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I. EXECUTIVE SUMMARY 
 
This report examines the near and long term supply of 15 specific large (25+ acres) industrial sites available 
in the Portland metropolitan region, as selected by Portland General Electric (PGE) staff to study. The 
region’s efforts to attract and grow businesses have been successful in creating local economic growth 
and inspiring private investment through new construction over the last two years. This success in 
economic development means that many hundreds of acres of market-ready Tier 1 employment lands are 
now developed and no longer available to the general market. The challenge of the regional success in 
creating opportunity for future economic development is to maintain a marketable supply of sites to 
enable continued job creation and traded sector industry growth in the region. Given the market 
absorption of Tier 1 sites, it is important to review the remaining inventory to evaluate site readiness and 
cost associated with bringing sites to development ready.  
 
The sites studied in this report are available to accommodate the expansion of existing employers in the 
region as well as the recruitment of potential new employers, however, they are not as close to 
development ready as users require in this market. The sites studied in this analysis are a subset of the 
2014 Regional Industrial Lands Site Readiness Report1. It is important to note that this report specifically 
compiles and summarizes only certain transportation and infrastructure cost estimates per site. Only the 
readiness of Tier 2 and Tier 3 sites are evaluated, as Tier 1 sites are considered developable within 6 
months. Tier 2 sites are considered developable between 7 and 30 months and Tier 3 sites require longer 
than 30 months to develop.  

In PGE’s service territory over the last two years, 611 acres of Tier 1 sites have gone off the market while 
357 acres of Tier 1 remain, approximately half of which are in Estacada and Molalla. There are four Tier 2 
sites, which total 150 acres, which could be brought up to Tier 1 in 18 months or less. The 15 Tier 2 and 3 
sites analyzed in this report face significant timeline and cost challenges before they can move up to Tier 
1. The following numbers summarize the challenges these sites face:  

▪ 22 months: average total development timeline to get a Tier 2 site to Tier 1 
▪ 40 months: average total development timeline to get a Tier 3 site to Tier 1 
▪ $2.26 per gross square foot: average cost for only water, sewer, storm, and transportation 

upgrades to get these sites to Tier 1 
▪ $55,000,000 dollars: costs for transportation upgrades (50% of the total for all 15 sites) 
▪ 11 months: average time for design/permitting of infrastructure and transportation upgrades  
▪ 15 months: average time for construction of infrastructure and transportation upgrades 
 

  

                                                           
1 http://mcknze.com/resources 2014 REGIONAL INDUSTRIAL LANDS SITE READINESS REPORT 

http://mcknze.com/resources
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II. FINDINGS 
 
The report provides an assessment of the following: 

▪ Summary of 15 Tier 2 and Tier 3 sites, including total acreage for each Tier, time, and costs 
estimates to achieve Tier 1 status (Table 1) 

▪ Total and average costs for infrastructure and transportation upgrades needed to achieve Tier 1 
status (Table 2)    

▪ Time estimates for design/permitting and construction (Table 3)  
▪ Sites with the shortest total development timeline (Table 4)  
▪ Consultant recommendation of which sites are most likely to rise from Tier 2 to a Tier 1 

designation the fastest (Table 5) 
▪ Details of specific improvements needed at each site (Appendix A) 
▪ PGE’s industrial land inventory which shows recently sold and remaining Tier 1, 2, and 3 sites 

(Appendix D) 
 
This report is intended to enable PGE to better support the communities it serves by providing updated 
site information on these industrial lands. This data will also advise the company’s system planning work 
and help determine where transmission and distribution infrastructure investments might be prioritized. 
This work builds on the analysis Mackenzie has produced in previous reports, including:  

▪ 2011 Regional Industrial Site Readiness Project2  
▪ 2014 update of the Regional Industrial Site Readiness Project3  
▪ 2014 Clackamas County Strategically Significant Employment Lands Project4  
▪ 2015 Washington County Regional Industrial Site Readiness Project5  

The following provides a reference for definitions of terms used throughout this report: 

Infrastructure improvements: public water, sewer, and stormwater drainage utilities 

Transportation improvements: frontage improvements (sidewalks, landscaping, street lights), right of 
way dedications, construction of half or full street roadways, traffic signals 

Design/Permitting timeline: months designated for designing the required infrastructure and 
transportation improvements based on complexity of the project plus months required for permitting 
the improvements with jurisdiction(s) having approval authority  

Construction timeline: months expected to complete the physical construction of the identified 
infrastructure and/or transportation improvement projects  

Total development timeline: Designing/permitting timeline plus construction timeline 

Gross acres: total acres of the site 

Net Developable acres: Gross acres minus acres constrained by wetlands, floodplain, right-of-way, or 
topography 

                                                           
2 http://www.valueofjobs.com/land_study_2012/ls_Phase1-2-3-analysis-findings.html 
3 http://mcknze.com/resources 
4 http://cmap.clackamas.us/ccss/ 
5 
http://www.co.washington.or.us/LUT/Divisions/LongRangePlanning/PlanningPrograms/CommunityPlanning/indus
trial-lands.cfm 
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Total Costs: aggregated costs of water, sewer, stormwater and transportation infrastructure 
improvement projects 

Table 1 summarizes the total cost estimates for water, sewer, stormwater and transportation 
improvements, and time needed to achieve Tier 1 status. More detailed design/permit and construction 
timelines are provided in Appendix A.  Highlights from Table 1 include: 

▪ Average total development timeline to bring Tier 2 sites to Tier 1 is 22 months. The average to 
bring Tier 3 sites to Tier 1 is 40 months 

▪ The average cost to bring the sites up to Tier 1 is $2.26 per gross square foot for water, sewer, 
storm, and transportation upgrades. These costs range from $4.17 at the Cranford site to $0.65 
at the Elligsen site.  

▪ Two of the three Tier 3 sites have significantly higher total development costs: The Meek Subarea 
and the Vanrose Farms sites, for a total of $55 million dollars. At over 500 acres these are the two 
largest sites in the inventory.   
 

Table 1: Summary of Results Listed Alphabetically by City and Tier 

Site Name Location 
Gross 
Acres 

Net 
develop

able 
acres6 

Total Costs7 
Average 
Cost per 
Gross SF 

Total 
Development 

Timeline 
(months) 

Tier 

Rock Creek Site 1 
Happy 
Valley 40.83 36.82 $4,167,500  $2.34  18 2 

Cranford Hillsboro 28.51 27.29 $5,172,500  $4.17  24 2 

Intel Hillsboro 72.54 68.4 $2,544,000  $0.81  24 2 

Port of Portland NW 
Evergreen Rd Hillsboro 46.23 46.23 $2,574,000  $1.28  15 2 

Spokane Humane 
Society Hillsboro 45.49 36 $6,520,000  $3.29  27 2 

Biles Sherwood 39.60 30.89  $ 3,082,000  $1.79  21 2 

Itel Tualatin 46.25 30.25  $ 7,269,750  $3.61  30 2 

Coffee Creek 1 Wilsonville 89.59 84.70 $ 6,306,500  $1.62  21 2 

Coffee Creek 2 Wilsonville 45.07 44.49 $5,333,500  $2.72  27 2 

Coffee Creek 3 Wilsonville 28.82 26.22 $1,917,500  $1.53  18 2 

Coffee Creek 4 Wilsonville 46.57 42.37 $ 7,722,000  $3.81  30 2 

Elligsen Wilsonville 33.42 30.20 $ 941,500  $0.65  15 2 

Meek sub area Hillsboro 268.02 257.42 $30,000,000  
 

$2.57  42 3 

Vanrose Farms Hillsboro 271.64 224.83 $24,980,000  $2.11  42 3 

Chamberlain Wilsonville 43.00 39.4 $ 4,170,000  $2.23  36 3 

TOTALS:  
 

1,145 
 

1,025 
$112.7 M 

$2.26 
(average) 

26 months 
(average) 

 

  

                                                           
6 Per 2014 Regional Industrial Lands Site Readiness report: http://mcknze.com/resources/appendix-A-highlights-by-
county  
7 Water, sewer, stormwater, and transportation infrastructure only 

http://mcknze.com/resources/appendix-A-highlights-by-county
http://mcknze.com/resources/appendix-A-highlights-by-county
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Table 2 breaks down the $112.7 million of total costs needed to move up to Tier 1 status and shows the 
differences between each of the infrastructure and transportation improvements.   

▪ Transportation costs are nearly 50% of the total improvement costs for the 15 sites, at 
approximately $55,000,000 million dollars ($1.10 per gross square foot). This results in an average 
cost of $3,640,000 per site.  

Table 2: Total and Average Site Improvement Costs 

 Water Cost 
Storm 

Cost 
Sewer Cost 

Transportation 
Costs 

Total Costs8 Acres 

Total 
(15 sites): 

$ 15.45 M $ 19.12 M $ 23.56 M $ 54.57 M $ 112.7 M 1,145 

Average 
Per Site: 

$ 1.03 M $ 1.27 M $ 1.57 M $ 3.64 M $ 7.51 M 76 

  

                                                           
8 Water, sewer, stormwater, and transportation infrastructure only 
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Along with the significant costs to bring these sites to Tier 1, the total development timelines are also 
lengthy. Table 3 breaks out the total development timeline into separate design/permitting and 
construction timelines. Highlights from Table 3 include: 

▪ The average design/permitting timeline for all 15 sites is 11 months and the average construction 
timeline is 15 months. This results in an average development timeline of 26 months to achieve 
Tier 1 status.  

▪ Over half of the sites require water, sewer, storm, and transportation improvements that will take 
one year or more to construct.  

▪ Nine of the 15 sites have total development timeframes of 2 years or more.  
▪ The Tier 3 sites have total development timeframes of 3 years or more (that is, 12-18 months of 

design/permitting in addition to an average construction timeline of 24 months).  

Table 3: Total Development Timeline Details (Listed by Fastest Likely to Achieve Tier 1 Status) 

Site Name Location 
Gross 
Acres 

Total Costs9 
Design/ 
Permitting 
Timeline 

Construction 
Timeline 

Total 
Development 
Timeline 
(months) 

Tier 

Port of Portland 
NW Evergreen Rd Hillsboro 46.23  $2,574,000  

6 9 
15 2 

Elligsen Wilsonville 33.42  $941,500  6 9 15 2 

Rock Creek Site 1 Happy Valley 40.83  $4,167,500  6 12 18 2 

Coffee Creek 3 Wilsonville 28.82  $1,917,500  6 12 18 2 

Biles Sherwood 39.60  $3,082,000  9 12 21 2 

Coffee Creek 1 Wilsonville 89.59  $6,306,500  6 15 21 2 

Cranford Hillsboro 28.51  $5,172,500  12 12 24 2 

Intel Hillsboro 72.54  $2,544,000  12 12 24 2 

Spokane Humane 
Society Hillsboro 45.49 $6,520,000 12 15 27 2 

Coffee Creek 2 Wilsonville 45.07  $5,333,500  12 15 27 2 

Coffee Creek 4 Wilsonville 46.57  $7,722,000  12 18 30 2 

Itel Tualatin 46.25  $7,269,750  12 18 30 2 

Chamberlain Wilsonville 43.00  $4,170,000  12 24 36 3 

Meek sub area Hillsboro 268 $30,000,000  18 24 42 3 

Vanrose Farms Hillsboro 271.64 $24,980,000  18 24 42 3 

 
  

                                                           
9 Water, sewer, stormwater, and transportation infrastructure only 
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Table 4 identifies sites with the shortest total development timelines to achieve Tier 1 status. It includes 
total acreage as well as costs on a square foot basis.  

▪ Four Tier 2 sites totaling 150 acres are closest to Tier 1 status. The total cost estimate to move 
these four sites to Tier 1 is $9.6 million. The remaining eight Tier 2 sites require nearly 5 times the 
investment (approximately $44 million) to get to Tier 1.  

Table 4: Sites with Shortest Total Development Timelines to Achieve Tier 1 

Site Name 
Tier 2 

(18 months or less) 

Tier 2 

(19 – 30 months) 

Tier 3 

(more than 30 months) 

Port of Portland NW Evergreen Rd X   

Elligsen X   

Rock Creek Site 1 X   

Coffee Creek 3 X   

Biles  X  

Coffee Creek 1  X  

Cranford  X  

Intel  X  

Spokane Humane Society  X  

Coffee Creek 2  X  

Coffee Creek 4  X  

Itel  X  

Chamberlain   X 

Meek sub area   X 

Vanrose Farms   X 

Total acres: 150 415 581 

Total cost estimate to move to Tier 1 $9.6 M $43.9 M $59.1 M 

Total cost estimate to move to Tier 1 
per gross square foot $1.47 $2.43 $2.34 
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Based on the analysis featured in this report, there are six sites that rise to the level of the most likely near 
term opportunities in this market. For each of the six listed in Table 5, the costs per square foot are below 
the $2.26 per gross square foot average for all 15 sites considered. In addition, the total development 
timeline for each is between 15 and 24 months. 

Table 5: Near Term Opportunity Sites Most Likely to Achieve Tier 1 Status the Fastest 

Site Name Location 
Gross 
Acres 

Total 
Costs 

Design/ 
Permitting 
Timeline 

Construction 
Timeline 

Total 
Development 

Timeline 

Elligsen Wilsonville 33.42 

   

15 $941,500  6 9 

($0.65/sf)     

Port of Portland NW 
Evergreen Rd 

Hillsboro 46.23 
 

$2,574,000 
($1.28/sf)  

6 9 15 

Rock Creek Site 1 
Happy 
Valley 

40.83 

      

18 $4,167,500  6 12 

($2.34/sf)     

Coffee Creek 3 Wilsonville 28.82 
$1,917,500 
($1.53/sf) 

6 12 18 

Biles  Sherwood 39.6 

      

21 $3,082,000  9 12 

($1.79/sf)     

Intel  Hillsboro 72.54 

      

24 $2,544,000  12 12 

($0.81/sf)     

 

III. CONCLUSION  

The amount of Tier 1 sites that can be developed in approximately one year or less has dwindled in the 
Portland metro area since 2014. The 15 Tier 2 and 3 sites analyzed in this report face significant timeline 
and cost challenges before they can achieve Tier 1 status and meet the market demand for easily 
developable sites. The following summarizes the challenges that these sites face:  

▪ 22 months: average total development timeline to get a Tier 2 site to Tier 1 
▪ 40 months: average total development timeline to get a Tier 3 site to Tier 1 
▪ $2.26 per gross square foot: average cost for only water, sewer, storm, and transportation 

upgrades to get these sites to Tier 1 
▪ $55,000,000 dollars: costs for transportation upgrades (50% of the total for all 15 sites) 
▪ 11 months: average time for design/permitting of infrastructure and transportation upgrades  
▪ 15 months: average time for construction of infrastructure and transportation upgrades 
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Site Name 
Location 

Site 
ID1 

 

Gross 
Acres 

Total 
Water 
Cost 

Water Notes 
Total 

Sewer 
Cost 

Sewer Notes 
Total 
Storm 
Cost 

Storm Notes 

Total 
Trans-

portation 
Cost 

Transportation Notes 
Timeline 

(design/permitting 
+ construction) 

HAPPY VALLEY 

Rock Creek 
Site #1 
 

62 
 

40.83 $612,000  Install 12” looped 
public water line 
system  

$1.12M  Extend 8” and 12” public sewer 
lines from SW corner to eastern 
boundary of site 

$395,500  Install 15” public storm 
drain and detention pond 
to discharge to Rock Creek 

$1.96M  Dedicate property necessary to 
accommodate widening of OR212 to 5 lanes 

 162nd Ave half street improvements along 
property frontage: $1.05M 

 Rock Creek Blvd half street improvements 
along property frontage: $910,000 

6 months 
+ 12 months 

HILLSBORO 

Cranford 
 

47 28.51 $855,000  Extend 8” and 12” 
public water lines to 
northern and 
southern portions of 
site 

$1.6M  Construct sewer service from 
West Union Road and Pubols 
Road, creating parallel lines for 
the northern and southern 
portions of the site without 
crossing the on-site creek 

 Construct a 0.4 MGD lift station to 
provide northern service 

 Construct 8” fore main to reach 
high point in West Union Road 
near eastern boundary of site 

 Construct 8” gravity sewer 
running east of site 

 Extend 8” force main and  
8” gravity sewer line 

$617,500  Construct 12" and 15" 
public storm line 

$2.1M  West Union Road half street improvements 
along entire frontage: $784,000  

 Pubols Road half-street improvements along 
entire frontage: $652,400  

 Pubols Road half-street improvements 
between site frontage and Helvetia Road: 
$406,000  

 Replace existing culvert on Pubols Road: 
$250,000  

 Acquire ROW for Pubols Road 
improvements: $4,650  

12 months +  
12 months 

Intel West 
Union Road 
Site 
 

n/a 72.54 

$312,000 
 
 
 
 
 
 
 

 Extend 16” 
distribution line 
north along NW 
Westmark Drive 
(approx. 1,300’) 
 
 

 

$312,000  Extend 8” gravity line north along 
NW Westmark Drive (approx. 
800’) 

 

$100,000  Extend 21” line along NW 
Westmark Drive (approx. 
1,100’) 

 
 
 

$1.82M  West Union Road half-street improvements 
along entire frontage: $0.70M  

 Westmark Drive full-width street 
improvements; $1.12M 

  

 

12 months + 
12 months  

Meek Sub 
area sites 
 

104 1 100-
acre 
site 

 
2 50-

$4.07M  Extend 18” 
distribution lines 
north along both 
253rd and 264th 
Avenues  

$4.94M  Extend gravity lines along 253rd, 
Meek Road, and 264th 

 Construct new 3.0-MGD pump 
station to existing Clean Water 
Services trunk line 

$8.68M  Construct lines along 253rd, 
264th,  and Meek Road 

$12.31M  Full-width street improvements on 253rd 
from Meek to south property line: $2.52M.  

  Full-width street improvements on 264th 
from Meek to south property line: $2.94M. 

 Reconstruct Meek from east property edge 

18 months +  
24 months 

                                                 
1 http://mcknze.com/resources 2014 REGIONAL INDUSTRIAL LANDS SITE READINESS REPORT 

http://mcknze.com/resources
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Site Name 
Location 

Site 
ID1 

 

Gross 
Acres 

Total 
Water 
Cost 

Water Notes 
Total 

Sewer 
Cost 

Sewer Notes 
Total 
Storm 
Cost 

Storm Notes 

Total 
Trans-

portation 
Cost 

Transportation Notes 
Timeline 

(design/permitting 
+ construction) 

acre 
sites 

 Extend 18” line 
along Meek Road 

to 264th Avenue: $6.3M  
 Shoulder improvements on Meek from 

264th to Jackson School Road: $250,000 
 264th/ Sewell Road intersection 

improvements and connection: $300,000 

Port of 
Portland  
SolarWorld 
 

115 46.23 $0 N/A $0 N/A $534,000  Construct 18” storm line 
within southern portion of 
boundary with discharge to 
Brookwood Road trunk line 

 Provide stormwater 
treatment facilities for 
water quality and detention 
(above ground facilities 
limited to 10,000 SF) 

$2.04M  Springer Street half-street improvements 
across the site: $308,000 

 internal public full-street improvement 
between Evergreen and Springer: $1,25M 

 Deceleration lane on NW Evergreen Road: 
$200,000 

 Springer Street cul-de-sac half-street 
improvements: $280,000 

6 months +  
9 months 

Spokane 
Humane 
Society 
 

55 

45.49 $570,000 

 Extend 2,100 LF of 
24” water line along 
NE 30th Avenue 
(264th Ave)  

$2.98M  Extend 2,200 LF of 18” gravity line 
along 264th Avenue. 

 Construct 2.8MGD sewer lift 
station NW of the site, sized for 
site development and adjacent 
property future development. 

 Construct 2,000 LF force main to 
Huffman gravity sewer. 

$580,000 

 Construct 12”-15” lines in 
264th Avenue 

$2.39M  Construct two-thirds street improvements 
on 264th along property frontage: $1.31M 

 Construct 2/3 street improvements on 
Huffman along property frontage: $1.08M 

12 months  
+ 15 months 

Vanrose Farms  
(Jackson 
School Road 
site) 
 

101 271.64 $3.65M  Extend 12”, 16”, and 
18” public water 
lines through site 

 Develop looped 
water pipe network 

$8.17M  Construct 10” and 18” gravity 
lines draining north toward 
Waible Creek, with two stations at 
the NE and NW corners of the site 

 Construct 12” force main to 
connect to existing gravity one at 
Evergeen Road 

 Upgrade line to 15th Street to a 
24” sewer line 

$2.92M  Construct 12”, 15”, and 24” 
public storm lines to 
accommodate public 
drainage 

 Construct stormwater 
treatment facilities for 
public street runoff 

$10.24M  Huffman Street full-street improvements 
along site frontage: $1.55M  

 Huffman Street full-street improvements 
adjacent to site: $3.03M  

 15th Avenue half-street improvements 
along site frontage: $910,000  

 15th Avenue half-street improvements 
between site and Evergreen Road: $770,000  

 Jackson School Road half-street 
improvements between site and Evergreen 
Road: $2.45M  

 273rd Avenue half-street improvements 
along site frontage: $1.06M  

 Huffman Street ROW acquisition: $267,000  
 15th Avenue ROW acquisition: $32,000  
 Traffic signal modifications at intersection 

of 15th Avenue and Evergreen Road: 
$150,000 

18 months +  
24 months 
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Site Name 
Location 

Site 
ID1 

 

Gross 
Acres 

Total 
Water 
Cost 

Water Notes 
Total 

Sewer 
Cost 

Sewer Notes 
Total 
Storm 
Cost 

Storm Notes 

Total 
Trans-

portation 
Cost 

Transportation Notes 
Timeline 

(design/permitting 
+ construction) 

SHERWOOD 

Biles Site 
 

38 39.60 $486,000  Construct 12” water 
line along new 
roadways to provide 
service loop 

$650,000  Construct 15” sewer line $206,000  Construct 12” public storm 
line 

$1.74M  Blake Street half-street improvements along 
northern edge of the site: $179,200  

 Blake Street full-street improvements across 
northeast corner of the site: $480,000  

 Blake Street full-street improvements across 
adjacent parcel: $200,000 

 ROW for full-street across adjacent parcel: 
$43,660  

 Roundabout at intersection of Blake 
Street/Oregon: $750,000  

 Oregon Street frontage improvements: 
$91,300  

9 months +  
12 months 

TUALATIN 

Itel Site 
 

66 46.25 $630,000  Extend 12” public 
water line to 
southern site 
boundary  

$517,000  Extend 18” public sanitary sewer 
line to southern site boundary  

$842,750  Construct 12” and 15” 
public storm lines 

  Construct outfalls to the 
on-site channel 

$5.28M  124th Avenue half-street improvements: 
$1.3M 

 Blake Street full-street improvements: 
$725,000  

 Blake Street half-street improvements: 
$168,000  

 Tualatin-Sherwood Road half-street 
improvements: $980,000  

 120th Avenue half-street improvements 
along existing roadway segment: $212,800  

 Itel Street full-street improvements: 
$225,000  

 Itel Street right-of-way acquisitions: $36,000  
 120th Avenue full-street improvements 

from half street section to Blake Street: 
$1.5M 

 120th Avenue right-of-way acquisitions: 
$5,440  

 120th Avenue culvert: $125,000 

12 months +  
18 months   

WILSONVILLE 
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Site Name 
Location 

Site 
ID1 

 

Gross 
Acres 

Total 
Water 
Cost 

Water Notes 
Total 

Sewer 
Cost 

Sewer Notes 
Total 
Storm 
Cost 

Storm Notes 

Total 
Trans-

portation 
Cost 

Transportation Notes 
Timeline 

(design/permitting 
+ construction) 

Chamberlain 
Site 
 

n/a 
 

43 $888,000  Construct new 
water line along 
future interstate 
overpass structure 

 Construct 8” and 
12” public water 
lines 

$772,000  Construct 8” and 12” public sewer 
line 

$430,000  Construct 15” public storm 
line 

$2.08M  Boones Ferry Road frontage improvements: 
$297,000 

 Greenhill Lane/Basalt Creek Road half-street 
improvements: $763,000 

 Greenhill Lane/Basalt Creek full-street 
improvements: $1.02M 

12 months +  
24 months 

Coffee Creek 
Site 1 
 

33 89.59 $1.04M  Extend 12” public 
water line 

$520,000  Extend 15” gravity line in a public 
utility easement through the site 

$826,500  Extend 15”-18” lines, with 
approximately 3.5 acres of 
regional detention/water 
quality pond 

$3.92M  Garden Acres Road half street 
improvements on along property frontage: 
$1.68M 

 Kinsman Road two-thirds street 
improvements on along property frontage: 
$2.24M 

6 months +  
15 months 

Coffee Creek 
Site 2 
 

59 45.07 $1.15M 

 Extend 8” and 12” 
public water line 
and develop service 
loop through site 

$653,500  Construct 18” sewer line 
realignment to accommodate 
development 

 Extend 10” and 12” public sewer 
lines along new roadways 

 

$1.01M  Upgrade existing 12” line 
along northern boundary to 
accommodate drainage 

 Construct 18” and 24” 
public storm line 

$2.52M  Grahams Ferry Road half-street 
improvements along site frontage: $1.26M 

 Additional grading work for Grahams Ferry 
Road improvements: $240,000 

 Cahalin Road half-street improvements: 
$1.02M 

12 months +  
15 months 

Coffee Creek 
Site 3 
 

60 28.82 $252,000 

 Extend 12” public 
water line 

$308,000  Extend 12” public sewer line $487,500  Construct 15”, 24”, and 30” 
public storm lines 

 Develop 0.2 acres of 
stormwater treatment 
facilities to provide public 
runoff drainage control 

$870,000  Grahams Ferry Road half-street 
improvements along site frontage: $173,600 

 Additional grading for Grahams Ferry Road: 
$240,000 

 Clutter Street half-street improvements to 
cul-de-sac: $456,400  

6 months +  
12 months 

Coffee Creek 
Site 4 
 

61 46.57 $936,000 

 Construct 12” public 
water lines within 
adjacent roadways 
to develop service 
loops 

$936,000  Relocate existing 18” sewer line 
and extend within adjacent public 
roadways to site boundaries 

 Construct 12” and 18” public 
sewer lines 

 

$1.49M  Construct 15”, 18”, 24”, and 
30” storm lines to provide 
public runoff drainage 
control 

$4.36M  Grahams Ferry Road half-street 
improvements along site frontage: $1.5M 

 Java Street full-street improvements: 
$1.13M 

 Clutter Street half-street improvements to 
cul-de-sac: $456,400 

 Garden Acres Road half-street 
improvements along site frontage: $1.29M  

12 months +  
18 months 

Ellingsen 

32 33.42 $0 

 $2,500  Repair Wiedemann Road 
manholes as identified in 2001 
Master Plan 

$0  $939,000  Wiedmann Road half-street improvements 
along southern property frontage: $819,000 

 Parkway Center Trail half to full trail 
improvements along eastern property line: 
$120,000 
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1  

I . INTRODUCTION AND METHODOLOGY 

General Report Methodology  

For the purposes of this study, 13 of the 54 sites from the 2014 Regional Industrial Lands Site Readiness 
inventory are analyzed along with one site from Table 7: User Owned and User Designated Sites1 and one 
site identified as a part of the 2015 Washington County Regional Industrial Site Readiness Project2.  

Mackenzie applied the same regionally accepted methodology as developed in the previous projects in 
this analysis and relied on site data from those reports to inform this project. Only the Intel site in Hillsboro 
received new analysis by Mackenzie staff in this report as it has not been studied previously. Because the 
focus of this report and site evaluation is specifically for assessing transportation and infrastructure 
upgrades to the sites, wetlands, floodplain, and other on-site needs are not evaluated at this time. Lastly, 
only off-site public infrastructure costs are analyzed; on-site infrastructure (natural gas, 
telecommunications, electricity, etc.) costs are not included.  

This executive summary provides the findings of the 14 previously analyzed sites and one newly analyzed 
site (Intel). Appendix B provides aerial location site maps of each site for reference. For the 14 previously 
analyzed sites in the aforementioned reports, it was assumed that the selected target industry profile 
remains the same and the costs will be summarized per the same target industry profile. The costs were 
not updated in 2017 dollars. For the one new site, Mackenzie relied on publicly available information 
(master plans, concept plans, Transportation System Plans, etc.) to determine what public improvements 
are required and are currently planned to be constructed to/through the site for development. The results 
of this analysis are summarized below.  
  

                                                           
1     http://mcknze.com/resources/executive-summary 
2 http://www.co.washington.or.us/LUT/Divisions/LongRangePlanning/PlanningPrograms/CommunityPlanning/industrial-
lands.cfm 



 
 

H:\Projects\216043900\6_Final\RPT-Appendix C_439-PGE Service District Site Evaluation Methodoloty-170317.docx
 

2  

I I . INTEL SITE 

Water, sewer, storm Improvements  

We analyzed existing utilities using Hillsboro GIS maps (http://hbmapshillsboro-oregon.gov/) and as-builts 
for the West Union Site (located directly west of the site). We found adequately sized water, sewer, and 
storm lines and facilities in Croeni Road and Westmark Drive. On-site building should be able to access 
these mains using private service laterals and no public extensions should be necessary to provide service 
to future development. However, since transportation will required Westmark Drive to be extended 
approximately 1,300’ to West Union drive, utilities must be provided in the Westmark Drive extension. 

Water: A looped system is expected to be required to accommodate the Data Center and Business Park 
uses. We expect required improvements include approximately 1,300 LF of 16” public water line along 
the western property line, connecting the Croeni Road line to the West Union Road line. Typical Business 
Park uses require smaller (8”-12” diameter) water line infrastructure, but we expect City of Hillsboro will 
require public utility extensions to match the existing infrastructure through the site. 

Sanitary: West Union Road has no sewer along the site frontage but it slopes away from the intersection 
with Westmark Drive so sewer does not need to fully extend to West Union Road. 800’ of 8” public sanitary 
sewer main extension from Westmark Drive should be adequate to service the site. 

Storm: Westmark Drive slopes south from West Union Road to Croeni Road. The first catch basin could be 
located 200’ south of West Union so 1,100’ of 21” public storm should be adequate to collect runoff from 
Westmark and stormwater from the rest of the site. 

Unit costs for storm, sewer, and water were based on recent utility master plan cost estimates from the 
Portland Metro region.  
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3  

Transportation Improvements  

We analyzed existing road network and classifications using roadway classification based on the Hillsboro 
Transportation System Plan Update, as amended through January 2017; http://www.hillsboro-
oregon.gov/home/showdocument?id=1847. In summary:  

▪ Industrial Road width from Standard Detail PW-002 (62 ft right of way and 38 ft paved width) 

http://www.hillsboro-oregon.gov/home/showdocument?id=2765 

▪ Arterial Road width from Standard Detail PW-001 (98 ft right of way and 74 ft paved width) 

▪ Existing ROW estimates are based on tax map information. 

▪ West Union Road is classified as a 5-lane arterial by Washington County and a three-lane arterial 

by the City of Hillsboro along the entire site frontage. Because West Union is a County roadway, 

we will assume the County’s five lane half width of 49 ft right of way and 37 ft paved. 

▪ Westmark Drive is required to be extended from its existing terminus to West Union Road as a 

two-lane local industrial street.  

o Previously, it had been classified as a three-lane collector.  

o We understand this is already in a development agreement between the City and Intel. 

▪ Both Croeni Road and Jacobson Road appear to be improved to full standards along the site 

frontage. 

▪ The existing Jacobson/Mauzey alignment along the south end of the site does not appear to be a 

planned public street, so no improvements would be required. Likely this existing roadway could 

be used for access to the site. 

▪ Based on recent analyses in the area, we currently do not anticipate off-site improvements 

would be required with development. 

▪ Only the full width ROW dedication and construction of Westmark, and half street dedication 

and widening of West Union are anticipated. 

Required transportation improvements include the following: 

▪ West Union Road: Half street improvement to total 49’ right of way, 37’ paved (approx. 1,200’ of 

frontage) 

▪ Westmark Drive : Full street improvement 62’ right of way, 38’ paved (approx. 1,375’ of new 

road) 

The costs outlined in Appendix A for these improvements were utilized from the 2015 Washington County 
Regional Industrial Site Readiness Project, which included the following:  

▪ Paving: $8.10 / ft width / LF 

▪ 6” vertical curb: $25 / LF 

▪ 5’ Landscape strip: $55 / LF 

▪ 5’ Sidewalk: $75 / LF  

▪ Lighting: $15 / LF (assumed lighting required on Westmark Dr but not on West Union Rd) 

▪ 30% Contingency on all costs for planning level estimates 

http://www.hillsboro-oregon.gov/home/showdocument?id=1847
http://www.hillsboro-oregon.gov/home/showdocument?id=1847
http://www.hillsboro-oregon.gov/home/showdocument?id=2765
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4  

I I I .  RESULTS 

 

We examined two development profiles for the Intel site, data center, and business park, to determine 
whether different development profiles will require the same transportation and infrastructure 
improvements and if not, what the cost differential is between the two development profiles on the same 
site.  

Water,  Sewer, Storm Util ities  

Utility demands for the Business Park use are generally lower than demands from a Data Center, and in 
most cases, we would expect the utility infrastructure needs to be accordingly smaller. At the Intel site, 
the existing public utility infrastructure is sized to accommodate high-intensity users, so the existing water 
and sewer utility sizes are larger than would be needed for a typical Business Park use. However, we 
expect that the City of Hillsboro will require extensions of these utilities to match the existing pipe sizes. 
Therefore, the utility extensions for the Business Park and Data Center uses are expected to be roughly 
equivalent for this site3. Based on these utility conditions on this site, it was found that the utility and 
transportation improvements and costs are the same for both industry profiles.  

Transportation 

While the Westmark Drive extension is shown on the City’s Transportation System Plan (TSP), a 
connection to the County arterial, West Union Road, would require approval from Washington County 
with justification based on traffic volume needs. If the connection is not allowed, the road could be 
partially extended with a cul-de-sac for site access. For the purposes of this report, we have assumed the 
road would be needed to connect to West Union Road for both industry profiles. To confirm this 
assumption, a conceptual site plan and traffic study would be required to be submitted to the City and 
County for review and approval. If the analysis shows the road is not needed, or user does not desire the 
road, this cost could potentially be reduced or eliminated. Because transportation volumes are a large 
part of a justification for the need for a connection, and because the anticipated transportation volumes 
from a data center are typically significantly lower than those from a business park, it is less likely that the 
road extension would be justified for a data center alone. There are also regional connectivity benefits 
from this road connection that may also influence the justification decision by Washington County. 

 

 

                                                           
3   It is assumed that the business park user, and potentially data center, would be a less intense utility user than the 
infrastructure design anticipated in this area. Therefore, a portion of the water, sewer, and storm improvement costs 
may be eligible for System Development Charges (SDC) or “late-comer” credits. Confirmation from the City of 
Hillsboro is required 
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Tier 1 Recently Transacted or 

Transacting 
Tier 1 Remaining for Sale 

Tier 2 sites Included in 
Mackenzie Report 

Tier 3 sites Included in 
Mackenzie Report 

Tier 2 sites Not Included in 
Mackenzie Report 

Tier 3 sites Not Included in Mackenzie Report 

 
Clackamas Co. Dev Agency Site       

(40 acres) 
Gresham BP lot 8 and lot 5  

(68 acres) 

Happy Valley - Rock Creek 
Site  

(37 acres) 

Hillsboro - Meek sub area  
(200 acres) 

Rivergate - Port of Portland 
(51 acres) 

Portland - Time Oil site (39 acres) 

 
Donald Industrial Site  

(31 acres) 
Estacada Industrial Park  

(126 acres) 
Hillsboro – Cranford 

(27 acres) 
Hillsboro - Vanrose Farms  

(225 acres) 

Troutdale - Mt Hood Comm. 
College  

(37 acres) 
Portland - ESCO site (30 acres) 

 Gresham - Cereghino site   
(25 acres) 

Molalla - Avison  
(48 acres) 

Hillsboro - Intel Site  
(68 acres)  

Wilsonville - Chamberlain 
site (40 acres) 

Troutdale - TRIP 2 lot 10, 11  
(41 acres) 

Mill Creek South (278 acres) 

 
Gresham BP Lots 1,2,3,4,9  

(105 acres) 
Salem Mill Creek North 1B   

(90 acres) 
Hillsboro - Port/Solar World  

(46 acres) 

Wilsonville - Coffee Creek 
1,2,3,4  

(198 acres) 

Hillsboro - 5305 NW 253rd 
(29 acres) 

Tigard Sand & Gravel site (66 acres) 

 
Hillsboro - Baker Property 

(45 acres)  
Salem RETC (25 acres) 

Hillsboro - Spokane Humane 
Society  

(36 acres) 
    Tualatin - Tonquin Industrial area (34 acres) 

 Hillsboro - Majestic  
(63 acres) 

 
Sherwood - Biles  

(31 acres) 
    Troutdale - TRIP 3 (30 acres) 

 Hillsboro - Shute N and S 
(98 acres) 

 
Tualatin - Itel  

(30 acres) 
   Damascus annexed land into Happy Valley (50 acres) 

 Hillsboro - Westmark  
(30 acres) 

  
Wilsonville – Elligsen 

 (30 acres) 
    Portland - Port West Hayden Island (300 acres) 

 Salem Mill Creek Lot 1A, 1C 
(82 acres) 

        Portland - Atofina Chemicals site (47 acres) 

 Troutdale - TRIP lots 6,7,8  
(74 acres) 

        Gresham - Jean Johnson Site (34 acres) 

 Woodburn Industrial Site 
(108 acres) 

       Gresham - Jonak site (27 acres) 

 
          Gresham - Obrist site (33 acres) 

 
          Tualatin - Morse Bros Site (25 acres) 
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Tier 1 Recently Transacted or 

Transacting 
Tier 1 Remaining for Sale 

Tier 2 sites Included in 
Mackenzie Report 

Tier 3 sites Included in 
Mackenzie Report 

Tier 2 sites Not Included in 
Mackenzie Report 

Tier 3 sites Not Included in Mackenzie Report 

 
          

Clackamas County Unincorp. - NW Sand and Gravel Site (25 
acres) 

 
          Cornelius - Davis Family Trust (40 acres) 

 
     Sherwood - Orr site (77 acres) 

 
     Wilsonville - Kennedy/Fitzpatrick/Vanleeuwen (26 acres) 

Total Developable 
Acres 

611 acres 357 acres 305 acres 663 acres 158 acres 1,161 acres 

Cost Estimate to Move 
Up a Tier (per site) 

N/A N/A $4,033,906 (average) $11,489,929 (average) N/A N/A 

Development Timeline N/A 6 Months or less 22.5 Months (average) 40 Months (average) 7-30 months >30 months 

 

 

 

 

 




