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MARKET ANALYSIS – BETHANY WEST, WEST UNION, BENDEMEER, WITCH HAZEL
SOUTH
This market analysis gives an overview of the urban reserves Bethany West, West Union, and
Bendemeer areas currently located in unincorporated Washington County.
The 2016 Hillsboro Housing needs analysis has determined that the City has a deficit of
1,354 new single-family detached houses over the next 20-year planning period, especially
for single family detached housing types. Couple this with only 20% of Hillsboro’s workers
actually living in Hillsboro (Dick 20017), Hillsboro faces 2 issues: They do not have enough
housing, they are losing tax dollars to their neighboring jurisdictions.
Exacerbated by rapid employment and population growth in Washington County, with a
population increase of 9.99% between 2010 to 2016, housing quantity is facing rapidly
increasing shortages. This is highlighted by the disparity between the population increases
compared to the housing stock growth.
Figure 1.1: Washington County Population vs Housing Stock
2010

2015

Increase

Housing Units

212,450

222,015

4.5%

Population

529,849

574,326

8.39%

Sources: Cencus.gov

An analysis of household sizes in Washington County allocates ratios to the required number
of bedrooms/house.
Figure 1.2: Household Sizes in Washington County Analysis Household Market
Size
Share

Bedrooms 1 Beds
Required

2 Beds

3 Beds

4 Beds

5 Beds

2 or less

13.2%

Min 1, Max 2

7.6%

7.6%

-

-

-

3

69.5%

Min 2, Max 3

-

34.75%

34.75%

-

-

4 or more

17.3%

Min 4, Max 5

-

-

-

8.65%

8.65%

TOTAL

100%

-

7.6%

42.35%

34.75%

8.65%

8.65%

Sources: Center for Neighborhood Technology; Thomas Eldridge

Hillsboro’s population is currently made up of 50% renters, 9% more than Portland, and
10.4% more than Washington County. This higher ratio of renters is likely due to the median
age of 34 years old paired with a number of high paying employers with the likes of Intel,
Nike and Wells Fargo, the market lends itself to younger professionals seeking to capitalize
on a high wage without making the commitment of purchasing a household.
This higher demand for rental housing is reflected when comparing rental rates in a number
of Portland market areas. Hillsboro has continued to remain above the rental rates in
neighboring jurisdictions, as shown via figure 1.3.
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Figure 1.3 – Rental Rates in Portland Metro Areas

Sources: City of Hillsboro

The average rent in Hillsboro in 2017 was nearly $1,400 per month. The Hillsboro Housing
Needs Analysis conducted by the City estimates that Hillsboro will add 16,040 new
households between 2016-2036 within the city limits and South Hillsboro. Hillsboro has
a deficit of land to accommodate 1,354 new single-family detached dwelling units and a
surplus of land for multifamily and single-family attached dwelling units. The report estimates
that fifty-percent of new housing will be single-family detached housing (8,020 new dwelling
units), 17% will be single-family attached (2,727 new dwelling units), and 33% will be
multifamily housing (3,293 new units). Land within Hillsboro’s city limits and South Hillsboro
has capacity for 6,666 new single-family detached dwelling units and between 11,403 to
14,403 new multifamily and single-family attached dwelling units.
Figure 1.4 – Salary Comparison, Hillsboro vs Portland -

Sources: City of Hillsboro
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Even though salaries are comparatively higher than neighboring jurisdictions, there is still a
large contingent of the population which requires affordable housing.
Figure 1.5: Rental Rate by Portion of Population
Rental Rate per Month

Portion of Population

Less than $923.00

30%

$923.00 – $2,217.00

40%

Over $2,217.00

30%

Sources: City of Hillsboro

The above table gives a good indication as to the type and extent of housing which should
be developed to accommodate the growing population.
A comparison of the median housing prices next to each reserve found the highest prices lay
next to the Bethany West urban reserve at $209.33/SF, where the average price per square
foot over all 4 reserves is $186.00/SF.
An analysis below of the amount of housing units capable of being built on each reserve was
carried out. 25% of each reserve was allocated to streets, sidewalks and alleys.
Figure 1.6: Urban Reserve Capacity Analysis
Urban Reserve

Developable Area
(acres)

Less 25% for Roads/
Alleys/Sidewalks

Number of housing
units @ 10.6 units/acre

Bethany West

72

18

190

West Union

440

330

3,498

Bendemeer

117

87.75

930

Witch Hazel South

478

359

3,800

1,295

971

10,295

TOTAL

Sources: Andrew Crampton, Davide Wilkes, Nathaniel Dick, Rully Adisuryo, Thomas Eldridge, Thomas Geffner

SITE ANALYSIS
North Hillsboro Urban Reserve Area:
1.Bethany West, 2. Bendemeer East, 3.Bendemeer West

3

2

1
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Figure 2: Context Overview of North Hillsboro Urban Reserves

Source: City of Hillsboro 2017, Washington County 20176

EXISTING ZONING
Bethany West Urban Reserve (1), Bendemeer East Urban Reserve (2), and Bendemeer West
Urban reserve (3) has been zoned EFU (Exclusive Farm Use) by Washington County. EFU is
intended to preserve and maintain commercial activity land. However, Future Development
FD-20 zoning would be applied to the reserve areas while the applicable jurisdiction
begins concept planning for the subareas. FD-20 is a holding zone for properties brought
into the UGB to forestall development until urban zoning is applied following annexation.
Accordingly, except for a few exceptions related to public facilities, no new lots of any size
less than 20 acres may be created. However, existing lots can be built upon. FD-20 District
recognizes the desirability or encouraging and retaining limited interim uses until the
urban comprehensive planning for future urban development of these areas is complete.
Uses permitted include in this district include single detached dwelling unit, parks and
school, public and private conservation areas and structures for the conservation of water,
manufactured home, cemetery, and religious Institutions.
Bethany West
Bethany West has a total developable area of 121 acres. Surrounding schools include Rock
Creek Elementary and Westview High School. Along NW West Union Road is a strip mall
containing an Albertsons to the East. Bus services are available stretch of road (NW 185th
Ave) and goes down NW Springville Road: does not continue down NW 185th Ave towards
the Urban Reserve. If we past NW Springville Road we go downhill towards the Urban
Reserve. While passing the Urban Reserve on the right, see figures 3.3 & 3.4, the road
inclines up NW 185th Ave where you finally meet NW Germantown Road.
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Figure 2.4 – Looking uphill towards the junction of NW
185th Ave & NW Springville Road - Source: Google
Maps

Figure 2.5 – Looking North on NW 185th Ave, Urban
Reserve to the right - Source: Google Maps

Figure 2.6 – Urban Reserve - Source: Google Maps

Figure 2.7 – Urban Reserve - Source: Google Maps

Bendemeer East
Bendemeer East has a total area of 430 acres. This site is located between NW Cornelius
Pass Rd and NW 185th Ave, to the north of NW West Union Rd. Bendemeer East is located
immediately west of Portland Community College Rock Creek and is located 1.5 miles to the
northeast of Intel’s Ronler Acres campus. There is a large-scale housing development south
of NW West Union Rd, which includes a golf course and country club. The site is relatively
flat, which could make any potential developments easier to plan. This urban reserve is
currently served by the Tualatin Valley Fire & Rescue district, Garbarino Disposal services,
and TriMet. There is a main sewage pipe as well as a main water pipe running underneath
West Union Road. In terms of school, there are two school districts that run through the
reserve. On the east side of the reserve is the Beaverton School District, and on the west
side of the reserve is the Hillsboro School District.
Bendemeer West has a total area of less than 130 acres. It is located in the East side of NW
Cornelius Pass and in the north of NW West Union Road. This site has a great accessibility
from exit 62 through US-26 West of Portland along NW Cornelius Road. This urban reserve
is located immediately west of Portland Community College Rock Creek and just to the
northeast of Intel’s Hillsboro campus. The topography is mostly flat with a little wetland
across the center of the site. This urban reserve is inferior to Helvetia soil, which considered
one of the best with mostly class 1 and class 2 soils. Helvetia Soils is considered a “highvalue” farmland, which has the ability to produce a high-quality crop, thus makes the site
suitable for urbanization compared with neighboring areas.
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Figure 2.8 – Looking North along NW Cornelius Pass
Road - Source: Google Maps

Figure 2.9 – Looking West Along West Union Road,
Urban Reserve to the Left - Source: Google Maps

Figure 2.10 – Urban Reserve - Source: Google Maps

Figure 2.11 – Urban Reserve - Source: Google Maps
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Bendemeer West
The two arterial roads are mostly flat with 2-way direction and one lane for each direction.
The street has a width of approximately 10 feet, with no sidewalks. This urban reserve is
currently under the jurisdiction of Tualatin Valley and Fire Rescue District and Hillsboro
School District. Water and sewer line is located on the South of the site along NW West
Union Road. Based on the following visit, the retail district is located adjacent to the South
side of the urban reserve, where many restaurants and fast-food are located. There is a mall
or shopping center, Crossroads at Orenco Station which is located 2.4 miles South of NW
Cornelius Road or 8 minutes driving from the site or Tanasbourne Town Center, located
3.4 miles south or 9-minutes driving. The closest high school is Liberty High-School and
Lenox Elementary School located less than a mile south of NW Cornelius Road. In addition,
Portland Community College (PCC) Rock Creek Campus is also in close proximity. Access
to grocery store, Fred Meyer, is located 1.6 miles South of NW Cornelius Road. Based on
Costar research, Colliers International proposed two 4-star industrial warehouses located on
the West of the site.
Figure 2.12 Location of Helvetia Soil and Intel site

42

NW PORTLAND METRO URBAN RESERVES ANALYSIS
Figure 2.13 Topography Along NW West Union Road
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Figure 2.14 Topography Along NW Cornelius Road

Source: Google Maps

RECOMMENDED INFRASTRUCTURE
Bethany West
There is a 1.8-mile-long sewer trunk line installed in 2011 (Clean Water Services 2017)
through the Bethany West Urban Reserve. The capabilities of this trunk line are unknown, it
would be prudent to assume that upgrading works at a minimum would be necessary. There
is also an open storm water drain, as shown by the green line in figure 6.2. Furthermore,
telephone lines exist down NW 185th Ave adjacent to the reserve, their capabilities must
be assumed limited, rearrangement works of these lines would be necessary. The site would
also require: new electrical mains, new gas mains and new water mains. In addition, other
infrastructure works which would need to be address would be the stretch of NW 185th Ave
between NW Springville Road and NW Germantown Road. The exact works would need to
be determined but they would likely include: the development of new lanes, new sidewalks,
a new exit junction into the site, traffic calming measures, street furniture etc.
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Figure 3.1 – Sewer Trunk Line Location Through Urban Reserve
Figure 3.2 – Red Line is Sewer Trunk, Green is Open Storm Water Drain

Source: Washington County (2017) - Source: Clean Water Services (2017)

Bendemeer East
Development will require substantial infrastructure investment to make the area suitable
for urbanization. Increasing bus service run to the area will be important for attracting
development. The two utility districts that need to be expanded with the urban growth
boundary are the water and sewage districts. There is a main sewage pipe as well as a main
water pipe running underneath the road. This makes expanding the water and sewage
infrastructure relatively easy compared to some other sites
Bendemeer West
Based on the research and observation for this site, Trimet would need to add bus routes
running along West Union Road and Cornelius Pass Road. Arterial road needs to be widen
and additional bike lanes are needed to enhance road safety for bikers. In order to increase
livability and promote housing environment, parks and recreation needs to be developed.
Water and sewer pipeline are accessible along NW West Union Road (South of the Urban
Reserve). Additional line of water and sewer might be needed along NW Cornelius Pass
Road (North of the Urban Reserve) if development were to happen along the East side of
Urban Reserve.
Figure 3.3 Street Along NW West Union Road. Bus Stops and Bike Roads are Unavailable

Source: Google Maps.
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Figure 3.4 Street Along NW Cornelius Pass Road. Streets Need to be Widen and Sidewalks
Need to be Developed

Source: Google Maps

ISSUES CONCERNING THE SITE
Bethany West
Following an analysis of the site, an assessment has been made listing the most salient issues
facing the feasibility of developing upon the Bethany West Urban Reserve with respect to its
physical constraints. Firstly, purchasing negotiations could be difficult as it sits on 2 separate
tax lots (Figure 8.1 & Figure 8.2); additionally, the FD-20 holding zone would be placed
on the area while the most appropriate jurisdiction, the City of Hillsboro, begins concept
planning for area. The area also has additional environmental constraints. Located between
2 hills, 50% of the site is covered by the FEMA 100-year Floodplain (see figure 8.0.). Finally,
Bethany West is one of the smaller Urban Reserves under consideration for expansion.
Concept planning for the area would take a lot of City staff time planning for a relatively few
amount of developable acreage.
The largest constraint to development of the reserve is the existence of Holocomb Lake and
the associated creek that runs through the area. Figure 9.0 refer to the northern border of
the reserve marks Holocomb Creek. Just at the edge of the right third of the reserve, the
creek turns due south, where it runs off the property. In addition to this, there is also a small
wetland and flood plain that is the darkest blue area on Figure 9.1, where the blue areas on
the map designate various degrees of riparian zones.
Bendemeer West
One of the constraints in Bendemeer West Urban Reserve is the floodplain on the center
of the site (Figure 10.0). Part of North East of the site is a bit hilly, which might hinder a
development on that site but possible for parks and recreation. Additionally, no water and
sewer pipeline running along NW Cornelius Pass Road which assumed to be needed for
future development. Another issue with this urban reserve is its relative size. This Urban
reserve is considered a small site in comparison to other urban reserves. This means it has a
relatively small housing capacity and might not produce tax revenue as much as other Urban
reserves such as Jackson East or Bendemeer East.
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Figure 4.4 Natural Features

In contrast, the West Union, Bendermeer East and West urban reserves are most appropriate
for residential due to them being in close proximity to existing residential uses, the highly
parceled nature of the area and environmental constraints that would make industrial
development difficult.
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WITCH HAZEL VILLAGE SOUTH

With Hazel Village South is the extension of the overall South Hillsboro urban reserve
expansion area, which began in 1997 when Metro initially identified the area for future UGB
expansion, with the first expansion occurring in 1999 with the 350 acre Witch Hazel Village
area. The first development occurred in 2004 with the 392 unit Brookwood Crossing and
184 unit Oakhurst Planned Unit Development, with full-buildout of the area approximately
1,800 dwelling units. The most immediately identified expansion is an area west of the nowdeveloping South Hillsboro community, and immediately south of the Witch Hazel Village
community. The 150-acre UGB expansion request area, referred to as Witch Hazel Village
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South, is currently located in unincorporated Washington County and encompasses 12
distinct landowners. This part of an overall 940 acre Urban Reserve that includes 311 acres
of The Reserve Golf Course and approximately 8,000 unit South Hillsboro Community Plan
expected to begin home construction in 2018.
Development in the area can take advantage of the existing and proposed natural resources
and trails. Planned amenities include two neighborhood parks, a trail along Gordon Creek
with a connection to the planned Crescent Park Greenway, and an additional system of trails
connecting housing development with community gathering places. The area is relatively
flat with a small amount floodplain constraints due to two creeks that are tributaries to the
Tualatin River; the Butternut Creek on the southern end of the reserve and the Gordon
Creek, which is located on the northern part of the reserve. The area also borders the FEMA
100 year flood plain on the south near the Tualatin River, instead of following SW river. The
terrain near the creeks have a ten percent slope, with some of the areas reaching as high
as 25 percent slope, making it difficult to develop residential or commercial lots. While the
creek areas may be difficult to develop for residential use, it could be prime use for green
space and trail areas.

The reserve area will require a relatively minimal investment in regional public infrastructure
extension costs since it is located adjacent the developed Witch Hazel Village area, and
contains regional infrastructure facilities such as SW River Road. The required infrastructure
improvement would be primarily internal infrastructure, and would be funded with
development credits assessed with building permits. The area is unique compared to other
planned urban growth boundary expansion areas in that infrastructure costs to serve the
area are relatively minimal compared to recent urban growth boundary expansions that
required regional coordination of large-scale infrastructure improvements. Major required
infrastructure improvements include the extension of Brookwood Avenue from its current
terminus to the north of the area to connect to SW River Road.
Development would be assessed a Washington County Transportation Development Tax
(TDT), which is a one-time, countywide tax on development that functions in a similar
mechanism to a system development charge for County infrastructure facility improvements.
Washington County provides partial TDT credit for construction of arterial and collector
roads. For these roads, the County determines what portion of the project costs is related to
“local street” elements, and what portion is related to the “oversized” elements. In general,
sidewalks, curbs, bike lanes, one travel lane in each direction, and a center turn lane are
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considered local street components. Any additional travel lanes (and the associated right of
way) are the oversized components. Local street components are not eligible for TDT credits,
but the oversized components of streets (and the associated right of way) are eligible for
TDT credits.
Clean Water Services would provide sanitary and storm sewer service to WHVS. Sanitary
sewer pipes 12 inches in diameter or smaller are not eligible for SDC credits. Pipes greater
than 12 inches in diameter are partially eligible, with the creditable portion based on the
percentage of the diameter in excess of 12 inches. The Hillsboro Water Department would
provide water service to the area, and would implement a similar TDT credit policy for pipes
in excess of 12 inches.
Two neighborhood parks are planned for the area, and would be partially funded with SDC
Parks Credits from development. The area contains an existing Witch Hazel Elementary
School and South Meadows High School. Hillsboro High School is a five minute drive,
approximately 1.4 miles away.
The area is most likely to be developed as a mix of low density single family and medium
density attached housing. The attached housing could be similar to the Witch Hazel Village
area with attached housing of approximately 11-16 dwelling units per net acre, and single
family residential adjacent to the Reserves Golf Course at approximately 6 dwelling units per
net acre.
CONCLUSION
Witch Hazel Village South is one of the largest Urban Reserves under consideration for
expansion. The area has prime developable land that the City of Hillsboro would like to
annex. It could generate valuable tax revenue and provide higher end housing units for
higher income households. It also could satisfy the high demand for single family housing
units within the city. (City of Hillsboro Housing Needs Analysis)
The David Hill Urban Reserve
Forest Grove, Oregon is a city in Washington County at the westernmost expanse of the
Portland metropolitan Urban Growth Boundary (UGB). Located about 25 miles northwest
of Downtown Portland, Forest Grove is known for its small town charm. The city is growing
rapidly, and estimates suggest that by 2040, the population will increase by an astounding
47% (Vista Planning, 2011).
Due to this population growth, Forest Grove is a ripe market for housing development.
Current housing supply is 8374 units, and population is 22,838 persons (American
Community Survey , 2015). Forecasts suggest that by 2040, Forest Grove will be home to
approximately 31,000 people, a 47% increase from the city’s 2010 population. If residential
density stays the same (2.7 people per unit), Forest Grove will need at an additional 3000
units of housing to meet demand. The actual need for housing will likely be higher due to
the retirement of older units. Of the hosing in Forest Grove, 21% was built before 1960, and
50% was built prior to 1980 (ibid).
A 2009 report on the Forest Grove housing market prepared by Johnson Reid found that
current needs are not entirely met by current supply. Specifically, the city has a surplus of
rental units, and a shortage of ownership housing, especially on the higher-end. In the years
since the report was issued, Forest Grove has seen historically low housing production; only
206 units were produced from 2010-2014, which represents 2.5% of total stock. (American
Community Survey , 2015). RMLS data from Zillow (2017) shows that 158 units of ownership
housing were brought to market from 2014-2017, bringing total construction over the
decade to 364 units, or 4.3% of stock. As a point of comparison, from 2000-2009, new
construction was equal to 14.0% of the stock and from 1990-1999, production was 21.4% of
stock.
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Figure 5.3 Housing Needs Analysis for Forest Grove, OR (Johnson Reid 2009)

Given the slow rate of construction and the city’s exploding population, it is clear that
Forest Grove has been underbuilding housing. This could be a result of the Urban Growth
Boundary, as most of the developable land in the city is already built-up. Regardless of the
cause, a lack of supply combined with rapidly rising demand has exerted strong upward
pressure on home prices. Average values have gone up 13.0% in the last year, and have now
far exceeded the home price peak prior to the bubble in 2008 (Zillow, 2017).
Figure 5.4 Forest Grove Average Housing Price Trends (Zillow.com)

The Forest Grove stock is currently majority ownership (58%), with the remaining 42%
rental (American Community Survey, 2015). This proportion is high on the rental side when
compared to the rest of Washington County, possibly due to Pacific University student
renters. Of the ownership units, the vast majority (~80%) are single family homes. Another
19% of owners live in mobile/manufactured housing, and the remaining <1% own duplexes.
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The rental stock is more varied, with 50% of renters residing in 5+ unit complexes; 15% in 3
or 4-plexes; 9% in duplexes and 25% in single-family (Johnson Reid, 2009).
In order to meet immediate development needs, the city is relying on the Westside
neighborhood, a section of town that was annexed to the urban growth boundary in the last
expansion. Master plans of this region suggest a build-out of 1200 units, which are almost
entirely single-family. Due to infrastructure challenges, construction on the hilly northern part
of the Westside is limited, and this area is currently zoned “suburban residential” with 1-acre
per household. Homes in the suburban residential zones will likely cost in excess of $600k
(Riordan, 2017). The remainder of the plan also calls for low density development. A majority
of the Westside is zoned for 10,000 ft2 and 7000 ft2 lots. This density is at odds with the
other new subdivisions in Forest Grove, which are on 5000 ft2 lots or smaller. Given the large
lot sizes, it is reasonable to assume that development on the Westside will be targeted at
high price points.
It seems unlikely that the Westside will be able to accommodate the entirety of the growth
that is expected to occur in Forest Grove. In order to provide more developable land, the
city might consider petitioning Metro to increase the UGB into the David Hill Urban Reserve
(DHUR). The DHUR is a 310 acre expanse at the northwestern edge of the Forest Grove. It is
the only remaining urban reserve adjacent to Forest Grove. In order to expand the UGB, the
DHUR should be investigated in order to assess the feasibility of development on the site.
Figure 5.5 The Town Of Forest Grove, with Rural Reserves in Green and the DHUR in Blue
(Metro RLIS 2017)

Currently, the DHUR is not urbanized, and is zoned exclusive farm use. Land use patterns
on the DHUR show a multitude of small farms, as well as some areas of unmanaged forest
land. Farmland on the reserve is marginal given the constraints of the site (Vista Planning,
2011). Overall, the reserve consists of 22 individual tax lots, and contains 16 dwelling units
(Washington County, 2017). The topography of the reserve is hilly: a large portion of the
DHUR is significantly sloped. Survey shows that approximately 30% of the reserve is at 25%
grade or higher. It is possible that this area could be subject to landslides (Vista Planning,
2011). The hills form a canyon in the center of the site, with a stream running through it. The
stream itself is designated by Metro as a riparian habitat, and is essential for drainage on the
site. Despite the stream, no areas in the DHUR are identified as wetlands or floodplains by
Metro (Metro RLIS, 2017).
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The DHUR is located approximately 8 minutes from Forest Grove’s central business and
commercial district. Access is provided by two primary arterials: NW Gales Creek Road and
NW David Hill Road. NW Gales Creek Road follows the southern boundary of the site, and
is well situated to form an ingress point. This road connects to downtown Forest Grove,
and currently serves as a feeder for much of the recent subdivision development in the
northwest corner of the town. If the DHUR is developed, it is likely that the road, which is
currently two lanes heading out of town would have to be widened to include a turn lane
at the very least. Judging from the precedent set by other subdivisions located off of NW
Gales Creek, it seems as though a traffic signal is unnecessary, although if the number of
developed units is significant enough, traffic signals will have to be considered. Currently,
there is an unpaved gravel road, NW Creekwood Place, which branches off from NW Gales
Creek Rd and penetrates into the site. Creekwood Pl, which provides access to many of the
current residents inhabiting the DHUR, will need to be paved, widened and extended to be
usable. The northern portions of the site are currently served by NW David Hill Road. Large
sections of this road have been upgraded by subdivisions in the area, but the section that
accesses the DHUR could use improvement, including the provision of sidewalks and street
lights. In addition, road widening and the creation of a turn lane will be necessary to support
development on the site.
Figure 5.6 Location of the DHUR (in blue) with Rural Reserves in Green (Metro RLIS, 2017)

In its current rural state, the reserve lacks access to city water and sewer. Sewer services in
the urbanized area of Forest Grove are provided by Clean Water Services. As identified by
Vista Planning (2011), there are significant barriers to providing sewer service to the DHUR.
Both stream habitat and canyon slopes would likely limit the extension of the sewer line
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deep into the site and would require the provision of an expensive pump station. I estimate
that the provision of roadways, water and sewer to the DHUR would cost the city in excess of
$32MM (see appendix for calculations).
The DHUR is not suited for industrial development due to its remote location and hilly
terrain. The primary purpose of this land should be the creation of much needed housing
units. Small pockets of retail development could be possible, if residential density is high
enough. The provision of retail space can be informed by the zoning map for the Westside.
In order to accommodate retail in this development, the city is planning to make use of
two neighborhood mixed-used zones (NMU), which will feature “pedestrian-friendly…
neighborhood-scale retail sales and service, office, civic or recreational uses” (City of Forest
Grove). In the Westside, the NMU zones are located at the entry points to the development,
a pattern which could easily be replicated on the DHUR. This would lead to small pockets of
mixed-use construction on David Hill Road and on Gales Creek Road.
Given the constraints of the Urban Growth boundary, it is important to economize on the
land in the DHUR. At the same time, too much density might not fit with Forest Grove;
residents are drawn to the town due to its quiet, rural character, and its strong sense of
community (Mackley, 2017). To obtain density without sacrificing single-family charm, I
suggest a pattern of medium density cluster developments. This pattern of building will
have the added bonus of preserving land on the DHUR for park and forest space. Attached
row homes, duplexes and 4-plexes should be provided along NW David Hill Road and on
the flat areas on the southeast corner of the sight. The current lack of these types of middledensity projects in Forest Grove represent a strong opportunity to developers in the DHUR.
The creation of these missing housing types will both increase the diversity of the Forest
Grove stock and fulfil a market need as prices in the region continue to rise. Some of the
multi-family properties should be preserved for rental and some should remain as ownership
options for lower-income homeowners. The optimal mix between rental and ownership is
hard to forecast, but for now, I suggest a 70/30 split favoring homeownership. This ratio
draws from numbers suggested by Johnson Reid (2009), but is adjusted to acknowledge that
Forest Grove has had a historically high renter-base.
The sloped portions along the northern part of the reserve are ideal for single family
detached development. Here, lot sizes of 4000-5000 ft2 would be ideal. Based on sales
data, buyers in Forest Grove seem willing to accept homes located on 4000-5000 ft2 lots;
lots of this size common in recent subdivisions (Mackley, 2017). The single family homes
should be ownership product to balance out the rental units in other parts of the reserve.
To forecast prices anticipated for construction on the DHUR, it is useful to look at
comparable development. For ownership housing, comparable units suggest average
pricing of $180-200 per ft2 (Mackley, 2017). Currently, there is one new home subdivision,
Pacific Crossing, being marketed in Forest Grove. Pacific Crossing features a mix of 3 and
4 bedroom homes that start in the low $400,000s (Stonebridge Homes NW, 2017). Square
footage in this community is between 2000-4000. This subdivision is located on the south
side of Forest Grove, and is much closer geographically to the center of town than the
DHUR. Other comparable single-family developments include recently completed, fully sold
subdivisions scattered throughout the Forest Grove urban area (Zillow, 2017). There is a
significant cluster of recent development geographically close to the DHUR located where
NW David Hill Rd and NW Thatcher Rd meet. Homes in these subdivisions appear to be
slightly more modest than those of Pacific Crossing, and have sold for prices starting in the
mid $200,000s. The primary difference between these homes, which were completed in
2014, and the Pacific Crossing homes, which are currently for sale, appears to be size; the
homes that sold in the mid-$200s have similar levels of finish, but are significantly smaller
(averaging about 1600 sqft).
There are no new townhomes being sold in Forest Grove, but in nearby Hillsboro,
developers are currently marketing 1300-1600 ft2 townhomes as a part of the “Sequoia
Village” community (Zillow, 2017). These projects are currently commanding higher prices
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than development in Forest Grove (~$210 per ft2), which is likely a result of their location
in desirable Hillsboro. Needs on the high end of the market can be provided with larger,
detached housing. This type of project will be located on 5000 ft2 lots on the steep portions
of the reserve. I anticipate these homes to be between 3000-3500 ft2 and to sell for $550650k. Current subdivisions in Forest Grove suggest that housing in this size and price range
are popular. I do not believe that any homes in excess of 3500 ft2 need to be provided on
the reserve, as development in the Westside will create numerous lots for luxury, detached
homes.
Although the DHUR is 310 acres, the buildable inventory of land is far less. If water
quality management areas, areas with slopes exceeding 25% and forest/woodland areas
are excluded, 149 acres are left (Vista Planning, 2011). If a target density of 10 units per
acre is achieved, the DHUR can support approximately 1100 units (assuming a 25% setaside for roads, parks and other necessities). Given infrastructure costs of $32MM, system
development charges (SDCs) for the reserve will be around $29,000 per unit. SDCs this high
will greatly increase the cost of housing built on the DHUR, and could render the production
of lower-priced product infeasible. To decrease the SDC burden, the number of units could
be increased. At a density of 15 units per acre, SDCs would drop to a more-manageable
$19,500 per unit. However, this density will be a challenge to obtain in a town with such a
strong single family character and on a site that has severe geographical constraints.
Overall, the development of the DHUR represents a unique challenge. The land within
the reserve contains sections that appear to be well suited to home construction. Given
the marginality of the DHUR’s farmland, and limited scope of farming currently supported
on the reserve, the urbanization of David Hill should not be taken as a blow to farmland
conservation efforts. Challenges exist with the provision of sewer and water infrastructure
which could render the project financial unviable without significant city support, and
it is uncertain whether Forest Grove would take a strong affirmatory position on the
development of the DHUR. Even with the city’s full blessing and support, developers will
be hard-pressed to meet some of Metro’s new-urbanist design principals. Specifically, the
provision of adequate density and mixed uses will prove difficult on this rural site. The DHUR
is located farther from Portland’s city center than any other Urban Reserve, and is spatially
isolated from the majority of the urbanized area within Metro. These geographic constraints
must be considered as the development of David Hill proceeds.
Given the housing shortage in Forest Grove, I suggest that the city consider petitioning
for the flat portion of the site that is located to the east of David Hill Rd. This land could
be used immediately for the production of multifamily housing that will complement the
city’s development plan for the Westside. Annexing the parts of the DHUR that are harder
to develop should wait until the buildout of the Westside has begun. When the Westside is
being platted, it is important that the city consider ways to connect to the DHUR. This will
minimize the cost of developing the reserve when the city is ready to expand.
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APPENDIX:
*Financial calculations based on per mile infrastructure cost estimates provided by Mckenzie.
Road widths: (30 ft) + sidewalks (12 ft) = 42 ft
42 ft * 5280ft/mi = 221,760 sqft per mile
$4,000,000 per mile/ 221760 sqft per mile = $18/ sqft
149 (buildable) acres *0.25 (set aside for roads) = 37.25 acres
37.25 acres * 43560 sqft/acre = 1,622,610 sqft of roadway
		

1,622,610 sqft *$18/sqft = $29,206,980

		

+ $ 3,000,000 for pump

		

+ $ 500,000 for traffic signal

		

=$32,706,980

149*.75 (acreage minus set-aside) = 111.75 acres
*10 units/acre = 1118 units
*15 units/acre = 1676 units
At lower density, SDC = $29,254 per unit
At higher density, SDC = $19,541 per unit
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