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Preface 
The Aloha Tomorrow project, funded through a Community Planning and Development Grant from 

Metro, began in early 2016, and will conclude in late 2017. It is an integrated planning effort to develop: 

● A refined land use concept for the Aloha Town Center,  

● A transportation concept plan for the portion of the Tualatin Valley Highway (TV Highway) 

corridor in unincorporated Washington County (Cornelius Pass Road to 160th Avenue), and  

● Strategies to retain and support affordable housing.  

This project builds upon previous land use and transportation planning work conducted in this study 

area by Washington County, ODOT, Metro, TriMet, and the cities of Hillsboro, Beaverton, Cornelius and 

Forest Grove. The project area focuses on the east-west TV Highway corridor from Cornelius Pass Road 

(on the west) to 160th Avenue/Millikan Way (on the east), roughly coinciding with the existing 

boundaries of the cities of Hillsboro and Beaverton. The northern and southern boundaries of the 

project area are Johnson Street and Blanton Street, respectively to reflect the potential “walkshed” of 

potential high capacity transit (HCT) service along TV Highway.  

The four major documents to be produced through the Aloha Tomorrow project include:  

● Public Involvement and Communications Plan, 

● Baseline Report – Policy Framework and Existing Conditions, 

● Conceptual Design - Land Use Vision, Housing and Business Strategies, HCT Analysis and 

Transportation Network, and 

● Recommendation Report – Land Use, Urban Design, Housing and Business, and Transportation 

Project information and documents can be found on the project website:  

www.co.washington.or.us/AlohaTomorrow 
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Chapter 1: Introduction 
Chapter 1 includes a description of the Aloha Tomorrow project, its objectives and anticipated outcomes, 

the project study area, and a brief summary of Chapters 2 through 7.  

Over the past three decades considerable planning and design work has been done for the Aloha 

Tomorrow study area by a variety of agencies. Some of the planning projects focused on portions of the 

study area; others covered much larger areas. This Baseline Report is a compendium of information 

drawn from numerous documents prepared by the Oregon Department of Transportation (ODOT), 

Metro, TriMet, Washington County and local jurisdictions (including the cities of Hillsboro, Beaverton, 

Forest Grove and Cornelius). 

Together, these documents provide the background information and policy framework needed to 

support the Aloha Tomorrow study. This document includes summaries of the planning documents 

relevant to this project, along with excerpts of information from these documents describing existing 

conditions (land use, transportation and housing), and policies and decisions that have been adopted by 

the agencies responsible for land use, transportation and housing in the study area. The primary 

purposes for the Baseline Report are: 

● To ensure that all participants are working with the same information by providing a common 

resource for use by all project participants (staff, consultants, technical advisory committee 

members, workshop participants, stakeholders, community members, agency staff and elected 

officials);  and 

● To reduce the amount of time needed by project participants to access information by providing 

a consolidated resource summarizing the multiple documents that form the foundation for the 

Aloha Tomorrow study; and easy access to source documents via hyperlinks. 

1.1: Study Area Description 
The project is located in the Aloha-Reedville area of urban unincorporated Washington County. The 

project study area focuses on the east-west TV Highway corridor from Cornelius Pass Road (on the west) 

to SW 160th Avenue/Millikan Way (on the east) – a distance of approximately three miles. Figure 1-1 

shows the project study area. The western and eastern limits of the project area roughly coincide with 

the existing boundaries of the cities of Hillsboro and Beaverton. The northern and southern limits of the 

project area are generally bounded by Johnson Street and Blanton Street, respectively, to reflect the 

potential “walkshed” of future High Capacity Transit service operating along TV Highway. 

The study area developed over many decades. Today, the corridor is characterized by automobile-

oriented commercial strip development interspersed with multi- and single-family housing. Intel, the 

largest employer in the project area, operates a large fabrication facility located on TV Highway near SW 
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198th Avenue. Smaller businesses are located on stand-alone properties or within suburban-format 

shopping centers.  

TV Highway (Oregon Highway 8) is the dominant transportation feature of the project area, carrying 

35,000 to 40,000 vehicles per day on its five-lane cross section within the project study area. TriMet’s 

#57 bus line (a frequent service line with the highest ridership of any bus line in Washington County) 

operates along TV Highway from central Forest Grove to central Beaverton. The Portland & Western 

Railroad runs parallel to, and directly adjacent to, TV Highway - posing accessibility and connectivity 

challenges for neighborhoods to the south of TV Highway, and right-of-way restrictions for 

improvements to TV Highway itself. Alexander Street runs parallel to TV Highway approximately 400 

feet north of TV Highway.  This lightly travelled county Collector road offers the possibility of a 

pedestrian-scale “Main Street” environment that could anchor a Town Center in the vicinity of TV 

Highway and SW 185th Avenue.  

The communities in the project area have above-average (for the region and for Washington County) 

concentrations of low-income population, minorities, limited English language proficiency residents, and 

youth populations. Hispanic/Latino residents are the dominant minority group (accounting for more 

than 25 percent of residents in certain Census Block Groups), followed by people of Korean, Somali, 

Vietnamese and African-American descent. 

County plan designations (zoning) in the project area are dominated by Community Business District 

(CBD) and General Commercial (GC) zones. While these are among the most flexible plan designations in 

the urban unincorporated area, underlying market conditions have not resulted in the type and scale of 

investment seen in nearby commercial areas such as Tanasbourne or Cedar Hills. 

The central portion of the project area (around the intersection of TV Highway and SW 185th Avenue) is 

part of a larger Town Center designated by Metro in 1995 in the 2040 Growth Concept. This designation 

has been incorporated into subsequent documents, including the Regional Transportation Plan and the 

Washington County Transportation System Plan. The Town Center designated in these documents 

covers a fairly large area. The Aloha Tomorrow project focuses on a smaller geographic area in order to 

more strategically target public and private investment. 

The Aloha-Reedville Study and Livable Community Plan identified a more compact Focus Area within the 

larger Metro 2040 Aloha Town Center boundary. This Focus Area, representing an area roughly within a 

¼ mile radius of the intersection of SW 185th Avenue and TV Highway, was selected because it 

represents the most commonly accepted “pedestrian shed” (the distance that most people are willing to 

walk to get to services, employment, shopping and other daily needs). The Focus Area is described in 

more detail under the Aloha Town Center section in Chapter 4 of this report. 
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Figure 1-1 

Aloha Tomorrow Project Study Area 
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1.2: Project Description 
The Aloha Tomorrow project has three primary purposes: 

● To refine the concept for the Aloha Town Center focused on the intersection of TV Highway and 

SW 185th Avenue;  

● To set the stage for future transit improvements for the section of the TV Highway corridor 

located in unincorporated Washington County (e.g., high capacity transit or bus rapid transit) by 

reaching agreement on a preferred transit strategy for the corridor and identifying issues and 

opportunities associated with future transportation investments in the corridor; and 

● To develop strategies to retain and support affordable housing, and address potential 

gentrification and involuntary displacement of residents and businesses that may accompany 

future development.  

Successful implementation of the recommendations developed through this project could result in 

several mixed-use “nodes” (including a Town Center near SW 185th Avenue and TV Highway) where a 

range of housing options, jobs, goods, services and gathering places can be accessed easily and safely by 

walking, biking or using public transit. Community readiness for, and commitment to, these outcomes is 

high as a result of the momentum created by the Aloha-Reedville Study and Livable Community Plan 

(2014) and the TV Highway Corridor Plan (2013). Both plans generated expectations that Town Center 

refinement planning and HCT planning would follow the completion of these two planning efforts. 

Washington County will have an important role in making appropriate regulatory changes to incentivize 

development consistent with the land use concept resulting from this project, as well as coordinating 

with regional partners to initiate an agreed upon strategy for future transit investment, and affordable 

housing provision. 

A well-designed mix of residential, commercial, employment and civic uses would foster a vibrant 

community. Access to nearby jobs and reduced transportation costs would help to foster economic 

prosperity. HCT, supplemented with pedestrian and bicycle improvements, would provide a safe and 

reliable alternative to driving, and would help to promote sustainability and a healthy living 

environment. Commitments to preserve and develop a wide range of housing options, keep commercial 

leases affordable, and provide transportation options would help to achieve a more equitable 

distribution of the benefits and burdens of growth. This is particularly critical in the Aloha-Reedville 

community, which has above average concentrations of minority, low-income, low English proficiency 

and youth populations. These groups are particularly vulnerable to the potential impacts of 

gentrification and involuntary displacement of residents and businesses that could accompany future 

growth and development. 

In accordance with Metro Title 6, Washington County adopted specific boundaries for the Aloha Town 

Center and the adjacent TV Highway and SW 185th Avenue corridors in the Washington County 

Comprehensive Framework Plan in 2000. Subsequently the county adopted zoning to promote medium-

density residential, commercial and mixed-use development in this area, consistent with Title 6 activity
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level guidelines. However, barriers remain in implementing the broader community and regional vision 

of a vibrant Town Center and corridor. The Aloha Tomorrow project will identify development 

challenges and propose strategies to work toward achievement of the desired future development and 

urban form embraced in adopted local and regional plans. A tighter boundary for the Aloha Town Center 

will help to focus public and private investments to be more effective in achieving the community’s 

vision for a Town Center. 

The Aloha Tomorrow project also will address how the Aloha-Reedville portion of the TV Highway 

corridor will interrelate with the South Hillsboro Community Plan area immediately to the southwest of 

the study corridor (slated to accommodate more than 8,000 new homes, along with commercial and 

employment development); and Beaverton’s Central and Creekside districts to the east of the project 

area. While these areas will compete for market share with the older neighborhoods and commercial 

areas of Aloha-Reedville, they also have the potential to provide new customers for Aloha businesses 

and to moderate housing prices and commercial rent increases by expanding the total available supply.  

Agreements reached through this planning process will guide investments in the transportation system 

that are integrated with, and supportive of, the adopted land use plans - including potential investments 

in high capacity transit, improvements for pedestrians and bicyclists travelling in the corridor and/or 

accessing public transit, and provisions for goods movement and improved traffic operations throughout 

the corridor.  

1.3: Project Objectives 
The Aloha Tomorrow project is designed to accomplish the objectives listed below (Source: CET Grant 

Application). 

● Develop a land use concept plan for the “Town Center” focal point at TV Highway and SW 185th 

Avenue. 

● Identify and plan for additional transit-oriented development (TOD) focal points in the 

unincorporated TV Highway corridor based on community context and best industry practices. 

● Develop conceptual designs for transportation improvements recommended in prior planning 

projects, including bus rapid transit (BRT) along TV Highway, a “main street” streetscape design 

for Alexander Street; facilities for bicyclists and pedestrians, and supportive safety 

improvements throughout the project area. 

● Identify opportunities to preserve and provide high-quality affordable housing and commercial 

spaces in the project area, including approaches to encourage for-profit developers to expand 

production and preservation of workforce housing in the area. 

● Build consensus with the community, stakeholders and public agencies on how the Aloha Town 

Center and unincorporated TV Highway corridor should develop over time. 

● Identify changes needed in the county’s Community Development Code (CDC), Community Plan, 

Transportation System Plan (TSP) and housing policies, as well as other actions needed to 

implement the recommendations developed through the Aloha Tomorrow project. 
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● Identify strategies that would encourage desired development and redevelopment in the study 

area consistent with adopted plans and policies. 

1.4: Project Precursors 
Major planning and policy work that affects the Aloha Tomorrow study area began in the early 1980’s 

with the development the Washington County Comprehensive Plan and the Aloha-Reedville-Copper 

Mountain Community Plan (adopted in 1983 by the Washington County Board of County 

Commissioners). These documents established the land uses and desired type of growth for the project 

study area within the countywide planning context.  The first regional transportation plan was adopted 

by Metro in 1983; and Washington County’s first transportation plan (developed as part of the 

Comprehensive Plan) was adopted by the Board of County Commissioners in 1988.  

The state of Oregon adopted the Transportation Planning Rule in 1991, establishing the statewide policy 

framework for transportation planning at the state, regional and local levels, which directly affects the 

project study area. In 1994 Metro adopted the 2040 Growth Concept, which included long term (50 

year) goals and strategies for the Portland metropolitan region, and designated Town Centers (including 

the Aloha Town Center) and Regional Corridors (including the TV Highway corridor). A comprehensive 

update of the Washington County Transportation Plan was adopted in 2002 in compliance with state 

and regional requirements. In 2009 Metro adopted the Regional High Capacity Transit (HCT) Plan, which 

identified the TV Highway corridor as a Tier 2 priority for regional HCT implementation.  

More recent planning efforts have provided more detail for the Aloha Town Center concept (in the 

context of the larger Aloha-Reedville area), and TV Highway characteristics and improvements (from the 

Hillsboro Regional Center to the Beaverton Regional Center). A total of 25 different planning projects 

related to the Aloha Town Center area were reviewed to document the goals and objectives for the 

area, the land use and transportation decisions that have been made to date, and community 

aspirations expressed through the many different planning efforts.  

This project builds upon previous work conducted in this study area and the TV Highway corridor by 

multiple agencies. The information in this report was drawn from the most recent versions of these 

documents. Over 25 documents were reviewed for this project, dating from 1983 through 2016; these 

documents are summarized in Table 2-1 in Chapter 2. Key documents include: 

● Aloha-Reedville-Cooper Mountain Community Plan (Washington County, 1983) 

● Metro 2040 Growth Concept (Metro, 1995), 

● Regional High Capacity Transit Plan (Metro, 2009), 

● TV Highway Corridor Plan (City of Hillsboro, ODOT, Washington County, 2013),  

● Aloha-Reedville Study and Livable Community Plan  (Washington County, 2014),  

● Regional Transportation Plan 2014 (Metro, 2014),  

● Washington County Transportation System Plan (Washington County, 2014, 2015) 

● Washington County Comprehensive Framework Plan, (Washington County, 1994, Last amended 

2016).  
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Chapter 2 includes narrative summaries of these documents, and a table (Table 2-1) summarizing all of 

the relevant documents (including the ones listed above). 

Framework Summary 

In combination, previous studies and plans have created a comprehensive framework to guide the 

development of the Aloha Town Center and TV Highway corridor including: 

● Development of a higher density Town Center in the vicinity of TV Highway and SW 185th 

Avenue, well served by public transportation, with bicycle and pedestrian amenities to facilitate 

biking and walking; 

● Implementation of some form of high capacity transit that goes beyond traditional frequent bus 

service; 

● A maximum five lane highway (four general purpose through lanes, plus a center turn lane) with 

provisions for active transportation modes (transit, bicycling and walking); and 

● A Commercial Area centered around TV Highway and SW 185th Avenue that would include a 

community-gathering place, a vital commercial concentration, and a “Main Street” on Alexander 

Street with pedestrian and bicycle facilities, on-street parking, and landscape and streetscape 

amenities. 

1.5: Summary of the Baseline Report 

Chapter 2: Planning Framework 

Chapter 2 outlines the development of the policy framework in place today as a result of previous studies 

and plans. It summarizes the major documents that influenced the development of the project study 

area, includes excerpts from key documents related to guiding policies for the Aloha Tomorrow project, 

and includes a table that summarizes the 25 documents with particular relevance to the Aloha 

Tomorrow project. 

Chapter 3: Study Area Demographic and Economic Information 

Chapter 3 provides background information about the project study area, including descriptions of 

physical and land use characteristics, demographic trends, information about the proposed Aloha Town 

Center, and descriptions of the land use designations and land uses in the study area. More detailed 

information on study area demographics and housing is included in Appendix A: Demographic Data, and 

Appendix B: Housing Data. 

Chapter 4: Study Area Land Use 

Chapter 4 includes information about the “Town Center” concept as described in Metro’s Regional 

Framework Plan; the history and background of the Aloha Town Center, including different boundaries; 

community aspirations for a town center as developed through the A-R Study; more detailed information 

about the smaller Focus Area selected for the Aloha Tomorrow study area; Washington County zoning 

designations in the focus area; summary information on development and re-development trends in the 

project study area; and a description of the portion of Alexander Street in the Aloha Tomorrow study 
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area that will be evaluated for possible “Main Street” improvements associated with the Aloha Town 

Center. 

Chapter 5: Study Area Transportation System  

This chapter includes information on the transportation system in the TV Highway corridor, including key 

streets, public transit, functional classification for roadways and classifications for all travel modes; and 

information about the performance of TV Highway (traffic volumes, safety and vehicle classification).  

Chapter 6: Study Area Housing Information 

This chapter includes information about housing in the project study area. Where possible, comparisons 

were made between the Aloha Tomorrow study area, Washington County, the Portland metropolitan 

area and Oregon State. Information is presented for housing characteristics (size, number of bedrooms, 

age), tenure of residents, values and costs for owner occupied and rentals, vacancy rates, and 

characteristics of home owners. Most of the data is based on the American Community Survey done in 

2014. While housing conditions have changed over the past two years, especially in relation to 

price/cost, this is the most recent data set available at this time. 

Chapter 7: Neighborhood Profiles 

This chapter includes information on the five major nodes within the Aloha Tomorrow study area: 

● Cornelius Pass/TV Highway 

● 209th Avenue/TV Highway 

● 198
th

 Avenue/TV Highway 

● 170
th

 Avenue/TV Highway 

● 160
th

 Avenue/TV Highway 

Information for each of these locations includes a summary of existing land use and transportation 

features and accessibility.  

Appendix A: Demographic Data 

Appendix B: Housing Data 

Appendix C: Transportation Facility Classifications 
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Chapter 2: Planning Framework 
Chapter 2 outlines the development of the policy framework in place today as a result of previous studies 

and plans. It summarizes the major documents that influenced development of the project study area, 

includes excerpts from key documents summarizing guiding policies for the Aloha Tomorrow project, and 

includes a table that summarizes the 25 documents with particular relevance to the Aloha Tomorrow 

project. 

The timeline included on the inside of the front cover of this document highlights major events in the 

development of the Aloha area and the transportation system serving that area. Many different public 

and private entities are responsible for land use and transportation in the TV Highway Corridor, 

including ODOT, Washington County, Metro, TriMet, and the cities of Forest Grove, Cornelius, Hillsboro, 

and Beaverton. In addition, the Pacific & Western railroad runs through the corridor, paralleling TV 

Highway. Over the past 30 years land use and/or transportation plans have been done by all of these 

agencies.  Many of these documents provide guidance and/or specify requirements for land use 

development and transportation provision for the Aloha Tomorrow project study area. Eight documents 

are particularly relevant, and have been summarized briefly in this chapter – presented in chronological 

order. Additional documents are highlighted in Table 2-1 included at the end of this chapter, along with 

electronic links to the documents. 

2.1: Aloha-Reedville-Cooper Mountain Community Plan (Washington 

County, 1983) 
The Aloha-Reedville-Cooper Mountain Community Plan (Community Plan) is an area- and site-specific 

application of Washington County comprehensive planning policy, and a description of community 

development activities envisioned for the planning area. The Community Plan includes maps and text. 

The maps identify the land use designations for each parcel in the planning area, as well as Significant 

Natural Resources, Areas of Special Concern, and other features; the text describes community design 

elements for the planning area and the specific features shown on the Community Plan maps. The 

planning area for this Community Plan is bounded on the east by the Beaverton city boundary, on the 

south by Scholls Ferry Road, on the west by the Urban Growth Boundary and SW 219th Avenue, and on 

the north by SW Baseline Road, SW 185th Avenue and Beaverton Creek. 

Amendments to the Community Plan after its 1983 adoption have been limited. Policy 40 of the 

Comprehensive Framework Plan for the Urban Area (CFP), described in section 2.8, was amended in 

2000 to include the boundary of the Aloha Town Center. Although the Aloha Town Center boundary is 

located within the Community Plan’s planning area, the Community Plan has not been amended to 

include information about the Aloha Town Center.  

The Community Plan’s planning area includes a number of geographic subareas shown on maps included 

in the document. The subarea that is most directly relevant to the Aloha Tomorrow project is the 

Tualatin Valley Highway Corridor Subarea. This subarea’s boundaries match those of the Aloha 
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Tomorrow study area, and include a significant portion of the Aloha Town Center boundary that is 

mapped in Policy 40 of the CFP. The Tualatin Valley Highway Corridor Subarea extends along the length 

of TV Highway as it passes through the planning area. The subarea’s boundaries are SW Johnson Street 

to the north and SW Blanton Street to the south, although the subarea extends further south near the 

intersection of TV Highway and SW 185th Avenue. 

A particularly notable element of the Tualatin Valley Highway Corridor Subarea is its Access 

Management Plan for the segment of TV Highway lying between SW 170th Avenue and SW 209th 

Avenue. This Access Management Plan is more permissive in allowing individual access points to TV 

Highway (an arterial) than the access standards in Washington County’s Community Development Code 

(CDC) Section 501-8.5 that apply to arterial roads in the rest of the county. The permissiveness of this 

Access Management Plan is due to public opposition to TV Highway access restrictions proposed during 

the Community Plan’s 1983 adoption process. 

2.2: 2040 Growth Concept Plan (Metro, 1995) 
The 2040 Growth Concept Plan is a 50-year plan for managing growth in the Portland metropolitan area. 

It defined regional values, evaluated alternative growth options and culminated in the adoption by the 

Metro Council of regional growth management and development policies in December 1995. Under the 

adopted concept plan growth is encouraged in centers and corridors, with increased emphasis on 

redevelopment within the Urban Growth Boundary. It includes, “Land use and transportation policies to 

allow Metro and local jurisdictions to manage growth and protect natural resources; make 

improvements to facilities and infrastructure while maintaining the region’s quality of life” (Nature of 

2040, Metro). The 2040 Growth Concept Plan designated three types of centers: Central City, Regional 

Centers and Town Centers.  Aloha was designated as a Town Center, which are described as centers 

which “provide localized services to tens of thousands of people within a two- to three-mile radius. 

Examples include small city centers . . . and large neighborhood centers such as . . . Aloha Town Center. 

Town Centers have a strong sense of community identity and are well served by transit” (Page 11, 

Nature of 2040). 

In addition to designating Centers, the 2040 Growth Concept Plan also identified “Corridors”, which are 

based around major streets that serve as key transportation routes for people and goods. Examples 

include Tualatin Valley Highway and 185th Avenue in Washington County. Subsequent work to move the 

2040 Growth Vision forward included the development of the Urban Growth Management Functional 

Plan (UGMFP), which established specific requirements and tools for local government to help the 

region meet the growth management goals established in the 2040 Growth Concept. The UGMFP was 

adopted by the Metro Council in November 1996. An integrated set of planning policies to direct 

Metro’s efforts to manage the impacts of growth followed, with the adoption of the Regional 

Framework Plan by Metro in December 1997. 



Aloha Tomorrow: Baseline Report  September 2016 

  Page 23 

 

 

2.3: Regional High Capacity Transit
1
 Plan (Metro, 2009, HCT Plan) 

The HCT Plan identified corridors where new HCT is desired over the next 30 years. It prioritized 

corridors for implementation based on a set of evaluation criteria, and established a framework to 

advance future corridors, consistent with the goals of the RTP and the region’s 2040 Growth Concept 

Plan. The HCT system plan provides the framework for transit investments to be implemented as part of 

a broad corridor strategy that includes supportive land use and transit‐oriented development (TOD), 

comprehensive parking programs, access systems for pedestrians and cyclists, park and ride lots and 

feeder bus networks. It assigned near‐ and long‐term regional HCT corridors to one of four priority tiers.  

The TV Highway corridor was assigned to the second tier of corridors (next phase regional priority 

corridors, where future HCT investment may be viable if recommended planning and policy actions are 

implemented). Work has progressed on the three corridors included in Tier 1 (Portland Central City to 

Gresham, SW Corridor, and Beaverton to Wilsonville); and the region is moving ahead with work on the 

Tier 2 corridors. To help simplify future analyses Metro completed the HCT System Expansion Policy 

Implementation Guide, (SEP 2011). In this document the next phase regional priority corridors (Tier 2) 

and developing regional priority corridors (Tier 3) were consolidated into “Emerging Corridors.” The SEP 

was designed to provide clear guidance to local jurisdictions and community partners in identified HCT 

corridors about the key elements that support high capacity transit system investments. It is designed to 

protect public investments and ensure that limited resources are used to maximize adopted regional 

transportation and land use outcomes. As stated in the document, the SEP is designed to provide:  

● Flexibility  

● Local Control,  
● Corridor Level Cooperation , and  

● Simplicity. 

2.4: TV Highway Corridor Plan (ODOT, 2013) 
Acting on the earlier recommendations in the regional and county transportation plans, an 

interjurisdictional team began work on the TV Highway Corridor Plan in 2011, and it was adopted in 

2013.  

The Project Management Team (PMT), composed of Oregon Department of 

Transportation (ODOT), City of Hillsboro, Washington County, and consultant staff, 

developed the TVCP with consideration of input from the TVCP Technical Advisory 

Committee (TAC), the Community Advisory Committee (CAC), the Policy Group (PG), and 

the public (including input gathered at open houses and online)… 

                                                           

1
 High capacity transit is public transit that has an exclusive right of way, a non-exclusive right of way or a combination of both. 

Vehicles make fewer stops, travel at higher speeds, have more frequent service and carry more people than local service transit 

such as typical bus lines. 
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Consistent with the TVCP PG’s policy direction to maintain the design and function of TV 

Highway as an urban arterial that will not exceed motorized vehicle capacity of two 

through travel lanes in each direction, proposed actions along TV Hwy will be developed 

during subsequent refinement planning and design work to maximize the use of the 

typical 100 feet to 107 feet of existing right-of-way (ROW) to serve multimodal travel, as 

shown in the proposed typical cross sections for TV Hwy within the TVCP Project Area.   

Perhaps the most significant policy recommendation in the TVCP was to establish the intended form and 

function of TV Highway as a multimodal urban arterial with no more than four general-purpose 

automobile travel lanes, as opposed to a regional throughway with as many as six general purpose travel 

lanes. Figure 2-1 shows the proposed cross-section from the TVCP. Additional recommendations in the 

final TVCP document are included below. The TVCP also took the initial step of discussing (but not 

pinning down) the form of future HCT in the TV Highway corridor. 

Motor Vehicle: Motor vehicle travel lane widths would remain the same (12 feet), as would 

the number of lanes in each direction (two). However, the right-turn lane width could be 

reduced from 15 feet to 11 feet. The median left-turn lane would also remain the same 

width (14 feet); however, where turn movements are not permitted, and where feasible, the 

14-foot wide median turn lane could include a raised median with landscaping. Additionally, 

the median turn lane area would include protected pedestrian crossings, including signage. 

Pedestrian and Bicycle Facilities: As shown in the cross sections, the existing 6.5 feet of 

sidewalk width on the north side of TV Hwy would remain, and sidewalk gaps would be 

infilled. Abutting the sidewalk would be a landscaped buffer strip between 3 feet and 7.5 

feet wide, depending on available ROW, and there would be striped bicycle lanes 6 feet 

wide past the buffer strip. Where there is a right-turn lane, the bicycle lanes would be 

located between the through lanes and the right-turn lane. On the south side of TV Hwy, a 

raised 14-foot multi-use path plus a functional wall with decorative elements separating the 

multi-use path from the railroad tracks is recommended to be constructed beyond the 

completion of the TVCP (in 15 years or more). 

Transit: Improved transit facilities on the north side of TV Hwy would be incorporated into 

the sidewalk and green landscaping strip and would include shelters, signage, and lighting, 

and be raised on the curb to meet Americans with Disabilities Act (ADA) requirements. On 

the south side of TV Hwy, transit facilities would be incorporated into the adjacent railroad 

ROW where necessary. Active transportation would be directed behind the transit facilities 

when a multi-use path is implemented beyond the completion of the TVCP (in 15 years or 

more). 

Access Management:…Proposed future applications of access management techniques are 

identified for those areas having commercial and retail uses with direct access to TV 

Hwy…At appropriate locations, reduced numbers of driveways and associated vehicle turn 
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movements along TV Hwy would be combined with new local street connectivity, 

implemented through redevelopment of large commercial lots, to provide safe and 

convenient access to businesses while reducing the number of shorter-distance trips on TV 

Hwy. 

The TVCP recommended a number of near-term actions to support the stated goals of improving 

mobility, safety, connectivity and accessibility within the corridor for all modes of travel. The 

transportation component of the Aloha Tomorrow project will further refine a subset of these actions, 

particularly the recommendation to “complete [a] detailed study to determine high capacity transit 

solutions for TV Highway.” These and other recommendations in the TVCP, including pedestrian 

crossings, intersection operational improvements and a multi-use trail, will be integrated into the 

transportation conceptual design developed through the Aloha Tomorrow project.  

Figure 2-1 

Proposed Roadway Cross Section for TV Highway at 40
th

 (TVCP) 

 

Source: TV Highway Corridor Plan, March 2013, ODOT 
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2.5: Aloha-Reedville Study and Livable Community Plan (A-R Study, 

Washington County, 2014) 
Work began on the Aloha-Reedville Study and Livable Communities Plan in 2011. The project, funded 

through multiple sources (including Metro {Construction Excise Tax}, Federal {U.S. Department of 

Housing and Urban Development, U.S. Department of Transportation, and the U.S. Environmental 

Protection Agency}, and Washington County) was designed to promote a healthier and more livable 

community by: 

● Engaging a broad spectrum of residents to understand community issues, needs, opportunities 

and challenges; 

● Undertaking extensive outreach to encourage meaningful participation from low-income, 

minority, and special needs residents; 

● Obtaining and conveying existing conditions information to the community; 

● Developing strategies to improve housing conditions, re-development opportunities, and 

transportation facilities – including safe and accessible walking and bicycling options and 

improved transportation connections;  

● Developing strategies that result in more affordable housing options across a range of incomes 

(especially in areas with good transit service); and 

● Providing redevelopment strategies for private and public investment that could lead to new 

businesses, employment opportunities, and services. 

The study’s primary goal was to identify strategies to support job growth, business development, 

affordable housing options and transportation solutions. The study area for the A-R Study was 

considerably larger than the one for the Aloha Tomorrow project, but key recommendations from the 

A-R Study provide guidance for this follow-on work. A number of technical reports and other documents 

were developed during the three-year study. Key points and conclusions from these reports were 

consolidated into the Final Report for the project (March 2014). The Final Report includes summaries of 

the study, its goals and objectives, a summary of the history and existing conditions in the study area, 

the study process and public engagement for the project, and an “Actions Matrix.”  The Matrix lists 114 

recommended actions (grouped into five major categories), the lead entity for implementing the action, 

potential partners in implementation, and the general time frame when the recommended action would 

occur. This matrix includes specific actions for: 

● Major Roads,  

● Getting Around Safely,  

● Healthy and Active Living,  

● Neighborhood Quality, Actions to Improve Neighborhoods and Provide Housing Options, and 

● Support Business & Shopping, Supporting Local Businesses and Development. 

The 185
th

 & TV Highway Commercial Area Framework Plan, a 25-page document that identifies 

opportunities and challenges at this important crossroads, summarizes community aspirations for the 
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area, and describes the steps needed to move this vision forward. More importantly, it recommended 

the development of a Town Center Refinement Plan to “identify planned land uses, improvements to 

transportation and utility infrastructure needed to support these uses, and an implementation program 

of projects, actions and partnerships needed to incrementally carry out the plan over time.” The land 

use component of the Aloha Tomorrow project will address this recommendation. 

2.6: Regional Transportation Plan 2014 (Metro, 2014) 
The first Regional Transportation Plan (RTP) was adopted by Metro in 1983. Since that time the RTP has 

been updated numerous times, most recently in 2014. The RTP 2014 “…recognizes the diversity of 

transportation needs throughout the Portland metropolitan region and integrates land-use, economic, 

environmental and transportation policies to accomplish desired outcomes for the region. The plan lays 

out the priorities for road, transit, freight, bicycle and pedestrian improvements, and a strategy to pay 

for them”. (Regional Transportation Plan 2014, Executive Summary, page i) 

The RTP includes more than $22 billion worth of transportation improvements to be funded with local, 

regional, state and federal funds over the next 25 years. These projects are intended to improve 

transportation safety, system reliability and travel choices for all travelers (regardless of travel mode), 

support regional and local economic growth, and reduce the region’s carbon output through more 

effective and efficient use of the transportation system. The RTP 2014 includes record levels of 

investment. In addition, it establishes a new “outcomes-based” framework and ambitious targets for 

future transportation investments to reduce greenhouse gas emissions and vehicle miles traveled; 

improve safety, equity and active transportation use; and improve the reliability of the region’s freight 

system.  The RTP includes the designation of Regional Mobility corridors, including the one linking 

downtown Portland with Beaverton, Hillsboro, Cornelius and Forest Grove via the TV Highway corridor.  

It also incorporates the recommendations from the Regional HCT Plan designating TV Highway as a 

“Next Phase Regional Priority HCT Corridor,” and recommends a future Corridor Refinement Plan for 

Mobility Corridor #24 – Beaverton to Forest Grove, which includes TV Highway. Section 5.3.1.5 (page 5-

13 through 5-17) describes this corridor in more detail, including specific areas that should be addressed 

in the refinement plan. 

● Develop an access management plan… 

● Implement TSM and other interim improvements at various locations… 

● Relative trade-offs of a variety of capacity and transit improvements… 

● Evaluate impacts of the principal arterial designation…within the Beaverton regional center. 

● Evaluate motor vehicle street design designations of TV Highway…to determine most 

appropriate classification for this route. 

● Transportation System Management – from Beaverton to …Hillsboro…  

This section also describes the RTP Design and Functional Classification (to maximize the use of the 

typical 100 – 107 feet of right-of-way typical for urban arterials for multiple travel modes), and 

summarizes the TVCP recommendations for Near Term Actions, Opportunistic Actions, and Longer Term 

Refinement Planning Needs (see section 2.4 for a more complete description of the TVCP). 
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2.7: Washington County Transportation System Plan (Washington 

County, 2014, 2015) 
The Washington County Transportation System Plan (TSP) is an element of the county’s Comprehensive 

Plan, and is the guiding document for transportation system improvements and operations for 

Washington County – establishing the policies, projects and programs necessary to achieve the county’s 

transportation goals and objectives. The TSP supports the adopted development patterns included in 

the county’s Comprehensive Plan and Community Plans, the Rural/Natural Resource Plan, and the 

comprehensive plans adopted by the cities within Washington County. It is consistent with regional 

plans adopted by Metro and TriMet, state plans adopted by the Oregon Department of Transportation, 

and the Oregon Transportation Planning Rule. Reflecting both countywide and community-planning 

perspectives, the TSP addresses major transportation system elements, including roadways (Freeways, 

Principal Arterials, Arterials, Collectors, and Neighborhood Routes), freight and active transportation 

(pedestrian, bicycle and transit). The local street system is regulated by the Washington County 

Community Development Code, Community Plans and the Rural/Natural Resource Plan.  

The first Washington County Transportation Plan was acknowledged by the Washington County Board of 

Commissioners (BCC) in 1983, as an element of the Washington County Comprehensive Plan; and it was 

formally adopted in October 1988. A comprehensive update of the earlier plan (adopted in 2002) was 

based on growth forecasts and travel demand forecasts through the year 2020. In 2014 the BCC adopted 

the first part of a comprehensive update of the 2002 plan, which focused on transportation Goals, 

Objectives and Policies. The 2014 update included a comprehensive assessment of existing and 

projected future conditions (based on Metro’s regional forecasts); and restructured the county’s 

transportation policies and the overall transportation plan to be more consistent with current state and 

regional transportation policies, programs and requirements. In 2015, the BCC adopted the second part 

of the Washington County Transportation System Plan, which included the modal elements of the TSP 

(individual plan elements developed for roadways, freight, and active transportation {pedestrian, 

bicycle, public transit}); minor amendments to the TSP were adopted in 2015. The Washington County 

Transportation System Plan Users’ Guide (Effective Date, November 27, 2015) consolidates information 

from multiple documents that make up the official Washington County Transportation System Plan, and 

provides direct links to the more detailed source documents and other reference materials related to 

the TSP.  

The TSP includes specific classifications for the transportation system located in the Aloha Tomorrow 

project study area; and includes a Refinement Area for the TV Highway Corridor to guide future study 

and planning for this area. A refinement plan for the section of TV Highway included in the Aloha 

Tomorrow study area was completed in 2013 through a joint effort of ODOT, Metro, the City of 

Hillsboro, the City of Beaverton and Washington County, resulting in the TV Highway Corridor Plan 

(described in Section 2.4 in this chapter).  
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2.8: Washington County Comprehensive Framework Plan (Washington 

County, 1994, last amended May 2016) 
The Comprehensive Framework Plan in an element of the Washington County Comprehensive Plan and 

contains county policies and implementing strategies designed to address growth and development 

issues inside the Urban Growth Boundary (UGB) in Washington County. It is applicable to all 

unincorporated properties inside the regionally designated UGB and the urban growth boundaries of 

Banks, North Plains and Gaston. The Plan contains specific standards designed to regulate growth and 

development, which are intended to provide a means to accommodate growth and development in a 

way that is consistent with physical and economic limitations, legal requirements and existing resources 

of the county. The framework of policies and strategies is based on an analysis of the detailed findings 

contained in the Resource Document, applicable state and regional law and a countywide development 

concept prepared with public input.  The Framework Plan is intended to be the source document that 

establishes issues of countywide concern and minimum criteria that must be reflected in the community 

plans and other detailed elements of the Comprehensive Plan (Preface to the Comprehensive 

Framework Plan). 

The goal of the countywide development concept is to create a series of distinct, balanced, relatively 

self-sufficient communities throughout the urban portion of Washington County. The Plan includes 44 

Policies addressing a wide range of topics related to development. Some of the ones most relevant to 

the Aloha Tomorrow project include:  

● Policy 18 – Planning Designations and Locational Criteria for Development, 

● Policy 21 – Housing Affordability, 

● Policy 32 – Transportation, 

● Policy 38 – Transportation Conservation, and 

● Policy 40 – Regional Planning Implementation. 

2.4: Summary of Relevant Documents 
Table 2-1 includes information on the 25 documents developed over the last 30 years by a variety of 

agencies that provide the policy and institutional framework for the Aloha Tomorrow study (including 

the documents described above). Information in Table 2-1 for each of these documents includes: 

● Title and Date of Document, 

● Sponsor and Planning Horizon, 

● Status (Staff Report, Acknowledged, Adopted), 

● Purpose, 

● Study Area, 

● What it Says About Aloha Town Center, 

● What it Says About TV Highway, 

● What it Says about Study Corridor, 

● Comments, Electronic Link to the Document. 
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TV Highway looking west near SW 174
th

 Avenue.  
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Table 2-1 

Summary of Planning Related Documents for Aloha Tomorrow Project 

Title, Date 

 

Sponsor, 

Planning 

Horizon 

 

Status (Staff 

Report, 

Acknowledged, 

Adopted, Other) 

Purpose 

 

Study Area 

 

What It Says About Aloha 

Town Center 

 

What It Says About TV 

Highway 

 

What It Says About Study 

Corridor 

 

Comments, Electronic Link to the Document 

 

Washington 

County 

Comprehensive 

Framework 

Plan for the 

Urban Area 

(CFP), 1982  

 

Washington 

County; no 

specified 

planning 

horizon 

 

Adopted 

 

Contains policies 

and strategies 

intended to 

address growth 

and 

development 

issues inside the 

UGB 

 

Entire urban 

unincorporated 

area of 

Washington 

County 

 

Policy 40 (Regional Planning 

Implementation) describes design 

type characteristics for Town 

Centers; includes Town Center 

Boundaries Map that identifies 

county's adopted location for 

Aloha Town Center 

 

Policy 40 (Regional Planning 

Implementation) describes design 

type characteristics for Transit 

Corridors; includes Transit 

Corridor Boundaries Map that 

identifies a segment of TV 

Highway as a Transit Corridor 

 

The segment of TV Highway 

identified as a Transit Corridor in 

Policy 40 is the portion of the 

study corridor that lies between 

the west boundary of the Aloha 

Town Center and Cornelius Pass 

Road 

 

https://s3.amazonaws.com/washcomultimedia/CMSBig

Files/CFP_August_2016.pdf 

 

Other plan policies relate to the Aloha Tomorrow 

planning process, including Policy 2 (Citizen 

Involvement), 3 (Inter-governmental Coordination), 17 

(Quality of Development), and 18 (Plan Designations); 

plus local criteria for development, and 21 (Housing 

Affordability).. 

Aloha, 

Reedville, 

Cooper 

Mountain 

Community 

Plan, 1983 

 

Washington 

County; no 

specified 

planning 

horizon 

 

Adopted 

 

Area and site-

specific 

application of 

county 

comprehensive 

plan policy; 

description of 

community 

development 

activities 

envisioned for 

planning area 

 

Community Plan 

area is bounded 

on east by 

Beaverton city 

boundary, on 

south by Scholls 

Ferry Road, on 

west by UGB and 

SW 219th 

Avenue, and on 

north by SW 

Baseline Road, 

SW 185th Avenue 

and Beaverton 

Creek. 

 

Does not discuss Aloha Town 

Center specifically.  TV Highway 

Corridor Subarea of this Plan, 

which comprises a larger area 

within which the Town Center is 

located, describes the land use 

designations and development 

intent within that larger area  

 

The TV Highway Corridor Subarea 

contains an Access Management 

Plan (AMP) for the segment of TV 

Highway between 170th and 

209th Avenues.  The AMP is more 

permissive in allowing TV Highway 

individual property accesses than 

the arterial access standards in 

CDC Section 501-8.5 that apply in 

the rest of the county.  AMP 

permissiveness resulted from 

public opposition to TV Highway 

access restrictions proposed 

during the 1983 Plan adoption. 

 

The TV Highway Corridor Subarea 

of this Plan is coterminous with 

the Study Corridor, and includes a 

description of AMP applicable to a 

segment of TV Highway; TV 

Highway improvements; and Areas 

of Special Concern. 

 

http://www.co.washington.or.us/LUT/Divisions/LongRa

ngePlanning/Publications/aloha-cp.cfm 

 

Oregon 

Highway Plan, 

1999 

(Amendments 

through May 

2015) – An 

element of the 

Oregon 

Transportation 

Plan 

 

Oregon 

Department of 

Transportation  

 

Adopted by the 

Oregon 

Transportation 

Commission 

Defines policies 

and investment 

strategies for 

Oregon’s state 

highway system 

for a 20 year 

horizon.  Further 

refines goals and 

policies of the 

Oregon 

Transportation 

Plan. 

State of Oregon N/A Includes a general statewide 

“Vision”, six goals, needs analysis, 

and investment priorities.  Highest 

priority is to invest in safety and 

managing and preserving the 

physical infrastructure.  Does not 

address individual state facilities.  

Includes design guidelines and 

numerous operating and 

management policies. 

N/A https://www.oregon.gov/ODOT/TD/TP/docs/OHP/1999

_OHP.pdf 
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Title, Date 

 

Sponsor, 

Planning 

Horizon 

 

Status (Staff 

Report, 

Acknowledged, 

Adopted, Other) 

Purpose 

 

Study Area 

 

What It Says About Aloha 

Town Center 

 

What It Says About TV 

Highway 

 

What It Says About Study 

Corridor 

 

Comments, Electronic Link to the Document 

 

2040 Growth 

Concept Map, 

1995 

 

Metro, 2040 

 

Adopted 

 

50-year plan for 

managing 

growth; growth 

encouraged in 

Centers and 

Corridors with 

increased 

emphasis on 

redevelopment 

within UGB 

Washington 

County 

Comprehensive 

Framework Plan 

for the Urban 

Area (CFP), 1982  

 

Entire Metro 

region 

 

Map designates a Town Center in 

Aloha; shows the Aloha Town 

Center having the same location 

and boundaries as adopted in 

Washington County's CFP, Policy 

40  

 

Map designates TV Highway as a 

Corridor both east and west of the 

Aloha Town Center; the Corridor 

designation extends west to 

intersection with 10th Avenue in 

City of Hillsboro, and east to 

intersection with Farmington Road 

in City of Beaverton  

 

Within the Study Area, the 

segments of TV Highway that are 

outside the boundaries of the 

Aloha Town Center are designated 

as Corridors on the Map. 

 

http://www.oregonmetro.gov/2040-growth-concept 

 

Regional 

Framework 

Plan, 1997 

 

Metro, 2040 

 

Adopted 

 

Identifies 

regional policies 

to implement 

the 2040 Growth 

Concept 

 

Entire Metro 

region 

 

Summary of the 2040 Growth 

Concept provides general 

description of Town Centers: 

intended scale, purpose, 

characteristics.  Chapter 1, Policy 

1.2 outlines policies for Centers.  

Chapter 8 links Policy 1.2 to 

implementation requirements: 

UGMFP Titles 1-7, 11, 12 and RTP. 

Summary of 2040 Growth Concept 

provides general description of 

Corridors: intended scale, 

characteristics, typical adjacent 

development.  Chapter 1, Policy 

1.2 outlines policies for Corridors.  

Chapter 8 links Policy 1.2 to 

implementation requirements: 

UGMFP Titles 1-7, 11, 12 and RTP. 

See entry under "What Does It Say 

About TV Highway" 

 

http://www.oregonmetro.gov/regional-framework-plan 

 

Regional High 

Capacity 

Transit System 

Plan-2035, 

2009 

 

Metro, 2035 

 

Adopted by Metro 

Council, July 9, 

2009 

To provide 

guidance for the 

region’s long 

term 

investments in 

high capacity 

transit (HCT) 

Metro region Does not directly address Aloha 

Town Center.  Discusses links 

between HCT and 2040 Growth 

Concept, and role of HCT in 

regional accessibility and viability 

of transit-oriented development.  

Provides general guidelines for 

developing the HCT system 

Does not address TV Highway 

directly.  Identifies a HCT corridor 

in the vicinity of the TV Highway 

linking Beaverton and Hillsboro as 

a Tier 2 (“Next Phase Regional 

Priority Corridor”). 

Does not address characteristics of 

individual corridors. 

http://www.oregonmetro.gov/high-capacity-transit-

system-plan 
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Title, Date 

 

Sponsor, 

Planning 

Horizon 

 

Status (Staff 

Report, 

Acknowledged, 

Adopted, Other) 

Purpose 

 

Study Area 

 

What It Says About Aloha 

Town Center 

 

What It Says About TV 

Highway 

 

What It Says About Study 

Corridor 

 

Comments, Electronic Link to the Document 

 

Regional 

Transportation 

Plan, 2014 

 

Metro, 25 year 

planning 

horizon 

Adopted by Metro 

Council, July 17, 

2014 

Update of 2010 

RTP, Sets a new 

course for future 

transportation 

decisions and 

implementation 

of the 2040 

Growth Concept, 

taking into 

account the 

changing 

circumstances 

and challenges 

facing the region 

Entire Metro 

Region 

Summarizes the 2040 Growth 

Concept but does not address 

Aloha Town Center specifically. 

See next cell.   Identifies Mobility Corridors (13, 

14, and 15) that link downtown 

Portland, Beaverton, Hillsboro and 

Forest Grove.  Does not address 

specific facilities within the 

corridor.  Includes map of the 

Regional HCT system, along with a 

summary of the HCT System 

Expansion Policy.  Section 5.3.1.5 

includes information on the 

Beaverton to Forest Grove 

Mobility Corridor (#24); including 

a description of work to be done 

within a corridor refinement plan.  

Also includes information on RTP 

design, functional classification, 

and recommended activities from 

the TVCP. Also identified Long 

Term Refinement Planning Needs 

not addressed in the TVCP, 

including the preferred location 

and most viable transit nodes.  

http://www.oregonmetro.gov/regional-transportation-

plan 

 

The RTP has several Appendices.  Appendix 1 includes a 

list of transportation improvement projects for the 

region.  Appendix 3 includes information on each of the 

Mobility Corridors.  Pages 254 to 261 of the Appendix 

document includes information on Mobility Corridor # 

14 (Beaverton to Hillsboro), including corridor function, 

corridor characteristics, transportation facilities, 2040  

land uses and needs and strategies for all travel modes. 

 

There is an accompanying document, Atlas of Mobility 

Corridors (2009, with 2014 Update) with additional 

information for each of the Mobility Corridors. 

Alexander 

Street Project: 

General Design 

Plan, June 

2011 

 

Washington 

County, 2020 

planning 

horizon, 

consistent with 

the county’s 

Transportation 

System Plan in 

effect when 

this study was 

done. 

TGM Funded 

project, 

Document does 

not indicate 

acknowledgement 

or adoption 

To define 

planning level 

alignment, 

design and cost 

of improving 

Alexander Street 

to Washington 

County’s Special 

Area Street 

design 

standards, and 

improving a 

pedestrian route 

along SW 178
th

 

Avenue to TV 

Highway.  

 Does not address Aloha Town 

Center 

Does not address TV Highway 

specifically 

Provided baseline information that 

could be used to secure project 

funding and prepare for project 

development and construction – 

as funding becomes available. The 

Plan provides an overview of the 

planning context, projected future 

land use, and transportation 

needs.  It describes planning level 

alignment, design and cost 

alternatives, and includes 

recommended improvements to 

Alexander Street, 178
th

 Avenue 

and other locations in the project 

study area. The last section 

includes recommended actions 

related to roadway system 

improvements, bicycle system 

improvements, pedestrian and 

transit system improvements. 

The report is not available in an electronic format.  A 

copy of the document is available in LUT Planning and 

Development Services. 

  



Aloha Tomorrow: Baseline Report  September 2016 

  Page 34 

 

 

Title, Date 

 

Sponsor, 

Planning 

Horizon 

 

Status (Staff 

Report, 

Acknowledged, 

Adopted, Other) 

Purpose 

 

Study Area 

 

What It Says About Aloha 

Town Center 

 

What It Says About TV 

Highway 

 

What It Says About Study 

Corridor 

 

Comments, Electronic Link to the Document 

 

Aloha-Reedville 

Study and 

Livable 

Community 

Plan, Existing 

Conditions 

Report, 2012 

 

Washington 

County, Metro, 

Federal DOT, 

HUD                      

Planning 

Horizon 

Existing 

Conditions 

2010-2012 

 

Report (as part of 

Aloha-Reedville 

Study & 

acknowledged 

plan) 

 

Established 

baseline existing 

conditions for 

study area 

 

Unincorporated 

urban Aloha-

Reedville area 

(including TV 

Highway and 

Aloha Town 

Center) 

 

Discusses challenges with land 

ownership and parcelization in the 

Town Center, and transportation 

and road safety issues that may 

impact access and development. 

 

Identifies TV Highway as a 

principal arterial and freight route 

that has major impacts on the 

study area and regional 

significance as a transportation 

route. Discusses planning history 

and recent work on transportation 

planning for TV Highway, as well 

as transportation and road safety 

issues.  Provides traffic counts, 

crash locations and severity, 

assesses bicycle and pedestrian 

infrastructure, and outlines transit 

services on TV Highway (and 

throughout study area). 

 

Identifies streetscape 

improvement areas and 

pedestrian districts along corridor.  

Discusses challenges with land 

ownership and parcelization along 

corridor, and transportation and 

road safety issues that may impact 

access and development. 

 

Discusses demographics, economic conditions, land 

uses, housing characteristics and condition, 

transportation service, access and quality, social 

services providers and access, and environmental 

concerns in the study area.  

 

http://www.co.washington.or.us/LUT/PlanningProjects

/alohareedville/draft-existing-conditions-101710.cfm 

 

 

Fair Housing 

Plan 

 

Washington 

County, HUD                            

Planning 

Horizon 2012-

2017 (5 year 

Action Plan) 

 

Approved May 1, 

2012 

 

Examined 

housing and 

demographic 

patterns and 

recommended 

strategies and 

actions to 

support Fair 

Housing and 

access to 

housing, 

services, and 

amenities for 

persons in 

protected 

classes 

 

Washington 

County 

 

Does not make recommendations 

for specific areas, but does make 

recommendations to decrease 

disparities and improve access to 

housing and services for protected 

classes, including 

recommendations to increase 

supply of affordable housing in 

areas with services and amenities, 

such as Town Centers and 

corridors. 

 

Does not make recommendations 

for specific areas, but does make 

recommendations to decrease 

disparities and improve access to 

housing and services for protected 

classes, including 

recommendations to increase 

supply of affordable housing in 

areas with services and amenities, 

such as Town Centers and 

corridors. 

 

Does not make recommendations 

for specific areas, but does make 

recommendations to decrease 

disparities and improve access to 

housing and services for protected 

classes, including 

recommendations to increase 

supply of affordable housing in 

areas with services and amenities, 

such as Town Centers and 

corridors. 

 

http://www.co.washington.or.us/CommunityDevelopm

ent/Planning/upload/FairHousingPlanFinalWAppend-

1.pdf 
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Title, Date 

 

Sponsor, 

Planning 

Horizon 

 

Status (Staff 

Report, 

Acknowledged, 

Adopted, Other) 

Purpose 

 

Study Area 

 

What It Says About Aloha 

Town Center 

 

What It Says About TV 

Highway 

 

What It Says About Study 

Corridor 

 

Comments, Electronic Link to the Document 

 

TV Highway 

Corridor Plan, 

March 2013 

 

ODOT, 15 year 

horizon for 

implementa-

tion of 

recommend-

dations 

 

TGM funded 

project.  Status 

uncertain.  It does 

not appear to have 

been adopted by 

the county or local 

jurisdictions. 

To identify 

transportation 

improvements in 

the TV Highway 

corridor that are 

compatible with  

adopted 

regulations, 

policies and 

plans of the 

multiple 

jurisdictions 

responsible for 

TV Highway, 

(Washington 

County, ODOT, 

Hillsboro, and 

Beaverton)  

SE 10
th

 Avenue / 

Maple Street 

(Hillsboro 

Regional Center) 

on the west, 

Baseline Road / 

Jenkins Road on 

the north, Cedar 

Hills Blvd. on the 

east, and 

Farmington Road 

/ Oak Street / 

Davis Street ad 

Allen Boulevard 

on the south 

Does not directly address the 

Aloha Town Center 

Includes numerous 

recommendations for TV Highway 

and surrounding roads, including 

bus stops along TV Highway, bus 

service for the #57 bus route, 

street lighting, pedestrian 

crossings, additional planning for a 

conceptual design for a multi-use 

path, filling in sidewalk gaps, 

providing wayfinding directional 

signs, providing bike lanes on TV 

Highway and crossings of TV 

Highway, Develop continuous 

east-west parallel bike routes 

north and south of TV Highway, 

additional study to determine HCT 

strategies, improvements to signal 

timing and other operations.   

This document includes 

recommendations for 

improvements to streets parallel 

to, and /or intersecting with, TV 

Highway within the project study 

area. 

http://www.tvhighway.org/?p=library-and-documents 

 

Westside 

Service 

Enhancement 

Plan, 

September 

2013 

 

TriMet, focus is 

on relatively 

near term 

service 

improvements 

 

Staff Report, no 

indication of 

adoption by 

TriMet, Metro or 

Washington 

County 

To outline a 

future transit 

vision for the 

planning area 

described in the 

next cell. 

Beaverton, 

Hillsboro, 

Cornelius, Forest 

Grove and areas 

of Washington 

County north of 

Scholls Ferry 

Road.  

Does not directly address the 

Aloha Town Center 

TriMet’s Route 57 operates 

frequent bus service along TV 

Highway. While the plan does not 

address specific roadway 

improvements for TV Highway, it 

does include recommendations for 

pedestrian access and safety, bike 

lanes, bus stop landing pads  

Recommendations for Route 57 

include high capacity transit 

service, and sample locations for 

pedestrian improvements on TV 

Highway and on additional streets. 

http://future.trimet.org/west 

 

Aloha-Reedville 

Study and 

Livable 

Community 

Plan, March 

2014 

 

Washington 

County, Metro, 

Federal DOT, 

HUD                            

Planning 

Horizon 2014-

approximately 

2040 (30 years) 

 

Acknowledged 

June 3, 2014 

 

Recommended 

actions and 

strategies to 

achieve 

community-

supported vision 

and desired 

improvements 

for study area, 

including 

recommenda-

tions for 

exploring some 

options in the 

future 

 

Unincorporated 

urban Aloha-

Reedville area 

(including TV 

Highway and 

Aloha Town 

Center) 

 

The SW 185th Avenue & TV 

Highway Commercial Area 

Framework Plan articulates a 

vision for the 185th and TV 

Highway commercial area based 

on stakeholder and community 

feedback, identifies key concepts 

for initial work, and recommends a 

refinement plan to continue 

efforts to define and develop the 

area. Notes that key concepts may 

be applied to other commercial 

and activity centers. 

 

Corridor and Town Center Land 

Use and Streetscape Improvement 

Plan recommends actions to 

promote walkable and pedestrian-

friendly streetscapes in the Town 

Center and along the TV Highway 

Corridor, including right-of-way 

improvements  and changes to 

County policies and development 

standards. The Pedestrian and 

Bicycle Plan recommends specific 

actions in nine major categories: 

Major Street Transportation 

Improvements, Walkway 

Connections Near Schools, 

Crossing Improvements, 

Accessways, and Regional Trails. 

The plan also discusses bicycle 

improvements, street lighting 

improvements, and transit service 

improvements.  

See description to the left. The Housing Equity and Opportunity Strategy identifies 

challenges with housing, housing affordability and 

quality, and neighborhood quality in the study area, and 

recommends short and longer-term actions to address 

gaps in housing supply, diversify available housing 

types, improve housing condition, and address 

neighborhood quality and opportunity. The Economic 

Development Strategy outlines issues and challenges 

related to economic development in the community 

and recommends possible actions for addressing those 

issues. 

 

http://www.co.washington.or.us/LUT/PlanningProjects

/alohareedville/index.cfm 
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Title, Date 

 

Sponsor, 

Planning 

Horizon 

 

Status (Staff 

Report, 

Acknowledged, 

Adopted, Other) 

Purpose 

 

Study Area 

 

What It Says About Aloha 

Town Center 

 

What It Says About TV 

Highway 

 

What It Says About Study 

Corridor 

 

Comments, Electronic Link to the Document 

 

Washington 

County 

Consolidated 

Plan-2015-

2020 

 

Washington 

County, HUD 

Planning 

Horizon 2015-

2020 

 

Approved May 5, 

2015 

 

Describes 

community 

needs and 

determines local 

priorities for 

using public 

resources to 

assist low and 

moderate-

income residents 

of Washington 

County 

 

Washington 

County 

 

Does not make recommendations 

for specific areas, but does identify 

areas of low-income concentration 

and areas with more communities 

of color, some of which are in 

Aloha Town Center. Recommends 

expanding transit opportunities in 

centers and corridors and 

encouraging development of 

affordable and accessible housing. 

 

Does not make recommendations 

for specific areas, but does identify 

areas of low-income concentration 

and areas with more communities 

of color, some of which are along 

TV Highway. Recommends 

expanding transit opportunities in 

centers and corridors and 

encouraging development of 

affordable and accessible housing. 

 

Does not make recommendations 

for specific areas, but does identify 

areas of low-income concentration 

and areas with more communities 

of color, some of which are along 

the study corridor. Recommends 

expanding transit opportunities in 

centers and corridors and 

encouraging development of 

affordable and accessible housing. 

 

http://www.co.washington.or.us/CommunityDevelopm

ent/Planning/2015-2020-consolidated-plan.cfm 
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Title, Date 

 

Sponsor, 

Planning 

Horizon 

 

Status (Staff 

Report, 

Acknowledged, 

Adopted, Other) 

Purpose 

 

Study Area 

 

What It Says About Aloha 

Town Center 

 

What It Says About TV 

Highway 

 

What It Says About Study 

Corridor 

 

Comments, Electronic Link to the Document 

 

Washington 

County 

Transportation 

System Plan, 

2014, 2015, 

2016, and 

element of the 

Washington 

County 

Comprehensive 

Plan 

 

Washington 

County, 2035 

planning 

horizon 

 

Adopted by BCC, 

Ord. 768 and Ord 

783, and Ord 799 

The TSP is the 

guiding 

document for 

transportation 

system 

improvements 

and operations 

for Washington 

County – 

establishing the 

policies, projects 

and programs 

necessary to 

achieve the 

County’s 

transportation 

goals and 

objectives.  

Washington 

County 

Does not directly address Aloha 

Town Center 

The TSP includes several 

refinement areas that require 

additional study, including the 

Tualatin Valley Highway 

Refinement Area.  The TSP 

includes three types of actions 

based on the recommendations of 

the TVCP: (1) Near Term Actions to 

address existing needs that can 

reasonably be expected to be 

completed within the next 15 

years; (2) Opportunistic Actions 

that are important, but dependent 

on what funding can be leveraged 

in the future; and (3) Long Term 

Refinement Planning Needs that 

should be addressed in a future 

corridor refinement plan.  This last 

category includes HCT planning, 

location of a multi-use pathway 

parallel to TV Highway, new local 

street connections along with 

access management along TV 

Highway, and potential 

assessment of grade separated 

intersections along TV Highway. 

Same as adjacent cell. http://www.co.washington.or.us/LUT/Divisions/LongRa

ngePlanning/Publications/transportation-plan.cfm 

 

Washington 

County 

Neighborhood 

Bikeway 

Concept Plan, 

July 2014 

 

Washington 

County, 

 Planning 

horizon not 

specified 

Staff Report To accomplish 3 

goals: (1) 

Provide a 

network that is 

logical, easy to 

use, well-

marked, and 

distinctly signed; 

(2) Provide 

bicyclists 

efficient and 

convenient 

access to desired 

destinations and 

connectivity to 

other bike 

facilities, and (3) 

Improve the 

comfort and 

safety for all 

bicyclists  

Focus was on 

unincorporated 

Washington 

County 

Does not specifically address 

Aloha Town Center 

Does not specifically address TV 

Highway 

Does not specifically address the 

study corridor. 

http://www.co.washington.or.us/lut/divisions/trafficen

gineering/designinformation/neighborhood-bikeway-

plan.cfm 

 

The document includes information on: 

● Background and  Neighborhood Bikeway 

Characteristics 

● Goals and the Plan Process 

● Existing Conditions 

● Routing Approach 

● Neighborhood Bikeway Tools and Treatments 

● Implementation and Funding 

● Public Involvement and Outreach 

 

Six Appendices are Available 

A. Neighborhood Bikeway Maps 

B. Gaps and Barriers Assessment 

C. Routing Methodology 

D. Recommended Actions 

E. Project Development Process 

F. Neighborhood Bikeway Treatments Toolkit 
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Title, Date 

 

Sponsor, 

Planning 

Horizon 

 

Status (Staff 

Report, 

Acknowledged, 

Adopted, Other) 

Purpose 

 

Study Area 

 

What It Says About Aloha 

Town Center 

 

What It Says About TV 

Highway 

 

What It Says About Study 

Corridor 

 

Comments, Electronic Link to the Document 

 

City of 

Hillsboro 

Transportation 

System Plan, 

January 2004 

 

City of 

Hillsboro, 

20 year 

planning 

horizon 

Adopted by City 

Council, 2004 

Amendments 

through August 

14, 2014 

To guide future 

transportation 

investment in 

the City of 

Hillsboro, and to 

determine how 

land use and 

transportation 

decisions can be 

coordinated 

beneficially for 

the City.   

City of Hillsboro Aloha Town Center is not within 

the city boundaries.  However 

there is some overlap between the 

study area for the Hillsboro 

Transportation System Plan, and 

the Aloha Tomorrow study area in 

the vicinity of TV Highway and SW 

185
th

 Avenue.  There are some 

improvement projects included in 

Table 1-1 of the Plan (Pedestrian), 

Table 1-2 (Bicycle), 1-3 (Motor 

Vehicle), and Table 1-4 

(Intersections) that could affect 

conditions within the Aloha 

Tomorrow project study area. 

Specific improvements within or 

close to the Aloha Tomorrow 

project study area in Table 1-3: 

• Interconnect traffic signals, 

TVH and 209
th

 to 10
th

 

• Complete Boulevard 

treatment for TV Highway 

Boulevard 

• Add westbound BAT lane, 

multi-modal improvements on 

TV Highway, Brookwood 

Avenue to SW 185
th

 Avenue. 

• Table 1-4 includes 

intersection improvements at: 

• Cornelius Pass Road/TV Hwy 

• 185
th

 Avenue/TV Highway 

• Closing of RR crossing at 229
th

 

Avenue/TV Highway 

• 209
th

/TV Highway 

• 198
th

 Ave/TV Highway 

• SW 192
nd

 Avenue/TV Highway 

The document includes 

information in the Existing 

Conditions section regarding 

traffic volumes and intersection 

level of service as some of the 

intersections within the Aloha 

Tomorrow project study area.  

Page 3-24 (Table 3-5) includes 

information on PM Peak Hour 

Intersection Level of Service at 13 

intersections along TV Highway in 

Hillsboro.  The intersection of TV 

Highway and 185
th

 ranks#10 on 

the SPIS List, with 91 accidents 

between 1998 and 2000).  TV 

Highway and Cornelius Pass Road 

ranks # 27, and TV Highway/209
th

 

Avenue ranks #37. 

https://www.hillsboro-

oregon.gov/index.aspx?page=1619 

 

Hillsboro is in the process of updating their 

Transportation System Plan.  Work will continue 

through 2016 and into 2017. 

City of 

Hillsboro, 

South Hillsboro 

Community 

Plan 

 

City of 

Hillsboro; 20-

year planning 

horizon (2035 

based on 2015 

adoption) 

 

Adopted January 

2015 

 

Outlines the 

action plan 

foundation, 

principles, 

approach and 

improvements 

for the South 

Hillsboro Plan 

Area  

 

SoHi Plan Area is 

adjacent to the 

southwest 

portion of Aloha 

Tomorrow study 

area boundary.  

The Plan Area is 

located west of 

209th Avenue and 

south of TV 

Highway  

 

Does not mention the Aloha Town 

Center 

 

The Community Plan's design 

principles / concepts state that 

development along TV Highway 

and railroad should help create an 

attractive and inviting "face" and 

sense of entry to the SoHi Plan 

Area by establishing buildings that 

are visually open and minimize 

blank walls.  Parking and loading 

areas should be significantly 

screened from roadways and 

adjacent pedestrian facilities 

 

Designates land on south side of 

TV Highway closest to the Aloha 

Tomorrow study area boundary as 

"Mixed Use - Village Town 

Center", with highest intensity 

development.  Locates conceptual 

multi-use path within open space 

along south side of RR right-of-

way from 209 to 229th Avenues.  

Identifies two potential "Citywide 

Gateway" locations on south side 

of TV Highway: just west of 209th 

Avenue, and at TV Highway's 

intersection with Cornelius Pass.   

http://www.hillsboro-oregon.gov/index.aspx?page=780 

 

City of 

Beaverton TSP, 

September 

2010 

 

City of 

Beaverton, 

2035 planning 

horizon 

Adopted by City 

Council as part of 

the 

Comprehensive 

Plan 

To guide future 

transportation 

investment in 

the City and to 

determine how 

land use and 

transportation 

decisions can be 

brought 

together 

beneficially 

City of Beaverton Does not address Town Center. Identifies TV Highway as part of 

the larger issue of east-west 

capacity.  TV Highway (170
th

 

Avenue to OR 217) was identified 

as a key corridor creating a 

disproportionate amount of delay 

in the system.  These corridors 

were identified for focused 

evaluation of multi-modal 

improvements. 

Only a small portion of the Aloha 

Tomorrow study area is included 

within the boundaries of the 

Beaverton TSP.  The focus of the 

Plan is on the areas within the City 

of Beaverton boundaries. 

http://www.beavertonoregon.gov/315/Plans 

The TSP is Chapter 6 in Volume I of the City’s 

Comprehensive Plan, and Volume IV of the 

Comprehensive Plan. It identifies what is needed to 

accommodate existing/future development in the 

Beaverton area through 2035. Adopted the updated 

Transportation Element and 2035 Transportation 

System Plan in September 2010. The update process 

began in 2008, funded through an ODOT/DLCD 

Transportation and Growth Management Grant 

matched with City funds. 
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Title, Date 

 

Sponsor, 

Planning 

Horizon 

 

Status (Staff 

Report, 

Acknowledged, 

Adopted, Other) 

Purpose 

 

Study Area 

 

What It Says About Aloha 

Town Center 

 

What It Says About TV 

Highway 

 

What It Says About Study 

Corridor 

 

Comments, Electronic Link to the Document 

 

City of 

Beaverton 

Community 

Development 

Code (CDC) 

 

City of 

Beaverton; CDC 

doesn't have a 

planning 

horizon 

 

Adopted 

 

Provides 

development 

code standards 

for entire city 

 

N/A; provides 

development 

code standards 

for entire city 

 

N/A; does not reference any 

locations outside city limits  

 

N/A 

 

Per the City's Zoning Map, land on 

north side of TV Highway adjacent 

to NE portion of the Aloha 

Tomorrow study area is zoned R-1 

Urban High Density, Station 

Community - Employment, Station 

Community - High Density, 

Industrial, Office Industrial.  CDC 

describes land uses allowed in 

these zones.  R1 zone covers the 

largest area here, but much is 

developed with the Tualatin Hills 

Nature Park and a religious retreat 

center. 

http://www.beavertonoregon.gov/463/Development-

Code 

 

City of Forest 

Grove 

Transportation 

System Plan, 

2014 

 

City of Forest 

Grove, 

2035 planning 

horizon 

Adopted by City 

Council, February 

2014 

Provides 

guidance for 

future 

transportation 

investments.  

The update was 

done to reflect 

recent land use 

and 

transportation 

planning efforts 

within the City 

and the region. 

City of Forest 

Grove 

Does not address Aloha Town 

Center 

Does not address TV Highway 

specifically.  Primary connection is 

the transit link between Forest 

Grove and central Beaverton via 

TV Highway.  Forest Grove is the 

likely western terminus of any 

long range transit improvement 

along the TV Highway corridor. 

Does not address the Aloha 

Tomorrow project study area. 

http://www.forestgrove-or.gov/city-hall/comp-plan-

update/comp-plan-update-current-plan.html 

 

Major changes in the most recent update include: 

● Extends planning horizon to 2035 

● Evaluates the transportation implications of 

several land use alternatives that were 

considered as part of the City’s land use 

Periodic Review process 

● Identifies the most valuable transportation 

system improvements that can be reasonable 

funded over the next 20 to 25 years 

● Identifies changes to the TSP needed to be 

responsive to the 2035 Regional 

Transportation Plan and the Regional 

Transportation Functional Plan 

City of 

Cornelius 

Transportation 

System Plan, 

2005 

 

City of 

Cornelius, 2025 

planning 

horizon 

Adopted by City 

Council, June 20, 

2005 

To ensure the 

recommended 

system can 

adequately serve 

planned major 

growth areas, 

including the 260 

acre industrial 

expansion of the 

UGB north of the 

city limits and 

ensure 

consistency with 

current County, 

regional and 

State Planning 

Policies. 

City of Cornelius 

Pass 

Does not address Aloha Town 

Center 

Does not address specifics for TV 

Highway. Primary relationship is 

the transit route operating along 

TV Highway from Forest Grove to 

Beaverton Transit Center. 

Does not address the Aloha 

Tomorrow project study area. 

http://www.google.com/url?sa=t&rct=j&q=&esrc=s&so

urce=web&cd=4&ved=0ahUKEwjktqHrlYPPAhVfImMKHf

ZcBKAQFggwMAM&url=http%3A%2F%2Fwww.co.washi

ngton.or.us%2FLUT%2FDivisions%2FLongRangePlanning

%2FPlanningPrograms%2FTransportationPlanning%2FTr

ansportation2035%2Fupload%2FCity-of-Cornelius-

TSP.pdf&usg=AFQjCNF5NwkfXTT06GT0UAEhLqcfmUtw

AA&bvm=bv.131783435,d.cGc 

 



Aloha Tomorrow: Baseline Report  September 2016 

  Page 40 

 

 

 

Page Intentionally Left Blank





Aloha Tomorrow: Baseline Report  September 2016 

  Page 42 

 

 

3.1.2: Age of Study Area Population 

The study area has a relatively young population, with a greater percentage of residents under 18 than 

the Washington County average. The area also has a smaller percentage of older residents, with only 8 

percent of the study area population over 60, compared to Washington County (16 percent), Portland 

Metro (18 percent), or Oregon (22 percent). The study area’s age distribution suggests that the area is 

attractive for young families with children.  

3.1.3: Race and Ethnicity of Study Area Population 

The American Community Survey (ACS) provides information about the race and ethnicity of people in 

the study area and surrounding region. The ACS categorizes race into seven different categories. 

● White 

● Black or African-American 

● American Indian or Alaska Native 

● Asian 

● Native Hawaiian or Pacific Islander 

● Some other race 

● Two or more races 

The ACS asks people to self-identify using these categories. It should be noted that some of these 

categories are broad, and may include people with very different experiences and backgrounds. The ACS 

also provides a minimum of two ethnic categories: Hispanic or Latino, or Not Hispanic or Latino. This 

report uses the ACS racial and ethnic categories in the following graphs. 

The study area, like Washington County and the region and state, is predominantly white. However, 

Washington County is generally more diverse than the State and Portland Metro; and the study area has 

an even greater percentage of residents of color. Over 31 percent of the study area residents identified 

as a non-white racial group according to 2014 ACS data, compared to 23 percent of Washington County 

residents and 19 percent of the residents of the Portland Metro region. Table 3-2 shows the racial 

composition for communities of color. The study area includes a greater percentage of black residents 

than the Washington County average, but a smaller percentage of Asian residents. Over 18 percent of 

the study area’s population self-identified as some other race, according to the ACS. American Indians 

and Alaska Natives make up about 1 percent of the population, and Native Hawaiian and other Pacific 

Islanders make up less than 0.5 percent of the population. People who identified as two or more of 

ACS’s racial categories make up about 4 percent of the population. 

Washington County is more ethnically diverse than Oregon State and the Portland Metro region, and the 

study area has a greater percentage of residents who identify as Hispanic or Latino than the Washington 

County average. Over 30 percent of the residents in the study area are Hispanic or Latino, according to 

the ACS. 

  







Aloha Tomorrow: Baseline Report  September 2016 

  Page 45 

 

 

There is adequate information to assess median income by ethnicity for the study area. Households that 

identify as White Non-Hispanic had a median income of about $53,800, while households that identified 

as Hispanic or Latino had a median income of about $44,500.  This suggests that while income disparities 

between racial and ethnic groups persist in the study area, the degree of disparity may be slightly lower.  

The study area has a greater percentage of households with income of $19,999/year or less than 

Washington County and Portland Metro on average, but a smaller percentage of lower-income 

households than the state. The study area also has a smaller share of high-income households. 

Figure 3-1 shows annual household income for 2009-2014. Over 40 percent of the households in the 

study area earn between $34,999-74,999 per year, and over 27 percent of the area’s households earn 

between $50,000-74,000 per year. The study area has a larger proportion of moderate-income 

households than Washington County, the region, and the state. The study area has a smaller share of 

households with incomes over $75,000 per year (25 percent) than the County (43 percent), region (39 

percent), and the state (32 percent). 

Figure 3-1 

Annual Household Income: Aloha Tomorrow Study Area, Washington County, Portland Metro, and 

Oregon - 2014

 
Source: American Community Survey, 2014 5-year estimates, Table B19001 
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Chapter 4: Study Area Land Use 
Chapter 4 includes information about the “Town Center” concept as described in Metro’s Regional 

Framework Plan; the history and background of the Aloha Town Center, including different boundaries; 

community aspirations for a town center as developed through the A-R Study; more detailed information 

about the smaller Focus Area determined for the Aloha Tomorrow study area; Washington County 

zoning designations in the focus area; summary information on development and re-development trends 

in the project study area; and a description of the portion of Alexander Street in the Aloha Tomorrow 

Study area that will be evaluated for possible “Main Street” improvements associated with the Aloha 

Town Center. 

4.1: Aloha Town Center  

4.1.1: Regional Town Center Concept 

The “Town Center” concept for the Metro region is described in Metro’s Regional Framework Plan 

(Framework Plan), which was adopted in 1997. The Framework Plan recognizes Centers, Corridors, Main 

Streets and Station Communities as the principal centers of urban life in the region; and identifies three 

interrelated types of centers: the Central City, Regional Centers, and Town Centers. Town Centers are 

described as, “Smaller than regional centers and serving populations of tens of thousands of people, 

town centers are the third type of center with compact development and transit service. Town centers 

provide local shopping, employment and cultural and recreational opportunities within a local market 

area. They are designed to provide local retail and services, at a minimum, and vary greatly in character. 

Some will become traditional town centers… while others will change from an auto-oriented 

development into a more complete community…” (Page 3, Summary of the 2040 Growth Concept). 

Title 6 of Metro’s Urban Growth Management Functional Plan  (UGMFP) (Centers, Corridors, Station 

Communities and Main Streets) outlines the intensity and mix of uses recommended for Town Centers. 

Title 6 recommends an average of 40 persons/ acre (residents and workers) within Town Centers. The 

recommended mix of uses is:   

● Amenities, such as grocery stores and restaurants, identified in the most current version of the 

Metro’s State of the Centers: Investing in Our Communities;  

● Institutional uses, including schools, colleges, universities, hospitals, medical offices and 

facilities; and 

● Civic uses, including government offices open to and serving the general public, libraries, city 

halls and public spaces. 

4.1.2: History of Aloha Town Center Boundary 

In 1994, the Metro Council recommended a 2040 Growth Concept Map that illustrated generalized 

locations for Regional Centers, Main Streets, Town Centers, etc. This map located a Town Center in 
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Aloha at the intersection of SW Farmington Road and SW 185th Avenue. The Metro Council subsequently 

recommended that the 2040 Growth Concept and Growth Concept Map be refined through additional 

technical analysis and public review. In 1995, following the conclusion of the refinement process, the 

Metro Council adopted the 2040 Growth Concept Map; the adopted map shifted the location of the 

Aloha Metro 2040 Town Center to Farmington Road just west of SW 170th Avenue. Metro’s UGMFP 

required the county to adopt a Design Type Boundary Map that was consistent with Metro’s 2040 

Growth Concept Map, including the identification of centers such as the Aloha Metro 2040 Town Center.  

In 2000, Washington County began an update of its Comprehensive Framework Plan for the Urban Area 

(CFP). The update included the addition of a Design Type Boundary Map as required by the Metro 

UGMFP. Following discussions with CPO 6 members the Aloha Town Center was relocated to the vicinity 

of TV Highway and SW 185th Avenue.  In October 2000, the county adopted a Design Type Boundary 

Map into Policy 40 of the CFP via A-Engrossed Ordinance No. 561, which located the Aloha Town Center 

around the intersection of TV Highway and SW 185th Avenue. This location, which represented a major 

divergence from the location shown on Metro’s 2040 Growth Concept Map, was chosen because this 

location is the historical hub of commercial activities in the Aloha community, and because the land use 

districts in the area would allow uses with the potential to achieve Metro’s recommended mix and 

intensity of uses for town centers. 

In 2003, Metro amended its 2040 Growth Concept Map to include the new location for the Aloha Town 

Center around the intersection of TV Highway and SW 185th Avenue, to be consistent with the Aloha TC 

location adopted by the county. In 2010, Metro amended the UGMFP, Title 6 to include a Centers, 

Corridors, Station Communities and Main Streets Map. The Aloha Metro 2040 Town Center location and 

boundary on the Title 6 map are consistent with the Aloha TC location adopted by the county. However, 

the Title 6 map shows the Aloha Town Center as a “conceptual” boundary rather than an adopted 

boundary, which Metro staff have acknowledged is an error on the Title 6 map.  

The Aloha Metro 2040 Town Center location identified in Metro’s Title 6 Map and the CFP’s Design Type 

Boundary Map is outlined in blue in the Aloha Tomorrow Plan Study Area Map, Figure 4-1. The Town 

Center boundary includes properties on the east and west sides of SW 185th Avenue, and on the north 

and south sides of TV Highway. The boundary is irregular, with the westernmost edge located along SW 

192nd Avenue, the northernmost edge lying between SW Johnson Street and SW Augusta Lane, the 

easternmost edge located along SW 170th Avenue, and the southernmost edge along SW Wheeler Court. 

The boundary generally encompasses all properties with commercial and higher-density residential 

designations within approximately 0.7 miles of the TV Highway/SW 185th Avenue intersection, and 

includes a smaller number of properties with Institutional designations and lower-density residential 

designations. 
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4.1.3: Community Aspirations for the Aloha Town Center - 2013 

Throughout the development of the Aloha-Reedville Study and Livable Community Plan, community 

members provided substantial input about a desired future for the community. Supportive comments 

were received for development standards that would: 

● Contribute to a pedestrian and bicycle friendly environment,  

● Promote density that would support cost-effective and efficient public transit, and  

● Help to concentrate development (including residential development) within “town centers.” 

One commonly expressed theme was that Aloha lacks a welcoming place to shop, eat, visit, and spend 

time. Metro’s “Town Center” concept recommends a mix of shops, residences, and safe access to 

transit, where activity can occur throughout much of the day. Ideally, an Aloha Town Center would 

include gathering places to meet, talk, relax, play, and celebrate the multi-cultural diversity of the 

community. The A-R Study developed a vision statement for the Aloha Town Center based on input 

received from stakeholder groups and individual members of the community over the three-year life of 

the project. That vision statement, shown on page E10 of the Aloha-Reedville Study’s Addendum E, 

reads:  

Our vision for the Aloha Town Center is for a diverse, human-scale neighborhood – a 

special place, with centers of activity and well-connected to the greater Aloha-Reedville 

community. Our neighborhood builds upon and celebrates its cultural diversity, small-

town feel and rural community past, providing a safe, attractive and connected 

environment, with a varied mix of places to live, work, shop, gather and play. 

During the development of the Aloha-Reedville Study and Livable Community Plan, community members 

discussed these attributes in the context of the community’s commercial centers. In addition to the 

Aloha Metro 2040 Town Center at SW TV Highway and 185th Avenue, the community contains four other 

commercial centers, all at major road intersections: 

● SW Kinnaman Road/Farmington Road, 

● SW 185th Avenue/Farmington Road, 

● SW 185th Avenue/Baseline Road, and 

● SW 202nd Avenue/TV Highway. 

Each of these five commercial centers has characteristics that differentiate it from the others. For 

example, the commercial area at the SW Kinnaman Road/Farmington Road intersection, where the 

Bales Thriftway grocery store is located, is used as a community gathering center due to the presence of 

the grocery store and the library, and activities such as an annual Christmas tree lighting and Friday 

night “Cruise-In.”  That commercial center is viewed by some within the local area, particularly those 

who reside south of TV Highway, as their “town center.” At the same time, the Aloha Metro 2040 Town 

Center at SW 185th Avenue and TV Highway has a much larger number of businesses, a broader mix of 

uses, a more central location for the entire Aloha-Reedville community, and has been viewed by many 

community members as the community’s “town center.” The distinguishing characteristics of the five     
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commercial centers are described in more detail in the Aloha-Reedville Study and Livable Community 

Plan, Addendum E, pages E15 – E17  and its associated issue paper, 185
th

 and TV Highway Commercial 

Area Framework Plan and High Use Commercial Centers (December 24, 2013).   

The Aloha-Reedville project team analyzed the five commercial centers in terms of several attributes, 

including land use designation, whether residential uses were allowed, whether commercial-supportive 

land uses were in the vicinity, the supporting transportation system, redevelopment potential and 

number of tax lots, and transit types and frequency. The county’s analysis determined that of these 

commercial centers, the Aloha Metro 2040 Town Center at SW 185th Avenue and TV Highway offered 

the greatest opportunity for redevelopment, and offered the greatest opportunity for the county, its 

agency partners and the community to be able to effect meaningful change toward the objective of 

achieving a town center that has a mix of shops, residences, and safe access to transit. A brief summary 

of the findings for this determination are in the Aloha-Reedville Study and Livable Community Plan Final 

Report (March 2014), Addendum E, page E5. 

4.2 Focus Area 
A smaller geographic area within the Aloha Metro 2040 Town Center became the focus of a more 

concentrated examination during the development of the Aloha-Reedville Study and Livable Community 

Plan. Concentration on this “focus area” was due to several factors, including existing conditions and 

planned transportation improvements in the vicinity, qualitative comments provided by area residents 

and other stakeholders, and widely accepted planning principles for walkable, human-scale 

neighborhoods where one can accomplish most daily needs within a short distance and by various 

modes of transportation.  

During the Aloha-Reedville Study, the vision statement for the Aloha Town Center and comments 

received from the public became the basis of the concepts for the Focus Area described below.  These 

concepts are discussed in more detail in the Aloha-Reedville Study and Livable Community Plan, 

Addendum E: SW 185
th

 Avenue and TV Highway Commercial Area Framework Plan 

● Establish and reinforce identity: gateway features and signage 

● Reconnect and strengthen Alexander Street 

● Celebrate the community’s diversity through a multi-cultural center, 

● Create places to gather and hubs of residential and commercial activity 

● Improve accessibility – getting around safely and seamlessly, 

● Connect the neighborhood with other community destinations, and 

● Create a unique and attractive neighborhood. 

During the development of the Aloha-Reedville Study and Livable Community Plan, the Focus Area was 

determined to be roughly within a ¼ mile radius east and west of the SW 185th Avenue intersection with 

TV Highway. The ¼ mile radius was selected as the most commonly accepted “pedestrian shed” – the 

distance that most people are willing to walk to get to services, employment, shopping and other daily  
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needs. The Focus Area was shown as a generalized, semi-circular outline in the Aloha-Reedville Study 

and Livable Community Plan Final Report, Addendum B, as shown in Figure 4-2. 

Figure 4-2 

Preliminary Aloha Town Center Focus Area 

 

 

For the Aloha Tomorrow study, the generalized boundary of the Focus Area has been refined to be 

more specific and identifiable. It still corresponds to a ¼ mile pedestrian shed that is centered on the 

east and west sides of SW 185th Avenue north of TV Highway; but the boundary has been adjusted to 

follow specific tax lot boundaries and rights-of-way. The Focus Area, which is approximately 201 acres in 

size, is outlined in red in the Aloha Tomorrow Plan Study Area Map, Figure 4-1. Tualatin Hills Park & 

Recreation District parks and natural areas are located within the Focus Area. The entire Aloha 

community, including the Focus Area, is within the boundaries of the Aloha-Reedville-Cooper Mountain 

Community Plan. The Community Plan was adopted in 1983 and has not been substantively updated 

since its adoption, so it does not include any Town Center concepts for Aloha. However, the Community 

Plan identifies some elements located within the Focus Area, which are described later in this chapter.  

● Significant Natural Resources   

● Areas of Special Concern  

● Access Management Plan for a segment of TV Highway  
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● Land use designations within the Focus Area, and a summary of each designation’s purpose,  

allowed uses, residential densities, and dimensional standards as set forth in the CDC,  

● Existing land uses within the Focus Area, as identified by a review of aerial photo and property 

ownership information and staff field observations. 

4.2.1: Tualatin Hills Park & Recreation District (THPRD) Parks and Natural Areas 

The Focus Area is located within THPRD’s service boundaries. According to THPRD’s Parks, Recreation 

Facilities, Maintained School Grounds & Natural Areas Map , the Focus Area contains four THPRD 

facilities: two parks, one natural area, and one site recently acquired by THPRD for a future park. These 

facilities are shown in the Aloha Tomorrow Study Area Map, Figure 4-1, and are described below.  

● Melilah Park, located south of SW Johnson Street between SW 178th Avenue and SW 182nd 

Avenue is approximately 4 acres in size and contains two tennis courts, a basketball court, a 

small playground, a grassy lawn, and a tree grove.  

● Arnold Park, located south of SW Blanton Street on the east side of SW 185th Avenue, is 

approximately 10 acres in size and contains sports fields, open lawns, picnic tables, and a 

playground. 

● Elizabeth Meadows Wetlands Natural Area located on the east side of SW 192nd Avenue, 

between SW Alexander Street and SW Johnson Street is approximately 1.6 acres in size. The 

wetland is largely inaccessible except for a bridge that crosses the wetland and connects two 

neighborhood streets, providing nearby residents with a glimpse of nature.  

● A Recently Acquired Park Site, located on the north side of SW Alexander Street between SW 

178th Avenue and SW 182nd Avenue, is approximately 3 acres in size and is planned to be 

developed with athletic fields. 

4.2.2: Significant Natural Resources 

As noted previously, the Focus Area and the overall study area for this project are located within the 

larger boundaries of the Aloha-Reedville-Cooper Mountain Community Plan, which is a component of 

the Washington County Comprehensive Plan. The Significant Natural Resources Map, Figure 4-3 shows 

the portion of the Community Plan’s Significant Natural Resources map centered on the Focus Area. 

Three significant resources are located within the Focus Area. 

● A Water Area and Wetland & Fish and Wildlife Habitat associated with a tributary of Beaverton 

Creek. The resource is located in the northwest portion of the Focus Area, lying east of SW 192nd 

Avenue and roughly paralleling that street.  

● An Open Space corresponding to Melilah Park (described above), located on the east side of SW 

182nd Avenue south of SW Johnson Street.  

● A Historic Resource located on the south side of TV Highway, between SW 182nd Avenue and SW 

185th Avenue.  This resource is an existing historic building, the former “Aloha Seed and Feed,” 

on Washington County’s Cultural Resources Inventory. Per the Cultural Resources Inventory, the 

one-story wood frame building is significant as one of the few remaining false front commercial 

buildings in Aloha.  
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4.2.3: Areas of Special Concern  

The Community Plan’s map of Areas of Special Concern (ASCs) denotes the presence of design 

opportunities or constraints in specific geographic areas; and the text describes the opportunities or 

constraints in these ASCs. Three ASCs are wholly or partially within the Focus Area, as shown on the 

Areas of Special Concern Map, Figure 4-3. These ASCs are summarized below; more detailed 

descriptions of these ASCs are found on page 20 of the Community Plan).  

ASC 3 and ASC 5 are planned for residential redevelopment at higher (R-15 and/or R-24) densities. Many 

of the properties in these areas may be too small to be efficiently developed at the required densities at 

this time, unless they are consolidated or developed under a joint site plan. Therefore, the Community 

Plan’s General Design Element 17 applies to these areas. It states that if lot consolidation is not 

accomplished, a development applicant shall be required to prepare a site plan for the subject lot and all 

abutting lots, showing building locations, parking, auto and pedestrian circulation, and landscaping. This 

site plan shall demonstrate that the proposed development does not preclude further development on 

the abutting lots at the maximum permitted density. 

ASC 6 is planned for redevelopment to Office Commercial uses. Due to problems with lot depth and 

access management, the maximum building height is limited to 35 feet, which is more restrictive than 

the 100-foot maximum building height allowed under the Office Commercial designation’s dimensional 

standards. Access shall be from adjacent local streets or combined driveways, to reduce conflicts on SW 

185th Avenue.  

4.2.4: TV Highway Access Management Plan   

The Focus Area is within the TV Highway Corridor Subarea of the Community Plan. The TV Highway 

Corridor Subarea includes an Access Management Plan for the segment of TV Highway that lies between 

SW 170th and SW 209th Avenues. The Access Management Plan is described on pages 16 - 19 of the 

Community Plan. This Access Management Plan is much more permissive in allowing individual driveway 

access to TV Highway (an arterial) than the access standards in Washington County’s Community 

Development Code (Section 501-8.5), which apply to arterials in the rest of the county. This permissive 

Access Management Plan was the result of public opposition to access restrictions proposed for TV 

Highway during the 1983 adoption of the Community Plan. 

4.2.5: Land Use Designations and Land Uses in the Focus Area 

The Focus Area contains eight land use designations, as shown on the Aloha Tomorrow study area map, 

Figure 4-1. Each designation, its purpose and allowed land uses as set forth in the Washington County 

Community Development Code (CDC) is summarized in Table 4-1.  More complete descriptions of the 

zoning designations present in the Focus Area are included in the county’s Community Development 

Code. Table 4-1 summarizes the residential density requirements and some of the key dimensional 

standards for each of these designations.  
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Figure 4-3 

Significant Natural Resources in the Aloha Tomorrow Study Area 
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Figure 4-4 

Areas of Special Concern in the Aloha Tomorrow Study Area 
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Figure 4-5 

Aerial Photo of the Aloha Tomorrow Project Focus Area 
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The CBD district designation is intended to provide a mix of retail, service and business establishments 

on a medium to large scale. Allowed retail and service uses include, but are not limited to, food markets; 

fuel dealerships; lodging places; medical and health services; theaters; personal service establishments 

such as dry cleaning, barber shops and photographic studios; and service businesses such as advertising 

agencies and office equipment rental agencies. Regional scale facilities (e.g., auditorium, hospital) and 

regional shopping centers also may be permitted. Medium through high density residential uses are also 

permitted in the CBD district. The required residential densities and dimensional standards (maximum 

building height, minimum lot area, and minimum front yard setback) specified by the CDC are 

summarized in Table 4-1.   

Existing land uses on CBD designated properties vary considerably within the Aloha Town Center Focus 

Area, as discussed below. In many cases, the existing land uses are not consistent with the intent and 

purpose of the district as stated in the CDC. Along the north side of SW TV Highway, the CBD designated 

lots are developed with a variety of commercial buildings, including shopping centers, fast food 

establishments , and service businesses. Most of the commercial buildings are one-story, and are set 

back from TV Highway for distances of 30 to 140 feet, with vehicle parking areas located between TV 

Highway and the buildings.  

● These uses are generally consistent with the intent and purpose of the district.  

● The buildings generally comply with, or exceed, the minimum front yard setback requirements, 

but the large separations between building front entrances and sidewalks create an unappealing 

streetscape.   

Along the south side of SW Alexander Street, the CBD designated lots are primarily developed with one-

story single family residences, and some two-story apartment buildings.  

● Some of the single-family residences have been converted to small commercial uses such as day 

care centers; but many of them continue to be used as residences.  

● These uses are generally not consistent with the intent and purpose of the district.  

Along the north side of SW Alexander Street and east of SW 185th Avenue, the CBD designated 

properties are developed with commercial and service uses such as medical offices and a restaurant; 

and higher density residential uses such as an apartment complex and a three-story multi-family 

residential development for seniors and people with disabilities. These uses are generally consistent 

with the intent and purpose of the district as stated in the CDC. Along the north side of SW Alexander 

Street and west of SW 185th Avenue, the CBD designated lots are primarily developed with one-story 

single family residences, or are vacant. These uses are generally not consistent with the intent and 

purpose of the district.  
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The Vacant and Buildable Lands Inventory (BLI) in Figure 4-7 identifies vacant properties and properties 

where residential infill development may be possible. The BLI is based on February 2014 data, which is 

the most current data available. According to the BLI, and verified by staff field observations in August 

2016, four of the CBD properties within the Focus Area are vacant. Two of the vacant properties, located 

on the east side of SW 187th Avenue north of SW Alexander Street, are contiguous and under common 

ownership; they total approximately 2.25 acres. The other two vacant properties, located on the east 

side of SW 182nd Avenue between TV Highway and Alexander Street, are contiguous and under common 

ownership; they total approximately 0.85 acres. 

4.2.5.2: Institutional District (INST) 

CDC Section 330 describes the allowed uses and dimensional standards for the INST district. Three 

properties within the Focus Area have INST designations. One is located on the east side of SW 187th 

Avenue, north of SW Alexander Street, and contains a church. The other two properties are located on 

the east side of SW 185th Avenue, south of SW Shaw Street. One contains a post office, and the other 

contains a church.  

The purpose of the INST district is to provide for identification of existing and proposed institutional 

facilities on the Community Plan maps. Permitted uses include, but are not limited to, cemeteries, 

campgrounds, colleges, hospitals, public buildings, schools, and religious institutions. The existing land 

uses on the three INST-designated properties in the focus area are consistent with the CDC’s purpose 

and allowed uses for this district. The applicable dimensional standards (maximum building height, 

minimum lot area, and minimum front yard setback) specified by the CDC are summarized in Table 4-1.  

4.2.5.3: Office Commercial District (OC) 

CDC Section 312 describes the allowed uses and dimensional standards for the OC district. The OC 

designation applies to a small number of properties in the focus area that are located south of TV 

Highway on the east and west sides of SW 185th Avenue. The intent of the OC district is to encourage 

office complex development of institutional, professional, medical/dental, governmental and other 

office business uses. Permitted uses include, but are not limited to: offices, medical and health services, 

and service businesses. Attached dwelling units may be permitted as part of a mixed use office 

commercial development. The required residential densities and dimensional standards (maximum 

building height, minimum lot area, and minimum front yard setback) specified by the CDC are 

summarized in Table 4-1.  

Existing land uses on properties on the OC designated properties within the Focus Area include a two-

story restaurant/bar, a single-story automobile repair establishment, and two one-story buildings that 

contain professional and medical offices.   
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Figure 4-6 

Vacant and Buildable Properties in the Aloha Tomorrow Focus Area 
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4.2.5.4: Neighborhood Commercial District (NC) 

CDC Section 311 describes the allowed uses and dimensional standards for the NC district. The NC 

designation applies to one property in the Focus Area, located at the southwest corner of the TV 

Highway / SW 185th Avenue intersection. This property is currently vacant. County records indicate that 

a demolition permit for a single family residence was issued for this property in 1993. 

The intent of the NC district is to allow small to medium sized shopping and service facilities and limited 

office use, and provide for the needs of the immediate urban neighborhood. Permitted uses include, but 

are not limited to: eating and drinking establishments with a maximum gross floor area of 3,500 square 

feet, personal service establishments with a maximum gross floor area of 5,000 square feet per use, and 

retail businesses with a maximum gross floor area of 10,000 square feet per use.  

Dwelling units may be permitted when the ground floor is used for neighborhood commercial uses and 

the maximum residential density is limited to 15 units per acre. The required residential densities and 

dimensional standards (maximum building height, minimum lot area, and minimum front yard setback) 

specified by the CDC are summarized in Table 4-1.  

4.2.5.5: Residential 25 Units or More per Acre (R-25+) 

CDC Section 307 describes the allowed uses and dimensional standards for the R-25+ district. R-25+ 

designated properties within the Focus Area are located south of TV Highway. East of SW 185th Avenue, 

these properties are located along the south side of SW Shaw Street. West of SW 185th Avenue, these 

properties are located along the south side of SW Shaw Street and the north side of SW Blanton Street.  

The purpose of the R-25+district is to provide areas for high density attached housing. Non-residential 

uses that may be permitted include, but are not limited to, home occupations, kennels, professional 

offices, and public buildings. The required residential densities and dimensional standards (maximum 

building height, minimum lot area, and minimum front yard setback) specified by the CDC are 

summarized in Table 4-1. 

Existing uses on R-25+ properties within the Focus Area contain low-density residential uses that are 

inconsistent with the high residential density purpose of the district as stated in the CDC. To the east of 

SW 185th Avenue along SW Shaw Street, the R-25+ properties are developed with one-story attached 

residential units. To the west of SW 185th Avenue, along SW Shaw Street and SW Blanton Street, the 

land uses on R-25+ designated properties consist of one-story single family residences, some one-story 

and two-story apartment buildings, two offices for mental illness advocacy and assistance, and some 

vacant lots.  

Three of these properties are identified on the Vacant and Buildable Lands Inventory (Figure 4-7) as 

“Infill Lots”, meaning that they each contain one or more existing dwelling unit(s) but also contain 

sufficient land area for the potential development of additional dwelling unit(s). 
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4.2.5.6: Residential 24 Units per Acre (R-24) 

CDC Section 306 describes the allowed uses and dimensional standards for the R-24 district. The R-24 

designation constitutes the majority of the residentially designated property within the Focus Area. R-24 

designated properties within the Focus Area are located along the north side of SW Alexander Street 

and south of TV Highway on the north and south sides of SW Blanton Street. 

The required residential density is a minimum of 19 units per acre and a maximum of 24 units per acre. 

Non-residential uses that may be permitted include, but are not limited to, home occupations, kennels, 

professional offices, and public buildings. Required residential densities and dimensional standards 

(maximum building height, minimum lot area, and minimum front yard setback) specified by the CDC 

are summarized in Table 4-1. 

Existing uses on R-24 properties within the Focus Area vary considerably as noted below. In several 

cases, the developed residential densities are much lower than intended by the higher density purpose 

of the district. To the north of SW Alexander Street several properties contain one and two-story 

apartments constructed within the last 20 years, and two-story attached single-family residences on 

smaller lots constructed in the last 15 years. These properties have residential densities that are 

consistent with, or closer to, the higher residential density purpose of the district as stated in the CDC. 

Several properties contain one and two-story single-family residences on larger lots that were built 

between 1930 and 1975. The residential densities on these properties are inconsistent with the higher 

density purpose of the district. The Vacant and Buildable Lands Inventory (Figure4-7) identifies 

approximately 7 of these properties as “Infill Lots.”  

To the south of TV Highway and east of SW 185th Avenue along the north side of SW Blanton Street, the 

R-24 properties are developed with one-story single family residences that were built in the 1950’s, and 

with a surface parking lot for an adjacent church. West of SW 185th Avenue along the south side of SW 

Blanton Street, the R-24 properties are developed with one-story single family residences that were 

built in the 1960’s, or are vacant. These existing uses are inconsistent with the higher residential density 

purpose of the district as stated in the CDC. The Vacant and Buildable Lands Inventory (Figure 4-7) 

identifies approximately three of these properties as “Infill Lots.”   

4.2.5.7: Residential 15 Units per Acre (R-15) 

CDC Section 305 describes the allowed uses and dimensional standards for the R-15 district.  R-15 

designated properties within the Focus Area are located north of SW Alexander Street, on the east and 

west sides of SW 178th Avenue. The required residential density is a minimum of 12 units per acre and a 

maximum of 15 units per acre.  

Non-residential uses that may be permitted include, but are not limited to, home occupations, kennels, 

professional offices, and public buildings.  Dimensional standards (maximum building height, minimum 

lot area, and minimum front yard setback) specified by the CDC are summarized in Table 4-1. 

Approximately half to two thirds of the R-15 properties within the Focus Area are larger lots that contain 

one or two-story single family residences built between the 1920’s and the 1970’s. The residential 
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densities on these properties are inconsistent with the minimum residential density specified in the 

CDC. Several of these properties are identified on the Vacant and Buildable Lands Inventory (Figure 4-9) 

as “Infill Lots.” The remainder of the R-15 properties within the Focus Area are smaller lots developed 

with attached two-story single family residences (townhomes) built in the late 1990’s and early 2000’s, 

which are more consistent with the R-15 minimum density standard.  

4.2.5.8: Residential 5 Units per Acre (R-5) 

CDC Section 302 describes the allowed uses and dimensional standards for the R-5 district. R-5 

designated properties within the focus area are located north of SW Alexander Street, on the east and 

west sides of SW 182nd Avenue. The R-5 district is the county’s lowest density urban residential land use 

district. The required residential density is a minimum of 4 units per acre and a maximum of 5 units per 

acre. Non-residential uses that may be permitted include, but are not limited to, home occupations, 

kennels, and public buildings. Dimensional standards (maximum building height, minimum lot area, and 

minimum front yard setback) specified by the CDC are summarized in Table 4-1. 

The R-5 properties within the Focus Area range in size from approximately 0.14 acres (6,100 square feet) 

to 0.71 acres (31,000 square feet), and they each contain a one to two-story single family residence built 

between 1920 and 1979. 

4.3: Comprehensive Plan Changes to Reduce Barriers to Redevelopment  
The Aloha-Reedville Study and Livable Community Plan recommended changes to the county’s 

Comprehensive Plan that could reduce barriers to redevelopment within Aloha and the Focus Area. The 

county’s Comprehensive Plan consists of several documents, including the Comprehensive Framework 

Plan for the Urban Area (CFP); Community Plans, such as the Aloha-Reedville-Cooper Mountain 

Community Plan; and the Community Development Code (CDC). The Aloha-Reedville Study and Livable 

Community Plan’s recommended changes to the standards in the CDC. These recommendations are 

included in the following documents, and are summarized briefly below. 

● Aloha-Reedville Study and Livable Community Plan, Final Report (March 2014) 

♦ Action Recommendations, page 39 

♦ Addendum B, Corridor and Town Center Land Use and Streetscape Improvement Plan, pages B2 

and B6 – B9 

● Issue Paper: Aloha-Reedville Land Use Action – Accessory Dwelling Units (November 8, 2013 

● Issue Paper: Community Business District Standards – Minimizing Residential Barriers (August 19, 

2013)  

4.3.1: Adopted Changes to the CDC  

4.3.1.1: Accessory Dwelling Units 

During the Aloha-Reedville Study, the county identified barriers to the provision of Accessory Dwelling 

Units (ADUs) in the lower-density R-5 and R-6 residential land use designations, which are present in the 

study area and throughout the urban unincorporated county. At that time the R-5 and R-6 district 
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standards in the CDC required ADUs to be permitted through a Type III or Type II process, rather than 

the quicker and less expensive Type I process for ADUs in the other residential districts. One of the goals 

of the Aloha-Reedville Study was to identify opportunities to increase housing affordable to a wide 

range of community members; removing barriers to provision of ADUs is a viable option to address that 

need.  

A-Engrossed Ordinance No. 774 adopted in 2013, adopted CDC amendments that allowed ADU 

proposals in the R-5 and R-6 districts to be permitted through the Type I process, and increased the 

maximum allowed ADU floor area from 600 to 800 square feet. Furthermore, the amendments allowed 

an additional increase in maximum floor area of up to 15 percent (up to 120 additional square feet) 

when the ADU is designed to comply with ADA standards. 

4.3.1.2: Community Business District (CBD) Standards 

Leland Consulting (the economic development consultant for the Aloha-Reedville Study) noted that 

commercial corridors in the region generally have too high a proportion of retail uses, and that 

encouraging more residential uses within commercial corridors would benefit the local economy by 

supporting transit and supplying a larger customer base for area businesses. Regional and county goals 

for town centers also state that inclusion of residential and mixed uses within these centers is desirable.  

 

The CBD district standards that were in effect at the time of the Aloha-Reedville Study required 

residential development proposals to be processed through a Type III process and comply with the 

Planned Development standards, which were perceived to constitute barriers for provision of residential 

uses in the district. The Aloha-Reedville Study recommended the following CDC amendments to remove 

the CBD district barriers:  

● Allow residential and mixed-use development to be permitted through the administrative and 

less expensive Type II process rather than the Type III process.   

● Modify the requirement to provide a minimum of 20 percent of the lot area as open space. 

● Modify the requirement to provide active recreational facilities (playgrounds, bicycle and 

pedestrian trails, etc.), which represent a significant consumption of lot area on small sites. 

These changes were adopted in 2014 via A-Engrossed Ordinance No. 786, which adopted amendments 

that allowed residential and mixed-use development to be permitted through the Type II process; 

allowed dwelling unit balconies, decks or patios and rooftop open space accessible to residents to be 

used to meet the minimum open space requirement; and allowed exercise rooms to qualify as active 

recreational facilities. In addition, changes were adopted in 2016 via A-Engrossed Ordinance No. 809 to 

allow residential density to be 20 – 40 units/acre for residential uses that are not in conjunction with 

commercial uses, and up to 100 units/acre, subject to specified criteria. The range of allowable 

residential density was changed as a result of the Aloha-Reedville Study and Livable Community Plan 

recommendations, to allow more flexibility to encourage development on CBD properties, particularly 

those within the Aloha-Reedville community.   
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4.3.2: Potential Future Changes to the Comprehensive Plan  

4.3.2.1: Reduce Front Yard Setback 

Addendum B of the Aloha-Reedville Study identified the CBD district’s minimum 20-foot front yard 

setback as not being conducive to pedestrian-friendly development. 

● Along TV Highway many existing buildings are set back a significant distance from the highway (30 

to 140 feet), with parking located between the sidewalk and the front of buildings. Large 

separations between building front entrances and sidewalks create unappealing streetscapes; and 

the 20-foot minimum front setback promotes this pattern. 

● Along Alexander Street, many of the properties are wider than they are deep, and some 

properties are less than 100 feet deep. The limited lot depths make it difficult to comply with the 

minimum 20-foot front yard setback requirement for buildings while accommodating other site 

needs such as parking. Reducing the minimum front setback could provide greater development 

flexibility for these lots by allowing a variety of building locations on a lot.  

● For these reasons, Addendum B recommended amending the CDC to reduce the CBD district’s 

minimum 20-foot front building setback, which would allow (but not require) placement of 

buildings near the street – a key element in fostering a pedestrian-friendly streetscape. This 

recommendation has not been implemented to date, but should be considered further as part of 

the current project. 

4.3.2.2: Pedestrian Streetscape Changes 

The Aloha-Reedville Study’s Addendum B also recommended examining the feasibility of adding the 

requirements below to the CDC, to improve pedestrian streetscapes in the Focus Area. These 

recommendations should be considered further as part of the current project:  

● Maximum (build-to) front setbacks for buildings 

● Building entrance locations facing sidewalks and streets 

● Window area minimums on the street-facing facades of buildings 

● Landscape buffers between sidewalks and parking areas  

● Limiting the location of vehicle parking areas to the side and rear of buildings 

4.3.2.3: Address Street Widening Impacts 

Lastly, the Aloha-Reedville Study’s Addendum B recommended that future planning for the Focus Area 

should identify mitigation opportunities to address the negative place-making impacts that may result 

from future widening of the TV Highway/SW 185th Avenue intersection. 

4.3.3: Development/Redevelopment Trends, Opportunities and Constraints  

The Aloha-Reedville Study and Livable Community Plan identified redevelopment trends, opportunities 

and constraints within the larger Aloha-Reedville study area, with a specific emphasis on the area along 

the TV Highway corridor and within the Aloha Metro 2040 Town Center. Leland Consultants, the A-R 

Study project team’s economic development consultant, identified these considerations from multiple 

sources, including a series of stakeholder interviews with developers, brokers, economic development 
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officials, and others familiar with the real estate environment in the study area. Development 

considerations in the A-R Study include: 

● Action Recommendations, page 36 

● Addendum A, Economic Development Strategy, pages A1 – A4 

● Addendum E, SW 185th Avenue & TV Highway Commercial Area Framework Plan, pages E5, E9 

● Issue Paper: Aloha-Reedville Economic Development Action – Land Assembly (August 19, 2013)  

● Leland Consulting Group, Developer Interview Summary (April 16, 2013)  

Another resource for information about potential development is the Vacant and Buildable Lands 

Inventory (BLI) shown in Figure 4-9, which identifies vacant properties and properties where residential 

infill development may be possible. The BLI is based on February 2014 data for these variables, which is 

the most current data available. Although the BLI data is two years old it provides a relatively current 

indication of development potential in the area. 

 

 

“Harvey the Rabbit” located in front of Harvey Marine on TV Highway near SW 209
th

 Avenue 

4.3.3.1: Development/Redevelopment Trends 

Aloha is largely built out and is in a mature development phase, where new development will be more 

incremental and there will be a greater demand to maintain and redevelop existing commercial and 

employment areas. Commercial growth will largely need to take place on existing commercial land 

through selective infill and redevelopment, rather than through development of open space 

(“Greenfield” development). Information on development potential is summarized in the following 

section. 

Neighborhood Serving Retail: During stakeholder interviews developers expressed the opinion that few, 

if any, national tenants are looking at Aloha as a target market since they prefer to be at major regional 

centers. Aloha does not function that way, and is in close proximity to other regional centers such as 
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Beaverton and Tanasbourne. Consequently neighborhood-serving retail is more appropriate in this area. 

The market reconnaissance conducted in association with the A-R Study showed that the most likely 

potential for growth in the area would include opportunities for retail and services for local and 

neighboring communities. These types of businesses include professional services (e.g., legal services, 

architects, software engineering, and accounting), construction, cottage industries (e.g., small-scale 

manufacturing done at home, such as making jewelry or apparel), restaurants, convenience stores, 

small-format retail, medical services (including services for the aging population), branch banks, real 

estate offices, and personal services. 

Pedestrian Oriented Improvements to SW Alexander, Shaw, and Blanton Streets: Developers expressed 

the opinion that attempting to make the TV Highway corridor pedestrian-oriented is not a good idea, 

noting that pedestrian orientation improvements encourage pedestrian shopping only where traffic 

speeds are lower than 25 miles per hour. They expressed the opinion that pedestrian-oriented 

development and streetscapes along parallel streets (Alexander, Shaw, Blanton) is a good idea; although 

they noted that the scale of retail will be small due to the limited visibility of these streets from TV 

Highway. 

Parking: Developers noted that in order to attract tenants, adequate parking must be provided. Most 

retail tenants will need 5 or 6 spaces per 1,000 square feet before they will sign a lease. Restaurants 

require more, sometimes much more. Shared parking across properties appears to be a good idea, but 

needs to be managed carefully in order to provide certainty that the necessary parking will be available 

when tenants need it, and will continue to be available over time if properties change hands or uses. 

Mixed Use: Developers expressed the opinion that mixed use along the TV Highway corridor is possible, 

although it is likely to only be horizontal (adjacent), not vertical (in the same building). 

Additional Housing: There is an opportunity to add a more diverse mix of housing to the area. The Town 

Center would be an appropriate location for multi-family housing that would be close to amenities and 

transit options. Existing land use designations within the Aloha Town Center Focus Area support multi-

family housing immediately surrounding the commercial areas.  

Opportunity for Additional Residential Density: The Vacant and Buildable Lands Inventory (BLI) in Figure 

4-9 indicates that the Focus Area contains approximately 21 residentially designated properties that 

have the potential for additional residential density. These properties, labeled as “Infill Lots” in the 

figure, each contain at least one dwelling unit as well as sufficient land area to potentially allow 

additional dwelling units. About half of these properties have an R-24 designation.  

Impact of Nearby UGB Expansions on Future Growth: Recent UGB expansions near Aloha, such as South 

Hillsboro and South Cooper Mountain, may impact the area in several ways, including: generating 

increased demand for services along Aloha’s commercial corridors (including TV Highway), possible 

support for enhanced transit service, increased housing options, and increased traffic. 
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4.3.3.2: Development/Redevelopment Opportunities & Constraints 

Central location: The Aloha Town Center is centrally located between Beaverton and Hillsboro - two 

areas of concentrated employment and commercial use. This location represents both a constraint and 

an opportunity. The potential constraint is that many large companies will want to be close to existing 

commercial areas within the cities, rather than in Aloha. The potential opportunity is that Aloha may 

attract small supplier firms, start-ups, or local-serving businesses that can take advantage of the area’s 

proximity to nearby employment centers. 

Lack of Community Identity: During stakeholder interviews, developers noted a lack of community 

identity in the area. What is Aloha? What does it mean to be urban unincorporated, and how will it 

affect my property/investment? Representatives of private investment and the development 

community indicated that they are encouraged by communities that have a defined vision, which can 

provide a framework for development. 

Limited Vacant Land: According to the Vacant and Buildable Lands Inventory (BLI) map (Figure 4-6) 

vacant commercial land in the Focus Area is quite limited, consisting of five commercially designated 

properties that total approximately 3.84 acres located in different portions of the Focus Area. There are 

no vacant properties adjacent to TV Highway itself, but there are locations where existing vehicle 

parking appears to be under-utilized. Vacant residential land in the Focus Area is also limited. According 

to the BLI, the vacant residential land consists of two R-25+ designated properties that total 

approximately 0.61 acres, and one R-24 designated property  approximately 0.42 acres in size. These 

properties are on the south side of TV Highway.  

Small Lot Sizes and Individual Ownerships: Most of the tax lots within the focus area’s CBD district 

north of TV Highway are less than two acres in size; and most are in separate, individual ownership. 

Locations where one owner owns several contiguous parcels are illustrated in the Aloha Tomorrow 

Properties under Common Ownership Map, Figure 4-7. Some of these contiguous parcels under 

common ownership are developed with apartment complexes and churches; and may be unlikely to 

redevelop. The small lot “parcelization2” of the area is significant in terms of redevelopment potential, 

given the intrinsic constraints in redeveloping smaller tax lots.  

There was a strong consensus among developers that the “parcelization” and fractured ownership along 

the north side of TV Highway are major impediments to redevelopment of the area. Developers noted 

that understanding the ownership pattern is an essential first step to forming a redevelopment strategy, 

since each property owner will have unique needs. In addition, the small parcel ownerships and older 

building stock in the area mean that even low rents provide a relatively high economic return to the 

owners, making the threshold for redevelopment quite high. Smaller infill parcel development is costly 

because the developer loses efficiencies of scale realized through large developments. Land assembly of 

multiple sites for large scale development can be time consuming, contentious and a risky process when  

                                                           

2
 The Oxford English Online dictionary defines parcelization as: the division (especially of land) into separate 

parcels, parts, or portions. 
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Figure 4-7 

Properties under Common Ownership in Aloha Tomorrow Focus Area 
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negotiating with multiple owners; most developers would not be willing to undertake those risks in the 

study area while there are other development opportunities elsewhere. Some assistance and strategies 

to assemble land may be necessary in key locations to be successful in attracting redevelopment. 

Smaller tax lots often constrain developers’ ability to meet the county’s CDC requirements for 

landscaping and on-site parking. Site design requirements on smaller lots often increase development 

costs or preclude development altogether. 

Lack of Infrastructure and Resulting Higher Infill Development Costs: Many areas in Aloha lack 

infrastructure (sidewalks and storm water management facilities), increasing costs for new infill 

development. Infill is more likely to occur in neighborhoods with existing infrastructure, not those 

lacking critical infrastructure that would have to be paid for and installed at the time of development. 

Interviews with property owners indicate that this has stopped interested parties from developing in the 

area in the past. Given the higher costs to do infill development in the Aloha area, the infill housing 

market will likely migrate to higher density and service-rich neighborhoods that can support the higher 

sales prices or rents needed to justify the higher construction costs associated with this type of 

development. More development is expected to occur in areas such as South Hillsboro and Amber Glen, 

where larger greenfield3 developments can take advantage of economies of scale.  

Transportation Barriers: Developers noted that the area has limited connectivity and long travel times 

to other parts of the region, challenging local access issues, and a deteriorated streetscape. 

4.3.3.3: Potential Risk of Gentrification and Involuntary Displacement 

A key component of the Aloha-Reedville Study was the Center for Intercultural Organizing (CIO) 

Community Feedback Report. Specific concerns about residential and commercial gentrification among 

communities of color are discussed in that report. As described on page D5 of the Aloha-Reedville 

Study’s Addendum D (Housing Equity and Opportunity Strategy,) there is a risk of gentrification and 

involuntary displacement of residents and businesses as the community redevelops. Aloha is home to a 

broader range of residents with lower median income levels than the rest of Washington County. 

Improvements to the community (e.g., increasing sidewalk coverage and street lighting) are likely to 

increase property values and housing costs in the future. Increased housing costs could make the 

community unaffordable to some residents. 

The Aloha-Reedville Study and Livable Community Plan’s Addendum D states that in cycles of 

neighborhood change, gentrification is sometimes preceded by a period of disinvestment, in which 

homes and businesses are in such poor repair that real estate prices drop considerably. When prices 

become low enough, property can be purchased and “flipped” for a profit, displacing existing 

businesses, culture and residents in the process. As other areas in the region, such as South Hillsboro, 

develop and provide newer housing, there is a possibility of disinvestment and deteriorating housing in 

Aloha.  

                                                           

3
The Merriam-Webster online dictionary definition of greenfield is: “land (as a potential industrial site) not 

previously developed or polluted.” 
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Gentrification and involuntary displacement are challenging issues that many communities struggle to 

address. It is often a very gradual process with no easily identified realistic solution. However, the 

concerns of the community should be acknowledged. The county and its partners should remain aware 

of conditions in the Aloha community so that future actions to address disinvestment or gentrification 

and involuntary displacement may be considered. The Aloha Tomorrow project will include an 

assessment of gentrification and displacement risk. 

4.4: Alexander Street Considerations for the Aloha Town Center 
The Aloha-Reedville Study’s Addendum E (SW 185

th
 Avenue and TV Highway Commercial Area 

Framework Plan) states that SW Alexander Street has the potential to serve the role of a “community” 

street within the town center, with the potential for reinforcing the current commercial, business and 

residential uses along it into more of a “main street” feel and function. A “main street” treatment for 

SW Alexander Street can complement the regional and auto-oriented commercial district along TV 

Highway. The background information and considerations included below will help inform this project’s 

examination of a “main street” treatment for SW Alexander Street within the Town Center area. 

4.4.1: Functional Classification Considerations 

On June 4, 1985, the Washington County Board of Commissioners approved Resolution and Order (R & 

O) No. 85-125. The R & O stated that SW Alexander Street was a local street; but it appeared that land 

use changes along TV Highway would increase traffic trips in the area, and that SW Alexander Street was 

likely to receive additional traffic trips as a result of the land development process. The R & O declared 

the intent of the Board to review SW Alexander Street for consideration as a major collector during 

updates to the county’s Transportation Plan. Accordingly, SW Alexander Street’s functional classification 

was changed to a Collector as part of a subsequent Transportation Plan update, and it continues to be 

designated as a Collector street.  See Chapter 5 for more discussion of Alexander Street. 

In June 2011, county staff completed the Alexander Street Project: General Design Plan, as part of a 

2010-2011 Transportation and Growth Management (TGM) Grant. This plan provides baseline 

information about the segment of SW Alexander Street located between SW 170th Avenue and 185th 

Avenue and the surrounding vicinity. The plan recommends improving the walking and bicycling 

environment for SW Alexander Street; and included two alternative improvement designs for SW 

Alexander Street:  

● A standard 3-lane Collector design (the default standard based on the current Transportation 

System Plan provisions), which requires 74 feet of right-of-way; and 

● A modified 2-lane Special Area Street that is a hybrid between a Special Area Commercial Street 

and a Special Area Collector Street section, which requires 69 feet of right-of-way. 

4.4.2: Current Right-of-Way Profile – SW Alexander Street 

As noted above, SW Alexander Street was originally classified as a Local street. Although it was re-

classified to a Collector street, it has never been re-constructed to meet the county’s Collector road 

cross-section. The Collector road cross-section requires: 
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● Three lanes (2 travel  lanes and a center turn lane), 

● A right-of-way width of 74 feet,  

● A paved width of 50 feet, and 

● Bike lanes, sidewalks, and planter strips.  

Washington County’s Collector road section is illustrated in Exhibit 2 of the Road Design and 

Construction Standards. As part of the A-R Study the county contracted with HDR to conduct an 

inventory of the arterials and collectors in the study area, in order to determine the improvements 

necessary for those roads to meet the ultimate configurations set forth in the county’s Transportation 

System Plan. Since SW Alexander Street is classified as a Collector and is within the Aloha-Reedville 

study area, HDR’s inventory included SW Alexander Street between SW 170th Avenue and SW 209th 

Avenue. HDR’s review and associated cost estimates are contained in the Roadway Inventory and 

Assessment report (February 2012). The review and cost estimates were conceptual in nature, and 

based on review of county information available at that time and field investigations of the roads by 

HDR. 

Information about the existing condition of SW Alexander Street may be found in Appendix B, Exhibits 

B10 and B11 of HDR’s Roadway Inventory and Assessment. 

● The existing conditions inventory does not include survey data or field measurements. Field 

observations identified the presence/absence of items without regard to type, condition, style, 

spacing, or widths. 

● The presence or absence of the following attributes is documented for SW Alexander Street 

between SW 170th Avenue and SW 209th Avenue: bike lanes, sidewalks, curbs, number and type of 

lanes, bridges, streetscape, illumination, and signalized intersections. 

● The existing conditions inventory breaks SW Alexander Street into 3 segments: SW 209th to SW 

198th Avenue, SW 198th Avenue to 185th Avenue, and SW 185th Avenue to SW 170th Avenue. While 

all three segments had two vehicle travel lanes and no bike lanes, the average paved width of 

these segments varied from approximately 23 feet to approximately 26 feet. In addition, sidewalk, 

curb and illumination features varied from one segment to another. Some segments were lacking 

curbs, sidewalks, and/or illumination. 

HDR’s Roadway Inventory and Assessment did not provide estimates of the existing right-of-way widths 

for SW Alexander Street, or describe how a determination was made about the amount of additional 

right-of-way needed for the ultimate collector right-of-way width. However, the county’s Department of 

Land Use & Transportation Engineering and Construction Services Division has an online database that 

illustrates approximate limits of the existing right-of-way along SW Alexander Street. According to that 

database, SW Alexander Street’s existing right-of-way width varies along both sides of the street, 

resulting in a somewhat irregular saw tooth pattern. The total width of the SW Alexander Street right-of-

way ranges from approximately 53 feet to approximately 68 feet in width. 
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4.4.4: Cost Estimate to Build to Collector Standards 

HDR’s Roadway Inventory and Assessment includes cost estimates that were prepared based on 

roadway section improvements, bridge improvements, culvert lengthening and replacement, signalized 

intersection improvements, and right-of-way cost. The cost estimate for SW Alexander Street to meet 

the Collector configuration as set forth in the TSP was estimated to be approximately $25.6 million, 

which consists of an estimated design and construction cost of approximately $20.3 million and an 

estimated right-of-way cost of approximately $5.3 million. 

 

 

 

 

Don Chilitos Restaurant on TV Highway between SW 185
th

 Avenue and SW 170
th

 Avenue. 
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Chapter 5: Transportation System  
This chapter includes information on the transportation system in the TV Highway corridor, including key 

streets, public transit, functional classification for roadways and classifications for other travel modes, 

and information about the performance of TV Highway (traffic volumes, safety and vehicle 

classification).  

Historical records indicate that in 1918 a two lane concrete highway was built to connect Beaverton and 

Hillsboro. The new road replaced a dirt road located south of the railroad tracks that was maintained by 

the county. Since that time the transportation system serving the Aloha-Reedville area has expanded to 

include multiple improvements to TV Highway (Oregon Route 8) and the surrounding road/street 

system, which includes several other arterials as well as collector streets and neighborhood routes.  In 

addition there are facilities and services for other forms of transportation, including public transit, 

bicycles and pedestrians. In March 1953, Washington County decided to widen the road from two lanes 

to four lanes from Beaverton all the way to Forest Grove.  In 1983 Beaverton spent nearly $6 million of 

urban renewal funds to build an overpass between Murray and 170th Avenue to remove a railroad 

crossing. 

Today TV Highway is a key connection between Portland, Beaverton, Hillsboro, Cornelius and Forest 

Grove – carrying over 38,000 vehicles per day near 185th Avenue (ODOT – 2014 Traffic Volumes). It is a 

major route for regional freight and goods movement. TriMet’s Route 57, which operates on TV 

Highway, is the highest volume transit route in Washington County - with 7,500 riders on an average 

weekday in 2014, and over 5,800 on Saturday. Due to residential and commercial development in the TV 

Highway corridor, and the high volume of transit users, there is a higher than average number of 

pedestrians walking along the highway. 

 In addition to the publicly provided transportation system, the Portland & Western Railroad operates 

daily freight service through the corridor. There has been rail service in this corridor since 1871, when 

the first rail line (Portland to Beaverton) was completed by the Oregon Central Railroad Company. 

Today, the Portland & Western track from Beaverton to Hillsboro is part of the old Oregon Central rail 

line. 

Metro’s 2035 Regional Transportation Plan (RTP, Metro, 2009) included 24 “Regional Mobility 

Corridors” centered on the region’s interstate and state highways, including Corridor 24 (Beaverton to 

Hillsboro and Forest Grove) centered on TV Highway. The regional mobility corridor concept was 

developed to integrate arterial streets, throughways, high capacity transit, frequent service bus routes, 

freight/passenger rail, and bicycle parkways in subareas of the region into a network to serve regional, 

statewide and interstate travel. This network of integrated transportation corridors is intended to foster 

mobility throughout the region for people and goods travelling between different parts of the region, 

and to connect the region with the rest of the state and beyond. The regional mobility corridors also 

influence the development and function of the land uses they serve. The regional mobility corridor 



Aloha Tomorrow: Baseline Report  September 2016 

  Page 84 

 

 

 

TV Highway, looking east, between SW 198
th

 Avenue and SW 185
th

 Avenue 

concept called for consideration of multiple facilities and travel modes and land use planning to identify 

transportation needs and the most effective mix of land use and transportation strategies to improve 

mobility within each corridor.  

The Oregon Department of Transportation, City of Hillsboro, and Washington County worked together 

to complete the Tualatin Valley Corridor Plan (TVCP) for the 8.5 mile section of TV Highway between 

downtown Beaverton and downtown Hillsboro, and the broader area served by this transportation 

corridor. 

5.1: Functional Classification  

5.1.1: Oregon Department of Transportation 

TV Highway is classified by ODOT as a Principal Arterial4 from Milepost 0.05 to Milepost 19.96, which 

includes the section of TV Highway within this project study area. The Oregon Highway Plan (OHP) also 

designates TV Highway as part of the Statewide National Highway System (NHS). As such, it is a truck 

route and must maintain its current truck freight carrying capacity for its entire roadway. No reduction 

to truck freight capacity is allowed without the Oregon Transportation Commission’s (OTC’s) approval. 

Because of the proximity of the active Portland & Western Railroad (PNWR) line (located parallel to TV 

                                                           

4
 Functional classification is the process by which streets and highways are grouped into classes, or systems, 

according to the character of traffic service they are intended to provide. There are three highway functional 

classifications: arterial, collector, and local roads. All streets and highways are grouped into one of these classes, 

depending on the character of the traffic (i.e., local or long distance) and the degree of land access they allow. 

Arterials provide for the highest level of service at the greatest speed for the longest uninterrupted distance, with 

some degree of access control. (FHWA) 
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Highway on the south side) and its associated right-of-way this corridor faces particular challenges in 

accommodating the demand for travel by all travel modes through the corridor. 

Metro’s 2035 Regional Transportation Plan assigned the following designations to the portions of the TV 

Highway in the project study area:  

● Regional Street,  

● Principal Arterial, Urban, 

● Frequent Bus,  

● Branch Railroad,  

● Freight Road Connector,  

● Regional Bikeway, and  

● Mixed Use Pedestrian Corridor.  

Since TV Highway is within the Portland area Urban Growth Boundary it is designated as an Urban 

Arterial. Characteristics of Urban Arterials include5: 

● Serves major activity centers, highest traffic volume corridors and longest trip demands; 

● Carries high proportion of total urban travel on minimum of mileage; 

● Interconnects and provides continuity for major rural corridors to accommodate trips entering 

and leaving the urban area and movements through the urban area; and 

● Serves demand for intra-area travel between the central business district and outlying 

residential areas. 

5.3.2: Metro 

The Regional Transportation Plan describes regional needs for Mobility Corridor 24 –Beaverton to Forest 

Grove; which was part of the impetus for the TV Highway Corridor Plan. Mobility Corridor 24 includes a 

larger area than the project study area. All of the needs from the RTP applicable to the project area are 

included in the summary of transportation needs for the project area provided below. In addition, Title 2 

of Metro’s Regional Functional Plan, section 3.08.210 Transportation Needs, specifies that a 

determination of transportation needs must be consistent with goals for non-single occupancy vehicle 

(SOV) trips. Table 3.08-1 of the Functional Plan “Regional Non-SOV Modal Targets” (share of average 

daily weekday trips for the year 2035) indicates the following goals for the 2040 design types in the 

project area: 

● Corridor (TV Highway) -45 percent to 55 percent, 

● Regional Center (Hillsboro and Beaverton) -45 percent to 55 percent, 

● Town Center (Aloha) -45 percent to 55 percent, and 

● Neighborhoods (areas north and south of TV Highway between Beaverton, Aloha, and Hillsboro) 

40 percent to 45 percent. 

                                                           

5
 FHWA definition is used by ODOT. 
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5.3.3: Washington County 

The functional classification system provides direction for planners and designers regarding appropriate 

classification criteria and facility design. It provides a continuum in which the emphasis on through-

traffic increases and provisions for access decrease as classifications get higher. A Freeway’s main 

emphasis here is on mobility – and freeways are the highest classification. The primary function of a 

Local Street is to provide access to individual properties, and this is the lowest street classification. 

Functional classifications between these two have more (or less) emphasis on mobility versus property 

access.  

The Washington County Functional Classification system includes five basic classifications: Principal 

Arterial, Arterial, Collector, Neighborhood Route, and Local Street. Each of the underlying designations 

(Collector, Neighborhood Route, and Local) also may have a Special Area designation related to special 

design standards that support transit-oriented development. The Special Area functional classifications 

in Washington County apply to the Town Centers and Station Communities in the Sunset Station, Cedar 

Mill, Willow Creek, Merlo, and Elmonica areas. There are also Commercial/industrial designations for 

certain Collectors. In addition to the functional classifications for roadways, the Washington County 

Transportation System Plan includes classifications for Roadways, Freight, Pedestrians, Bicycles, and 

Transit. Classifications for all of the streets in the Aloha Tomorrow project study area are shown on 

Figures 5-1 through 5-7. Definitions for the different classifications are provided in the following 

sections. 

5.3.3.1: Roadway System Classification 

Washington County has classifications for urban area roads and for rural roads. Rural road classifications 

are not included in this section, but can be found in the county’s Transportation System Plan Users’ 

Guide.  Descriptions for the types of facilities located in the Aloha Tomorrow project study area are 

summarized below.  More detailed descriptions of the classifications are included in Appendix C. 

Principal Arterials form the backbone of the road network and are generally labeled freeways and 

highways. These routes connect over the longest distance (miles) and are spaced less frequently than 

other Arterials. Freeways and highways generally span several jurisdictions and can have statewide 

importance. At a minimum, highways that are classified by ODOT as Interstate or Statewide Highways 

are considered Principal Arterials.   

Arterial Streets interconnect with the Principal Arterial highway system. Arterials provide general 

mobility for travel within the Washington/Multnomah/Clackamas County area. Correctly sized Arterials 

at appropriate intervals allow through-trips to remain on the Arterial system; thereby discouraging use 

of Local streets for cut-through traffic. Arterials streets link major commercial, residential, industrial and 

institutional areas. Arterials in the study area include: Cornelius Pass road (north of TV Highway), SW 

209th Avenue (south of TV Highway), SW 185th Avenue (through the study area), and SW 170th Avenue 

(through the study area). 
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Collector Streets provide both access and circulation between residential, commercial, industrial and 

agricultural community areas and the Arterial system. As such, Collectors tend to carry fewer motor 

vehicles than Arterials, with reduced travel speeds. Collectors may serve as freight access routes 

providing local connections to the Arterial network.  Collectors in the study area include: Johnson Street 

(through the study area), Blanton Street (through the study area), Alexander Street (through the study 

area), SW 198th Avenue (through the study area), and SW 160th Avenue (through the study area). 

Neighborhood Routes are located in residential neighborhoods and provide connectivity to the Collector 

and Arterial system. They do not serve citywide or community circulation. Because traffic needs are 

greater than on a Local Street, certain measures should be considered to retain the neighborhood 

character and livability of these routes. Neighborhood traffic management measures are allowed 

(including devices such as speed humps, traffic circles and other devices). The Neighborhood Route 

designation is appropriate for urban areas where neighborhoods are more compact and the routes are 

much shorter than typically occur in the rural area. Neighborhood Routes in the study area include: SW 

192
nd

 Avenue (north of TV Highway), SW 187
th

 Avenue (through the study area), SW 178
th

 Avenue (north of 

TV Highway), SW Shaw Street (through the study area), and SW 173
rd

 Avenue (south of Shaw Street). 

Commercial/Industrial Streets are a design variant of the Collector Street designation and are intended 

to provide access to commercial or industrial properties. The application of this designation through the 

development review process may require a different design standard than the underlying functional 

classification designation. 

Local Streets primarily provide direct access to adjacent land. While Local Streets are not intended to 

serve through-traffic, the aggregate effect of Local Street design can impact the effectiveness of the 

Arterial and Collector system when local trips are forced onto the Arterial street network due to a lack of 

adequate Local Street connectivity. Local Street connectivity maps in the Community Plans identify new 

Local Street connections that are required by the Community Development Code in conjunction with 

development.  

Urban Local Street allow use of traffic calming measures, have minimal access control, and typically 

include sidewalks and street lighting.   

Special Area Streets are sub-categories of the Collector, Neighborhood Route, Commercial Street, and 

Local Street functional classification designations. Special Area street designations are most frequently 

applied in transit-oriented overlay districts within 2040 Town Center and Station Community Area 

designations. They are identified on the Special Area Street Overlay Map and in the Community Plans. 

Special Area Street design standards are included in the Washington County Road Design and 

Construction Standards. 

Special Area Collectors are intended to link traffic from Special Area Local Streets, Special Area 

Neighborhood Routes, and some Special Area Commercial Streets to Arterials. Posted speeds are low to 

moderate. A moderate degree of non-transit-oriented development traffic would be acceptable for 

these facilities. Special Area Collectors provide multimodal access to the Arterial system, station area 
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employment and high density residential areas while discouraging traffic infiltration on local streets. In 

addition to autos, these facilities accommodate primary and secondary bus lines, bike lanes and 

sidewalks separated from the street by a landscape strip. Based on an engineering analysis, left turn 

lanes in medium and low density residential areas may be provided at intersections with Arterials. 

Developments which are oriented to Special Area Collectors are generally employment-based or multi-

family residential. Single-family residential developments that abut a Special Area Collector are typically 

oriented away from road.  

Special Area Neighborhood Routes serve traffic collection and traffic distribution functions, while 

providing access to adjacent properties. These facilities are intended to have less volume and less 

through-traffic than Special Area Collectors. Posted speeds are low and a limited amount of non-transit-

oriented development traffic is acceptable for these facilities. The design of Special Area Neighborhood 

Routes emphasizes neighborhood orientation by accommodating on-street parking, transit service and 

bicycles in a relatively narrow paved width, which includes the use of traffic calming measures. Exclusive 

turn lanes are not appropriate for these facilities unless needed for safety at intersections with Arterials. 

Special Area Neighborhood Routes primarily serve residential land-uses. Development which includes 

small to medium scale mixed uses is also appropriate. 

Special Area Commercial Streets serve local access and service needs associated with urban high 

density residential, mixed use and employment-oriented land uses. These roads are not intended to 

serve through-trips but may have higher traffic volumes than Special Area Neighborhood Routes. The 

street may not exceed two travel lanes in each direction. Speeds should be low. New Special Area 

Commercial Streets that are not in this plan may be established via the land development process. The 

design of Special Area Commercial Streets reflects intensive localized urban use by all modes. The road 

must accommodate autos, trucks, buses and bicycles while also providing transit stop amenities and 

frequent opportunities for pedestrian crossings. Sidewalks are wide and have tree wells to encourage 

walking.  

Special Area Local Streets provide direct property access. They are not intended to serve through traffic. 

Posted travel speeds are generally low. The design of Special Area Local Streets reflects the residential 

neighborhood function by accommodating on-street parking on a narrow paved width which can include 

traffic calming measures to slow down traffic. Special Area Local Streets should serve only low to 

medium density residential districts. New Special Area Local Streets that are not in this plan may be 

established via the land development process. 

5.3.3.2: Description of Roads in Aloha Tomorrow Study Area 

As part of the A-R Plan the county completed a Roadway Inventory and Assessment in early 2012. This 

document includes information about the roadways within the A-R Plan study area (except for TV 

Highway). The A-R Plan area was much larger than the study area for the Aloha Tomorrow project.  

Information was gathered from the Washington County GIS data bases, Google Maps, Bing Maps and 

field observations.  No new survey data or field measurements were taken for this inventory. The 
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inventory includes a summary table and black/white aerials displaying the information included in the 

table: 

● Number and type of traffic lanes 

● Bike lanes 

● Sidewalks 

● Curbs 

● Bridge locations and types 

● Streetscape 

● Illumination 

● Signalized intersections 

Planning level cost estimates were prepared for the improvements recommended to upgrade the 

Arterial and Collector roadways to the standards set forth in the 2020 Transportation System Plan.   

5.3.3.3: Freight System Classification 

The Countywide Truck Route system is an important element of the County’s transportation system 

plan. Freight (i.e., truck) route designations are applied at the state, regional, County, and local level. 

ODOT, Metro, Washington County, and the cities in Washington County each have their own 

designations that reflect the needs for transporting goods within and through the respective agency 

jurisdictions. Roadways on these routes should be designed, constructed, and maintained to support the 

efficient movement of freight. The 1999 Oregon Highway Plan identifies the State Highway Freight 

System. In Washington County, this designation is applied to all freeways (I-5, US 26, and OR 217) as well 

as OR 99W and OR 6.  

 

Portland & Western freight train on track south of TV Highway. 

At the regional level, Metro identifies a more detailed set of significant freight infrastructure. Metro’s 

Regional Freight Network in Washington County identifies main roadways and road connectors for 

freight trucks, railroad lines, rail yards, marine facilities, and airports.  Figure 2.15 in the RTP illustrates 
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the Regional Freight Network.  TV Highway is designated as a Roadway Connector on this map, as is 

Cornelius Pass Road. 

The primary purpose of designating Truck Routes in the TSP is to ensure that these facilities are 

designed and constructed to accommodate safe and efficient use by trucks of all sizes. Truck Route 

designations encourage the use of these routes for truck travel, but do not require that trucks use these 

routes. Figure 5-2 identifies designated Truck Routes and Over-Dimensional Truck Routes in Washington 

County. These routes are on roadways where high volumes of freight traffic are anticipated, and where 

roadway system improvements should consider the needs of these vehicles as well as other travel 

modes using the facility. To provide for the most efficient transport of freight, and to minimize negative 

impacts on residential neighborhoods, Truck Routes are primarily on Arterial and Collector roads.  

Truck Route designations are for planning purposes only and are used to guide the design of road and 

bridge improvements. Truck routes are identified roadways where a high percentage of vehicles larger 

than personal vehicles are expected. These routes may connect freight corridors and/or serve industrial 

areas. The design of improvements or changes to truck routes should consider the needs of large 

vehicles such as broader turn radii, wider lanes, acceleration/deceleration characteristics, longer turn 

pockets, longer start up and stopping time built into signal timing, and high overhead clearance. It 

should be noted that all county roads are open to vehicles that do not exceed statutory or permitted 

weights and dimensions. It is the responsibility of the vehicle’s driver to operate the motor vehicle safely 

and legally, abiding by all posted limitations, temporary restrictions and/or emergency situations. 

Additionally, it is the driver’s responsibility to navigate the County’s road network taking into 

consideration of the geometry of the road.  

● Designated Truck Routes in the project study area include: Cornelius Pass Road, SW 209th 

Avenue (south of TV Highway), SW 185th Avenue, and SW 170th Avenue. 

Over-Dimensional Truck Routes are designated for truck routes that routinely carry or have the ability 

to carry vehicles that exceed the statutory limits for weights and dimensions. These Over-Dimensional 

Truck Routes should be given special consideration for the operation of larger than standard vehicles. 

When considering improvements or other actions within or adjacent to the right-of-way along Over-

Dimensional Truck Routes, the design should not preclude the operation of larger vehicles. The design of 

improvements within or along these routes should consider (but is not limited to): 

● Large turn radii; 

● Mountable curbs and/or medians; 

● Placement and/or type of street trees, street furniture and street lighting; 

● Placement of sidewalks and design of pedestrian crossing treatments; 

● Placement of signal poles, utilities and signage; 

● Placement of planting strip, median design and vegetation treatments; and 

● Building placement and setbacks.   

TV Highway is classified as an Over-Dimensional Truck Route from OR 47 to OR 217. 
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Figure 5-1 

Roadway Element – Functional Classification (Urban Area) 
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5.3.3.4: Pedestrian System Classifications 

 

Washington County’s urban pedestrian system includes sidewalks, walkways, and crossings along and 

across streets, and off-street trails and connections between streets. All roadways in the urban area 

(except freeways) are pedestrian routes. With few exceptions sidewalk installation is required when 

roadways are reconstructed for a development or capital project in the urban area. The Pedestrian 

System Map, Figure 5-3, identifies the future off-street trail network intended for all types of walking 

trips, areas of above-average pedestrian activity in the urban unincorporated area, and roadways and 

roadway segments where enhanced pedestrian features are desired because of land use  and/or transit 

service. Specific pedestrian classifications shown on the map are described in the following paragraphs.  

 

Three of the pedestrian system classifications in the Washington County Transportation System Plan 

apply to the Aloha Tomorrow study area: (1) Pedestrian/Bicycle District, (2) Pedestrian Parkway, and (3) 

Streetscape Overlay. These classifications provide policy guidance for the locations and types of desired 

pedestrian amenities in these areas. The classifications are briefly summarized below.  

Pedestrian/Bicycle Districts identify areas where high use by pedestrians and cyclists is either observed 

or intended. This classification applies to the Aloha Metro 2040 Town Center and the smaller Focus Area 

within it.  

Pedestrian-oriented design of streets, public spaces and land uses are generally required in these areas 

to provide a safe, direct, efficient, comfortable and attractive walking environment. Secure short-term 

and long-term bicycle parking is generally required. Supporting facilities such as lockers and showers are 

recommended at places of employment. Appropriate features and dimensions will vary by context and 

shall be determined through the project development and/or land development review process. 

● The Aloha Tomorrow project study area has been designated as a Pedestrian/Bicycle District. 
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Pedestrian Parkway - This classification applies to a major urban thoroughfare that has the potential for 

significant pedestrian activity. The locations of the Pedestrian Parkways within the Focus Area are 

shown in the Aloha Tomorrow Pedestrian Parkways/Streetscape Overlays Map, Figure 5-4. Enhanced 

pedestrian facilities are encouraged to facilitate a safe, comfortable walking environment along and 

across these roadways. Enhanced pedestrian crossings are recommended to help people reach transit 

stops and other destinations from the opposite side of the street.  Site-specific study is needed to 

determine the locations and design features for such crossings. Consideration of sidewalk widths greater 

than those shown in adopted road standards is recommended on a context-sensitive basis, particularly 

on Pedestrian Parkway segments that overlap with Streetscape Overlays. Appropriate features and 

dimensions will vary by context and shall be determined through the project development and/or land 

development review process.  

● The Pedestrian Parkway classification applies to the entire length of TV Highway, including the 

segment of TV Highway within the Focus Area (between SW 178th Avenue and SW 192nd 

Avenue) and the longer segment within the study area boundary (between SW 160th Avenue 

and SW Cornelius Pass Road).  

● The Pedestrian Parkway classification also applies to much of the length of SW 185th Avenue and 

includes the segment within the Aloha Town Center Focus Area (between SW Blanton Street to 

SW Johnson Street). 

Streetscape Overlay - This classification is a segment of urban roadway in which enhanced pedestrian 

features, expanded pedestrian facility dimensions and place-making amenities are encouraged in order 

to facilitate a comfortable and attractive walking environment, and to leverage community and 

economic development. Features may include, but are not limited to: sidewalks with widths greater 

than those shown in the Washington County Road Construction and Design Standards, medians, 

narrower travel lanes and/or narrower pavement widths, curb extensions, on-street parking, pedestrian-

scale lighting, enhanced pedestrian crossings, traffic calming, street trees, landscaping, street furniture 

and public art. Appropriate features and dimensions will vary by context and shall be determined 

through the project development and/or land development review process.   

● The Streetscape Overlay classification applies to the segments of SW Alexander Street and SW 

TV Highway that lie between SW 178th Avenue and SW 182nd Avenue; and to the segments of 

SW 178th Avenue and SW 182nd Avenue that lie between SW Alexander Street and SW TV 

Highway. The Streetscape Overlay’s location is shown in the Aloha Tomorrow Pedestrian 

Parkways/Streetscape Overlays Map, Figure 5-4. 

5.3.3.5: Bicycle System Classification 

The Bicycle System Classifications provide guidance on the function of the future bicycle network. Inside 

the UGB on-street bikeways may consist of bike lanes, buffered bike lanes, cycle tracks, interim shared 

roadways along Arterials and Collectors, and shared roadways along Neighborhood Routes and Local 

Streets. Regional Trails are considered off-street bikeways as they are intended to serve a transportation 

function and are encouraged to be designed and constructed in ways that facilitate comfortable, 
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Figure 5-3 

Pedestrian System Classifications 
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Figure 5-4 

Pedestrian Parkways/Streetscape Overlay Map 
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convenient and utilitarian bicycle travel. Figure 5-5 shows the Bicycle System in the Aloha Tomorrow 

Study Area. 

 

Major Street Bikeway - All Arterials and Collectors in the urban area, inside and outside cities, are 

designated as Major Street Bikeways unless they are further designated as Enhanced Major Street 

Bikeways. On Major Street Bikeways, a six-foot bike lane or buffered bike lane is generally considered 

sufficient to accommodate cyclists. Bicycle improvements to Major Street Bikeways should be consistent 

with the Washington County Road Design and Construction Standards and should consider the 

Washington County Bicycle Facility Design Toolkit. 

Urban Collectors that are currently not built to standard, but have low traffic volumes and low travel 

speeds, may employ an interim shared roadway design such as a neighborhood bikeway. Bikeway facility 

types and dimensions shall be context-sensitive and determined on a case-by-case basis through 

engineering review by the appropriate jurisdiction. Major Street Bikeways are not mapped on the 

adopted Bicycle System Map. Urban Arterial and Collector designations are included in the Roadway 

Element.  

Enhanced Major Street Bikeway - An Enhanced Major Street Bikeway is an urban Arterial or Collector 

roadway that has, or is planned to have, buffered bike lanes or cycle tracks on one or both sides of the 

road as illustrated in the Washington County Bicycle Facility Design Toolkit. Enhanced Major Street 

Bikeways include roadways and roadway segments where enhanced bicycle features are desired based 

on the land use context, access to transit service, and roadway characteristics. Enhanced Major Street 

Bikeways may have higher traffic volumes, higher travel speeds, and/or are designated for roads with 

three or more lanes. In these circumstances users with diverse skill levels may desire additional 

separation between the bikeway and vehicular traffic. However, when separated facilities such as cycle 

tracks are pursued, particular attention to conflict points and sight distance is needed.  

● Enhanced Major Street bikeways are designated for Cornelius Pass Road, SW 209th Avenue 

(south of TV Highway), SW 185th Avenue, SW 170th Avenue, and TV Highway. 
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Regional Trail - Regional Trails are included in both the Pedestrian Element and the Bicycle Element. A 

Regional Trail is a multi-use pathway that accommodates regional and local utilitarian pedestrian and 

bicycle trips. Regional Trails include off-street Pedestrian Parkways and Bicycle Parkways as identified in 

Metro’s RTP, along with several existing or proposed multi-use trails in the rural area and a limited 

number of short pedestrian/bicycle connections that facilitate access to the regional transportation 

network. Regional Trails serve a transportation function and are encouraged to be designed and 

constructed in ways that facilitate comfortable, convenient travel.  

● There are existing and planned Regional Trails in the project study area. 

Regional Trail Refinement Area - A Regional Trail Refinement Area is an area where a Regional Trail is 

planned conceptually but the specific alignment has not yet been determined. A feasibility study or 

master plan is necessary to determine the specific alignment. Before development may occur on land 

within a Regional Trail Refinement Area, in addition to other requirements, the development application 

must demonstrate how the Regional Trail will (at a minimum) not be precluded by the proposed 

development.   

● A portion of the Turf-to-Surf Trail between Banks and Beaverton Refinement Area is located 

along TV Highway in the project study area. 

5.3.3.6: Transit System Classification 

Washington County’s location in the Portland region makes it part of one of the most successful and 

pioneering public transportation systems in the nation. Transit is a critical component of the County 

transportation system, reducing automobile trips and congestion, providing travel options for people 

without vehicles or those who choose not to drive, curbing greenhouse gas and other emissions, and 

reducing transportation costs for individuals and families. The American Public Transportation 

Association reports that residents of the Portland region save an average of $867 per month if they use 

transit instead of owning/driving a car. This section provides an overview of existing and planned transit 

service, transit stop access and amenities, and an assessment of transit needs in Washington County. 

 

TriMet Route 57 – providing 15 minute service along TV Highway from Forest Grove to the Beaverton Transit Center. 
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Figure 5-5 

Bicycle System Map for Aloha Tomorrow Study Area 
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The Transit system included in the county’s Transportation System Plan identifies the future transit 

network as envisioned in TriMet’s Westside Service Enhancement Plan and the Metro Regional High 

Capacity Transit System Plan. It also responds to the transit service needs included in the TSP Existing 

Conditions and Future Needs Report and assumes the continuation of existing transit services. The TSP 

also identifies a number of “point” features including Transit Centers, Park-and-Ride Lots, Bicycle/Transit 

Facilities, and Major Transit Stops. It does not identify or map paratransit services.  Figure 5-6 shows the 

transit system map for the Aloha Tomorrow study area. 

High Capacity Transit (HCT) - HCT is a transit service that carries high volumes of passengers quickly and 

efficiently between locations. Defining characteristics of HCT include the ability to bypass traffic and 

avoid delay by operating in exclusive or semi-exclusive rights-of-way, faster overall travel speeds due to 

station spacing, frequent service, transit priority street and signal treatments, and premium station and 

passenger amenities. Transit modes most commonly associated with HCT include light rail, commuter 

rail, rapid rail, rapid streetcar and bus rapid transit. Existing HCT routes shown on the Transit Element 

include West Side MAX light rail (Blue and Red lines) and WES Commuter Rail. 

High Capacity Transit Study Corridors - HCT Study Corridors represent future HCT routes as shown in 

Metro’s Regional High Capacity Transit System Plan 2035, adopted in 2010. HCT Study Corridors require 

further refinement and coordination among all affected jurisdictions in order to determine the location, 

transit mode and right-of-way needs associated with each corridor. The Transit Element map shows HCT 

Study Corridors as wide lines that occasionally spread into larger areas in cases where multiple routes 

are possible. Metro’s Regional High Capacity Transit System Plan 2035 divides HCT corridors into four 

implementation tiers: (1) Near Term Regional Priority Corridors, (2) Next Phase Regional Priority 

Corridors, (3) Developing Regional Priority Corridors, and (4) Regional Vision Corridors.  

● TV Highway is included in Corridor 32, one of the Next Phase Regional Priority Corridors.  

Frequent Bus Service - Frequent Bus Service is fixed-route bus service with 15-minute or shorter 

headways (times between arriving buses) all day, seven days a week, with the potential exception of 

longer headways during early morning and late night hours.  

● Route 57, which runs along TV Highway from Forest Grove to the Beaverton Transit Center, is a 

Frequent Bus Service Route. 

Regular Bus Service - Regular Bus Service is fixed-route bus service with 15-minute headways during 

weekday peak periods and 20 to 30-minute headways at other times.  

● Regular Bus Service routes serving the Aloha Tomorrow study area include: Route 52 

(Farmington/185th), 67 (Bethany/158th), and 88 (Hart/198th).  

Peak Period Bus Service - Peak Period Bus Service is fixed-route bus service that operates during the 

weekday morning and evening peak periods only.  

● There are no Peak Period Bus routes in the project study area.   
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Community Connector Service Area - A Community Connector Service Area is an area that is currently 

served, or could potentially be served, by lower-cost fixed-route bus service or flexible-route shuttle 

service. These are areas where regular bus service may not be feasible due to lower densities and/or 

historically low transit ridership.  

● The Aloha Tomorrow study area is not currently served by any Community Connector routes. 

Park & Ride - A Park & Ride is a location where people are allowed to park private vehicles and access 

one or more transit services. A Park & Ride is typically a parking lot or parking structure adjacent to a 

transit stop. Most Park & Rides are on public property; however they also exist on private properties 

that allow parking through a lease or other agreement with the appropriate transit agency. As of 2013 

there were 28 Park & Rides with more than 5,400 parking spaces combined in Washington County.  

● There are no designated Park & Ride lots in the project study area. 

Bicycle Transit Facility - A Bicycle Transit Facility is a location at or near a transit stop that provides 

secure, enclosed bicycle parking accessed by a key card or other technology. The purpose of a Bicycle 

Transit Facility is to improve the viability and convenience of combining bicycle and transit modes for 

trips, and to address the “last mile” connection between a transit stop and a residence, place of 

employment or other location. Existing Bicycle Transit Facilities are found at Beaverton Transit Center 

and Sunset Transit Center.  

● Proposed Bicycle Transit Facility locations are recommended in the TriMet Westside Service 

Enhancement Plan and include facilities at eight additional MAX stations, at Portland 

Community College Rock Creek Campus and in the proposed South Hillsboro town center. 

Major Transit Stops - Major transit stops include: Existing High Capacity Transit Stations, Transit 

Centers, Bus stops on existing or planned Frequent Bus Service lines that are intended to provide a 

higher degree of passenger amenities. Major transit stops may include traveler amenities such as 

shelters, lighting, seating, bicycle parking, real time traveler information and/or other passenger 

amenities. Major transit stops are intended to be highly accessible and visible to adjacent buildings, 

while providing for quick and efficient transit service.   

● Currently there are no Major Transit Stops in the project study area, but there could be in the 

future, depending on decisions about HCT in the TV Highway corridor. 

5.3.4: Performance 

TV Highway carries 30,000 to 40,000 vehicles per day throughout the Aloha Tomorrow study area. 

Posted travel speeds are 35 or 45 miles per hour (mph). Access to businesses, especially along its north 

side in the project area is relatively unconstrained, resulting in impacts on through traffic caused by 

vehicles leaving/entering the highway. TV highway experiences stop-and-go levels of congestion 

throughout the day, with many intersections operating at or near capacity during peak periods.  
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Figure 5-6 

Transit System Map for the Aloha Tomorrow Study Area 
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With continued development planned within and surrounding the corridor, travel demand on TV 

Highway and the surrounding transportation system will grow. Future traffic forecasts indicate that 

traffic conditions on TV Highway will continue to deteriorate due to increasing vehicle trip demand; and 

demand for some roadway sections will exceed the design capacity of the roadway. TV Highway also 

experiences conflicts between travel modes, such as at-grade rail crossings and pedestrian/bicycle 

highway crossings. How the highway and the corridor function influences livability and economic 

prosperity for the people living, working and doing business in Washington County. 

5.3.4.1: Current Traffic Conditions 

Traffic Volumes 

The Oregon Department of Transportation maintains traffic counts for the state highway system. Traffic 

volumes on TV Highway in the Aloha Tomorrow study area today range from 35,000 to 40,000 vehicles 

per day. Traffic count records for TV Highway go back to 1986; the average weekday traffic has not 

changed much over the past 30 years. The highest recorded volume during this time period was 41,100 

(year 2000); and the lowest in 1986 (37,800), as shown in Table 5-1. 

Table 5-1 

Average Daily Traffic Volume – TV Highway in Vicinity of 185
th

 Avenue – 1986 - 2014 

Year Average Weekday Traffic 

1986 37,800 

1990 36,700 

1995 40,800 

2000 41,100 

2005 39,100 

2010 40,100 

2014 38,500 

Source: Oregon Department of Transportation - 

http://www.oregon.gov/ODOT/TD/TDATA/pages/tsm/tvt.aspx#Traffic_Volume_Tables  

Traffic Congestion 

Traffic congestion is often expressed as a ratio of the motor vehicle volume (or demand) to roadway 

capacity (supply). Demand-to-capacity (D/C) ratios were estimated for the 2010 PM peak hour (between 

4:00-6:00 PM) using the Washington County travel demand model. This model includes most collectors, 

arterials, and highways in Washington County. Four locations were identified in Washington County 

where peak period minimum performance standards are likely to be exceeded, including TV Highway in 

the vicinity of 185th Avenue. 

In the Portland metropolitan region, some roadways experience congestion that extends beyond 

traditional peak periods of travel. Because off-peak travel conditions are not directly represented in the 

available peak-period travel demand models, the Hours of Congestion Tool was developed by Metro to 

estimate the duration of congestion, especially for future conditions where “peak spreading” is more 

likely to occur. Peak spreading refers to the situation where travelers shift their trips from the peak 

period to the hours before or after the peak period (“peak shoulder hours”) in response to severe 

congestion during the peak period. The Hours of Congestion Tool uses the peak-period travel demand 
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models together with estimated roadways capacities, and 24-hour traffic volume profile data to 

estimate the duration of congestion per day for area roadways. Congestion is defined where hourly 

directional traffic volume is at least 90 percent of estimated roadway capacity (i.e., level-of-service E or 

F).  

● TV Highway (between 170th Avenue and Cedar Hills Boulevard) is one of six locations in 

Washington County where future congestion may occur for eight hours or more per day. 

5.3.4.2: Transit System Utilization 

Maps illustrating the four transit routes serving the Aloha Tomorrow study area (Routes 52, 57, 67 and 

88) are included below as Figures 5-7 through 5-10. Table 5-2 summarizes information about these 

routes, including peak and off-peak headways, and average ridership. 

Figure 5-7 

TriMet Route 52 – Farmington/185th 
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Figure 5-8 

TriMet Route 57 –TV Highway/Forest Grove 

 

Figure 5-9 

TriMet Route 67 – Bethany/158
th
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Figure 5-10 

TriMet Route 88 – Hart/198
th

 

 

Table 5-2 

TriMet Routes Serving Aloha Tomorrow Study Area 

Route Origin/Terminus Service 

Type* 

Headways (minutes)* 

Peak 

(weekday) 

Off-Peak 

52 PCC Rock Creek to 

Beaverton Transit 

Center 

Standard 

5:10 AM to 

10:08 

PM** 

20 30 

57 Forest Grove Transit 

Center to Beaverton 

Transit Center 

Frequent 

4:03 AM to 

2:07 AM 

15 30, 60 

after 

midnight 

67 PCC Rock Creek to Merlo 

Road at SW 158
th

 

Avenue 

Standard 

6:14 AM to 

9:17 PM 

15 30 

88 Willow Creek Transit 

Center to Beaverton 

Transit Center 

Standard 

5:33 AM to 

10:15 PM 

30 30 

* Weekend service typically covers a shorter span of time and less frequent service. 

** Times in table reflect departure times from the beginning of the route 

Source: TriMet website, Route Schedules (https://trimet.org/schedules/index.htm) 

5.4.3: Safety  

Roadway locations that experience higher than average rate of crashes are tracked and categorized 

using the County’s Safety Priority Index System (SPIS). SPIS is an effective problem identification tool for 

evaluating roadway intersections and segments to identify those with higher than average crash 

histories. The SPIS score is based on a running three years of data tracking crash frequency, crash rate, 

and crash severity at over 300 intersections along Washington County roadways. While SPIS alone may 

not reveal the real problem or root cause of a high occurrence of crashes, it is nevertheless a useful tool 
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to identify and evaluate recurring safety issues. The County has pursued safety fixes at a number of 

locations in response to SPIS data. Figure 5-11 presents 2011-2013 SPIS locations for Washington County 

roadways in the project study area. 

Table 5-3 compares crash rates on Oregon state facilities in different types of settings from 2010 

through 2014, based on ODOT information. In 2014 the highest rate occurred on facilities in Urban 

Cities, and the lowest was on facilities in rural areas. Table 5-4 includes information on crashes in the 

Aloha Tomorrow study area, and Table 5-5 shows the crash rates for these locations from 2010 through 

2014. Average Daily Traffic at these locations ranges from 36,993 to 41,500. The highest rates occur in 

the section between SW 178th Avenue and SW 187th Avenue. The rate in this location ranges from 6.04 

crashes/1,000,000 VMT in 2010 and 2011 to 9.59 crashes/1,000,000 VMT in 2014, which is over six 

times as high as the highest rate shown for state highways in Table 5-5. It is consistently higher in this 

section, than in other sections, and considerably higher than any of the rates shown for state highways 

in Table 5-3. (The highest rate in Table 5-3 is in Urban Cities; this was highest in 2014 at 1.55 crashes per 

1,000,000 VMT).  

Table 5-3 

Vehicle Crash Rates* on Oregon Highways: 2010 – 2014 

Area/Location Total Miles 2014 2013 2012 2011 2010 

Total State 7,435 1.04 0.98 1.00 0.98 0.87 

Urban Highways 811 1.41 1.35 1.37 1.33 1.19 

Urban Cities 575 1.55 1.50 1.52 1.48 1.31 

Suburban Areas 237 0.95 0.86 0.88 0.82 0.79 

Rural 6,624 0.72 0.65 0.68 0.67 0.60 

*Crashes per 1,000,000 VMT (Vehicle Miles Travelled) 

Source: 2014 State Highway Crash Rate Tables, ODOT Transportation Data Section, January 2016 

 

Table 5-4 

Vehicle Crashes in Aloha Tomorrow Study Area – 2014 

Location Milepost Miles in Section Crashes Average Daily 

Traffic 

SW 170
th

 Ave. – SW 

178
th

 Ave. 

5.84 .42 29 37,500 

SW 178
th

 Ave. to SW 

187
th

 Ave 

6.26 .47 62 37,704 

SW 18
th

 Ave. – SW 

209
th

 Ave. 

6.73 1.07 39 36,993 

SW 209
th

 Ave – 

Hillsboro city Limits 

7.80 .48 27 41,500 

Total  2.44 157 38,104 

Source: 2014 State Highway Crash Rate Tables, ODOT Transportation Data Section, January 2016 
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Table 5-5 

Vehicle Crash Rates in Aloha Tomorrow Study Area: 2010 – 2014 

Milepost 2014 2013 2012 2011 2010 

5.84 5.04 4.41 3.35 3.02 2.68 

6.26 9.59 6.64 6.40 6.04 6.04 

6.73 2.70 2.90 4.20 3.63 2.57 

7.80 3.71 3.09 1.99 2.17 2.72 

Total 4.63 3.91 4.00 3.69 3.29 

Source: 2014 State Highway Crash Rate Tables, ODOT Transportation Data Section, January 2016 

5.4.4: Vehicle Classification 

Traffic on TV Highway includes a wide variety of vehicles, motorized and non-motorized. Table 5-6 

includes information on the vehicle classification for TV Highway at/near Milepost 6.26, which is in the 

vicinity of 185th Avenue. Figure5-12 illustrates the vehicles included in each classification. 

Table 5-6 

Vehicle Classification – TV Highway – 2010, and 2015 

Vehicle Classification 2010 (Percent of Total) 2015 (Percent of Total 

1. Motorcycles 0.15 0.21 

2. Passenger Cars 64.90 83.92 

3. 4-Tire Single Unit 31.55 12.44 

4. Buses 0.87 0.83 

5. 2 Axle, 6 tire, Single Unit 1.61 1.32 

6. 3 Axle, Single Unit 0.25 0.57 

7. 4+ Axles, Single Unit 0.01 -- 

8. 4 or Less Axles, Trailer Tractor 0.18 -- 

9. 5 Axle Tractor, Semi-trailer 0.42 0.56 

Source: Oregon Department of Transportation 

5.3.5: Special Right-of-Way Needs 

5.3.5.1: Roadways 

Several roadways in Washington County have special designations, where performance monitoring over 

time is necessary or where additional right-of-way may be needed. These locations are described below.  

● Kaiser Road– Springville Road to Bethany Boulevard: The intersections of Kaiser Road at 

Bethany Blvd. and Springville Road control the operations of this segment of Kaiser Road. As 

development occurs in North Bethany and throughout the region, this section of Kaiser Road 

may require additional turn lanes and/or travel lanes beyond the three lane configuration 

identified on the TSP map. 
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Figure 5-11 

SPIS Locations in the Aloha Tomorrow Study Area – 2011 through 2013 
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Figure 5-12 

FHWA Vehicle Classifications 

 
Source: FHWA 

● Saltzman Road / 130th Avenue– Laidlaw to County line: This segment of Saltzman Road/130th 

Avenue represents a future opportunity for a north/south connection between Laidlaw Road 

and Springville Road. This connection is classified as a two lane neighborhood route until such 

time that a reclassification is warranted. Additional travel lanes, turn lanes, bicycle facilities, and 

right-of-way may be required to complete the transportation grid necessary to meet the future 

system needs of the traveling public. 
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● Tualatin Valley Highway– Maple Street to Cedar Hills Boulevard: As discussed in the Refinement 

Area section later in this document, a long-term transit solution for Tualatin Valley Highway has 

yet to be identified. In advance of this transit study involved jurisdictions should consider the 

preservation of land for Business Access Transit (BAT)/High Capacity Transit (HCT) uses. This land 

area is not intended to be used for general purpose through lanes. 

5.3.5.2: Major Intersections 

To a large degree, the motor-vehicle system functions only as well as its intersections. Intersections that 

are expected to serve very high motor-vehicle traffic volumes pose additional challenges. Intersection 

design, and the analysis necessary to support it, ordinarily is undertaken as part of a project or land 

development process. The locations identified as Major Intersections are potential candidates for grade 

separation, additional at-grade turn lanes and/or other intersection design solutions. Additional right-of-

way in the vicinity of Major Intersections may be needed to preserve options for long-term system 

needs. Major Intersections should be evaluated with regard to the land use context and all the goals of 

the transportation system plan. Particular attention should be given to multimodal system accessibility 

and local connectivity within the vicinity of these intersections. The solution(s) identified should 

consider impacts on safety, economic vitality, livability, and the natural environment.  

Ten major Intersections were designated in Washington County; three of them are located within the 

Aloha Tomorrow project study area: 

● 170th Avenue @ Tualatin Valley Highway 

● 185th Ave @ Tualatin Valley Highway 

● Cornelius Pass Rd @ Tualatin Valley Highway 

Major Intersections may be significant conflict points for all travel modes. Such intersections can easily 

become bottlenecks for motor-vehicle travel and hazardous and/or intimidating for users of non-

motorized travel modes. Depending on the severity of the problems, the impacts to all modes can affect 

a larger area beyond the intersection and may cause problems that ripple throughout the transportation 

system, causing vehicle delay and/or intimidating barriers for bicycle and pedestrian travel. Impacts may 

be particularly problematic in areas where community design and land use goals could be compromised 

by the presence of a major intersection.  

The county’s TSP does not identify solutions to traffic problems at the Major Intersection locations. 

Those solutions will be studied through coordinated interagency planning efforts, which will determine 

the ultimate intersection design and define any associated right-of-way needs. For intersections studied 

as part of the 2013 Tualatin Valley Highway Corridor Plan (TVCP), near-term improvements such as 

signal timing, transit prioritization, traffic operations monitoring, and specific turn lane configurations 

have been identified. The TVCP intersection improvements (and/or other reasonable replacement 

improvements) are to be implemented and prioritized as funding allows. If, after the TVCP and/or the 

improvements consistent with the TVCP have been implemented, motor-vehicle traffic congestion 



Aloha Tomorrow: Baseline Report  September 2016 

  Page 119 

 

 

becomes unacceptable, then these Tualatin Valley Highway intersections should be considered as 

candidates for grade separation and/or other intersection improvements to meet travel needs. 

5.3.5.3: Tualatin Valley Highway Refinement Area 

Refinement areas are locations where further study is needed to determine the mode, function and/or 

general location of a future solution or transportation improvement. Further study of a refinement area 

may occur through a transportation planning process, capital project development or the land 

development process. Before development may occur on land within a refinement area, the 

development application must demonstrate how potential solutions to the transportation need will (at a 

minimum) not be precluded by the proposed development. 

A refinement plan for Tualatin Valley Highway (Maple Street to Cedar Hills Boulevard) and surrounding 

areas (called the TV Highway Corridor Plan) was completed in 2013. The TVCP was a joint effort between 

ODOT, Metro, the City of Hillsboro, the City of Beaverton and Washington County that examined the 

transportation system to identify needs and recommend improvements for all modes of transportation 

in the refinement area. Two sections of the corridor are left to be studied: within Beaverton (OR 217 to 

SW Cedar Hills Blvd) and from Hillsboro (west of SE 10th Avenue/Maple Street) to Forest Grove.  

A number of improvements were identified in this corridor to address existing deficiencies and safety 

concerns, and to serve projected increases in travel demand. While the long-term transit solution for 

Tualatin Valley Highway has yet to be confirmed additional land area should be preserved for potential 

HCT service/facilities and potential Business Access Transit (BAT) lanes. Additional right-of-way is not 

intended to be used for general purpose through lanes. As development occurs along Tualatin Valley 

Highway permitting jurisdictions should consider opportunities to preserve/obtain right-of-way so as to 

not preclude a future BAT lane in the westbound direction, and to not preclude bus pullouts in the 

eastbound direction. Recommendations in the TVCP were grouped into three categories: 1) Near Term 

Actions, 2) Opportunistic Actions and 3) Longer Term Refinement Planning Needs. 

Near Term Actions - The proposed improvements described below will address existing needs, including 

multimodal system completeness and safety, and can reasonably be expected to be completed within 

the next 15 years with a strong commitment from one or more of the partner agencies that have 

jurisdiction over transportation facilities. 

Complete detailed multi-agency study to determine future potential for high capacity transit solutions 

within the Tualatin Valley Highway corridor.  

● Complete detailed multi-agency study to determine future potential for high capacity transit 

solutions within the Tualatin Valley Highway corridor 

● Improve bus stops along Tualatin Valley Highway 

● More frequent bus service 

● Add street lighting on Tualatin Valley Highway 

● Improve Tualatin Valley Highway pedestrian crossings 

● Complete Planning and Conceptual design for a multi-use path 
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● Fill gaps in sidewalks and add landscape buffers along Tualatin Valley Highway 

● Add directional wayfinding signs 

● Complete the (currently discontinuous and narrow) bike lanes on Tualatin Valley Highway 

● Improve bike crossings of Tualatin Valley Highway  

● Develop continuous east-west parallel bike routes north and south of Tualatin Valley Highway 

● Public community rail safety education 

● Support and promote employer incentive programs to reduce driving 

● Improve signal timing, transit prioritization and traffic operations monitoring 

● Signal prioritization for transit 

● Adaptive signal control (“smart signals” that adjust timing to congestion levels) 

● Improve operations at signalized intersections along Tualatin Valley Highway  

● Intersection modification to address safety and mobility 

● Left-turn signal improvements 

Opportunistic Actions - Understanding that funding opportunities (public funding or public funding in 

combination with private sources) may arise to pay for transportation improvements within the TVCP 

Project Area, Opportunistic Actions will be dependent on what funding can be leveraged in the future. 

The recommendations below include projects for partner agencies in the TVCP project area to meet 

TVCP goals and objectives, while: 

● Encouraging private contributions by developers to implement the near term improvements, 

including reserving right-of-way for future transportation improvements (City of Hillsboro, City 

of Beaverton, Washington County) 

● Acquiring land for the development of a westbound BAT lane as redevelopment opportunities 

arise along Tualatin Valley Highway. The City of Hillsboro may also require all half-street 

improvements be constructed to include the set-back curb, planter strip and sidewalk 

improvement to create an amenable environment for future transit solutions on Tualatin Valley 

Highway. This redevelopment should be consistent with ODOT standards. 

● Examining whether opportunities become available to use other funds to leverage  funding for 

improvements recommended in the TVCP such as  safety (ODOT, consulting with partners). 

Update this adaptive corridor management strategy as land use and transportation system 

conditions change and near term improvements are completed. (All Partners). 

● Improving existing north-south routes for all travel modes to reduce travel demand on Tualatin 

Valley Highway and congestion at intersections. Improvements to roadways such as Brookwood 

Avenue, Century Boulevard, Cornelius Pass Road, 209th Avenue, 198th Avenue, 185th Avenue 

and 170th Avenue would provide the greatest benefit to the overall transportation system. 

Improvements on 198th Avenue, south of Tualatin Valley Highway, are scheduled to be 

completed in the next five years through Washington County’s Major Streets Transportation 

Improvement Program.  
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Long Term Refinement Planning Needs - The refinement plan was not able to adequately address some 

longer term planning aspirations for the corridor. The following items should be addressed in the future 

corridor refinement plan: 

● HCT - If HCT is determined to be the preferred transit option, the location (on or adjacent to 

Tualatin Valley Highway), transit mode (bus rapid transit, express bus service, light rail, streetcar 

or commuter rail) and amount of right-of-way needed should be identified. This transit 

alternative analysis study may explore enhanced signal operations for transit and/or the viability 

of a Business Access Transit lane in appropriate locations.  

● New Street Connections - Potential new local street connections should be evaluated in 

conjunction with access management along Tualatin Valley Highway. While grade separated 

intersections were not included in the TVCP, in the long term all tools should be considered to 

maintain acceptable intersection performance to serve future transportation and community 

needs. 
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About 75 percent of the single-family housing in the study area was owner-occupied, as compared to 86 

percent in Washington County, 84 percent in the region, and 81 percent in the state. Table 6-2 and 

Figure 6-2 display this information. Over 25 percent of the single-family homes in the study area were 

occupied by renters, a greater proportion than in Washington County (14 percent), the region (17 

percent) and the state (19 percent).  

Figure 6-2 

Rental vs. Owner Occupied Housing - 2014 

 
Source: American Community Survey, 2014 5-year estimates, Table B25003 

 

In general, white households were more likely to be homeowners, and households of color are more 

likely to be renters (except for Asian households). Similarly, households that identify as Hispanic or 

Latino were more likely to be renters than households who identify as not Hispanic or Latino. Table 6-3 

shows home ownership rates by race and ethnicity for Washington County, and Table 6-4 shows the 

same data for the study area.  

Most of the housing in the study area was owner-occupied single-family detached housing, but the 

share of owner-occupied single-family detached housing is higher in Washington County, the region, and 

the state than it was in the study area, The study area also had a higher share of renters in both single-

family detached homes and multi-family housing than Washington County, the region, and the state.  
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Over 83 percent of the housing units in attached and multi-family housing were occupied by renters in 

the study area, compared to 77 percent in Washington County, 78 percent in the region, and 73 percent 

in the state.  

6.2.2: Vacancy Rates 

In 2014 the vacancy rate for all housing units in the study area was 6 percent, which is slightly higher 

than the vacancy rate for the county, but lower than the vacancy rate for the state of Oregon. Figure 6-3 

and Table 6-5 provide information on vacancy rates for different areas and different years, respectively. 

Figure 6-3 

Vacancy Rate - All Housing Units - 2014 

 
Source: American Community Survey, 2014 5-year estimates, Table B25002 

 

Vacancy rates for rental housing have declined significantly across the region since 2010. Washington 

County, like other counties in the Portland Metro region, has seen rental vacancy rates drop by about 50 

percent in the last few years. The low vacancy rate indicates that there is high demand for rentals and a 

limited supply of rental housing available across the entire region. 
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6.2.4: Age of Housing Stock 

Households that own and households that rent tended to live in housing of different ages in Washington 

County. As discussed later in this report, about 51 percent housing in the study area was built later than 

1980. About 60 percent of the housing in Washington County was also newer housing. Most of the 

owner-occupied housing units in the study area were built between 1960 and 1979. Most of the owner-

occupied housing units in Washington County were built between 1980 and 1999. Most of the renter 

households in the study area and Washington County lived in housing built between 1980 and 1999. A 

slightly larger share of renter households in the study area lived in housing built after 2000, and a 

slightly smaller share of renters lived in housing built before 1960. Figures 6-4 and 6-5 show the age of 

housing occupied by home owners and renters, respectively. 

Figure 6-4 

Age of Housing Occupied by Owner Households - 2014 

 
Source: American Community Survey, 2014 5-year estimates, Table B25036 
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to do with how well the building has been maintained. The housing stock in the study area was roughly 

the same age as housing stock in Washington County, with a slightly larger share of homes built before 

1960, and a slightly smaller share of homes built in the 1980s and 1990s. Washington County and the 

study area both had slightly newer housing stock overall than both the region and Oregon State.  

Over 50 percent of the housing units in the study area and in Washington County were heated by utility 

gas, and about 44 percent of the housing units were heated with electricity, as shown in Figure 6-6. The 

study area and Washington County had a smaller share of housing units heated with an alternative fuel 

source (woodstoves, etc.), likely because the housing stock is generally newer. 

Figure 6-6 

House Heating Fuel - 2014 

 
Source: American Community Survey, 2014 5-year estimates, Table B25040 

6.4: Housing Value and Rents 
Housing value in the study area was generally lower than housing values in Washington County, 

suggesting that housing may be slightly more affordable in the study area. Housing values in Washington 

County were slightly lower than housing values in the region, but higher than housing values in the state 

overall. Over 50 percent of the owner-occupied housing units in the study area were valued between 

$200-299,999, and over 40 percent of the homes in the study area were valued between $100-199,999. 

This was a much larger share of moderate-value housing units than the Washington County average.  

Figure 6-7 shows a comparison of owner-occupied housing units in the study area, Washington County, 

the region, and the state. The study area had more moderately-valued housing than the other 
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geographies. Gross rent (which includes the estimated average monthly cost of utilities (electricity, gas, 

water and sewer) in the study area was similar to the gross rent in the county and the region, though 

the study area had a larger percentage of rental units available between $800-899 gross rent, as shown 

in Figure 6-8.  

The study area had a slightly smaller share of housing units with a gross rent over $1,000 than 

Washington County average, but a slightly higher share of units at that rent than the region or the state. 

The study area also had a slightly lower share of housing units with a gross rent of less than $500 than 

the county, region, and state.  

Figure 6-7 

Owner Occupied Housing Unit Value - 2014 

  
Source: American Community Survey, 2014 5-year estimates, Table B25075 
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Community meeting for the Aloha-Reedville Study and Livable Community Plan 
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Chapter 7: Neighborhood Profiles 
This chapter includes information on the five major nodes within the Aloha Tomorrow study area: 

● Cornelius Pass/TV Highway 

● 209th Avenue/TV Highway 

● 198th Avenue/TV Highway 

● 170th Avenue/TV Highway 

● 160th Avenue/TV Highway 

Information for each of these locations includes a summary of existing land use and transportation 

features and accessibility.  

 

 

 

Aloha Community Library at SW 175
th

 Avenue and SW Farmington in Aloha.  
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7.1: Cornelius Pass/TV Highway 
Figure 7-1 

Cornelius Pass Road and TV Highway Intersection 

 

7.1.1: Current Land Use 

• The properties immediately adjacent to all sides of this intersection are within the City of 

Hillsboro.   

• The NW corner of the intersection has a Hillsboro land use designation of Commercial – 

General. Existing land uses at that corner are a sit-down restaurant, drive-through 

restaurant, and strip shopping center with various service uses (a catering business, tax 

preparation business and a beauty salon).   

• The NE corner of the intersection has Hillsboro land use designations of Commercial – 

General and Industrial Park.  The existing land uses on the Commercial-General properties 

are strip shopping centers with a variety of retail tenants. The existing land use on Industrial 
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Park property is a newer building with several vacant tenant spaces, and one tenant space 

occupied by a health and fitness business.   

• The property on the south side of the intersection is a large, undeveloped pasture that is 

part of the South Hillsboro Community Plan area.  This property has a Hillsboro land use 

designation of Mixed Use – Village Town Center. 

� There are no known special overlays at this intersection.     

7.1.2: Transportation System  

Cornelius Pass Road is a major north-south connector beginning at TV Highway on the south end and 

continuing north past Highway 26 and eventually connecting in to Highway 30.  The South Hillsboro 

Community Plan calls for the extension of Cornelius Pass south through the development, connecting to 

additional east-west Arterials and Collectors.  The intersection is signalized with pedestrian signals.  This 

Arterial has a 4-lane cross-section with left-turn lanes from Cornelius Pass eastbound onto TV Highway; 

and from eastbound TV Highway northbound on Cornelius Pass.  Transit stops for the Route 57 bus are 

located on the south side of TV Highway close to the intersection for eastbound travel; the transit stops 

on the north side of TV Highway are further west on the north side of TV Highway. There are sidewalks 

on all legs of the intersection, continuing north along Cornelius Pass.  This location has good accessibility 

due to the frequent transit service along TV Highway, and the presence of facilities for pedestrians.   

7.1.3: Development Trends, Patterns 

South Hillsboro Community 

Once the historic Ladd-Reed farm, South Hillsboro includes 1,400 acres of open space, farmland and 

developed property that is in the process of being developed into a new planned community. The area is 

bordered on the south by Rosedale Road, on the north by Tualatin Valley Highway, and lies between SW 

229th Avenue and the existing Urban Growth Boundary to the west and SW 209th Avenue on the east. 

South Hillsboro will include three unique districts which will provide diverse residential neighborhoods 

located near jobs, retail centers, schools, parks, trails and greenways — all situated in ways to make it 

easy to walk, bike and use public transit. (http://www.hillsboro-oregon.gov/index.aspx?page=780) 

The 2014 South Hillsboro Community Plan envisions the area's long-term development over the next 20 

years, building upon prior planning efforts in the area.  A site plan is included as Figure 7-2. At full build 

out, South Hillsboro is anticipated to include: 

● Approximately 8,000 residences of diverse types and price ranges, designed to help meet the 

needs of the City's growth workforce, ultimately providing housing for nearly 20,000 residents. 

● Mixed-Use Town and Village Centers providing a range of shopping, services, and gathering 

venues serving local neighborhoods, the City, and the broader region; 

● 286 acres of new parks and open space with 15 miles of new multi-use trails, co-located with 

planned school facilities and placed so that all residents live within one ¼ mile of a park facility. 

● A fully multi-modal transportation network including world-class bicycle infrastructure and 

expanded transit s 
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The recently adopted South Hillsboro Finance Plan calls for $450 million in infrastructure investment, 

including $300 million in new roads to increase options for drivers and improve existing intersections. 

The City of Hillsboro required developers to pay 100 percent of costs unique and exclusive to their 

projects, so that existing residents do not have to pick up the tab to build infrastructure for new homes. 

Figure 7-2 

Site Plan for South Hillsboro Development 
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7.2: 209
th

/TV Highway 
Figure 7-3 

SW 209
th

 Avenue and TV Highway Intersection 

 

7.2.1: Current Land Use 

The NW corner of this intersection has a land use designation of General Commercial (GC) along the 

north side of TV Highway, and an R-24 designation along the north side of Alexander Street. Existing land 

uses on the GC properties include a pool and spa store and a convenience store fronting TV Highway; an 

auto repair operating from a converted single family residence and a large paved parking area fronting 

209th Avenue; and a vacant lot fronting Alexander Street. Existing land uses on the R-24 properties 

include some larger lots that each contain a detached single family house built in the 1950’s/60’s, and 

an apartment complex with 2-story buildings. 
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The NE corner of this intersection has a land use designation of Community Business District (CBD) along 

the north side of TV Highway, and designations of R-15 and R-5 along the north side of Alexander Street. 

Existing land uses on the CBD properties include a carwash, a vacant commercial building, and auto care 

facilities fronting TV Highway; and a pasture and barn fronting Alexander Street. Existing land uses on 

the R-15 properties include attached single-family dwellings, a four-plex, and four larger lots that each 

contain one single family residence built in the 1950’s/60’s. Existing land uses on the R-5 properties 

include single family residences on larger lots.  The SE corner of this intersection has an Industrial (IND) 

land use designation. The existing land uses on these IND properties are small contractors’ 

establishments. The property at the SW corner of this intersection is within the City of Hillsboro and is a 

large, undeveloped pasture that is part of the South Hillsboro Community Plan area. This property has a 

Hillsboro land use designation of Mixed Use – Village Town Center.  

The R-24 properties at the NW corner of this intersection, north of SW Alexander Street, are within the 

Aloha/Reedville/Cooper Mountain Community Plan’s Area of Special Concern (ASC) 4. ASC 4 states that 

properties in this area are planned for redevelopment to residential densities of up to 24 units per acre, 

and since much of the area consists of relatively small lots, the Community Plan’s General Design 

Element 17 applies to these areas. General Design Element 17 states that if lot consolidation is not 

accomplished, a development applicant shall be required to prepare a site plan for the subject lot and all 

abutting lots, showing building locations, parking, auto and pedestrian circulation, and landscaping. This 

site plan shall demonstrate that the proposed development does not preclude further development on 

the abutting lots at the maximum permitted density. 

7.2.2: Transportation System  

209th Avenue is a two-lane Collector north of TV Highway with a left-turn lane for southbound traffic 

turning left onto eastbound TV Highway.  South of TV Highway it is a two-lane Arterial with a left-turn 

lane for northbound traffic turning west onto TV Highway.  The intersection is signalized, with 

pedestrian signals and painted crosswalks.  There are sidewalks on all legs of the intersection and transit 

stops near the intersection. 
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7.3: 198
th

/TV Highway 
Figure 7-4 

SW 198
th

 Avenue at TV Highway Intersection 

 

7.3.1: Current Land Use 

The NW corner of this intersection has a land use designations of CBD along the north side of TV 

Highway, and a designation of R-15 along the north side of Alexander Street.  Existing land uses on the 

CBD properties include a motel and a national chain drug store.  Existing land uses on the R-15 

properties are attached single family residences (duplexes) on smaller lots SFR attached (duplexes). 

The NE corner of this intersection has a land use designation of CBD along the north side of TV Highway, 

and a land use designation of  R-15 along the north side of SW Alexander Street.   The existing land uses 

on the CBD properties include a day spa and a fast-food restaurant along TV Highway, and an apartment 

complex and a detached single family residence on a larger lot along Alexander.    The existing land uses 
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on the R-15 properties are smaller lot attached and detached single family residences, and a couple of 

half-acre lots that each contain one single family residence. 

The SE corner of this intersection has a land use designation of Neighborhood Commercial (NC) on one 

property located directly at the intersection, with a land use designation of IND to the east of the NC 

property, and land use designations of R-5 and R-9 to the south of the NC property. The NC site is 

developed with paved parking, and is currently for sale.  The existing land uses on the IND properties 

include an auto supply establishment, an auto body and paint establishment, and a tax preparation 

office.  The existing land uses on the R-5 and R-9 properties are detached single family residences on 

individual lots.  

The SW corner of this intersection contains a large property with an IND land use designation, which 

contains an existing high-tech fabrication facility.   The R-5 properties to the south of this site contain 

detached single family residences on individual lots.    

There are no special overlays at this intersection.  

7.3.2: Transportation System  

198th is a Collector with three lanes at TV Highway.  North of TV Highway there is one right-turn/thru 

lane and one left-turn lane southbound, and one thru lane northbound.  In the section immediately 

north of TV Highway there is a center barrier to prevent turn across the road.  South of TV Highway 

there is one thru lane in each direction and one left-turn lane and one right-turn lane in the northbound 

direction.  There are sidewalks on both sides of 19th Avenue north and south of TV Highway. On the 

south side of TV Highway there are two large parking lots – one on either side of 198th.  Transit stops are 

located near the intersection, with a bus pullout on the north side of TV Highway for buses traveling 

westbound.  
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7.4: 185
th

/TV Highway 
Figure 7-5 

SW 185
th

 Avenue and TV Highway Intersection 

 

7.4.1: Current Land Use 

The NW corner of this intersection has a land use designation of CBD along the north side of SW Shaw 

Street and extending north to include the north side of Alexander Street.  Existing land uses in the area 

between SW Shaw Street and SW Alexander Street  include a gas station and convenience store, a 

shopping center with restaurant, bar and retail tenants, and the Aloha Grange.  Existing land uses on the 

north side of Alexander Street are detached single family residences on larger lots.     

The NE corner of this intersection has a land use designation of CBD along the north side of Shaw Street 

and extending north to include the north side of Alexander Street.  Existing land uses between Shaw 

Street and Alexander Street include a bakery, a nail salon, a furniture store, an auto repair business, a 

hair salon, a hardware store, and a restaurant.  Existing land uses on north side of Alexander Street are 

small medical offices and a restaurant.     

The SE corner of this intersection has land use designations of Office Commercial (OC), Institutional 

(INS), and R-24.  The existing land use on the OC property is a vacant building that can be rented for 
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events.  The existing uses on the INS properties are a church and a post office.  The existing land uses on 

the R-24 properties are detached single family residences on larger lots. 

The SW corner of this intersection has land use designations of NC, OC, and R-25+.  The NC property is a 

vacant lot.  The existing land uses on the OC properties, which front on SW 185th Avenue, include a 

restaurant/bar and medical office plazas.  The existing land uses on the R-25+ properties, which front 

onto SW Blanton Street and SW Shaw Street, are larger lots that contain detached single family 

residences and small apartment complexes. 

Special overlays: 

ASC 6 applies to the OC properties on the south side of the intersection, along both sides of SW 185th 

Avenue.  That ASC limits maximum building heights to 35 feet, and requires access to be from adjacent 

local streets or from combined driveways. 

ASC 5 applies to the R-24 and R-25+ properties that lie to the east and west of the OC properties along 

SW 185th Avenue.  Because many of these properties may be too small to be efficiently developed at 

higher residential densities unless they are consolidated or developed under a joint site plan, the 

Community Plan’s General Design Element 17 applies to these areas.  General Design Element 17 states 

that if lot consolidation is not accomplished, a development applicant shall be required to prepare a site 

plan for the subject lot and all abutting lots, showing building locations, parking, auto and pedestrian 

circulation, and landscaping.  This site plan shall demonstrate that the proposed development does not 

preclude further development on the abutting lots at the maximum permitted density. 

Planned Intersection Modifications:  Per the Aloha-Reedville Community Plan (page B6), several 

modifications to the SW TV Highway/SW 185th Avenue intersection are planned: 

● The addition of two left turn lanes to TV Highway both eastbound and westbound, and to 185th 

Avenue both northbound and southbound; according to the TV Highway Corridor Plan, these 

modifications are planned to occur within the next 15 years. 

● Potentially more than 15 years into the future, the addition of 2 right turn lanes (one eastbound 

and one westbound) are planned for TV Highway, as well as one westbound BAT lane. 

Taken together, these changes are likely to significantly increase the ROW width of the TV Highway / 

185th Avenue intersection in all directions.  Each leg of the intersection is likely to have a total of 6 to 8 

vehicle lanes plus one or more bike lanes, and a ROW width of between 100 and 132 feet. 

7.4.2: Transportation System  

In this location 185th Avenue is classified as an arterial.  There is a lot of turning traffic to/from TV 

Highway and 185th, and into and out of the businesses located at this intersection.  There is a center 

barrier on 185th north of TV Highway to prevent turns and through movements at the intersection of 

Alexander and 185th.  TV Highway deviates north at this intersection around businesses located between 

the railroad tracks and TV Highway.  There are sidewalks along 185th and TV Highway.  ODOT is currently 

constructing major improvements at the TV Highway/185th intersection to improve safety for all travel 
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modes.  This intersection has a high crash rate and is one of the top safety concerns in Washington 

County.  Elements of the project include: 

● Install a raised traffic separator on TV Highway from 182nd to 187th Avenues. All turns will still 

be available at the 185th and 187th Avenue intersections. Left turns will be permitted into 

182nd Avenue and the west driveway of Aloha Mall, but will be restricted to only right turns out 

onto TV Highway. This will help eliminate crashes due to left-turn conflicts 

● Install 49 new LED street lights on TV Highway from 178th Avenue to 192nd Avenue and on 

185th Avenue from Alexander Street to Blanton Street which will help pedestrians see and be 

seen better (through a partnership with Washington County) 

● Move the bus stops in both directions on TV Highway to the far-side of the TV Highway/185th 

Avenue intersection and build bus pull-outs.  This will improve signal operation & traffic flow 

and reduce rear-end crashes 

● Reconfigure the right turn from northbound 185th Avenue to eastbound TV Highway to a 

standard right angle intersection to lower speeds through the intersection, reduce rear-end 

crashes and improve safety of those walking and biking.  This will eliminate the dedicated right-

turn lane in the intersection 

● Upgrade signs and add supplemental signal heads on TV Highway to improve driver 

expectation by providing clearer information 

● Add pedestrian countdown signals on TV Highway at 185th Avenue at all four corners so 

pedestrians will have more accurate information  

Due to the close spacing of intersections north of TV Highway, and the volume of left turning vehicles 

(southbound on SW 185th Avenue turning eastbound onto TV Highway), and the volume of right turning 

traffic (southbound on SW 185th Avenue to westbound on TV Highway) through traffic on Alexander 

street is blocked at SW 185th Avenue.  This may present problems for the continuation of a Main Street 

treatment of Alexander Street east and west of SW 185th Avenue.   
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7.5: 170
th

/TV Highway 
Figure 7-6 

SW 170
th

 Avenue and TV Highway Intersection 

 

7.5.1: Current Land Use 

The properties at the NW corner of this intersection, between TV Highway and Alexander Street, have a 

land use designation of CBD. The properties on the north side of SW Alexander Street have land use 

designations of R-24, R-9 and R-5.  Existing land uses on  the CBD properties a include an Asian food 

market and paved parking area, and a gas station with a convenience store and car wash.  Existing land 

uses on the R-24 properties include 2-story multi-family apartments, and detached single family 

dwellings on individual lots.  Existing land uses on the R-9 and R-5 properties are detached single family 

dwellings on individual lots.   
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The NE corner of this intersection contains a couple of large properties within the City of Beaverton, 

which have a Beaverton land use designation of Urban High Density – 1,000 Square Feet – Multi-Family.  

The existing land uses on these properties are a religious retreat center and an apartment complex.    

The SE corner of this intersection has a land use designation of IND on the south side of SW Shaw Street, 

and land use designations of R-24 and R-25+  on north side of SW Blanton Street.  The existing land uses 

on the IND properties include a 2-story commercial building with a lock and safe business, a grocery 

outlet store, and an auto repair business.  The existing land uses on the R-24 and R-25+ properties 

include the Blanton House, built in 1909 and on the Washington County Cultural Resource Inventory; 

three contiguous vacant parcels that received land use approval in 2015 for the construction of 32 multi-

family units within a single 4-story building; and several detached single family residences on separate, 

larger lots. 

The SW corner of this intersection has a land use designation of GC on the south side of SW Shaw Street, 

and land use designations of R-24 and R-25+  on north side of SW Blanton Street.  The existing land uses 

on the GC properties include a convenience store, an auto body repair shop, a store selling hot tubs, and 

a store selling motorcycle parts and accessories.  The existing land uses on the R-24 and R-25+ 

properties are separate lots; each contains a detached single family dwelling that was constructed in the 

1930’s through 1970’s. 

Special Overlays:  

ASC 5 applies to the R-24 and R-25+ properties on the southeast and southwest sides of this 

intersection.  Because many of these properties may be too small to be efficiently developed at higher 

residential densities unless they are consolidated or developed under a joint site plan, the Community 

Plan’s General Design Element 17 applies to these areas.  General Design Element 17 states that if lot 

consolidation is not accomplished, a development applicant shall be required to prepare a site plan for 

the subject lot and all abutting lots, showing building locations, parking, auto and pedestrian circulation, 

and landscaping.  This site plan shall demonstrate that the proposed development does not preclude 

further development on the abutting lots at the maximum permitted density. 

7.5.2: Transportation System  

170th Avenue is an Arterial that provides north/south connections from north of Highway 26 all the way 

to Roy Rogers Road and into Sherwood.  It is a five-lane cross-section with a center barrier south of TV 

Highway.  Transit stops are provided at this intersection for the Route 57 bus.  There are sidewalks and 

bike lanes north and south of TV Highway, with a landscaper buffer strip between the road and the 

sidewalks.   
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7.6: 160th/TV Highway 
Figure 7-7 

SW 160
th

 Avenue and TV Highway Intersection 

 

7.6.1: Current Land Use 

The properties on the north side of this intersection are within the City of Beaverton, and have land use 

designations of Industrial, Office Industrial, and Station Community – High Density. The existing land use 

on the Industrial properties is a former park-and-ride facility (paved parking area) that now appears to 
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be used as a staging facility for road projects. The existing land use on the Office Industrial property is a 

large medical clinic. The existing land use on the Station Community – High Density property is a multi-

family condominium development.  

The properties on the SE corner of this intersection have land use designations of R-25+ between SW 

Shaw Street and SW Blanton Street, and R-15 south of SW Blanton Street. The existing land uses on the 

R-25+ properties are mini-storage units and 3-story apartments.  The existing land uses on the R-15 

properties are attached single family residences (duplexes) on smaller lots.  

The properties on the SW corner of this intersection have land use designations of R-25+ on the south 

side of SW Shaw Street, R-24 on the north side of SW Blanton Street, and R-9 and R-5 on the south side 

of SW Blanton Street. The existing land uses on the R-25+ properties are detached single family 

residences on large lots, and two-story apartment complexes. The existing land uses on the R-24 

properties are a religious institution and associated parking, and detached single family residences on 

individual lots. The existing land uses on the R-9 and R-5 properties are detached single family 

residences on larger lots.   

7.6.1.1: Special Overlays 

Area of Special Concern (ASC) 7 applies to the properties on the south side of TV Highway.  ASC 7 states 

that this area has the potential to be a well-designed, higher density neighborhood. To accomplish this, 

abutting lots must be consolidated or jointly planned for development, consistent with General Design 

Element 17; the extension of SW Blanton Street from SW 160th to Farmington Road shall be assured 

through the development review process as the area develops; and pedestrian circulation within the 

new development shall allow access to park and ride facilities on TV Highway.    

7.6.2: Transportation System 

In this location 160th is classified as a Collector.  North of TV Highway there are four thru lanes with 

right-turn and left turn lanes.  South of TV Highway there is a left-turn lane for traffic turning west onto 

TV Highway.  There are sidewalks on all legs of the intersection with a landscaped buffer between the 

road and the sidewalk north of TV Highway.  There are bike lanes north of TV Highway as well.  Transit 

stops are located in close proximity to the intersection.   
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Appendix A: Demographic Data 
 

Figure A-1 

Age: Aloha Tomorrow Study Area, Washington County, Portland Metro, and Oregon - 2014 

 

Source: American Community Survey, 2014 5-year estimates, Table B01001 
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Figure A-2 

Racial Composition: AT Study Area, Washington County, Portland Metro, and Oregon - 2014 

 

Source: American Community Survey, 2014 5-year estimates, Table B02001 
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Figure A-3  

Racial Composition, Communities of Color, AT Study Area, Washington County, Portland Metro, and 

Oregon - 2014 

 

Source: American Community Survey, 2014 5-year estimates, Table B02001 
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FigureA-4 

Ethnicity: AT Study Area, Washington County, Portland Metro, and Oregon - 2014 

 

Source: American Community Survey, 2014 5-year estimates, Table B03003 
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Figure A-5 

Household Composition: AT Study Area, Washington County, Portland Metro, and Oregon - 2014 

 

Source: American Community Survey, 2014 5-year estimates, Table B09019 
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Figure A-6 

Household Size, AT Study Area, Washington County, Portland Metro, and Oregon - 2014 

 
Source: American Community Survey, 2014 5-year estimates, Table B11016 
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Figure A-7 

Median Household Income by Race and Ethnicity, Washington County 

2014 

 
Source: American Community Survey, 2014 5-year estimates, Table B19013A-I
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Figure A-8 

Median Household Income by Ethnicity, AT Study Area - 2014 

 
American Community Survey, 2014 5-year estimates, Table B19013H-I 
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Figure A-11 

Poverty by Household by Age - 2014 

  
Source: American Community Survey, 2014 5-year estimates, Table B17017 
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Housing Tenure by Race and Ethnicity, AT Study Area - 2014 

 
Source: American Community Survey, 2014 5-year estimates, Table B25003A-I 
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Figure B-4 

Tenure by Units in Structure – 2014 

 
Source: American Community Survey, 2014 5-year estimates, Table B25032 

 

 

  



Aloha Tomorrow: Baseline Report  September 2016 

  Page 170 

 

 

Figure B-5 

Tenure for Single Family Units - 2014 

 

  
Source: American Community Survey, 2014 5-year estimates, Table B25032 
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Figure B-7 

Tenure by Household Size - 2014 

 

 
Source: American Community Survey, 2014 5-year estimates, Table B25009 
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Figure B-8 

Tenure by Household Size, AT Study Area - 2014 

 

  
Source: American Community Survey, 2014 5-year estimates, Table B25009 
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Figure B-9 

Tenure by Householder Age, AT Study Area - 2014 

Source: American Community Survey, 2014 5-year estimates, Table B25007 
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Figure B-10 

Homeownership by Householder Race - 2014 

 

  
Source: American Community Survey, 2014 5-year estimates, Table B25003A-I 
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Figure B-11 

Homeownership by Householder Ethnicity - 2014 

 
Source: American Community Survey, 2014 5-year estimates, Table B25003A-I 
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Figure B-13 

Owner Occupied Housing Unit Value - 2014 
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Figure B-15 

Gross Rent by Number of Bedrooms, AT Study Area - 2014 
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Figure B-16 

Gross Rent by Number of Bedrooms, Washington County - 2014 

 
Source: American Community Survey, 2014 5-year estimates, Table B25068 

  



Aloha Tomorrow: Baseline Report  September 2016 

  Page 182 

 

 

Figure B-17 

Cost Burdened Renter Households - 2014 

  
Source: American Community Survey, 2014 5-year estimates, Table B25074 
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Figure B-18 

Cost Burdened Renter Households by Income, AT Study Area - 2014 

  
Source: American Community Survey, 2014 5-year estimates, Table B25074 
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Figure B-19 

Mortgage Status for Owner Households - 2014 
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Figure B-20 

Cost Burden for Owner Households, AT Study Area - 2014 
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Appendix C: Transportation System Classifications 

C.1: Roadway Classifications 
Principal Arterials form the backbone of the road network and are generally labeled freeways and 

highways. These routes connect over the longest distance (miles) and are spaced less frequently than 

other Arterials. Freeways and highways generally span several jurisdictions and can have statewide 

importance. At a minimum, highways that are classified by ODOT as Interstate or Statewide Highways 

are considered Principal Arterials. General characteristics of Principal Arterials can include: 

● Freeways have the highest level of access control, including grade separated interchanges. No 

at-grade driveways or connections are allowed. 

● Highways generally have limited at-grade connections. 

● Freeways and highways provide connections for the movement of people, services and goods 

between the central city, regional centers and destinations beyond the region. 

● Principal Arterials that are not freeways are managed to minimize the degradation of capacity 

while providing limited access to abutting properties. 

Arterial Streets interconnect with the Principal Arterial highway system. Arterials provide general 

mobility for travel within the Washington/Multnomah/Clackamas County area. Correctly sized Arterials 

at appropriate intervals allow through-trips to remain on the Arterial system; thereby discouraging use 

of Local streets for cut-through traffic. Arterials streets link major commercial, residential, industrial and 

institutional areas. General characteristics of Arterials may include: 

● Arterials serve as primary connections to Principal Arterials and connect to other Arterials, 

Collector and Local Streets, where appropriate.  

● Arterials in the rural area provide connections to neighboring cities and farm-to-market access 

between urban and rural areas. Most rural Arterials serve a mix of rural-to-urban and farm-to-

market traffic. In some cases, rural Arterials, especially in rural/urban fringe areas, 

accommodate significant amounts of urban-to-urban through-traffic during peak commuting 

time periods. This is not the intended function of the rural Arterial designation and is often the 

result of congestion on urban Arterials. 

● Arterials may provide for freight movement similar to Principal Arterials. 

● Arterials have moderate access control for cross streets and driveways. Typically, residential 

driveways are not allowed access to Arterials 

Collector Streets provide both access and circulation between residential, commercial, industrial and 

agricultural community areas and the Arterial system. As such, Collectors tend to carry fewer motor 

vehicles than Arterials, with reduced travel speeds. Collectors may serve as freight access routes 

providing local connections to the Arterial network. General collector characteristics can include: 
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● Collectors connect neighborhoods to nearby centers, corridors, station areas, main streets and 

nearby destinations in the urban area. 

● Land development should not be sited to obstruct the logical continuation of Collector Streets. 

● In the rural area, Collectors are a primary link between the Local Street system and Arterials for 

freight, people, goods and services. 

● Access control on Collectors is lower than on Arterials. Commercial, industrial, and institutional 

uses will be eligible for direct access to Collectors in accordance with provisions of Article V of 

the Community Development Code. Direct access to new residential lots is not permitted. 

Neighborhood Routes are located in residential neighborhoods and provide connectivity to the Collector 

and Arterial system. They do not serve citywide or community circulation. Because traffic needs are 

greater than on a Local Street, certain measures should be considered to retain the neighborhood 

character and livability of these routes. Neighborhood traffic management measures are allowed 

(including devices such as speed humps, traffic circles and other devices). New Neighborhood Routes 

that are not in this plan may be established via the land development process. The Neighborhood Route 

designation is appropriate for urban areas where neighborhood forms are more compact and the routes 

are much shorter than typically occur in the rural area. Traffic management or calming measures are 

allowed. 

Commercial/Industrial Streets are a design variant of the Collector Street designation and are intended 

to provide access to commercial or industrial properties. The application of this designation through the 

development review process may require a different design standard than the underlying functional 

classification designation. 

Local Streets primarily provide direct access to adjacent land. While Local Streets are not intended to 

serve through-traffic, the aggregate effect of Local Street design can impact the effectiveness of the 

Arterial and Collector system when local trips are forced onto the Arterial street network due to a lack of 

adequate Local Street connectivity. Local Street connectivity maps in the Community Plans identify new 

Local Street connections that are required by the Community Development Code in conjunction with 

development. New Local Streets that are not in this plan may be established via the land development 

process.  

Urban Local Street characteristics include: 

● Traffic calming measures are allowed. 

● Access control is minimal with direct driveway connections permitted from all land use types. 

● A connected network of Local Streets is required as set forth in the Local Street Connectivity 

Maps of the Community Plans and in the Community Development Code. 

● Sidewalks and street lighting. 

Special Area Streets are sub-categories of the Collector, Neighborhood Route, Commercial Street, and 

Local Street underlying functional classification designations. Special Area street designations are most 

frequently applied in transit-oriented overlay districts within 2040 Center and Station Community Area 
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designations. They are identified on the Special Area Street Overlay Map and in the Community Plans. 

Special Area Street design standards are included in the Washington County Road Design and 

Construction Standards. 

Special Area Collectors are intended to link traffic from Special Area Local Streets, Special Area 

Neighborhood Routes, and some Special Area Commercial Streets to Arterials. Posted speeds are low to 

moderate. A moderate degree of non-transit-oriented development traffic would be acceptable for 

these facilities. The design of a Special Area Collector provides multimodal access to the Arterial system, 

station area employment and high density residential areas while discouraging traffic infiltration on local 

streets. In addition to autos, these facilities accommodate primary and secondary bus lines, bike lanes 

and sidewalks separated from the street by a landscape strip. Based on an engineering analysis, left turn 

lanes in medium and low density residential areas may be generally provided at intersections with 

Arterials. Developments which are oriented to Special Area Collectors are generally employment-based 

or multi-family residential. Single-family residential developments that abut a Special Area Collector are 

typically oriented away from road.  

Special Area Neighborhood Routes serve both traffic collection and distribution functions, and provide 

access to adjacent properties. These facilities are intended to have less volume and less through-traffic 

than Special Area Collectors. Posted speeds are low and a limited amount of non-transit-oriented 

development traffic is acceptable for these facilities. New Special Area Neighborhood Routes that are 

not in this plan may be established via the land development process. The design of Special Area 

Neighborhood Routes emphasizes neighborhood orientation by accommodating on-street parking, 

transit service and bicycles in a relatively narrow paved width which includes the use of traffic calming 

measures. Exclusive turn lanes are not appropriate for these facilities unless needed for safety at 

intersections with Arterials. Special Area Neighborhood Routes primarily serve residential land-uses. 

Development which includes small to medium scale mixed uses is also appropriate. 

Special Area Commercial Streets serve local access and service needs associated with urban high 

density residential, mixed use and employment-oriented land uses. These roads are not intended to 

serve through-trips but may have higher traffic volumes than Special Area Neighborhood Routes. The 

street may not exceed two travel lanes in each direction. Speeds should be low. New Special Area 

Commercial Streets that are not in this plan may be established via the land development process. The 

design of Special Area Commercial Streets reflects intensive localized urban use by all modes. The road 

must accommodate autos, trucks, buses and bicycles while also providing transit stop amenities and 

frequent opportunities for pedestrian crossings. Sidewalks are wide and have tree wells to encourage 

walking.  

Special Area Local Streets provide direct property access. They are not intended to serve through traffic. 

Posted travel speeds are generally low. The design of Special Area Local Streets reflects the residential 

neighborhood function by accommodating on-street parking on a narrow paved width which can include 

traffic calming measures to slow down traffic. Special Area Local Streets should serve only low to 
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medium density residential districts. New Special Area Local Streets that are not in this plan may be 

established via the land development process. 

C.2 Pedestrian Classifications 
Pedestrian/Bicycle District - Within the urban unincorporated area, a Pedestrian/Bicycle District 

identifies an area where high use by pedestrians and cyclists is either observed or intended. This activity 

may be due to a combination of existing and/or proposed land uses, density, land use mix, community 

design, availability of transit service and/or provision of pedestrian and bicycle facilities. Pedestrian-

oriented design of streets, public spaces and land uses are generally required in these areas to provide a 

safe, direct, efficient, comfortable and attractive walking environment. Secure short-term and long-term 

bicycle parking is generally required and supporting facilities such as lockers and showers are 

recommended at places of employment. Appropriate features and dimensions will vary by context and 

shall be determined through the project development and/or land development review process with 

consideration of other classifications and in reference to the Community Plans and Community 

Development Code. Pedestrian/Bicycle Districts cover the same geographic areas as Metro 2040 Growth 

Concept Regional Centers, Town Centers and Station Communities as adopted in the Washington 

County Comprehensive Framework Plan for the Urban Area. 

Pedestrian Parkway - A Pedestrian Parkway is a major urban thoroughfare (typically an arterial) that has 

the potential for significant pedestrian activity. This activity may be due to the provision of transit 

service, a relatively high intensity and mix of land uses, and/or the continuous nature of the route as it 

passes through one or more communities. Enhanced pedestrian facilities are encouraged to facilitate a 

safe, comfortable walking environment along and across these roadways. Enhanced pedestrian 

crossings are recommended to help people reach transit stops and other destinations from the opposite 

side of the street. Site-specific study is needed to determine the locations and design features for such 

crossings. Consideration of sidewalk widths greater than those shown in adopted road standards is 

recommended on a context-sensitive basis, particularly on Pedestrian Parkway segments that overlap 

with Streetscape Overlays. In all cases, appropriate features and dimensions will vary by context and 

shall be determined through the project development and/or land development review process with 

consideration of other classifications in this TSP and in reference to the Community Plans, Community 

Development Code as well as adopted city plans and codes. Pedestrian Parkways in the Washington 

County TSP are equivalent to on-street Pedestrian Parkways shown in the Metro Regional 

Transportation Plan. 

Streetscape Overlay - A Streetscape Overlay is a segment of urban roadway in which enhanced 

pedestrian features, expanded pedestrian facility dimensions and place-making amenities are 

encouraged in order to facilitate a comfortable and attractive walking environment, and to leverage 

community and economic development. Streetscape Overlays include all Regional Boulevards and 

Community Boulevards shown on the Regional Design Classifications map in Metro’s 2014 Regional 

Transportation Plan (RTP) within Washington County. These segments are typically located within Metro 

2040 Growth Concept Regional Centers, Town Centers, Station Communities and Main Streets. Several 
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additional Streetscape Overlay segments are shown in the urban unincorporated area based on 

Washington County community planning projects such as the Aloha-Reedville Study and Livable 

Community Plan and the North Bethany Subarea Plan.  

On roadways with Streetscape Overlays, appropriate features and dimensions will vary by context and 

shall be determined through the project development and/or land development review process. These 

determinations shall consider the other modal classifications within this plan – particularly freight and 

transit – and refer to the Community Plans, Community Development Code and adopted city plans and 

codes. Features may include (but are not limited to): sidewalks with widths greater than those shown in 

the Washington County Road Design and Construction Standards, medians, narrower travel lanes and/or 

narrower pavement widths, curb extensions, on-street parking, pedestrian-scale lighting, enhanced 

pedestrian crossings, traffic calming, street trees, landscaping, street furniture and public art. 

Regional Trail - Regional Trails are included in both the Pedestrian Element and the Bicycle Element of 

the TSP. A Regional Trail is a multi-use pathway that accommodates regional and local utilitarian 

pedestrian and bicycle trips. Regional Trails include off-street Pedestrian Parkways and Bicycle Parkways 

as identified in Metro’s RTP, along with several existing or proposed multi-use trails in the rural area and 

a limited number of short pedestrian/bicycle connections that facilitate access to the regional 

transportation network. Regional Trails serve a transportation function and are encouraged to be 

designed and constructed in ways that facilitate comfortable, convenient travel, including the 

characteristics summarized below. 

● Using surface and sub-grade materials and following grading and storm water management 

practices that result in a durable, slip-resistant, watershed-friendly surface throughout the year. 

Avoiding flood-prone areas and/or managing storm water to allow year-around operation. 

● Providing adequate width, as surrounding context and circumstances allow, accommodating 

different trail users including people walking, running, cycling, skating, walking dogs and pushing 

strollers.  

● Minimizing sharp curves and out-of-direction travel. 

● In higher-density areas, installing pedestrian-scale trail lighting sensitive to surrounding land 

uses and wildlife habitat.  

● Keeping trails legally open at all hours. 

● Regular maintenance, surface repairs and debris clearing by the responsible jurisdiction.  

Regional Trails in the urban area are intended to have paved surfaces; Regional Trails in the rural area 

are encouraged to have paved surfaces, but may have paved or unpaved surfaces. Regional Trails that 

are routed along roadways may require further determination as to whether the trail will be separated 

from the roadway or employ a shared roadway design. When the location of a proposed Regional Trail is 

being determined in concert with a development proposal or transportation project, the County shall 

confer with the jurisdiction or special district that is responsible for maintaining that trail to ensure that 

the most up-to-date assumptions of that trail’s location and design features are being considered.  
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Regional Trail Refinement Area - A Regional Trail Refinement Area is an area where a Regional Trail is 

planned conceptually but the specific alignment has not yet been determined. A feasibility study or 

master plan is necessary to determine the specific alignment. Before development may occur on land 

within a Regional Trail Refinement Area, in addition to other requirements, the development application 

must demonstrate how the Regional Trail will (at a minimum) not be precluded by the proposed 

development. Regional Trail Refinement Areas include: 

● Turf-to-Surf Trail between Banks and Beaverton 

● Council Creek Trail between Banks and Forest Grove and between Forest Grove and Hillsboro 

● Cooper Mountain Trail 

● River Terrace Trail 

● Fanno Creek Greenway Trail between Bonita Road and the Tualatin River. 

● Community Trail 

Community Trail - A Community Trail is a pathway that accommodates shorter-distance utilitarian 

walking trips and may or may not accommodate bicycle trips. Community Trails serve as convenient 

walking connections between local destinations or as accesses to Regional Trails. Community Trails are 

not necessarily designed for 24-hour, all-weather use; and may be constructed to different standards 

than Regional Trails. Community Trails include off-street Regional Pedestrian Corridors as indicated in 

Metro’s RTP, in addition to selected community, local and other trails shown on trail maps by 

jurisdictions in Washington County. Community Trails that are routed along roadways require further 

determination as to whether the trail will be separated from the roadway or will employ a shared 

roadway design.  

When the location of a proposed Community Trail is being determined in concert with a development 

proposal or transportation project, the County shall confer with the jurisdiction or special district that is 

responsible for maintaining that trail to ensure that the most up-to-date assumptions of that trail’s 

location and design features are being considered. Community Trails appear only in the Pedestrian 

Element.  All roadways in Washington County, with the exception of freeways, are on-street bikeways. 

State policy requires “bikeways” along urban Arterials and Collectors. 

Three of the pedestrian system classifications in the Washington County Transportation System Plan 

apply to the Aloha Tomorrow study area: (1) Pedestrian/Bicycle District, (2) Pedestrian Parkway, and (3) 

Streetscape Overlay. These classifications provide policy guidance for the locations and types of desired 

pedestrian amenities in these areas. The classifications are briefly summarized below.  

Pedestrian/Bicycle Districts identify areas where high use by pedestrians and cyclists is either observed 

or intended. This classification applies to the Aloha Metro 2040 Town Center and the smaller Focus Area 

within it. The location is shown in the Aloha Tomorrow Pedestrian/Bicycle District Map, Figure 5-4. 

Pedestrian-oriented design of streets, public spaces and land uses are generally required in these areas 

to provide a safe, direct, efficient, comfortable and attractive walking environment. Secure short-term 

and long-term bicycle parking is generally required. Supporting facilities such as lockers and showers are 
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recommended at places of employment. Appropriate features and dimensions will vary by context and 

shall be determined through the project development and/or land development review process. 

Pedestrian Parkway - This classification applies to a major urban thoroughfare that has the potential for 

significant pedestrian activity. Enhanced pedestrian facilities are encouraged to facilitate a safe, 

comfortable walking environment along and across these roadways. Enhanced pedestrian crossings are 

recommended to help people reach transit stops and other destinations from the opposite side of the 

street.  Site-specific study is needed to determine the locations and design features for such crossings. 

Consideration of sidewalk widths greater than those shown in adopted road standards is recommended 

on a context-sensitive basis, particularly on Pedestrian Parkway segments that overlap with Streetscape 

Overlays. Appropriate features and dimensions will vary by context and shall be determined through the 

project development and/or land development review process.  

Streetscape Overlay - This classification is a segment of urban roadway in which enhanced pedestrian 

features, expanded pedestrian facility dimensions and place-making amenities are encouraged in order 

to facilitate a comfortable and attractive walking environment, and to leverage community and 

economic development. Features may include, but are not limited to: sidewalks with widths greater 

than those shown in the Washington County Road Construction and Design Standards, medians, 

narrower travel lanes and/or narrower pavement widths, curb extensions, on-street parking, pedestrian-

scale lighting, enhanced pedestrian crossings, traffic calming, street trees, landscaping, street furniture 

and public art. Appropriate features and dimensions will vary by context and shall be determined 

through the project development and/or land development review process.   

C.3: Bicycle System Classification 
Major Street Bikeway - All Arterials and Collectors in the urban area, inside and outside cities, are 

designated as Major Street Bikeways unless they are further designated as Enhanced Major Street 

Bikeways. On Major Street Bikeways, a six-foot bike lane or buffered bike lane is generally considered 

sufficient to accommodate cyclists. Bicycle improvements to Major Street Bikeways should be consistent 

with the Washington County Road Design and Construction Standards and should consider the 

Washington County Bicycle Facility Design Toolkit. 

Urban Collectors that are currently not built to standard, but have low traffic volumes and low travel 

speeds, may employ an interim shared roadway design such as a neighborhood bikeway. Bikeway facility 

types and dimensions shall be context-sensitive and determined on a case-by-case basis through 

engineering review by the appropriate jurisdiction. Major Street Bikeways are not mapped on the 

adopted Bicycle System Map. Urban Arterial and Collector designations are included in the Roadway 

Element.  

Enhanced Major Street Bikeway - An Enhanced Major Street Bikeway is an urban Arterial or Collector 

roadway that has, or is planned to have, buffered bike lanes or cycle tracks on one or both sides of the 

road as illustrated in the Washington County Bicycle Facility Design Toolkit. Enhanced Major Street 

Bikeways include particular roadways and roadway segments where enhanced bicycle features are 
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desired based on the land use context, access to transit service, and roadway characteristics. Enhanced 

Major Street Bikeways may have higher traffic volumes, higher travel speeds, and/or are designated for 

three or more lanes. In these circumstances users with diverse skill levels may desire additional 

separation between the bikeway and vehicular traffic. However, when separated facilities such as cycle 

tracks are pursued, particular attention to conflict points and sight distance is needed. Enhanced Major 

Street Bikeways are shown on county, state and city facilities. Designations applied to roads or other 

facilities not under county jurisdiction should be considered recommendations to the state, city or other 

jurisdiction with primary responsibility for the facility.  

Regional Trail - Regional Trails are included in both the Pedestrian Element and the Bicycle Element. A 

Regional Trail is a multi-use pathway that accommodates regional and local utilitarian pedestrian and 

bicycle trips. Regional Trails include off-street Pedestrian Parkways and Bicycle Parkways as identified in 

Metro’s RTP, along with several existing or proposed multi-use trails in the rural area and a limited 

number of short pedestrian/bicycle connections that facilitate access to the regional transportation 

network. Regional Trails serve a transportation function and are encouraged to be designed and 

constructed in ways that facilitate comfortable, convenient travel, including: 

● Using surface and sub-grade materials and following grading and storm water management 

practices that result in a durable, slip-resistant, watershed-friendly surface throughout the year. 

● Avoiding flood-prone areas and/or managing storm water to allow year-around operation. 

● Providing adequate width, as context and circumstances allow, accommodating different trail 

users including people walking, running, cycling, skating, walking dogs and pushing strollers.• 

● Minimizing sharp curves and out-of-direction travel. 

● In higher-density areas, installing pedestrian-scale trail lighting sensitive to surrounding land 

uses and wildlife habitat. 

● Keeping trails legally open at all hours. 

● Regular maintenance, surface repairs and debris clearing by the responsible jurisdiction. 

 

Regional Trails in the urban area are intended to have paved surfaces; Regional Trails in the rural area 

are encouraged to have paved surfaces, but may have unpaved surfaces. Regional Trails that are routed 

along roadways may require further determination as to whether the trail will be separated from the 

roadway or employ a shared roadway design. When the location of a proposed Regional Trail is being 

determined in concert with a development proposal or transportation project, the County shall confer 

with the jurisdiction or special district that is responsible for maintaining that trail to ensure that the 

most up-to-date assumptions of that trail’s location and design features are being considered.  

Regional Trail Refinement Area - A Regional Trail Refinement Area is an area where a Regional Trail is 

planned conceptually but the specific alignment has not yet been determined. A feasibility study or 

master plan is necessary to determine the specific alignment. Before development may occur on land 

within a Regional Trail Refinement Area, in addition to other requirements, the development application 

must demonstrate how the Regional Trail will (at a minimum) not be precluded by the proposed 

development. Regional Trail Refinement Areas include: 
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● Turf-to-Surf Trail between Banks and Beaverton 

● Council Creek Trail between Banks and Forest Grove and between Forest Grove and Hillsboro 

● Cooper Mountain Trail 

● River Terrace Trail  

● Fanno Creek Greenway Trail between Bonita Road and the Tualatin River Rural Bikeway 

C.4: Transit System Classification 
High Capacity Transit (HCT) - HCT is a transit service that carries high volumes of passengers quickly and 

efficiently between locations. Defining characteristics of HCT include the ability to bypass traffic and 

avoid delay by operating in exclusive or semi-exclusive rights-of-way, faster overall travel speeds due to 

station spacing, frequent service, transit priority street and signal treatments, and premium station and 

passenger amenities. Transit modes most commonly associated with HCT include light rail, commuter 

rail, rapid rail, rapid streetcar and bus rapid transit. Existing HCT routes shown on the Transit Element 

include West Side MAX light rail (Blue and Red lines) and WES Commuter Rail. 

High Capacity Transit Study Corridors - HCT Study Corridors represent future HCT routes as shown in 

Metro’s Regional High Capacity Transit System Plan 2035, adopted in 2010. HCT Study Corridors require 

further refinement and coordination among all affected jurisdictions in order to determine the location, 

transit mode and right-of-way needs associated with each corridor. The Transit Element map shows HCT 

Study Corridors as wide lines that occasionally spread into larger areas in cases where multiple routes 

are possible. Metro’s Regional High Capacity Transit System Plan 2035 divides HCT corridors into four 

implementation tiers: (1) Near Term Regional Priority Corridors, (2) Next Phase Regional Priority 

Corridors, (3) Developing Regional Priority Corridors, and (4) Regional Vision Corridors. TV Highway is 

included in Corridor 32, which is included in the Next Phase Regional Priority Corridors.  

Frequent Bus Service - Frequent Bus Service is fixed-route bus service with 15-minute or shorter 

headways (times between arriving buses) all day, seven days a week, with the potential exception of 

longer headways during early morning and late night hours. Route 57, which runs along TV Highway 

from Forest Grove to the Beaverton Transit Center, is a Frequent Bus Service Route. 

Regular Bus Service - Regular Bus Service is fixed-route bus service with 15-minute headways during 

weekday peak periods and 20 to 30-minute headways at other times. Regular Bus Service routes serving 

the Aloha Tomorrow study area include: Route 52 (Farmington/185th), 67 (Bethany/158th), and 88 

(Hart/198th).  

Peak Period Bus Service - Peak Period Bus Service is fixed-route bus service that operates during the 

weekday morning and evening peak periods only. There are no Peak Period Bus routes in the project 

study area. 

Community Connector Service Area - A Community Connector Service Area is an area that is currently 

served, or could potentially be served, by lower-cost fixed-route bus service or flexible-route shuttle 

service. These are areas where regular bus service may not be feasible due to lower densities and/or 
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historically low transit ridership. The Aloha Tomorrow study area is not currently served by any 

Community Connector routes. 

Park & Ride - A Park & Ride is a location where people are allowed to park private vehicles and access 

one or more transit services. A Park & Ride is typically a parking lot or parking structure adjacent to a 

transit stop. Most Park & Rides are on public property; however they also exist on private properties 

that allow parking through a lease or other agreement with the appropriate transit agency. As of 2013 

there were 28 Park & Rides with more than 5,400 parking spaces combined in Washington County. 

There are no designated Park & Ride lots in the project study area. 

Bicycle Transit Facility - A Bicycle Transit Facility is a location at or near a transit stop that provides 

secure, enclosed bicycle parking accessed by a key card or other technology. The purpose of a Bicycle 

Transit Facility is to improve the viability and convenience of combining bicycle and transit modes for 

trips, and to address the “last mile” connection between a transit stop and a residence, place of 

employment or other location. Existing Bicycle Transit Facilities are found at Beaverton Transit Center 

and Sunset Transit Center. Proposed Bicycle Transit Facility locations are recommended in the TriMet 

Westside Service Enhancement Plan and include facilities at eight additional MAX stations, at Portland 

Community College Rock Creek Campus and in the proposed South Hillsboro town center. 

Major Transit Stops - Major transit stops include: Existing High Capacity Transit Stations, Transit 

Centers, Bus stops on existing or planned Frequent Bus Service lines that are intended to provide a 

higher degree of passenger amenities. Major transit stops may include traveler amenities such as 

shelters, lighting, seating, bicycle parking, real time traveler information and/or other passenger 

amenities. Major transit stops are intended to be highly accessible and visible to adjacent buildings, 

while providing for quick and efficient transit service.  Currently there are no Major Transit Stops in the 

project study area, but there could be in the future, depending on decisions about HCT in the TV 

Highway corridor. 
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