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FACT SHEET 

 

Project Name: Cropp-Paine Annexation 

 

Proposed Actions: Annexation to City of North Plains 

  

Tax Maps/Lots:  Tax Lot 200 and a portion of 300 and 400, Map 1N3 01 

  

Site Size: TL 200 = 23.93 Acres, including adjoining right-of-way. 

 TL 300 & 400 = 52.14 Acres, including adjoining right-of-way. 

 

 

Location: West of NW 309th Avenue and north of NW North Avenue 

 

Zoning: Currently FD-10. Final zoning to be designated by City of North 

Plains, upon future Zoning Map Amendment application. 

 

Comprehensive Plan:  Neighborhood Community 

 

 

Applicant/Owner: 

Paine Tract LLC (Tax Lot 200) 

11422 SW Barber Street 

Wilsonville, OR 97070 

Contact: Rudy Kadlub 

Phone:  503-314-8014 

Email:  rudy@costapacific.com 

 

Owner: 

Lone Oak Land and Investment Co.  (Tax Lots 300 & 400)  

31345 NW North Avenue     

North Plains, OR 97133     

Contact:  Mike Cropp 

Phone:  503-647-5596 

Email:  loneoakland@msn.com 

 

Applicant’s Representative: 

Pioneer Design Group, Inc. 

9020 SW Washington Square Dr., Suite 170 

Portland, OR  97223 

Contact: Matthew L. Sprague 

Phone: (503) 643-8286 

Email:  msprague@pd-grp.com 

 

 

mailto:msprague@pd-grp.com
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I. INTRODUCTION 

 

The applicants are requesting annexation into the City of North Plains.  This annexation request   

represents a consolidated application of two separate ownerships totaling 76.07 acres, comprised   

of Tax Lots 200 and a portion of 300 and 400, Map 1N3 01. 

 

The two owners of this consolidated application include: 

 

1. Paine Tract LLC - TL 200, including 23.93 Acres, including adjoining right-of-way 

2. Lone Oak Land and Investment Co. - TL 300 & 400, including 52.14 Acres, 

 

These properties are currently within the North Plains Urban Growth Boundary, but are not 

within the city limits.  The area to be annexed is identified on the Comprehensive Plan Map as an 

Expansion Area (North).  This expansion area was added during Periodic Review, and was based 

on substantial findings justifying the need for the UGB expansion.  

 

The Annexation Area is currently zoned FD-10, Future Development, 10 acre minimum lot size, 

by Washington County.  No specific zoning is proposed in conjunction with the annexation, but 

this area is generally intended for residential development.  It is identified on the City’s 2011 

Buildable Residential Lands Inventory as vacant residential land.  Zoning will be addressed in a 

subsequent application, once the annexation is complete.  

 

The purpose of the annexation is to incorporate the north expansion area into the City of North 

Plains in order to access urban services needed for residential development.  The applicants 

believe this annexation will serve to help the City to implement its vision of being a “complete 

community that provides a place for its citizens to live, work, shop, have convenient access to 

schools, and maximizes access to fire, life and safety services.”  

 

The City has adopted Comprehensive Plan and Zoning District designations of (Neighborhood 

Community and Neighborhood Community Zone respectively) that are anticipated to apply to 

the annexation area.  These land use designations will require master planning of the area 

annexed prior to any development approvals.     

 

VICINITY & SITE INFORMATION 

 

Site Location 

 

The annexation area is located west of NW 309th Avenue and abuts the north side of NW North 

Avenue.   

 

Surrounding Land Uses 

 

The area to the south, along NW North Avenue and to the east, along NW Shadybrook Road is 

within the current City limits and is generally developed with residential subdivisions, and the 
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North Plains Elementary School to the southwest, across the street.  The area to the north, west 

and northeast is all outside of the UGB and regulated by Washington County. 

Zoning for land surrounding the Annexation Area is as follows:   

 

 To the south and east is R 7.5, and to the southwest is R-7.5 Community Service 

(elementary school); 

 To the east is R 7.5; and to the northeast is outside of the UGB, and zoned EFU, by 

Washington County; 

 To the west is outside of the UGB, and zoned AF-20, by Washington County; and 

 To the north is outside of the UGB, and zoned AF-20, by Washington County 

 

Existing Streets 

 

The site borders the north side of NE North Avenue and the west side of NW 309th Avenue, 

which is an unimproved street, along the property frontage.  NW North Avenue intersects with 

NW Shadybrook Road and the Glencoe Road intersection leading directly to the Interchange 

with US Highway 26, providing excellent access.  The Glencoe Road interchange has recently 

been improved, adding substantial capacity. 

 

Existing City Utilities  

 

The City’s existing infrastructure, adjacent or nearby and available for the annexation area is 

summarized in Table 1: 

 

Table 1 

Existing Utilities 

 

Service Provider Size Location Distance from 

Site 

Water City 12 inch North Avenue Adjacent 

Sanitary Sewer City 8 inch North Avenue at 

Main Street 

Adjacent 

Storm Drainage City 12 inch Main Street Adjacent 
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PRIOR APPLICATIONS – New State Law 

 

There have been three prior requests for annexation for Tax Lots 300 & 400 including the years 

2004, 2005, and 2008 and there have been two prior requests for annexation of Tax Lot 200 in 

2004 and 2005.  All of these prior applications were approved by the City, but rejected under the 

voter approval provisions of 16.205.015.   

 

However, the 2016 Oregon Legislature has adopted SB1573, which became law upon the 

Governor’s signature (3-16-17).  This legislation effectively eliminates voter approval of 

annexations.  Therefore this Section is no longer applicable, and the City is preparing appropriate 

code amendments. 

 

 

II. APPLICABLE COMPREHENSIVE PLAN GOALS, POLICIES AND 

OBJECTIVES 

 
15.01.030 VISION STATEMENT INTRODUCTION 

Recently the people of the City of North Plains have seen many changes in their 

community. They and have decided to create this Vision Statement as the foundational 

document for: 

 

1. Taking a pro-active approach to controlling their own destiny by creating a 

new community identity with projections to the Year 2040, 

2. Improving their ability to obtain their fair share of future growth and economic 

development by expanding their jurisdictional boundaries, where 

appropriate. 

 

RESPONSE: 
 

Through the Periodic Review process, the City determined that the north expansion area, which 

includes the annexation properties, was an important element in support of these vision 

statements.  The added land, close to the core of the business community will help the city to 

capture its fair share of residential growth and economic development.  

 
3. Enhancing the livability of and encouraging pride in the community by 

stressing the city's unique character. To include, but not limited to, the 

agricultural/forest products/railroad legacy, and pioneer heritage of North 

Plains. To plan for growth that is compatible and well-connected with the 

existing city. The City shall make a livable, walk-able community a key 

element of the City\s future. 

4. Striving to be a complete community that provides a place for its citizens to 

live, work, shop, have convenient access to schools, and maximizes access 

to fire, life and safety services. All these elements combined will enhance 

the livability of North Plains. 

5. Striving also to be a sustainable community by providing jobs and services 

within the city. Maintaining a compact urban form while having access to 
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jobs and services will reduce the reliance on the automobile and vehicle 

miles traveled. This will also lead to improvement in air quality and further 

enhancing the livability of North Plains. 

 
15.01.050 THE VISION 

We, the City of North Plains, shall create a new community identity by focusing on 

the following concepts: 

 
1. Livability - We will establish a community that is based on the notion of 

livability and the principles of new urbanism. At the forefront of these 

principles is the walk-able neighborhood that is highly connected through a 

traditional street grid network that facilitates pedestrian traffic. These 

principles call for increased density and a range of residential, commercial 

and retail uses within walking distance of each other. Such compact 

communities promote greater pedestrian traffic without excluding 

automobiles. Major roads are designed to be at the edges of neighborhoods 

so as not to disrupt the pedestrian movement or rent the social fabric. 

Neighborhoods will have defined centers which include public spaces such 

as a park or community square. 

 

RESPONSE: 
 

Through its Neighbor City Study and Periodic Review process, the City established this vision, 

whereby the city would grow to be more self-sufficient, rather than just another bedroom 

community to the metropolitan area.  The projected growth for the City through in-fill and 

development of the expansion areas would provide the population and resources necessary to 

support a vital commercial climate, allowing for the availability of more local goods and 

services, and reducing the reliance on neighboring cities for commercial services and 

employment. 

 

The requested annexation area is adjacent to the existing city limits, along its southern boundary, 

and is in close proximity to the downtown core and existing school.  This proximity to the core is 

an important aspect of facilitating the City’s vision, to maintain a compact urban form. It further 

helps to implement the vision by accommodating the “walkability” element, thereby reducing the 

reliance on auto travel.      
 

7. Growth - We will continue to grow and become a place where jobs, affordable 

housing, and public services are available and capable of meeting the needs 

of the evolving urbanizing population. We will become a net importer of jobs. 

The City will encourage, where possible, expansion to the north and east to 

maximize connectivity and availability of existing services. 

 

RESPONSE: 
 

The proposed annexation represents the next logical step in fulling this portion of the City’s 

vision.  This annexation will add the north, non-exception expansion area to the City as 
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identified during Periodic Review, and adopted in the City’s Comprehensive Plan.  The proposed 

annexation area is adjacent to the city limits and can be fully served by existing utilities. 

 
8. Accessibility - We will grow dramatically along our major existing 

transportation routes, the local system assets of State Highway 26, Glencoe 

Road, Dersham Road, Jackson Road and the Burlington Northern Rail Line. 

Mobility will be planned for and provided through an efficient, balanced 

transportation system, as well as with safe and adequate connections to the 

regional transportation network. 

 

RESPONSE: 
 

The City has updated its TSP, which reflects the balanced transportation system outlined in the 

vision and this Section. 

 

Subsequent to the TSP update ODOT has completed Hwy 26 interchange improvements at both 

Glencoe and Jackson School Roads.  Both of these projects have improved accessibility to the 

North Plains community. 

 

Annexation will facilitate implementation of the TSP, with local streets being constructed as 

development occurs.   

 
9. Density - We will continue to recognize the importance of balancing low, 

medium and high density land use. 

 

RESPONSE: 
 

As shown on the Density/Land Use Plan adopted for the north expansion area, a balance of low, 

medium and high density residential areas is to be provided in an overall approximate ratio of 

40% low, 40% medium and 20% high density in compliance with Section 120 – Urbanization of 

the City’s Comprehensive Plan.  The specific property in this annexation request has a mix of all 

three densities along with land designated for park uses and mixed use. 

 

A preliminary concept plan has been provided, and has been utilized for addressing development 

impacts.  The concept plan shows how these densities and uses are envisioned to be 

implemented.  A more detailed Master Plan will be required for this annexed property, which 

will be provided in conjunction with the subsequent application for zoning.   

 
12.  Central Town Square - We will create a mixed use, urban density, pedestrian 

oriented, economic activity center, accessible by transit as well as rail, and 

exemplifying quality urban design with a small town flavor. 
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RESPONSE: 
 

The requested annexation area is close to the City ‘s core and will facilitate implementation of 

these objectives by setting the stage for detailed master planning of a mixed-use, walkable 

community environment. 
 

14. Workable - Our vision shall be a model for the way we can manage our 

growth in practical and cost-effective ways so that we ensure we have a 

viable economic future while preserving our livability. 

 
RESPONSE: 
 

As noted, the population growth that would be accommodated by the annexed properties, as well 

as in-fill development, will foster economic growth for the downtown core and other commercial 

areas. The additional population will provide the critical mass needed to inspire commercial 

development, thereby reducing the City’s current reliance on outside communities for retail 

needs.  

 
Chapter 15.02 

NORTH PLAINS COMPREHENSIVE PLAN ELEMENTS 
 

Neighborhood Community: This comprehensive plan designation is designed for 

the non-exception expansion areas brought in to the City’s UGB in 2003. This designation 

recognizes the master planning effort that was conducted as a part of the Periodic Review 

process and the unique mix of residential and non-residential land uses, varying densities, 

and open space. 

 

The Neighborhood Community designation should be applied to the north and east nonexception 

expansion areas as shown on the Density/Land Use Plans in Section 120 Urbanization in the 

Comprehensive Plan. Development applications within these areas shall provide for a minimum 

density of 8.4 residential units per net acre in a density 15.02 – 7 distribution of 40% low density, 

40% medium density, and 20% high density as prescribed in Section 120 Urbanization. 

 
The master planning process encourages innovative and imaginative site planning, 

consistent with Section 15.01.050 The Vision, in order to develop a sense of place where 

amenities, facilities, features and overall urban design could not be achieved through 

application of individual or combinations of zones. 

 

Corresponds to Neighborhood Community (NC) on the zoning map. 

 

RESPONSE: 
 

The City has adopted a Comprehensive Plan designation (Neighborhood Community) and an 

implementing zone (Neighborhood Community Zone) intended to be applied to the annexed 

area.  This zoning will require master planning to ensure the provision of “complete 

neighborhoods” with adequate urban services.   
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The preliminary concept plan reflects the land use pattern anticipated, which will be refined 

through pending master planning.  Master planning will afford the City the opportunity to fully 

evaluate implementation of the Neighborhood Community zoning, rather than a piecemeal 

review of smaller developments.   

 

The City currently maintains facilities and services that can accommodate this expansion area.  

In addition, Section 15.02.120 of the Comprehensive Plan provides language that requires the 

expansion area to develop in a manner prescribed by this policy. 

 

The expansion area has been assigned a range of densities, with an overall average of 8.4 units 

per acre.  Key design elements for this area to be included in master planning include: 

 

 Pedestrian orientation; 

 Public amenities, including pedestrian spaces and community facilities; 

 Linkages (walkable) within and between neighborhoods; 

 Convenient access to needed services. 

 
Commercial: Areas to accommodate retail trade, service, banking, office and 

related cultural and governmental used. Corresponds to C1, General Commercial, and C2, 

Highway Commercial, on the zoning map. 

 

RESPONSE: 
 

The Comprehensive Plan prescribes 7.8acres of commercial uses within the two expansion areas 

(3.9 acres in each) to provide retail opportunities for local residents.  Consistent with the mixed-

use provisions designated for the expansion area, the concept plan provided reflects a 

commercial component at the west end. 

 
15.02.060 RECREATION 

Presently there are 5.5 acres developed of park/playground area located at the 

Community Center, City Hall area, and elementary school. Churches, a senior citizen 

center, the City Hall, and the Jessie Mays Community Hall are available for indoor 

activities. Outdoor activities are available nearby in the surrounding countryside, such as 

horseback riding, hiking, fishing, biking, gliding, and golf. The recreational facilities existing 

in North Plains are determined inadequate to meet the future population growth needs. 

 
RESPONSE: 
 

Through Periodic Review, the City identified a need for additional parks.  As reflected in the 

concept plan, the annexation area provides the opportunity to create two new parks. 
 

15.02.120 URBANIZATION 

15.02.122 BACKGROUND: 

The City is projected to grow to a population of 4041 people through the year 2021. 

The City wishes to plan for its growth in order to provide a land supply enabling its existing 

and future citizens to enjoy a livable North Plains consistent with its character as a rural 

town. 
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RESPONSE: 
 

The land supply identified by the City to meet the projected population of 4,041, includes the 

land being requested for annexation.  Therefore annexation is consistent with this provision. 

 
15.02.124 CITY POLICIES AND OBJECTIVES 

Create a compact, pleasant livable city with strong pedestrian scale appeal while 

encouraging growth to occur in a manner that connects the downtown core and the eastern 

industrial areas to neighborhoods and public and private amenities. Urbanization shall 

occur in a manner that is consistent with the City’s livability objectives. 

 
15.02.125 LIVABILITY 

1. OBJECTIVES: The City’s livability objectives are the following: 

A. Sense of Place: To create a City of North Plains identity that is 

clearly apparent and related to North Plains’ history and small town 

character and avoids development that bisects the City by the 

disruptive physical feature of the freeway or other physical forces. 

B. Housing Variety: To create a planning program and growth direction 

that provides for a variety of housing types and densities to promote 

housing diversity and affordable housing choices. 

15.02 - 40 

C. Orderly and Efficient Public Facilities and Services: To determine 

a planning program and the direction of growth that is compatible with 

public facilities and services and the ability to extend those facilities 

and services in an orderly, economical, and efficient manner in a 

manner that is sensitive to the City’s objective of maintaining a 

compact community to the north of the freeway 

 

RESPONSE: 
 

The proposed annexation area is ideally situated in close proximity to the downtown core, and 

was specifically targeted for expansion for this very reason.  Development of this area will serve 

to implement the desired compact urban form the City is seeking. 

 

Master planning for the annexed area will afford the City opportunity to further define its desired 

“sense of place”, while also implementing its desired “compact form”.  The Comprehensive Plan 

designates a range of housing densities, together with mixed-uses and more parks. 

 

The master planning will also provide one more opportunity, beyond considerations for this 

annexation, to fully evaluate the appropriate concurrency of needed urban facilities and services 

linked with phasing of development.  
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APPLICABLE DEVELOPMENT CODE CRITERIA 

 
Chapter 16.205 ANNEXATIONS  

16.205.000 Statement of Purpose. The City of North Plains finds annexation is the first step to 

converting future urbanizable lands to urban land within the North Plains Urban Growth 

Boundary and as such, it is an important part of the process of providing timely and orderly 

urban development. The City also recognizes that development of lands at urban densities must 

include the consideration of the provision of adequate levels of required urban services and 

infrastructure such as police, fire, sanitary sewer, water, roads, storm water disposal. Policies 

and procedures adopted in this Chapter are intended to carry out the purposes of the North 

Plains Comprehensive Plan and ensure that annexation of lands to the City is done timely and 

orderly and consistent with the Charter which requires that, unless otherwise mandated by State 

law, all annexation proposals must be approved by a majority vote of the City’s citizens before 

the annexation becomes effective.   

 

RESPONSE: 
 

These properties are currently within the North Plains Urban Growth Boundary, but are not 

within the city limits.  The area to be annexed is identified on the Comprehensive Plan Map as an 

Expansion Area (North).   

 

The properties proposed for annexation are anticipated for residential development, once 

annexed.  The land is within the City’s UGB, but must be annexed in order to access urban 

services from the City. 

 

The City analyzed urban growth expansion options during Periodic Review, including four 

potential expansion areas.  Of the four areas studied, the north expansion area, which includes 

the proposed annexation area, was found to be the most suitable for immediate urbanization.   

 

The following findings are provided to demonstrate that the proposed annexation complies with 

the City’s policies and procedures, and provides documentation that adequate urban level 

services are available to support development of the properties.   

 
16.205.005 Conditions for Annexation. The following conditions must be met prior to or 

concurrent with City processing of any annexation request:  

 

A. The subject site must be located within the North Plains Urban Growth Boundary.  

 

B. The subject site must be contiguous to the existing City limits.  

 

RESPONSE: 
 

The properties proposed for annexation are currently within the North Plains Urban Growth 

Boundary, but are not within the city limits. 

 

The area proposed for annexation is contiguous to the current city limits, which run along the 

south side of NW North Avenue.  The area of annexation does not constitute an island 
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annexation.  This area is contiguous to the existing city limits, and will not create any enclaves of 

unincorporated territory, which would be surrounded by city limits. 

 
16.205.010 Criteria The following criteria shall apply to all annexation requests:  

 

A. The proposed use for the site complies with the North Plains Comprehensive Plan and with the 

designation(s) thereon. If a re-designation of the plan map is requested concurrent with 

annexation, the uses allowed under the proposed designation must comply with the 

Comprehensive Plan.  

 

RESPONSE: 
 

The Comprehensive Plan identifies the annexation area for residential development.  The 

applicants are requesting annexation for the purpose of residential development, which is 

consistent with the Comprehensive Plan.   

 

The applicants are not requesting a concurrent zone change, but do anticipate a subsequent 

separate application to address zoning.   

 

The City has adopted Comprehensive Plan and Zoning District designations of (Neighborhood 

Community and Neighborhood Community Zone respectively) that are anticipated to apply to 

the annexation area.  These land use designations will require master planning of the area 

annexed prior to any development approvals.  

 

Only conceptual planning has been prepared at this time for the purpose of addressing 

anticipated impacts of development.  More detailed master planning will be prepared in support 

of the anticipated subsequent application for zoning of the annexed properties. 
 

B. An adequate level of urban services and infrastructure must be available or made available in 

a specified time period determined by Council. An adequate level of urban services is defined as: 

 

1. Municipal sanitary sewer, storm drainage and water service meeting the requirements 

enumerated in the Comprehensive Plan for provision of those services.  

 

RESPONSE: 
 

The proposed annexation area is identified as the north expansion area, which was specifically 

chosen by the City to bring into the UGB because this land could be served by existing facilities 

(water, sanitary sewer, roads, and storm drainage.  These facilities are either already in place, or 

improvements were already committed through capital improvements scheduling and budgeting.   

 

The applicant has provided a copy of the City’s 66-page Periodic Review findings to LDCD 

(Exhibit E).  These findings addressed the provision and capacity of necessary utilities and 

services at that time, in support of adding the area to the UGB. 
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The applicants have also provided supplemental updates addressing the most current information 

available regarding existing facilities, capacities, needed improvements to serve the annexation 

area, cost for necessary improvements, etc. 

 

The City of North Plains Public Works crew maintains over 15 miles of water mains, 13.5 miles 

of streets and storm water drainage ditches, 3.5 acres of landscaping and building maintenance at 

the City Hall and public parks.   

 

Water 

 

Public Works is responsible for the operation and maintenance of the City's water system which 

consists of over 13.5 miles of water lines ranging in sizes from 2 to 16 inches in diameter.  In 

2005 the City connected its water mains to the Joint Water Commission (JWC) transmission 

main (72 inch), which now supplies all of the City's water.  The City’s connection is a 16 inch 

main.  The City also has one back-up well (#3) for emergency situations. 

 

The City Manager has confirmed that the City’s contract with Hillsboro provides for up to 1.05 

million gallons per day.  The City’s peak usage, so far, has never exceeded 400,000 gallons per 

day.  Therefore the existing supply is adequate for the City, including the expansion area.  

 

There are currently 10” and 8” lines crossing the railroad tracks supplying areas north of the 

tracks. Although supply is adequate, the City would like an additional line for redundancy to 

supply the north expansion area.  The City is just completing a study (March 29th) that will 

provide more specific information on the size and location of these lines. 

 

The City has 1.0 million gallon storage capacity, which is adequate for current conditions.  The 

Water Master Plan projects a storage capacity shortage of 1.02 MG at full buildout (2022).  The 

projected demand is based on a service area average of 115 to 128 gallons per day per capita.  

 

Sanitary Sewer & Storm Drainage 

 

Sanitary sewer service is provided by Clean Water Services (CWS).  Sewer discharge from 

North Plains is transported to the Hillsboro Treatment Plant, via a pump station and 10 inch force 

main located at the intersection of Highland Court and 307th.   

 

The prior Periodic Review findings indicated that the McKay Creek and West trunk sewers had 

capacity deficiencies, as well as a potential need to modernize the City’s pump station.  

However, CWS confirmed that necessary system upgrades would be provided in a timely manner 

as needed. 

 

There are existing 8 inch sewer lines in NW North Avenue and NW 309th.  As development 

occurs on the annexed land, sewer lines will be extended throughout the development. 

 

Storm Drainage is also provided by CWS.  Existing storm drainage along NW North Avenue is 

provided by a combination of 12 inch lines and ditches.  As development occurs on the annexed 
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land, the ditches will be replaced with a piped system in conjunction with street improvements.  

Stormwater facilities will also be provided with these storm drainage improvements. 

 

Streets  

 

The City's road system consists of approximately 14 miles of roadway.  Public Works is 

responsible for management of the City's Pavement Management Program (PMP). The PMP 

includes street inspections, contract preparation and administration on large-scale pavement 

maintenance projects designed to maintain the City's road system.  The Transportation Utility 

Fee (TUF) helps fund road maintenance and limited improvements to local streets.  All new 

development will also pay into the Washington County TDT fund, which provides for arterial 

and collector street improvements. 

 

The City has updated their Transportation System Plan (TSP) to identify comprehensive multi-

modal system improvements to support growth in the community over the next 20 years.  

Development of the land being annexed was accounted for in the TSP update.  The updated TSP 

will be applicable to any new development and will provide design guidance relative to needed 

streets, functional classifications, and cross-section design standards.  

 

NOTE:  Since the TSP was updated, ODOT has completed Hwy 26 interchange improvements 

at both Glencoe and Jackson School Roads.  Both of these projects have improved accessibility 

to the North Plains community. 

 

As development occurs on the annexed land, detailed studies of intersection improvements will 

be conducted to identify necessary timing and funding for needed improvements directly linked 

with the development impacts.  As development occurs, additional dedication of rights-of-way 

and street improvements will be provided by the developers.  The development will also pay 

applicable City TUF and County TDT fees, which proportionally contribute to off-site collector 

and arterial street improvements. 

  
2. Rights of way with adequate design capacity for the proposed use and projected future 

uses.  

RESPONSE: 
 

The site borders the north side of NE North Avenue right-of-way and the west side of NW 309th 

Avenue, which is an unimproved street, along the property frontage.  NW North Avenue 

intersects with NW Shadybrook Road and Glencoe Road which leads directly to the Interchange 

with US Highway 26, providing excellent access.  The Glencoe Road interchange has recently 

been improved, adding substantial capacity. 

 

The applicants anticipate dedicating the necessary rights-of-way required for future subdivision 

of the annexed properties.  They further anticipate providing required street improvements 

related to such future land development. 
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The applicants have provided supplemental update of the 2006/2007 Transportation Impact 

Analysis for annexation at that time.  The supplemental report also reflects the improvements 

made at the Glencoe/Hwy 26 interchange.  

 

As development occurs on the annexed land, additional dedication of rights-of-way and street 

improvements will be provided by the developers.  The development will also pay applicable  

City TUF and County TDT fees, which proportionally contribute to off-site collector and arterial 

street improvements. 

 
3. Where construction of improvements necessary for delivery of the urban services 

identified in subsection (1) above or the rights-of-way identified in subsection (2) above 

are not thought to be immediately necessary, the applicant shall note the methods that 

are proposed to be used for providing and/or financing those services/improvements 

including (but not limited to )dedication of right-of-way, granting waiver(s) of 

remonstrance against possible future local improvement districts created or other 

approaches/devices to pay for improvement costs.  

 

RESPONSE: 
 

The applicants have provided a copy of the 2006/2007 Financial Impact Report for annexation at 

that time, prepared by Shiels/Obletz/Johnson.  Updates are being prepared, and while some of 

the numbers may change, it is anticipated that the overall impacts will be comparable to the 2007 

conclusions.  For example, the prior evaluation assumed home prices in the $300,000 range, with 

a total of 300 units phased over 4 years.   

 

The updates will likely consider slightly higher unit prices, plus more in the range of 440 units, 

phased over 6 years.  But the calculation of impacts/benefits should remain proportional. 

 

For the City’s 2015-16 fiscal year budget, property tax revenues were $391,882, which 

represents 11.05% of the total revenues of $3,546,563.  The major percentage of total revenues is 

derived from license/permits/fees, totaling $1,646,989, or 46.4% of total revenues. 

 

The annexed properties will increase the property tax revenues, proportionally spread over a 6-

year build-out.  The prior projected increase was estimated at about $45,570/year.  As noted, it is 

expected that updated projections will increase this number proportional based on current home 

values.  In addition, as development occurs, the City will collect permit and other fees, which as 

noted represent the larger portion of City revenues. 

 
C. Findings documenting the availability of police, fire, parks, school facilities and all related 

services shall be made allowing for conclusive findings either for or against the proposed 

annexation. The adequacy of each of these services shall be considered in relation to each 

annexation proposal. 

D. The burden of providing evidence supporting the findings for Section 16.205.070 A-C is upon 

the applicant. Improvements for needed infrastructure may be secured by a funding mechanism 

that will place the primary economic burden on the territory proposed for annexation and not on 

the City of North Plains generally. 
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RESPONSE: 
 

Existing City and Other Public Services 

 

The annexation area will be subject to the City’s tax rate of $2.17/$1,000 of assessed value.  

Police service is included in the City’s rate.  Fire protection (RFPD#2), Hillsboro School District 

and Portland Community College are paid through separate District tax rates.   

 

The current combined taxable value of the property being annexed is $471,200.  However, while 

schools and fire services are covered, the City currently does not receive any tax revenue from 

these properties.   

 

The newly annexed property will add to the City’s tax base, which will also increase as each 

phase of development is completed, which will contribute to the City’s operating funds. 

 

The applicants have provided a copy of the prior 2006 Financial Impact Analysis, together with a 

supplemental update.  

 

The City found, during the Periodic Review process, that North Plains was under-served by 

parks.  The annexed area will provide additional land for parks, including neighborhood, and 

community level facilities.  The Conceptual Master Plan provided reflects provision of two 

additional parks, which would be provided as development occurs.  

 

Once annexed, the anticipated development of the area will provide an estimated 440 units to be 

phased in over a 6 year period.  Previously an assumed absorption rate of 70/units per year was 

used for the financial evaluation.  The prior estimated value of the units was $300,000.  At this 

projected rate of development, approximately $21,000,000 in assessed value would be added per 

year over the 6 year period.  This new assessed value will add $45,570 annually to the City’s 

General Fund.  It is expected that the pending updates will only alter these numbers 

proportionally, so the net financial impacts should be similar. 

 

The City provides the following Services: 

 

Police:  The Police Department works with residents of North Plains to reduce crime, or the fear 

of crime. Current staffing consists of 2 full time officers, a part time officer and 5 reserve 

officers, who pride themselves in providing quality public service. 

 

The Department does not employ enough full time police officers to provide 24 hour coverage to 

the City.  They do, however, take pride is providing rapid response for any priority emergency 

calls (crimes in progress or where there is a threat to life).  

 

Fire:  Fire Protection for the City is provided by Washington County District #2.  The District 

serves the central part of Washington County out of two strategically placed stations in North 

Plains and south of Hillsboro off Midway Road. WCFD2 runs approximately 1200 calls for 

service a year while providing public education, fire prevention and fire investigation services. 
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The district opened a new fire station in North Plains in February 1998 on Northwest 

Commercial Street that was paid for by a $750,000 bond approved by voters in 1996. At the 

time, the station had just two paid firefighters along with 30 volunteers. The old station, built 

about 1951, had been damaged by the Spring Break Quake in 1993. The new station is 12,000 

square feet (1,100 m2) and can house up to eight apparatus in the four equipment bays. 

 

On September 1, 2015, WCFD2 and TVF&R entered into an administrative contract under 

which TVF&R Chief Mike Duyck currently serves as WCFD2’s chief executive officer and a 

TVF&R division chief provides administrative oversight 40 hours per week. The initial 

agreement extends to June 30, 2016. The elected boards from both organizations are discussing 

the possibility of expanding the agreement to include operational service starting July 1, 2016. 

 

TVF&R is a full-service fire district providing emergency medical and fire response, specialty 

rescue capabilities (water, hazardous materials, and technical), building inspections, code 

enforcement, public education, emergency management, and much more. TVF&R’s 22 fire 

stations are strategically located throughout its service area and staffed by 358 career firefighters 

(EMTs and paramedics). 

 

Library:  The Library is a department of the City of North Plains. Its personnel are city 

employees, and its operations are budgeted and managed through established city processes and 

annual budget. 

 

A five-member Library Board, serves as advisors to the Library Director and to City Council. 

The Friends of the Library organization actively fundraises through used book sales in order to 

support the library with additional programs and materials. 

 

The library’s tenth anniversary will be celebrated in April, 2016.  The 2,500 square foot facility, 

which is owned by the Friends of the Library, is adjacent to City Hall. It houses over 12,000 

items in various formats, and the collection focus is on popular materials for all ages. As a 

member of the Washington County Cooperative Library Services, the library has access to many 

other materials for its patrons via a daily courier service. 

 

Park & Recreation:  The City is consistently working to improve its parks and open spaces.  The 

Parks Master Plan outlines the goals of the program which are funded by the Parks System 

Development Charges and General Fund revenues.  The existing facilities include: 

 

 Walking Trails 

 Vern Galaway Park 

 Frank Wing Park 

 Pacific Purple Park 

 LaMordden Park 

 Louie Wentz 

 Community Garden 

 Jessie Mays Community Park 

http://cityofnp.org/index.php/departments/public-meetings/library-board/
http://cityofnp.org/index.php/departments/parks/walking-trails/
http://cityofnp.org/index.php/departments/parks/vern-galloway-park/
http://cityofnp.org/index.php/departments/parks/frank-wing-park/
http://cityofnp.org/index.php/departments/parks/pacific-purple-park/
http://cityofnp.org/index.php/departments/parks/louie-wentz-2/
http://cityofnp.org/index.php/departments/parks/louie-wentz/
http://cityofnp.org/index.php/departments/parks/community-garden/
http://cityofnp.org/index.php/departments/parks/jessie-mays-community-park/
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The North Plains Community Trails Plan is part of the Parks and Recreation Facilities Master 

Plan.  It is intended to guide development of future sidewalk, street, and greenway trails in the 

City.  The community envisions an eventual city-wide (approximately 10 mile) trail network 

around town that encompasses on-street, sidewalk, and greenway paths. 

 

It is noted that the Periodic Review findings determined the City was under-served by parks, and 

there was a need for additional parks.  In this regard, the concept plan for the annexed properties 

includes two additional parks, which will help to better serve the City’s park and recreation 

needs.  

 

Education:  School services for North Plains are provided by the Hillsboro School District.  

During Periodic Review school capacity was identified as a concern.  In response the District as 

subsequently acquired property in the east expansion area to address future school capacity. 

 

The District has been contacted regarding the proposed annexation and has provided the 

following summary of service capacities as reflected in the following table. 

 

Table 2 

Hillsboro School District 

School Capacities, Serving North Plains 

 

School Existing Capacity Current 2016 

Attendance 

Net Capacity 

North Plains 

Elementary 

   

Evergreen Middle     

Glencoe High    

 

 

Summary List of Needed Improvements 

 

1. Roads – Major Collector (north/south) access to the site is via Glencoe Road and 

Shadybrook Road, both located east of the annexation area.  The Glencoe Road access 

includes an interchange with Hwy. 26, which has recently been upgraded by ODOT. 

 

The two Hwy 26 interchanges were previously identified as capacity deficient.  However, 

these two interchanges have now been upgraded and have sufficient capacity to support 

continued growth in the area. 

 

The prior Traffic Impact analysis identified the intersection of Glencoe/West Roads as 

having a capacity deficiency by 2015.  Mitigation was identified as providing left turn 

lanes, or a round-about. 
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NW North Avenue provides east/west (major collector) circulation.  The annexation area 

fronts on North Avenue.  Conceptual planning envisions re-alignment of this collector 

through the annexation area, thereby designating the existing section of North Avenue as 

a local street. 

 

2. Utilities: 

a. Sewer – Existing sewer service is adequate and immediately available adjacent to 

the annexation area.  Pump Station improvement have been identified as needed 

to support development of the expansion areas.  These improvements will be 

provide by Clean Water Services (SDCs’ etc.) as the demand determines the 

scheduling.   

 

No other major system improvement is necessary to serve the annexation area, 

other than typical site improvements as development occurs. 

 

b. Water – Water supply for the City and North Expansion area is adequate. There 

are routes the City has identified that are needed to improve local looped 

circulation.  The City is just completing a study that will define line size and 

location for these desired system improvements.   

 

No major system improvement is necessary to serve the annexation area, other 

than typical site improvements as development occurs.  As development occurs, 

system looping will be provided, which will enhance over all flows for the City. 

 

c. Storm – The existing storm system, particularly north of NW North Avenue, is 

primarily ditches.  Storm water detention has been identified as important to 

protect McKay Creek.  

 

As new development occurs providing road improvements, piped storm drainage, 

including detention and water quality treatment facilities will be provided.   

 

d. Parks – The City has identified a need for additional parks.   

 

As new development occurs, there will be opportunities to provide additional park 

space.  The applicant’s concept plan envisions providing two additional parks. 

 

Overall, the City’s Periodic Review Findings concluded that the north expansion area was 

needed to help stimulate growth and economic vitality near the core business district, by 

providing walkable neighborhoods in close proximity to the local businesses.  

 

The City further concluded that this area would be the most efficient and cost effective to serve 

with existing infrastructure, without need for major system improvements.  In adding the north 

expansion area to the UGB, the City has already found it is feasible to provide needed urban 

services to support development.   
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Therefore, the proposed annexation is more of an implementing step than a determination step.  

This annexation is necessary to set the stage for development to occur, which in turn will provide 

the necessary improvements.  As addressed herein, the primary burden for funding these 

improvements will be on the applicants/developers of future projects. 

 
16.205.015 Application Filing, Publication and Posting Deadlines. Annexation elections can be 

scheduled on any election date set by law. An application deadline is established to permit public 

hearings by both the Planning Commission and City Council so as to allow for meeting the election date. 

Application, publication, and posting deadlines for annexations are as follows: 
 

RESPONSE: 
 

The 2016 Oregon Legislature has adopted SB1573, which became law upon the Governor’s 

signature (3-15-16).  This legislation effectively eliminates voter approval of annexations.   

 

Therefore this Section is no longer applicable, and the City is preparing appropriate code 

amendments.  However, at the time of this application, the Code has not been amended, but the 

new State law will supersede the Code provision requiring voter approval of annexations. 

 
16.205.020 Application Requirements  
A. Applications for annexation shall be made on forms provided by the City and include, at a 

minimum, the following material:  

 

1. Written consent to the annexation signed by the affected property owners.  

 

RESPONSE: 
 

The applications, as provided by the City, have been signed by the affected property owners. 

 
2. Legal description of the property to be annexed and a boundary survey certified by a 

registered engineer or surveyor licensed in the State of Oregon.  

 

RESPONSE: 
 

The applicants have provided legal descriptions and a boundary survey of the properties 

proposed for annexation.  The legal descriptions have been prepared by a licensed Surveyor. 
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3. Vicinity map and map of the area to be annexed including adjacent City territory.  

 

RESPONSE: 
 

The submittal documents include a vicinity map and map of the area proposed for annexation. 

 
4. General land use plan indicating types and intensities of proposed development, 

transportation corridors, watercourses, significant natural features, and adjoining 

development.  

 

RESPONSE: 
 

The applicants have provided a Conceptual Master Plan for the area being annexed, for purposes 

of indicating the anticipated type and intensity of development.  A preliminary Phasing Plan has 

also been provided.  Development in the range of 440 residential units, 3.9 acres of commercial, 

and two parks, is anticipated to be phased in over a 6 year period. 

 

The Concept Plan reflects general land use (residential, at varying densities), transportation 

corridors and surrounding development.  There are no water courses or significant natural 

features designated on the subject properties in the Comprehensive Plan.  The Conceptual and 

Phasing Plans have been utilized to access development impacts. 
 

5. Payment of annexation fees, as the same are set by Council resolution.  

 

RESPONSE: 
 

The applicants have paid the applicable fees, established by the City. 
 

B. In addition to the information and fees required under subsection (A) above, an applicant shall 

also be required to provide the following information:  

 

1. A statement of the overall development concept and methods by which the physical 

site, surrounding area and community will be affected as well as proposed actions 

designed to mitigate negative effects from the development, if any.  

 

RESPONSE: 
 

The applicants have provided a Conceptual Master Plan for the area being annexed, for purposes 

of indicating the anticipated type and intensity of development.  A preliminary Phasing Plan has 

also been provided.  The Concept Plan reflects general land use (residential, at varying densities, 

with 3.9 acres of commercial/institutional uses, transportation corridors and surrounding 

development.  There are no water courses or significant natural features designated on the 

subject properties in the Comprehensive Plan.  
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The Conceptual Plan envisions residential density with ranges from 4-12 units per acre.  The 

concept plan layout has three different density areas, with commercial uses and a park at the west 

end.   

 

 The eastern area (Paine) is planned for an average of 6 units per acre.   

 The next section west (Cropp) is planned for an average of 9 units per acre, with a central 

park.   

 The next section west (Cropp) is planned for an average of 12 units per acre; and  

 The farthest west area is designated for commercial/institutional uses and another park. 

 

Total estimated development will include approximately 440 units.   

 

The proposed annexation area will undergo a more detailed master planning process, which will 

be prepared in coordination with the City, in support of a subsequent application for zoning.  

This master planning will afford the City an additional opportunity to consider potential negative 

impacts, for which mitigation can be addressed though conditions of approval. 

 

At the same time, the applicants submit that there will also be positive impacts for the City as 

well.  Proposed development will provide additional housing, parks, and will also accommodate 

space for commercial goods and services. 

 

The anticipated development of the annexed properties will provide road, storm drainage, water 

and sanitary sewer improvements.  Consequently, development of this expansion area will 

promote economic growth and facilitate helping the City to realize its vision of being a “self-

sufficient community.” 

 

As addressed in the Financial Analysis the City will benefit from increased tax revenue, as well 

as the physical improvements provided, including, streets, utilities and two new parks.  

Additional SDC, TUF and County TDT revenues will also be generated as development occurs.   

 

The updated Traffic Impact Analysis indicates that the City has already benefitted from the 

ODOT improvements completed at the Glencoe/Hwy 26 and Jackson School/Hwy 26 

Interchanges.  The City and ODOT have also executed an Interchange Area Management Plan 

for the Glencoe/Hwy 26 Interchange.  The capacity limits identified at the Glencoe/West Union 

Roads intersection can be mitigated by additional turn lanes, or a round-about.  Through the 

master planning process, the applicants will work with the City and County to identify and 

mitigate any other potential capacity issues.  New streets will be designed consistent with the 

TSP. 

 

Consistent with the Comprehensive Plan, development of the expansion area will be designed 

and constructed in a manner that will provide a livable, walkable, complete community that will 

energize the existing downtown core, which in turn, will benefit the community as a whole. 

 
2. A statement addressing the availability, capacity and status of existing water, sanitary 

sewer, drainage, transportation, park and school facilities as determined and an analysis 
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as to the anticipated increased demand for said facilities generated by the proposed 

development.  

RESPONSE: 
 

The applicant has provided a statement of the City’s and other service providers, existing 

infrastructure capacities for transportation, water, sewer, storm drainage, schools, fire, police  

and parks.  The impacts of development on existing facilities and services have been evaluated 

with specific system deficiencies identified. 

 

The proposed annexation area is identified as the north expansion area, which was specifically 

chosen by the City to bring into the UGB because this land could be served by existing facilities 

(water, sanitary sewer, roads, and storm drainage.  These facilities are either already in place, or 

improvements were already committed.  The applicant has provided the City’s 66-page findings 

to LDCD (Exhibit E) which addressed the provision and capacity of necessary utilities and 

services at that time.  The applicants have also provided supplemental updates for existing 

facilities, capacities, cost for necessary improvements, etc. 

 

Previously identified school district deficiencies have been addressed in part by the District’s 

purchase of land within the City for a new school.   
 

3. A statement analyzing anticipated additional facilities required to meet the increased 

demand and proposed phasing of such facilities in accordance with projected demand.  

 

RESPONSE: 
 

As addressed above, under Section 16.205.010, the applicant has provided a statement of the 

anticipated development impacts, together with identified system improvements (roads, water, 

sewer and storm) needed to support development of the annexed properties.   

 

Initial analysis was provided in 2006 & 2008, which has been updated for the current 

application.  

 
4. A statement setting out proposed method(s) and source(s) of financing required to 

provide the additional facilities identified in the analysis described in subsection (3) 

above.  

 

RESPONSE: 
 

Similarly, Financial Impacts of annexation were evaluated in 2006 & 2008.  With this 

application, the applicants have provided updated financial information, which reflects the costs 

of infrastructure improvements needed to support proposed development will be the primary 

burden of the developers.  Supplemental funding options have also been identified.   

 

As discussed with this narrative, and further detailed in the Periodic Review Findings (Exhibit 

E), the annexation area can be served by existing infrastructure, with some system improvements 

required.  The utilities Master Plans for sewer, water, storm drainage and transportation systems 
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have been updated.  These update Master Plans anticipated development of this expansion area 

in addressing system capacities.   

The City has also updated their Systems Development Charges, and has a Transportation 

Utilities Fee (TUF), which help fund general system improvements.  In addition, the County 

collects a TDT fee as development occurs, which funds their MSTIP program for arterial and 

collector street improvements.     

 
5. A narrative demonstrating the need for the urban development proposed for the 

annexation area analyzing the following:  

 

a. Availability within the City of undeveloped land designated for proposed 

urban development.  

 

b. Analysis of immediate, short-term (1 to 5 years) demand for proposed urban 

development.  

 

c. Probable phasing of proposed urban development consistent with projected 

demand for period in which the annexation area is expected to develop.  

RESPONSE: 

 

The primary justification for urbanization of the north expansion area (annexation area) was 

established by the City during Periodic Review.  At that time the City conducted a detailed 

analysis of available undeveloped land within the pre-expansion city limits.  The projected need 

for housing was defined by a projected population of 4,000.  After maximizing in-fill 

opportunities, the analysis demonstrated the City needed to expand the UGB by 149 acres.  A 

copy of these prior land use needs calculations is provided (Exhibit F). 

 

The proposed annexation area provides 76 acres of this needed land.  It is also noted, that this 

north expansion area was determined to be the most suitable and advantageous for immediate 

urbanization.  This conclusion was based on the lower costs of providing infrastructure 

improvements, but also because this area is the closest to the downtown business core, which 

will benefit from nearby walkable neighborhoods.   

 

The applicant has provided a Conceptual Master Plan, together with a preliminary phasing 

concept, reflecting the anticipated sequencing of development.  Generally phasing would begin 

along the NW North Avenue frontage, progressing northward, then to the west for the final 

phase. 

 
16.205.025 Acceptance of Application; Staff Evaluation.  
A. The City Planner shall review the application in accordance with Sections 16.205.005-

16.205.020 to ensure that the application complies with the conditions and criteria set out 

therein, is complete and that all appropriate fees have been paid.  

 

B. After accepting a complete application, the City Planner shall prepare a report evaluating the 

proposal’s compliance with the Review Criteria set out in Section 16.205.030 and provide his/her 

recommendation thereon to the Planning Commission and schedule a hearing to be held by the 



Cropp-Paine Annexation – North Plains 

March 2016 

PDG 327-001 
- 25 - 

 

Planning Commission. Notice of the hearing shall be provided in accordance with the 

Application Review section of this chapter.  

 

RESPONSE: 
 

The City Planning Consultant will review the submitted documents (completeness review) to 

confirm that the application includes all required and necessary documents to ensure a full 

evaluation of the proposed annexation. 

 
16.205.045 Health Hazard Annexation. The City Council shall annex those areas constituting a 

health hazard in accordance with Oregon Revised Statutes, taking into consideration the ability 

of the City to provide necessary services. Annexation of areas constituting a health hazard is not 

subject to voter approval. 

 

RESPONSE: 
 

The applicants are not proposing or requesting a “health hazard annexation.”  Therefore this 

provision is not applicable. 

 
16.205.050 Island Annexation. The city shall not allow islands or enclaves of unincorporated 

territory surrounded by or within the city limits.  

 

RESPONSE: 
 

The area proposed for annexation does not constitute an island annexation.  This area is 

contiguous to the existing city limits, and will not create any enclaves of unincorporated 

territory, which would be surrounded by city limits. 

 

FINAL CONCLUSION 

 

The proposed annexation of 76 acres within the north expansion area will facilitate the City’s 

achievement of several elements of its vision to become a self-sufficient and complete 

community.  This annexation will provide the City with opportunities to: 

 

 Complete the master planning of the north expansion area; 

 Help reduce the City’s current deficiency of parks; 

 Provide revenues to support additional police services; 

 Provide revenues to maintain existing and expanded park facilities; and 

 Contribute to the critical mass of residents needed to support the City’s existing and 

future businesses to provide needed goods and service. 

 

Based on the findings presented herein, the applicants have demonstrated the proposed 

annexation complies with the applicable approval criteria of Chapter 16.205 of the Municipal 

Code relative to annexations.     

 

Therefore, the applicants respectfully requests approval of this application for annexation. 
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