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MASTER PLAN

The attached exhibits comprise the preliminary Master
Plan for Reed’s Crossing.

The South Hillsboro Community Plan was completed
in 2008, and then revised and officially adopted by the
city in September 2012. Since then (as well as in the
years leading up to its adoption), Newland has worked
closely with city staff, its consultants and many other
stakeholders to prepare a master plan that is consistent
with and implements the vision and design policies set
out in the community plan.

The agreed-upon goal is to have Reed’s Crossing
“development-ready” by the end of 2014. The Master
Plan presented here can be characterized as being at a
50%designlevel. It sets theframeworkfordevelopment.
In the coming months, Newland will coordinate with
the city as it refines and finalizes the Master Plan, and
then begins its implementation through land-use and
development applications.

Newland, which has owned the site since 2000, will be
its primary developer. Since 1974, Newland'’s business
has been designing, developing and managing large
master-planned communities like Reed’s Crossing.
Newland has created more than 60 such communities
in 14 states.

Encompassing 463 acres, Reed’s Crossing will be the
gateway to the development of the entire 1,400-acre
South Hillsboro planning area.

Reed’s Crossing will include a town center and
main street. It is projected to have up to 350,000
square feet of commercial and office uses. At build-
out, the community is projected to accommodate
approximately 4,000 housing units in a wide range of
product types and price points.

The Hillsboro School District already owns 40 acres in
Reed’s Crossing and is planning to build two or three
elementary schools and one middle school. The
locations of the schools will be decided by the school
district, the city and Newland as the project develops.

COMPLETE, CONNECTED AND GREEN

Complete, connected and green is cornerstone of the
vision for South Hillsboro described in the Community
Plan. The Reed’s Crossing Master Plan incorporates and
builds upon those design principles.

COMPLETE: Reed’s Crossing will be designed to create
a strong sense of place, integrating the natural and built
amenities with the people who will live, shop and play
in the community. There will be opportunities to create
third places in the town center and elsewhere that will
serve as community gathering places. The schools,
parks and opens spaces will make Reed’s Crossing a
complete lifestyle community.

CONNECTED: A robust and diverse network of trails
and pathways will link all the areas and neighborhoods.
Newland’s goal is to design the community so that all
housing will be within a two-minute walk to a pathway
providing pedestrian and bike access to the entire
community.

The major road network, starting with the southern
extension of Cornelius Pass Road and the east-west
extension of Alexander Street and Blanton Street, will
be integrated into an overall system of bike lanes,
sidewalks, local streets, and an off-road green space
circulation system of trails, corridors and pathways.

GREEN: Reed’s Crossing will be a green sustainable
community incorporating a well-designed hierarchy
of public and private parks, trails and open spaces that
provide opportunities for recreation, wildlife habitat,
and access; as well as utilizing green home building
standards and LEED standard community buildings
and by encouraging sustainability best practices
throughout the project.
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TOWN CENTER

The Town Center at Reeds Crossing is an approximately
30-acre area centered on the intersection of Main Street
and “A” and “B” Streets. It is envisioned as the regional
focal point for South Hillsboro and the gateway to the
Reed’s Crossing community.

A critical component to the success of Reed’s Crossing
will be Newland’s success in creating a mixed-use
town center that is vibrant, pedestrian-oriented and
responsive to market demand.

TheTown Centerwillgrow and evolve as the surrounding
residential community develops. The Master Plan
anticipates a phased development in the Town Center
starting with the core two blocks of Main Street.

Main Street will be a primary retail hub with specialty
shops, restaurants and several public plazas. The
streetscape will be similar to a small-town format: large
tree-lined sidewalks with retail and restaurant seating
spilling from storefronts. Along Main Street, the fronts
of buildings will be primarily glass. There will be on-
street parking, and the off-street parking will be tucked
behind.

The plazas along Main Street will be multi-purpose
amenities: they will provide public gathering locations,
“extra” retail corners, and comfortable and inviting
connections between theretail uses and parking behind
the buildings. The design of the street and sidewalk will
feel like extensions of the plazas.

The western half of Main Street is likely to become the
location that could be shut down to support street fairs
or other types of community events.

The scale will generally be two stories in height, but
the private market is not likely to support second-story
office or residential uses on Main Street.

As Main Street builds out and extends south of
Alexander Street it will be a gateway to the residential
neighborhoods developing to the south and west. It
will establish the identity of the Town Center and create
a sense of urban momentum, which, in turn, should
provide opportunities for more urban-style commercial
development, including two-story active mixed-use
buildings, as the remaining phases of the Town Center
are developed.

The next phases of development in the Town Center
could include townhouses along the south-western
edge, creating a “promenade” along that section of
Alexander Street.

Given the visibility of “A” Street from TV Highway and
its access to Main Street, future phases in this area
are envisioned as larger commercial/office buildings
and retail/entertainment venues such as theaters and
restaurants.

The Master Plan identifies key focal points along
Cornelius Pass Road and its intersections with Main
Street and Alexander/Blanton Streets. These are areas
where the design elements and architecture will receive
heightened scrutiny.
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a COMMUNITY FOCAL POINT AT CORNELIUS PASS AND ALEXANDER

For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.
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Tree-lined allees and landscape
features create sense of arrival at
gateway

TOWN CENTER URBAN EDGE

Urban streetscape creates identity at Main Street entrance;
Architectural features, plazas and courtyards define intersection
at Cornelius Pass

PEDESTRIAN CROSSING

PEDESTRIAN ACCESS/AMENITY AREA

Plazas, courtyards and gardens located between buildings
and accessed from Cornelius Pass and parking areas

LANDSCAPE
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COMMUNITY
FOCAL POINT

Retail anchor, iconic architecture
define corner and create gateway to
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Access to parks and open space;
Opportunity for close interface
with habitat areas, stormwater
treatment and wetlands.
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without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.

TOWNHOME

KEY MAP
*See page 17 for more detail

Town Center - Alexander

m Newland
COMMUNITIES

ALEXANDER
Cross-sections

o)
-
wn
v
O
| -
O
wn I
~ o
O
S
)
oY =

AT THE HEART CF GREAT LIVING



oa|E
CElE
(CZ &
T 3 |'B
=3z
G.)% =
ZO\: ot ;
Pk -
& WV Hwy - _
g {
> g et
N s ;
p
s“&é
N —
W
\J‘)‘ '
‘3%\ “:'f‘
<&
/ H [ L
© J
..,__i*:,,I

KEY MAP
*See page 17 for more detail

hn:anityzune T &0
[ vares walk i i trawved kemes | lurning lane

. . b
' ' T
PROMENADE AT OPEN SPACE _
(COLLECTOR ROAD) _ ROW & Public Sidewalk Easament A

ALEXANDER
Cross-sections

arall|

& ¢
; i =
n I
7, i 80" | 5-" 7 7-0" 54" | 60" landscape area,
@) R walk fplantingl  bike travel lanes / turning lane | bike  |planting walk cutdoor petio spaces & retal -~
— y ~ _ 3 £
U rmiilbi-use L )
traid Open Space _ ROW & Public Sidewalk Easament Town Center
R - =i P - f
DI
QS COMMUNITY FOCAL POINT (ALEXANDER AT CORNELIUS PASS)
Uz
Y = ) For illustration purposes only, based upon current development concepts, which are subject to change
Town Center - Alexander without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.



COMMUNITY VISION

The detailed design features illustrated in the
following set of exhibits provide the look and feel
of the community Newland intends to build. As the
Master Plan is finalized - in-depth research into market
demand and consumer-preference specific to Reed’s
Crossing is one important task that remains to be done
- the ultimate identity or “branding” of the project will
take shape.

The complete-connected-green design principles
established in the SoHi Community Plan are reflected
throughout the Reed’s Crossing Master Plan. As well,
Newland’s own vision statement and guiding principles
have shaped the planning for Reed’s Crossing and will
continue to be an important touchstone as the Master
Plan is completed and the community develops over
the next decade.

NEWLAND'S VISION STATEMENT:

Our communities respect the individual, the land and
the environment, the unique influences of the local
market, and provide those who live and work here with
opportunity, balance and sustainable connections for a
meaningful life.

NEWLAND'S GUIDING PRINCIPLES:
« Master Planning

Connectivity

House Siting

Holistic Landscaping & Lighting

Enriched Intermediate Spaces between Public &

Private Spaces

Multi-Generational Space

Resident Education in Landscaping, Habitat &

Healthy Living

Green Homes & Community Buildings

Reduced Water & Energy Consumption

Protecting Natural Resources
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FOCAL POINTS —— VARIETY OF HOME TYPES DIVERSE POPULATIONS
Locate Park as community Provide a variety of Senior Living provides homes
focal point unit arrangements for a diversity of people

PEDESTRIAN FRIENDLY —
STREETS

Use alleys to provide a pedestrian
friendly streetscape

| b

LGt

DIVERSE STREETSCAPE

Create parks at neighborhood

'FI 2 = edges and pedestrian corridors
g my=er

s P Wy
‘ 2

VARIETY OF
ARCHITECTURE

Provide a variety of
architectural styles

COURTYARD HOMES
Provide a variety of
architectural styles

VARIED SETBACKS DIVERSE STREETSCAPE

Vary setbacks at streets Pocket Parks provide variety

along streetscape

For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.
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Community Vision - Circulation
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DEWALKS

SETBACKS

[ Generous setback —
along arterial

== Neighborhood Route
Local Street

Alley

Pedestrian Path

Green Space

INTER-CONNECTED
SIDEWALKS

— Sidewalks provided
throughout
neighborhood

OFF STREET
PEDESTRIAN
CIRCULATION

Pedestrian circulation
provided off street

PEDESTRIAN
CROSSING

Pedestrian crossing clearly
marked; use bulb outs to shorten
pedestrian crossing

NEIGHBORHOOD ROUTE

+ 2lanes + turning lane
« Sharrows for bikes
- Parallel parking both sides of street

STREET PATTERN
— Inter-connected

street pattern;

Neighborhood streets

where possible

SHORT BLOCK
LENGTHS

— Blocks should be kept
at a shorter length
or provide midblock
pedestrian access
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GARAGE PLACEMENT

— Use alleys to create a
pedestrian oriented
streetscape; Place garages in
the rear of the home

.8 r'{':) Jl_ﬁﬁ‘)‘}/ £,

SCHOOL
CROSSING
— School crossing
at controlled
intersections

form a modified grid
pattern

SCHOOL AS
FOCAL POINT
School as a focal point
for the community
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without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.



LANDSCAPING

Use shrubs and trees to

—— MULTI MODAL TRAILS

Provide meandering trail for biking, walking

bring interest at eye level
and screen tower
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For illustration purposes only, based upon current development concepts, which are subject to change
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and skating through easement

CONNECTIONS TO BPA TRAIL

Avoid emphasizing BPA easement by varying setback along its edge

Open space and trails should provide connections to the BPA open space trail

Community Vision - PBA Corridor

m Newland
= e COMMUNIT!E_S_

Concept Plan

BPA CORRIDOR TRAIL
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For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.
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For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.
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Framework

PARKS AND OPEN SPACE

Reed’s Crossing
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“PUBLIC” PARKS & OPEN SPACE (Approx. 60-70 Acres)

|:] CENTRAL OPEN SPACE CORRIDOR
[ GREENWAY PARK
[ NEIGHBORHOOD PARK

“PRIVATE” PARKS & OPEN SPACE (Approx. 12-18 Acres)
INCLUDES:
- POCKET PARKS

COURTYARDS

NEIGHBORHOOD TRAIL CORRIDORS

- URBAN PLAZAS

*Acreage estimates based on a typical
calculation balancing Parks & Open Space with
development acres of “private” open space

For illustration purposes only, based upon current development concepts, which are subject to change

Community Vision - Parks and Open Space Framework without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.



CENTRAL OPEN SPACE CORRIDOR LOCATION PURPOSE FEATURES RESPONSIBILITY
« Trail Corridors « Minimize interrupted + Regional, multi-use or - Easement owner or Public
« Utility corridors pedestrian access pedestrian trail agency
- Centralized pedestrian « Provide trail related recreational - Site furnishings
circulation areas opportunities « Interpretive program
« Stormwater and water quality  Viewing, picnic areas
management - Large grass fields

T T—

DRAFT

GREENWAY

+ Centrally located to residential + Provides community identity + Multi-use and pedestrian trails + Reed’s Crossing

and retail areas « Provides space for civic « Flexible open space area Homeowners Association
« Size varies from 6 to 20+ acres gathering + Overlooks (HOA) or City of Hillsboro
« Serves area within 1/2 to 1 mile - Passive and recreational « Interpretive programs

walking distance (about a 10 to opportunities

20 mins) - Stormwater and water quality

management

- Trail connections

+ Located in predominantly + Provides neighborhood identity - Playgrounds « Reed’s Crossing

residential areas + Hub for neighborhood gathering « Basketball Homeowners Association
« Size varies from 4 to 6 acres « Passive and recreational - Flexible fields (HOA) or City of Hillsboro
« Serves area within 1/4to 1/2 opportunities « Community gardens

mile walking distance (about 5 « Skate Spot

to 10 mins)

- Located near schools

For illustration purposes only, based upon current development concepts, which are subject to change

without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted. Community Vision - Parks and Open Space
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PARKS AND OPEN SPACE

Reed’s Crossing
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m Newland
' COMMUNIT!E§

LOCATION PURPOSE FEATURES RESPONSIBILITY
| POCKET PARK

+ Located in residential areas - Provides community focal point + Playground + Reed’s Crossing Homeowners
« Size varies from 0.25 to 2 acres - Provides flexible play / - 1/2 basketball court Association (HOA) or City of
- Serves area within 1/8 to 1/4 recreational area - Site furnishings Hillsboro

walking distance (about 2.5 to « Homes front on park « Landscape and plaza areas

5 mins) « Turf areas

» Pathways

]
|9
©
o
wn
c
]
o
@)
(0]
s COURTYARD
>
E « Interspersed in residential areas + Reinforces sense of community - Site furnishings : RGEd'§ Crossing Homegwners
. Size varies, up to .5 acres « Provides flexible play / + Landscape and plaza areas ﬁélslolslatlon (HOA) or City of
- Serves immediate area - about recreational area -« Pathways tisboro
1 to 2 min walking distance - Community gathering spot

For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.

Community Vision - Parks and Open Space



LOCATION

TRAIL CORRIDORS

« Located within 2 min walk from
most residences

+ Located in retail areas

« Positioned at key pedestrian
“crossroads”

+ Adjacent to key retail anchors or
community facilities

« Interspersed along streetscape in
high density residential areas

For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.

PURPOSE

« Provides safe pedestrian
access between community

destinations

+ Provides community and

neighborhood identity

- Civic gathering / events

FEATURES

- Site furnishings
- Signage
« Landscape areas

- Site furnishings

- Signage

« Landscape and plaza areas
- Lighting

« Water feature

DRAFT

RESPONSIBILITY

» Reed'’s Crossing Homeowners
Association (HOA) or City of
Hillsboro

+ Reed’s Crossing Commercial Association

Community Vision - Parks and Open Space
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Reed’s Crossing
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NEWLAND PARKS
AND OPEN SPACE

AT THE HEART CF GREAT LIVING

EAGLE RIDGE OPEN SPACE - Spokane, WA

P

TEHALEH - STICKS N STONES

Community Vision - Parks and Open Space

TEHALEH - NORTH FOREST PARK

For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.



m Newland
_ COMMUNITIES

FORMAL GEOMETRY OF WETLAND POOLS, WEIR WALLS & CIRCULATION BALANCED WITH NATURAL SYSTEM

LOW WEIR WALLS CREATE LANDMARKS AND FOSTER COMMUNITY IDENTITY

WETLAND/
STORMWATER VISION
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For illustration purposes only, based upon current development concepts, which are subject to change Dqé g
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without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted. Community Vision - Sustainable Strategies
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Community Vision - Sustainable Strategies For illustration purposes only, based upon current development concepts, which are subject to change
unity u 9 without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.




For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.
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o)
-
)
wn
@)
p
O
wns
-~ 5
0
(DR
vz
Y =

AT THE HEART OF GREAT LIVING



Street Facilities

SUSTAINABLE STRATEGIES
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Community Vision - Sustainable Strate-
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For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.
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For illustration purposes only, based upon current development concepts, which are subject to change

without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted. Community Vision - Sustainable Strategies
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TYPICAL NATURAL
CORRIDOR SECTION
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Reed’s Crossing
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DRAFT

CWS Jurisdictional Resource, Vegetated Corridor,
Stormwater Swale and Trail

Community Vision - Sustainable Strategies

For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.



TECHNICAL DOCUMENTS

Proposed water and sanitary sewer connections for
the Reed’s Crossing development will be serviced
by existing mains located within SW 229th Avenue
along the site’s western boundary. Sewer service for
development south of Kinnaman Street, which will be
the last phases to develop, will utilize the proposed
future Butternut Creek pump station.

The projected size and location of the sanitary sewer
and water lines within and adjacent to the proposed
development are shown on the following utility Master
Plan exhibits.

Newland is expected to build as part of its initial phase
of development the full “gateway road network,” which
will open up development opportunities, not only for
Reed’s Crossing, but other areas in South Hillsboro
as well. The gateway improvements include: the
extension of Cornelius Pass Road across TV Highway and
the railroad tracks to the intersection with Alexander
and Blanton Streets; the extension of Alexander and
Blanton Streets from 229th Avenue to 209th Avenue;
and, the closing of the 229th Avenue intersection at TV
Highway. The future road classifications of these and
surrounding roads to the development are shown on
the following Transportation Master Plan exhibit.



AT THE HEART OF GREAT LIVING

m Newland
COMMULINITIES

Future Road Classifications

TRANSPORTATION

Reed’s Crossing

May 02, 2014

LEGEND
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Technical Documents

Road

Cornelius

For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.
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For illustration purposes only, based upon current development concepts, which are subject to change
without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.
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9 without notice. No guarantee is made that the features depicted will be built, or, if built, will be as depicted.
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