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October 31, 2014  
 
 
Susan Shanks, Planner 
(via email only)  
City of Tigard  
13125 SW Hall Blvd.  
Tigard, OR 97223  
 
Re:  Arbor Homes Comments on the Draft River Terrace Community Plan 

 — Otak Project No. 17280  
 
Dear Susan: 
 
Please provide this letter and attachment to the Planning Commission and include it as part of the 
public record. 

On behalf of Arbor Homes we are submitting the following comments regarding the draft River 
Terrace Community Plan. 

1. River Terrace Boulevard 

We are convinced that River Terrace Blvd is over designed and way too costly given its function and 
how it fits into the plan. The current cost estimate, end to end, for this collector street is 
$50,000,000. This road was initially designated as a neighborhood route by the West Bull Mountain 
plan based on the forecasted traffic volumes and the fact that it would not be signalized at Scholls 
Ferry Road. The traffic forecast volumes have not changed and we are convinced there will not be a 
signal at Scholls Ferry Road. 

The city is proposing the boulevard as a collector and signature road for River Terrace by widening 
the right-of-way from 70 feet to approximately 110 feet with extensive landscaping, a multipurpose 
trail and large median. We think the idea of an enhanced road with a continuous trail is good but this 
goes too far. The projected cost of $50,000,000 equates to about $20,000 per proposed unit in the 
district ($50M/2500 units). This puts development at an acute financial disadvantage compared to 
other adjacent districts (South Cooper Mountain). It simply won’t work and is not a necessary 
improvement. 

We have enclosed a memorandum from Kittelson & Associates, Inc. dated September 4, 2014, that 
evaluates the feasibility of the proposed roadway from an operation and cost standpoint. 
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2. Storm Water Facilities 

The challenges of providing Regional Stormwater Facilities are outlined in the River Terrace 
Stormwater Master Plan, but specific details are not addressed in the proposed adoption of the 
Community Plan.  Flexibility on design and implementation is required to allow phased development 
within a potential immediate and accelerated development schedule.   

Some of the stormwater infrastructure strategies in the Stormwater Master Plan are based on 
the City’s intention to adopt new design standards in cooperation with Clean Water Services (CWS).  
The timing of defining, approving, and implementing these new standards must match the projected 
timing for development, or the immediate development should be allowed flexibility in providing 
smaller scale facilities that meet  current City/CWS standards. 

The funding and land acquisition strategies for the Regional Stormwater Facilities are not clearly 
defined. This could have an impact on the timing and placement of regional facilities for the initial 
development phases in River Terrace. While the Stormwater Management Plan provides 
alternatives/flexibility for interim and smaller facilities, these interim facilities are costly and impact 
infrastructure and site layout planning for adjacent development.  

The implementation of LIDA facilities on individual single family lots creates significant challenges 
for siting and sizing, operation, and on-going maintenance (Strategy Areas B and C).  LIDA on 
single family lots was considered in the Villebois Community Plan in the City of Wilsonville but 
never implemented with development, mainly due to these challenges.  LIDA on single family lots 
was not required in the Regional Facility approach for stormwater treatment in North Bethany.  
Alternatives to LIDA on single family lots would be to allow additional localized (by subdivision) 
water quality facilities, or incorporation into a regional water quality only facility.  

The “excess” right-of-way located on the east side of Roy Rogers Road, south of the existing PGE 
facilities, should be considered for regional stormwater facilities. 

3. Finance Strategy 

We acknowledge that the finance plan is not under consideration by the planning commission at this 
time. However, the Transportation System Plan and other infrastructure systems set the framework 
for creating a quality community plan. These dictate the cost of development. It is difficult to adopt 
a specific plan without knowing how financing the improvements will work. We encourage the city 
to accelerate the finance plan and, at a minimum, provide cost “ bookends” early on to ensure that 
implementation is financially feasible and somewhat in line with other districts (especially to the 
north). 

4. Planned Development Ordinance 

We understand that the city will be updating their planned development ordinance as part of the 
community plan process. We again encourage that this be accelerated. We believe the open space 
requirements in the current ordinance do not reflect the goals of the community plan. The plan 
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designates open space locations as a whole vs. requiring a flat percentage of site area per application. 
Other flexible standards of an enhanced Planned Development ordinance will further the objectives 
of the plan. We look forward to the opportunity to be of assistance and provide input on this 
important code change. 

5. Timing for Applications 

We would like to be able to submit development applications before the funding and finance plans 
are complete. This would facilitate 2015 site development (dry season). Developers should be able to 
submit and receive land use approvals and review of final engineering before the adoption of the 
finance plan. The final permits would be issued once the finance plan is adopted. 

We respectfully request that the city consider our concerns raised on these matters. 

 
Sincerely, 
 
Otak, Incorporated 
 
 
 
Don Hanson  
Principal  
 
 
Enclosures: “River Terrace Boulevard Feasibility” Memorandum dated September 4, 2014, by Kittelson & Associates, Inc. 
 
 
 
DH; kg  
 
 
Dan Grimberg, West Hills Development 
Mark Butoric, Kittelson & Associates, Inc. 
Mike Peebles, Otak, Inc. 
Project files  
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MEMORANDUM  
 

Date: September 4, 2014              Project #:  11057.2 

To: Dan Grimberg, West Hills Development 

  

From: Marc Butorac, PE, PTOE; Kelly Laustsen 

Project: West Bull Mountain Concept Plan Review  

Subject: River Terrace Boulevard Feasibility 

 

This memorandum provides further assessment of the proposed River Terrace Boulevard in Tigard, 

Oregon. The intent is to further evaluate the feasibility of the proposed roadway, both in terms of 

operations and cost. The first section of this memorandum analyzes operations at the intersection of 

River Terrace Boulevard/Scholls Ferry Road and considers when (and if) a traffic signal will be 

warranted in the future and if it can be accommodated from an access spacing and queue storage 

perspective. The analysis also evaluated the potential difference in traffic volumes associated with and 

without a connection to SW Luke Lane.  The second section considers cross-section options for River 

Terrace Boulevard and estimated costs.  

INTERSECTION OPERATIONS 

The proposed River Terrace Boulevard will connect to Scholls Ferry Road as shown in Exhibit 1, and is 

located approximately 1,000 feet from both SW Roy Rogers Road and SW Barrows Road (centerline to 

centerline). The intersection was analyzed to assess operations with and without a traffic signal and to 

determine when (and if) a traffic signal would likely be warranted at the intersection. Based on the 

assessment documented in the DKS & Associates’ April 9, 2014 memorandum, the primary turning 

movements at the River Terrace Boulevard/Scholls Ferry Road intersection are the northbound right-

turn and westbound left-turn which reflect the residential nature of the recently annexed urban 

reserve area, the employment areas to the north, and the urban growth boundary to the west. These 

two primary movements can be served under two-way stop control. The upstream signal at SW Roy 

Rogers Road should create gaps in the eastbound traffic stream to allow vehicles destined to or 

originating from River Terrace Boulevard to safely transition to/from Scholls Ferry Road. Only 

considering left-turning vehicles from River Terrace Boulevard to Scholls Ferry Road, a traffic signal is 

not likely to be warranted in 2035 based on guidance provided in the Manual of Uniform Traffic Control 

Devices (MUTCD).  According to signal warrant 3 in the MUTCD, 100 peak hour vehicles on the minor 

street approach is the lower threshold volume to warrant a traffic signal (based on a one-lane roadway 
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and a major street approach with a total of 1500 vehicles per hour or more). As provided in the DKS & 

Associates’ memorandum, during the morning and evening peak hours, 85 to 90 left-turning vehicles 

would be anticipated on River Terrace Boulevard in 2035 if a traffic signal were installed. 

As stated in the DKS & Associates memorandum, the analysis does not lead to a clear recommendation 

for a traffic signal. Northbound left-turn demand is not expected to be significant and vehicles can re-

route to Roshak Road or Roy Rogers Road without significantly impacting operations. Westbound left-

turn demand at SW Roy Rogers Road/SW Scholls Ferry Road is expected to be high with significant 

queues, which are expected to extend through the proposed River Terrace Boulevard/SW Scholls Ferry 

Road intersection. Therefore, a signal at River Terrace Boulevard could disrupt westbound operations 

on SW Scholls Ferry Road and would likely be impacted by queues from SW Roy Rogers Road. Given 

these considerations, a traffic signal is not likely to be warranted or recommended by 2035. 

Exhibit 1: Proposed River Terrace Boulevard connection to SW Scholls Ferry Road 

 

A connection to SW Luke Lane to the east of River Terrace is under consideration. The connection is 

likely to have a marginal change in the number of northbound left-turn movements and is not 

anticipated to significantly impact operations at the River Terrace Boulevard/SW Scholls Ferry Road 

intersection. If a signal is provided at River Terrace Boulevard/SW Scholls Ferry Road and a connection 

to SW Luke Lane is made, a small amount of traffic from the neighborhood may use SW Luke Lane to 

access the signal at SW Scholls Ferry Road (shown in Exhibit 1 with the orange dashed line). With two-

way stop control at River Terrace Boulevard/SW Scholls Ferry Road and a connection to Luke Lane, 

some vehicles from River Terrace may re-route through the neighborhood via SW Luke Lane to reach 

the signal at SW Barrows Road (shown in Exhibit 1 with the purple dashed line). Either way, the re-

SW Scholls Ferry Rd 
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routing of vehicles destined westbound on Scholls Ferry Road with a SW Luke Lane connection is likely 

to be negligible given the low volume of vehicles that would be served by the connection.  However, it 

should be noted that the SW Luke Lane connection will likely pull a number of eastbound oriented trips 

from the River Terrace that are destined to the two commercial developments (the Village on Scholls 

Ferry and Progress Ridge Townsquare) located on SW Barrow Road. 

RIVER TERRACE BOULEVARD OPTIONS 

River Terrace Boulevard has been proposed as a collector with a 112 foot right-of-way in the latest 

information provided by the City of Tigard (April 16, 2014 memorandum with subject “River Terrace 

Project Updates”). The cross-section includes additional landscaping and sidewalks to encourage slower 

speeds and a multimodal environment and create a gateway corridor into the River Terrace area. The 

purpose of this alternative concept evaluation is to determine the extent of the right-of-way impacts on 

potential development and the overall improvement costs to implement the new roadway.  Toward 

this effort, two alternative concepts were developed for the roadway, compared with the original 

option in Table 1. Images of each additional option are provided in Exhibits 2 through 4. 

Table 1. River Terrace Boulevard Alternative Cross-Section Concepts 

Alternative Concepts Exhibit Right of Way 

Cross Section 

Differences Cost Estimate
1
 

A. Proposed Collector 2 112’ 
Additional sidewalks and 

planter/landscape 

$26.7m (Otak) 

$36.7m (City) 

$20.2m (DKS) 

B. City Standard  

     Collector 
3 93’ Wider paved area $23.4m (Otak) 

C. City Neighborhood    

     Route 
4 65’ No median $18.4m (Otak) 

1
Otak developed the cost estimates for alternatives B and C. Otak, the City, and DKS developed cost estimates for alternative A.  

As seen in the table, the cost estimates for Alternative A produced by Otak, the City, and DKS & 

Associates differ significantly. The City assumed a higher cost for the bridge/culvert reconstruction 

(assuming construction of full bridges, as opposed to box culverts) and different right of way and 

construction costs. However, the relative cost difference between the alternatives can be seen by 

reviewing the cost estimates provided by Otak, which were developed using a consistent methodology 

for the three alternatives. The estimates show that Alternative B and Alternative C reduce the cost of 

the roadway by about 12% and 31%, respectively. This cost difference is largely a result of the 

decreased ROW needs and construction costs with the reduced cross-section. 

Alternative B and Alternative C require less right of way than Alternative A, leaving additional land for 

development. Alternative B provides approximately 3.4 additional acres of developable area while 

Alternative C provides approximately 8.5 acres (both compared to Alternative A). This land could be 

developed, generating tax revenues and development fees. 
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All alternatives provide two vehicular lanes of travel, on-street vehicle parking, and some form of 

bicycle and pedestrian accommodations. Based on projections provided in the River Terrace Update 

(City of Tigard TSP Addendum), all alternatives provide sufficient vehicular capacity to serve 2035 

demand. All alternatives provide sidewalk facilities separated from vehicular travel by landscaping. 

Alternative A provides a multi-use path to serve bicycles and pedestrians, while Alternative B provides 

on street bike-lanes and Alternative C assumes vehicles and bicyclists share the road.   

Exhibit 2 – Proposed Collector (Alternative A) 

 

 

 

 

 

 

 

Exhibit 3 – City Collector (Alternative B): 
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Exhibit 4 – Neighborhood Route (Alternative C) 

 

CONCLUSIONS 

As described in the sections above, the proposed River Terrace Boulevard is planned to connect to SW 

Scholls Ferry Road between SW Roy Rogers Road and SW Barrows Road. Given the limited demand of 

northbound left-turning vehicles from River Terrace Boulevard, availability of alternative routes, and 

storage deficiency at the SW Roy Rogers Road intersection for westbound left-turning vehicles, a traffic 

signal is not likely to be recommended or warranted by year 2035. The lack of or presence of the SW 

Luke Lane connection does not change this finding regarding the need or warrant for a signal at the 

River Terrace Boulevard/Scholls Ferry Road intersection. 

In reviewing the proposed cross-section and right-of-way for River Terrace Boulevard (Alternative A), it 

was found that alternative roadway cross sections could be developed more economically and allow for 

additional residential development, while adequately accommodating the projected traffic volumes 

and pedestrian and cyclist needs from a capacity and safety perspective.  Alternative B, largely based 

on the typical City of Tigard Collector Street standards, provides a narrower roadway without a shared 

multi-use path. It reduces the estimated cost by approximately $3.3m (13%) and provides 3.4-acres of 

additional land for development compared to the proposed Alternative A. Alternative C, based on a 

typical City of Tigard Neighborhood Route standard, provides sidewalks and a landscaping like the other 

alternatives, but assumes bicyclists and vehicles share the roadway. Alternative C reduces the 

estimated cost by approximately $8.3m (31%) and provides 8.5-acres of additional land for 

development compared to the proposed Alternative A. Thus, these alternatives should be considered if 

potential cost savings and/or more developable land are ultimately desired. 



















November 14, 2014 

 

RE: River Terrace Community Plan  

 

Dear Planning Commission Members, 

 

I am writing on behalf of the residents of Sterling Park an established community of 262 homes and Churchill Forest a community of 

40 homes both located in Beaverton’s South Cooper Mountain.   We would like to state our support of the signal at Scholls Ferry for 

the River Terrace Blvd and Multi-Use Trail.  On November 5th we presented recommendations to the Beaverton Planning Commission 

Meeting to align the South Cooper Mountain east-west collector to River Terrace Boulevard.  Attached is a summary of our 

recommendations. 

 

The City plan collector begins at Tire Flat Road and directs traffic through the planning area, by Main Street, the new High School, and 

175th, to the Barrows/Loon intersection on Scholls Ferry.  This collector will connect to Loon Drive across from the Scholls Heights 

Elementary playground and athletic fields.  Our residents are very concerned about the proximity of this connection to the school and 

how it will impact pedestrian access and bus routes.  The residents are asking the city to veer the collector south just before the 

Churchill Forest Neighborhood to align with the River Terrace Blvd., creating a seamless collector and trail system for our two new 

communities. 

 

If the road alignment is not approved, we are asking the City of Beaverton to at least consider aligning the River Terrace Trail with a 

multi-use path on the Beaverton side and a pedestrian signal at Scholls Ferry.  This provides a safe and convenient pedestrian crossing, 

especially to facilitate travel to and from the new High School as this trail would link to Beaverton's School to School Path.  

 

Not aligning these roads and trails would be a missed opportunity to connect our residents to schools, trails, and commercial 

districts.  During the Planning Commission deliberations, the Commission asked staff to provide them with more information on River 

Terrace.  They said it does not make sense to plan one side of the highway and they wanted to ensure our communities are working 

together.   

 

We hope this letter helps inform Tigard of the plans on the other side of the highway and the wishes of residents to align our 

communities. 

 

Sincerely, 

Andrea Bonard 

 

Attachment 



Create a three-lane east-west collector road directing traffic from South Cooper 

Mountain, starting at Tire Flat Road, crossing 175th, to Loon Drive, ending at 

Scholls Heights Elementary School. 

Create a collector road that directs traffic from SCM and 175th toward Scholls Ferry 

and logically connects with River Terrace Boulevard. Connect the River Terrace Trail 

to SCM Nature Trail, which improves connectivity to the School to School trail. 

City Plan 
  

 

 

Proposed Residents Solution 
  

 

 

 

 SAFETY: Will not result in unsafe school crossings for 

Scholls Heights children or impact school bus and school 

traffic routes; because there will not be increased traffic 

directly from arterial roads and the High School. 

 SAFETY: The proposed collector would not connect to 

Loon across from the fire lane at the school playground.  

 

 CONNECTED COMMUNITIES: Seamless SCM and River Terrace collector and trail system. 

 MULTI-USE TRAILS: Facilitates safe walking and biking paths to schools, shops, and 

restaurants. Decreases traffic and parking burden. 

 NATURAL RESOURCES: Decreased disruption to existing stream.  Enhanced trail connectivity 

supports pedestrian and bike transportation. 

 HOME VALUES: No negative impact to home values on both Loon and Oystercatcher. 

 

 
 

 
 

Proposed Solution Benefits 

 Resident recommendations provided to the City of Beaverton Planning Commission regarding  

the South Cooper Mountain (SCM) East-West Collector Road. 
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       15590 S.W. April Lane 
                                                                                                        Tigard, Oregon 97224 
                                                                                                        November 15, 2014 
City of Tigard 
Planning Commission 
13125 S.W. Hall Blvd. 
Tigard, Oregon 97223 
 
Dear Planning Commission: 
 
This letter is written in response to the plan for a regional trail across the south side of 
Area 63. 
 
In 1992 my wife and I bought ten acres in unincorporated Washington County where we 
built a home and planted a vineyard.  When the vines were mature enough, we co-opted 
with Seufert Winery to begin making wine from the grapes grown on our property.   
Wine with our pinot noir label is now in several local restaurants and grocery stores.  
The 2014 harvest was stellar.  We harvested a record 20 tons of fruit with a market 
value of approximately $60,000. 
 
 When Washington County began to developed plans for our area that included several 
roads through our land, we hired attorney John Rankin to protect our vineyard.  John 
was able to convince the county to remove all the roads except where our part of April 
Lane will be included in the connector to Woodhaven.  When the County turned over its 
plans to the city of Tigard, the only remaining part of the plan that would affect our 
vineyard was a walking trail along the south property line. 
 
Now that the city of Tigard has taken over the planning of our area, a new regional trail 
has been added in place of the walking trail.  The plan for this trail would cross the south 
areas of our three neighbors’ properties to the east, then cross the lower part of our 
vineyard and continue through the backyard of our neighbor to the west.  As we 
understand the plan, the trail is designed to be approximately 30 feet wide, paved, and 
lighted with open access to the land it crosses.  An eight-foot high deer fence to keep 
deer and other animals from eating the grapes surrounds our vineyard.  The lower part 
of the vineyard has enough room along the bottom of the rows to allow the tractor to 
turn.  If the trail were to pass through our vineyard, the fence would have to be removed 
or moved further north.   Removing the fence would allow deer, dogs and people into 
the vineyard.  Moving the fence would result in the loss of many vines and their 
resulting productivity.  We would expect to be compensated appropriately for the loss of 
vines and future revenue. 
 
We have planned on the income from our grapes and wine as an important part of our 
retirement.  We also love this house and land and plan to maintain it as a working 
vineyard until we are no longer able to do so.  At that time we plan to deed the property 
to our children for their enjoyment and profit.  We do not plan to sell to a developer.   
We have been a part of Tigard for over 30 years and are anxious to support the planning 
commission with the development of the community but not if threatens our current 
and future property value.   
 
 
 
MICHAEL MCCLESKEY     ALITA ANNE MCCLESKEY 
 
SENT VIA EMAIL AND HAND DELIVERED 
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