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SOUTHWEST URBAN RESERVES ANALYSIS
SITE ANALYSIS
The Oregon Washington County urban reserves of South Cooper Mountain, Roy Rogers
West and Roy Rogers East compromise an approximate total of 3,000 acres along the
western edge of the Portland Urban Growth Boundary (UGB).
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SOUTH COOPER MOUNTAIN
Location
The South Cooper Mountain urban reserve is surrounded on three sides by the city of
Beaverton. It is bordered by SW Kemmer Road to the north, SW 175th Road to the east, Tile
Flat Road to the south and Grabhorn Road to the west. South Cooper Mountain currently
has a rural road network. Adjacent thoroughfares run up to the border of the urban reserve
including 175th to 170th Avenue corridor, Roy Rogers Road and Grabhorn Road.
Area
The South Cooper Mountain urban reserve comprises approximately 2,300 acres that
span public land, private land, forested riparian corridors, high-quality upland forest, open
meadows, farmed meadows, parkland and rural homes. The South Cooper Mountain
Urban Reserve is bordered by two other sub-areas that are under consideration for further
development: North Cooper Mountain Sub-Area and South Cooper Mountain Annexation
Area.
Topology
Land is characterized by a combination of meadows, hills and riparian regions. The
southeastern side of the urban reserve is mostly hilly but could accommodate development.
The southwestern and northeastern areas are relatively flat and are also amenable to
development. Riparian regions are numerous, particularly in the center of the urban reserve.
Steeper inclines are found more frequently along the edges of tributaries with riparian
regions being less amenable to development. Major notable topological landmarks in
the area are: Grabhorn meadow along the western edge of the reserve; Hilltop a higher
elevation area with views of Tualatin Valley.
Creeks total approximately 600 acres of the urban reserve area. There are existing nature
trails within Cooper Mountain Nature Park. One potential issue is the extensive network
of creeks and substantially sized park which limits the extent of development possible in
the urban reserve. The tributaries are a sensitive ecosystem that will require environmental
impact studies and potentially parks or other preservation approaches. The high proportion
of waterways also increases the possibility of flooding.

Roy Rogers West
Location
Roy Rogers West is a 187 acre Washington County reserve situated on the western edge of
the Urban Growth Boundary and adjacent to the cities of Beaverton to the north and Tigard
to the east. Rural and agricultural lands are located to the west and south. The South Cooper
Mountain development lies to the north and the reserve abuts River Terrace, a new master
planned residential neighborhood. The reserve is bordered by SW Scholls Ferry Road on the
north, a major thoroughfare serving the area. SW Vandermost Road boarders the reserve to
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the west and dead ends about 1 ½ miles south of Scholls Ferry. SW Roy Rogers Road lies
less than ¼ mile to the east and connects the City of Beaverton with the City of Sherwood to
the south.
Topography
Roy Rogers West lies south of Cooper Mountain, west of
Bull Mountain and north of the Tualatin River. Tributaries
carry runoff water from Cooper Mountain and Bull Mountain
shaping the landscape as water flows toward the Tualatin River.
These tributaries may be subject to periodic flooding and the
waterways are protected reserves to ensure adequate water
quality and healthy riparian environments. The land gradually
slopes downward from the north to the south with sections of
relatively flat terrain.
Geology
Specific geologic condition surveys for Roy Rogers West have not been completed.
However, studies completed for the nearby West Bull Mountain Concept, River Terrace area,
indicate that the geologic layers consist of Columbia River Basalt bedrock; topped by the
Hillsboro Formation, a type of clay and sandy silt; then overlaid with silt deposits from the
prehistoric Missoula Floods. The Missoula deposits are good quality soils for agriculture and
farming.
Nearby Development - River Terrace, Tigard
In 2010, the City of Tigard approved the West Bull Mountain Concept Plan (the Plan). The
Plan, known as River Terrace; places emphasis on creating a community with a variety of
housing options at varying densities. River Terrace will be home to 11,600 future residents
living in 3,766 dwellings at an average density of 11.5 dwellings per acre. Parks, bike
lanes and walking trails along with significant infrastructure, commercial and civic uses are
incorporated into the design. The Plan also requires protection of natural resources such as
significant tree groves, wetlands and waterways.
The Polygon Collection at River Terrace is a master planned neighborhood abutting the
eastern edge of the Roy Rogers West Urban Reserve. The development will be managed
with a Home Owners Association responsible for maintaining the community center,
swimming pool, gym, parks, paths and other open spaces. A retail center and employment
district, estimated to be about six acres in size is slated to be built within the next two years.
Nearby Development - South Cooper Mountain, Beaverton
Located directly to the north of Roy Rogers West, the South Cooper Mountain area,
consisting of 2,300 acres, is set for near term urban development. Overall, certain areas are
planned to have a capacity of 7,490 housing units at an overall density of 11.2 dwellings per
acre. Along SW Scholls Ferry Road, the density of South Cooper Mountain will increase to
14.5 dwellings per acre. This dense Main Street styled neighborhood will include ten acres
of frontage along Scholls Ferry with ground floor retail and second floor office and live-work
spaces. Main Street will be located directly west of a new Beaverton School District high
school. The high school is built on a 40-acre site and will provide parking to the Main Street
neighborhood under a shared parking agreement. The high school will also serve the homes
in the northern most section of River Terrace and Roy Rogers West.
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ROY ROGERS EAST – BEEF BEND SOUTH
Site Location
The Roy Rogers East - Beef Bend South urban reserve area is a roughly 500-acre area located
just west of King City. Approximately 300 acres of the total land space is buildable. To the
north, along the entirety of SW Beef Bend Road lies the city of Tigard. Areas east of SW
150th Avenue are located within unincorporated Washington County. The southern border
fronts the north bank of the Tualatin River. Where SW Elsner Road meets SW Roy Rogers
Road, there is a memorandum of understanding (MOU), but no official intergovernmental
agreement, between Tigard and King City stating that the area south of Beef Bend, except
the NE quadrant of its intersection with Roy Rogers, would fall within King City jurisdiction.
South of the site area lies Sherwood, according to a 2005 MOU.
Topography
With elevation rising up to 600’ directly north and
northeast of the site area, a riparian habitat dominates
much of the landscape, especially in areas close to the
river. Uncultivated, unproductive land is commonplace
throughout the site area, and management of stormwater
advancing from Bull Mountain should be of critical concern
to future development. As shown in the images the FEMA
100-year floodplain encroaches upon the site.
Building footprints within the site area are sparsely located.
Housing stock is generally well maintained with roughly 15% of buildings in a state of
disrepair. Industrial uses in particular seem to only be viable within substantial areas of flat
topography located toward the northwest.
Sources: Google Maps,
Metro GIS, Metro RLIS
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MARKET ANALYSIS
South Cooper Mountain, Roy Rogers West and Roy Rogers East are all located in
Washington County, which is the economic powerhouse of the Portland metro area. Portland
is the largest city in Oregon with a population of approximately 814,813 individuals. There
is a total of 331,642 households in Portland and on average 2.32 people inhabit each
household. Total household expenditures in Portland are below the national average. The
median age of the current population is 36.75 with 236,241 people being married and
313,237 being single .
All trends point to the City of Portland and surrounding areas to continue to experience
significant growth. According to US Census Data, Portland grew by approximately by 50,000
individuals from 583,800 inhabitants in 2010 to 632,309 inhabitants as of 2015. Portland's
Bureau of Planning and Sustainability predicts that by 2035, 123,000 new households will be
formed and 142,000 new jobs will be created in Portland .
Overall growth metrics point to a continued demand for residential housing within the
Portland Urban Growth Boundary. Indicators show steady household formation trends due to
increasing job growth in high wage occupations and consumer preference for the Portland
market. Furthermore, there is a constrained supply of available real estate due to underbuilding in the Portland area during the 2008 recession . Currently the housing market within
Portland is extremely tight, and there is an increasing demand for housing of all types.
As of 2016, semiconductors, software and computer services are the largest industry
segments in Oregon. Wood products, which was the main economic driver for decades now
run a distant second to high-tech exports. Overall, Oregon’s export trade is strong despite
economic declines in other areas. Forecasts predict that Oregon’s economy will become
increasingly dependent on international trade .
The Portland area, and Washington County in particular, is branded as the “Silicon Forest”
because it is attracting companies with its skilled work force, strong infrastructure, access to
West Coast and Asian markets, and high quality of life. Oregon’s high-tech industry accounts
for 13 percent of the state’s economy and 60 percent of Oregon’s international exports. The
Portland metro area includes the long-established campuses of Intel, a top-ranking private
employer, Google, and Oracle, along with newcomers such as eBay, Mozilla, Airbnb, and
Salesforce.com .
The Oregon Department of Employment recommends that Oregon communities invest in
developing employment opportunities in Oregon around high-growth and high demand
industries such as systems and data specialists, business intelligence analysts, industrial
machinists, millwrights and operators, and rehabilitation therapists. Other employment
areas with notable projected growth are technologically skilled mechanics and maintenance
technicians, mental and behavioral health counselors, interdisciplinary engineers, and
primary healthcare practitioners .
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Major Portland Employers:
Employer

Nonfarm Payroll Sector

Intel Corporation

Manufacturing

17,500

Providence Health Systems

Education & health services

15,240

Oregon Health & Science University

Government

14,616

Kaiser Permanente

Education & health services

11,881

Legacy Health Systems

Education & health services

10,436

Fred Meyer Stores

Wholesale & retail trade

10,436

Nike, Inc.

Professional & business services

8,000

Wells Fargo & Co.

Financial activities

4,617

Portland State University

Government

4,153

U.S. Bank
Financial activities
Source: U.S. Department of Housing and Urban Development

Total Employees

4,000

SOUTH COOPER MOUNTAIN
Population & Housing
South Cooper Mountain Urban Reserve is adjacent to the city of Beaverton. Due to strong
economic, social and geographic ties to Portland, Beaverton is experiencing many parallel
trends as Portland. During the decade from 2000-2010, the City of Beaverton added over
13,600 new residents at a rate of roughly 1.7% per year, which was a rate considerably
higher than state level trends . However, since 2010 the population growth in Beaverton has
slowed a bit, which could be due to a slow economic recovery from the last recession or
possibly the limited supply of sites for expanding Beaverton’s housing stock. In the current
market Beaverton has only 339 vacant single-family lots available for development. The
City’s current Buildable Lands Inventory shows a total capacity of 950 additional single family
units on vacant property, of which 611 are located in the South Cooper Mountain planning
area. An additional capacity of 1,258 units is expected on infill/developed land .
According to the City of Beaverton Economic Analysis 2015-16, “A look at migration
patterns would suggest that Beaverton’s relatively slow population growth could be largely
attributed to housing supply constraints…. from 2010-2013, Washington County was among
the fastest growing large counties in the region, accounting for 16% of statewide netmigration… while growth has slowed to close to the statewide average in Beaverton .” This
data suggests that a larger share of population is still moving to other communities within
Washington County, and Beaverton could be missing out on receiving its proportion of
migrants. Nevertheless, the issue of limited housing stock remains relevant to the entire area
because other incorporated cities in Washington County such as Tigard and Hillsboro are
also faced with limited land availability and relatively small housing inventories.

Market research shows a demand for more residential in the Beaverton area and a steady
increase in home sale prices over the past 5 years. Beaverton market data shows an increase
in median home sales of $36,500 or 12% for an average of $349,500 per home over the
past year. The average price per square foot for this same period rose to $210, which was an
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increase from the previously recorded $194 psf. Median rents for the same time period came
to $1,775 per unit or $2.04 psf. Data pulled from Axiometrics in the table below show an
average rent of eight properties nearby the South Cooper Mountain Urban reserve to total
$1,326 rent per unit or $1.53 psf .

Beaverton has a very stable population, approximately 67% of residents are married and
62% are homeowners. It has a higher education level than the average US citizen with a rate
of 44% of inhabitants possessing a college degree. On the other hand, this means that 33%
of the residents are single and 56% of residents did not graduate from college. Beaverton’s
population has a generally higher concentration of younger residents relative to the national
average. The median age of an individual living in Beaverton is 35 years-old and the
median household income is $58,695. This is about average if compared Portland and other
surrounding municipalities .

Employment & Industry
Key tech employers in the Beaverton area include Linux Technology Center of IBM,
Tektronix, Maxim Integrated Products and VeriWave. It is also the location of the Oregon
Technology Business Center (OTBC), which is a non-profit that incubates local start-ups and
is helping to foster more technology networking in Beaverton and increase its visibility as a
tech center .
Nike’s world headquarters is located adjacent to Beaverton in unincorporated Washington
County. A number of other sports and apparel firms have followed in Nike’s shoe steps
including Columbia Sportswear, which relocated to Beaverton in 2007 . According to
Beaverton’s Urban Redevelopment Agency’s annual report, the agency sees limited
opportunity in continuing to develop Beaverton as a “cluster of sporting equipment and
apparel activity ” due to land constraints and lack of a broad Beaverton-based cluster
extending beyond the several well-known apparel companies that are already present .
Tourism is a significant component of Beaverton’s economy, primarily from visitors staying
in hotels and other accommodations. The area southwest of Beaverton is ideally suited
to growing wine grapes. Oregon overall ranks fourth in the US in wine production and is
famous for its Pinot Noir. Washington County is home to more than a dozen wineries, with
two located right in Beaverton.
According the Beaverton Chamber of Commerce Beaverton, small businesses account for
the majority of local Beaverton employment. Small businesses are an essential part of any
community. Most new jobs each year in Beaverton are created by existing small businesses.

99

SOUTHWEST URBAN RESERVES ANALYSIS
The general picture of employment in Beaverton
by industry is as follows:
•

Wholesale and Retail Trade 24.8%

•

Manufacturing 22.9%

•

Government 7.2%

•

Finance, Insurance & Real Estate 5.8%

•

Transportation & Public Utilities 4.2%

•

Construction and Mining 5.6%

•

Services 27.5%

Financing Urban Renewal and Urban Development in Beaverton
Currently the primary funding source for urban renewal projects in Beaverton is tax
increment financing .
Transportation
Beaverton is a suburb to Portland, but it is also a destination for employment. 78% of people
working in Beaverton live somewhere else and commute into Beaverton for work. On the
other hand, an average of 77% of employed Beaverton residents commute elsewhere
in the region for their jobs. This translates into around 22% of local jobs being filled by
local residents. In Hillsboro and Vancouver approximately 33% of local jobs are filled by
local residents, thus Beaverton could do more to provide both housing and employment
opportunities for its residents and workers .
ROY ROGERS WEST
Market Overview
Roy Rogers West is located within 45 minutes of the Portland CBD and 30 minutes from
Hillsboro where significant high wage employment opportunities exist. The land adjacent to
Roy Rogers West that is included in the Urban Growth Boundary is experiencing significant
development and population growth. The area boasts good quality schools, a thriving parks
and recreation system and nearby neighborhood grocery and lifestyle retail.
The Portland-Vancouver-Hillsboro Metropolitan Statistical Area has experienced consistent
economic growth since 2011. This growth results in a declining unemployment rate from
a high of 11.3% in June 2009 to 9.0% in June 2011 to 3.9% in January 2017 . The U.S.
Department of Housing and Urban Development estimates the Washington County
(Beaverton–Hillsboro Submarket) will have demand for 7,675 new single-family homes and
5,325 market-rate rental units between 2016 and 2018 . The Submarket has experienced
an estimated population growth averaging 1.4% per year or 9,600 individuals per year
since 2010 . About 30% of this population growth is a result of in-migration resulting from
jobs growth in the high-tech industry. The combined economic factors of jobs growth and
population growth have resulted in the need for both single-family and multi-family housing
in Washington County. The areas located in South Beaverton and River Terrace in Tigard
are primarily zoned for residential and commercial uses such as small neighborhood retail
centers.
Commercial Office, Industrial and Retail Markets
The City of Tigard has not approved zoning for general commercial uses in the immediate
area. The nearest location in Tigard that permits general commercial and professional uses
is located at SW 125th Avenue and Scholls Ferry Road about three miles away from the site.
The City of Beaverton has zoned Town Center Commercial and Residential near SW Barrows
Road and SW Horizon Blvd. about 1 ½ miles away.
Real estate data included in CoStar reports for the Westside Outlying Office Market show
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office uses are not built in the immediate area of Roy Rogers West. There has been no
delivery of office space since 2013 with only 1,000 SF and 6,000 SF expected to be delivered
in 2018 and 2019, respectively. Simply put, it is unlikely there will be future demand for office
space within this urban reserve.
A similar situation occurs with light industrial space. The last deliveries occurred in 2013 with
over 30,000 SF delivered. There has been no new construction since that time. The next
deliveries projected in 2018 are 20,000 SF followed by 30,000 SF per year between 2019
to 2021 in the Westside Outlying market. There are no units expected for delivery near Roy
Rogers West. It is probable future zoning will prohibit this type of development with the
majority of the light industrial space being located between Hillsboro and Forest Grove or to
the south in Sherwood.
Retail, such as grocery anchored and neighborhood centers, is sprinkled throughout the
immediate area nearest Roy Rogers West. This retail primarily supports the consumer needs
of residential neighborhoods. The key retail centers include the Murray Scholls Town Center,
Murrayhill Market Place and Progress Ridge Townsquare. In 2015 about 40,000 SF of retail
was delivered in the Progress Ridge area with no additional square footage delivered in 2016
and 2017. CoStar estimates additional deliveries of retail ranging from 40,000 SF to 75,000
SF annually between 2018 and 2021; however,
no projects are currently under construction.
Local rent comparables indicate average
rent to be $18.69 per square foot. Economic
analysis anticipates low rent growth for retail in
the upcoming year.
Multi-family Residential Market
There is demand for two and three bedroom residential units as well as senior housing in
the City of Tigard. The subset of residents creating this demand are young professionals,
empty nesters and retirees who desire high quality housing. The median age in Tigard is
40 years which is higher than Beaverton at 38 years and Sherwood at 37 years. Demand
for high quality housing is also driven by population growth. Tigard has experienced 10%
population growth over the past five years which exceed the Portland-Vancouver-Hillsboro
MSA average of 7% . This is in part due to job growth driven by Nike and Intel as well as
other employment growth located in Hillsboro and downtown Portland.
There were no units of multi-family residential housing delivered in Tigard in 2015 and 2016.
However, there are 240 units scheduled to be delivered in 2017 near SW 135th and Scholls
Ferry Road in 2017. This location is about two miles from Roy Rogers West. It is anticipated
that this urban reserve, when added into the Urban Growth Boundary, will be a good
location for multi-family residential.
Multi-Family Residential Rent Comparables
Studio

One Bedroom

Two Bedroom

Three Bedroom

Average Size

491 SF

685 SF

976 SF

1,215 SF

Asking Rent per Unit

$1,007

$1,178

$1,416

$1,676

Asking Rent per SF

$2.05

$1.72

$1.45

$1.38

Effective Rent per Unit

$985

$1,176

$1.396

$1.673

Effective Rent Per SF

$2.01

$1.72

$1.43

$1.38

Annual Effective Rent
Growth
Source: CoStar, May 2017

6.5%

2.6%

2.9%

7.0%
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Single-family Residential Market
The demand for homes in the Cities of Tigard and Beaverton remain strong, causing home
values to appreciate. This is a trend that began in 2012 and continues. The target market
in the neighborhoods nearest to Roy Rogers West are second and third-time homebuyers
interested in upgrading to a larger home. Also, included in the target market are younger
high-tech employees who earn higher wages. The River Terrace neighborhood, located
to the east of Roy Rogers West consists of townhomes and single-family residential units.
It is expected that future development of the Roy Rogers West urban reserve will consist
primarily of single-family homes.
Single-Family Residential For Sale Comparables
Bed/Bath

Size

Sales Price

Price per SF

Townhouse

2/2

1,221 SF

$276,990

$227

Townhouse

3/2

1,372 SF

$339,990

$248

Single Family- Under 2,000 SF

4/3

1,745 SF

$436,490

$250

Single Family- 2,000 - 2,500 SF

4/3

2,148 SF

$496,445

$231

Single Family- 2,500 - 3,000 SF

4/3

2,775 SF

$541,590

$195

4/3

3,346 SF

$603,235

$180

Single Family- Over 3,000 SF
Source: Polygon Northwest, April 2017

It is unlikely this reserve will provide any commercial office or industrial space. It will mainly
be focused on providing higher density, quality residential dwellings for all income levels.
There may be opportunity for a small mixed-use neighborhood retail, probably less than
40,000 SF. This limitation is due to the close proximity of other retail and commercial
uses located at Progress Ridge and the proposed South Cooper Mountain Main Street
development.
The Roy Rogers West urban reserve will be composed of single family homes, apartments
and townhomes. Apartments and townhomes could be constructed along the northern
section near Scholls Ferry Road creating high density zones that aligns well the future Main
Street development in South Cooper Mountain near the Beaverton Mountainside High
School. Where the topography is difficult to develop, it may be appropriate to build homes
on larger lots. Preliminary estimates show that approximately 50% of the 187 acres included
in the reserve is suitable for residential development. Assuming a density goal of 11.5
dwellings per acre, this reserve will support construction of 1,075 dwelling units.
ROY ROGERS EAST – BEEF BEND SOUTH
Employment & Industry
Roughly 45 minutes from downtown Portland and 30 minutes from downtown Beaverton,
the site is in closer proximity to small concentrations of employment in Tigard, Tualatin and
Wilsonville.
Retail shopping opportunities are few and far between, with nearest retail available within
King City, 1.5 miles from the eastern edge of Beef Bend South. There are two retail
establishments, Baggenstos Farmers Market and Al's Garden & Home, on the north/south
arterial Roy Rogers Road. There are also several retail and entertainment options to the
south, at Roy Rogers and Pacific Hwy West. A critical mass of new residents could help
support additional retail, particularly at the intersection of Roy Rogers and Beef Bend, where
traffic counts are highest and visibility is greatest.
Transportation
Traffic counts are at about 20,000 vehicles per day along SW Roy Rogers Road, and 5,300
per day on Beef Bend Road. The nearest bus line is 1.3 miles from the eastern edge of the
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site area, with an additional 2.3 miles to a connection to the MAX at Tigard Transit Center.
Roy Rogers provides major northbound access to the SW Scholls Ferry Road, where the road
extends to areas farther north along SW 175th Avenue.
Nearby Development
As mentioned in reports from Roy Rogers West, Polygon Homes has been doing major
development to the north in Tigard. Directly to the east, Legend Homes has developed a
residential subdivision with homes smaller than the typical Polygon home, yet at a similar
price per square foot of about $160 psf to $200 psf for new construction. Development in
these areas has been exclusively residential; these developments would aide in the support
of commercial uses in Roy Rogers East.
Residential Market Activity - Homes to the immediate north and east:
ACTIVE
Address

4897 SW Huntwood
Ct

List Price

$574,900

$425,000

$650,000

List Date

04/20/2017

05/09/2017

03/23/2017

3,154

2,650

4,794

BR/BA

5/3

3/2.1

4/3

Acreage

0.11

0.11

0.23

Year Built

2005

2001

1990

$5,961

$4,716

$5,821

$400

$400

$0

$182.27

$160.38

$135.58

SF

Taxes
HOA/Year
PPSF

14228 SW
Tewkesbury

14973 SW Rosario
Ln

PENDING
Address

17434 SW 135th Pl

17423 SW Montague 14756 SW Mulberry
Way
Dr

List Price

$475,000

$410,000

$429,900

List Date

04/27/2017

04/06/2017

05/05/2017

SF

2,562

1,849

2,415

BR/BA

4/2.1

4/2.1

4/3

Acreage

0.09

0.08

0.12

Year Built

2005

2012

2011

Taxes

$5,002

$4,051

$4,748

HOA/Year

$792

$596

$266

PPSF

$185.40

$221.74

$178.01
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SOLD
Address

4611 SW Trevor Ln

Sold Price

$489,900

$410,000

$425,000

Sold Date

03/22/2017

05/01/2017

04/12/2017

2,529

1,678

2,532

BR/BA

3/3

3/2.1

3/2.1

Acreage

0.11

0.05

0.08

Year Built

2012

2006

2007

$5,747

$3,543

$4,315

$0

$616

$844

$193.71

$226.40

$167.85

SF

Taxes
HOA/Year
PPSF

16850 SW Romer Terr

13575 SW King Lear Way

Source: RMLS

Nearby Commercial Activity:
Address

City

Type

SF

Rent/Sale Price

For Lease

14991 SW
Tualatin
Sherwood Road

Sherwood

Flex Light
Manufacturing

1,750 SF

$9.60/SF NNN

For Lease

13565 SW
Tualatin
Sherwood Road

Sherwood

Industrial
Warehouse

7,500 SF

$7.20/SF NNN

For Lease

11555 Durham
Road

King City

Ground Floor
Retail

1,500 SF

$20.00/SF NNN

For Lease

16315 SW
Barrows Road

Beaverton

Office

1,700 SF

$18.00/SF NNN

For Sale

11701 SW Itel
Street

Tualatin

Industrial
Warehouse

13,824 SF

$2,400,000 $173.62/
SF

Source: CoStar
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Multifamily Rentals: The two nearest multifamily rental properties are located just northeast
of the site area:
The Oakmont

Maybeck at the Bend

Address

14495 SW Beef Bend Road

13830 SW Chinn Ln

City

Portland

Tigard

Asset Class

B

B-

Year Built

1990

1997

Occupancy

97.0%

92.6%

Average Effective Rent/Unit

$1,361

$1,278

Average Effective Rent/SF

$1.61

$1.47

Market Rate Units

124 (100%)

120 (100%)

Average Area/Unit

845 SF

868 SF

Studio/1 BR

40 units (32%)

30 units (25%)

Effective Rent/SF

$1.63

$1.63

2 BR

84 units (68%)

60 units (50%)

Effective Rent/SF

$1.61

$1.40

3+ BR

No units

30 units (25%)

N/A

$1.49

Unit Mix:

Effective Rent/SF
Source: Axiometrics

According to a market analysis by Leland Consulting Group, there have been robust
household growth projections nearly double the national rate. A combination of strong
income demographics and the expected influx of new residents infer ample market support
for residential development in the site area. Other factors for consideration:
•

Baby boomers, aged 52-70, will continue to drive the market for assisted living and
active senior housing;

•

Downsizing, resulting in less maintenance and higher flexibility, is likely to play a role
in their buying decisions;

•

Millennials, aged 19-35, are beginning to emerge from a period of delayed
household formation, and will continue to drive demand for rental and ownership
housing;

•

Neighborhoods in the Portland Metro area with urban walkability, close proximity to
jobs, and cultural amenities have seen the greatest increase in values; and

•

Similar areas in suburban locations have proven to be a viable alternative, especially
to those unable or unwilling to relocate to areas nearer to the CBD.

According to Ted Reid, Metro's Principal Regional Planner, while there is relative affordability
for the Portland Metro area, compared to other cities on the west coast, is seeing a major
influx of low-income (i.e. ~$10,000 to $20,000 in income) and high-income (i.e. over
~$100,000) households. The Great Recession brought with it very little new construction,
while populations continued to grow. A housing shortage materialized around the entire
country, but has become especially prevalent in Portland.
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INFRASTRUCTURE
The urban growth boundary expansions of South Cooper Mountain and Roy Rogers will
need to evaluate the area as a whole and leverage inter-jurisdictional agencies to make the
most efficient use of existing infrastructure and area services.
Water and Sanitary Sewer
Historically there existed multiple waste water treatment districts throughout Washington
County and beyond. Due to the occurrence of several service failures and inconsistent
service delivery, waste water treatment was consolidated under the entity Clean Water
Services (CWS). Existing development within the URA planning area is served with on-site
private domestic and/or irrigation wells. All developed parcels currently within the site
area are served by on-site private septic systems. Thus in order to be annexed, the three
southwest urban growth reserves addressed in this analysis will depend on sewer services all
which would be delivered by Clean Water Services. The build-out of these services for South
Cooper Mountain and Roy Rogers could take up to twenty years. It is critical that strong
inter-jurisdictional collaboration take place to develop a master plan.
Clean Water Services and the Cities of Beaverton and Tigard have worked in cooperation
to develop water and sanitary sewer plans that can be phased in over time to provide for
the expansion in South Cooper Mountain, River Terrace and Roy Rogers West. River Terrace
completed a sewer pump station in 2015 adjacent to Roy Rogers Road which will help serve
future development. Additional, smaller, developer financed pump stations will be required
as development occurs. Further water infrastructure has also been built into the area in the
form of a 24-inch water line and 21-inch gravity sanitary sewer line have been laid under
Scholls Ferry Road to handle expanding sewer needs. Clean Water Services would be the
sanitary sewer provider for future development within the site area. Coordination with CWS
would be needed to identify any future system needs. Overall the plan is based on the
theory of maintaining minimum water pressure while providing sufficient water flow to fight
a fire in the most difficult space within the service area. The benefit of this regional planning
allows South Cooper Mountain, Roy Rogers West and Roy Rogers East – Beef Bend South to
connect to the system efficiently.
The key facilities that will serve the South Cooper Mountain reserve will be a new 24-inch
water line is planned to extend along SW 175th Avenue, ultimately connecting to a future
five-million-gallon tank to be located near the intersection of SW 175th Avenue and SW Weir
Road. By supplementing the existing system with this new five million-gallon storage tank,
there will be adequate water storage to serve the entire planning area. It is scheduled to be
constructed by 2020.
An existing 21-inch gravity sanitary sewer located under SW Scholls Ferry Road can serve
some of the area east of 175th Avenue and north of Scholls Ferry Road as well as the
planned High School site. Most of the East Hills portion of the Urban Reserve can also
be served either with connections to existing sewer lines to the east or with sewer line
extensions in SW 175th Avenue that will gravity flow to the existing line in SW Scholls
Ferry Road. With the exception of the high school site, much of the area west of SW 175th
Avenue -- including a portion of the East Hills, the Hilltop, and the eastern portion of the
URA Lowlands as well as most of the SCMAA -- will be conveyed towards the low point in
SW Scholls Ferry Road, at the creek crossing near SW Vandermost Road, and eventually be
conveyed to the new River Terrace Pump Station which was placed in service during 2015.
A new Tile Flat Road Pump Station will be needed to serve future development on the west
side of the Urban Reserve Area, including Grabhorn Meadow and the western part of the
URA Lowlands, and southern two-thirds of North Cooper Mountain.
The Intergovernmental Water Board would be the provider of public drinking water. Water
lines and storage facilities will be required to provide water service to the site area. King City
will require coordination with the City of Tigard for water services.
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Fire service flow is the largest single point demand in the South Cooper Mountain area.
Although providing domestic and irrigation services to the area is essential, the water system
expansion will be developed to provide sufficient fire flow while maintaining a minimum
water pressure.
Storm Drainage
Currently CWS is responsible for handling all storm drainage throughout Washington County.
There are currently natural storm water infiltration and conveyance through natural drainage
ways that discharge into the Tualatin River. These drainage ways are susceptible to erosion
and degradation from high flows. Tigard and CWS are currently considering alternatives
to manage high flows in order to reduce the adverse impacts. During the annexation of
Washington County southwest urban reserves, multiple developers are encouraged to share
in storm water management features in order to lower costs.
It is recommended that storm water will be managed through Regional Stormwater Facilities
(RSFs). The regional approach is preferred because it is consistent with planning in other
newly urbanizing areas; it provides planned, comprehensive flow control in a cost-effective
manner; and it provides the highest level of certainty of meeting the flow management
guidelines being established by CWS. In addition, RSFs will meet water quality requirements
(capture and treatment of stormwater pollutants) as well as preserving the stream health of
the receiving channel by avoiding hydrographic modification.
However, RSFs require a high level of coordinated implementation. It is important to create a
flexible management plan that also allows for site-scale storm water management facilities in
lieu of, or in combination with, RSFs.
Roads
Significant road construction is planned for the areas adjacent to Roy Rogers West.
Scholls Ferry Road has been widened to a five-lane urban arterial from the SW Roy Rogers
intersection moving eastward into Beaverton. The arterial reduces to a two-lane rural road
as it nears Roy Rogers West. In 2018,
SW Roy Rogers Road will also be
improved to a five-lane urban arterial.
It is currently a 2-lane rural road.
The City of Beaverton created several
transportation scenarios connecting
SW Bull Mountain Road to the
southeast with SW Tile Flat Road to
the northwest of the Roy Rogers West
Urban Reserve. The proposed road
is a three-lane County arterial that
will run through the center of the Roy
Rogers West. This is a long-term plan,
according to the City of Beaverton, is
not expected to begin construction for
20+ years. Estimated cost to construct
is $18,780,000 . An additional twolane collector street, connecting the
Tile Flat Road extension to Scholls Ferry Road is estimated at $2,000,000. Funding for road
construction and maintenance will come primarily from Washington County with significant
contributions from the private sector. Limited funding is expected to come from the Cities of
Tigard and Beaverton.
Electrical Substation
PGE is constructing a substation near the southeast corner of Roy Rogers and Scholls
Ferry Roads. This substation will be sufficient to serve the needs of the River Terrace
neighborhoods as well as any future development in Roy Rogers West.
Schools
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South Cooper Mountain and the northernmost section of Roy Rogers West will be served
by the Beaverton School District and the southernmost section of Roy Rogers West and Roy
Rogers East – Beef Bend South will be served by Tigard-Tualatin schools.
The Beaverton School District’s annual enrollment growth rate ranks it among the fastest
growing districts in the State and they have received the designation of a ‘high growth’
district under ORS 195.110. Currently the Beaverton School District is addressing
overcrowding through a combination attendance boundary adjustments and portable
classrooms.
Beaverton is aware that the current rate of growth exceeds available space at some schools
and that in the future they will continue to see increases in students that they will be required
to serve from the urban growth boundary expansion and elsewhere. They are building
schools to address this need. Beaverton will be opening a brand new campus this fall:
Beaverton’s sixth high school, Mountainside High School, is scheduled to enroll students for
September 2017. Plans for an additional elementary school in the South Cooper Mountain
are in process.
Much of the Beaverton School District’s capital improvement program are tied to long range
planning, demographic projections for student enrollment, and land acquisition functions.
Both short and long-range enrollment projections indicate that the District will continue to
grow for the foreseeable future. In 2006 Beaverton passed a Capital Improvement Bond,
from which the Beaverton School District planned and designed new elementary schools,
expanded several others, created a performing arts educational facility, and a new options
high school. This Bond also funds many major improvements and repair projects.
Tigard-Tualatin Schools have acquired property in River Terrace to construct a new middle
school or grade school depending on school age population projections.
Fire District
Tualatin Valley Fire and Rescue has indicated that a new fire station will be constructed along
Roy Rogers Road. Currently there is no time line established for the construction of the
station.
Park District
Tualatin Hills Park & Recreation District operates aquatic centers, nature centers, recreation
centers, sports centers, outdoor parks, trails & nature areas, historic sites and service
centers across the cities of Beaverton, Tigard and King City. The City of Tigard also provides
significant parks and recreation services. Tigard is in the process of updating its Parks and
Recreation Master Plan. This planning will occur over the remainder of 2017 and into 2018.
Private developers are also required to develop parks in the area.
Public Transportation
Beaverton is connected to the Portland Metro area through bus, light rail and commuter rail.
The Beaverton Transit Center serves the MAX Light Rail, the Blue Line, the Red Line and the
Westside Express Service. The station is also a hub for numerous bus lines around Beaverton
. The 88 - Hart/198th Ave Tri-Met bus is the bus line that passes with the closest proximity to
the South Cooper Mountain Urban reserve.
INSTITUTIONAL CHANGES
South Cooper Mountain
Current Zoning:
Washington County is currently responsible for assigning the zoning designations for South
Cooper Mountain. The South Cooper Mountain Urban Reserve is currently nearly entirely
zoned for “exclusive farm or forest use.” The northwest corner is zoned as “Parks & Open
Spaces” and has already established as the Cooper Mountain Nature Park. Finally, the
Southeast corner is zoned as “Rural Residential or Future Urban.”
When South Cooper Mountain is annexed into the City of Beaverton the property will be
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rezoned to meet development needs. Current Beaverton zoning is as follows:
Residential
•

R10 - Urban Low Density 10,000 sq. ft. - Single Family

•

R7 - Urban Standard Density 7,000 sq. ft. - Single Family

•

R5 - Urban Standard Density 5,000 sq. ft. - Single Family

•

R4 - Urban Medium Density 4,000 sq. ft. - Single Family

•

R2 - Urban Medium Density 2,000 sq. ft. - Multi-Family

•

R1 - Urban High Density 1,000 sq. ft. - Multi-Family

Commercial
•

NS Neighborhood Service Center

•

CS Community Service

•

CC Corridor Commercial

•

GC General Commercial

ROY ROGERS WEST
Zoning and Land Use
Roy Rogers West is zoned Agriculture and Forestry District (AF-20) and Exclusive Farm Use
District (EFU) per the Washington County Community Codes §344 and §340, respectively.
AF-20 requires an 80-acre minimum lot size and provides for exclusive farm use while
recognizing certain lands within the zone may be marginal for such uses. EFU also requires
an 80-acre minimum lot size to preserve and maintain agricultural land or farm use consistent
with needs for agricultural products, forests and open spaces.
Both of these agricultural uses qualify for farm and forestland
property tax deferral.
When Roy Rogers West is annexed into the City of Tigard
the property will be rezoned to meet development needs.
An indication of future zoning can be found in the nearest
developed land at River Terrace. Current zoning is as follows:
•

R-4.5

Residential 7,500 SF minimum lot size

•

R-7

Residential 5,000 SF minimum lot size

•

R-12

Residential 3,050 SF minimum lot size

•

R-25

Residential 1,480 SF minimum lot size

•

C-C

Community commercial
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Roy Rogers East – Beef Bend
South
The site area is mostly within
EFU zoning, with smaller areas
zoned AF-5, AF-10 and RR-5
toward King City to the east.
Future zoning change would
depend on economic viability
based on the density of new
development and infrastructurefunding mechanisms.

RECOMMENDATIONS
The South Cooper Mountain, Roy Rogers West and Roy Rogers East – Beef Bend South
Urban Reserves are tied together through their proximity, their dependence on shared interjurisdictional services and their common values. They are all connected to communities in
Portland’s “western suburbs” that in the not-so-faraway past were fairly rural communities.
Signs of their farming-oriented past are everywhere, most notably in the permanence of
a rural road network on the outskirts of the cities and in a population of inhabitants that
expects to see agricultural views nearby and to take advantage of easy access to nature.
In addition, these communities share common challenges and today they are suffering
from a lack of housing production that is leading to rising rents and prices in the region. In
particular, Washington County is facing extremely high demand for single family homes that
are affordable to families in the median to low income range. With the need for housing
foremost in mind, the recommendation of this analysis is to proceed with the annexation of
the South Cooper Mountain, Roy Rogers West, Roy Rogers East – Beef Bend South Urban
Reserves.
It can be assumed that the demand for affordable single-family homes will stay steady
or increase while the administrative and political annexation process moves forward. The
administrative and political timelines are long and thus new land must be added to the
UGB now in order to have sites ready for development within the next 5 to 10 years. In
order to respond to this critical housing situation, the jurisdictional and zoning changes
should encourage the highest densities of single-family homes, townhouses and duplexes
that are appropriate for the topology of each site. Maximizing density will also make the
infrastructure investments necessary for the expansion more feasible. Ultimately upfront
infrastructure costs are the biggest challenges to expanding any UGB and the average cost
per door ultimately determines whether the site area should be annexed.
The planned expansions into South Cooper Mountain, Roy Rogers West, Roy Rogers East
– Beef Bend South should include strict density zoning regulations in order to meet Metro’s
requirements of 10 units per gross acre in UGB expansions . All local cities will need to
have their concept plans approved by Metro as meeting the 2040 Growth Concept, which
establishes the borders of the Urban Growth Boundary and maps out regional town centers
and density patterns. Plans will also need to adhere to local, regional, state and even federal
(if there are endangered species on the site) land-use regulations.
All three reserves are served by the major east-west arterial, Schools Ferry Road and
north-south high volume corridor, 175th Avenue/Roy Rogers Road. Metro, Washington
County and the state will need to coordinate to plan for growth on these corridors by
building out sidewalks, creating a pedestrian and bicycle system and conducting capacity
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improvements. Although 175th Avenue/Roy Rogers Road is not tagged for extensive main
street development, nevertheless it should be zoned for some residential-appropriate retail
and it is in the interest of all three cities to place strategic signals that allow for the addition
of some retail and an increase in traffic.
South Cooper Mountain
Analysis and Potential Annexation into the UGB
The South Cooper Reserve area has 1470 acres of buildable land, a 230 acre existing park,
and 600 acres of undevelopable land occupied by riparian regions. Providing infrastructure
to the undevelopable portions would have costs and impacts disproportionate to the
housing benefits. It is less expensive to build on flat land and to provide service to such
land. Therefore, it is logical for Beaverton to annex the eastern portion of the reserve and
allow the park and riparian region to remain as a natural preserve. The eastern-most part of
the reserve, Grabhorn Meadow, is not currently well-served by services or roads, but if this
changes in the future then it would be an ideal location for a university campus focusing
in agriculture or viticulture that could make use of the sloped land and riparian regions
unsuitable for residential development.

In 2014 the Beaverton community created a Citizens Advisory Committee to conduct a very
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thorough analysis and create a concept plan outlining guidance around how and why to
develop the South Cooper Mountain urban reserve. The resulting concept plan recognized
that the distinct natural landscapes that make-up the different sub-areas of the South Cooper
Mountain urban reserve were the principal driving factors that determined how to best
develop the land.
The Hilltop and the East Hills sub-areas compromise the most promising buildable areas
in the South Cooper Mountain Urban Reserve. The 175th corridor provides the necessary
infrastructure to support extending development into the western half of the urban reserve.
Both areas have close-by access to existing water, sewer and electrical infrastructure that can
be feasibly extended to serve the area. The land use framework developed by the Beaverton
South Cooper Mountain Concept Plan Citizens Advisory Committee designates this area for
both compact and single-family neighborhood development.
The South Cooper Mountain Hilltop and East Hills sites are poised for development because
they border existing residential neighborhoods that are already in high demand. Nearby
residential properties on standard lots average $400,000-$500,000. It is important that the
execution of the concept plan successfully stimulate the development of housing stock
to deliver the product that the market demands. Although the higher-income corridors,
for instance along SW Scholls Ferry Road will be able to support high prices for housing
developers such as Polygon Homes, Legend and Holt, it is critical that the housing created
address the critical demand for entry-level home ownership from the $250,000 to $600,000
range.
The northernmost sub-area, North Cooper Mountain, which is for the most part already
developed, should remain as large-lot single-family residential dwellings. Since the southern
and western portions of North Cooper Mountain are proximate to an active gravel quarry
and are difficult to serve with sewer, it is recommended that zoning is created to support the
existing developments and no services infrastructure be built out in the near future. Only in
the northern portion of North Cooper Mountain, which is readily served with sanitary sewer
and has some remaining developable land, will a medium density development of singlefamily homes be proposed.
South Cooper Mountain Housing Capacity and Density by Subarea – New Dwellings
Subarea
SCM Annexation Area

Capacity (Housing Units)

Net Density (Dwellings per Acre)

3,430

14.5

300

3.9

Urban Reserve Area

3,760

10.6

Total

7,490

11.2

North Cooper Mountain

Per the above chart, a total of 7,490 housing units are proposed for the buildable portions
of the South Cooper Mountain urban reserve, which will result of an average density of
11.2 dwellings per acre. Given the relatively large portion of land that is not suitable for
development, these are aggressive targets that encourage high density and efficient use of
the land proposed for annexation.
Grabhorn Meadow is located on the western side of the South Cooper Mountain urban
reserve and although this area is suitable for new compact neighborhoods, it is currently not
well-served by roads and substantial infrastructure expansion is required to provide urban
services to this area.
The portion of rural land west of Beaverton that is dedicated to long-term agriculture
production, indicates that pears, apples, hazelnuts and grapes for wine will play a significant
role in the economic future of the area and that at least a portion of the Tualatin Valley will
remain agriculture based for the foreseeable future. The Grabhorn Meadow site was already
identified in the South Cooper Mountain concept plan as an area suitable for a school
development. It is the recommendation of this analysis that in the long term, when services
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become available to Grabhorn Meadow, that the site be considered as a location for a PCC
or other university campus that focuses on an industry linked to the Tualatin Valley food
services industry, such as viticulture, craft beverages, fruit, berry and nut cultivation and/or
agriculture incubator food production.
The biggest challenge facing the South Cooper Reserve is the remoteness of the location,
which is not accessibly by public transportation and is unlikely to be so in the near future.
Furthermore, a pervasive challenge is the limited funds available for transportation needs,
even once they have been identified.
Roy Rogers West
Analysis and Annexation Potential into the UGB
Tigard will annex the Roy Rogers West Urban Reserve. The timing of the annexation will
be within the next 10 years with construction of infrastructure to begin within 15 - 20 years.
Considerable development of adjacent property is currently underway and it will take several
years build out and absorb these units. Tigard City Staff understand that incorporating the
tax lots of Roy Rogers West into the UGB will have a negative impact on the rural lifestyle of
the property owners who actively farm their land; however, it is arguable the tax lot owners
could benefit economically more from selling their land to developers rather than continue
to farm.
The extension of SW Tile Flat Road to connect with SW Bull Mountain Road may ultimately
serve as the district division for schools. Residences to the north of the new arterial could
attend Beaverton School District while residences to the south could attend the TigardTualatin District. Due to at-capacity or overcrowding in all Tigard-Tualatin schools, it is likely
that the southern portion of the Roy Rogers West reserve will be developed last. Another
challenge for the Roy Rogers West reserve is to develop pedestrian and bike connectivity
across Scholls Ferry Road to accommodate students going to school and residents traveling
to the South Cooper Mountain Main Street.
Consideration must also be given to the riparian habitat that exists within Roy Rogers West.
Buffers created to protect these habitats must be designed in such a way to accommodate
future urban connections, such as roads and pathways. Based on topographical analysis,
it appears that significant lands may be dedicated to preserve these habitats and provide
additional buffer from the surrounding development.
It is unlikely that this reserve will serve any industrial purposes. It will mainly be focused
on providing high density, quality residential dwellings for all income levels. There may be
opportunity for a small mixed-use neighborhood retail center of less than 40,000 SF. This
limitation is primarily due to the close proximity of other retail and commercial uses located
at Progress Ridge within 1½ miles, a new retail center of approximately 40,000 SF located
within ½ mile on Roy Rogers Road and the proposed South Cooper Mountain Main Street.
The reserve, once designed, will include single family homes, apartments and townhomes.
Due to dedication of land for transportation and other related infrastructure as well as
topographical constraints, approximately 50% of the acreage is available for housing
development. Assuming a density goal of 11.5 dwellings per acre, this reserve will support
the construction of 1,075 dwelling units. Funding for transportation and other infrastructure
will be costly. Developers can expect to pay System Development Charges or other public
assessments that average $35,000 or more per dwelling. Overall, this Urban Reserve is
situated nicely to be annexed into the City of Tigard.
Roy Rogers East – Beef Bend South
Analysis and Potential Annexation into the UGB
Development will need to occur far enough away from the Tualatin River to avoid the 100Year Flood Plain and other areas that contain large amounts of pooling water. According
to the King City URA 6D Concept Plan, a 150-foot buffer will be maintained with the river.

113

SOUTHWEST URBAN RESERVES ANALYSIS
Flood plains and designated parkland will also be maintained. Consideration will be given
to the preservation of natural areas, as well as a transition between rural areas and new
development, by means of changes in density.
UGB expansion is contingent on financial analysis to determine infrastructure costs.
Feasibility would only exist with enough density and be most viable at the relatively high
traffic intersection of Roy Rogers and Beef Bend Roads.
Industrial development is highly unlikely due to the lack of large swaths of flat land within the
site as well as the distance from major thoroughfares (I-5 and 99W). Bringing employment
to the area is possible; however, the ushering of heavy industry would be unlikely. Flexible
lease spaces and office incubators within a town center area such as Beef Bend and Roy
Rogers Road would help to attract younger buyers and renters, therefore diversifying age
and income demographics. Medical services to support King City and the aging community
seems like one practical use of the site area.
An increase of housing supply in surrounding areas has not necessarily affected affordability,
considering the large quantity of $500,000+ homes sold. With enough density, a greater
range of price points can be available for potential buyers.
A hotel could be a viable consideration for the area, considering close proximity to wine
country. This would be included within a mixed-use neighborhood center in the northwest
of the site area. Furthermore, small-scale industrial and office flex space could support
talent from the burgeoning high-tech trades to the north. A variety of housing types in the
mixed-use area will attract a variety of income and age groups. According to Kenny Asher,
Community Development Director for Tigard, the need for employment land may exceed
the need for housing. However, there is an abundance of sensitive lands, and soil quality
must be examined carefully to determine use.
Multi-modal connections to support biking, walking and golf carting should be used
throughout the site to encourage a relationship with nature. An extension of Fischer Road
from King City going west through the site area would connect the four peninsulas that exist
at the southern edge of the area.
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