alternative. Vertically mixed-use development is strategically focused,
creating an open space system and improving connectivity.
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4 IMPLEMENTATION
This section addresses possible implementation measures to help make the proposed land use
alternatives possible. Upon selection of a preferred alternative, these implementation measures and
funding tools will be refined in the development of a detailed implementation strategy after a preferred
alternative has been selected.

4.1 POTENTIAL FUNDING STRATEGIES
Developer responsibilities would include internal circulation/streets/alleys, small pocket parks, and
required offsite infrastructure triggered by their development. Public funding would go toward
infrastructure needs that go beyond what can be covered by developers, such as community
parks/trails, upgraded streetscapes and civic gateways.
Below are some potential funding sources for various public components.










Metropolitan Transportation Improvement Program (Metro)
o MTIP funds are federal transportation funds that are channeled through Metro, which
has an established process to identify and prioritize projects. MTIP grants are generally
authorized for transportation projects and may be appropriate for some of the public
right of way that will be added to support the Town Center.
Statewide Transportation Improvement Program (ODOT)
o Oregon’s STIP is divided into two broad categories: Fix-It and Enhance. Enhance projects
enhance, expand, or improve the transportation system. Fix-It projects fix or preserve
the transportation system. Fix-It projects are developed mainly from ODOT
management systems that help identify needs based on technical information for things
like pavement and bridges. The Enhance process reflects ODOT's goal to become a more
multimodal agency and make investment decisions based on the system as a whole, not
for each mode or project type separately.
Oregon Parks and Recreation Department Grants (OPRD)
o OPRD offers several grant programs for parks and open space projects. Grants, which
can be used to acquire and develop public parks and recreation areas and finance
historic preservation and heritage related projects, are often used in conjunction with
brownfields development or clean-up. These grants could potentially be used to
enhance the proposed parks and wetlands area trails in the master plan.
Metro Nature in Neighborhoods Program (Metro)
o Successful Nature in Neighborhoods projects involve the community, foster diverse
partnerships and innovate. Individuals, citizen groups, businesses, neighborhoods,
nonprofits, schools and school groups, government agencies, faith groups and service
groups with nonprofit or other tax-exempt status may apply. Grants must benefit the
Portland metropolitan region. Metro's program offers three types of grants: habitat
restoration, conservation education, and capital improvements. These would be ideal
for the wetlands areas in the Town Center.
Immediate Opportunity Fund (Business Oregon and ODOT)
o The purpose of Business Oregon’s Immediate Opportunity Fund (IOF) is to support
primary economic development in Oregon through the construction and improvement
of streets and roads. Access to this fund is discretionary and the fund may only be used
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when other sources of financial support are unavailable or insufficient. IOF projects
affirm job creation and retention, revitalize business centers or prepare industrial sites
for redevelopment. This grant program may be appropriate for the redevelopment of
the Multnomah Greyhound Park and the regional entertainment alternative associated
with that.
Urban Renewal and Tax Increment Financing (Wood Village)
o TIF captures the net new property taxes generated by real estate development within
an urban renewal district and directs those funds towards needed infrastructure
improvements in the district. Therefore, when working properly, TIF creates a “virtuous
cycle” of needed public infrastructure and actions, and private investments. Should
Wood Village create an urban renewal district in the Town Center, TIF funding could
apply to a wide range of capital investments such as park improvements, utility
improvements, streetscapes, and development gap financing.
Local Improvement District (property owners)
o A LID is a special district within which properties are voluntarily assessed in order to pay
for specific infrastructure improvements that benefit the district. Revenues can be
collected up front or paid over a fixed period of time in annual assessments. A LID may
be used to pay for infrastructure improvements that would benefit the surrounding
property owners (e.g., local street connections, local utilities, parks, and streetscapes).
Vertical Housing Program (State of Oregon)
o The Vertical Housing Program is a state tax abatement program that allows for a
maximum tax exemption of up to 80 percent of the improvement over a 10-year term
for mixed-use projects in Vertical Housing Development Zones (VHDZ) designated by
local jurisdictions. The ground floor of the project is required to be a non-residential
use. For projects fronting one or more public streets, 50 to 100 percent of the interior
street facing facade of the building adjacent to the public street must be constructed to
commercial building standards and/or dedicated as a commercial use upon completion.
An additional tax exemption of up to 80 percent may be given on the land for qualifying
projects providing low-income housing (set at 80 percent of area median income or
below). This program could incentivize mixed-use housing development in the Town
Center. The City of Wood Village has adopted the incentive, and it is available for use in
the area.
New Market Tax Credits
o As one of the few areas in the Portland Metropolitan area that is eligible for new market
tax credits, Wood Village could potentially develop the community development
corporation needed to secure new market tax credits and utilize the resources as
incentives to induce employment opportunities.
Community Development Block Grants
o Multnomah County is a direct recipient of the Housing and Urban Development
Community Development Block Grant program funding. While current county
programming does not include provisions to fund economic development programs or
investments, the federal guidelines would permit such investments from this funding
source.
Low Income Housing Credits
o To the extent that portions of the planned development could be structured to
specifically support the moderate and low income regional resident, limited funding
form the low income housing credit program could be available.
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Economic Improvement District
o An Oregon statutory creation, an EID is a legal entity that is created to permit business
licensing to be specifically purposed exclusively for the economic benefit of an identified
region or area.

4.2 POLICY CHANGES
Potential areas where existing policies may need to be modified in order to implement the proposed
alternatives include:






Building heights
o In the regional entertainment alternative (1a and 1b), building heights may need to be
increased to 85 feet in order to accommodate a hotel. Building heights are currently
limited to 45 feet for commercial uses, 50 feet for mixed uses, and 85 feet for
commercial recreation, which is specifically limited to the area covering the former
racetrack grandstand building.
On-street parking
o In order to support Wood Village Boulevard as the Town Center’s main street, the City
may want to consider allowing on-street parking where feasible along Wood Village
Boulevard.
Zoning
o Currently, all proposed uses in each alternative are allowed by Section 235 of the City of
Wood Village zoning code which governs the Town Center Zone.
o Section 235.295 currently requires that at least 50 percent of the commercial use be
built to accommodate non-retail employment, that 25 percent of total planned new
floor area of non-residential development be designated for non-retail employment use
and that the total floor area devoted to retail shall not exceed 412,000 square feet,
among other things. Since the existing retail square footage is approaching the current
cap, these provisions would need to be modified for any of the alternatives to be
implemented.
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PUBLIC WORKS MONTHLY REPORT
COUNCIL DATE
TO:
FROM:
SUBJECT:

MARCH 30, 2017
BILL PETERSON, CITY MANAGER
SCOTT SLOAN, DIRECTOR OF PUBLIC WORKS
PUBLIC WORKS DIRECTOR’S REPORT

________________________________________________________________________

Wood Village/Fairview Interceptor Connector Trail
Our consultant is looking at the previous easements written, they have resolved the
discrepancies between the historic easements and the new and are ready to
redesign the plans through that area. We plan to have the revisions to the plans in
this next week for our review. We have had no contact with Grovtec since staff’s
meeting with them to review the project’s easement requirements.
Metro, from whom we received the initial grant funding for this project, has been
informed of our failure to secure the partnership of the property owners. As a
consequence we have lost the $67,390. We will receive a letter from Metro in the
next few weeks simply closing our contract.
Village Green Waterline Extension (CDBG)
The waterline is complete except for the hot-tap connection at the existing 8”
waterline in Arata to the beginning point just installed. The project was successful
by all measures without any problems whatsoever. I recommended an additional
$17,742 for the hot-tap, installation of bends and valve and the removal and
replacement of a 24” concrete storm drain culvert. Paving of the project is weather
dependent but will only require one day of favorable weather. No further time
extensions will be necessary.
The current contract amount has been increased by only this amount to a total
project cost of $252,427.
Stanley St. Reconstruction Project
Stanley St./Holt Ct. design is at 90% with geotechnical investigation remaining. That
work is to be accomplished the first week in March. Once done final design too can
be completed and the results of the geotech will be incorporated into the final plans.
Staff will be coordinating new Stanley St. waterline alignment with that of Wood
Village Green.
We plan to have this project to bid by mid-April, contractor selection and contract in
place by early May.
Painting Bids for City Hall Trim – Discussion

Staff has requested and has been receiving bids from contractors to prepare, prime
and paint the trim of City Hall. It has been over five years since our remodel and in
our opinion the window and door trim is showing signs of age and weather. Our
bids have a wide range of costs:
•
•
•

Bluenote Painting - $4,500.00
Fresh Coat of Portland - $3,310.84
Refined Painting Services $2,975.00

We recommend contracting with Refined Painting Services for the work.
Special City Allotment grant program
Because of the suggestion by Council to explore alternative alignments to provide
secondary access to the Treehill/Cottonwood condominiums, staff began
considering funding options. The Special City Allotment (SCA) grant program is
available to cities under 5.000 residents. The funding available for an eligible city is
limited to $25,000 and that amount needs to be matched. Only city streets are
eligible and the funds can only be used on streets that are “inadequate for the
capacity they serve or are in a condition detrimental to safety”.
With the decision of the Parks and Recreation Commission to deny the construction
of a secondary access road between Hawthorne Ave. and the Treehill/Cottonwood
Condominiums, the application and discussions with State representatives was
abandoned.

Meetings Attended by Director:
• EMCTC & EMCTC TAC;
• Public Works Director’s morning meeting;
• Multnomah County Multi-Jurisdictional National Hazard Mitigation Plan Steering
Committee (NHMP);
• Waterline, street and utility construction meetings; construction and inspection
meetings
• Parks and Recreation Commission meeting
• Rockwood Water District Assistant Director interviews
• CDBG Policy Advisory Board
• Planning Commission Comp Plan meeting
• Town Center Update/Zoning meeting
• Arata Rd. drainage basin meetings with Multnomah County, Fairview and Wood
Village

Development progress: These activities require plan reviews and comments by the
Building Department and other Public Works staff. We also spend time in consultation with
the developers, their engineers and the contractor as the project moves from planning to
completion.

•
•

•

•
•
•

819 NE 242nd Ave - Babushka Café – This business, owned by the son of the Babushka
Bakery. They have finished improvements and received their Certificate of Occupancy on
January 12, 2017.
23500 NE Sandy Blvd – Walmart – A building permit application has been received to
construct a covered merchandise pick up area on the west side of the building. The Building
Department is waiting for new plans with revisions.

2060 NE 238th Drive – Village Manor – the east elevation of the building in the
area around the front porch and entrance experienced partial collapse. The gas line
in the ground underneath was crushed at each end and emergency shoring was
installed to secure the structure until repairs can be made this coming spring.
22479 NE Park Lane – Sleep Train – They have submitted plans for new signs.
They are changing the name to Mattress Firm. The ownership has not changed.
2195 NE 244th Ave – Verizon Tower – Plans originally submitted in May, Verizon
has decided to move forward with construction of a cell tower. The contractor will be
selected in the next few weeks.
23500 NE Sandy Blvd. – Walmart – A sign permit has been issued. The new sign
will be on the West side of the building for grocery pickup.

February 2017
Municipal Code Violation Enforcement Report

Purpose: To track and monitor number of violations occurring as compared to prior reporting month and the
same reporting month the prior year. Comparing the current to prior reporting months highlights new or
persisting issues. Comparing the current year to the prior year illustrates larger patterns.
Reporting Month: February 2017
Last Reporting Month: January 2017
Cases Closed from Previous Month: 1
Total number of new cases this month: 15
Open cases: 0
Closed cases: 16
Comparison to Prior Year: Total cases, open cases, closed cases
Prior Year
Current Year
Open Cases Year-To-Date
0
Closed Cases Year-To-Date
16
Total number of Cases Year-To-Date
15

Character of Violations this Month
19%
31%
6%
13%

31%

Cases of Note: I do not have any data from January 2016.
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City Council Agenda Staff Report
Meeting Date: March 30, 2017

Memorandum
TO:

Mayor and City Council

FROM:

Bill Peterson, City Manager

AUTHOR:

Peggy Minter, Finance Director

DATE:

March 7, 2017

TOPIC:
Council Finance Report on Revenue & Expenditures through February 28, 2017.
This report covers all revenue from July 1, 2016 through February 28, 2017, 66% of the fiscal year.
All expenditures and revenues through February 28, 2017 are within budgeted parameters.
Please see the attached chart indicating specific February revenue and expense figures.
The interest rate at the LGIP has increased again and is currently at 1.15%. On February 28th our
investment portfolio was at $5,707,580.28
Budget preparation for the 2017-2018 Budget is well underway. If you would like to schedule a prebudget meeting with Bill and me, we will make ourselves available almost any time between April 3rd
and April 19th. Just let us know your preference of times and we’ll schedule you in. Then we’ll see
you at our first Budget Meeting is Thursday, April 20th at 5:30 pm. Dinner will be served at 5:15 pm.

SOURCE OF
YTD 2014-15
INCOME
as of
28-Feb-15
The percentages are

YTD 2015-16

YTD 2016-17

2014-15 2015-16 2016-17 Trend
population
28-Feb-17
3890
3895
3910

28-Feb-16

Property Tax *

$772,838

↑

7%

$829,381

↑

5%

$873,623

Business Income Tax

$116,069

↑

8%

$125,562

↑

5%

$131,368

$29.84

$32.24

$33.60

$3,672

↑

3%

$3,766

↓

-18%

$3,073

$0.94

$0.97

$0.79

$34,661

→

0%

$34,669

↑

14%

$39,678

$8.91

$8.90

$10.15

$151,021

↑

5%

$158,226

↑

3%

$162,708

$38.82

$40.62

$41.61

State Shared Revenue

$30,440

↓

-1%

$30,185

↑

3%

$31,180

$7.83

$7.75

$7.97

motel tax

$95,311

↑

34%

$127,308

↓

-8%

$116,873

$24.50

$32.68

$29.89

interest revenue

$14,596

↑

21%

$17,635

↑

71%

$30,165

$3.75

$4.53

$7.71

$1,218,608

↑

9%

$1,326,732

↑

5%

$1,388,668

Cigarette Tax
Liquor Tax
Gasoline Tax

TOTALS
* includes URA taxes

$198.67 $212.93 $223.43

$313.27 $340.62 $355.16

REVENUE
BUDGET VS. ACTUAL
BOTH BUDGET & ACTUAL AT
ACCOUNTING PERIOD 8
February 28, 2017
(Dollars in Thousands)
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General Fund
Budget vs. Expense
BOTH BUDGET & ACTUAL AT
Accounting Period 8
February 28, 2017
(Dollars in Thousands)
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Street Fund
Budget Vs. Expense
BOTH BUDGET & ACTUAL AT
Accounting Period 8
February 28, 2017
(Dollars in Thousands)
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Water Fund
Budget vs. Expense
BOTH BUDGET & ACTUAL AT
Accounting Period 8
February 28, 2017
(Dollars in Thousands)
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Sewer Fund
Budget Vs. Expense
BOTH BUDGET & ACTUAL AT
Accounting Period 8
February 28, 2017
(Dollars in Thousands)
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PROPERTY TAX REVENUES COMPARISON BY DATE
JULY 2014 THROUGH JUNE 2017

FY 2014-15

July 2014
August 2014
Sept 2014
10/10/2014
11/13/2014
11/20/2014
11/26/2014
12/4/2014
12/10/2014
1/15/2015
2/11/2015
3/15/2015
4/10/2015
APRIL
5/15/2015
6/15/2015

AMOUNT
of PAYMENT
$4,922.31
$2,929.72
$2,762.11
$2,128.99
$70,256.62
$144,453.33
$322,815.48
$165,144.66
$42,205.94
$9,632.34
$5,586.40
$24,533.58
$3,587.82
$0.00
$4,299.46
$24,232.01
$829,490.77

CUMULATIVE
TO DATE
$4,922.31
$7,852.03
$10,614.14
$12,743.13
$82,999.75
$227,453.08
$550,268.56
$715,413.22
$757,619.16
$767,251.50
$772,837.90
$797,371.48
$800,959.30
$800,959.30
$805,258.76
$829,490.77
$829,490.77

2014-15 budgeted rev

0.61%
0.97%
1.30%
1.57%
10.20%
27.96%
67.65%
87.96%
93.14%
94.33%
95.02%
98.03%
98.47%
98.47%
99.00%
101.98%
101.98%
$813,379

FY 2015-16

AMOUNT
of PAYMENT

CUMULATIVE
TO DATE

7/10/2015
8/10/2015
9/11/2015
OCT 2015
11/12/2015
11/19/2015
11/25/2015
12/3/2015
12/10/2015
1/13/2016
2/2/2016
3/10/2016
4/12/2016
May 2016
5/11/2016
6/10/2016

$5,163.67
$2,874.83
$2,920.80
$2,214.56
$79,458.96
$147,680.18
$346,765.68
$201,895.72
$25,555.08
$10,137.30
$4,714.60
$24,561.42
$3,590.30
$0.00
$3,114.35
$23,927.32
$884,574.77

$5,163.67
$8,038.50
$10,959.30
$13,173.86
$92,632.82
$240,313.00
$587,078.68
$788,974.40
$814,529.48
$824,666.78
$829,381.38
$853,942.80
$857,533.10
$857,533.10
$860,647.45
$884,574.77
$884,574.77

2015-16 budgeted rev

FY 2016-17

0.60%
0.94%
1.28%
1.54%
10.82%
28.08%
68.59%
92.18%
95.16%
96.35%
96.90%
99.77%
100.19%
100.19%
100.55%
103.35%
103.35%
$855,932

AMOUNT
BY MONTH

JULY 2016
$4,693.22
AUG 2016
$2,500.53
SEPT 2016
$2,354.43
OCT 2016
$1,879.21
11/10/2016
$80,411.04
11/17/2016
$83,529.21
11/23/2016
$202,240.39
12/1/2016
$383,254.18
12/7+12/2016 $96,723.30
1/12/2017
$10,556.03
2/10/2017
$5,481.62
MAR 2017
$0.00
APRIL 2017
$0.00
APRIL 2017
$0.00
MAY 2017
$0.00
JUNE 2017
$0.00
YTD TOTAL

CUMULATIVE
TO DATE
$4,693.22
$7,193.75
$9,548.18
$11,427.39
$91,838.43
$175,367.64
$377,608.03
$760,862.21
$857,585.51
$868,141.54
$873,623.16
$873,623.16
$873,623.16
$873,623.16
$873,623.16
$873,623.16
$873,623.16

2016-17 budgeted rev

0.51%
0.78%
1.03%
1.23%
9.91%
18.92%
40.73%
82.08%
92.51%
93.65%
94.24%
94.24%
94.24%
94.24%
94.24%
94.24%

$927,000

MULTNOMAH COUNTY BUSINESS INCOME TAX
JULY 2014 THROUGH JUNE 2017
FY 2014-15

July 2014
August 2014
Sept 2014
10/15/2014
11/14/2014
12/15/2014
1/13/2015
2/10/2015
3/15/2015
4/15/2015
5/15/2015
6/15/2015

AMOUNT
of PAYMENT

CUMULATIVE
TO DATE

$27,193.00
$4,003.00
$5,480.00
$22,826.00
$16,847.00
$1,316.00
$24,539.00
$13,865.00
$3,191.00
$9,826.00
$29,732.00
$49,204.00

$27,193.00
$31,196.00
$36,676.00
$59,502.00
$76,349.00
$77,665.00
$102,204.00
$116,069.00
$119,260.00
$129,086.00
$158,818.00
$208,022.00
$208,022.00
$208,022.00

YTD TOTAL

14.79%
16.97%
19.95%
32.37%
41.54%
42.26%
55.61%
63.15%
64.89%
70.23%
86.41%
113.18%
113.18%
113.18%

FY 2015-16

AMOUNT
of PAYMENT

CUMULATIVE
TO DATE

7/15/2015
8/15/2015
9/15/2015
OCT 2015
11/16/2015
DEC 2015
JAN 2016
2/15/2016
3/15/2016
4/15/2016
5/16/2016
6/15/2016

$13,865.00
$24,671.00
$1,347.00
$19,398.00
$23,673.00
$0.00
$25,338.00
$17,270.00
$3,641.00
$20,721.00
$62,559.00
$15,257.00

$13,865.00
$38,536.00
$39,883.00
$59,281.00
$82,954.00
$82,954.00
$108,292.00
$125,562.00
$129,203.00
$149,924.00
$212,483.00
$227,740.00
$227,740.00
$227,740.00

YTD TOTAL

6.98%
19.41%
20.09%
29.86%
41.79%
41.79%
54.55%
63.25%
65.09%
75.53%
107.04%
114.73%
114.73%
114.73%

FY 2016-17

AMOUNT
BY MONTH

JULY 2016
AUG 2016
SEPT 2016
OCT 2016
NOV 2016
DEC 2016
1/17/2017
2/15/2017
MAR 2017
APRIL 2017
MAY 2017
JUNE 2017

$31,217.00
$5,460.00
$3,303.00
$8,623.00
$37,809.00
$1,732.00
$23,341.00
$19,883.00
$0.00
$0.00
$0.00
$0.00
YTD TOTAL

CUMULATIVE
TO DATE
$31,217
$36,677
$39,980
$48,603
$86,412
$88,144
$111,485
$131,368
$131,368
$131,368
$131,368
$131,368
$131,368

2016-17 budgeted rev
2014-15 budgeted rev

$183,800

2015-16 budgeted rev

$198,504

14.59%
17.14%
18.68%
22.71%
40.38%
41.19%
52.10%
61.39%
61.39%
61.39%
61.39%
61.39%

$214,000

CIGARETTE TAX REVENUES COMPARISON BY DATE
JULY 2014 THROUGH JUNE 2017

FY 2014-15

July 2014
August 2014
10/1/2014
10/15/2014
12/4/2014
12/4/2014
1/26/2015
4/27/2015
4/28/2015
4/29/2015
5/27/2015
June 2015
6/18/2015

AMOUNT
of PAYMENT

CUMULATIVE
TO DATE

$442.91
$449.27
$491.20
$455.26
$471.26
$444.52
$374.72
$543.35
$315.79
$336.91
$453.74
$0.00
$447.74

$442.91
$892.18
$1,383.38
$1,838.64
$2,309.90
$2,754.42
$3,129.14
$3,672.49
$3,988.28
$4,325.19
$4,778.93
$4,778.93
$5,226.67
$5,226.67
$5,226.67

YTD TOTAL

7.37%
14.84%
23.02%
30.59%
38.43%
45.83%
52.07%
61.11%
66.36%
71.97%
79.52%
79.52%
86.97%
86.97%
86.97%

FY 2015-16

AMOUNT
of PAYMENT

CUMULATIVE
TO DATE

FY 2016-17

AMOUNT
BY MONTH

7/16/2015
8/23/2015
9/23/2015
OCT 2015
NOV 2015
DEC 2015
JAN 2016
FEB 2016
MAR 2016
APRIL 2016
APRIL 2016
MAY 2016
JUNE 2016

$422.28
$467.85
$497.07
$446.60
$478.35
$442.21
$430.29
$581.52
$0.00
$0.00
$0.00
$0.00
$2,057.35

$422.28
$890.13
$1,387.20
$1,833.80
$2,312.15
$2,754.36
$3,184.65
$3,766.17
$3,766.17
$3,766.17
$3,766.17
$3,766.17
$5,823.52
$5,823.52
$5,823.52

JULY 2016
AUG 2016
SEPT 2016
OCT 2016
NOV 2016
DEC 2016
1/25/2017
FEB 2017
MAR 2017
APRIL 2017
MAY 2017
MAY 2017
JUNE 2017

$403.86
$487.69
$426.73
$487.57
$440.20
$355.59
$471.08
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
YTD TOTAL

YTD TOTAL

7.90%
16.64%
25.94%
34.29%
43.23%
51.50%
59.55%
70.42%
70.42%
70.42%
70.42%
70.42%
108.89%
108.89%
108.89%

CUMULATIVE
TO DATE
$403.86
$891.55
$1,318.28
$1,805.85
$2,246.05
$2,601.64
$3,072.72
$3,072.72
$3,072.72
$3,072.72
$3,072.72
$3,072.72
$3,072.72
$3,072.72

2016-17 budgeted rev
2014-15 budgeted rev

$6,010

2015-16 budgeted rev

$5,348

8.24%
18.19%
26.90%
36.85%
45.84%
53.09%
62.71%
62.71%
62.71%
62.71%
62.71%
62.71%
62.71%

$4,900

LIQUOR TAX REVENUES COMPARISON BY DATE
JULY 2014 THROUGH JUNE 2017

FY 2014-15

July 2014
August 2014
Sept 2014
10/2/2014
11/4/2014
11/20/2014
12/30/2014
1/28/2015
3/5/2015
4/1/2015
4/30/2015
5/28/2015
6/16/2015

AMOUNT
of PAYMENT

CUMULATIVE
TO DATE

$4,477.01
$5,113.51
$0.00
$5,303.27
$3,994.09
$4,415.56
$4,852.88
$6,504.64
$4,150.01
$3,798.12
$4,451.59
$4,053.30
$5,074.39

$4,477.01
$9,590.52
$9,590.52
$14,893.79
$18,887.88
$23,303.44
$28,156.32
$34,660.96
$38,810.97
$42,609.09
$47,060.68
$51,113.98
$56,188.37
$56,188.37
$56,188.37

YTD TOTAL

8.82%
18.88%
18.88%
29.33%
37.19%
45.89%
55.44%
68.25%
76.42%
83.90%
92.67%
100.65%
110.64%
110.64%
110.64%

FY 2015-16

AMOUNT
CUMULATIVE
of PAYMENT TO DATE

7/30/2015
AUGUST
9/2/2015
OCT 2015
NOV 2015
DEC 2015
12/31/2015
JAN 2016
2/1/2016
3/30/2016
5/3/2016
6/3/2016
6/3 & 6/30

$4,493.67
$0.00
$5,228.51
$9,251.25
$0.00
$4,994.58
$4,429.14
$0.00
$6,272.19
$7,714.71
$4,143.92
$4,910.82
$9,643.36
YTD TOTAL

$4,493.67
$4,493.67
$9,722.18
$18,973.43
$18,973.43
$23,968.01
$28,397.15
$28,397.15
$34,669.34
$42,384.05
$46,527.97
$51,438.79
$61,082.15
$61,082.15
$61,082.15

8.66%
8.66%
18.74%
36.58%
36.58%
46.20%
54.74%
54.74%
66.83%
81.71%
89.69%
99.16%
117.75%
117.75%
117.75%

FY 2016-17

AMOUNT
BY MONTH

JULY 2016
AUG 2016
SEPT 2016
OCT 2016
NOV 2016
DEC 2016
12/1/2016
1/31/2011
2/28/2017
APRIL 2017
MAY 2017
MAY 2017
JUNE 2017

$4,460.13
$0.00
$9,015.59
$0.00
$5,691.96
$0.00
$8,498.12
$8,385.12
$3,627.25
$0.00
$0.00
$0.00
$0.00
YTD TOTAL

CUMULATIVE
TO DATE
$4,460.13
$4,460.13
$13,475.72
$13,475.72
$19,167.68
$19,167.68
$27,665.80
$36,050.92
$39,678.17
$39,678.17
$39,678.17
$39,678.17
$39,678.17
$39,678.17

2016-17 budgeted rev
2014-15 budgeted rev

$50,785

2015-16 budgeted rev

$51,874

7.69%
7.69%
23.23%
23.23%
33.05%
33.05%
47.70%
62.16%
68.41%
68.41%
68.41%
68.41%
68.41%

$58,000

ODOT - GAS TAX REVENUES COMPARISON BY DATE
JULY 2014 THROUGH JUNE 2017

FY 2014-15

AMOUNT
CUMULATIVE
of PAYMENT TO DATE

JULY 2014
AUG 2014
9/15/2014
10/16/2014
11/17/2014
12/16/2014
1/15/2015
2/18/2015
3/17/2015
4/16/2015
5/16/2015
6/16/2015

$17,499.68
$16,923.37
$19,138.49
$19,758.55
$19,461.23
$19,473.92
$17,484.45
$21,281.66
$15,522.72
$18,946.36
$19,908.58
$16,397.30
YTD TOTAL

$17,499.68
$34,423.05
$53,561.54
$73,320.09
$92,781.32
$112,255.24
$129,739.69
$151,021.35
$166,544.07
$185,490.43
$205,399.01
$221,796.31
$221,796.31
$221,796.31

7.74%
15.22%
23.68%
32.41%
41.02%
49.62%
57.35%
66.76%
73.62%
82.00%
90.80%
98.05%

FY 2015-16

AMOUNT
CUMULATIVE
of PAYMENT TO DATE

7/16/2015
8/15/2015
9/15/2015
OCT 2015
11/16/2015
12/16/2015
JAN 2016
FEB 2016
MAR 2016
APRIL 2016
5/15/2016
6/16/2016

$20,986.00
$16,935.14
$21,664.98
$20,775.93
$19,294.06
$17,739.48
$19,416.38
$21,443.97
$15,400.91
$19,177.11
$20,625.64
$18,204.54
YTD TOTAL

$20,986.00
$37,921.14
$59,586.12
$80,362.05
$99,656.11
$117,395.59
$136,811.97
$158,255.94
$173,656.85
$192,833.96
$213,459.60
$231,664.14
$231,664.14
$231,664.14

9.31%
16.82%
26.43%
35.64%
44.20%
52.06%
60.67%
70.18%
77.02%
85.52%
94.67%
102.74%

FY 2016-17

AMOUNT
BY MONTH

CUMULATIVE
TO DATE

JULY 2016
AUG 2016
SEPT 2016
OCT 2016
11/16/2016
12/15/2016
1/17/2017
2/16/2017
MAR 2017
APRIL 2017
MAY 2017
JUNE 2017

$20,499.30
$18,274.13
$19,086.03
$23,112.83
$20,765.79
$19,986.02
$18,807.35
$22,176.81
$0.00
$0.00
$0.00
$0.00
YTD TOTAL

$20,499.30
$38,773.43
$57,859.46
$80,972.29
$101,738.08
$121,724.10
$140,531.45
$162,708.26
$162,708.26
$162,708.26
$162,708.26
$162,708.26
$162,708.26

2016-17 budgeted rev
2014-15 budgeted rev

$226,208

2015-16 budgeted rev

$225,484

9.12%
17.25%
25.74%
36.03%
45.27%
54.16%
62.53%
72.40%
72.40%
72.40%
72.40%
72.40%

$224,750

STATE SHARED TAX REVENUES COMPARISON BY DATE
JULY 2014 THROUGH JUNE 2017

FY 2014-15

AMOUNT
of PAYMENT

08/10/14

$9,261.92

11/13/14

$10,081.70

01/29/15

$11,096.08

05/01/15

$8,701.68

YTD TOTAL

CUMULATIVE
TO DATE
$0.00
$9,261.92
$9,261.92
$9,261.92
$19,343.62
$19,343.62
$19,343.62
$30,439.70
$30,439.70
$30,439.70
$39,141.38
$39,141.38

0.00%
26.58%
26.58%
26.58%
55.52%
55.52%
55.52%
87.37%
87.37%
87.37%
112.35%
112.35%

$39,141.38

FY 2015-16

AMOUNT
of PAYMENT

August 2015

$9,563.89

November 2015

$9,685.13

02/05/16

$10,936.26

May 2016

$0.00

YTD TOTAL

CUMULATIVE
TO DATE
$0.00
$9,563.89
$9,563.89
$9,563.89
$19,249.02
$19,249.02
$19,249.02
$30,185.28
$30,185.28
$30,185.28
$30,185.28
$30,185.28

0.00%
26.88%
26.88%
26.88%
54.09%
54.09%
54.09%
84.82%
84.82%
84.82%
84.82%
84.82%

FY 2016-17

AMOUNT
BY MONTH

JULY 2016
AUG 2016
SEPT 2016
OCT 2016
NOV 2016
DEC 2016
JAN 2017
FEB 2017
MAR 2017
APRIL 2017
MAY 2017
JUNE 2017

$18,030.98
$0.00
$0.00
$0.00
$10,254.75
$0.00
$11,910.02
$0.00
$0.00
$0.00
$0.00
$0.00
YTD TOTAL

CUMULATIVE
TO DATE
$18,030.98
$18,030.98
$18,030.98
$18,030.98
$28,285.73
$28,285.73
$40,195.75
$40,195.75
$40,195.75
$40,195.75
$40,195.75
$40,195.75
$40,195.75

$30,185.28
2016-17 budgeted rev

2014-15 budgeted rev

$34,840

44.97%
44.97%
44.97%
44.97%
70.54%
70.54%
100.24%
100.24%
100.24%
100.24%
100.24%
100.24%

2015-16 budgeted rev

$35,586

$40,100

MOTEL REVENUES COMPARISON BY DATE
JULY 2014 THROUGH JUNE 2017

FY 2014-15

AMOUNT
of PAYMENT

JULY 2014
AUG 2014
SEP 2014
10/31/2014
11/1/2014
DEC 2014
1/29/2015
2/11/2015
MAR 2015
4/30/2015
5/7/2015
JUNE 2015

$30,098.98
$0.00
$0.00
$30,789.81
$11,926.27
$0.00
$14,686.87
$7,809.50
$0.00
$15,070.48
$7,482.81
$0.00

YTD TOTAL

$117,864.72

CUMULATIVE
TO DATE

FY 2015-16

AMOUNT
of PAYMENT

CUMULATIVE
TO DATE

$30,098.98 26.52%
$30,098.98 26.52%
$30,098.98 26.52%
$60,888.79 53.65%
$72,815.06 64.15%
$72,815.06 64.15%
$87,501.93 77.09%
$95,311.43 83.97%
$95,311.43 83.97%
$110,381.91 97.25%
$117,864.72 103.85%
$117,864.72 103.85%

JULY 2015
AUG 2015
SEP 2015
10/19/2015
11/2/2015
DEC 2015
JAN 2016
FEB 2016
MAR 2016
APRIL 2016
MAY 2016
JUNE 2016

$38,404.21
$0.00
$4,662.87
$17,203.86
$39,310.52
$0.00
$19,561.88
$8,164.96
$0.00
$0.00
$32,273.92
$0.00

$38,404.21
$38,404.21
$43,067.08
$60,270.94
$99,581.46
$99,581.46
$119,143.34
$127,308.30
$127,308.30
$127,308.30
$159,582.22
$159,582.22

YTD TOTAL

$159,582.22

32.53%
32.53%
36.49%
51.06%
84.36%
84.36%
100.93%
107.85%
107.85%
107.85%
135.19%
135.19%

FY 2016-17

AMOUNT
BY MONTH

CUMULATIVE
TO DATE

JULY 2016
AUG 2016
SEPT 2016
OCT 2016
NOV 2016
DEC 2016
JAN 2017
FEB 2017
MAR 2017
APRIL 2017
MAY 2017
JUNE 2017

$30,969.89
$0.00
$0.00
$6,022.20
$49,138.30
$0.00
$25,754.56
$4,988.42
$0.00
$0.00
$0.00
$0.00
YTD TOTAL

$30,969.89
$30,969.89
$30,969.89
$36,992.09
$86,130.39
$86,130.39
$111,884.95
$116,873.37
$116,873.37
$116,873.37
$116,873.37
$116,873.37
$116,873.37

2016-17 budgeted rev
2014-15 budgeted rev

$113,500

2015-16 budgeted rev

$118,040

24.40%
24.40%
24.40%
29.15%
67.87%
67.87%
88.17%
92.10%
92.10%
92.10%
92.10%
92.10%

$126,900

INTEREST REVENUES COMPARISON BY DATE
JULY 2014 THROUGH JUNE 2017
FY 2014-15
July 2014
August 2014
Sept 2014
Oct 2014
Nov 2014
12/31/2014
1/31/2015
2/28/2015
3/31/2015
4/30/2015
5/31/2015
6/30/2015

AMOUNT
of PAYMENT
$1,948.35
$1,904.28
$1,797.43
$1,837.99
$1,748.71
$1,882.03
$1,831.91
$1,645.33
$1,810.18
$1,747.26
$1,830.32
$1,917.20
YTD TOTAL

CUMULATIVE
TO DATE
$1,948.35
$3,852.63
$5,650.06
$7,488.05
$9,236.76
$11,118.79
$12,950.70
$14,596.03
$16,406.21
$18,153.47
$19,983.79
$21,900.99
$21,900.99
$21,900.99

FY 2015-16
5.41%
10.70%
15.69%
20.80%
25.66%
30.89%
35.97%
40.54%
45.57%
50.43%
55.51%
60.84%
43.12%
43.12%

JULY 2015
AUG 2015
SEPT 2015
OCT 2015
NOV 2015
DEC 2015
JAN 2016
FEB 2016
MAR 2016
APRIL 2016
5/31/2016
6/30/2016

AMOUNT
of PAYMENT
$1,975.74
$1,889.20
$1,847.24
$1,898.88
$1,858.97
$2,389.46
$3,219.10
$2,556.31
$2,948.51
$2,834.25
$2,919.04
$3,139.62
YTD TOTAL

CUMULATIVE
TO DATE
$1,975.74
7.24%
$3,864.94
14.16%
$5,712.18
20.92%
$7,611.06
27.88%
$9,470.03
34.69%
$11,859.49
43.44%
$15,078.59
55.23%
$17,634.90
64.60%
$20,583.41
75.40%
$23,417.66
85.78%
$26,336.70
96.47%
$29,476.32 107.97%
$29,476.32 107.97%
$29,476.32 107.97%

FY 2016-17

AMOUNT
BY MONTH
JULY 2016
$3,193.56
AUG 2016
$3,307.02
SEPT 2016
$3,285.33
OCT 2016
$3,735.25
NOV 2016
$3,647.36
DEC 2016
$4,097.07
JAN 2017
$4,409.29
FEB 2017
$4,490.08
MAR 2017
$0.00
APRIL 2017
$0.00
MAY 2017
$0.00
JUNE 2017
$0.00
YTD TOTAL

CUMULATIVE
TO DATE
$3,193.56
$6,500.58
$9,785.91
$13,521.16
$17,168.52
$21,265.59
$25,674.88
$30,164.96
$30,164.96
$30,164.96
$30,164.96
$30,164.96
$30,164.96

2016-17 budgeted rev
2014-15 budgeted rev

$36,000

2015-16 budgeted rev

$27,300

10.34%
21.05%
31.69%
43.79%
55.60%
68.87%
83.14%
97.68%
97.68%
97.68%
97.68%
97.68%

$30,880

INVESTMENT
HISTORY

Amt invested
at month-end

Interest
rate

Actual
Interest

Amt invested
at month-end

Amt invested Interest
at month-end rate

Actual
Interest

Amt invested Interest
at month-end rate

Amt invested
at month-end

WELLS FARGO CHECKING
$0.00
0.00%
$0.00
0.00%
$559,375.17
0.21%
$616,574.78
0.21%
$620,880.27
0.21%
$685,353.60
0.21%
$724,172.74
0.21%
$586,725.38
0.71%
$562,257.51
0.71%
$664,325.22
0.71%
$655,083.11
0.71%
$894,923.95
0.71%
$681,955.64
0.71%
$594,112.34
0.71%
$534,712.67
0.71%
$640,271.85
0.71%
$519,997.98
0.71%
$607,753.19
0.71%
$679,771.25
0.71%
$589,578.17
0.71%
$489,594.49
0.79%
$404,587.92
1.06%
$382,739.86
1.06%
$625,321.38
1.06%
$379,281.23
1.06%
$314,388.30
1.06%
$347,397.10
1.06%
$335,117.50
1.06%
$400,859.61
1.06%
$421,256.07
1.06%
$342,821.63
1.06%
$408,309.19
1.06%
$283,230.62
1.06%
$414,168.49
1.06%
$243,107.77
1.06%
$586,063.29
1.06%
$370,179.39
1.06%
$382,918.69
1.06%
$326,511.69
1.06%
$471,061.04
1.08%
$315,190.28
1.08%
$276,065.10
1.08%
$392,180.93
1.08%
$317,549.79
1.08%
$515,640.98
1.08%
$495,871.33
1.08%
$108,725.56
1.08%
$576,710.31
1.08%
$321,305.39
1.08%
$403,359.94
1.08%

TOTAL CMBND
$5,707,580.28
$5,662,292.10
$5,777,807.18
$5,240,617.96
$4,850,145.55
$5,076,791.92
$5,078,398.11
$5,010,932.28
$5,079,271.97
$5,107,121.59
$5,304,528.48
$5,697,210.82
$5,481,094.01
$5,429,508.86
$5,451,579.02
$5,299,019.76
$4,649,416.76
$4,784,670.66
$4,823,194.42
$4,676,610.33
$4,929,741.21
$4,837,392.53
$4,746,573.55
$4,945,610.70
$4,750,371.67
$4,743,109.13
$4,804,663.50
$4,856,559.79
$4,428,195.68
$4,570,756.17
$4,513,064.97
$4,637,961.24
$4,833,267.65
$4,803,503.94
$4,686,878.64
$4,901,760.02
$4,714,781.81
$4,680,839.73
$4,813,840.38
$4,700,721.53
$4,157,783.71
$4,268,062.21
$4,249,295.10
$4,178,583.57
$4,317,269.24
$4,342,598.69
$4,295,523.22
$4,619,891.85
$4,414,720.78
$4,463,084.11

*previously Sterling Bank
avg/mo
FEB 2017
JAN 2017
DEC 2016
NOV 2016
OCT 2016
SEPT 2016
AUG 2016
JULY 2016
JUNE 2016
MAY 2016
APR 2016
MAR 2016
FEB 2016
JAN 2016
DEC 2015
NOV 2015
OCT 2015
SEPT 2015
AUG 2015
JULY 2015
JUNE 2015
MAY 2015
APR 2015
MAR 2015
FEB 2015
JAN 2015
DEC 2014
NOV 2014
OCT 2014
SEPT 2014
AUGUST 2014
JULY 2014
JUNE 2014
MAY 2013
APR 2013
MAR 2013
FEB 2013
JAN 2013
DEC 2013
NOV 2013
OCT 2013
SEP 2013
AUG 2013
JUL 2013
JUN 2013
MAY 2013
APR 2013
MAR 2013
FEB 2013
JAN 2013

LGIP
$5,317,749.16
$4,545,433.46
$4,487,859.56
$4,523,225.08
$4,128,447.18
$4,290,620.22
$4,253,160.06
$4,323,141.59
$4,415,949.15
$4,341,731.06
$4,548,380.06
$4,701,221.56
$4,697,812.65
$4,734,048.80
$4,816,143.63
$4,558,708.91
$4,029,379.78
$4,176,917.47
$4,143,423.17
$4,087,032.16
$4,440,146.72
$4,342,884.96
$4,273,916.33
$4,230,374.18
$4,281,177.59
$4,338,810.05
$4,367,357.91
$4,431,578.20
$3,937,516.28
$4,059,726.07
$4,080,559.29
$4,139,985.22
$4,358,512.96
$4,299,734.19
$4,354,215.26
$4,311,233.82
$4,265,139.51
$4,218,494.70
$4,307,954.32
$4,160,325.08
$3,673,331.64
$3,622,862.65
$3,588,125.54
$3,542,187.94
$3,483,026.39
$3,828,140.49
$3,968,205.27
$3,924,685.41
$3,875,001.00
$3,951,430.67

1.150%
1.150%
1.030%
1.030%
1.030%
1.030%
0.920%
0.920%
0.875%
0.875%
0.75%
0.75%
0.74%
0.67%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.50%
.
0.50%
0.50%
0.50%
0.50%
0.50%
0.50%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.54%
0.60%
0.60%
0.60%

received
$4,490
$4,409
$4,097
$3,647
$3,735
$3,285
$3,307
$3,194
$3,140
$2,919
$2,834
$2,949
$2,556
$2,594
$2,389
$1,859
$1,899
$1,847
$1,889
$1,976
$1,917
$1,831
$1,747
$1,810
$1,645
$1,832
$1,882
$1,749
$1,838
$1,797
$1,904
$1,948
$1,923
$1,975
$1,922
$1,967
$1,755
$1,949
$1,961
$1,684
$1,674
$1,600
$1,638
$1,609
$1,682
$1,829
$1,750
$1,789
$1,613
$2,019

received
US BANK
$99,589.10
$99,589.10
$100,818.10
$100,818.10
$100,818.10
$100,818.10
$101,065.31
$101,065.31
$101,065.31
$101,065.31
$101,065.31
$101,065.31
$101,325.72
$101,347.72
$100,722.72
$100,039.00
$100,039.00
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00

RIVERVIEW BANK
$290,242.02
0.50%
$1,017,269.54
0.50%
$629,754.35
0.50%
$0.00
0.50%
$0.00
0.50%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$0.00
0%
$89,919.65
0.0025%
$89,917.36
0.0025%
$89,915.14
0.0025%
$89,912.85
0.0025%
$89,910.78
0.0025%
$89,908.49
0.60%
$89,864.09
0.60%
$89,819.79
0.60%
$89,774.03
0.60%
$89,684.05
0.60%
$89,666.83
0.60%
$191,524.07
0.60%
$89,601.26
0.60%
$89,555.61
0.60%
$4,462.91
0.60%
$79,462.91
0.60%
$79,426.34
0.60%
$179,374.37
0.60%
$69,335.41
0.60%
$169,261.79
0.60%
$369,134.46
0.60%
$268,988.63
0.60%
$318,845.84
0.60%
$318,601.87
0.60%
$18,586.87
0.60%
$218,592.39
0.60%
$118,496.13
0.60%
$218,414.39
0.60%
$108,293.50
0.60%

$0.00
$625.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$625.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$1.49
$2.23
$2.22
$2.29
$2.07
$2.29
$44.40
$44.30
$45.76
$44.26
$45.72
$57.22
$65.57
$45.65
$65.76
$0.08
$36.57
$51.97
$38.96
$73.62
$127.33
$145.83
$142.79
$134.50
$109.47
$9.48
$96.26
$60.00
$68.65
$56.84

INVESTMENT
HISTORY

Amt invested
at month-end

Interest
rate

Actual
Interest

Amt invested
at month-end

Amt invested Interest
at month-end rate

Actual
Interest

Amt invested Interest
at month-end rate

Amt invested
at month-end

WELLS FARGO CHECKING
$263,068.77
1.08%
$294,403.54
1.08%
$341,697.26
1.08%
$317,604.79
1.08%
$276,077.97
1.08%
$352,254.79
1.00%
$317,479.77
1.00%
$414,740.26
1.00%
$290,749.23
1.00%
$515,659.76
1.00%
$246,215.36
0.30%
$125,943.53
0.30%
$115,117.41
0.30%
$225,973.01
0.30%
$183,095.21
0.30%
$274,778.17
0.30%
$257,051.10
0.30%
$375,954.32
0.30%
$2,352,564.72
0.30%
$188,677.49
0.30%
$33,359.78
0.30%
$323,380.60
0.20%
$188,746.87
0.30%
$366,482.30
0.35%
$218,001.66
0.35%
$633,503.26
0.35%
$536,144.67
0.35%
$1,163,360.89
0.35%
$1,083,390.81
0.35%
$937,310.65
0.35%
$1,360,953.01
0.35%
$1,044,502.89
0.35%
$975,567.36
0.35%
$1,071,046.37
0.35%
$794,832.24
0.50%
$1,022,888.49
0.50%
$952,448.35
0.50%

TOTAL CMBND
$4,363,659.49
$4,338,117.69
$3,797,645.16
$3,916,362.96
$3,885,300.78
$3,821,770.10
$4,159,460.47
$4,252,441.73
$4,093,330.86
$4,281,048.72
$4,093,186.17
$4,132,262.22
$4,220,042.90
$4,160,278.28
$3,546,079.63
$3,778,174.98
$3,701,308.75
$3,813,055.90
$5,584,544.35
$5,866,204.71
$5,787,147.79
$6,095,911.00
$5,887,693.18
$6,057,030.48
$6,063,302.24
$6,256,057.41
$5,679,969.27
$6,064,971.34
$5,957,659.53
$5,784,748.92
$6,411,190.72
$6,550,885.93
$5,644,851.22
$5,709,911.37
$5,562,511.64
$5,747,999.58
$5,756,776.14
$5,755,621.17
$5,444,781.76
$5,406,506.71
$5,877,887.81
$6,130,469.34
$6,462,693.01
$6,718,328.62
$6,704,590.02
$6,899,044.77
$6,890,512.43
$6,936,083.31
$7,167,548.53
$7,059,191.27

*previously Sterling Bank
avg/mo
DEC2012
NOV 2012
OCT 2012
SEPT 2012
AUGUST 2012
JULY 2012
JUNE 2012
MAY 2012
APR 2012
MAR 2012
FEB 2012
JAN 2012
DEC 2011
NOV 2011
OCT 2011
SEPT 2011
AUG 2011
JULY 2011
JUNE 2011
MAY 2011
APR 2011
MAR 2011
FEB 2011
JAN 2011
DEC 2010
NOV 2010
OCT 2010
SEP 2010
AUG 2010
JUL 2010
JUN 2010
MAY 2010
APR 2010
MAR 2010
FEB 2010
JAN 2010
DEC 2009
NOV 2009
OCT 2009
SEPT 2009
AUG 2009
JULY 2009
JUN 2009
MAY 2009
APR 2009
MAR 2009
FEB 2009
JANUARY 2009
DEC 2008
NOV 2008

LGIP
$3,992,301.82
$3,935,478.78
$3,347,765.90
$3,490,631.28
$3,451,163.20
$3,411,582.22
$3,359,047.61
$3,305,049.21
$3,220,495.26
$3,183,302.59
$3,231,478.70
$3,391,161.02
$3,490,144.41
$3,117,891.72
$2,748,637.55
$2,889,429.39
$2,830,626.02
$2,823,886.31
$2,618,935.24
$5,064,567.65
$5,141,251.32
$5,160,417.03
$5,087,240.00
$5,079,305.74
$5,234,289.57
$5,012,052.95
$4,533,606.84
$4,491,676.12
$4,464,596.18
$4,438,027.52
$4,641,093.72
$5,097,353.80
$4,260,531.26
$4,230,393.82
$4,359,491.07
$4,317,205.38
$4,396,711.14
$5,348,295.00
$5,037,745.84
$5,000,131.67
$5,472,171.98
$5,725,372.52
$6,258,168.86
$6,514,375.54
$6,501,206.41
$6,696,229.05
$6,688,263.00
$6,734,398.60
$6,966,426.96
$6,858,631.27

0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.53%
0.50%
0.50%
0.35%
0.50%
0.50%
0.50%
0.50%
0.50%
0.50%
0.50%
0.50%
0.50%
0.50%
0.50%
0.50%
0.50%
0.55%
0.55%
0.55%
0.55%
0.55%
0.55%
0.55%
0.55%
0.55%
0.58%
0.60%
0.70%
0.70%
0.70%
0.90%
0.93%
0.99%
1.03%
1.16%
1.39%
1.51%
1.60%
2.00%
2.25%

received
$2,032
$1,792
$1,769
$1,706
$1,745
$1,720
$1,639
$1,660
$1,574
$1,443
$1,313
$1,465
$1,472
$1,187
$1,219
$1,181
$1,208
$1,131
$2,031
$2,141
$2,125
$2,183
$1,956
$2,177
$2,214
$1,931
$2,083
$2,024
$2,080
$2,250
$2,307
$2,201
$1,919
$2,046
$1,830
$2,308
$2,665
$2,504
$3,155
$3,297
$3,910
$4,799
$5,260
$5,690
$6,352
$7,907
$7,820
$11,223
$13,589
$13,119

received
US BANK
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$211,715.00
$211,573.00
$211,432.00
$413,112.21
$412,939.26
$412,576.61
$412,260.82
$411,865.49
$411,720.26
$411,660.24
$411,265.21
$410,874.97
$410,504.57
$410,079.28
$409,934.65
$409,466.13
$409,223.98
$208,981.84
$208,762.71
$208,543.57
$208,324.44
$208,276.58
$208,068.51
$207,860.65
$207,653.00
$207,445.55
$207,238.32
$207,031.28
$206,824.46
$206,246.97
$205,671.09
$205,096.82
$204,524.15
$203,953.08
$203,383.61
$202,815.72
$202,249.43
$201,684.71
$201,121.57
$200,560.00

*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*

RIVERVIEW BANK
$108,288.90
$108,235.37
$108,182.00
$108,126.89
$158,059.61
$57,933.09
$482,933.09
$532,652.26
$582,086.37
$582,086.37
$403,777.11
$403,584.67
$403,349.08
$403,301.34
$201,407.61
$201,390.81
$201,370.81
$201,349.78
$201,324.13
$201,299.33
$201,271.48
$201,238.40
$201,201.74
$201,163.16
$201,120.46
$201,076.36
$201,035.07
$200,993.78
$200,952.49
$200,909.83
$200,867.18
$200,819.55
$200,752.66
$200,684.09
$200,610.53
$200,535.33
$200,460.16
$200,378.34
$200,294.88
$200,211.46
$200,128.07
$200,044.74
$200,000.00

* Sterling Bank

0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.60%
0.11%
0.09%
0.12%
0.15%
0.15%
0.15%
0.15%
0.21%
0.25%
0.25%
0.25%
0.25%
0.25%
0.25%
0.25%
0.25%
0.29%
0.30%
0.30%
0.40%
0.41%
0.44%
0.45%
0.45%
0.49%
0.50%
0.50%
0.50%
0.50%

$53.53
$53.37
$55.11
$67.28
$37.79
$88.73
$278.76
$278.76
$287.13
$211.66
$192.44
$192.40
$90.93
$16.00
$16.80
$20.00
$21.01
$25.65
$24.82
$27.85
$33.08
$36.66
$38.58
$42.70
$44.10
$41.29
$41.29
$41.29
$42.66
$42.65
$47.59
$50.19
$66.89
$68.57
$73.56
$75.20
$75.17
$81.82
$83.46
$83.42
$83.39
$83.33
$44.74

INVESTMENT
HISTORY

Amt invested
at month-end

Interest
rate

Actual
Interest

Amt invested
at month-end

Amt invested Interest
at month-end rate

Actual
Interest

Amt invested Interest
at month-end rate

Amt invested
at month-end

*previously Sterling Bank
avg/mo
OCT 2008
SEPT 2008
AUG 2008
JUL 2008
JUN 2008
MAY 2008
APR 2008
MAR 2008
FEB 2008
JANUARY 2008
NOV 2007
SEPT 2007
JULY 2007
MAY 2007
MAR 2007
JANUARY 2007
NOV 2006
OCT 2006
SEPT 2006
JULY 2006
MAR 2006
JANUARY 2006
NOV 2005
SEPT 2005
JULY 2005
MAY 2005
MAR 2005
JANUARY 2005
NOV 2004
SEPT 2004
JULY 2004

LGIP
$6,461,178.00
$6,700,473.00
$6,580,225.67
$6,619,880.49
$6,770,590.00
$6,702,480.00
$6,937,053.00
$6,902,222.00
$6,784,153.00
$7,609,322.00
$7,254,851.00
$6,811,514.00
$6,712,824.00
$6,606,696.00
$6,522,194.00
$5,804,833.00
$5,772,104.00
$5,167,114.00
$5,289,853.00
$4,133,960.00
$4,169,466.00
$4,270,024.00
$4,273,159.00
$4,419,582.00
$3,971,838.00
$4,214,327.00
$4,116,655.00
$4,054,064.00
$3,877,285.00
$3,411,848.00
$3,370,072.00

2.50%
2.90%
3.25%
3.20%
3.15%
3.20%
3.32%
3.74%
4.36%
4.74%
5.12%
5.33%
5.20%
5.20%
5.22%
5.15%
5.07%
5.09%
5.09%
4.95%
4.40%
4.15%
3.74%
3.42%
3.14%
2.89%
2.59%
2.35%
2.02%
1.67%
1.41%

received
$14,165
$15,812
$18,332
$18,046
$17,643
$18,118
$18,791
$21,660
$26,004
$30,520
$28,604
$29,669
$29,495
$28,804
$28,303
$25,409
$21,971
$22,761
$22,436
$17,812

received
US BANK
$200,000.00

RIVERVIEW BANK

WELLS FARGO CHECKING TOTAL CMBND
$6,661,178.00
$6,700,473.00
$6,580,225.67
$6,619,880.49
$6,770,590.00
$6,702,480.00
$6,937,053.00
$6,902,222.00
$6,784,153.00
$7,609,322.00
$7,254,851.00
$6,811,514.00
$6,712,824.00
$6,606,696.00
$6,522,194.00
$5,804,833.00
$5,772,104.00
$5,167,114.00
$5,289,853.00
$4,133,960.00
$4,169,466.00
$4,270,024.00
$4,273,159.00
$4,419,582.00
$3,971,838.00
$4,214,327.00
$4,116,655.00
$4,054,064.00
$3,877,285.00
$3,411,848.00
$3,370,072.00

City Council Calendar of Events and Items

March 2017

CCC
Jan 2017

Feb 2017

Mar

Jan. 14, 2017:
City Council Meeting

Feb. 16, 2017:
City Council Meeting

March. 14, 2017:
City Council Meeting

2017

Jan. 26, 2017:
City Council Meeting

Feb 28, 2017:
City Council Meeting

March 30, 2017:
City Council Meeting

January 28, 2017:
• Council Retreat

APP Deadlines:
• 244th Entry Sign

APP Deadlines:
• Sign Code Update

April

2017

May

2017

June

2017

April 11, 2017:
City Council
Meeting: Sign Code

May 4, 2017:
2nd Budget Hearing
if needed

June 13, 2017:
City Council Meeting
- Budget Adoption

April 15, 2017
Easter Egg Hunt

May 11, 2017:
City Council
Meeting: TC Zoning

June 27, 2017:
City Council Meeting
- FY 2016-17 APP
Review

April 20, 2017:
Budget Hearing
April 25, 2017:
City Council
Meeting: PUD
APP Deadlines:
• Safety Training

May 23, 2017:
City Council
Meeting: TSP

June 16-18, 2017:
City Garage Sale
Weekend
June 24, 2017:
Cleanup Day
APP Deadlines:
• Community Banners

