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NOTICE OF ADOPTED AMENDMENT P
2/4/2010
TO: Subscribers to Notice of Adopted Plan

or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist

SUBJECT: City of Hillsboro Plan Amendment
DLCD File Number 006-09

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the
adopted plan amendment is available for review at the DLCD office in Salem and the local government
office.

Appeal Procedures*
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Wednesday, February 17,2010

This amendment was submitted to DLCD for review prior to adoption with less than the required 45-day
notice. Pursuant to ORS 197.830(2)(b) only persons who participated in the local government proceedings
leading to adoption of the amendment are eligible to appeal this decision to the Land Use Board of
Appeals (LUBA).

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If
you have questions, check with the local government to determine the appeal deadline. Copies of the
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government. The notice of intent to appeal must be served and filed in
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call LUBA at
503-373-1265, if you have questions about appeal procedures.

*NOTE: THE APPEAL DEADLINE IS BASED UPON THE DATE THE DECISION WAS
MAILED BY LOCAL GOVERNMENT. A DECISION MAY HAVE BEEN MAILED
TO YOU ON A DIFFERENT DATE THAT IT WAS MAILED TO DLCD. AS A
RESULT, YOUR APPEAL DEADLINE MAY BE EARLIER THAN THE ABOVE
DATE SPECIFIED.

Cc: Colin Cooper, City of Hillsboro
Gloria Gardiner, DLCD Urban Planning Specialist
Jennifer Donnelly, DLCD Regional Representative
Bill Holmstrom, DLCD Transportation Planner
Thomas Hogue, DLCD Regional Representative
Angela Lazarean, DLCD Regional Representative
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Jurisdiction: Hillsboro Local file number: HCP 4-09
Date of Adoption: 1/19/2010 Date Mailed: 1/27/2010
Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? YesDate: 8/31/2009
<] Comprehensive Plan Text Amendment IX] Comprehensive Plan Map Amendment
[] Land Use Regulation Amendment [] Zoning Map Amendment
[ ] New Land Use Regulation [] Other:

Summarize the adopted amendment. Do not use technical terms. Do not write “See Attached”.

New sections: Section 28, establishing goals, policies, and action measures to guide redevelopment and
urbanization of the AmberGlen Community Plan Area, an area of approximately 582 acres located west of SW
185" Avenue, east of SW 204™ Avenue and Rock Creek, north of the Westside Light Rail and south of SW
Comell Road; and Section 29, incorporating the plan in it's entirety. Amendments to sections: 2, 14, 15, and 21
related to the incorporation of the Community Plan and new Plan designation.

Does the Adoption differ from proposal? Yes, Please explain below:

Amendment to Section 2: New Plan Map designations developed and adopted for the AmberGlen Community
Plan Area consistent with AmberGlen Land Use Concept:

MU-I Mixed Use Instituional

MU-UC Mixed Use Urban Commercial

MU-UE Mixed Use Urban Employment

MU-UR Mixed Use Urban Residential

Plan Map Changed from: SCPA to: MU-I, MU-UC, MU-UE, MU-UR
Zone Map Changed from: to:

Location: AmberGlen Community Plan Area Acres Involved: 582
Specify Density: Previous: 2,639 New: 7,184

Applicable statewide planning goals:
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Was an Exception Adopted? [ ] YES XINO
Did DLCD receive a Notice of Proposed Amendment...

45-days prior to first evidentiary hearing? (dYes [INo
If no, do the statewide planning goals apply? [(JYes [JNo
If no, did Emergency Circumstances require immediate adoption? [1Yes [INo
DLCD file No.

Please list all affected State or Federal Agencies, Local Governments or Special Districts:
ODOT, Tri-Met, Washington County, Clean Water Services and Metro

Local Contact. Colin Cooper Phone: (503) 681-6230 Extension:
Address: 150 E Main Strectq Fax Number: 503-681-6245
City: Hillsboro Zip: 97123- E-mail Address: ecolinc@ci.hillsboro.or.us

ADOPTION SUBMITTAL REQUIREMENTS

This form must be mailed to DLCD within 5 working days after the final decision
per ORS 197,610, OAR Chapter 660 - Division 8.

1. Send this Form and TWO Complete Copies (documents and maps) of the Adopted Amendment to:

ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-2540

2. Electronic Submittals: At least one hard copy must be sent by mail or in person, but you may also submit
an electronic copy, by either email or FIP. You may connect to this address to FTP proposals and
adoptions: webserver.lcd.state.or.us. To obtain our Username and password for FTP, call Mara Ulloa at
503-373-0050 extension 238, or by emailing mara.ulloa@state.or.us.

3. Please Note: Adopted materials must be sent to DLCD not later than FIVE (5) working days
following the date of the final decision on the amendment.

4, Submittal of this Notice of Adoption must include the text of the amendment plus adopted findings
and supplementary information.

5. The deadline to appeal will not be extended if you submit this notice of adoption within five working
days of the final decision. Appeals to LUBA may be filed within TWENTY-ONE (21) days of the date,
the Notice of Adoption is sent to DLCD.

6. In addition to sending the Notice of Adoption to DLCD, you must notify persons who
participated in the local hearing and requested notice of the final decision.
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ORDINANCE NO. 5933
HCP 4-09: AMBERGLEN COMMUNITY PLAN

AN ORDINANCE AMENDING THE COMPREHENSIVE PLAN ORDINANCE NO. 2793 AS
AMENDED, ADDING A NEW SECTION 28, AMBERGLEN COMMUNITY PLAN, TO
ESTABLISH GOALS, POLICIES, AND ACTIONS; AND A NEW SECTION 29 TO
INCORPORATE BY REFERENCE THE AMBERGLEN COMMUNITY PLAN IN ITS
ENTIRETY; AND AMENDMENTS TO SECTION 2, URBANIZATION,; SECTION 14,
COMPREHENSIVE PLAN MAPS; SECTION 15, STATION COMMUNITY PLANNING
AREA; AND SECTION 21, TRANSPORTATION SYSTEM PLAN.

WHEREAS, the City of Hillsboro has identified an opportunity to create a regional scale
mixed-use center enlivened with high-quality pedestrian and environmental amenities taking
advantage of the regional light-rail for the AmberGlen Plan Area; and

WHEREAS, the City initiated a planning process with local and regional partners to
create a vibrant regional activity center, with a strong sustainable environment, that reflects
proximity of high value jobs, housing, and transit;, and

WHEREAS, the Planning Commission adopted Order No. 8016 initiating the proposed
Comprehensive Plan amendments on August 26, 2009; and

WHEREAS, the Planning Commission held two (2) public hearings on November 12 and
23, 2009 to consider the AmberGlen Community Plan, received the staff report and public
testimony; and ‘

WHEREAS, at the conclusion of the public hearing, the Planning Commission adopted
Order No. 8020 on November 23, 2009, recommending City Council approval of the subject
Comprehensive Plan and Map amendments based on the testimony, the Record, and Exhibits A,
B and C attached hereto; and

WHEREAS, the City Council considered the Planning Commission recommendation,
received the staff report, and held its own public hearing on December 15, 2009 on the subject
Comprehensive Plan and Map amendments pursuant to Comprehensive Plan Section (1) (IIT) (9)
to receive additional public testimony.

WHEREAS, the City Council closed the public hearing and considered the Planning
Commission recommendation, staff report, and additional testimony at their meeting on

December 15, 2009, and hereby adopts the findings of the Planning Commission as their own in
regard to this matter attached hereto as Exhibit B.

NOW, THEREFORE, THE CITY OF HILLSBORO ORDAINS AS FOLLOWS:
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Section 1. Comprehensive Plan Ordinance No. 2793 is amended by adding a new
section 28 AmberGlen Community Plan, establishing goals, policies and actions, as set forth in
Exhibit A.

Section 2. Comprehensive Plan Ordinance No. 2793 is amended by adding a new
section 29 AmberGlen Community Plan incorporating the AmberGlen Community Plan

document in its entirety into the comprehensive plan, attached hereto as Exhibit C.

Section 3. Comprehensive Plan, Section 2, Urbanization is amended to make
reference to the AmberGlen plan area as set forth in Exhibit A.

Section 4. Comprehensive Plan, Section 14, Comprehensive Plan Maps is amended
to include a reference to the AmberGlen Community Plan Map as set forth in Exhibit A.

Section 5. Comprehensive Plan, Section 15, Station Community Plan Areas,
Quatama SCPA Policies is amended as set forth in Exhibit A.

Section 6. Comprehensive Plan, Section 21, Transportation System Plan is amended
as set forth in Exhibit A and to incorporate the AmberGlen Community Plan Traffic Analysis
which identifies transportation system facilities and improvements to be incorporated into the
Hillsboro Transportation System Plan; and

Section 7. Except as herein amended, Comprehensive Plan Ordinance No. 2793, as
amended, shall remain in full force and effect.

Section 8. This ordinance shall be effective from and after 30 days following its
passage and approval by the Mayor.

First approval of the Council on this 15" day of December 2009
Second approval and adoption by the Council on this 19" day of January 2010

Approved by the Mayor this 19™ day of January 2010

ATTEST: %ﬁ%ﬁ W//?/if)//?

City Recorder

20f2



Exhibit “A”

HCP 4-09: AmberGlen Community Plan

Proposed Comprehensive Plan Text and Map Amendments

Note: Deleted l[anguage everstruck
Added language Jtalicized
Staff comments in [brackets]

Section 2 IV (M) Urbanization Impiementation Measures

(M)

The land use map shall designate property in the Hillsboro Planning Area as
Low, Medium, High, or Mid-Rise Residential, Mixed-Use, Mixed Use Urban
Residential, Mixed Use Urban Commercial, Mixed Use Urban Employment,
Mixed Use Institutional, Commercial, Industrial, Open Space, Floodplain, Public
Facility or Station Community Planning Area. The land use map may also
designate the boundaries of Hillsboro “cornmunity plan” areas.

As used in this subsection, "Mixed-Use” means a mix of residential and
commermal uses elther ver’ucally or honzmtal!y 1he—land—use—map—may~alse

attached—single—family—or-multi-family—split-en—new- cepstrustion: Approprlate
Mixed Use zoning districts shall be applied to implement the Mixed Use (MU)
Plan designation on all properties desighated Mixed Use on the Comprehensive
Plan Land Use Map, or on any properties identified for mixed use on a
Community Plan Area Map.

In addition to the criteria listed in Section 1.IV. B, applications for Minor
Comprehensive Plan Land Use Map changes to the Mixed Use MU Plan
designationsubmitted-afterJuly-314-2604; shall conform to the following criteria:
1) the overall area of the site proposed for the MU designation must equal five or
more acres; and 2) the site proposed for the MU designation must be located
adjacent to the intersection of two arterial streets, two collector streets, or an
arterial street and a collector street.

Residential land outside Station Community Planning Areas shall be designated
Low, Medium, or High density, or Mid-Rise Residential, so as to provide the
opportunity for an overall density of 10 units per net acre, and a 50% detached
single family / 50% attached single family or mufti-family split on new
construction.

[Remainder of section remains unchanged.]

Section 14 (B) Comprehensive Plan Maps Land Use Maps is amended with the addition of a
new subsection (8) to read as follows:




HCP 4-09: AmberGlen Community Plan text amendments 2

(8) AmberGlen Community Map. The AmberGlen Community Comprehensive Plan Map
establishes the boundary of the AmberGlen Community Plan Area and designates the
land uses recommended within the Area by the Community Plan. The goals, policies
and implementing actions contained in Section 28 of this Comprehensive Plan shall
apply to the properties, land uses and public facility systems contained within the
Community Plan Area [See Section 28, Figure 28-1. AmberGlen Community
Comprehensive Plan Map.]

Sectiocn 15 (ll) and (V1) Station Commumtv Plan Areas General Station Community Planning
Area Policies and Quatama/185" SCPA Policies are amended to reflect the removal of the
AmberGlen Community Plan Area from the Quatamar185"™ SCPA and renumbered as follows:

)] General Station Community Planning Area Policies.

(A) The Land Use Map shall designate four Station Community Planning
Areas (SCPA’s) to focus higher densities and mixed use developments
around the nine light rail stations within Hillsboro. [unaffected SCPAs not
shown]

Quatama /185" SCPA

Quatama/s205™ Avenue -
Wdte%@reekﬁft-gé Avenue

(V) Quatama /485" SCPA Policies

(A) The Quatama £485" SCPA is designated as a “station community" in the
Region 2040 Growth Concept. Overali density targets of 45 persons per
net acre are anticipated under this regional designation. The City will
map specific zoning districts to achieve the overail density targets. Given
the amount of land available for medium to high density residential
development near the 205th Avenue light rail station; thHmeent—eHaael

statien; the Region 2040 density targets are achievable.

(B  The City should work W|th Washington County to ensure that lands
generally west of 205" Avenue to 216™ Avenue and south of the
Quatamar205™ station to Baseline Road are planned for transit-oriented
residential development.
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a industrial _shallt ittod within_the_ R b F

{E} (C) A pathway system shall be pursued alon% Bronson Creek to provide off-
street accessibility to the Quatama £2858™ Avenue light rail station and
linkage to the usable open space amenity provided by the Light Rall
Project through wetland enhancements near the Bronson and Beaverton
Creek confluence.

Section 21 Transportation System Plan is amended with minor revisions to the first paragraph,
and the addition of a new paragraph, such that the entire Section reads as follows:

Section 21. Transportation System Plan {TSP.

Pursuant to Section 1(1)(G) of the Comprehensive Plan, the “Gity-ef Hillsboro—Franspertation
Systermr—Plan{FSP)"” “City_of Hillsboro, Transportation System Plan Public Facility Plan July
1999 (TSP)" document is incorporated into the Comprehensive Plan in its entirety and shall be
the “City of Hillsboro, Transportation System Pian (TSP).” The Transportation System Plan
provides specific information regarding transportation needs to guide future transportation
investment in the City and to determine how land use and transporiation decisions can be
coordinated beneficially for the City. The TSP was updated and revised in 2883 2004 to be
consistent with the Hillsboro 2020 Vision and the Metro Regional Transportation Plan; and to
reflect new population and employment information; and Revisiens—to—thePRlan—were—also
implemented to improve coordination with transportation plans from other jurisdictions — namely
Washington County and the City of Beaverion. The update and revision Transportation System
Plan Update January 2004 and Transporiation System Plan Update: Technical Appendix
January 2004 documents are also incorporated into the Comprehensive Plan in their entireties.

The AmberGlen Community Plan: Transportation Planning Rule Study NMovember 2009 which
identifies transportation system facilities and improvements within the AmberGlen Community
Plan Area to be incorporated into the Hillsboro Transportation System Plan is also incorporated
into the Comprehensive Plan in its entirety.

New Section 28 AmberGlen Community Plan to be added to read as follows:

Section 28. AmberGlen Community Plan

)] Purpose.

The AmberGlen Community Plan establishes coordinated goals, policies, and implementing
actions to guide development and implement the community’s vision. Adoption of the
AmberGien Community Plan establishes the policy framework required to amend land use
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regufations for higher intensities and densities, establish capital improvement projects, and
pursue funding mechanisms.

The AmberGlen planning area provides a unique opportunity for transforming suburban
development. Development of the area as an urban community connects the adjacent
Tanasbourne Town Center to the region’s Westside Light Rail line and creates a vibrant, mixed-
use regional center in a suburban location. Served by US Highway 26, close to the region's
intensive high-tech industrial cluster and major retail and service industry employers, the
AmberGlen area is an ideal location to plan for intensive urban development.

In the mid-1990’s, Station Community planning for the area resulted in the adoption of zones to
support existing business and research park development. In 2006, the City of Hillsboro
initiated concept planning for an urban center, recognizing the unique attributes of the location.
Concept planning established a vision, guiding principles and development concept for:

» Creating intensive, mixed-use development and achieving higher levels of density close
to major employers;

» Providing high quality amenities and an urban, pedestrian environment; and

e Supporting regional transportation infrastructure.

The AmberGlen Community Plan provides a comprehensive guide for land use decisions
necessary for accomplishing the vision for an urban regional center.

The AmberGlen Community Plan contains goals, policies and actions in five areas: Parks and
Open Space; Land Use; Transportation, Infrastructure; and Economic Development. Goals and
policies capture concepts embodied in the vision, with Goals indicating a desired end and
Policies stating what must be done to achieve that desired end by identifying the City's position.
Action statements outline projects or standards which implement goals and policies. The goals,
policies and actions are interrelated, and work together to guide implementation of the urban
regional center vision .

() Parks and Open Space Goals, Policies and Actions
(A) Goals and Policies
Goal 1: Design high density urban development fo fit within, complement and
enhance the natural environment to create a landmark identity and fo provide

community and ecological benelfits.

Policy 1.1: Organize development sites around the central park and protected
natural resource areas.

Policy 1.2: Design parks and open space to create a landmark identity and to
provide a significant, natural amenity for high-density urban development.

Policy 1.3: Enhance the local amenity value of parks and open space by
maximizing residential views and ensuring distinctive, quality design highlighting
natural features and beauty.
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Goal 2: Provide a range of recreation opportunities for residents, employees and
community members.

Policy 2.1: Provide a public community park compatible with plan area
develepment to serve a range of ages and interests. Feature a variety of places,
active and passive programs, and “third place” opportunities. Provide park uses
for. the local neighborhood including landscaped areas, pathways and frails,
seating and pichic areas, playground uses, and open lawns. Consider special
gardens and water features, urban plazas and promenades, concessions, and
commercial lease space for ‘third place” uses that appeal to the broader
community.

Policy 2.2: Provide a continuous off-street pedestrian and bike trail system
within parks and adjacent to protected natural resource areas with connections
to local and regional greenway trail sSystems.

Policy 2.3: Develop unified designs for off-street pedestrian and bike facilities to
enhance wayfinding, ease of use, and plan area identity

Policy 2.4: Ensure'acceés fo a public or private park within a short walking
distance of approximately ¥ mile.

Policy 2.5: Pursue development of a sighature indoor recreation center focused
on health and wellness programs for the broader community.

Goal 3: Protect natural resources and enhance opportunities for people to be in
contact with natural systems.

Policy 3.1; Provide opportunities for walking and wildlife viewing within
protected natural resource areas, and for bicycles adjacent to protected natural
resource areas. Avoid environmental impacts or if avoidance is not possible,
minimize impacts to the grealtest extent practicable.

Policy 3.2: Design parks, trails and streets to ensure stormwater runoff is
freated prior to discharging to riparian corridors and natural resource areas.

Policy 3.3: Incorporate sustainable features, methods and materials in the
development of parks and open space to enhance energy efficiency,
environmental heaith and plan area identity.

Policy 3.4: Develop guidelines, regulations, or other incentives to preserve the
existing mature tree canopy within the plan area thereby avoiding loss of
environmental and visual amenity benefits.

(B) Implementing Actions

Action 1: Develop a strategy for acquiring land for key green framework elements
including the central park, forest park blocks, and green connectors.
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Action 2: Sponsor a competition for the design and programming of the central park
and key grecn framework elements. The infent is to establish world-class urban and
sustainable design, and to raise awareness of the plan area vision.

Action 3: Develop and adopt public area design standards consistent with the urban
and sustainable design concepts established in Action 2. Elements addressed include
gateways, treaiments for fandmark locations, plazas, transit stops, and streetscape
elements.

Action 4: Complete a signature recreation center study to identify programs, building
requirements, locations, costs, and funding sources. Explore potential partnerships
with plan area healthcare stakeholders such as Kaiser Permanente, Providence
Healthcare and Oregon Health Sciences University.

Action 5: Investigate the feasibility for local food distribution and community gardens
in the plan area focusing on food quality, creation of gathering places and a shared
civic identity, support for the local economy, and marketing to local restaurants.

Action 6; Identify parks and open space facilities, programs, costs and funding
sources for inclusion in the City of Hillsboro Parks and Trails Master Plan.

Action 7: Based on the Stormwater Master Plan identified in Infrastructure Actions
32 and 33, identify opportunities to coordinate with Clean Water Services, pnvate
development and others to improve stormwater system efficiencies, water quality and
to identify design features for public open space and right-of-way.

Action 8; Capture and reuse stormwater run-off from devefopment in a public
detention facility for use in irrigating parks and landscaped areas.

Action 9: Encourage the use of native and drought tolerant landscape material in
public and private parks to reduce irrigation requirements, intercept rainfall, improve
wildlife habitat and to enhance aesthetics and connections fo nature.

Action 10: Require existing landscaping material and/or organic wasfte to be
composted to the greatest extent practicable for reuse in new parks proposed within
the plan area.

Action 11: Encourage the use of locally produced and available materials in the
design and construction of park and open space areas to reduce transportation costs
and support the local economy.

Action 12: Site and design park facilities to take advantage of solar exposure to
reduce energy costs related to lighting and heating.

{ll} Land Use Goals, Policies and Implementing Actions
(A} Goals and Policies

Goal 4: Create a vibrant, mixed-use urban community with a landmark identity.
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Policy 4.1: Create a mix of residential, retail, employment, civic, and open
space uses af urban densities.

Policy 4.2: Provide a variety of urban housing design types, densities and
heights to serve a range of households, ages and income levels,

Policy 4.3: Organize development around a signature central park and open
space framework amenity to ensure views and access o recreation and nature.

Policy 4.4: Focus and design retail uses o activate plan districts, leverage high
density residential development, and complement and connect to existing retail
centers.

Policy 4.5: Develop land use requirements based on development types
representing a mix of land uses and varying levels of density and intensity to
encourage a mix of uses within buildings, blocks and districts.

Policy 4.6: Provide ‘third places” or gathering places designed to foster social
interaction and strengthen community relationships throughout the plan area.

Policy 4.7: Promote high quality design and strong urban form to create a
compelling community identity.

Policy 4.8. Ensure a rich, varied urban environment by creating a range of
neighborhood districts, each with a distinct character.

Policy 4.9: Provide flexibility when implementing land use concepts to support
existing development until the time that redevelopment becomes economically
viable.

Policy 4.10: Amend the Metro 2040 Growth concept fo designate the combine
Tanasbourne Town Center and AmberGlen Community Plan areas as a Metro
2040 Regional Center.

Policy 4.11: Reference the culftural and natural history of the plan are in design
themes and in the naming of streets, districts and landmarks to strengthen a
distinct and meaningful sense of place.

Goal 5: Create a model for environmentally sustainable community development.

Policy 5.1: Design development to encourage people to walk, bike and use
transit.

Policy 5.2: Promote the use of building materials, construction and landscaping
methods, and energy systems to enhance efficiencies and ecological functions.

Policy 5.3: Identify opportunities to integrate private development with public
infrastructure and open space to maximize efficiencies related to stormwater
management, irrigation, energy production, bio-waste, and local food production.
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{B) Implementing Actions

Action 13: Develop and recommend amendments to zoning and development
standards to implement the development program identified in the AmberGlen
Community Plan Land Use Concept.

Action 14: Develop and adopt design standards and guidelines for Districts and
Neighborhoods identified in the AmberGlen Community Plan Land Use Concept.
Coordinate with public area design standards project identified in Parks and Open
Space Action 3.

Action 15: Develop sustainable standards, guidelines and incentives for public and
private development. In the interim, require development to exceed the state’s
minimum energy conservation requirements.

Action 16: Develop desfgn concepts for the Community Activity Center, including a
pedestrian connection through the Employment District to the Streets of
Tanasbourne, to identify opportunities, constraints, and recommendations for access,
parking and other key requirements.

Action 17: Identify potential public uses and partnerships that could serve as
catalysts to leverage private investment.

Action 18: Collaborate with regional agencies to achieve the combined
Tanasbourne Town Center and AmberGlen Community Plan areas as a Metro 2040
Growth Concept Regional Center with full multi-modal support.

Action 19: Conduct an analysis projecting price ranges and housing types that are
fikely to be built in accordance with the AmberGlen Community Plan Development
Program. Inciude affordability estimates for both owner-occupied and renfer-occupied
housing.

{IV) Transportation Goals, Policies and Implementing Actions
(A) Goals and Policies

Goal 6: Support the development of a balanced, multimodal transportation system
serving residents, employees, and visitors.

Policy 6.1: Improve access to and within the plan area and create a pedestrian-
scale environment by incorporating an urban grid system comprised of streets
and fandscaped access lanes. ‘

Policy 6.2: Design and priortize transportation projects to serve existing
development, stimulate new developinent and aftract people to the arca.

Policy 6.3: With regional pariners, pursue the extension of High Capacity
Transit (HCT) connecting the existing Westside Light Rail line to the plan area
and fo employment centers to the north and west.
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Policy 6.4: Support a local transit circulator system within the combined
AmberGlen plan area and the Tanasbourne Town Center to provide convenient
access between commercial, institutional, recreational and residential uses, and
to strengthen connections to light rail, HCT and bus transit.

Policy 6.5: Provide strong pedestrian and bicycle connections throughout the
plan area, and to adjacent retail centers, health providers, employers, parks and
natural areas, and transit. On Key major streets, provide increased separation
between vehicles and pedestrians and cyclists to encourage walking and biking
as viable, alternative travel modes.

Policy 6.6: Ensure livability and access for neighborhoods adjacent tc the
AmberGlen plan area by maintaining mobility functions on major streets
commensurate with travel demand created by plan area development, and by
preventing encroachment of parking for plan area uses infto adjacent
neighborhoods.

Policy 6.7: Create and maintain an environment where there is less reliance on
motor vehicle trips by coordinating public and private trip reduction strategies
and pursuing a comprehensive travel demand management program.

Goal 7: Incorporale sustainable features, methods and materials into the design and
construction of the transportation system.

Policy 7.1: Incorporate stormwater management functions inlo the design of
streets, pathways and access lanes by providing green street leatures to reduce
runoff, increase stormwater. system efficiency, and reduce negative impacts of
development on water qualily and stream habitat.

Policy 7.2: Provide green street fealures to enhance the urban street
environment, strengthen area identity, and effectively address stormwater
management and waler quality in light of infillration potential. Green sireet
features include, but are not limited fo, use of pervious pavement, street trees,
permealting curbs, vegetalive filters, swales, and linear detention and infiltration
basins.

Policy 7.3: Consider paving materials with a high Solar Reflectance Index (SRI)
to minimize the amount of urban heat island effect generated by heat gain
through impervious surfaces.

Policy 7.4: Reuse demolished roadway material as available for bedrock
foundation of new streets in cases where there are no associated negative
environmental impacts.

{B) Impfementing Actions

Action 20:  Initiate and fund development of an Interchange Area
Management Plan (IAMP) or equivalent public multi-jurisdictional process for the
NW 185th Avenue interchange with US Highway 26 for adoption by the City of
Hillsboro, Washington County, other local governments as appropriate, and the
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Oregon Department of Transportation (ODOT) fo address, among other things,
issues outlined in the AmberGlen Traffic Analysis and Summary and to identify
improvements to the state and local street network needed to prolect
interchange and local street network functions based on adopted local land use
plans. Ensure a transparent public process as identified by ODOT in the IAMP
Guidelines.

Action 21: Amend the Cily’s Transportation System Plan fo include slreet
improvements and access management policies indentified in the Interchange
Area Management Plan or equivalent mulli-jurisdictional process for the NW
185th Avenue interchange with US Highway 26 (Action 20), and functional
classifications identified in the AmberGien Transportation Concept. Coordinate
with Washington County to ensure consistency with the Washington County
Transportation Plan, and with Metro to ensure consistency with the Regional
Transportation Pian.

Action 22:  Develop a detailed street plan, design criteria and standard details
for adoption in the Hillsboro Zoning Ordinance. Coordinate for consistency with
the urban and sustainable design concepts established by Parks and Open
Space Actions 2 and 3.

Action 23:  Fully assess oOpportunities, constraints, costs and benefits
associated with incorporating green street features in the design of streets,
greenways, and green access lanes as part of the development of the
comprehensive stormwater strategy identified in Infrastructure Actions 32 and
33.

Action 24: Based on Action 23 green streets feasibility findings, develop design
slandards for "green streets” and determine maintenance programs, and adopt
“green street” standards into the City’s Transportation System Plan.

Action 25: Develop a strategy for acquiring fand for critical rights-of-way
identified in the AmberGlen Transportation Framework.

Action 26: Work closely with Tri-Met to develop new regional transit options
and to enhance existing transit options within and adjacent to the plan area.

Action 27: Prepare a transit service strategy for the combined AmberGlen Plan
Area and Tanasbourne Town Center that includes analysis of costs and benefits
associated with a local transit circulator. Compare fixed-route systems such as a
street car or personal rapid transit with a bus-based system.

Action 28: Study the potential for providing improved pedestrian access to
connect the plan area to adjacent retail centers and employers to the north.

Action 29: Work with employers, transportation agencies, the Westside
Transportation Alliance, and other lransportation pariners to develop a
comprehensive travel demand management program.
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Action 30: Develop a district parking strateqy including parking requirements to
foster non-auto trips. These may include development of a paid parking district,
and standards that establish maximum parking rations and limits on surface
parking spaces or area.

(V) Infrastructure Goals, Policies and Actions
(A} Goals and Policies

Goal 8: Ensure adequate capacity, quality, and efficient delivery of water, sanitary
sewer, stormwater and public safety services to support planned development.

Policy 8.1: Reuse existing infrastructure facilities to the extent practicable.

Policy 8.2: Provide infrastructure in substantial conformance with the
AmberGlen Community Plan Infrastructure Concept. Alternative improvements
may be identified to support uses and densities identified in the AmberGlen
Community Plan Development Program.

Policy 8.3: Investigate the feasibility of establishing a “zero net impact” objective
for stormwater quantity and quality. City owned facilities should strive to meet the
Clean Water Services Low Impact Design Guidelines for “zero net impact”
stormwater quantity and quality.

Policy 8.4: Promote district-based strategies for heating and/or cooling based
on carbon-neutral power sources to increase efficiencies, reduce costs and
provide ecofogical benefits not available through conventional or site-by-site
development approaches.

Policy 8.5: identify opportunities to capture and reuse sewage, stormwater or
other infrastructure discharge to provide heating, non-potable water, and other
services to public and/or private development.

Policy 8.6: Feature.innovative infrastructure improvements and district-based
strategies in the planning and design of public and private catalyst projects to
strengthen community identity and to serve .as demonstration projects for future
devefopment.

Policy 8.7: Ensure that the Police Department and Fire Department have the
equipmenf, staff and expertise required to provide a safe and healthy
environment given the larger scale and density of pfanned development.

(B} lmplementing Actions
Action 31: Complete detailed engineering plans and cost estimates for infrastructure
system improvements fo support uses and densities identified in the AmberGlen

Community Plan Development Program.

Action 32: Complete a comprehensive strategy for stormwater management based
on development of a Stormwater Master Plan for the AmberGlen area and the use of
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Low Impact Development Approaches for sites, streets and where required, regional
stormwater facilities. Work in partnership with Clean Water Services, Washington
County, City of Hillsboro Parks and Recreation, Engineering and Planning
Departments, property owners and other public and private partners.

Action 33: Complete a detailed analysis and coordinated designs for managing
stormwater within streets and public open space based on the Stormwater Master
Plan for the AmberGlen area identified in Action 32. Coordinate designs with the
development and adoplion of “green street” standards into the City's Transporiation
System Plan identified in Transportation Actions 23 and 24.

Action 34: Address innovative and integrated infrastruclure improvements in the
City-sponsored competition for design and programming of the central park and key
green framework elements identified in Parks and Open Space Action 2.

Action 35: Amend Hillsboro Public Facilities Maps as needed fo incorporate
infrastructure system improvements identified in Action 30.

Action 36: Identify staffing, training, equipment and other Police Department and Fire
Department resources required to effectively serve the larger scale and density of
planned development.
Action 37: Initiate a district energy strategy which would seek fo evaluate, identify
and begin to develop energy production for planned development.

(VI) Economic Development Goals, Policies and Implementing Actions

(A) Goals and Policies

Goal 9: Support a vital and sustainable economy within the AmberGlen Community
Plan Area.

Policy 9.1 Pursue economic development strategies that build on the
AmberGlen Plan Area's unique mix of assels.

Policy 9.2: Develop flexible regulatory structures that combine a range
incentives and performance measures to achieve an economically vital district,

Policy 9.3: Provide mechanisms to support new development, redevelopment,
and adaptive reuse of existing structures and sites.

Policy 9.4: Create a branding strategy that establishes and promotes the
AmberGlen Plan area as a djstinct, desirable Hillsboro location.

Policy 9.5: ldentify public/privale parinerships that support financing of
economically vital mixed-use development.

Goal 10: Identify and implement funding strategies fo support creation of an
economical vital, mixed-use district,
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Policy 10.1: Pursue diverse funding strategies that include but are not limited
to; tax increment financing (urban renewal), System Development Charges
(SDCs), Local Improvement Districts (LIDs), Vertical Housing Tax Credits,
General Obligation and Revenue Bonds, Grants, and other public and private
funding sources.

Goal 11: Identify strategic public investments to leverage widespread and sustained
private investment,

Policy 11.1:  Accelerate development with strategic public investments
consistent with the Plan’s Guiding Principles.

Policy 11.2: Support the removal of requlatory barriers without jeopardizing the
AmberGlen vision,

Policy 11.3: Enhance coordination between public and private partners to
facilitate timely decision making.

Goai 12: Expand econo)nic abtivity and the jobs base within the AmberGlen Plan
Area through the recognition that quality of life issues are critical to successfully
attracting and retaining professional and support jobs in a global marketplace.

Policy 12.1: Provide opportunities to retain and expand existing AmberGlen
businesses.

Policy 12.2: Identify and recruit businesses that are complementary to existing
“Silicon-Forest” business clusters.

Policy 12.3: Work with local, state, federal, and private trade organizations to
identify and recruit businesses to the AmberGlen Community Plan Area.

Policy 12.4: Create a system of performance measures to support a healthy
and efficient business climate and ensure that the AmberGlen Community Plan
retains its economic vitality.
(B) Implementing Actions
Action 38: Conduct an urban renewal feasibility study and adopt a plan to support
infrastructure and other investments necessary fo create an urban scale mixed use

center.

Action 39: Complete a comprehensive public/private funding strategy to support the
plan.

Action 40: Develop and use SDC incentives to implement the AmberGlen
Community Plan.

Action 41: Identify potential Transit Oriented Development (TOD) funding.
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Action 42: Establish methods of financing the development and ongoing
mainfenance of public amenities such as parks, open spaces, community center, and
other similar public amenities.

Action 43: Develop an implementation strategy and schedule for Catalyst Projects.

Action 44: Provide incentives for developers to provide targeted public and private
amenities and services that add substantial value within the plan area.

Action 45: Encourage the creation of an AmberGien business association fo
develop and implement private business markeling strategies.

Action 46: Identify potential market barriers and employ economic development
strategies fo ameliorate barriers.

Action 47: Develop a business recruitment strategy.
Action 48: Develop and implement a parking strategy that supports market driven

parking solutions.

New Section 29 AmberGlen Community Plan Document to be added to read as follows:

Section 29. AmberGlen Community Plan Document

Pursuant to Sections 1(ll} (B} and {G) of this Comprehensive Plan, the “AmberGlen Community
Plan November, 2008" document is incorporated info the Comprehensive Plan in its entirsty.
Except for the AmberGien Community Comprehensive Plan Map, all other planning maps and
other graphic exhibits contained in the document serve only fo illustrate the fand use, urban
design or transportation system improvement policy concepts prescribed in the Community
Plan and do not have the force and effect of the adopted Hillsboro Comprehensive Pfan Land
Use, Transportation System or Public Facility System Maps.




o Ncazza &
-
¥ "k%
¥
¢
- E '
£
AvTa My
= -
-
ﬁ et
y
Lag
N
e
.
. 3
-~ '
o -~
¥ -~
-
3
ol
3

Figure 28-1: Comprehensive Plan Designations
AmberGlen Community Plan

ik Dote: Oncomter & 2009
Comprehensive Plan &
) Mixed Use Urban Residential (MU-UR) ’
7] Mixed Use (MU)

B Mxea Use Urban Commercial (MU-UC)
I Vixed Use Urban Emoloyment (MU-UE)
B Mixed Use Insfituional (MU-1) :
B Ficod Plain (FP)* L 3
L e e I

Tax Lois " o

—

b
{
A0y
e

B0 wndpa

e
.

T Y
r
»
v

Desouncsr «

v

F 1 ey g,
romanias ¢

<

e g

e

on
- s
rer
o b
gL
BEDOE Mg« -
4
T 4y —
Clhade
¢ v -
. -
5
L g =
e 4
+
3
!
B
~
-

WOOeWE)

g TN |

—




EXHIBIT “B”

BEFORE THE PLANNING COMMISSION

OF THE
CITY OF HILLSBORO
A REQUEST FOR COMPREHENSIVE CITY OF HILLSBORO
PLAN AMENDMENTS TO CASE FILE NO. HCP 4-09
INCORPORATE THE AMBERGLEN FINDINGS OF FACT
COMMUNITY PLAN.
NATURE OF APPLICATION

A legislative amendment to the Hillsboro Comprehensive Plan to incorporate the
AmberGlen Community Plan (Plan) and related amendments was initiated by the
Planning Commussion through adoption of Order No. 8016. The proposed amendments
are legislative in nature, therefore the 120 day rule does not apply.

The purpose of the Plan is to establish coordinated goals, policies and implementing
actions to guide future development and implemet the community’s vision:

“Create a vibrant regional activity center enlivened with high-quality
pedestrian and environmental amenities, taking advantage of the region’s
light rail system.”

Development of the area as an urban community connects the adjacent Tanasbourne
Town Center to the region’s Westside Light Rail line and creates a inixed-use regional
center in a suburban location. Served by US Hwy 26, close to the region’s intensive high-
tech industrial cluster and major retail and service industry employers, the AmberGlen
area presents an ideal location to plan for intensive urban development.

HEARINGS

The November 6, 2009 Staff Report lists the public meetings and open houses that were
held prior to the Planning Commission’s commencement of the public hearings upon the
Plan (pages 9-11). The Planning Commission held a public hearing and considered this
application at its meetings of November 12, 2009 and November 23, 2009.

INCORPORATION OF ADDITIONAL DOCUMENTS

The Planning Commission incorporates the staff report dated November 6, 2009 with all
exhibits attached thereto. The Planning Commission also incorporates the Draft
AmberGlen Community Plan dated October 22, 2009 and supplemenrtal staff reports with
all exhibits attached thereto dated November 12, 2009 and November 19, 2009 as support
for its decision, supplemented by the further findings and conclusions set forth herein. In
the event of any inconsistency between the supplementary matter herein and the staff
report, the matter herein controls. To the extent they are consistent with the approval
granted herein, the Commission adopts by reference its oral deliberations on this matter.



FINDINGS AND CONCLUSIONS

The purpose of these Findings and Conclusions is to address key issues and report HCP
4-09 AmberGlen Community Plan compliance with applicable criteria as the basis for the
Planning Commission’s recommendation to the City Council.

HCP 4-09 AmberGlen Community Plan and associated amendments to the Hillshoro
Comprehensive Plan (HCP Section 2 — Urbanization, Section 14 — Comprehensive Plan
Maps, Section — Station Community Planning Areas, and Section 21 — Transportation
System Plan, new Section 28 and Section 29)

HCP 4-09 AmberGlen Comprehensive Plan Approval Criteria and Findings

Preparation and adoption by the City of HCP 4-09 (AmberGlen Community Plan)
must comply with the following applicable laws: _

1. Major Plan Amendment Procedural requirements set forth by Section 1 of the
Hillsboro Comprehensive Plan.

2. Applicable Statewide Plamming Goals (Goals 1,2,5,9, and 12);

3. Applicable sections of the Metro Regional Functional Plan (Title 1, 2, 3, and 6)

Major Comprehensive Plan Amendment Procedures

Pursuant to HCP, Section 1 (II) (G), a Major Plan Amendment includes any significant
change to the Comprehensive Plan text map initiated by the City Council or Planning
Commission. Section 1 (III), Plan Revision and Major Plan -Amendrients, states that
major plan amendments shall be processed as legislative actions subject to the following
provisions which effectively comprise the requirements to be met for valid HCP
amendments:

(A) For each proposed plan revision or major plan amendment to the
Comprehensive Plan:

(L) With the advice and assistance of the CIAC, establish and conduct
a citizen involvement program which provides for public
involvement and input into the proposed revision or amendment
which complies with Statewide Planning Goal | requirements. At
a minimum, such a public involvement program shall provide for
adequate notice on citizen involvement activities; advanced
information on matters under consideration; and opportunities for
public involvement in all phases of the planning process applicable
to the proposed plan revision or major plan amendment as
determined by the CIAC.

AmberGlen Community Plan, HCP 4-09 Page 2
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)

(3)

4
(3)

(6)

Identify issues to be addressed and related information and data to
be collected, reviewed and made available for public review.
Inform citizens of these issues; and provide opportunity for citizen
access to the related information and data and for citizen input on
these issues.

Notify affected government agencies of planning activities; invite
review and comment.

Collect relevant information and data.

Analyze each issue and identify proposed actions which address
the issue sufficiently. As part of the public involvement program
for the plan revision or major plan amendment.

(a) Compile and combine the issue, relevant data and
information and actions into text format and make copies of
such text available for review and comments by citizens
and affected government agencies.

(b) Compile comments received from citizens and affected
government agencies for consideration by the Planning
Commission. The Planning Department shall prepare
written responses to comments and make the responses
available for public review and to the Planning
Commission during its consideration of the proposed plan
revision or major plan amendinent.

A Planning Commission public hearing on a plan revision or
major plan amendment shall be conducted after completion of the
tasks set forth in Section (III)(A)(1 through 5) above and the
citizen involvement program for the plan revision or major plan
amendment established by the CIAC. Notice of any public hearing
by the Planning Commission or Cify Council ou a plan revision or
major plan amendment to the Comprehensive Plan shall be
published in a newspaper of general circulation in the City a
minimum of 20 days prior to the date of tlie initial public hearing.
Any such notice shall contain:

(a) A suminary of the plan revision or major plan amendinent.

(b) The time, date and place of the hearing.

(c) The location(s) at which copies of the plan revision or
major plan amendment summary may be obtained.

(d) A statement that all interested persons may appear and
provide testimony and that only those persons making an

AmberGlen Community Plan, HCP 4-09 Page 3
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appearance of record may appeal the determination of the
Planning Commission or City Council.

(©) A general explanation of the requirements for submission
of testimony and the procedure for conduct of the hearing.

(7 The Planning Commission may recess the hearing in order to
obtam further information or provide additional notification. Upon
recessing for these purposes, the Commission shall announce the
time and date when the hearing will be resumed.

(8) After hearing the plan revision or major plan amendment, the
Planning Commission shall forward a recommendation of denial,
approval, or approval with modifications of the plan revision or
major plan amendment to the City Council.

® The City Council shall hold a hearing during its consideration of a
plan revision and may hold a public hearing on any major plan
amendment. Notice of the hearing shall be provided in the manner
prescribed in subsection (1I1) (A) (6). After consideration of the
plan revision or major plan amendment, the City Council may
adopt or deny the plan revision or major plan amendment.

(10)  The Planning Department shall keep copies of adopted text of the
plan revision or major plan amendment on file at the City Hall and
City Library for inspection by the public and shall notify citizens
and government agencies that copies of the adopted text are
available for inspection.

(11)  The final City Council decision on a plan revision or major plan
amendment may be appealed in accordance with applicable State
statutory provisions, relating to appeals of decisions amending an
acknowledged comprehensive plan.

(12) The Planning Commission shall also establish and publicize a
procedure  whereby  interested individuals, community
organizations and public agencies may request to be included on a
regular mailing list of parties to be notified of the initiation of
proposed plan revisions or major plan amendments.

Public Participation

The public participation process for the AmberGlen Community Plan continued built
upon the public outreach that was completed in the OHSU/AmberGlen Concept Plan
from 2006 to 2007. Durning the development of the initial Concept Plan process a seres
of 50 stakeholder interviews was conducted of major property owners and city residents.

AmberGlen Community Plan, HCP 4-09 Page 4
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A Technical Advisory Commmittee (TAC) and Steering Comimnittee was formed to advise
the development of the Concept Plan along with a series of open houses. The Concept
Plan also included a unique 3-day of design charrette which included both property
owners within the plan area and residents froin the surrounding neighborhoods.

Upon initialization of the AmberGlen Community Plan effort staff developed a public
outreach plan that sought to leverage the earlier public outreach and due to the limited
membership of the current Citizen Involvement Advisory Committee (CIAC) presented
public involvement plan for the Community Plan directly to the City Council and
Planning Commission at the joint work session on February 17, 2009 rather than the
CIAC.

City Council and Planning Commission response to the public participation plan was to
recognize that two years of planning and public outreach had already been completed
from the origination of the Concept Plan to initialization of the Community Plan effort;
therefore, the final effort should continue as it had begun in order to be as efficient as
possible. At the February 2009 work session staff described that the Community Plan
would include 3 to 4 Steering Commiittee Meetings and 3 Public Open Houses followed
by public hearings with the Planning Commission. City Council, lanning Commission,
and AmberGlen / Tanasbourne stakeholders voiced no objections to the proposed public
outreach effort. The public outreach efforts are outlined in the staff report exceed those
initially reported at the February 2009 work session and demonstrate the number of
public meetings and opens houses conducted during the planning process.

February 17, 2009 City Council / Planning Commission Work Session

e Ineluding special guests Metro Councilors David
Bragdon & Katherine Harrington, Tri-Met Board
Member Rick Van Beveren, and selected members of the
AmberGlen Steering Committee — Reviewed
OHSU/AmberGlen Concept Plan & Stakeholder
Preferred Alternatives. Reviewed key unanswered
questions and requested direction for the refinement of
the AmberGlen Community Plan.

March 31, 2009 Technical Advisory Committee & Steering Committee
Meeting #1
e Review direction provided at the City Council /
Planning Commission Joint Work Session. Presented
alternative plan maps that combined the
OHSU/AmberGlen Concept & Stakeholder Preferred
Alternative Maps

April 1, 2009 Public Open House - AmberGlen Business Park #1
e General information about the AmberGlen Plan.
Approximately 45 citizens in attendance.

AmberGlen Community Plan, HCP 4-09 Page 5
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April 15, 2009

June 24, 2009

June 25,2009

August 4, 2009

August 25, 2009

Septerber 10, 2009

September 17, 2009

October 10, 2009

October 28, 2009

November 12, 2009

Scheduled:

Technical Advisory Committee & Steering Committee Meeting

#2

o Presentation of Urban Amenity Values and Public Park
Space.

Technical Advisory Committee & Steering Comumittee Meeting
#3
e Present Retail Capacity and Mid & High Rise Residential
Viability

Public Open House —AmberGlen Business Park #2
s Approximately 25 citizens in aftendance.

City Couneil / Planning Commission Joint Work Session
o Review outcome of February Joint Work Session and
Update on Community Plan Progress

City Parks Commission Presentation
s Present overall plan with an emphasis on Parks and Open
Space

Technical Advisory Committee & Steering Committcc Mceting
#4
e Draft Plan Document, Transportation Analysis Findings,
Funding/Urban Renewal

Public Open House — AmberGlen Business Park #3
o Review Draft AmberGlen Community Plan and Map

City Council / Planning Commission Joint AmberGlen & Pearl

District Tour

o Urban Design Tour — Press Release and noticed as required
by Oregon public meeting law. to the public

Planning Comumission Work Session
s  Review Draft AmberGlen Community Plan and Map and
Transportation Modeling and Projects findings.

Planning Commission Public Hearing — Receive Public
Testimony

November 23, 2009 Planning Commission Public Hearing — Receive Public

Testimony - Recommendation
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Notice to Effected Government Agencies

As a part of the AmberGlen Community Planning process a Technical Advisory
Committee (TAC) was established that included all affected government agencies. These
agencies include: Oregon Department of Land Conservation and Development, METRO,
Tri-Met, Washington County, Oregon Department of Land Use and Transportation, Tri-
Met, Beaverton School District, Tualatin Valley Water District, Clean Water Services,
PGE, and NW Natural.

Public Notice

Public notice in accordance or exceeding Statc law and City codes was sent to effected
agencies, property owners, and the public.

e Public notice included publication of all the joint City Council / Planning
Commission work session agenda’s in the Hillsboro Argus and the City’s City
Council and Planning web site.

s Notification for three public open houses included a combination of direct mailings
to property owners within the plan area, surrounding property owners (within 500
feet), and to a list of cifizens and organizations that asked fo be included in on a
project mailing list. Press relecases were sent to the Hillsboro Argus and Oregonian
which were published in each instance.

» Hillsboro Argus publiéhed articles describing each of the three AmberGlen Open
Houses.

e Notice of HCP 04-09 was listed in Washington County CPO Newsletter in the
October and November 2009.

e Notice was sent to the Department of Land Conservation and Development (LCDC)

on Qctober 22, 2009, 45 days in advance of the first evidentiary hearing as required
by ORS 197.610.

o The AinberGlen Community Project website has averaged 295 visits a month since
May.

e Notice of the Planning Commission hearing was mailed to property owners on
October 22, 2009 and published in the Hillsboro Argus on October, 23, 2009.
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Consistency with the Hillsboro Comprehensive Plan, Transportation System
Plan, Parks Plan.

The AmberGlen Community Plan has been developed consistent with the
following documents: Hillsboro Comprehensive Plan, Transportation System
Plan, and Parks Master Plan.

Consistency with the METRO Urban Growth Management Functional Plan

Metro Urban Growth Management Functional Plan (UGMFP) requires that when
Jlocal Comprehensive Plan amendments are made that the plans are consistent
with all the applicable Titles in the UGMFP. Metro staff participated in the
AmberGlen TAC and has submitted two (2) letters to the record. Each of the
letters expresses support for the planning effort while drawing out specific
changes that may be necessary to ensure full compliance with the Regional
Transportation Plan, but neither letter raises objection to adoption of the

- AmberGlen Cominunity Plan understanding further study is necessary.

AmberGlen Comununity Plan Chapter 4 Transportation includes policies and
action measures that require consistency with the RTP. Metro staff has indicated
to staff that the plans are in “substantial compliance” with the Functional Plan and
offer no conditions or other specific requirements.

The plan supports all of the applicable Titles within the Framework Plan because
it increases both residential and employment density while also encouraging
increased multi-modal transportation options. The plan also seeks to reduce the
use of surface parking and protect and improve natural resources and waier
quality.

Therefore, staff find that the proposed plan amendiments contained within HCP 4-09 are
consistent with Metro UGMFP Titles 1, 2, 3, and 6.

Oregon Statewide Planning Goals

The Hillsboro Comprehensive Plan was acknowledged by LCDC to carry out the
Statewide Planning Goals, the recommending order will provide an analysis that
demonstrates how the proposed amendments to the Comprehensive Plan and adoption of
the Community Plan Goals, Policies, and Actions comply with the applicable Statewide
Planning Goals. A staff member of the Land Conservation and Development
Commission was a member of the AmberGlen TAC and voiced no significant concerns.
The AmberGlen TAC also included Oregon Department of Transportation (ODOT) staff.
ODOT has submitted a letter expressing requirement to ensure adequate Transportation
Planning Rule analysis. ODOT has also submitted a letter to the record that describes
that if the City is willing to participate and fund an Interchange Access Management Plan
that ODOT would delay final TPR analysis to rezomng of the AmberGlen plan area.
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Goal 1 Citizen Involvement

To develop a citizen involvement program that insures the opportunity for citizens
to be involved in all phases of the planning process

The intent of this goal is to ensure citizen participation in all aspects of the planning
process. Extensive public participation has occurred as described in the response to the
Hillsboro Comprehensive Plan amendment procedures; staff find that the proposed HCP
04-09, AmberGlen Community Plan is consistent with the intent of Goal 1.

(oal 2 Land Use Planning

To establish a land use planning process and policy framework as a basis for all
decision and actions related to use of land and to assure an adequate factual base for
such decisions and actions.

The intent of this goal is to ensure adequate coordination in City planning. The AmberGlen
Community Plan has followed the adopted policies for review and adoption of a Major Amendment
to the Hillsboro Comprehensive Plan. As described in the public participation process response
representatives from all major agencies were invited and took part in the AmberGlen TAC.

Staff find the proposed AmberGlen Community Plan and associated changes to the Hillsboro
Comprehensive Plan are consistent with Goal 2.

Goal 5 Open Space, Scenic and Historic Areas, and Natural Resources

To protect natural resources and conserve scenic and historic areas and open spaces.

This AmberGlen Community Plan addresses Goal 5 through the proposed Goals, Policies, and
Action Measures that seek to not only maintain natural resources but that make them central to the
identity of the plan area by preserving and enhancing the natural resources of the Community Plan
area.

The proposed amendments that are necessary for the adoption of the Community Plan do not
directly amend any of the regulatory policies that affect natural resources including wetlands
identified on the City’s significant wetlands inventory. Therefore, staff find the proposed
amendments consistent with this Goal.

AmberGlen Community Plan, HCP 4-09 A Page 9
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Goal 9 Economic Development

To provide adequate opportunities throughout the state for a variety of economic
activities vital to the health, welfare, and prosperity of Oregon’s citizens.

The intent of this goal is to create opportunities by direct economic activity to arca that
are suitable for increased development or econormic activity. HCP 04-09 complies with
this Goal by establishing goals and policies to establish zoning with greater flexibility
and a corresponding greater number of uses. Office use is the predominate existing
allowed use within the plan are and while office employment will still be a permitted use
the opportunity to establish commercial retail and sigmficant amounts of housing within
the district are supported by the goals, policies, and actions contained in Chapter 1 of the
Community Plan. Based on economic reports completed by Johnson Reid providing a
greater diversity of uses provides a greater opportunity for an economically vibrant mixed
use district.

Therefore, staff find that the HCP 04-09, AmberGlen Community Plan complies with this

Goal 10 Housing

To provide for (he housing nceds of the citizens of the state.

The intent of Goal 10 is to provide sufficient and diverse housing for citizens of
Hillsboro. The AmberGlen Community Plan significantly increases the opportunity for
additional housing in close proximity of jobs and transit. The Community Plan also
establishes policies that encourage mixed income housing choices to ensure that the full
spectrum of household incomes can find housing within the plan area.

Therefore, staff find that HCP 04-09 complics with this goal.

Guoal 11 Public Facilitics and Services

To plan and develop a timely, orderly and efficient arrangement of public facilities
and services to serve as a framework for urban and rural development.

The intent of this goal is to ensure that public services such as sanitary and storm sewer
and water will be provided in a timely mamner. The AmberGlen Community Plan is
somewhat unique in that it is able to leverage the significant infrastructure investments
that were made for the development of the AmberGlen Business Park and other
surrounding development. The AmberGlen Community Plan included representative
from all the major infrastructure partners and no specific infrastructure deficiency has
been noted by the Technical Advisory Commiittee.

Therefore, staff (ind that the proposed amendments to the Comprehensive Plan are
consistent with this Goal.
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Goal 12 Transportation

To provide and encourage a safe, convenient and economic transportation system.

The intent of Goal 12 is to ensure balanced safe transportation system. This goal is
implemented by Oregou Administrative Rule (OAR) 660-0012-0060 (1), better known as
the State Transportation Planning Rule (“TPR”). The TPR requires Hillsboro to review
HCP 4-09 as to determine whether the amendments to the Comprehensive Plan
contemplated by the AmberGlen Comnunity Plan would have a “significantly affect” on
existing or planned transportation facilities. The TPR further requires that if there is a
finding of “significant affect” that a set solutions and costs be identified to maintain level
of services standards i1dentified in the Transportation System Plan (TSP). Under OATR
660-0120060 (4)(a) and (b), planned improvements to transportation facilities contained
in the adopted and acknowledged local government TSP and/or within adopted State or
Metro federal-approved financially constrained regional TSPs may be relied upon to
determine the amendments will not “significantly affect” those transportation system
impacts of the land use concepts set forth in HCP 04-09.

A David Evans and Associates Memorandum: Summary of AmberGlen Traffic Analysis,
dated November 12, 2009, which is herby incorporated into the AinberGlen Community
Plan as Appendix C and into these findings by reference, reviewed the estimated traffic
impact. The analysis compares the effects of buildout of the existing Comprehensive Plan
against buildout under the proposed AmberGlen Community Plan. The area of the
Transportation Study is significantly larger than the AmberGlen plan area and includes a
total of 32 intersections.

Because of the significant increase in residential density and mixed-use development
capacity transportation modeling analysis of the proposed plan indicates that traffic
increases only effect two intersections that would fail under the existing comprehensive
plan designations and do not “significantly affect” the operation through adoption of the
proposed AmberGlen Community Plan.

The two intersections identified for improvement include the NW Walker and NW 173™
intersection and the NW 185™ and Highway 26 intersection. In each of these cases
proposed capacity solutions are within the anticipated revenue that would be generated by
either Washington County Transportation Development Tax revenue or potential tax
increment revenue from a potential urban renewal district.

Chapter 4 of the AmberGlen Community Plan includes policies and actions that require
ongoing analysis and coordination with Washington County and ODOT on an
Interchange Access Management Plan (IAMP) to identify specific solutions. The JAMP,
which will include a public outreach component providing further input for residents to
impact the choice of potential solutions and which project are selected to be included n
an update to the City’s Transportation System Plan.
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CONCLUSION

For the rcasons set forth above, the Planning Commission finds that the comprehensive
plan map and text amendments proposed to incorporate the AmberGlen Community Plan

“are consistent with comprehensive plan goals, policies and implementation measures and
meet the approval criferia. The Planning Commission hereby recommends approval of
HCP 4-09 as supported by these findings.
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Findings and Conclusions
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INTRODUCTION

Purpose

The AmberGlen Community Plan establishes coordinated goals, policies, and
implementing actions to guide development and implement the community's vision,
Adoption of the AmberGlen Community Plan establishes the policy framework required to
amend land use regulations for higher inlensities and densities, establish capital
Concept planning established a vision, guiding princples and development concept for:

= Crealing intensive, mixed-use development and achieving higher levels of
density close to major employers;

= Providing high qualily amenities and an urban, pedestnan environment; and
«  Supporting regional ransportation nfrastructure.

The AmberGlen plan area provides a unique opportunity for kansforming suburban
development. Development of the area as an urban community connects the adjacent
Tanasbourne Town Cenler 19 the region's Westside Light Rall line and creates a vibranl,
mixed-use regional center in a suburban location, Served by US Hwy 25, close lo the
region's intensive high-lech induslial cluster and major retail and service industry
employers, the AmberGlen area is an ideal location lo plan for intensive urban
development.

The AmberGlen Community Plan provides 2 comprehensive guide for land use decisions
necessary for accomplishing the vision for an urban regional center.

Transi, Jobs and City of Hillsboro Hilsboro Cenlers

City of Hillsboro 2

WHY HERE? WHY NOW?

» Strong interest by developers
& owners of several large
properties

* Vacant, underdeveloped land
* Regional growth trends
* National lifestyle Trends
* Market demographic Trends

* Adjacent to major Westside
employers

* Access to transportation
infrastructure - Highway 26
and light rail

* The Right Place - successful
Tanasbourne Town Center
has achieved Reglonal
Center scale

AmberGlen Community Plan



City of Hilisboro

Plan Organization

The AmberGlen Community Plan contains the following sections:

Background - ldentifies the plan area, conlext, planning process and public
involvement.

Vision and Concept Plan - The vision statement and guiding principles embody
community aspirations, and provige the basis for development of the Concept Plan

Chapter I: Parks and Open Space
Chapter Il: Land Use

Chapter Ill: Transportation
Chapter IV: Infrastructure

Chapter V: Economic Development

Plan Chapters

Each chapler contains the following sections
«  Existing Condilions
«  Plan Concepls
«  Goals, Policies and Actions

Goals, Policles and Actions

Goals and polcies capture concepls embodied in the vision. Goals indicate a desired
end. Policies state what must be done o achieve a desired end by idenlifying the City's
position. Aclion siatements oulline projects or standards which implement goals and
policies. The goals, policies and aclions are interrelated, and work together o guide
implemeniation of the vision.

AmberGlen Community Plan Area wiewed from the west looking east

3 AmberGlen Community Plan



BACKGROUND

Context

Plan Area

The plan area encompasses approximalely 606 acres located near Hillshoro's
growing residenbal and employment populalions. The plan area is bounded by
NW Cornell Road to the north, NW 206" Avenue lo the west, NW 185 Avenue
to the east and the Weslside Light Rail line lo the south. The Bronson Creek
corridor fraverses the plan arza creating two distinct subareas. The weslem
area includes the AmberGlen Business Center and the Oregon Graduate
Institute. The eastern arca includes the Oregon Health Science University
(OHSU) West Campus and 2 mix of emerging multi-family residential,
education and commercial uses. The Willow Creek Transil Cenler and
Qualama fight rail stations are localed al the southern boundary, The plan area
features significant siles of vacant or under developed land

Qualama Light Rail Station

Regional Context

The City of Hillsboro is one of the fastest growing clies in the Portiand
meltropolitan region and cumently has a population nearing 90,000 people,
making it the 5 largest city in the state. Hillsboro has become the center of
hgh tech invesiment in Oregon, with nearly 25,000 employed in (his induslry.
Growth has been spurred by the City's availability of developable indusinal
land, employmen! opportunilies, desirable neighborhoods, qualily schoots, and
regienal Iransportation infrastruclure. This success in employment growth has
resulled in a jobs-lo-housing imbalance, crealing 2 need for additional
residential development

Located adjacent 1o the plan area, the Melro 2040 Growth Concep! designated
the Tanasboume area as 3 Town Center in 1995. Suburban in form,
“Tanasboune” grew 1o become one of the largest mixed-use centers in the
region. In 1999, the City adopted the Tanasbourmne Town Center Plan to direct
new mixed-use growth loward regional allocations for housing and jobs, and lo
support Metro 2040 Growth Concepl goals for a balanced mode split and
compact, efficien! development. In conirast 10 the AmberGlen plan area and
Hillsboro's other Town Cenlers, the Tanasbourne Town Cenler is not
supporied by light rail transit

Recenl Tanasbourne development fealures a mix of urban, pedestrian-oriented
business and open space amenities. In 2007, Town Cenler commercial
development lotaled nearly 3.5 miion square feel including over one milion
square feel of retall. Multi-farmily residential development totaled approximalely
4,000 dwelling units actording o the OHSUWAmberGlen Concept Plan, Plan
Summary, March 2007 provided in Appendix A. Recent refail projects such as
the Streets of Tanasbourne and Tanasbourne Market Center strengihen the
focus on urban amenity businesses and fealure popular anchors like REI and
Whole Foods Markel Growth continues wilh Kaiser Permanenle’s Westside
Medical Center (one-million square [eet) currenlly under consiructon.
Tanasbourne Town Cenler is the fargest in the region al 469 acres with
densities of 8 people/acre compared 10 the regional average of 5 peoplefacre.!
In February 2009, City and regional leaders and stakebolders affirmed a
commiiment to pursue designation of the combined Tanasbourne Town Center
and AmberGlen Community Plan areas as a Melro 2040 Regional Cenler.

' STATE OF THE CENTERS REPORT. METRO, JANUARY 2009.

City of Hillshoro 4 AmberGlen Community Plan



Figure A: AmberGlen Study Area and Context Map
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Planning Process

A summary of planning for the Tanasbourne/AmberGlen area is provided in the Area
Planning Timeline on the preceding pages.

The City of Hilishoro initiated congept planning for the AmberGlen plan area in 2006 fo
achieve higher levels of density close to major employers, provide high-quality amenities,
support regional fransportation infrastruclure, and to fransform the combined
Tanasbourne/AmberGlen areas into a regional center. Public goals included mesting
ongoing demand for jobs and a variety of housing, improving the jobs/housing balance,
relieving pressure on established neighborhoods, planring for an uncertain energy
future, fully supporting the region's invesiment in Jight rail, and providing a nwodel
development for urban sustainability.

Completed in 2007, the OHSU/AmberGlen Concept Plan (2007 Concept Plan} was a
collaborative effort between property owners, Tanashourne area stakeholders and City,
County, Mefro and State officials. The Plan Summary for the 2007 Concept Plan is
provided in Appendix A. The 2007 Concept Plan identified a vision, guiding principles,
development program, and implementation tools for creating a vibrant, mixed-use district.

In 2009, the City initiated a process to refine the OHSUWAmberGlen Concept Plan for
adoplion as a Communily Ptan within the City of Hillsboro Comprehensive Plan.
Refinement of the development concept was iniliated in 2007 ty mofivaled property
owners to compare the 2007 Concept Plan to existing property holdings. In February
2009, City and regional leaders and slakeholders discussed and affirmed a shared
commiiment to the vision and aspirations established in the 2007 Concept Plan. They
also agreed to pursue designalion of the combined Tanasbourne Town Center and
AmberGlen plan areas as a Metro 2040 Regional Center, and a high-capacity transit link
such as light rail through the AmberGien plan area to connect fo employment carters to
the north and west. Additional plan refinements were made to address market feasibility,
design of the central park and open space, and additional input received from the public
and plan area stakeholders. The AmberGlen Community Plan process included
fransportation system analysis, identification of potential projects, and analysis of funding
mechanisms including tax increment financing.

City of Hillsboro 8
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Apal 1. 2009 Open House

October 10. 2009 Tow

June 25, 2009 Open House

City of Hillsboro

Public Involvement

Stakeholder Interviews

In July of 2008, slaff conducled 50 stakeholder inlerviews — wilh major property owners,
real estate prolessionals, public agency represenlatives, residents and ofher key
representalives. The inlerviews offered a unique opportunity for stakeholders to speak
candidly about the project and give stalfl a wealth of perspective and knowledge lo guide
lhe planning effors.

Steering Committee & Technical Advisory Committee

Throughoul the entire process, plan development was guided by a City-formed Steering
Committee composed of property owners and residents within and surrounding the plan
area and other key slakeholders, and a Technical Advisory Commiltee consisting
primanly of public agency iepresentatives, Bolh the Steering Commiltee and Technical
Advisory Committee were neavily engaged in the planning process, attending seven
meelings and providing staff with valuable technical guidance and perspective.

Design Process

An intensive design charrelte was held over six days in August of 2006 and provided the
basis for the development program and plan concepts. Steenng Committee members
and slakeholders created several design alternatives for the plan area and developed
guiding principles. Discussions were held with developers who had worked on similar
projects in the Porlland area to gve altendees further guidance. This design process
produced a preliminary concept plan that was later reviewed and refined for adoption by
the Steenng Commiltee and Technical Advisory Committee

Open Houses

Public open houses were held during the concept plan phase in August, 2006 and
September 2006 fo solicit input from citizens on the vision, guiding principles and
development concepls. The public was ance again invited through area madings, email
distribution and local press releases to public open houses held in Apnl, June and
September, 2009 during plan refinement. Dunng plan refinement, public participant's
comments focused on the parks and open space framework, sustainability features,
potential high-capacity transit, and transportation.

Public Work Sessions

Throughoul the planning process, the Hillsboro City Councd and Planning Commission
held four joint work sessions and one additionzl Planning Commission work session to
review the plan's progress. Additionally, a tour of the plan area and the Pearl District in
Portland highlighted important design elements of the AmberGlen Community Plan such
as the value of open space, transitions between public and private spaces, and density

Website & Communication

A project website provided updated information on public meetings, meeting materials
and summaries, plan documents and contact information throughout the planning
process. Feedback was received via email or phone cals by project staff and an email
list was maintained lo ensure all interested cilizens and stakeholders were kept informed
on the plan’s progression and upcoming events. Comments received throughoul 2009
informed refinements fo plan concepls and the Goas, Policies and Action items
presented in this Community Plan.

Documentation of stakeholder interviews, public meetings and comments received are
provided in Appendix B.

9 AmberGlen Community Plan



Public Involvement Summary

Stakebolder Interviews - 7.26.06 to 7.27.06
The projec! team conducted 50 stakeholder interviews with individuals
fvested in the outcomes of the planning process.

TAC & SC Meeting - 8.2.06

Altendees discussed the project descriplion, and schedute. An
overview of existing conditions and stakeholder interviews was also
covered.

Open House - 8.21.06

Over 30 resfdents and interesled parties were introduced to the
slrategies, objectlives ang tasks proposed in the OHSU/AmberGlen
plan process.

Design Process - 8.24.06 ta B.29.06

The intensive design charrette entaited groups creafing several
design altemalives for the plan and developing guiding principles. The
design charrette defined the scope of the concept.

TAC & SC Meeting - B.30.06
The meeling included a discussion of twa altematives crealed during
the charrette design exercise.

Open House - 10.9.06
Nearly 25 area residents and inferested citizens were introduced to
the Oraft Concept Plan for OHSU/AmberGlen.

TAC & SC Meeting - 11.15.06
Concept Plan refinements, transportation analysis, and infraslructure
and public services were discussed.

City Council / Planning Commission Waork Session - 8.2.07
OHSU/AmberGlen vision was presented and land use concepls were
discussed.

Transportation Metropolitan Advisory Committee - 9.7.07
The project team presented the OHSUIAmberGler vision, land use
concepls and transportation issues.

City Council & Planning Commission Work Session - 11.1.07
A progress repart and discussion reganding the OHSUAmberGlen
plan updates was given.

Siakeholder Meeting - 2.13.08
Key stakeholders and properly owners met to discuss fulure plans
and a revised concapt plan thal acknowledges current develppment.

Stakeholder Meeting - 5.17.08
Attendees reviewed the revised stakehoider’s Refinement Plan and
discussed the possibilities of public funding.

Stakeho'der Meeting - 10.22.08

The Concepl Plan and the Refinement Plan were discussed and a
review of the project work scope and transportation wark scope were
covered.

Stakeholder Meeting - 11.19.08

Fulure profect plans were discussed and an economic study and
transportation study work scope was presented fo attendees. A
request for steering commitiee member volunteers was made.

City Council / Planning Commission Work Session - 2.17.09

The meeting included special guests Metro Councilors David Bragdon
& Katherine Harringlon, Rick Van Beveren of Tri-Met, and selected

City of Hillshoro 10

members of the Steering Commiltee. Altendees reviewad
OHSU/AmberGlen Concept Plan & Stakeholder Preferied
Altematives and requested direction for the refinement of the
AmberGlen Community Plan.

TAC & SC Meeting - 3.31.09

Altendees reviewed direction provided at the City Cauncil /Planning
Commission Joint Work Session. Siaff presemded aitemative plan
maps that combined the OHSU/AmberGlen Concept & Stakehofder
Preferred Allernative Maps.

Open Hause — AmberGlen Business Park - 4.1.09

Information about the AmberGlen planning area and dralt concept
plan refinements were presented (o the public. Approximately 45 local
residents, employees, and ather interested parties allended.

TAC & SC Meeting - 4.15.09

A presentation on urban amenity values and public park space was
given by Johnson-Reld. Attendees discussed refinements of the plan
afternative.

TAC & SC Meeting - 6.24.09

Jehnson-Reid pravided prefiminary information regarding retail
capacity and the viabiiity of proposed residential development. Oraft
Jand use polices and transporation modefing updates were also
presented and discussed

Open House — AmberGlen Business Park - 6.25.09

information regarding the market feasibility analysis, plan
refinements, iransporiation planning, and draft land use policies were
presented. Approximately 2% local citizens atlended to offer feedback.

City Council { Planning Commission Joint Work Session - 8.4.09
Review of the oulcome of the February 17, 2009 work session was
covered as well as AmberGlen Plan progress and refinements.

City Parks Commission Presentation - 8.25.09
The overall Plan with an emphasis on Parks and Open Space was
presented lo attendees.

TAC & 5C Meeting - 9.10.09

AmberGien concept plan map refinements, dral Goals Palicies and
Aclions, urban renewa feasibility analysis, and prefiminary
lranspontation findings were presented and discussed.

Public Open House ~ AmberGlen Business Park - 9.17.09
A draft of the AmberGlen Community Plan and Map were reviewed by
attendees. Approximalely 12 interested citizens allended.

AmberGlen and Pearl District Tour - 10.10.09

A tour of the AmberGlen area and Pear! District in Portland
highlighted some of the important design efements of the AmberGlen
Communily Plan: open space, transition between public & privale
spaces, elc.

Planning Commission Work Session - 10.26.09
An in-depth review of the Draft AmberGlen Community Plan and Map
was covereqd, as well as lransportation modefing resulls.

Meeting with Citizen Participation Organization 7 - 11.2.09

Attendees discussed and offered leedback on the Draft AmberGlen
Communily Plan and relaling transportation issues.

AmberGlen Community Plan



VISION AND CONCEPT PLAN

Public and private stakehoiders have repealedly affirmed enthusiastic support for the
vision developed at the outsel of the planning process. The vision is intentrnally big and
focysed on creating a vibrant regional center with a unique and widely recognizable
identty

Vision Statement

“Create a vibrant regional activity center enlivened with
high-quality pedestrian and environmental amenities,
taking advantage of the region’s light rail system.”

Guiding principles were also developed lo define the recommended overall theme and
identity for the community, and lo guide concept plan design and refinement. The guiding
principles serve as & "touchstone” against which plan concepls and program details are
“tested” to ensure consistency with the vision.

Guiding Principles
1. Urban/Green

2. Third Places
3. Regional Landmark
4. Big: Create catalyst at outset

5. Connectivity

6. Market Flexibility

7 Model Development

8. Economic Vitality / :
Ay

e
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Concept Plan

The Concept Plan implements the vision through lhe creatfion of a mixed-use urban
community focused on a dramatic central park. Residential, employment, shopping,
education, and recrealion are integrated throughout a high-quality urban and natural
environment. The Concept Plan calls for over 6,000 new medium- to high-density
residential units, 3,000,000 square fest of office, 500,000 square feet of retail including
shops, restaurants and entertainment, and over 170 acres of parks, greenways and
protected natural areas.

The AmberGlen Community Plan Concept Map (Figue B) identifies key concepts
integrating land use, open space, transportation, and urban design elements:

A mix of uses

Mix housing, retail, open spacs, and employment throughout the site and often
within individual blocks, with the intention of creating lively, varied, and
walkable urban environments.

Urban green landmark
Organize high-density residential and mixed-use blocks around the “central park” and natural resource areas.

Housing density and variety

Provide housing that is significantly denser than the average Washington
County product. Taper heighl and density to provide a transition lo adjacent
established townhouses and mulli-family residences.

Urban shopping and a “Community Activity Center”
Establish a shopping and community focus that will create a lively urban
environment containing shops, restaurants, cultural and civil facilities, and
other amenities.

A range of different districts
Design a community plan with a strong overall identity comprised of distinct
neighborhoods and districts, each with their own unique places and character.

Strong urban form
Require high-quality design consistent with a distinctive design lheme to
strenglhen community identity and sense of place.

Integrate existing development
Coordinate plan features with existing development to allow flexibility in
development phasing without jeopardizing lhe vision.

City of Hillsboro 12 AmberGlen Community Plan
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CHAPTER | - PARKS AND OPEN SPACE
Existing Conditions

The AmberGlen plan area’s character is derived from three creeks that
traverse the gently rolling topography, malure groves of trees, and a prvate
central park that allows expansive views of Lhe hills, sky and distant mountains.
Riparian corridors and forest areas connect the plan area fo regional natural
systems and support deer, owis and other widlife wilhin the city. Fulure
enhancement of existing open space and natural areas present an imporiant
opportunity to improve ecological funclions, provide access to nalure and
recreation, and establish a community identity.

Parks, Greenways and Trails
Existing and planned public and private parks, lrails and other facililies are
identified in Figure 1-1.

A privale park localed cenlral lo the AmberGlen Office Park campus lealures @
developed pond and fountain, outdeor amphitheater. soccer field, palhways,
lawns and mature trees. The park is currently included in 32 acres of dedicated
open areas owned and maintained by AmberGlen LLC for use and enjoyment
by AmberGien Office Park tenants. Nearby residents and others altracted to
lhe quiet beauty of the area regularly visil the park area. A small private
playground is located in the southeast comer of the plan area along Edgewood
Drive for us2 by the Heron Creek condominium community.

No public parks or connecling greenways are located within the plan area.
However, the City of Hillsboro has developed a variety of parks, greenways
and lrails within a 5 to 10 minute walking distance (% to % mile). Evergreen
Neighborhood Park, Magnolia Neighborhood Park, and Bronson Creek Nature
Park (with private partners) serve mixed-use neighborhoods north of the plan
area. Orchard Nature Park and disc golf course and the Rock Creek Trail
Greenway localed direclly to the wesl of the plan area serve as community and
regional faclities. The Beaverton Creek Greenway preserves nalural resources
to the south of the plan area. Planned regional trails along creek comdors
include exlensions 1o the Rock Creek Trail and development of the Bronson
Creek Trail lo connect to the Beaverion Creek Trail fo the south.

In keeping with the established City of Hillsbore goal of providing each resident
with a park within % mile and a community scale park within 2 miles, a new
community dark ranging in size from 12 to 30 acres has been identified for the
Tanasbourre/AmberGlen area (Drafi Parks and Trails Master Plan, City of
Hillsboro, May 2009). Community parks provide both aclive and passive
recreabon cpporiunities that appeal {o the entire community. Community park
features may include a performance area or amphitheater, community gardens,
nalural areas, lrails, water features, and other facililies with community draw.
Special park areas may include urban plazas, unique gardens, concessions or
vendor spzce. Commercial lease space for lhird place uses such as a
restaurant, bookstore or coffee house may also be provided. The City has also
denlified the need for a signature indoor recreation cenler to meet the full
range of health and weliness needs of he community.

City of Hillsboro 4

AmberGlen Community Plan



Evergreen' -
. Park— =

gt

AmberGlen . s
4 ' 4 Wiy onet

Busingss .
/ B¢ Crook > 4 &
o .
2 Park - e A ' <> 5‘
Tl

. -
N
RROYTTITLL 2O
o

./

AmberGlen Community Plan
Existing and Planned Parks & Facilities
I 770 antrnen Comanrity P Gourtary

[ 1 2nmng CryPwne 8 Ooen Spscn
L esmrg Pavete Pakx & Coan Space

Edmng Tmds ——

Srvnom Irn ) e .
R e
M et

*Idﬂdw— e W

L A U R -

Figure 1-1: Existing and Planned Parks & Facilities

City of Hillsboro AmberGlen Community Plan




Natural Resources

Streams, slopes, flood plains (Comprehensive Plan Map designation), and
Significant Nalural Resources Overlay areas (Hillsboro Zoning Map designation)
are identified in Figure 1-2.

The plan area is located in the Rock Creek drainage basin. Rock Creek is
located off-site and flows south parailel to the west plan area boundary. The
main hydrologic feature in the plan area is Bronson Creek which flows
southwaes! |hrough the cenlral portion of the sile, primarily on OHSU's Wast
Campus, to expansive welland communities o the south. Bronson Creek is a
fributary o Beaverion Creek, and Beaverion Creek joins Rock Creek
approximately 1.25 miles southwest of Lhe plan area. The sile aiso conlains two
smaller streams: 3 tnbutary to Rock Creek traversing the northwest corner of the
plan area and a Inbutary to Beaverton Creek located in the southeast corner of
the plan area. Wellands and natural resources were mapped n the plan area in
the City of Hillsboro Goal 5 Nalural Resources Inventory and Assessmen! in
2001. Rock Creek, Bronson Creek, and the Beaverton Creek lributary, and the
Rock Creek tributary were identified and mapped as having locally significant
stream associated wellands and ripanan corridors in the City's natural resource
inventory. Dominan! native wetland vegelation within the significant natural
resources indudes Oregon ash, Pacific willow, red-osier dogwood and wild
clustered rose. Fish resource information indicates an opportunity to improve the
quality of habital for fish identified upsiream of plan area creeks. A malure
Daouglas fir sland located south of NW Wilkins Streel is mapped as a locally
significant upland wildiife habilat reserve. Additional native lrees in mapped
resource areas include grand fir, westem red cedar, Oregon white oak and big-
leaf maple. Native shrubs include vine maple, oceanspray, cascara, weslemn
flowering dogwood, Oregon grape, and salal. Sword fern is common in the
understory. Observed wildiife includes owls, hawks and deer

The City of Hillsboro has adopted a Significant Natural Resources Overlay
(SNRO) District to provide protection for significant Goal 5 resources.
Approximalely 169 acres or 27% of the plan area has the SNRO designation.
SNRO distacts vary levels of prolection and identify permitted and prohibited
uses. There are three levels of SNRO prolection. Development within the SNRO
district requires a Significan! Natural Resources Pemit from the City of
Hillsboro. Requirements include on-site defineabon of resources present on the
site and identification of proposed adverse impacts and any necessary
mitigation. A Clean Water Services environmenlal review approving delinealed
vegelated corridors adjacent lo streams and wetlands is also required.

Opportunities and Constraints

« There are opporfunities within the plan area 1o improve ecological
functions, provide access lo nalure, and strengthen the area's idenlity by
enhancing existing natural resources and park areas

« Providng linkages to local and regional nalural resources, parks,
greenways and lrail systems further enhances ecological and community
benefits provided by existing parks and open space

« A new community park is recommended for the Tanasboume/AmberGlen
area with active and passive features and special uses that hold appeal to
the enlire community.

«  Slopes associaled with creeks present challenges as well as opportunities
lo provide development over parking, ensurc expansive vicws and lo
develop open space adjacent to natural areas lo leverage amenity values.

City of Hillsboro 16
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Parks and Open Space Concept

A guiding principle for the AmberGlen Community Plan is thal it combines an intense
urban development form with the natural environment. The Concept Plan organizes
mixed-use urban development sites around a signature central park, natural corridors,
habitat areas and developed open spaces. Pocket parks and connecting green streels
and parkways knil open space info an “urban green® framework. This green framework
provides recreation amenities, enhances ecological funclions, and fosters a sirong
connectlion to nature in the heart of an urban neighborhood.

A key element of the Hillsboro 2020 Vision and 3 guiding prnciple for this plan is to
promole the creation of “third places™. The Concepl Plan identifies plazas and other
locations where people will naturally gather. The central park provides a range of
opportunilies for public gatherings, both in inlimate settings such as a sitfing area next o
a pond or within special gardens, or in an open meadow for larger group aclivities.

The green framework identified in the Concepl Plan is critical o crealing a landmark
idenlity as envisioned for the community. In terms of economic vilality, 3 developed
network of parks and open space provides an amenity level necessary for high-density
developmenl. Residents and employers are more likely lo lecate in @ higher-density
environment if a rich mix of amenities is close at hand. The central park and network of
open spaces identified in the Concepl Plan ensure places of compelling quality.

Green framework elements also link natural systems to further enhance ecological
functions throughout the plan area. Greenway lrail coridors, boulevards and slreets will
be designed to improve water quality, manage stormwaler effidently, support wildlife and
showcase the natural beauty of the area. The parks and open space concept reflecls a
commitment to the ecological health of the area and recognizes that people's physical
and mental well being is related not only to the quality of the built environment, but also
lo having access to funclioning natural systems.
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Green Framework Elements

Elements of the urban green lramework are idenlified on the AmberGlen Parks
and Open Space Concept Map (Figure 1-3) and discussed in the following
sechons.

Central Park

The cenlral park is the major community amenity, organizing fealure and focal
point for the Concept Plan, The public park is designed to oplimize pedesinian,
bike and Iransit access. It wil serve as the main area for recreation for local
residents and employees and enables people who live or work nearby to walk
to a major recreation facility. The cenlral park also offers special programs and
features thal appeal to the broader community.

Park elements include natural landscaped areas, pathways, courtyards, waler
features and gardens in combinason with active programmed uses. A muli-use
pathway loops around the central park penmeler and connecls fo regional
greenway trails along Rock Creek and Bronson Creek. Potential community
uses include a signature indoor center focused on health and weliness
programs polentially enhanced by partnerships with local health organizations
such as Kaiser Permanente, Providence Health Care and Oregon Health
Sciences University.

Unique park uses also strengthen the identity of the AmberGlen community.
These may include urban plazas, Sculpture or other special gardens,
coNCessions or vendor space and even commercial lease space for third place
uses such as cafes, bookstores or museums. A “festival street’ is envisioned in
the southem portion of the park lo extend park uses while also providing local
streel conneclivity. The design creales a streel without curbs that can be
closed to traffic for festivals, markels and other community events.

The character of the park incorporates lealures and matenals that refiect the
area’s natural and agricullure herage reinterpreled for 3 modern urban
context. Nalive lrees and vegelation support urban wildlife. Matenals and
design features emphasize waler, slone and reflect expansive views. The
central park is configured as a long rectangle to maximize edges and proximity
lo residential development. It wili form a dramalic foreground view for adjacent
high rise residences and office buildings. The amenity value of the park is
enhanced by ensuring residential views and emphasizing natural features.

A range of opportunities to enhance ecological functions and capture local
efficiencies are addressed in the design of the park for slormwaler
management, waler and habital quality, energy production and local food
production, The central park provides a "green” connection between the
employment areas, the communiy aclivity cenler and planned residential
development. It offers numerous opportunities for AmberGlen residents,
employees and the broader Hillsboro community lo come logether n a place of
exceplional beauty.

Forest Park Blocks

This linear public park features 2 protected stand of mature Douglas fir trees
extending along the south side of NW Wilkins Street. The forest park blocks
provide a significant east-west organizing feature dividing plan area dislricts,
and a green connection o the ceniral park, Rock Creek to the west and
Bronson Creek to the easl protecting widlife habital. Trails adjacent through
towering fir trees and provide immediate access 1o a relatively pristine natural
area within a highly urbanized community.
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Pocket Parks and Green Access Lanes

The Concept Plan identifies pockel parks within walking distance of all residential
developmenl. The exacl location of these parks is not specifically dictated. These
small, urban green spaces provide light and open space, and a place in every part of

Ihe neighborhcod where people may enoy nalure. Some pocket parks may provide

small play areas for children while others fealure benches, landscaping and a waler

4 leature. Green access lanes provide pedestrian and bicycle access through a block

and strengthen conneclivity. They also provide opportunities for landscape areas and
may be designed with green street fzalures to manage stormwater runoff,

Green Streets and Boulevards

Local streels throughout the plan area will be assessed for their capacity to limit
slormwater runoff and allow transpiration and infiltration through collection of runoff in
parking strips, curbside planting areas, medians and other pervious areas. Low Impact
Development Approaches (LIDAs) have been developed by Clean Water Services o
replace conventional stormwaler infrastructure (calch basins, pipes, and curbs) with
vegetated swales, vegetalad retention planiers or basins, and pervious pavement that
mimick an areas’ nalural hydrology Green sireels enhance the expenence of people
walking and bicycling, suppori wildiife, cool amhient temperatures and provide views of
nalure from above

Aesthetics and functonality combine to creale multi-modal boulevards on arterials and
on NW Wilkins Streel. Signalure sireelscape treatment on NW Stucki Avenue fealuras
double rows of lrees and landscaped medians, exiending the iconic identty
established by NW Evergreen Parkway 10 the north. The boulevards are envisioned lo
function in the conveyance, freatment and infiltration of slormwater where practicable
Landscaped medians and rows of trees buffer pedesinans and bicyclists from arienal
traffic, intercept stormwater, reduce ambient heat, and provide beauly at the slreet
level as well as when viewed from residences above.

Green Connectors

Green conneclor sireels have been designed to provide off-sireet bicyde and
pedeskian paths connecling the cenlral park lo greenway !rails and nalural areas. The
greer conneclor slreets extend east, west and south to create a conlinuous green
pathway network. Green conneclors provide attractive, off-streel roules for pedestnans
and bicyclists and ensure safe, comforiable access to open space throughoul the plan
area. Tall conifers and native vegetation distinguish these greenway roules (rom other
streels assist in wayfinding. Green connectors provide opportunities for stormwater
management and habitat creation by mimicking the natural processes of a localion.
The design of green connectors and all stormwater management accomplished in the
nght-of-way and within public open space will be coordinated and informed by
development of a Stormwater Master Plan lo ensure waler and habital quality by
trealing stormwater prior o discharge into vegetated corridors

Natural Corridors

Bronson Creek and two Inbulary streams comprise three riparian comdors traversing
the plan area. The Concep! Plan takes advantage of the attributes of these resources,
preserving them from development while alowing passive recreation uses. The natual
comdors consist of waler quality sensitive areas (streams and wellands) as well as
associated upland vegetated corridors. They are an important natural conveyance of
surface waler and also provide habital for wildlife. A continuous off-sireet pedestinan
and bicycle network connects the cenlral park and fores! park blocks to the natusal
comdors and regional greenway lrall systems. The Irails skirt the edges of the
vegetaled comdors thal prolect wellands and sireams, allowing access for walking and
wildlife viewing withou! adversely affecting ecological funclions.
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Parks and Open Space
Goals, Policies and Actions

Goals and Policies

Goal 1 Design high-density urban development to fit within, complement and enhance
the natural environment to create a landmark identity and to provide
community and ecological benefits.

Policy 1.1 Crganize development sites around the central park and protecled natural resource
areas.

Policy 1.2 Design parks and open space to create a landmark identity and to provide a
significant, natural amenity for high-density urban development.

Peclicy 1.3 Enhance the local amenily value of parks and open space by maximizing residential
views and ensuring distinctive, quality design highlighing natural features and
beauty.

Goal 2 Provide a range of recreation opportunities for residents, employees and
community members.

Policy 2.1 Provide a public community park compatible with plan area development to serve a
range of ages and interests. Feature a variely of places, active and passive
programs, and ‘third place® opportunilies. Provide park uses for the local
neighborhood including landscaped areas, pathways and trails, seating and picnic
areas, playground uses, and open lawns. Consider special gardens and water
features, urban plazas and promenades, concessicns, and commercial lease space
for “third place" uses that appeal to the broader community.

Policy 2.2 Provide a continucus off-street pedestrian and bicycle trail system within parks and
adjacent to protected natural resource areas with connections fo local and regional
greenway trail systems.

Policy 2.3  Develop unified designs for off-street pedesirian and bicycle facilities to enhance
wayfinding, ease of use, and plan area identity.

Policy 24  Ensure access to a public or private park within a short walking distance of
approximately ¥ mile.

Policy 2.5  Pursue development of a signature indoor recreation center focused on health and
wellness programs for the broader community.

Goal 3 Protect natural resources and enhance opportunities for people to be in
contact with naturat systems.

Policy 3.1  Provide opportunities for walking and wildlife viewing within protected natural
resource areas, and for bicycles adjacent to protected natural resource areas. Avoid
environmental impacts or if avoidance is not possible, minimize impacts to the
greatest exient practicable.

Policy 3.2  Design parks, trails and streets to ensure sformwater runoff is treated prior to
discharging to riparian corridors and natural resource areas.

Palicy 3.3 Incorporate sustainable features, methods and materials in the development of parks
and open space to enhance energy efficiency, environmental health and plan area
identity.

Policy 3.4  Develep guidelines, regulations, or other incentives to preserve the existing mature
tree canopy within the plan area thereby avoiding loss of environmental and visual
amenity benefits.
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Actions

Action 1

Action 2

Action 3

Agction 4

Action 5

Action 6

Action 7

Action 8

Action 10

Action 11

Action 12

Develop a strategy for acquiring land for key green framework elements
including the cenfral park, forest park blocks, and green connectors.

Sponsor a competition for the design and programming of the central park
and key green framework elements, The intent is to establish world-class
urban and sustainable design, and to raise awareness of the plan area
vision.

Develop and adopt public area design standards consistent with the urban
and sustainable design concepts established in Action 2. Elements
addressed include gateways, treatments for landmark locations, plazas,
fransit stops, and streetscape elements.

Complete a signature recrealion center study fo identify programs, building
requirements, locations, costs, and funding sources. Explore potential
parinerships with plan area healthcare stakeholders such as Kaiser
Permanente, Providence Healthcare and Oregon Health Sciences
University.

Investigate the feasibility for local food distribution and communily gardens
in the plan area focusing on food quality, creation of gathering places and a
shared civic identity, support for the local economy, and marketing to local
restaurants.

[dentify parks and open space facilities, programs, costs and funding
sources for inclusion ir the Gity of Hillsboro Parks and Trails Master Plan.

Based on the Stormwater Master Plan identified in Infrastructure Actions 32
and 33, identify opportunities to coordinate with Clean Water Services,
private development and others to improve stormwater syslem efficiencies,
water quality and to identify design features for public open space and right-
of-way. Action 8 Capture and reuse stormwater run-off fram development in
a public detention facility for use in irrigating parks and landscaped areas.

Encourage the use of native and drought tolerant landscape material in
public and private parks to reduce irrigation requirements, intercept rainfall,
improve wildlife habitat and to enhance aesthetics and connections to
nature.

Require existing landscaping material and/or organic waste to be compested
to lhe greatest extent practicable for reuse in new parks proposed within the
plan area,

Encourage the use of locally produced and available materials in the design
and construction of park and open space areas to reduce transportation
costs and support the local economy.

Site and design paik facilities to take advantage of solar exposure to reduce
energy costs related to lighfing and heating.
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CHAPTER Il - LAND USE
Existing Conditions

Cumrent Comprehensive Pian and Zoning Ordinance designations were developed prior
to the opening of the Westside Light Rail in 1888. The inlent of the Station Community
Plan Area (SCPA) designations was fo support existing olfice and research campus
development while also foslering a2 more ftransil-oniented, pedestnan-supportive
environmenl. With the exception of recent residential development and the Work Force
Training Cenler near the Willow Creek transit station, plan area development form has
remained pnmanly aulo-onented and suburban office park in character. Approximately
3.4 million square feet is currently developed within the plan area, comprising 57% of the
approximately 6.0 million square feel of development allowed under current zoning. For
the remaining land conlrolled by Oregon health Science University (OHSU) and
AmberGlen Business Park stakenholders, a number of siles are underdeveloped and
approximately 100 acres remain undeveloped.

AmberGlen Business Center

AmberGlen Business Cenler development began in 1991 in the plan area west of
Bronson Creek, The multi-tenant, 217-acre campus masler plan features 1.25 mikion
square leet of research and office faciities, park areas and an allractive park and pond
amenity. Several refail and service businesses lease NW Cornell Road frontage lo the
west The Oregon Graduale Inslitute (OGIl) campus has been integrated into the
AmberGlen Business Center soulh of Walker Road. The OHSU Department of Science
and Engineering Department look over the camaus. The 270,000 square-foot facility was
developed in the 1960's to provide graduate-level Iraining to support a burgeoning high-
tech industry,

AmberGlen Business Center development generally fealures one- and three-story office
structures with the exceptlion of a pair of four-story signature office buildings that provide
a distinctive gateway lo the AmberGlen Business Center al NW Comell Road. Surface
parking, landscaped open space, and relatively low-scale, aulo-oriented development
characlerize the office campus. The suburban development form does not fully support
light rail transit ridership and access o the Quatama and Willow Creek transil stations
located along the south boundary of the plan area, Planned for 1.25 million square feel of
research and development facilities, the Ambe'Glen Business Canler campus fealures
several large, undeveloped parcels.

NW Comell Road provides vehicular and lrans! access, and also presents a bamer Lo
pedestian access lo relail uses lo the north and east Recenl retal development
adjacenl to the plan area includes the Streels of Tanasbourne lifestyle shopping center”
and Tanasbourne Market Center Restauranis and popular anchors retail such as REI
and Whole Foods Markel provide “urban amenity businesses” adjacenl lo the plan area
that are espedially important for higher densily development. Kaiser Permanente’s fulure
Weslside Medical Cenler and corporate office development along NW Evergreen
Parkway are localed less than one-haif mile north of the plan area.

OHSU West Campus

The Oregon Health Science University wesl campus occupies the eastern side of
Bronson Creek and supports approxmalely 700 employees. In 1984, the Oregon
National Primale Institule joined OHSU as an aliikale research instiute. The Neurological
Sciences Inslitute and the Vaccoine Gene Therapy Institute are also located on the 260-
acre research campus. Stale-of-the-art research facilies are buffered from adjacent
uses by dense forests to the north, east and south and by Bronson Creek and vacani
land (o the west.
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View to the west along Complon Avenue
and the AmberGlen Business Center park.

View to the east of the OHSU West
Camypus, hafis and Mount Hood.
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nity Plan area looking north from above the MAX light rail transi line.

East Pian Area

The area between lhe OHSU West Campus and NW 185th Avenue is partially developed
wilh office, retzil and education uses near NW Walker Road. The school is 2 magnel high
school for the Beaverton School District. Recenl development near the Willow Creek
Iransit center eatures medium-density housing and a new 100,000 square foot Work
Force Training Center developed by Porlland Community College (PCC) in partnership
with TnMet.

School District Boundary

The plan area s served by the Beaverton School Dislrict. Schools that would serve the
plan area have been over capacity and include McKinley Elemetary located at 1500 SW
185th Avenue Five Oaks Middle School located al 1600 NW 173rd Avenue and
Waestview High School located at 4200 NW 185ih Avenue. The Beaverlon School
District boundzry extends west to NW 206th Avenue with the Hilisboro School District
serving develooment to the west. This condition resulls from the boundary along 185th
Avenue sharec by the City of Hilisboro and the City of Beaverion nol corresponding with
long-established school disiict boundaries.

Opportunities and Constraints

»  Redevelopment of vacant and underdeveloped land with a more intensive mix of
uses would leverage public investment in Iransit and address Ihe City's jobs-
housing balance by Increasing residents close to major employers.

+  Arelalively small number of property owners control land within the plan area.

+ The opening of Kaiser Permanente’s Westside Medical Center in 2013 will bring
people ard jobs o the area, and will ikely strengthen demand for housing and
medical office space.

+  Slakeholders require redevelopment timeline flexibility to ensure the viabifity of
existing holdings while allowing redevelopment thresholds to be determined by the
markel.

= Comell Road presents a barier and discourages pedestrian access lo Ihe Sireetls
of Tanasbourne and other area relail,

« The plan area is localed In the Beaverton School District rather than the Hillsboro
Schoo! District, even though it is enlirely located within Hillsboro City Limits,

« Exisling open space and natural fealures contnbute fo an attraclive character
There is an opportunity (0 sirengthen the area’s identity and witality with 8 more
intensive mix of uses and the creabion of community gathering places

.5 e - o o -
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Land Use Concept

The Land Use Concept identifies intensive urban development close to major employers,
the economically dynamic Tanasboume Town Center, and major transportation faciities
including the Westside Light Rail line and US Highway 26. Housing, retail, open space,
education and employment are mixed throughout Ihe plan area lo create a vanety of
interesting, aftractive urban places. The AmberGlen communily is envisioned to be a
model for transforming suburban development thal allows residents lo live dose to work
and have access to neighborhood businesses, recrealion and nalure within walking
distance.

The Land Use Concept incorporates and expands the existing central park to provide a
focal poinl and amenity for high-density residential development with a mix of
employment and neighborhood-serving commercial uses. The Land Use Concept
respecls exisling buildings and their individual recevelopment timelines while providing
for new, higher density development on vacan! parcels and redevelopment on
underutilized sites.

Concept Sustration of AmbesGlen Community Plan built out at full development capacily, viewed looking south down the Cenlral
Park. Credit Sabrina Henkhaus, 2009.
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Amberglen Business Park and park with view of
Macy’s and The Streels of Tanasbourrie o the

Urban lofts in Ponland's Pearl District
feature porches and landscaped lransition

Mixed use commurily activity center, Port
Moodv, British Columbia.

City of Hillsboro

Transit and Land Use

Regional light rail transil is planned lo run through he plan area along the cenlral
park to NW 194th Terrace, connecling to Kaiser Permanente's Westside Medical
Center and employment centers to the wes!. A locat transit circulator system within
the combined Tanasbourne/AmberGlen areas provides convenient access between
commercial, inslituional, residential and recrealional uses and strenglhens
conneclions fo bus and regional transit

ldentity

The City of Hillsboro has a prominent civic presence throughoul the plan area
sirengthened by the Hillsboro Parks & Receation Department's signalure parks,
trails, and programs. A potential library and indoor community center also serve lo
establish the community as part of the Cily. High quality streetscapes feature
updated signalure sireet lights, banners and other signs of avic care. The area’s
history is celebrated in the names of sireets and disiricls. The slreelscape concept
for NW Stucki Avenue creates a green boulevard that identifies the plan area with
NW Evergreen Parkway and the Tanasbourne/AmberGlen regional-scale center.

Gathering Places

Ultimalely, the plan area’s idenlity is established through community relationships.
The Land Use Concep! provides gathering places in parks, plazas and along streets
at sidewalk-oriented, neighborhood-serving businesses. A community activity center
is strategically localed across from the north plaza at the central park at the
crosscoads of NW Walker Road and the NW 194th Avenue light rail transit street.
Shops, neighborhood-serving businesses and a potential branch library aclivale the
street with office and residential development localed at upper levels. The center
serves as the “heart” of the AmberGlen ommunity and will be designed lo
strengthen community identity. It is also a destination at the norih end of a streel
designated for active retail and commercial uses. An enhanced pedestrian roule
inks the central park and community activity center across NW Cornell Road fo the
Streels of Tanasboume (o further support area vitality.

Sustainability

Plan area architeclure is modern and human slic fealuring warm, natural malenals,
and reflecting high standards for sustainable design. Waler is integrated throughout
the design of the community in a number of ways. Slermwaler is intercepted on
roofs and in open space areas for reuse in irngalion and non-polable uses.
Altraclive landscaping is used in basins and swales to detain and filter runoff, Trails
and green sireets connect neighberhoods to the central park and forest park blocks,
and 1o regional greenway lrais adjacent to Bronson Creek and Rock Creek. A
distinctive sense of place is further strengthened by featuring the area's nalural
ecology, nalive vegetation and wildlife in the design of streels, stormwater facilities
and open space.

Housing Affordability

The Concept Plan envisions residential opporlunities for a broad range of
households, ages and income levels. The Hillsboro Comprehensive Plan contains
provisions intended to ensure that a full range of housing opportunities are available
to residents throughout the City. A formal affordable housing program intended fo
assist working families and people on fixed incomes is currenily under
consideration. Three possible programs types being looked at: Program #1 would
create a formal parinership with the Community Housing Fund, a nonprofil that
currenlly receives 81 per capila annually from the City; Program #2 would creale a
grant fund to offset the cost of building pemit and land use application fees for
affordable housing; Program #3 would establish a 20-year property tax exemption
for new mixed-use developmenlts conlaining both affordable and market rale
housing unils,
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Development Program
The plan’s vision is implemenied by the land use development lypes
identified on the AmberGlen Community Plan Concept Map (Figure

Table 2-1:-
Total Development Capacity Summary -

2.1). Each development type represents a mix of land uses and  Developed Land Area 299 acres
varying levels of density and intensily achieved through thresholds '
and targets. Thresholds and targets provide & basis for astimating z?:;z' Open Space, Protected 174 acres
impacts from planned development. They will be tested and refined L . .
for adoption as regulalory standards as part of Community Plan ~ Residential Units 1184 gﬂ’:.’net :
implementation. The overall intensity of the community is such that - .
most buildings require structured parking sclutions. ¥he standard Net Residential Density 24 acre
plan area parcel size is approximately 1.5 acres though many ,
parcels are larger. This configurafion is an efficient development  Land Uses by Floor Area: :
templale for parking structures, yet it also maintains an urban-scale, Residential 7902400 sq.ft
walkable environment, L o
Employment (Office) 3,091,715 sq.ft.
Table 2-1 identifies development capacity for the AmberGlen Retail 551,284  sq.ft
Community Plan at targel densities identified in the development ' o
program. Land use mix allocations for the AmberGlen Community ~ Insfitutional 1,375,189  sq.ft.
Plan Land Use Concept are provided in Table 2-2. Land use mix Structured Parking 2695275  sq.ft.
allocations provide targets for a given development type for the Total Gross Floor Area 15615663  sq.ft.

entire plan area, and may not reflect development for an individual
property.

The development program fro the AmberGlen Land Use Concept indicates the following:

A mixed-use urban community with residential uses comprising the greatest floor area. While the primary uses of
residential, retail, and office are mixed in almost every district, residential areas predominate, and are dispersed
throughout most of the plan area.

The greatest areas of residential concentralion are in the East and West Park Neighborhoods, where mid-rise and
high-rise residences take full advantage of the project's open-space centerpiece. With the addition of approximately
7.000 residential units, the AmberGlen Community Plan would rival the population of the Pearl District in downtown
Portland.

Retail is concentrated at the Community Activity Center and West Park Neighborhood, and is also permitted in limited
amounts throughout the plan area. A concerted effort was made to target retail development at a level that could be
supported by the market. Retail is strategically located fo leverage critical amenity values throughout the plan area.

Employment uses are primarily concenirated in the Employment District and OHSU West Campus, but are also
present throughout the plan area, contributing to a lively, urban atmosphere. The Institutional development type
includes the OHSU West Campus.

The institutional and Medium Oensity Transilion developiment types are the only single-use districts.

Table 2-2: Land Use as Percentage Gross Floor Area

Target Target

Development Type Res. Olfice Retail  Parking  FAR  duac .
Medium Density Transition 0.85 0 0 015 1 34
Medium Density Urban 072 006 0.02 02 15 43,
High Density Urban 062 0.6 0.02 02 k] 74
Quatama Neighborhood Center 0.11 0.14 0.45 03 1

185th Ave. Neighborhood Center 0.15 0.2 0865 0 0.65
Community Aclivity Center 0.24 0.14 0.32 03 2 20
Employment Mixed Use 0 om 0.03 02 1 '
Institutional 0 1 0 0 0.41
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Medium Density Urban

The Medium Density Urban (MDU) development type supports multi-family and attached
residential development with density targeled for approximately 43 dwelling units per
acre. Complementing uses such as office and retail are permitted with limils on size and
location. Tre intended buiding form is urban in character with buildings conslructed at or
near the edge of the sidewalk with exienor walls that include architecture detail,
generous window glazing, and common building entries. Appropnate building types
include mid-rise condominiums and apartments, and urban-scaled townhomes. Vehizular
parking may be planned with a combination of covered, structured, andlor suface

parking.

Development Thresholds
Minimum FAR 1.00
Target FAR 1.50
Minimum Height 3 Slories
Maximum Height 6 Stories

Mixed Land Use T s
Allocation Targets

Residenltial 72%
Commercial Relail 2%
Cffice 6%
Structured Parking 20%

High Dersity Urban

The High Jensity Urban (HDU) developmenl type is composed of
intensive, mixed use development wilth 2 residential emphasis. Density
is largeled for approximalely 74 dwelling units per acre. The dislrct is
intended to support and encourage office and refail commercial
complementing uses. The building form is urban in character with mid-
to high-rise struclures built out to the street. Residential lowers are
onenled to retain views and for solar energy production. Extenor walls
project slrong archilectural interesl, generous window glazing, and
common building entrances oriented to the street. Ground floor facades
facilifate an active streetscape with retail, restaurant, and service-
onented office space. Vehicular parking is accommodated in covered
andlor structured parking.

Development Thresholds

Minimum FAR  2.00

Target FAR 3.00

Winimum Height 3 Slories

Maximum Height  none

Mixed Land Use Allccation Targets
Residential 62%

Commercial Retall 2%

Office 16%

Structured Parking 20%
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Medium Density Transitian

The Medium Density Transition (MOT) development type supports
residential development that provides a lransition from Yigher
density areas within the plan area 0 existing and planned
residential development at its penphery. This designation supports
lownhomes, condominiums and apariments, and other multi-family
units. Target densilies are approximately 34 dwelling units per acre
The intended building form may provide open space areas in the
form of shared courtyards or porch areas. Vehicular parking would
be primanly provided in prvale garages and structured parking lols,

Development Thresholds

Minimum FAR 0.65

Target FAR 1.00

Minimum Height 2 Stones
Maximum Height 4 to 5 Stores
Mixed Land Use Allocation Targets
Residental 85%

Structured Parking 15%

Medium Density Transitional Buiding Type
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Retail Focus Overlay

The Retail Focus Overlay is not a development type but has been created to focus
relail uses allowed in mixed use development types o specific locations. The Retaill
Focus Overiay requires ground-floor retail commercial development at specific
locations lo serve residential developmenl throughoul the plan area and to achieve
an orchestrated refail slralegy. Focusing smaller, urban amenity retail types
common o urban residential dislricls at strategic localions complements and

supports exisling commercial relall development in the area.

Development Thresholds

« Commercial Relail is required at steel level consistent with Ihe retail allocation
idenlified for the underlying zone for locations designaled as Retall Focus

Areas.

» Retail Focus Areas designated along select street frontages wil require ground

Nloor commercial retall uses.

« Additional commercial relail may be provided at localions nol designated as
Relail Focus Areas consistent with the retal allocalion identified for the

development type.

Community Activity Center

The Community Activity Center (CAC) is intended lo provide an
area of focused activity al a slralegic location within the
Community Plan area. The Community Activity Cenler is located at
the northwes! comer of the cenltral park al the crosstoads of NW
Walker Road and a potential high capacily Iransit route along NW
194th Streel, Itis connected visually and physically by aclive sireel
frontages and enhanced pedeslrian routes to Comell Road and to
the Streels of Tanasbourne. The district is localed between the
cenlral park and a tributary of the Rock Creek comidor where It Is
served by complemenling urban, park and natural amenities
Shops and restaurants are fealured al sireel level with office and
residential development above. Civic, cultural and enlertainment
uses are encouraged (o provide vilality and strengthen community
identity

The CAC is intended for development of mid- to high-rise buildings
willt residential densities targeted for approximately 20 dwelling
unils per acre. Streel level facades facilitate active streetscape by
providing retail, restaurant, and service-oriented office space
Civic, cultural and enlertainment uses are encouraged in this
district to sirengthen community actwity. Vehicular parking is
accommodaled in covered andlor structured parking

Development Thresholds
Mnimum FAR  1.50
Targel FAR 2.00
Minimum Height 3 Slories
Maximum Height none
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Commercial uses at plaza in Discovery Green, Houston, TX

Mixed Land Use Aliocation Targets

Residential 24%
RelallCivic 32%
Office 14%

Structured Parking 30%
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185th Avenue Neighborhood Center Development

City of Hillsboro

185th Avenue Neighborhood Center

The 185th Avenue Neighborhood Center is planned for mixed use
development providing neighborhood-oriented retall and services.
Residential and offica uses are permitted as complementary,
secondary uses. The neighborhood center follows a traditional town
form characlerized by multi-storied buildings wilh surface or podium
parking provided behind building facades.

Development Threshelds
Minimum FAR 0.4
Targef FAR .65
Minimum Height  Z Stones
Maximum Height € Stones

Mixed Land Use Allocation Targets:

Residential 15%
Commercial Retail £5%
Office 20%

Structured Parking None

Quatama Neighborhood Center

The Quatama Neighborhood Center development type is intended
pnmarily for neighborhood-serving retail development. Residential
and office uses are permitted as complementary, secondary uses in
this retail-focused design type. This neighborhood cenler follows 3
traditional town form charactenzed by mulli-storied buildings along
the street frontage wilh surface and slruclured parking provided
behind building facades.

Development Thresholds
Minimum FAR 70
Target FAR 100
Minimum Height 2 Stones

Maximum Height 6 Stones

Mixed Land Use Allocation Targets
Residential 1%
Commercial Retail 45%
Office 14%
Structured Parking 30%
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Employment Mixed Use

The Employment Mixed Use development type lealures office uses
with supporting relal and commercial services businesses. This
developmenl type s consistent with exisling multi-slory office
buildings within the AmberGlen Business Park, thereby providing
marke! flexibility to allow existing office developmenl 1o remain untd
the markel presenls opportuniies to redevelop 1o a more intense,
urban form, The Employment Mixed Use development typ2 s
characlerized by mid-rise buildings. New development or
redevelopment would be requireéd lo orient 1o the slreel frontage
Development is service by surface or structured parking.

Development Thresholds

Minimum FAR 060
Target FAR 100
Minimum Height 2 Slonies
Maximum Height 8 stories

Mixed Land Use Allocation Targets
Commercial Retail 3%

Office 77%

Slructured Parking 20%

Institutional

The Inslitulional development type provides opporlunities for
education, research, health-related, and other inslitutional and
employmenl uses The area is charactenzed by minimum two-slory
buildings with surface or podium parking. This designation is inlended
to provide flexibility for existing inslitutional stakeholders including Ihe
OHSU West Campus and Oregon Graduale Institute.

OHSU West Campus facilities will continue to be developed according
to the OHSU Masler Plan emphasizing significant open space buffers
and security provisions. The area is bordered by Bronson Creek on the
west and mature stands of lrees 1o the south and east, which serve lo
visually and spatially buffer sensitive research from adjacent uses

Development Thresholds:
Minimum FAR 040
Targel FAR® oM
Minimum Height 2 Slories
Maximum Height  None

Existing AmberGlen office development

* Note: Minimum FAR and Targel FAR is based on development approvals for the OHSU West Campus Masler Plan,
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Community Character

Actlve Retail Streets

Development is coordinated with slreelscape elements 1o creale the characler
of the public realm. Development on select streets in locations designaled with
the Relail Focus Overiay will be designed lo foster aclivity and provide the
character expenence people seek in an urban enwonmenl. The seclion and
plan below dlustrales how proposed development will provide iransifions in
scale and between public and private reaims lo ensure lvabiity with increased
densities. The height of building comices at the sireet eslablish a human scale
with additional levels stepped back to admit ight and provide views. They
provide a sense of what the Community Activity Center, Wesl Park shopping
streel, and other retail focus areas may be like,

The sense of urban community is enhanced by balconies and porches used by
residents for urban gardens and outdoor rooms. Awnings prolect pedeslians
and allow kght lo pass through. Landscaped curb extensions break up curb
lengths and allow for additional landscaping and the management of
slormwater.

Active Neighborhood-Serving Commercial Areas
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Residential Streets and Districts

The majority of the pian area will be charactenzed by residential development.
Density is tapered down lo the cenlral park lo maximize views and also at plan area
edges to respect the scale of adjacenl established neighborhoods. Buildings are
stepped back in height from sireets and access lanes provide access to light, air
and nature. The fransition between the sidewalk and actual residences provides an
area for landscaping, porches, and slairs thal adds to privacy yet provides
Iransparency and allows people to feel comfortable and neighborly. even with higher
densilies. The secton below illustrates Medium Density Transition development
adjacent to Medium Density Urban development.

Residential Emphasis Areas

¢ 2 pe &
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Park Streets

The East and Wesl Park Neighborhoods border the eastern and
western edges of the central park, and are the highest-density
residential neighborhoods in the plan area They will be densely
developed with mid- and high- density residential blocks and towers
slaggered 10 maximize views and solar exposure. Reslaurants are
envisioned along park frontage. A high-capacity transil route 1S
planned on the west side of the cenlral park

Although very densely developed, these neighborhoods are closely
associated with green amenilies including the central park, green
slreets, pocket parks, the Rock Creek Tributary, and Bronson Creek.
In addition, green connectors will pass through the neighborhoods
linking them tfo the central park and the Bronson Creek and Rock
Creek Tributary nalural corridors. The multi-use path running along
the edge of the central park forms continuous loop and safe roule for
young and old alike.

West Park / 194" Avenue
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Green Boulevards

Major streets provide gateways and require sirong design features lo announce the
plan area and orienl peopie. The sireets should also provide a wonderful experience
for people whether they are biking, walking, strolling on the multi-use path or driving on
plan area artenals. The mulli-use palh shown adjacent to NW Stucki Avenue provides
access to the planned Bronson Creek regional Irail.

Walker Road

Stucki Avenue
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Green Access Lanes
Green Access Lanes will be required fo provide conneclivity through
longer development sites to ensure access lo light, nalure, and
provide a park-like area al an intimate scale. They may aiso play a
role in managing stormwater runoff and improving water quabty.

Stormwater Management al access drive, South Walerfront.
Portiand. OR
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Third Places

One of the key elements of the Hillsbero 2020 Vision is to foster the creation
of “hird places”, those thal are neither home nor work, but community
gathenng places. |l also is a guiding pnnciple for this plan.

Intense Mix of Uses

Encouraging a strong mix of uses in a struclured, urban environment is a
prerequisite for the creation of effective third places. The Community Activity
Center and the West Park shopping street provide the mos! active and
infense mix of uses in the plan area, creating energy needed lo generale
cafes, bars, restaurants, bookstores, and olher businesses where people
gather. The 185th Avenue Neighborhood Center and the Quatama
Neighborhood Center offer similar opportunites on a smaller scale. The
mixed-use approach Idenlified in the Land Use Concept allows third place
businesses lo occur throughout the plan area.

Active Public Realm

The other key element lo crealing third places is providing outdoor spaces
where Lhis type of aclivity can readily occur. Wide sidewalks, especially
adjacent lo aclive uses, are chlical. Plazas and olher carefully sited urban,
public spaces like pocket parks are important features. The central park
provides significant opportunities for public gatherings, both in intimale
sellings such as a seating area next to a pond, or an open meadow for large
public events,

Civic Uses

Approximaltely 3,000 new students are projected lo be added lo schools from
AmberGlen develcpmenl bullt out al targeted capacities. New schools may
need (0 be accommodated within the plan area, preferably using an urban
rather than a suburban foolprint. Tentative sites have no! been designaled in
(he plan since the aclual sile could be in a number of different locations within
lhe area.

Discovery Green, Houston, TX

A new library is not necessanly required for this area, however 3 library,
community cenlter and olher similar facilities and secvices should be provided
as part of a complete urban community. The Community Activity Center is a
logical location for these types of facilities. Opportunities lo redevelop an
existing, quality building adjacent or within the cenlral park for use as a
community center, museum, or other public use should be explored
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Land Use
Goals, Policies and Actions

Goals and Policies

Goal 4: Create a vibrant, mixed-use urban community with a landmark
identity.

Policy4.1  Create a mix of residential, retail, employment, civic, and open space uses
at urban densities.

Policy4.2  Provide a variety of urban housing design types, densities and heights to
serve a range of households, ages and income levels.

Policy 4.3  Organize development around a signature central park and cpen space
framework amenily to ensure views and access to recreation and nature.

Palicy4.4  Focus and design retail uses to activate plan districts, leverage high density
residential development, and complement and connect to existing retail
centers.

Palicy4.5  Develop land use requirements based on developmenl types representing
a mix of land uses and varying levels of densily and intensity to encourage
a mix of uses within buildings, blocks and districts.

Policy 4.6 Provide “third places’ or gathering places designed to foster social
interaction and strengthen community relationships throughout the plan
area.

Policy 4.7  Promote high quality design and strong urban form to create a compelling
community idenlity.

Policy 4.8 Ensure a rich, varied urban environment by creating a range of
neighbarhood districls.

Policy 4.8  Provide flexibility when implementing land use concepts to suppart existing
development until the time that redevelopment becomes economically
viable.

Policy4.10 Amend the Metro 2040 Growlh caoncept to designate the combined
Tanasbourne Town Center and AmberGlen Community Plan areas as a
Metro 2040 Regional Center.

Policy 411 Reference the cultural and natural history of the plan area in design themes
and in the naming of streets, districts and landmarks to strengthen a distinct
and meaningful sense of place.

Goal 5: Create a model for environmentally sustainable community
development.

Policy 5.1 Design development to encourage peaple to walk, bike and use transit.

Policy5.2  Promote the use of building materials, conslruction and landscaping
methods, and energy Systems to enhance efficiencies and ecological
functions.

Policy 5.3  Identify opportunities to integrate private development with public
infrastructure and open space lo maximize efficiencies related to
stormwater management, irrigation, energy production, bio-waste, and local
food productian,
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City of Hillshoro

Actions

Action 13

Action 14

Aclion 15

Action 16

Action 17

Action 18

Action 19

Develop and recommend amendments fo zoning and development
standards to implement the development program identified in the
AmberGlen Community Plan Land Use Concept.

Develop and adopt design standards and guidelines for Districts and
Neighborhoods identified in the AmberGlen Community Plan Land Use
Concept. Coordinate with public area design standards project identified in
Parks and Open Space Action 3.

Develop sustainability standards, guidelines and incentives for public and
private development. In the interim, require development to exceed the
stale’s minimum energy conservation requirements.

Develop design concepts for the Community Activity Center, including a
pedestrian connection through the Employment District to the Strests of
Tanasbourne, to identify opportunities, constraints, and recommendations
for access, parking and other key requirements.

Identify potential public uses and partnerships that could serve as catalysts
fo leverage private investment.

Collaborate with regional agencies to achieve the combined Tanasbourne
Town Center and AmberGlen Community Plan areas as a Metro 2040
Growth Concept Regional Center with full multi-modal support.

Conduct an analysis projecting price ranges and housing types that are
likely to be built in accordance with the AmberGlen Communily Plan
Development Program. Include affordability estimates for both owner-
occupied and renter-occupied housing.
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CHAPTER I11- TRANSPORTATION

Existing Conditions

Street Network

Primary access lo the Plan Area is provided via US Highway 26 and arterials: NW 185th
Avenue, W Baseline Road and NW Cornelius Pass Road. Adjacent slreels providing
direct access Inckide NW Cornell and NW Walker Roads (north), NW 185th Avenue
(east), and NW 205th and NW 206th Avenues (west). Access to Westside Light Rai
transil (LRT) is provided by the Qualama and Willow Creek transit stalions. The existing
slreel network is idenlified on Figure 3-1. Functional classification, improvements, and
junsdictional authority for AmberGlen area streels are provided in Table 3-1.

Flgure 3-1
EXISTING STREETS - AMBERGLEN PLAN AREA
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City of Hilisboro

Bicycle and Pedestrian Facilities

Recenlly improved artenals and colleclors feature sdewalks and bicycle lanes, Relatively
high traffic volumes and speeds make the environment somewhal adverse 1o bicycle
use, especially al peak hours. The City of Hillsboro has identified "active transportation
projects” within the plan area to promote and encourage bicycle, pedestrian and lransil
travel. The projects specify improvements lo key routes connecling existing residential
neighborhoods 1o the south 1o current and fulure employment areas located In he
AmberGlen and Tanasbourne areas. These projects have been included in Melro's
Regional Transportation Plan.

Urban Character

Streetscapes generally convey an attraclive, park-fke character featuring rows of street
trees combined with clusters of sizable deciduous and evergreen trees. A waler quality
swale is provided along NW 206th Avenue. Landscaped selback areas ranging from 28
feel to 60 feet adjacent to nghts-ol-way within the AmberGlen Business Park feature
dislinctive landscaping at intersections and at berms to visually buffer surface parking
aeas.

The existing transportation system is dominated by facilifies designed for the automobile.
Kittelson & Associales, Inc. has noled that the plan area is an “auto-onented suburb with
poor public infrastructure to promole walking, bicycling, or transit™ (Transporiation
Existing Condttions Report. OHSU/AmberGlen Concept Plan, 2007). Though sidewalks
and altractive landscaping are provided, commercial destinations and lransit access are
located oulside the plan area and require people b cross wide, busy interseclions and
traverse along high speed artenals. Ample surface parking provides direct access o
existing development and lack of connectivity confributes to high traffic speeds on NW
AmberGlen Parkway and major sireets. These faclors serve lo discourage walking,
bicyching or transil use.

Table 3-1
EXISTING STREETS - AMBERGLEN PLAN AREA
Functional Design
Street Name Classification Improvement Junsdiction
US 26 Sunset Hwy Froewny 6 lanes oDoT
NW 185th Avenue Anterial 5/7 lanes County
NW Cornell Road Atorial 3/5 lanes County
NW Evergreen Parkway Arterial 5 lanes County
NW Comelius Pass Road Artorinl 5 lanes County
NW Walker Road Arterial 3/5 anes County
NW Stucki Avenue Arterlal/Collector 5 lanes Caty
NW 206th Avenue Collector 3 lanes City
NW AmberGlen Parkway Collector 3/5 lanes City
NW Amberwood Drive Collector 3 lanes City
NW Wilking Street Collector 2 lanes City
NW 194 Terrace Collector 2 lanes City
NW Compton Drive north of AmberGlen Drive Local 2 lanes City
NW Compton Drive south of AmberGlen Drive Local 2 lanes Private
NW Von Neumann Drive weat of AmberGlen Drive Local 3 lanes Public
NW Von Neumann Drive east of Compton Drive Local 3 lanes Private
NW Gibbs Street Local 2/3 lanes Private
NW Holly Street Local 2 lanes Private
SW Edgoway Drivo Local 2 lanes City
NW Heritage Parkway Local 2 lanes City

45

AmberGlen Community Plan



Transit

Tri-Met bus service is provided by lines 52, 48 and 47. Bus line 52 runs along NW 185lh
Avenue connecting north to Portland Community College (PCC) Rock Creek and south to
SW Farmington Road, conlinuing east to the Beaverton Iransit center. Line 52 headways
average approximately 15 minutes between buses. Bus line 48 runs from the Willow
Creek / SW 185th transit center, north to NW Cornell Road, continuing east along NW
Cornell Road to Tuality Hospital in downtown Hillsboro. Line 48 headways between buses
average approximately 35 minutes. Bus line 47 runs north along NW 185" Avenue from
the Willow Creek fransit center, continuing from NE Cornell Road to NW Evergreen
Parkway west en route to Hillsboro ftransit center. Line 47 headways average
approximately 40 minutes between buses. No service is currently provided within the plan
area.

The Westside Light Rail Transit (LRT) line forms the southern boundary of the AmberGlen
plan arga with two stops and park and ride locations adjacent fo the site. The Willow
Creek / SW 185th fransit center located at SW 185th Avenue near W Baseline Road
includes a park and ride lot and bus service connections. The Quatama / NW 205th
transit station features a park and ride lot. Much of the plan area is located beyond a
convenient, Y-mile walking distance from the light rail stafions, Metro has identified a Red
Line LRT extension through the plan area to Evergreen Parkway to serve employment
centers in Tanasbourne and to the west as a "Next Phase Regional Priority Corridor” (level
2 tier) in the Regional High Capacity Transit Plan (Resolution 09-4052). The ranking notes
that regional transit investment combined with local land use acfions and investments will
influence future capacity for housing and jobs at the regional level.

Mobility
Several key streets currently operate near or over capacity:
= US Highway 26 east of NW 185th Avenue,
=  NW Walker, NW Cornell and W Baseline Roads near NW 185th Avenue;
= NW 185th Avenue intersections from W Baseline Road to US Highway 26;
= NW 185th Avenue in the vicinity of US Highway 26 to NW Evergreen Parkway;
and
= NW 206th Avenue as a three-lane arterial south of the site.

There is consensus that additional connectivity is necessary in the area to enhance the
transportation network and reduce congestion on existing collector and arterial
connections in and around the plan area.
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Opportunitles and Constraints

Access to existing development should be maintained and incorporated into the
proposed street network to provide flexibility for future development and
redevelopment.

Existing street right-of-way is adequate to serve existing uses and designed to
create an attractive park-like character. The slreelscape is further enhanced by
required, adjacent setback areas featuring mature street trees and tree clusters,
landscaped berms, and accents at intersections.

The existing fransportation system is characterized by low connectivity, wide
roadways, relatively high travel speeds and ample surface parking. In general the
environment is dominated by facilities designed with the automobile as the priority
mode, and serves to discourage widespread walking, bicycling and transit use for
non-recreational trips.

A high capacily transit corridor (LRT Red Line extension) has been identified
through the AmberGlen plan area extending north through the Tanasbourne Town
Center to NW Evergreen Parkway.

Wilh significant streets in the vicinity of the plan area currently approaching
capacity, additional connections, intersection improvements and demand
management strategies are necessary 10 reduce congestion and increase capacity
on primary mobility streets in and around the plan area.

There is an opportunity to incorporate improved “active transportation” facilities to
promote walking, biking and transit use when planning for additional capacity within
the plan area.

Balancing peak hour travel patterns by increasing residential uses within the plan
area could help mitigate additional future traffic impacts to adjacent arterials and
interchanges.
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Transportation Concept

A guiding principle for the AmberGlen Community Plan is thal connectivity be provided to
support walking, bicycling, and transit use while accommodating vehicles. The
transportation concept enhances access within the plan area by incorporating existing
streets into an urban grid system. The transportation concept is shown on the
Transportation Concept Map (Figure 3-2).

Consistent with guiding principles for market flexibility and economic vitality, the
proposed street network allows for flexibility and coordination in the transilion from
current land uses and existing development to an urban, mixed use community. The
street pattern allows phasing over time fo preserve viable commercial development while
creating a complete and funcfional system. The street and pedestrian network is planned
fo provide a high Jevel of conneclivity fo promote an active pedestrian environment and
efficient development pattern. Typical block faces are approximately 225 feet to 400 feet
long. Frequent bicycle, pedestrian and solar access will be ensured by access lanes
through larger blocks.

Pedestrian comfort and convenience is a priorily. In addition to safe, convenient access
by foot design concepls emphasize wider sidewalks, human-scale streetscape
elements, special paving and reduced crosswalk lengths. Street designs will encourage
active street life and enhance the pedestrian and the investmenl environment. Street
trees, seasonal landscape, art, street furnishings and paving work together to create
memorable streels and special places.

The transportation concept envisions a “green” network of vegetated landscaped
stormwater facilities, pervious surfaces and landscape to reduce and improve the quality
of stormwater runoff. Incorporating fow impact development approaches (LIDAs) in the
design of streets and green access lanes will provide a green landscaped environment
that improves water quality and habilat and cools the air and water. At the same time, lhe
streetscapes will be pleasing to pedestrians, provide access to nature and enhance the
value of the area.

Enhanced transit under consideration includes the extension of a light rail transit through
the plan area to serve industrial employment centers lo the north and west The
transporialion concept focuses on improving connections to the existing and planned
LRT line, and encouraging more intense development within walking distance of a fransit
slation in order to take full advantage of the regions light rail system. The planned LRT
line exiends irom the Willow Creek iransit center located at the southwest corner of the
plan area and turns up through the plan area at the Bronson Creek crossing. The line
travels up NW 184" Avenue crossing through the Community Activity Center heading
north to the Streets of Tanasboume and the Kaiser Permanente Westside Medical
Center. A transit circulator facilitates quick connecfions to transit stations. The local
circulator connects the plan area approximately as indicated on the Transportation
Concept Map (Figure 3-2). Eventually, a street car, personal rapid transit system (PRT)
or other kocal circulator could serve to focus area investment near transit corridors. PRT's
use an automated fleet of electric vehicles moving along a network of concrete channels.

In the intense, mixed-use environment envisioned for the plan area, a high propartion of
trips people make are naturally by foot because the places people use in their daily lives
{home, work, shopping, recreation, and transit stations) are close to one another.
Convenient pedestrian system connectivity is emphasized to ensure that as many people
as possible walk to their destinations. Continuous on- and off-slreet bicycle facilities and
enhanced fransit choices further increase the attractiveness of non-motorized
transportation options. The Plan’'s emphasis on residential uses serves to balance travel
direction at peak hours. The approach serves fo minimize impacts of significant
increases in density and intensity on the arterial road system by internalizing trips and
balancing peak hour demand.
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Street Design

AmberGlen plan area streets and accessways will be developed to create a distinclive,
high-quality environment, and o address multiple abjectives for multi-modal balance and
access, motility, community identity and sustainability.

Street classifications idenfified in the Transportalion Concept Map for the plan area and
carresponding “"street cross-section design siandards” are provided in Section 13:
Transportation and Section 21. Transportation System Plan (TSP) of the Hillsboro
Comprehensive Plan. Classifications are based on fraffic volumes and modal functions.
Issues addressed by the standards include access spacing, right-of-way width, number
of travel lanes, sidewalk width minimums and on-street parking to provide a basis for the
development of specific sireet design requirements.

Slreet-design types have been developed for elements of the AmberGlen plan area
street network. They are intended to provide additional design direction to address multi-
modal mobility requirements, plan area identity, ecanomic vitality and sustainability.
AmberGlen street design types are consistent with functional classificalions and features
identified in the Comprehensive Plan. They provide a conceptual basis for developing
regulations such as a detailed street plan and street design standards. AmberGlen
street-design types are identified on lhe Sireetscape Concept Map (Figure 3-3).

Character

In addition to providing a high level of conneclivity wilhin the plan area, the streel and
pedestrian grid will be designed to create a distinct sense of place. Streetscape concepts
have been developed fo address specific functional requirements and also, lo reinforce
placemaking opportunities, The varied scale, function and character of AmberGlen
streets help to define neighborhoods and orient people within the plan area, For
example, NW Stucki Avenue is envisioned as a grand, curving houlevard designed to
accommodate higher volumes of through trafiic while also providing off-road pedestrian
and bicycle paihs. Distinctive raws of London Plane trees provide a visual reference to
NW Evergreen Parkway and serve {0 strengthen the idenfity of the plan area as part of a
larger Tanasbourne/AmberGlen regional-scale center. In conirast, “green connectors”
are quiet, local streets recognizable by tall conifers, native vegefation, and water
elements that link the central park {o greenway trails and nalural areas.

Green Streets

The Transportalion Concept requires existing streets to be augmented by newly
constructed strects to provide an urban grid. This presents a unique oppertunity to
establish grades and elevations to integrate a "green street’ approach for much of the
proposed road network. Preliminary soil studies, surveying and a Stormwater Master
Pian should be completed to pravide a basis for a comprehensive, district-wide approach
to stormwater management.

Green street faciliies enhance watershed health by helping to reduce impervious
surfaces, replenish groundwater, and treat and filter stormwater at its source. Clean
Water Services allows effective green faciliies to support regulatory compliance. Green
slreets have the potential to reduce the cost of underground infrastructures. Green street
facilities that may be appropriate for AmberGlen included vegetated curb extensions,
vegetated infiltration basins and stormwater sidewalk planters. Even with somewhat
impermeable soils, “flow through* stormwater facilities still provide watershed benefits by
slowing and filtering stormwater.
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Street Design Types
Conceplual cross-sections for each street design-type are provided below:

Mixed Use Retail Street

Mixed Use Residential Street
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Green Connector Street
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Green Boulevard - Walker Arterial
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Traffic Analysis

The following condensed summary is based on the AmberGlen Community Plan Traffic
Analysis and Summary prepared by Scott Harmon, P.E. and Joshan Rohkani, ELT,
David Evans and Associates, Inc., November, 2009. The full AmberGlenn Community
Pian Traffic Analysis and Summary are provided in Appendix C.

This section provides a condensed summary of the effects on tip generation resulting
from land use changes identified in the AmberGlen Community Plan based on the
transportation analysis completed to address Transportation Planning Rule (TPR). TPR
compliance requires study of proposed changes to land nses ta determine significant
effects on the planned transportation system, adoption of measures to maintain system
performance at levels consistent with those estimated under current zoning, and
identification of likely sources for funding capacity improvements.

The analysis compares fraffic impacts in the forecast year 2035 associated wilh
development capacity under existing Comprehensive Plan designalions with impacts
from development capacity under proposed Comprehensive Plan amendments that
reflect land uses identified in the AmberGlen Community Plan. AmberGlen Community
Plan land use concepts change the existing emphasis on empioyment land uses o a
high densily mix of uses emphasizing housing with employment and retail. Planned Jand
uses are identified in the AmberGlen Community Plan Land Use Concept Map {Figure 2-
1) and Development Program provided on page 28.

Study Area

The study area for the fransportation analysis extends beyond the AmberGlen
boundaries, going as far west as NW Cornelius Pass Road, north across US Highway 26
to NW Rock Creek Boulevard, east to NW 173rd Avenue and south to W Baseline Road.
The intent in establishing the project's transportation Sludy Area was to evaluate key
intersections which may experience traffic demand increases of 10% or more due lo the
Proposed Comprehensive Plan Amendment. A fotal of 32 intersections were included in
the AmberGlen fransportation analysis.

A comparison of PM peak hour lraffic impacts with and wilhout the proposed plan
amendments indicates that the influence area remains relatively unchanged.
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Methodology

The source of the traffic demand estimates is the 2035 Regional Travel Demand model
(VISUM software), supported by Metro, and utilized by Hillsboro and consultant staff for
this analysis. The modeling analysis included a full -step process performed by Metro, in
conjunction with oversight on land use assumptions and modeling parameters provided
by Metro, Tri-Met, Cily of Hillsboro, Counly, and ODOT staffs. Mode choice, internal
versus extemal trip patterns, directional (enterfexit) splits, and trip origins/destinations
were estimated using this process. This modeling maintained the Metro model's limited
expansion in assumed fransit service wilhin the sfudy area. As such, it could be
construed by crilics as a “vehicular-mode focused” analysis. This approach was used
intentionally. In order to remain conservative, the analysis has principally focused on
travel demand estimated without a significantly increased investment in transit. Had the
analysis assumed a rigorous investment in transit while evalualing the TPR implications
of the Proposed Comprehensive Plan Amendment, it would have created uncertainty as
to the availability of capital funding to implement new transit system enhancements (Light
Rail and buses}, and uncertainty as lo the revenue necessary to maintain ongoing fransit
operations and maintenance costs.

Performance Standards

Operational threshalds used for determining fraffic deficiencies and required mitigation
varies by jurisdiction. Washington County, City of Beaverton and City of Hillsboro have
an intersection capacily lhreshold of 89 percent of capacity, which is represented by an
overal intersection volume to capacity (v/c) ratio of 0.99. The Oregon Department of
Transportation (ODOT) has a threshold of 85 percent of capacity, or a 0.85 v/ ratio for
ODOT ramp terminal intersections. In certain cases ODOT may allow the vic ratio to be
as high as 0.90 if an Interchange Area Management Plan {{AMP) is undertaken and
approved and a detailed analysis is completed to show the increased v/c ratio would not
pose a safety concern on ODOT’s facilities.

Refine Regional Model and Roadway Netwoark

City of Hillsboro staff reviewed the land use and roadway network coding in Metro’s 2005
and 2035 regional travel demand model and provided calibrations to better reflect City of
Hillsboro and Washington County existing and future land use plans and Transportation
System Plan (TSP) roadway netwerk assumptions. The Transportation Analysis Zone
{TAZ) land use coding was modified to better reflect planned land use pattems in key
areas such as the Bethany area, West Bull Mountain, Helvetia/Evergreen area, South
Hillshoro area, Downtown Hillsboro, and the AmberGlen/Tanasbourne area with Metro's
regional land use control totals maintained. The final model is referred to as the City of
Hillsboro 2035 “Model Merge”. Prepared in cooperation with Washington County, ODOT,
and Meiro, it provides the best consglidation of all planning efforts in this portion of the
Tualatin Valley, and allowed Melro to run a new 4-step model o reassess travel patterns
and origin-destination trip tables.

The roadway network in and around the AmberGlen area was also calibrated {o befter
reflect the existing and planned TSP roadway system. The existing 2035 Metra model
network is based on the recently updated Federal financially constrained Regional
Transportation Plan (RTP), which has been labeled R-1 in this analysis. The base
network for this transportation analysis, R-2, conlains all elements of R-1 plus
forthcoming Hillsboro TSP amendments including these projects that are included in the
in-process Metro State versions of the RTP. R-2 also includes a higher degree of
network refinement including several neighbarhood routes and collectors that are not
represented on the original Metro model netwark (R-1).
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Factoring Transit Investments

A transit-robust 4-step model run was conducted which evaluated an exiensive array of
enhanced transit investmenls in the Hillshoro area to determine whether identified
roadway and intersection improvements could be avoided through investment in transit.
This scenario included an extension of Light Rail into the AmberGlen/Tanashourme area,
an express bus on US-26, and frequent bus service on area arterial roadways. The
conclusion was reached that enhanced fransit service would increase overall mobility
and reduce Vehicle Miles Traveled and System Delay, but it would not eliminate the need
for intersection improvements necessary to meet Cily, County, and ODOT current
operational performance standards.

Traffic Analysis

The Tanasbourne area has been experiencing excessive traffic congestion as
development has moved toward full buildoul under the Existing Comprehensive Plan.
This has heightened local awareness thal past Transportation System Plans were based
upon only about 65% of buildout condilions. This analysis has committed to evaluating
transporfation system needs to meet buidout conditions, both under the Existing
Comprehensive Plan and under the Proposed Gomprehensive Plan Amendment.
Employment and housing estimates for buildout under the Existing Comp. Plan have
been based upon an inventory of what is already built, coupled with a review of
previously approved Master Plans for properties within the AmberGlen/Tanashourne
boundary. These fotals are shown in Table 3-2 on the following page. The proposed
AmberGlen Communily Plan and associated Comprehensive Plan amendments and
future zone designations provide a better balance of jobs and housing than under the
existing zoning, which is employment based with little allowance for housing. Table 3-2
shows how the resulting mixed-use zoning yields a belter balance of uses within the
planning area, and in total reduces employment by 4,941 jobs while boosting housing
units by 6,729, The combinalion of these land use changes carries over to trip
generation as it effects the direction of {ravel for generated afternoon peak hour traffic.

Trip Generation for the proposed AmberGlen zoning would also be more balanced than
under the existing zoning. Table 3-3 on the following page shows how proposed zoning
would generate 5,487 more trips during the PM peak two-hour period than under the
existing zoning. However, 40 percent {2,034 trips) of the additional trips would be internal
to the AmberGlen Community and would have minimal impact on the surrounding
neighborhoods and adjacent regional arterials. The remainder of the traffic growth
{3,453 trips) over the PM peak two-hours would be almost entirely trips retuming to
housing in AmberGlen, when compared against Irips generated under buildout of lhe
existing Comprehensive Plan. These housing based trips would generally be in an off-
peak or non-criical direction in the surrounding AmberGlen/Tanashourne area, which
has a primarily employment and shoppingfservice based traffic pattern.

Converting the new AmberGlen PM peak two-hour trips into PM peak one-hour trips, and
distributing the trips using the regional travel demand model, results in PM peak hour
total entering volumes at each of the 32 study area intersection increasing by less than 8
percent. The peak movement volume increase for any intersection movement due to
proposed AmberGlen Comprehensive Plan amendmenis would be 215 vehicles
westbound al the infersection of NW 173rd Avenue and Nw Walker Road.
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No external intersections would experience an increase in Total Entering
Vehicles during the PM peak hour of more than 8%. In fact, only one
intersection (NW 206th Avenue at NW Amberwood Drive) would experience an
increase in excess of 5% (7.3% estimated). Of the 32 intersections studied, 14
would experience traffic volume increases estimated between 1% and 5%.
Subsequent lraffic operations analysis finds that only two intersections within
the study area will require additional capacity improvements to mitigate fraffic
increases attributable to the proposed Comprehensive Plan amendments.

That said, most sfudy area intersections were found to require capacity
improvements simply to accommodate build out capacity under existing

Comprehensive Plan designations.

Table 3-2: Summary of 2035 HousIng and Employment

Land Use et Full Bulld Out HousIng Units Employees HousIng/Employee Ratlo
AmberGlen Plan Area
Existing Comp. Plan 2,639 13,588 16%/84%
Amended Comp. Plan 7,184 10,968 40%/60%
Delta +4,454 -2,620
AmbenrGlen/Tanasboume Area
Existing Comp. Plan 10,974 36,247 23%/77%
Amended Comp. Plan 17,703 31,306 36%/64%
Deita +6,729 -4,941
Table 3-3: Summary of 2035 PM Peak Two-Hour Vehicle Trip Generations
Trip Generatlon at Intermal Loeving Entering Total
Full Bulld Out during Trps AmberGlen Area AmberGlan Area
PM Peak Two-Hours
AmberGlen Plan Area
Existing Comp. Plan 3,599 {16%} 11,659 (51%) 7,809 {33%} 23,067 (100%)
Amended Comp. Plan 5,633 (20%) 11,752 (41%) 11,169 (39%) 28,554 (100%)
Delta +2,304 (42%) +93 (2%) +3,360 (56%) +5,487 (100%)
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Base Mitigation to meet Qperational Standards
Existing Comprehensive Plan

It has been identified that 12 of the 32 study intersections would fail to perform within
current roadway standards (VIC = 0.99). Additionally, 7 olher inlersections were found 1o
perform between 95% and 99% of capacity. These results highlighted the need to identify
some additional capacity improvements to ensure all 32 intersections would meet the
threshold of 99% capacity. These improvements are referred lo as the Base Mitigation.
They are required to meet performance standards notwithstanding the Proposed
Comprehensive Plan Amendment,

The analysis of existing Comprehensive Plan buildout traffic operations at the study area
intersections established the need for significant additional mitigation improvements above
those presently identified through the City of Hillsbora TSP and planned TSP spot
amendments, These include:

= Widening NW 185th Avenue lo provide an additional northbound lane from NW
Evergreen Parkway to NW Bronson Road;

= Widening NW Walker Road fo provide seven lanes of capacity from NW 185th Avenue
through NW 173rd Avenue (or alternatively work with QDOT to adjust ramp meter rates);

= Widening of NW 173rd Avenue at NW Cornell Road to 5-lanes;

= Widening of NW 173rd Avenue at NW Walker Road to 5-lanes;

= Gonstruct a third easlbound left-turn lane on NW Evergreen Parkway at NW 185th
Avenue (or a fourth northbound through lane on NW 185th Avenue), Alternatively,
consider one of the Alternalive Road Network Scenario improvements fo reduce traffic
demand through the intersection; and

» Make capacity improvements at a total of 13 intersections.

The widening of NW Walker Road may not be needed in 2035 if the ramp meter rate at the
NW 185th Avenue on-ramp to eastbound US-26 increases by 500 fo 600 vehicles per hour
{vph). The third eastbound left-turn lane on NW Evergreen Parkway at NW 185th Avenue
{or fourth northbound through lane on NW 185th Avenue) would also not be needed if an
additional crossing of US Highway 26 is constructed somewhere between NW 206th
Avenue and NW 185th Avenue to provide another option for drivers 1o cross US Highway
26.

The existing double eastbound left-turn lanes on NW Evergreen Parkway at NW 185
Avenue would also benefit significantly from improved channelization on NW Evergreen
Parkway and NW 185 Avenue to facilitate easler flow of traffic to the US Highway 26
eastbound on-ramp. This would occur through the extension of the existing northbound
right-turn lane at the US Highway 26 eastbound on-ramp back to NW Evergreen Parkway
and the re-striping of the existing northbound through lane at the westhound on-ramp to
provide a shared through and right-turn lane, thereby providing two lanes of right-turn
capacity on to the US Highway 26 eastbound on-ramp. These channalization improvements
would significantly improve the efficient use of the existing eastbound left-turn capacity an
NW Evergreen Road {o northbound NW 185" Avenue.
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Additlonal Mitigation to meet Operational Standards
Proposed Comprehensive Plan Amendments

The analysis of traffic operations at the study area intersections found the need for a
limited amount of additional mitigation to supplement the R-2 Base Roadway Network in
order to meet the 99% of capacity acceptance threshold, Specifically, capacity
deficiencies were identified at two intersections where the following improvements were
identified as needed to meet performance standards:

NW Walker Road at NW 173rd Avenue:
Add a second northbound through lane; Add a southbound right turn lane.

NW 185th Avenue at NW Evergreen Parkway:
Add either the third eastbound left turn 1ane or convert the existing northbound right
turn lane into a through-right {ane.

Evaluate the merits of Alternative Road Network Scenario improvements

Throughout the analysis, traffic demand volumes, intersection operational performance,
and recommendations on required lane improvements to meet the appropriate
jurisdictional operational standards were evaluated for a range of scenanos identified in
Table 3-4 on the following page.

Of the alternatives studied, the most promising Altermative Road Network Scenario
identified would be the crossing of US Highway 26 via NW 194ih Avenue to NW Rock
Creek Boulevard. The new crossing of US-26 would provide another option for drivers
trying to cross US Highway 26 and provide access from NW Evergreen Parkway to
eastbound US Highway 26 via the NW 194th crossing, NW Rock Creek Boulevard and
the underutilized {in the PM peak hour) southbound NW 185th Avenue lo eastbound US
Highway 26 loop on-ramp. The additional accessibility provided by the NW 194th
crossing of US Highway 26 eliminates lhe need for the third eastbound left turn lane on
NW Evergreen Parkway at NW 185th Avenue (or a fourth northbound through lane on
NW 185th Avenue). The NW 194th Avenue crossing would also provide local access
across US Highway 26 to the proposed future alignment of the Red line LRT extension,
while {based on travel demand model results) not attracting regional traffic to the local
roadway system.

The NW 194th Avenue Overcrossing scenario would trigger the following mitigation
needs above those idenlified for the Base Mitigation package of improvements:

NW Walker Road at NW 173rd Avenue:
Add southbound right-lurn lane; Add second northbound through lane

NW 185th Avenue at NW Evergreen Parkway:
Add eastbound right-lurn lane.

City staff is cognizant of the community's expectation that transportation mobility
solutions will be identified with or without proposed Comprehensive Plan amendmernits
to include the AmberGlen Community Plan. The Alternative Road Network Scenarios
seek to identify an array of alternatives which could be further pursued in a subsequent
Interchange Area Management Plan (IAMP), which would be undertaken subsequent to
adoption of the proposed Comprehensive Plan amendments.
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Table 3-4: Alternative Road Network Scenarios & Improvements

R-3 Scenario (Less Wilkins Extension): The evaluation of scenario R-3 (No future Wilkins Extension)
was provided due to the expense of the new bridge crossing of Bronson Creek, and due to the
uncertainty of its future timing in light of the implications on security at the OHSU Primate Center. [t
was determined that the Wilkins Extension is necessary to preclude exceeding capacity at W Baseline
Road and NW 205th Avenue, and the need to construct 7 lanes on NW Walker Road at NW 185th
Avenue {even if the ramp meter flow rate could be improved}.

R-4 Scenarlo (With 206th Crossing); This scenario tests a local overcrossing between NW Evergreen
Parkway and NW Rock Creek Boulevard. It was found that this improvement would attract more than
the 2% added traffic from the NW 185th Avenue interchange which resulted from the Proposed
Comprehensive Plan Amendment. It was found to add a small amount of traffic through the Rock
Creek neighborhood on NW Neakahnie Avenue. It also was found to attract more traffic away from the
NW Cornelius Pass Road interchange than from the NW 185th Avenue interchange. This scenario
appears to be worthy of further study in the IAMP process.

R-5 Scenario {Less 173rd Overcrossing): The removal of this avercrossing from the future TSP
roadway network would send approximately 500 additional vehicles onto NW 185th Avenue in the
afternoon peak hour. This would require provision of another travel in the northbound direction (a
fourth through lane). It was not found to significantly relieve the need for capacity improvements on
NW 173rd Avenue from NW Cornell Road through NW Walker Road.

R-6 Scenarlo (Braided interchange Stuckt to US-26): This concept would provide a direct connection
from northbound NW Stucki Avenue onto US Highway 26 eastbound, and a direct offramp from US
Highway 26 westbound to NW Stucki Avenue southbound. Modeling identified that it would attract
such a significant amount of traffic from NW 185th Avenue and NW Cornelius Pass Road that it would
cause NW Stucki Avenue to fail without widening to 7-lanes. ODOT expressed concerns as to whether
this alternative would be able to be constructed given tight spacing of ramps. This scenario is not
recommended for further study in the IAMP.

R-7 Scenario (5-lane Stucki through the plan area). This scenario tested whether widening NW Stucki
Avenue through the AmberGlen study area would attract sufficient traffic volumes from NW 185th
Avenue that it could preclude the requirement for extending the 7-lane widening on NW 185th Avenue
south to the NW Walker Road approach. It was found that it would not relieve any roadway
improvements along NW 185th Avenue and is thus not recommended due to its cost and its negative
implications as a barrier to a walkable AmberGlen district.

R-8 Scenario (Split Diamond Interchange with Stuckl and 185th): This scenaric appears to have merit
for further study in the IAMP process. As modeled, it would attract too much traffic away from
particularly NW Cornelius Pass Road. Further refinement testing would {ook at reducing its capacity to
identify whether it can benefit NW 185th Avenue sufficiently to justify its expense. It has the added
benefit of providing direct access to the AmberGlen district.

R-9 Scenarlo (5-lane 173rd Avenue Overcrossing of US-26): This scenario was found to attract too
much traffic to NW 173rd Avenue, resulting in the need to widen NW 173rd Avenue from NW Parkview
Boulevard south to beyond W Baseline Road. It was not found to relieve the need for other
improvermnents identified on other roadways in the network and is thus not recommended for further
study.

R-10 Scenario (194th Overcrossing of US-26): This scenario appears to warrant further study in the
IAMP process. It would provide relief to NW 185th Avenue well in excess of the 2% added traffic
attributable to the AmberGlen Proposed Comp. Plan Amendment. Coupled with a potential future light
rail extension into Tansasbourne on NW 134th Avenue, it would provide an attractive multi-modal
access for the Rock Creek neighborhood to the transit station without using the NW 185th Avenue
interchange. It would also provide an alternate route for traffic travelling between the Tanasbourne
and Rock Creek districts without traveling through the NW 185th interchange. This would improve
access for shopping and commute trips.
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Conclusions and Next Steps

Transportation Planning Rule reguirements can be feasibly met to
accommodate the Proposed Comprehensive Plan Amendment for the
AmberGlen planning area. Cost estimates for the two intersections requiring
mitigation above that required under buildout under existing Comprehensive
Plan designations are underway, but preliminary indications indicate that they
are feasible when compared fo revenue which would be generaled by
Transportation Development Tax collections from fulure development in
AmberGlen.

Specific improvements identified to the intersection of NW Walker Road/NW
173rd Avenue and NW 185" Avenue/NW Evergreen Parkway should be
conditioned upon AmberGlen plan amendment. Capacity improvements at NW
173rd Avenue and NW Walker Road would be complicated by the limited right-
of-way available. It is noled that some or all of these may become unnecessary
depending upon the results of the recommended Interchange Area
Management Plan.

It is recommended that an Interchange Area Management Plan {IAMP) for the
NW 185th Avenue interchange with US Highway 26 be completed by City of
Hillsboro in conjunction with ODOT, Cily of Beaverton, and Washington
County. The scope of the IAMP would need to consider the effect of increasing
ramp dispersal rates on relieving traffic demand along NW Walker Road. The
idenlified need to widen NW Walker Road to 7-lanes, as required regardless of
lhe Proposed Comp. Plan Amendment, is inconsistent with regional and focat
objectives for that arterial. Consistent with the Regional Transportation Plan,
the IAMP should evaluate the overall "Corridor” of US Highway 26 as it relates
ta the role of NW Walker Road and the implications of ramp meter rates.

[t is further recommended that the IAMP provide further evaluation of various
Alternative Road Network Scenarios recommended by this study for
advancement. The IAMP would also need to address morning peak hour
operations, and evaluale recommended acceplable performance standards
and their implications on resulting infrastructure improvements.
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Transportation
Goals, Policies and Actions

Goals and Policies

Goal 6: Support the development of a balanced, muitimodal transportation
system serving residents, employees, and visitors.

Policy 6.1  improve access to and within the plan area and create a pedeslrian-scale
environment by incorporating an urban grid system comprised of streets
and landscaped access lanes.

Policy 6.2  Design and prioritize transportalion projects to serve existing development,
slimulate new development and atiract people to the area.

Policy 6.3  Wilth regional partners, pursue the extension of High Capacity Transit
(HCT) connecting the existing Westside Light Rail line to the plan area and
to employment centers o the north and west.

Policy 6.4  Supporl a local transit circulalor system within the combined AmberGlen
plan area and the Tanasbourne Town Center to provide convenient access
between commercial, institutional, recreational and residential uses, and fo
strengthen connections to light rail, HCT and bus transit.

Policy 6.5  Provide strong pedestrian and bicycle connections throughout the plan
area, and to adjacent retail centers, health providers, employers, parks and
natural areas, and transit. On key major streets, provide increased
separation between vehicles and pedestrians and cyclists to encourage
walking and biking as viable, alternative travel modes.

Policy 6.6  Ensure livability and access for neighborhoods adjacent to the AmberGlen
plan area by maintaining mobility functions on major streets commensurate
with travei demand created by plan area development, and by preventing
encroachment of parking for plan area uses into adjacent neighborhoods.

Policy 6.7  Create and maintain an environment where there is less reliance on motor
vehicle frips by coordinating public and private trip reduction stralegies and
pursuing a comprehensive travel demand management program.

Goal 7: Incorporate sustainable features, methods and materiais into the
design and construction of the transportation system.

Policy 7.1 Incorporate stormwater management functions into the design of streets,
pathways and access lanes by providing green street features lo reduce
runoff, increase stormwater system efficiency, and reduce negative impacls
of development on water quality and stream habilat.

Policy 7.2 Provide green street features to enhance the urban street environment,
strengthen area identity, and effectively address stormwater management
and water quality in light of infiliration potential. Green street features
include, bul are not limited to, use of pervious pavement, slreet trees,
permeating curbs, vegetative fillers, swales, and linear detention and
infiltration basins.

Policy 7.3 Consider paving materials with a high Solar Reflectance Index (SRI) to
minimize the amount of urban heat island effect generated by heat gain
through impervious surfaces.

Policy 74  Reuse demolished roadway material as available for bedrock foundation of
new streets in cases where there are no associated negative environmental
impacts.
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Actions

Action 20

Action 21

Actlion 22

Action 23

Aclion 24

Action 25

Action 26

Aclion 27

Action 28

Action 29

Aclion 30

Initiate and fund development of an Interchange Area Management Plan
(IAMP) or equivalent public multi-jurisdiclional process for the NW 185t
Avenue interchange with US Highway 26 for adopiion by the City of
Hillsboro, Washington County, other local governments as appropriate, and
the Oregon Department of Transportation {(ODOT) to address, among other
things, issues outlined in the AmberGlen Traffic Analysis and Summary and
to identify improvements to the state and local street network needed to
protect interchange and local sireet nefwork functions based on adopted
local land use plans. Ensure a transparent public process as identified by
0ODOQT in the IAMP Guidelines.

Amend the Cily's Transportation System Plan to include  street
improvements and access management policies identified in the
Interchange Area Management Plan or equivalent multi-jurisdictional
process for the NW 1850 Avenue interchange with US Highway 26 (Action
20), and functional classifications idenlified in the AmberGlen
Transportation Concept. Coordinate with Washington County to ensure
consistency with the Washington County Transportation Plan, and with
Metro to ensure consistency with the Regional Transportation Plan.

Develop a detailed street plan, design criteria and standard details for
adoption in the Hillsbore Zoning Ordinance. Caordinate for consistency with
the urban and sustainable design concepls established by Parks and Open
Space Actions 2 and 3.)

Fully assess opportunities, constraints, costs and benefits associated with
incorporaling green street features in the design of streets, greenways, and
green access fanes as part of the development of the comprehensive
stormwater strategy identified in Infrastructure Actions 32 and 33..

Based on Action 23 green streets feasibility findings, develop design
standards for “green streets” and determine maintenance programs, and
adopt "green street” standards into the City's Transportalion System Plan.

Develop a strategy for acquiring land for critical rights-of-way identified in
the AmberGlen Transpartation Framework.

Work closely with Tri-Met to develop new regional transit oplions and to
enhance existing fransit oplions within and adjacent to the plan area.

Prepare a fransit service strategy for the combined AmberGlen plan area
and Tanasbourne Town Center thal includes analysis of costs and benefits
associated with a local transit circulator. Compare fixed-route systems such
as a street car or personal rapid fransit with a bus-based system.

Study the potential for providing improved pedestrian access to connect the
plan area to adjacent retail centers and employers to the north.

Work with employers, ransportation agencies, the Westside Transportation
Alliance, and other transportation partners to develop a comprehensive
travel demand management program.

Develop a district parking strategy including parking requirements fo foster
non-auto trips. These may include development of a paid parking district,
and standards {hat establish maximum parking rations and limits on surface
parking spaces or area.
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CHAPTER IV - INFRASTRUCTURE
Existing Conditions

Water, sanitary sewer, stormwaler, utilities and public safety services are currently
provided to the AmberGlen plan area. The following summary is based on information
provided by Clean Water Services (CWS) and the exisling conditions analysis for lhe
AmberGleryOHSU Concept Plan completed in 2007.

Water

The Tualatin Valley Water District (TWVD] provides water (o the plan area as illustraled
in Figure 4-1. Existing public water lines norh of the plan area include a 20-inch water
main in NW Comell Road and a 12-inch water line in NW Walker Road. To the easlis an
existing 16-inch waler main in NW 185% Avenue. Some existing development has private
water line loops, for fire suppression and imigation, localed on privale property. These
water lines have the capacilty to serve additional development and growth bul
significantly higher fulure demands may warranl a system upgrade.

Sanitary Sewer

The AmberGlen plan area receives sanitary sewer service from both the City of Hillsboro
and CWS as illustrated in Figure 4-2. The Cily of Hillsboro mainfains sewer lines less
lhan 24 inches in diameter. The local system under the City's jurisdiction is mainly
comprised of 8-inch diameler lines with some 12- and 15-inch lines. CWS is responsible
for major facililies including large conveyance lines {trunk lines), pump stations, and
wasfewaler lrealment facilities that service the area, CWS operates a 27-inch trunk line
which runs through lhe plan area from NW Walker Road southwest to the Westside Lighl
Rail line. A 48-inch trunk line is located approximately 500 feet to the west of Ihe site,
and a 27-inch line is located approximately 150 feet east from the intersection of the
Westside Light Rail fracks and NW 185% Avenue. All sanilary sewer lines in the plan area
are gravity flow and convey sewage lo the CWS's Rock Creek Advanced Waslewaler
Treatment Facility.

Stormwater

The AmberGlen plan area is part of the Rock Creek Drainage Basin, which is part of the
Tualalin River Walershed. The predominant soil type includes somewhat poorly draining
soils. Additionally, the slope of the land loward riparian corridors generally drains the plan
area. CWS manages waler quality for the Tualatin River Watershed and establishes
Design and Conslruclion Standards (Standards) delailing requirements for design and
construction of stormwater facilities. CWS's Standards identify approvable Low Impact
Devefopment Approaches (LIDAs). LIDAs manage slormwaler near the source, provide
addilional options for compliance wilth the Standards, and complement waler quality
facililies and vegetated cornidors established as par of the Standards. LIDAs “reduce
and miligate the environmental impacls of conventional developmenl by mimicking
hydrology instead of replacing it wilh imperviousness” (Low Impact Devalopment
Approaches Handbook, CWS, July, 2009).

Exisling stormwater facilities are concenlrated in [he northwest portion of the plan area
and consist of slormwater piping, swales and olher nalural trealment systems as
ilustrated in Figure 4-3. Two prominent stormwater features include a tributary to Rock
Creek and a large pond located in the green area between NW AmberGlen Parkway and
NW Complon Dnve. The creek is the terminus point for a portion of the slormwater piping
and swales. Because il is very slow moving, the nparian area may provide additional
waler quality benefits. The pond located between NW AmberGlen Parkway and NW
Complon Dnve is privately-owned and intended lo delain stormwater transported by site
drainage fhrough swales and water qualily slructures for use and re-use in landscape
imgation, thereby mitigating flows to Rock Creek for quality and quantity (AmberGlen
Coiporate Center Engineering Facilities Master plan, January 1992).

Gity of Hillsboro 66

AmberGlen Communily Plan



City of Hillshoro

Private Utllities

NW Nalural Gas provides the AmberGlen plan area with gas service and will continue to
provide future infrastructure and service. Comcast provides digital phone, cable and
broadband services. Existing lines are installed in SW 205th Avenue, NW 2061h Avenue,
NW Cornell Road, NW Walker Road, SW 185th Avenue, NW Von Neumann Drive, NW
Amberbrook Drive, NW Bragg Drive, and several lines extending into the site from NW
185th Avenue. The only aerial routing of lines exists on NW Walker Road, SW 185th
Avenue, and on NW 207th Avenue. Comcast wil continue to provide infrastructure and
service to all residential clients as development occurs. Future commercial and office
infrastructure and services will be provided as requested. Verizon would continue to
provide future lelecom service within the plan area.

Publlc Safety

Fire Protection Services

The City of Hillsboro Fire Department provides fire and EMS service to properties within
the city limits. The Fire Depariment has been challenged to meet target response times
due to population increases absent commensurate increases in fire personnel. A new fire
station is being developed west of the AmberGlen plan area at NW Cornelius Pass Road
and NW Cherry Lane.

Police Services

The AmberGlen plan area is served by the City of Hillsboro Police Department from the
NE Precinct located on NW Cornell Road in the business park east of NW Comelius
Pass Road (20795 NW Cornell Road). The NE precinct provides “full service" with
officers, supervisors and equipment stationed at this location.

Opportunities and Constraints

= Exisling infrastructure can be utilized and expanded as required to serve future
development at a considerably lower cost compared to providing infrastructure and
services to development located outside of the urbanized area.

= Increases in public safely services personnel and equipment would be required lo
serve a significantly larger population.

«  Existing stormwater infrastructure and trealment will need to be expanded in
conjunction with increased impervious area created by new development and an
expanded street network.

= Comprehensive use of LIDAs for development of slructures, streets and open
space may reduce demand for piped stormwater infrastructure and associated
costs by minimizing imperviousness and directing runoff from impervious fo
pervious areas.

= There is an opportunity to coordinate with CWS in the development of Stormwater
Basin Master Plans to identify opfions for facilities located downsiream of streets
and development sites prior to stormwater discharge into a natural receiving water
body such as Bronson Creek.

= The existing strategy of conveying site drainage through a series of ponds, swales
and water guality structures and detaining is for use and re-use in landscape
irrigation could be expanded to improve water quality and reuse water for non-
potable uses by public and private development on a district-wide basis.

= There may be opportunities to create district energy syslems based on a range of
carbon-neutral power sources to enhance efficiencies and take advantage of
economies of scale,
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Infrastructure Concept

All urban facilities and services will be provided to the AmberGlen plan area and sized to
accommodate planned uses and densities. Existing facilities are incorporated to the
extent practicable. Proposed system improvements and related cost estimates are based
on impact analysis reports provided with the 2007 OHSU/AmberGlen Concept Plan.
Subsequent refinements during development of the AmberGlen Community Plan have
increased residential capacity by 2,344 dwelling unils and reduced employment capacity
by 1,227 employees. Proposed system improvements and otder of magnitude cast
estimates identified in this section remain instructive at a concepl level. More detailed
engineering plans and relaled cost estimates should be completed based on the refined
development program and target densities identified in this Community Plan.

Water

TVWD will provide water to future development in the AmberGlen plan area. The existing
20-inch water main in NW Cornell Road and 12-inch water line in NW Walker Road
Mustrated in Figure 4-1 currently meet water demands for existing development but have
litle addifional capacily. According to TVWD, a system upgrade could be avoided by
tapping inlo the nearby existing 18-inch water main located in NW 185h and NW 206t
Avenues and providing connections to the proposed water distribution system for
individual properties.

Sewer

Sanitary sewer service will be provided by both the City of Hillshoro and CWS based an
the existing system illustrated in Figure 4-2, with the City maintaining sewer lines less
than 24 inches in diameter, and CWS responsible for operatian and maintenance of the
major conveyance system or trunk lines at least 24 inches in diameter, pump stations,
and waste water treatment facilities. Service Level Agreements are in place between lhe
City and CWS for maintenance of these facilities.

The local system would be gravity flow and typically comprised of 8-inch diameter sewer
lines with additiona! 12-inch and possibly 15-inch lines connecling to the existing CWS
27-inch diameter sanitary sewer trunk line running roughly parallel to Bronson Creek.
Based on preliminary calculations by CWS, proposed increases in density would exceed
capacity of the existing 27-inch diameter trunk line and require upgrading to a 30-inch or
36-inch trunk line.

Per conversations with CWS, the 27-inch sewer line is subject to System Development
Charges {SDC) funding where upgrades and associated costs are typically covered by
district capital projects. However, he AmberGlen plan area would be responsible for
portions of the cost if development required installation prior to agency plans to upgrade.
Any new development upstream of the plan area would also share portions of lhe cast.
According to CWS, it is not passible at this time to quantify how much the AmberGlen
plan area would be required ta coniribute, but potential costs would be shared hetween
CWS and fulure development. Cost factors that should be included as part of the
OHSU/AmberGlen site development costs are the sewer line upgrade and any upgrades
to the downstream trealment facility due to increases in flows.
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Water and Sewer Preliminary Cost Estimates

The following impact anatysis and cost eslimate for water and sewer service was
prepared by Laure Line, P.E., of PB Engineering for the OHSU/AmberGlen Concept
Plan, 2007,

The estimated cost of water and sewer impsovements is approximately $4.8 million. The
cost estimate is an order of magnitude budget level cost: more detailed cost estimates
should he completed once more detailed engineering plans are developed. Additional
contingency should be included to cover the uncertainty in the overall scope of the
project.

The cost eslimate defailed below includes three basic improvements:
1. 27-inch sewer frunk line upgrade

2. Water main relocations for NW Walker Road, NW Stucki Avenue
{extension), and NW 194th Street {(extension)

3. Sewer main relocations for NW Walker Road, NW Stucki Avenue
{extension), and NW 194th Sireet (extension)

The sewer frunk line upgrade cost estimale is based on projected pipe lenglh/size and
planning level unit costs associated with assumed installation work. Costs for water and
sewer main relccations are based on measured length of the new roadway segment from
planning level graphic. The cost estimate does not inciude onsite development sewer
collection or water distribution systems.

Table 4-1: Sewer and Water Cost Estimate

\
UNIT ITEM SIZE | QUANTITY UNIT COST TOTAL

LF | Sewer Trunk Line $ 3,100,000
Upgrade 27" to 36" (15 - 18 ft deep) 36" 5,350 418 § 2,237,242
40% Design & Construction Mgmt 40% S 894,897

Sewer (arterial rdwy) 5 930,000
LF | Relocate sewer main (Walker) 15" 1,200 150 $ 180,000
LF Relocate sewer main {Stucki ext) 15" 2,400 150 S 360,000
LF | Relocate sewer main (194th) 12" 1,050 120 $ 126,000
40% Design & Construction Mgmt 20% S 266,400

Sewer (arterial rdwy) 5 780,000
LF Relocate water main (Walker) 12" 1,200 120 S 144,000
LF | Relocate water main (Stucki ext) 12" 2,400 120 S 288,000
LF Relocate water main {194th) 12" 1,050 120 § 126,000
40% Design & Construction Mgmt 40% S 223,200

PROJECTTOTAL: S 4,810,000
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Stormwater

The Concept Plan organizes high-density urban development within an “urban green”
open space framework comprised of prolected natural resource areas, parks, greenway
trail comdors and green streets. Existing stormwaler faciiies will be utiized to the extent
practicable. However, the proposed increase in development and sireets and relaled
increase in impervious area will require new facilities.

Clean Water Services (CWS) Standards

Design and construction of stormwater facilities come under the junsdiction of CWS and
are detailed in Clean Water Services Design and Construction Standards (Standards)
Proposed development will need lo meet the requirements of this document as it relates
(o both stormwater and sanitary sewer systems, The Slandards include requirements fo
ensure downstream capacily, provide adequale conveyance during slorm events,
miligate for stormwater quantty, and provide facililies to reduce contaminants.

Low Impact Development Approaches (LIDAs)

The Standards were amended in August, 2009 lo update the LIDA section to reflect the
unique physical characlenstics and development processes of urban Washinglon
County. LIDAs help lo manage stormwaler runoff near the source by pulting slormwater
back in the ground and reducing the volume of stormwater runoff that requires
management. Approvable LIDAs reduce impervious area and include porous pavement,
green roofs, infilration planters, flow-through planters, vegelaled swales and vegetated
filter stnps.

LIDAs are most effective when multiple LIDAs are used for a given development site
Given plan arez soil charactenstics, LIDAs may nol be capable of infillrating all of the
slormwaler for the area. CWS has noted that in such cases, LIDAs could be used to
infilirate runoff from smaller, more frequent storm events that are the largest contributors
to erosion and degradation.

A detailed analysis and coordinated designs for green streets will be needed as 2
component of the AmberGlen Master Plan. The slormwaler faciities plan and cost
estimate provded in this section acknowledges the use of LIDAs in the design of a major
green sireet boulevard bul may nol faclor in polentially significant reductions fo
impervous area and relaled system requirements resulbng from widespread use of
LIDA’s for interior streets and site development.

Watershed Basin Planning and Reglonal Facilities

Ultmately, stormwaler management must protect waler qualty of creeks and wellands
associated with plan area watershed basins. The AmberGlen plan area presents an
opportunity to address stormwater management in a comprehensive manner to mitigate
waler quality and downsliream waler quanlity impacts, prolect nalural resources, and
protect development from flood damage through coordinated Watershed Basin Plans.
According lo CWS, the use of regional treatment facilities results in more uniform
designs, simplifies maintenance, and consolidates the operations of a stormwater facility
under a single owner. In such cases, slormwaler from individual developments could be
routed to a linear system of swales parallel to a natural drainage feature such as Bronson
Creek. Swales would overflow Into vegelaled comidors or convey stormwater for
detainment by regional flow control facilities.

Detention and Re-use for Non-potable Uses

As previously noled, the existing pond and park feature is intended to mitigate flows to
Rock Creek for water quality and quantity by delaining stormwater transported by site
drainage through swales and waler quality structures for use and re-use in landscape
imgation. Opportunities to treat and direct stormwater to detention faciities for use and
re-use for imgation and non-potable uses should be enhanced and expanded on an area
basis.
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Stormwater Facilities Preliminary Cost Estimate

The following impact analysis and cost estimate for stormwaler facilities was prepared by
Ronald Horres, P.£., of PB Engineering for the OHSU/AmberGlen Concept Plan, 2007,

The eslimated cost of stormwater improvements is approximately $4.3 million. The cost
eslimate is an order of magnitude budget level cost; more detailed cost estimates should
be completed once more defailed engineering plans are developed. Additional
contingency should be included to cover the uncertainty in lhe overall scope of the
project.

As detailed in Table 4-2, the cost estimale includes: site demolition, trench excavation,
gxcavation material hauling, trench shering, pipe, manholes, catch basins, bedding,
backfill, site restoration, and a 25% contingency factor to account for miscellaneous
construction items not covered in the cosls, such as ulility relocations. The eslimate does
not include; Green streets swale construclion, construction costs for stormwater
system(s) within individual development parcels, engineering, right-of-way acquisition,
permitting, and owner adminisiration costs. Costs are based on costs developed for the
City of Portland in their Beech/Essex and Oak Basins Pre design Report, June 2004,
prepared by CH2MHill using Means 2002 Costing Manuals.

Table 4-2: Stormwater Cost Estimate

Direct General Waste Total Direct Total Qirect
Pipe Pipe Av.  Construct.. Condition Allowance TaotalQirect  Construct. Construct.  Escalation  Construct.
Diam  Length Oepth Cost (S s @10% @ 5% Construct.  Contingency Cost @ Cost
(in) (ft) {ft) /LF) (S/LF} (5/LF) Cost (5/LF) @ 25% (S/LF) (52002/LF)  4%/year (52006/LF)  Total Cost
10 1000 10 $117.08 511,71 56,44 $135.23 $33.81 $169.04 $28.71 $197.75 $197,748
12 1200 12 $132.92 $13.29 $7.31 $153.52 $38.38 $191.90 $32.60 $224.50 $269,400
15 4000 12 $143.57 $14.36 $7.90 $165.82 $41.46 $207.28 $35.21 $242.49 $969,940
18 1500 15 $173.57 $17.36 $5.55 $200.47 $50.12 $250.59  4$42.57 $293.16 $439,736
24 5000 15 4198.01 $19.80 $10,8% $228.70 $57.18 $285.88 $48.56 $334.44 51,672,175
30 1500 18 $292.54 $29.25 $16.09 $337.88 $84.47 $422.35 $71.74 $494.09 $741,135
TOTAL: 54,290,134

Methodology:

The prapased development plan {OHSU/AmberGlen Concept Plan, 2007) was reviewed and a preliminary stormwater collection plan

was developed based on the parcel distribution and proposed road network presented

year storm from each development parcel were made using the “rational method” {peak flow

coefficient). Using these peak runoff values and the assumed stormwater collection
stormwater conveyance was made,

in this plan. Estimates of peak runoff for a 25-
rain intensity x area x runoff
plan, an estimate of the size and quantity of
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it should be noted that this estimate is intended to provide an order of magnitude number
only, and significant additional design will be required as the development progresses
before more accurate numbers can be determined. The estimate includes the following
assumptions:

= There are no effects downstream of the AmberGlen plan area requiring new
stormwater facilities outside of the plan area.

= The estimate includes piping installed in the right-of-way only. It does not include
piping within each parcel or connections from the parcels 1o the right-of-way.

» Parcels located along either side of the proposed “green street' will pipe their
stormwater directly fo the stormwater swale included in the street system. Piping to
the swale, or supplementary piping to augment the swale is not included.

»  Parcels located directly adjacent to the existing stream corridors within the plan area
are assumed to discharge directly to the stream.

= The stormwater system within the existing OHSU facililies is adequate and will not
require additional stormwaler piping.

= Assumes new piping is required in all areas (i.e. existing pipe is not considered).
From this preliminary analysis it does appear, however, that existing piping along
NW 185th Avenue fo the east of the plan area may not be sufficient to meet the
requirements of the adjacent parcels without on-site quantity reduction. Existing
piping along NW 206th Avenue to the west of the plan area and existing piping in
the north portion of the plan area may be sufficient to meet the requirements with
perhaps only minor on-site quantity reduction.

With the incorporation of the proposed “green street’ system wilhin the inlerior portion of
the plan area, it is recommended that additional natural quantity/quality stormwater
treafment systems be incorporated both as part of the development right-of-way facilities
and within the individual development parcels. These types of facilities lessen impacts on
the existing stormwaterfsurface water system; Improve (he aesthetics of the
development; and provide a focal selling point for the area.

Public Safety
Fire Protection Services

With a targeted increase of over 6,000 households and additional commercial
development, the Hillsboro fire department will require additional resources to serve the
plan area. As a general rule, a population increase of 12,000 people means that the
demand for services would typically increase to 1,000 responses per year. Using this as
an approximation of the demand for new services in the plan area, the increase in
emergency responses would require additional staffing (approx. 21 personnel). In
addifion to staffing, specialized fraining and equipment (truck and rescue units) would be
needed for new structures over 110 feet high.

Police Services

The NE Precinct oan NW Cornell Road located in the business park east of NW Cornelius
Pass Road (20795 NW Cornell Road) would continue to serve the plan area in the future.
It is a “full service" precinct, with officers stationed out of that precinct, as well as
supervisors and equipment. The projected increase in residents may require lhe NE
Precinct to add personnel to provide the same level of service as it provides today.
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District Energy Production

A guiding principle for the AmberGlen Community Plan is to serve as a model for urban
sustainable development. The infrastructure concept proposes the creation of a
neighborhood or district energy ulility using renewable, carbon-neutral sources of power
to deliver heating and cooling senvices. Incorporating clean, renewable energy sources
such as solar and wind will be encouraged for AmherGlen plan area development on a
project by project basis. Dislricl energy systems deliver healing and cooling services in
the form of steam, hol water and chilled water through thermal piping networks to
mulliple buildings within a localized area. Dislrict energy systems serve the aggregaled
thermal loads of an enlire neighborhood to achieve an economy of scale where il is
feasible to ulilize surplus heal and local or renewable resources. The dislricl energy
systems approach results in increase in energy efficiency by effective use of renewable
resources.

According lo the Environmental and Energy Study Institute (EESI), eighty-five downtown
utilities and 330 campuses in the Uniled States currenlly use dislrict energy to reduce
costs and greenhouse gas emissions, increase efficiency, and improve reliability. District
energy enables Mexibility with regard to fuel source once the dislribution system is in
place, and provides oppeortunilies to use local renewable resources for thermal energy.
Two-thirds of the fuel used lo produce power in conventional power plants is wasled and
released as heal exhaust. Capturing this wasle heal and ulilizing it through a combined
heat and pawer system can improve this efficiency rale to 80 percent or higher. District
energy systems often require large initial investments which are recouped in subsequenl
years through fower energy cosis. {Source: EESI, 2009, hitp:ffwww eesiorgl. EESHIS a
non-profit organization established in 1984 by members of Congress lo provide limely
information and develop innovalive policy solutions.)

A range of potenlial models should be reviewed and evalualed for leasibility, cosls and
benefits in parinership with public, stakeholder and local corporale partners. An example
in St. Paul, Minneapolis and two examples being developed in the northwest are
summarized below:

District Energy St. Paul: Biomass-fueled Hot Water Heating

Dislrict Energy SI. Paul is the country's foremost example of municipal disfrict heating. It
was initiated in 1983 as a public/privale partnership among the City of Saint Paul, Slate
of Minnesota, U.S. Depariment of Energy and the downtown business community (o
investigale the viability of hol waler district heating and provide customers with energy
efficient healing and stable raies. District Energy St. Paul began offering district cooling
service to downtown building owners len years after the slartup of the distrct heating
system. Ten years laler in 2003, District Energy Si. Paul became a "green” energy
service provider following construction of an affilialed combined heal and power plant
fueled by clean, urban wood waste. The plant simultaneously produces aboul 85
megawafls of thermal energy for Districl Energy and 25 megawatls of eleclricity for Xcel
Energy.

Districl Energy St. Paul currentfy heals more than 185 buildings and 300 single-family
homes (31.1 million square feet) and caols more than 95 buildings (18.8 million square
feel) in downtown Saint Paul and adjacent areas. Cusiomers enjoy stable rates,
unsurpassed reliability and energy efficient heating and cooling service. In the distnct
energy field, District Energy Si. Paul is considered the mosl successful in the United
Stales in terms of using renewable energy sources and energy conservation.

Source: District Energy Saint Paul, 2008 hitp:/iveww districtensray com/
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Portland District Cooling Company: Brewery Blocks, Portland, Oregon
Portland District Cooling Company (PDCC), an affiliate of Marubeni Sustainable Energy,
Inc., operales a high-efficiency district cooling system for downtown Portland serving the
Brewery Blocks, a five-block development of retail, commerdial and residential space.
The system was buill in 2001. Through a distnibution piping network running underground
and in the Brewery Blocks parking garage, PDCC offers on-demand chilled water for air
conditioning and cooling. The system allows building owners and lenants fo avoid the
capilal, energy, operaling, and mainlenance costs associated wilh owning and operating
theic own chilled water system. It also provides energy savings and net reductions in
waler and sewer usage and charges for its customers. tn 2008, PDCC began its
expansion of this distribution network to also serve other buildings outside of the Brewery
Blocks in the surrounding Pearl District.

Source: The Brewery Blocks, PREM Group, hito:ifwww. brewervblocks com/

Olympic Village, Vancouver, B.C.: Recovered heat from sewage
Vancouver's 2010 Qlympic Village feafures a unigue heal recovery syslem from spenl
sewage developed as a district energy utility. Heat recovered from raw sewage is
directed back into a community energy system fo supply heat and hot water o the
Qlympic Village site and lhen [0 all Southeast False Creek development al full project
build-out. The ulility's three main components are the thermal energy cenler, hot water
distribution pipes looping the site (o buildings and back o the energy cenler, and energy
transfer stations located in each building's basement used to draw in heal from closed
loop hol waler system. The syslem utilizes raw sewage upstream of the treaiment facility,
rather than recovering heat at distani sewage treatment facilities because receverng
heat closer 1o the sewage source makes heal capture easier and increases efficiencies.

In the False Creek system, sewage flows by gravity pipes to a pumping station which lifis
it into another main towards a treatment center. Raw sewage is screened to remove
solids and pumped lhrough a heat exchanger where heal is drawn from liquids. The
solids go into a self-cleaning wel well, where they are rejoined with the spent liguid later
and retuned to lhe pump station. The sewage recovery system has the ability to
generale about 2.7 megawalis of energy and will be supplemented by the energy
cenler's three natural gas fired boilers. The sewage recovery syslem will supply 70
percent of the energy needs for lne False Creek neighborhood. Most of the district
energy utility is located below grade underneath a bridge. Five flue siacks have heen
designed as a public art piece and exlend into a sculpted hand with fingernails featuring
LED panels that change color lo reflect the amount of green energy being produced.

Source: City of Vancouver, British Columbia, 2003 hitp:/fvancouver calolympicviliage/
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Infrastructure
Goals, Policies and Actions

Goals and Policies

Goal 8

Policy 8.1

Policy 8.2

Policy 8.3

Policy 8.4

Policy 8.5

Policy 8.6

Policy 8.7

Ensure adequate capacity, quality, and efficient delivery of water,
sanilary sewer, Siormwaier and public safety services to support
planned development.

Reuse existing infrastructure facilities to the extent practicable.

Provide infrastructure in substanlial conformance with the AmberGlen
Community Plan Infrastructure Concept. Alternative improvements may he
identified to support uses and densities identified in the AmberGlen
Community Plan Development Program.

Investigate the feasibility of establishing a “zero net impact" objective for
stormwater quanlity and quality. City owned facilities should sirive to meet
the Clean Water Services Low Impact Design Guidelines for “zero net
impact’ stormwater quantity and quality.

Promole disirict-based sfrategies for heafing and/or cooling based on
carbon-neutral power sources fo increase efficiencies, reduce costs and
provide ecological benefits not availabte through conventional or site-by-site
development approaches.

[denlify opportunities to capture and reuse sewage, stormwater or other
infrastruclure discharge fo provide heating, non-potable water, and other
services to public andfor private development.

Fealure innovative infrastructure improvements and district-based siralegies
in the planning and design of public and private catalyst projects to
strengthen community identity and lo serve as demonstration projects for
future development.

Ensure that the Police Depariment and Fire Depariment have the
equipment, staff and expertise required to provide a safe and healthy
environment given the larger scale and density of planned development.
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Actlons

Action 31

Action 32

Agtian 33

Action 34

Aclion 35

Action 36

Action 37

Complete delailed engineering plans and cost estimates for infrastructure
system improvements to support uses and densities identified in the
AmberGlen Community Plan Development Program.

Complete a comprehensive strategy for stormwater management based
on development of a Starmwater Master Plan for the AmberGlen area and
the use of Law Impact Development Approaches for sites, streets and
where required, regional stormwater facilities. Work in partnership with
Clean Water Services, Washington County, City of Hillsboro Parks and
Recrealion, Engineering and Planning Departmants, property owners and
other public and private partners.

Complete a detailed analysis and coordinated designs for managing
stormwater within streets and public open space based on lhe Stormwater
Master Plan for the AmberGlen area identified in Action 32. Coordinate
designs with the development and adoption of "green street’ standards
into the City's Transportation System Plan identified in Transportation
Actions 23 and 24.

Address innovative and integrated infrastructure improvements in the City-
sponsored competition for design and programming of the central park
and key green framework elements identified in Parks and Open Space
Action 2.

Amend Hillsboro Public Facilities Maps as needed to incorporate
infrastructire system improvements identified in Action 430.

Identify staffing, training, equipment and other Police Department and Fire
Depariment resources required to effectively serve the larger scale and
densily of planned development.

Initiate a dislrict energy strategy which would seek to evaluate, identify
and begin to develop energy produclion for planned development.
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CHAPTER V - ECONOMIC DEVELOPMENT

Existing Market Conditions

The AmberGlen Community Plan presents an ambitious vision to creale a vibrant,
mixed-use regional center localed in a suburban contex!. Implementing the vision wil
require public and prvale parnerships and stralegic infraslruclure and civic
investments in avic projects and infrastruciure

The AmberGlen plan area occupies a unigue and desirable localion a shor dislance
from major empioyers including Intel, Epson, Maxim, Nike, Columbia Sporiswear,
Solarworid, and Genentech and many other employers within the “Silicon Forest™.
The plan area is also direclly adjacent to the Tanasbourne Town Cenler which is one
of the region’s mosl successiul 2040 Town Cenlers. The Streels of Tanasboume, a
highly successful relail cenler, and the future build-out of the Kaiser Permanenle
Weslside Medical Cenler and The Standard Insurance, which is anlicipated to
confinuing o bulld out its Tanasbourne campus, all continue 1o atiract jobs to the
immediale area.

Demographic characlerislics of the area support further intensification of economic
development because they reflect the types of households that will choose higher-
density housing coupled with high-quality urban amenities. These characlerisics
include a high percentage of two-income households, well-educaled work force,
significani foreign-born populations, and high-lech employees. The demographic who
works in Hillsboro and Washinglon County's high-lech clusler desices the low-
mainlenance and walkable access lo the amenities provided by a vilal urban
environment. AmberGlen residential offerings suppor a lifestyle cholce thal is not
currently available in Washinglon County, bul is desirable because i allows people lo
live close 1o where they work while enjoying urban level amenities. Capluring this
demographic by providing a unique live and work environment increases the
compelitveness of both the City of Hillsboro and Washington Courtty to atiract and
retain business,

The tme is night for the AmberGlen Community Plan lo affect of more inlensive
economic use of the AmberGlen plan area by laking advanlage emerging markel
irends. Major market trends demonsirate thal people are seeking more mixed-use
centers where the physical boundaries between living, working and playing are
deliberalely blurred. These market lrends are a result of increasing energy cosls,
higher demands of employee productivity which leads 1o blended time between work
and play. These trends combined with the location of the AmberGlen plan area
provide an excellant opportunity for a unique, synergistic, walkable plan that will be
economically successful. The AmberGlen plan area has been lhe cenler of a
significan! amount of existing investment, and |his investmant will be the foundation
for thie naxl phase of economic imvestmenl in [he AmberGlen plan area,

For high-rise residenfial development to be successful in Hillsboro, significant urban
amenities will need to be provided lo cover the increased design and construction
cosls associated with high-rise developmenl. Premium amenilies that will add value
o the area include prowimity fo significanl parks, convenient and desirable
neighborhood shopping, and enhanced Iransit oplions. These amenifies are expecled
within the planning horizen of the AmberGlen Community Plan.
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Economic Approach

The successful implementation of the AmberGlen Community Plan will rely on a unique
mix of assets within the plan area and on strategic phasing of public and private
investmenls over the next twenty years. It is widely recognized that building compact
mixed-use urban form can be complicated due fo the construction premiums that are
required for vertical construction. The AmberGlen Community Plan intends to leverage
the significant private investment in the plan area and immediate surrounding area and
combine it with public/private partnerships and financing to match the latent and future
demand for utban development lorm in 3 suburban context. To catalyze development
components of AmberGlen that ¢an be realized in the near term, key public/private
parinerships will need to be extended to achieve the multiple plan goals of a "Big First
Phase” and "Economic Vitality”.

Project Phasing
Bolh public decisicn makers and members of the AmberGlen Steering Committee have
stressed the need to ensure proper development phasing to respond to market irends.

The AmberGlen Community Plan places grealer emphasis on mid-rise residential and
mixed-use development forms in earlier phases of the plan. In order to reduce the
economic risk and maximize economic vitality, mid-rise residential, mixed-use buildings
have been located adjacent to the Community Aclivity Center and central park in what is
anticipated to be the first major phase of development. There are two objectives with
iniiiating development in this manner. This development provides the first phase of a
more immediately marketable producl, but also will be of scale sufficient to support the
initial public investments necessary lo create the first “big phase” of the development
called for by the plan. High-rise residential development and localions have been
redirected wilhin the plan fo sites with existing improvements. This approach focuses
developmenl expectations to those areas that can be made readily developable in the
short term. As mid-rise residential and mixed-use developments occur, existing
structures siluated in areas targeted for high-rise development will depreciate in value
relative to increased property values. The combination of the improved land values,
additional amenifies provided to the area, and an expected decrease in relative value of
the existing improvements wil allow these areas to redevelop info dense, high-rise
residential towers in later development phases.

This approach will require & strong public/private partnership in order to idenlify an
equitable plan for funding necessary improvements, and ensuring lhe amenities
necessary lo add value fo the plan area are included. Many of the capacity enhancement
improvements will be provided as each property within the plan area develops, Catalyst
projects represent a primary initial investment in the area to provide the necessary
infrastructure and desired amenities Lhat will guide the growth and development of the
plan area. Additional projects integral to the development of the ptan area are identified
as "far term” projects.

This early development will assist in building the momentum and establishing the initial
investment necessary to fund the public invesiments, as well as provide some of the
internal transportation improvements. The investment could provide the opportunity to
utilize tax-increment financing to assist with additional transportation improvements and
right-of-way acquisition, and the development of the civic functions of the plan. The
provision of public structured parking will also be a key phased improvement. Parking
can be accommadated in surface lols as an interim way ta control the costs of early high-
rise development, with the abilily to convert to structured parking over time.
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The overall development concept hinges on the ability for the plan area to increase
densities as the area redevelops over time, providing the critical mass that supports the
addition of desirable amenities that will add value to the plan area such as a community
park or enhancement of fransit opfions. This phasing approach also allows for the slow
conversion of existing office siructures and respects their existing value, without leaving
large undeveloped parcels.

Economic Vitality

City leaders and Steering Committee members agreed at initiation of the AmberGlen
Community Plan in February 2009, to add economic vitalily as one of the key guiding
principles, because without economic feasibility it would be difficult to accomplish the
vision for AmberGlen. Real Estate consultant, Johnson Reid, described the key
components to maintain market feasibility as those that will include an emphasis on
improving the AmberGlen plan area for commercialiretail/entertainment and employment.
Partland’s Pearl District has been cited as an example of providing the strong assortment
of commercial amenities that are necessary to make high densily residential successful.
Proximity to primary employment has been measured to be secondary to commercial
amenities in order of importance to create an economically vital place. Through the
Johnson Reid analysis, the AmberGlen Community Plan has evolved to move lthe
Community Activity Center, the heart of commercial, retail, and civic functions, to the
south of NW Walker Road to place it in closer physical proximity to the proposed
residential portions of the project.

Urban Amenities

Throughout the planning process there has been racognition by public decision makers
and members of the Steering Committee that place making will need to include
significant investment in quality urban amenities. Johnson Reid analysis for the pricing
premium for parks and commercialiretail amenities uses the analogy of a three-legged
stool, which include jobs, housing, and retail/commercial and public amenities. Johnson
Reid analysis concludes that AmberGlen will need each of the legs of the stool to be
successful and that there should not be an over reliance on any one leg to ensure
economic success within the AmberGlen plan area. Key findings of the Johnson Reid
report include:

= Commercial Amenities are so valuable to households, that having them within
walking distance allows them to pay more for a high-density type home. A specialty
grocer where spacialty foods, deli, flowers, gifts, and café under one roof and within
two blocks has been measured to achieve a nearly 18% price premium.

= Park and Open Space Amenities in close proximity to urban density residential
forms can provide a residential development between a 10% to 15% price premium.
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Public Financing

Successful implementalion of the AmberGlen Community Plan includes the need to
understand how to finance the capital cost of the proposed plan. The "toolbox™ includes
a list of financial tools that have been successfully used in Hillsboro and by other
jurisdiclions for developing mixed-use center and other major projects contemplated in
the AmberGien Community Plan. The list includes the following tools and methods:

* Public / private partnerships: Development agreements that could provide
assurances for financing mechanisms that reduce initial risk, catalyze initial
development phases, or maintain momentum.

= Urban Renewal District: The investigation of an urban renewal district to
provide tax-increment (TIF) financing has been broadly supported by the City
Council and the Steering Committee. An analysis for the potential viability was
completed by Johnson Reid, The key findings found that there is the patential for
significant TIF revenues fo help pay for the investments in parks, fransportation, and
transit that are identified by the plan.

* Local Improvement Districts (LIDs): LIDs are special taxing districts that can
be created to pay for specific capital improvements that benefit the district in which
they are created. Creation of LIDs are approved by the City Council.

= Vertical Housing Program: This State administered program was created fo
allow local jurisdictions to provide fax abalemenls for encouraging verfical mixed
use development by providing up to a 10-year property tax abatement between 20
to 80 percent, depending on the intensity of the proposed development, The
program provides flexibility for a local jurisdiction to apply the tax abatement to
either designated areas or fo a single project.

= Special System Development Charges (SDC): The City currently collects
SDCs as allowed by Oregon law for Parks, Transportation, Water, and Storm and
Sanitary Sewers. An additional tool is to include a special SDC assessment for a
plan area that may incur unique capital costs associated with development in that
plan area.

* General Obligation and Revenuve Bonds: Municipal Bonding is also in the
toolbox, and may be appropriate for consideration as a mechanism fo finance large
scale community-supporied projects. Typically, General Obligation Bonds area long
term debt instruments backed by the "full faith and credit of the City and are
typically paid by a property tax assessment. Revenue Bonds receive their source of
revenue for debt service from the project that was financed. For example, a parking
garage could be financed by revenue bonds, and the bond is paid back by parking
fees in the garage.

= Grants: The City has successfully received grants and will continue to pursue olher
Federal, State, METRO, and County grants as appropriate.
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Catalyst Projects

Design and development of the Community Activity Center
Development of medium-density, mixed-used buildings

The realignment and construction of NW Stucki Avenue from NW Cornell Road
south of the Westside Light Rail line

The realignment and construction of NW 194t Avenue from NW Cornell Road
south to NW Stucki Avenue

Realignment and construction of NW Walker Road from NW Stucki Avenue west fo
NW 206" Avenue

Design and construction of a central park

Design and construction of green connections to Rock Creek and along Bronson
Creek

Prefiminary High Capacity Transit Alignment and Engineering Study

Mid and Far-Term Projects

The exact fiming of these improvements will be dictated by the rate at which the plan
area is developed. The mid and far-term projects idenlified are:

Split Diamond Interchange at NW Stucki Avenue and NW 185" Avenue and US
Highway 26

Full build out of NW Stucki Avenue
Extension of NW Wiikins Road from NW Stucki Avenue east to NW 185t Avenue
Public Parking Structure(s)

Riparian Corridor iImprovements
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Economic Development
Goals, Policies and Actions

Goals and Policies

Goal 9: Support a vital and sustainable economy within the AmberGlen Community
Plan area.

Poiicy 9.1 Pursue economic development sfrategies that build on the AmberGlen plan area’s
unigue mix of assels.

Policy 9.2 Develop flexible regulatory structures that combine a range of incentives and
performance measures to achieve an economically vital district.

Policy 9.3  Provide mechanisms to support new development, redevelopment, and adaptive re-
use of existing structures and sites.

Policy 9.4  Create a branding slrategy that establishes and promotes the AmberGlen plan area
as a distinct, desirable Hillshoro location.

Policy 8.5  Identify public/private partnerships that support financing of ecenomically vital mixed-
use development.

Goal 10:  Identify and implement funding strategies to support creation of an economical
vital, mixed-use district.

Policy 10.1  Pursue diverse lunding strategies that include, but are not limited to: tax-increment
financing (urban renewal), System ODevelopment Charges (SDCs), Lacal
Improvement Districts {LIDs), Vertical Housing Tax Credits, General Chligation and
Revenue Bonds, Grants, and other public and private funding sources.

Goal 11:  Identily strategic public investments to leverage widespread and sustained
private investment,

Policy 11.1  Accelerate development with strategic public invesiments consistent with the plan's
guiding principles.

Policy 11.2  Support the removal of regulatory barriers without jeopardizing the AmberGlen vision.

Policy 11.3. Enhance coordination between public and private partners to facilitate timely decision
making.

Goal 12:  Expand economic activity and the jobs base within the AmberGlen plan area
through the recognition that quality of life issues are critical to successfully
attracting and retaining professional and support jobs in a global marketplace.

Policy 12.1  Provide opportunities to retain and expand existing AmberGlen businesses.

Policy 12.2 Identify and recruit businesses that are complementary to existing "Silicon-Forest”
business clusters.

Policy 12.3  Work with local, state, federal, and privale trade organizations to identify and recruit
businesses to the AmberGlen plan area.

Policy 12.4 Create a system of performance measures fo support @ healthy and efficient
business climate and ensure that the AmberGlen Community Plan retains its
economic vitality.
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Actions

Action 38

Action 39

Aclion 40

Action 41

Aclion 42

Action 43

Action 44

Action 45

Action 46

Action 47

Aclion 48

Conduct an urban renewal feasibility study and adopt a plan to support
infrastructure and other inveslments necessary to create an urban-scale,
mixed-use center,

Complete a comprehensive public/private funding sirategy to support the
plan.

Develop and use SDC incentives fo implement the AmberGlen
Community Plan.

Identify potential TOD funding.

Establish methods of financing the development and ongoing
maintenance of public amenities such as parks, open spaces, community
center, and other similar public amenities.

Develop an implementation strategy and schedule for catalyst projects.

Provide incentives for developers to provide targeted public and private
amenities and services that add substanlial value within the plan area.

Encourage the creation of an AmberGlen business association to develop
and implement private business marketing strategies.

Identify potential market barriers and employ economic development
strategies to ameliorate barriers.

Develop a business recruitment strategy.

Develop and implement a parking strategy that supports market driven
parking solutions.
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