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• Grey parcels only

Stable Parcels

•Newer buildings 
•Uses unlikely to 
move
•High L/I ratio (90% 
and more)



Soft Parcels

Large Parcels

Other Parcels

•Vacant lots 
•Surface parking
•Underutilized parcels      
(includes L/I ratio 60% or 
less)
•Lots 6 acres or larger



Natural Resources



Constrained Areas

Steep SlopesStreams and 
Wetlands

•Natural Resource/ 
critical areas – streams 
& wetlands
•Slopes 25% or greater



Potential Development Areas

Large Soft Parcels

Other Soft Parcels

Constrained areas:
Steep slopes
Streams/wetlands

Stable Parcels



HCT Lessons Learned



Fundamentals
1) Picking the Best Alignment
2) Alignment Design
3) Station Area Planning
4) Implementation
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Ideal Station 



Assumptions



Ideal Station 



Station Location Evaluation
1) Existing Population - Existing population 

within ¼ mile of the station
2) Future Development – Potential for new 

development within ¼ mile of the 
station

3) Neighborhood Hub – Potential for a 
neighborhood hub adjacent to the 
study

4) Pedestrian Access – Potential for on-
grade access from all directions

5) Platform Environment – Potential for an 
on-grade platform in a quiet safe 
environment

6) Traffic Effects – Intermodal connections 
and effects on traffic 

Good

Good/Fair

Fair

Fair/Poor

Poor



Interstate 5 Alignment

Interstate Ave. Alignment



Alignments Options Station Area Potential



Alignment Selection
Lessons Learned
1) Make TOD development potential a 

major consideration in the corridor 
selection process.

2) Be clear about how TOD development 
potential is defined.  
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Fundamentals
1) Picking the Best Alignment
2) Alignment Design
3) Station Area Planning
4) Implementation



Good Streets = Good Neighborhoods



Bad Streets = Bad Neighborhoods



Interstate Before & After

Before After



Alignment Design Priorities
Typical Recommended *
1) High Capacity Transit 1) Light Rail Transit
2) Car/Truck Lanes 2) Pedestrians
3) Bicycles 3) On-Street Parking
4) On-Street Parking 4) Car/Truck Lanes
5) Pedestrians 5) Bicycles

* Investors are attracted to pedestrian
friendly streets.



Alignment Design Priorities
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With Good Streets With Poor Streets
Investment

+$234 Million +$40 Million



Alignment Design
Lessons Learned - Interstate
1) Recognize that the street investment 

environment can be seriously eroded by 
additional right-of way requirements

2) Recognize that adjacent neighborhoods 
can be degraded by a poor pedestrian 
environment along the alignment.

3) Clearly define the criteria to be used to 
evaluate the street investment environment.
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Fundamentals
1) Picking the Best Alignment
2) Alignment Design
3) Station Area Planning
4) Implementation



Ideal Station 
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Station Area Planning
Lessons Learned – Orenco Station
1) The station location can have a significant 

impact on future development potential.
2) The station area “neighborhood hub” must 

be located and designed using 
fundamental economic siting  requirements.
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Station Area Planning
Lessons Learned – Beaverton 
Creek
1) Station area development plans – land use 

and circulation frameworks – need to be 
developed concurrent with preliminary 
engineering.

2) Supporting ordinances and design 
guidelines need to be adopted to ensure 
plan implementation.  

CRANDALL ARAMBULA, PC



Rockwood 
Station

Kenton 
Station

Orenco
Station

Beaverton 
Creek Rockwood 

Station

Kenton 
Station

Orenco
Station

Beaverton 
Creek 
Station

Beaverton
Round 
Station



Beaverton, OR







Station Area Planning
Lessons Learned – Beaverton 
Round
1) Developer offerings are not a substitute 

for a station area framework plan
2) Developer offerings should be responsive 

to an adopted framework plan
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17 years later ...









Station Area Planning
Lessons Learned – Rockwood
1) A transit station alone will not stimulate 

development.
2) A station area development framework 

plan is necessary to create investor 
interest.  
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Without With          
Development  Framework Development Framework

$9.5 Million $83.5 Million



Development Comparison
Existing Framework   Development Framework

Development Type Units Area Value Units Area Value

Residential
 Town Houses
 Housing

     38
     45

       -
       -

$ 5,320,000
$ 2,880,000

     39
   564

       -
       -

$  5,460,000
$43,032,000

Office
 New
 Renovated

     -
     -

  11,000
       -

$ 1,155,000      -
     -

  43,000
  11,000

$  4,515,000
$  1,100,000

Retail
 New      -        -           -      -   75,300 $  7,153,000

Service Commercial
 New      -        -           -      -   10,000 $     950,000

Light Industrial
 New      -        -           -      -   93,000 $  4,185,000

Denver Ave. Renovation
 Lofts
 SRO & Apartments
 Office
 Retail

     -
     -
     -
     -

       -
       -
       -
       -

          -
          -
          -
          -

       8
     68
     -
     -

       -
       -
    9,000
  82,600

$     800,000
$  2,624,000
$     900,000
$  3,717,000

Parking      -        - $    186,000      -        - $  9,064,000

Total     83   11,000 $ 9,541,000    679 323,900 $83,500,000



Revenue Benefit

Without With
Development Development

Plan Plan

INVESTMENT
1) Public Improvements $0 $9.5 Mill.
2) Private Development $9.5 Mill. $83.5 Mill.
3) Land Acquisition (Net Neutral) $0 $0

NEW REVENUES (Annual) 
1) Taxes From New Development ($20/$1000 of assessed value) $190,000 $1,670,000
2) Taxes From Existing Development Upgrade (Not Included) plus  plus  
3) Farebox Income (10 % of new trips on transit) $52,000 $582,000

$242,000 $2,252,000
NEW EXPENSES (Annual)
1) Annual Debt Service ($9.5 Mill. @ 5.5% with 10 year payoff) $0 $1,237,200
2) Operating Expenses (Not Included) minus  minus  

$0 $1,237,200
SUMMARY
1) New Revenues $242,000 $2,252,000
2) Less: New Expenses $0 $1,237,200

PUBLIC REVENUE BENEFIT (Annual) $242,000 $1,014,800

Station Area 



Station Area Planning
Lessons Learned - Kenton
A development framework can:
1) Enhance the existing neighborhood.
2) Stimulate transit supportive development 

by minimizing the investor’s risk.
3) Increase tax increment revenues.
4) Increase transit ridership.
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Fundamentals
1) Picking the Best Alignment
2) Alignment Design
3) Station Area Planning
4) Implementation



Priorities



Public Investment $   1,800,000      1.0
Private Investment $ 13,100,000      7.0



Investment Potential
Private Public Investment
Investment Investment Ratio

Priority 1 $13,100,000 $1,800,000 7/1
Priority 2 $  7,200,000 $   700,000 10/1
Priority 3 $26,600,000 $   900,000 30/1
Priority 4 $12,600,000 $   600,000 21/1
Priority 5 $  4,500,000 $   500,000 9/1
Total $64,000,000 $4,500,000 14/1

Other $19,500,000 $2,600,000 7/1
Community Center - $2,400,000
Total $83,500,000 $9,500,000 9/1



Implementing Plans
Lessons Learned – All Stations
An implementation strategy requires:
1) Identifying catalyst projects.
2) Estimating costs for catalyst projects - public and 

private.
3) Establishing project priorities.
4) Developing zoning ordinances and design 

guidelines. 
5) Assigning  responsibilities and preparing a 

schedule.
6) Constructing street and open space 

improvements to catalyze private development.
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Bel-Red Corridor Study
January 19, 2004
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Potential Development Areas

Large Soft Parcels

Other Soft Parcels

Constrained areas:
Steep slopes
Streams/wetlands

Stable Parcels



Potential Alignments

SR 520 
Option

16th Street 
Option

Bel-Red 
Option

1/4
Mile Radius



16th Street Alignment Option

18 ac

Station Area Potential 
Development 166 ac

95 ac

53 ac

1/4
Mile Radius



Bel-Red Alignment Option

18 ac

58 ac

53 ac

Station Area Potential 
Development 129 ac

1/4
Mile Radius



SR 520 Alignment Option

33 ac

53 ac

5 ac

Station Area Potential 
Development 92 ac

1/4
Mile Radius



Station Area Potential Development

SR 520 Option
92 ac

16th Street Option
166 ac

Bel-Red Road Option
129 ac
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