I‘ n Department of Land Conservation and Development
i35 Capitol Street, Suite 150

Salern, OF. 97301-2540

Theodore F. Enbongoski, Govemor (503) 373-0050

Fax (503) 378-5518
www. lod state or.us

NOTICE OF ADOPTED AMENDMENT g
04/29/2013
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 001-13

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
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: Thursday, May 09, 2013

This amendment was submitted to DLCD for review prior to adoption 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 Acknowledgment or 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 than it was mailed to
DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA
Noatification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged.

Cc: Jeannine Rustad, City of Hillsboro
Gordon Howard, DLCD Urban Planning Specialist
Anne Debbaut, DLCD Regional Representative
Thomas Hogue, DLCD Economic Development Policy Analyst
Gary Fish, DLCD Transportation Planner
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DLCD file No.
Please list all affected & a_

or Federal Agencies,

Local Governments or Special Districts:

Local Contact: JEANNINE RUSTAD
Address: 150 E MAIN ST

Phone: (503) 681-5321 Extension:
Fax Number: 503-681-6245

City: HI1 L. . BORO

Zip: 97123- E-mail Address: jeannine.rustad@hillsboro-

aregon © v
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ORDINANCE NO. 6047

HILLSBORO COMPREHENSIVE PLAN AMENDMENT 1-13
NORTH HILLSBORO INDUSTRIAL AREA COMMUNITY PLAN AMENDMENT

AN ORDINANCE AMENDING THE HILLSBORO COMPREHENSIVE PLAN ORDINANCE
NO. 2793, AS AMENDED, SPECIFICALLY TO SECTION 14, COMPREHENSIVE PLAN
MAPS, AND SECTION 30 NORTH HILLSBORO INDUSTRIAL AREA TO APPLY THE
NORTH HILLSBORO INDUSTRIAL COMMUNITY PLAN DESIGNATION TO THE 330
ACRES ADDED TO THE URBAN GROWTH BOUNDARY [N 2011,

WHEREAS, the North Hillsboro Industrial Area Community Plan was adopted in
January 2012, along with its implementing Industnal Sanctuary (I-S) Zone as a proactive
industrial land management tool to facilitate greater industrial development opportunities; and

WHEREAS, approximately 330 acres of land situaled north of Waibel Creek and roughly
west of 253vd Avenue and east of Sewell Road and south of Highway 26 and generally identified
as “Area 1” was added to the Urban Growth Boundary (the “UGB Expansion Area™) on October
20, 2011, through adoption of Metre Ordinance No. 11-1264B, and; and

WHEREAS, 1n accordance with Metro Ordinance 11-1264B, the City has prepared
amendments to the North Hillsboro Industrial Community Plan (Section 30} and Comprehensive
Plan Map (Section 14) to apply the North Hillsboro Industrial Area Comumunity Plan to the UGB
Expansion Area; and

WHEREAS, the Planning Commission adopted Order No. 8081 initiating the proposed
major Comprehensive Plan amendments on February 13, 2013; and

WHEREAS, the Planning Commission held a public hearing on March 13, 2013, to
consider the proposed amendments to the Comprehensive Plan and received the staff report and
public testimony; and

WHEREAS, on March 13, 2013, based on the testimony, the Record and Exhibits A, B
and C attached hereto, the Planning Commission recommended City Council approval of the
initiated Comprehensive Plan amendments through Adoption of Order No. §084; and

NOW, THEREFORE, THE CITY OF HILLSBORO ORDAINS AS FOLLOWS:
Section 1.  Comprehensive Plan, Section 14, Comprehensive Plan Maps, will be
amended to apply the Industrial Comprehensive Plan Designation to UGB Expansion Area, as

llustrated on Exhibit B attached to this Ordinance.

Section 2. Comprehensive Plan, Section 30, North Hitlsboro Industrial Area Community
Plan will be amended as set forth in Extubtt A attached to this Ordinance.

Section 3.  Except as herein amended, Comprehensive Plan Ordinance No. 2793, as
amended, shall remain in full force and effect.

Page [ of 2



Section 4. 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 2" day of April 2013,
Second approval and adoption by the Council on this 16" day of April 2013,

Approved by the Mayor this 16™ day of April 2013.

ATTEST: [\,//ZM (/U@:W for

Armber Ames, City Recorder

Page 2 of 2



Exhibit A

HILLLSBORO COMPREHENSIVE PLAN SECTION 30. NORTH HILLSBORO INDUSTRIAL
Ordinance No. 2793-4-77 AREA COMMUNITY PLAN
Note: Deletions shown through sérikethronzgh

Additions italicized and underlined

Hizhlighted ttems amended since imitiation

Section 30. North HFillsboro Industrial Area Community Plan
{Added by Ord. No. 5977/2-11 and amended by Ord No. XXXX/1-13)

(1) Goals

(A)To identify land planning and design concepts for the North IHillsboro Industrial Ares
thatshall-senerally fo puide land use, development lotting patterns and public facilitics
planning and implementation within the Area in order fo expand opportunities for job

crearion.
(B) To expand and diversily the Hillsboro industrial economic base by providing for:

e Large parcels to accommodate industrial campuses, vertically-integrated companies
and related businesses: and other industrial users;

o Medium and small parcels to accommodate industnial campuses and business parks
for flex space users, research and development companies, incubator businesses,
business suppliers, spin-off companies and other businesses that derive from, or are
extensions of larger campus users and industrial developments within the North
Hillsbore Industrial Area and the Portland Region.

() Policies

(A)Where the prevailing ownership pattern is larger lots, encourage and [acilitate the
creation of large industrial sites (parcels 30 — 100 or more acres in size) for large-scale
wdustrial campuses and development projects;-and  Assist with land assembly and
reservation of such sites where lurge-size parcels form the prevailing land ownership
patiern. Encourage assembly of large lots resulting in remnant parcels that are useable
for smaller industrial uses and/vr commercial purposes consistent with this Section.

(B) Where the prevailing ownership pattern 1s smaller lots, encourage and facilitate the
development of smaller, diversified industrial uses and sites (20 — 50 acres in size) -
especially smaller-scaled flex-space industnal business parks suitable for spinm-off
gperarions and start ups.

(C) Create opportunity for location of support commercial nodes at speeifie gpe
to reduce vehicle miles traveled and serve the daily commerce needs of businesses and
employees in the surrounding industrial areas, provided that such nodes are erested
located based on demonstrable need from surrounding development.
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(1) Provide for aesthetically attractive, well-desiened weall-desisned-industrial development

() In zceordance with ORS 208390 (5B-722 2070 develep—and Metro Service Dist

(111)

within every development site in the North Hillsboro Industnal Area.

il
(Metro) Code, apply an-the Industiial Sanctuary Zone to lands within the Norih Hillsboro
Dnddusirial Area in a way that substantially complies with Metro Urban Growth Boundary
(UGRy Conditions of Approval and Urban Growth Manpagement Funchionzl Plan
requirements thatmav-apply o for properties in the North Hillshoro Indusirial Area.

Tmplementation Measures

(A) Annexation

5]

Prior to their annexation to the City and the concurrent application of the-Industrial
Sanctuary zoning to properties in the North Hillsboro Industrial Area, land uses within
the Area shall confinue to be governed by the existing Washington County zoning of the
properties. Annexation of Area properties {o the City shall take place in accordance with
annexation policies and practices set {orth in the City Municipal Code and in the-Aferro
Code of the Portland Metropotitan Service PistriettCMetra -y Secrion 309

Compatibility with e4ericulinral s¢{/scs

—

Site design and architectural measures that provide for compatibility between and among
industrial land uses developed within the Area and nearby agriculiural uwses and
operations shall be provided through the City Development Review/Approval process
(Section 133 of the Hillsboro Zoning Ordinance), unless demonstrated 1o be physically o
financially impracticable. Possible compatibility measures include, but are not limited to:
building orientation and setbacks: landscaping; land buffers; and-access easements for
farming vehicles and machinery, and desisnated lanes on adjacent public roadwavs for

-

movement of slmv-moving farm machinery.

(C) Commercial #Nodes

Development of new commercial uses shall be clustered into mapped nodes within the
Arca In order to primarilv_serve the needs of businesses and emplovees in the
strrounding indusirial uses. In addition to the mapped nodes, commercial uses shall he
aflowed as per Section 30(I[17)(2). New commercial development will demonsirahly
primariy-serve the spectrum of daily convenient commerce needs of businesses and

Ssupporting

employees in the surrounding industrial area, which men inc
commercial service developments may—containing child-care child-eare-and pet care

facilities.

(D) Natural Resources Management

In accordance with the City's Goal 5 provisions of Section 6, Natural Resources. Cpen
Scenic and Historical Sites, of the Hillshore Comprehensive Plan, wpon

Mareh 13, 2013 Page 2 of 5



HILL SBORO COMPREHENSIVE PLAN SECTION 30. NORT}

dinance Mo, 2793-4-77

annexation to the city, significant wetland and riparian/upland wildlife habitat resources
m the North Hillsboro Industrial Area shall be accorded the appropriate protection level
presciibed by Section 131A, Signifi Matural Resources Overlay District, of the

Hillsboro Zoning Ordinance-upen-aanexatonto-the Citro

fthodind enec ko b se e il

[n particular, mitigation and enhancement activities shall emphasize the unprovement of
the Waible Creek Tributary wetlands, floodplain and riparian upland wildlife habitat
resources, collectively referenced as the Waible Creek Tributary Riparian Corridor. In
the Corridor. the guiding pronciple for mitigation and enhancement activities is
connectivity of resource types. 1o allow wildlife passage between larger habitat units and
senetic flow between plant communities. Where development projects impact significant
natural resources. the City may identify and require appropriaie mitigation and
enhancement measures by such projects to improve connectivity and resource functions
and values within and connected to the Comidor.

(E) Parks and Open Space

Brovide

[ndlustrial Area.

(ENF) Historic Resources

At the time of Development Review and construction on property in the vicinity of the
probable former location of the historic Methodist Meeting House, as documented on the
Washington County cultural and historic resource list, the City shall require construction
of a Monument on that property by the developer. The Monument shall commemorate
the historical importance of the Methodist Meeting House and shall include plagues or
other written descriptions of the history of the Meeting House and its historical
significance o the local community and Washington County. The Monument shall
further include historical information relating to burial grounds once associated with the
Meeting House location. Final design and location of the Monument shall be reviewed
by the Histworic Landmarks Advisory Committee (HLAC), who shall  provide
recommendarion to the Planning Director, who shall approve the proposal end-approved
by-the—Planning Direetor-as a part of required project Development Review prior to its
construction.

FHG) Compliance with Metro Functional Plan and UGB eExpansion ¢Conditions

i) Consistent with QRS 268390, Metro Code and applicable Memro Council
“Conditions_on_Land Added to the UGB, " the Citv’s shal-adopted—sa Industrial
Sanctuary zone shall he applied to the Area upon annexation to assure that public and
private land use and development actions within the Area aftain substantial compliance
with Regional UGB Conditions of Approval, including standards assuring substantial

March 13, 2013 Page 3 of 5



HILLSBORO COMPREHENSIVE PLAN SECTION 30. NORTH HILLEBORO INDUSTRIAI

Frdinsres Ma 37 ‘T A O RALRL AT B Ak
Cirdinznca Mo, 2783 4-T7 REA COMMUNITY PLAN

compliance with Title 4 development reguirements and Regionally Signiticant Industrial
Arca (R51A) designations.

/, g 330 acres  br
j G4BT NoHE ") shal
pf-ru i ." (L" 09 acres or more. Consistent with ._r/m; Section, ymuller-scale indusirial flex

- uses shall _be allowed on remnant parcels rvesuliing from

. ; . dog i e g
info the UGB in 2001 (Metro Crdinance [

{ provide for at least two parcels of 50 gores or more and ong

"" .l.';"
CES0H) Public Infrastructure {(Water and Sanitary Sewer) Management Plans

The recommended water system, sanilary sewer systen, and storm water disposal system

tacilities shown on the North Hillsbore Industrial Area Public Focilities and Services
Maps, as shown in ['I;-_fl.llj-‘_: 30-A dhrough 30-/F, shall be ncorporated into the following

Hillsboro Public Facilities Plan (2001) Maps as appropriate:

- f:”m'-a Svsiem .If;'.',-'-f'.'."u‘[f‘??;‘c.".?.'.".‘- Map (June. 2001)

o Nurface Water Management Svstem {mprovements Map (lune, 2001

s Samitary Sewer Svsiem fmprovemenis Map (Tune, 2001)

) [ransportation System Plans

[ransportation Sys Plans are shown in Figt
Proposed roadway improvements include the following:

l i .1
res 30-GS throuph 30-1-and—30-H.

Arterial Streets: Collector Streets:

NW Evergreen Road NW Hufiman extension

NW Brookwood Parkway Dawson Creek Drive extension
Meek Road NW 2537 Avenue extension

NW 2637/ 264" Avenue extension
NW Huwcl] Road extension

NW 273" Avenue

NW Jacobson Road realignment
NW Schaff Road extension

NW Pubols Road extension

I'he location and design of the transportation facilities shown in Figures 30-J through 30-LGand
20-H are conceptual and general in nature. Specific roadway alignments and intersection
unprovements shall be 'm-“ﬁrp( rated 1nto Section 21 - the City Transportation System Plan (TSF)
when such alignments and improvements have been firmly determined and finalized.

Figure 30-A Evergreen/Shute Sub-Areas Conceptual Water System
rigure 20-B Helvetia/West Union Sub-Areas Conceprual Water Systemn
'_"IJ(_ ’\H/'r’ .rn'" J-'-e .n'l' i‘.'._u;,["

i | Water System Aiternaitves
i ..i'..*'.l't, 30-ED Ex ;rg:c-;n-‘w:‘:um S..G—. e

s Conceptual Sanitary Sewer System

Mareh 13, 2013 Page 4 of 5



HILLSBORO COMPREHENSIVE PLAN SECTION 30.
Ordinance No. 27093477

ORO INDUSTRIAL
MMUNITY PLAN

Figure 30-BE Helvetia/West Union Sub-Areas Cenceptual Sznitary Sewer System

Figuwre 30-F NoHi Sub-Area Conceptual Sanitary Sewer Svstem Alternatives

Figure 30-EG Evergreen/Shute Sub-Areas Conceptual Storm Drainage System

Figure 30-EH Helvetia/West Union Sub-Areas Conceptual Storm Drainage System

Fiowre 10-1 NoHi Sub-Area conceptual Storm Drainage Svsiem Alternatives

Figure 30-GJ Evergreen/Shute Sub-Areas Conceptual Street System with Commercial Support
Node Locations

Figure 30-HK Helvetia/West Union Sub-Areas Conceptual Street System with Comimercial
Support Node Locations

Figure 30-L NoHi Sub-Area Conceptual Street System Alternatives

{Section 30 Added by Ord. No. 5977/1-12, as amended by Ord._No. AXXX/X-13)

March 13, 2013 Page 5 of S



Exhibit B
North Hillsboro 330-Acre Proposed City of Hillsboro Comprehensive Plan Designation
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EXHIBIT ¢

BEFORE THE CITY COUNCIL
OF THE
CITY OF HILLSBORO

A REQUEST FOR COMPREHENSIVE CITY OF HILLSBORO

PLAN AMENDMENTS TO SECTIONS 14 CASE FILE NO. HCP 1-13
AND 30 RELATING TO THE NORTH FINDINGS OF FACT AND
HILLSBOROQ INDUSTRIAL AREA CONCLUSIONS OF LAW

NATURE OF AMENDMENTS

The proposed amendments to the Hillsboro Comprehensive Plan (HCP) Ordinance No. 2793, as
amended, are legislative 1n nature and defined as “major plan amendments.” The amendments
were initiated by the Planning Commission through adoption of Order No. §08] on February 13,
2013. The proposed amendments would:

» Add text provisions to Sectien 30 (Nogth Hillsboro Industial Area Community Plan) to
reflect regional and local pelicy direction established during the 2011 regicnal urban
growth boundary (UGB) process and subsequent city public outreach process; and

s A series of infrastructure maps to Section 30 and a Comprehensive Plan designation to
Section 14 (Comprehensive Plan Map). The maps would affect the 230 acre Urban
Growih Boundary (UGB) expansion arez approved by Metro Council in October 201]
(Metro Ordinance 11-1264B)(the “UGB Expansion Area™).

BACKGROUND

The North Hillsboro Industrial Area is key to the city’s future economic development
opportunities. The area includes 330 acres north of Waibel Creek, west of 233" and east of
Sewell Road to Highway 26, which was brought into the regional Llrban Growth Boundary
(UGB) for large-lot industrial development by the Metro Council in October 2011 (Metro
Ordinance 11-1264B)(the “UGB Expansion Area”). The area is composed of eight primary
property owners' who have entered into an agreement fo consolidate their holdings to meet
future Jarge-lot requirements.

The proposed Comprehensive Plan map amendments to Sections 14 and 30 and text amendments
to Section 30 (North Hillshoro Industrial Area Community Plan) will comply with Metro's
conditions of approval adding the 330 acres to the UGB and apply the Industrial Comprehensive
Plan designation to the entire area.

! In addition to wrners, other ownerships include ODOT (near Highway 26} and & remnant of &

arcel that was included in the 2005 wban growth boundary expansion

Planning Commission Order No. 8084, Exhibit C Page | of 34



L'RBAN GROWTH BOUNDARY EXPANSION CO\WJIIIOI\'\ OF APPROVAL
Metro's conditions of approval for inclusion of the 330 acres in the urban growth boundary
included the following conditions:

! Uhe city of Hillsboro, in coordination with Washington County and Metro, shall
auup[ Comiprefe nsive ,’\"m? DFOVISIONS and lard us regulations for Arvea | 1o
authorize wbarization, parsuant (o Metvo Code seciion 30711210

} T;:.‘- L'l'l -‘I-IlJ.T/ \:d.ir'."J l I-r-: 4 \ II'I.llJ [ :’. “EZ .'I--'ul E-I.J:-C |I|i . ]"-(_.J [‘RJC:I. :: e .\lll\.-'ul'.-!.'.ur-"‘il.
to Area 1, as described in Metro Code section 3.07 420,

2 Land user ',"'r-'.'.'."."-ir'-' '-'u’.cj e PHESHanI o 'l'f.-"fﬁ'f-' Code section 3.07.1120 shall
provi {1 ‘_'U.‘ creation of ar least one parcel r/ 100 acres or more and at least byo
parcels of 30 acres or more. 1he resudiing parcels shall be subject (o limtations
gn division in Metro Code 3 (/7420

5. Land use remdations shall prahibit establishment of schools, places of assembly
lareer than 20,000 square feet and P whs intended to sermve P -_?‘.-"-_' other than
those workine or n._xrm.,_:_r int the RSIA.

) Lard use regulations shall include provisions — such as scibacks, buifers and
designated lanes for movement ¢f slow-moving machinery — 1o enharic

ompatibility b i ves i1 Area 1 and agricultural and forest p
on adjacent land outside the UGE that is zoned for farm or St use purs
statewide planning Goal 3 or 4
6. The city of Hillsbore and Washington County, in partnership with the Oregon

Department of Transportation, shall mnnpl'ele an interchange area management
plan for en adequate and safe local rransportation network. This plan must be
complered and adopred by the Oregon Transporiation Cammission prior fo

permifting wrban developmen.

Finding: An amendment o Scction 14 is proposed to apply the Industrial Comprehensive Plan
Designation to the UGB Expansion Area in compliance with Metro’s Regionally Significant
Industrial Area (RSIA) designation. In addition. maps showing conceptual water, sanitary sewer,
storm drainage and street systems for the UGB Expansion Arca arc amendments to Scetion 30.
A prior amendment (HCP 3-12} esiablished an overall North Hillsboro Industrial Area
transportation network including streets, bicvcle and pedestrian facilities. HCP 3-12, which
included transportation improvements identified in the interchange area management plan
(condition 6, above), was acknowledged by the State of Oreson on October 26, 2012, and
provides the basis for the fransportation system improvements identified in the Section 14 map
amendments.

Text amendments to Section 30 (North Hillsboro Industrial Area Community Plan) are proposed
to comply with Metro conditions of approval. Amendments include:

Planning Commizszion Order No. 8084, Exhibit C Page 2 of 34



«  Updates to reflect the fact that an Industrial Sanctuary Zone has been adopted.?
- Addition of an implementation measure regarding green spaces.
«  Reference to Metro Condition #3 requiring the provision for twe 50-acres and one §00-acre

site for Jarge lot industrial.

«  Allowance for flexibility in the tocation of small-industrial and commercial uses on remnant
parcels resulting from compliance with Metro Condition #3.

«  Staff has developed three map alternatives that illustrate potential compliance with Metro
Condition %3 (Figures 1-3. Proposed text amendments will allow market {lexibility in actual
campliance.).

= Requirements to foster compatibility with nearby agricultural uses, included designating
lanes on adjacent public roadways for movement of slow-moving farmn machinery.

North Hillsbore Industdal Area: -
Path 1o Ter 1 Shavel-Raady

c —— _— 1 #arcel Configurations
anreptual llunration
D ke feme Future Rosduny riemion
S

T i | Eaisting Yax Lot Alturnacziva uture Roadhway Extenslon

Ficure |

* At the time Section 30 was adopted, the city was anticipating adoption of the Industrial Sanctuary (1-S) zone.

Planning Commission Order Na. 8084, Exhibit C Page 3 of 34
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MAJOR PLAN AMENDMENT PROCEDURES

Section 1. (Planning and Citizen Involverment)
Amendment as:

subsection (II)(G) defines a Major Plan

“__any significant change to the Comprehensive Plan text or map initiated by the City
Council or Planning Commission. A “significant change " is one that amends or refines both
the Plan map and text, has operative effect over a large geographic area and is likely to have
significant environmental, energy, economic and social consequences. Major plan
amendments include but are not limited to Flan amendments that incorporate community
plans as part of the Comprehensive Plan or incorporate portions of public facility plans as
part of the Comprehensive Plan in accordance with State stotue and regulations
implementing Statewide Planning Goal 11.”

All major plan amendments are processed as legislative procedures in accordance with Section 1.
Part (11I).

Finding: The proposed amendments to the HCP Ordinance No. 2793, as amended. for the North
Hillsboro UGB Expansion Area meet the definition of a “Major Plan Amendment” and were
processed in accordance with the procedures specified in HCP Section | (III) Plan Revision and
Major Plan Amendments. Specific findings of compiiance with Section 1 (III} appear below.

(I1I)  Plan Revision and Major Plan Amendments
Plan revisions and major plan amendments shall be processed as legislative procedures.
The following process shall be used when conducting any plan revision or major plan
amendment of the Comprehensive Plan:

(A} For each proposed plan revision or major plan amendment to the Comprehensive Plan,
the Ciry Planning Department will:

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

Finding: Hillsboro planning staff met with the Advisery Committee for Citizen Invelvement on
December 5, 2012, and the Planning Comrmission, acting as the Citizen Involvement Advisory
Committee (CIAC), on December 12, 2012 and January 23, 2013, to establish a citizen
invalvement program that provides for public involvement and input into the proposed major
plan amendments. The CIAC approved the public involvement plan, which was built upon the
planning and public oufreack that occurred dunng the 2010-2011 UGB expansion process.
Outreach efforts pursuant to the public participation plan inciuded:

=  Project webpage updates

- UGB Expansion Area owner meetings on December 20, 2012, January 15, 2013 and
February 13,2013,
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= Surrounding area neighbor meetings on February 6 and 20, 2013

- Public Open House on February 28, 2013.

« Presemation to Citizen Participation Organization 8 on February 12, 2015,

5

= Planming Commission work program infom nal item on December 12, 20012, work
session on January 23, 2013 and hearing on March 13, 2013.

(2) Identify issues to be addressed and related information and data 10 he collecied,

de available for public review. Inform citizens of these issues; and

ed and me

provide opporiuniny for citizen access io the related information and data; and for
citized inpni on these [ssues

icles af planning aelivifies) IRvife review and comment.

i R N AN TR AP G g LI e
(2 Nolify afjecled government Qger

Finding: Outreach to property in and around the UGB Expansion Area began with Metro’s
analysis of potential UGB expansion areas in 2010-1]1. Additional outreach was conducted
through the Oregon Department of Transportation’s Brookwoaod Interchange Area Management
Plan (IAMP) in 2011-2012. Issues to be addressed were identified, and data was col
reviewed and made availeble for public review relating fo the proposed map and fext
amendments.

lected,

Citizen nput was received during UGB Expansion Area owner meetings on December 20, 2012,
January 15, 2013, and February 13, 2013, Input was also received at adjacent area neighbors’
meetings on February 6 and 20, 2003, as well as during a Citizen Participation Crrganization
(CPO & meeting on February 12, 2013, Public notice for the February 28, 2013 open house was
posted on Hillsboro Argus and Hillsboro Tribune online, on the city’s project wehpage, and
included in the February 2013 City Views newsletter to all Hillsboro residents.

Approximately 65 people attended the neighborhood meetings and open house, providing
comments on the proposed map and text amendments. City staff informed community outreach
participants of the date for the public hearing before the Planning Commission, inviting them to
attend the hearing.

¥

The Comprehensive Plan amendment process invited cilizen and goverument agency
participation through a wide range of methods over the course of the project. As such, the
amendments are consistent with Section 1. Part (TI)(A).

(4) Collect relevant informarion and data.

ficiently. As
part of the public mvelvement program for the plan revision or major plan amendment:

(5) Analyze each issue and identify proposed actions that address the issue suf

fa)  Compile and combine the issues, relevant data and information and actions into

tex1 formar and make copies of such text available for review and commenis by

cilizens and djfects d FOVErNMEN GQRErCias.
A 4 e

tizens and affected government agencies for

consideration by the Plannine Commissinn. The Planning Department shall prepare

writter responies o comments and make the responses available for public review
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and (o the Flanning Commission during jis consideration of the proposed plan
revision or major plan amendment.

Finding: The proposed Comprehensive Plan map and (ext amendments are part of a larger
efiort to position the UGB Expansion Area as a “Tier 1, Shovel Ready” site. Towards this larger
objective, staff from the city’s Plaaning, Public Works, Water, Economic Development. and
Finance departments collaborated with staff from Washington County Land Use and
Transportation (DLUT) and Clean Water Services. These efforts included: land use planning;
provision of public infrastructure and infrastructure financing: provision of private utilities;
natural resource and environmental plauning; and property owner and partnership agreements.

As part of the development of the UGB Expansion Area map and text amendinents the following
activities related to the above requirements were completed:

- Collection and analysis of available data and background information, including planning
context, envienmental conditions, cultural cenditions, infrastructure conditions and
deficiencies, transportaticn conditions and regulatory context. Background information was
summarized and made available to commumnity members and government agency staff.

- Comments received from citizens and affected agencies were compiled by the Planning
Department and forwarded to the Planning Commussion for consideration, along with
Planning Department responses. Comments and respenses are part of the public record and
available for public review.

(6) A Plarming Commission public hearing on a plan revision or major plan amendment
shall be conducted after completion of the tasks set forth in Section (1) (A)(1 through
5) above and the citizen involvement program for the plan revision or major plan
amendment established by the CIAC. Naotice of any public hearing by the Planning
Commission or City Council on 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 the initial public hearing.

(7) The Planning Commission may recess the hearing in order lo obtain further
information or provide additional notification. Upon recessing for these purposes, the
Commission shall annownce the time and date when the hearing will be resunied,

(8) After hearing the plan revision or major plan anendment, 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.

(9) 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 (UD(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.

Finding: Public notice of the Planning Commission hearing was published in the February 19,
2013 and March 35, 2013 editions of the Hillsboro Argus newspaper, and posted on the city’s
project webpage on February 20, 2013.
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Although not required for legislative amendments, notice of the Planning Commission hearing
was also mailed on February 20, 2013 to 10 property owners located within the UGB Expansion
Area and adjacent owners within 500 feet of the affected territory.  Although not required for
legislative amendments, public notices of the heaning were posted on February 21, 2013, in the
Hillsboro Civie Center and Washingion County Public Services Building.

The Planning Commission held a public hearing on the amendrments on March 13, 2013, Public

0

its and consistent

notice regarding that hearing was disseminated according to clly requiremes
with state law. At the close of the hearing, the Planning Commission f{orwarded its
recommendation on the Comprehensive Plan map and (ext amendments to the City Council.
Nspensing with a second public hearing, the City Council has scheduled first reading of an
ordinance to adopt the proposed map and text amendments for Aprid 2, 2013 and second reading
for April 16, 2013,

Based on the above, the UGR Expansion Arca map and text amendments are consistent with
Section 1,

) Community Plans, Public Facility Plans and Functional Plans.

A Community Plan, a Public Focility Plan or a Functional Plan may be initiaied by the Ciry
Councd or Planning Commission at any e in response (o community need. Communiny
Flans shall be adopted by the City Council as major plan amendments 1o the city's
Comprehensive Plan Text or Land Use Map as applicable.

Finding: In January 2012, the Hillshoro City Council adopted the North Hillshero Industrial
Area Community Plan (Section 30) as a major Comprehensive Plan amendment, incloding both
mzp and text amendments. The amendments proposed in HCP 1-13 expand the area of the North
Hillshoro Industnial Area Community Plan by 330 acres to accommodaie the 2011 UGB
expansion.  Therefore, initiation of these amendments is consistent with policy (V) because
expansion of the UGB created a community need to act on Meiro’s UGB decision and associated
conditions of approval.

MAJOR PLAN AMENDMENT REVIEW CRITERTA

In order to adopt the proposed map and text amendments, the city must demonstrate the
amendments are consistent with applicable state, regional and local policies, rules and
regulations. Applicable policies, rules and regulations mclude:

+ ity of Hillshero Comprehensive Plan goals and policies contained in:
- Section | Citizen Involvement
- Seetion 2 Urbanizalion

—-  Section 6 Open Space. Scenie and Historie Sites

- Section 7 Awr, Water and Land Resource Quality
- Section 10 Economy
- Section 11 Energy

- Section 12 Puhlic Facilities and Services
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- Section 13 Transportation
Metre Regional Functional Plan Requirements
- Title 3 Water Quality and Flood Management
- Title 4 Employment Areas
~ Title 11 Planniog for New Urban Areas (NOT applicable)
Oregon Statewide Planning Goals
QOregon Administrative Rule (OAR) 660, Division 012 — Transportation Planning Rule
OAR 660, Division 023 - Procedures ard Requirements for Complyving with Goal 5

These Findings of Fact and Conclusions of Law demonstrate the Comprehensive Plan map and
text amendments are consistent with applicable policies, rules and regulations. Each policy, rule
or regulation is cited, followed by findings and a consistency statement. Generally, sections of
policies. rules or regulations that do not apply to adoption of the Comprehensive Plan
amendments are not included.

COMPREHENSIVE PLAN COMPLIANCE

Tae Hillsboro Comprehensive Plan was originally adopted by the city and acknowledged by the
Land Conservation and Development Commussion (LCDC) as being in compliance with
applicable statewide planning poals, state statutes and state administrative rules in 1984. Since
acknowledgement, the Comprehensive Plan has been legislatively amended numerous times,
including recent additions of the Nerth Hillsboro Indusirnal Area Community Plan, South
Hillskoro Comrunity Plan, and North Hillsbore Industrial Area Community Plan and Nerth
Hillsboro Transportation System Plan Amendments in 2011 and 2012, All of these amendments
were acknowledged by LCDC. The North Hillsboro Industrial Area Community Plan (HCP 2-
11) and North Hillsboro Transportation System Plan Amendments (HCP 3-12) in particular form
the basis for the map and text amendments proposed by HCP 1-13.

Section 1 (Planning and Citizen Involvement) Part (II) does not list any applicable approval
criteria for legislative Comprehensive Plan amendments. Changes to the maps and text contained
i the plan must however be consistent with acknowledged Comprehensive Plan goals and
policies that are not amended. The findings in this section address city Comprehensive Plan
goals and polices that are pertinent to the proposed map and text amendments.

Section 2 Urbanization

() Goal. To provide for an orderly and efficient transition of land from rural to urban use
through the identification and establishment of areas designed fo accommodute the full range
of wrban uses within the Hillsboro Plarming Area.

Finding: The proposed map and text amendments provide for an orderly and efficient transition

of land from rural to urban uses by establishing the UGB Expansion Area as an urban, large-lot
industrial sanctuary within the Worth Hillsboro Industrial Area Community Plan.  Upon
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annexation, the UGB Expansion Area will be available for urban-level industnal cmployment
uses. [herelore, the proposed amendments are consistent with Section 2.

Section 6 Natural Resources, Open Space, Scenic and Histarical Sifes.

({) Goals.

(A} Preserve, protect and maintain for present and future residents of Hillshoro aned

surrounding community apen space, hisioric siles and struciures.

(8 Provide a livable und artractive cavironment,
(.} Promote and encouwrage development in character with the natwral features of th

landd

(D) Identifv and provide appropriate protection for “significant " Goal § natural resource
sitey including wetlanes, riparian corridors and wildlife habitat areas, incltuding Habitat
Renefit Areas not within the Significant Natural Resource Overlay District throug finut
the Ciny.

Finding: Section 6 provides {or protecton and enhancement of natural resources. The city 1s
currently conducting a Goal 5 natural resources inventory for the UGB Expansion Area,
including determination of significant natural resources. Significant natural areas will be
protected by the city’s Significant Natural Resource Overlay (SMRO)Y. which would be applied
following annexation at the time of rezoning the property from county to city zones. In addition,
the Comprehensive Plan text s amended to add subsection (E) Parks and Open Space under
Section 30 (1) Implementation Measures to address establishment of greenspace corridors in the
UGB Expansion Area. Therefore, the proposed amendments are consistent with Section 6.

Section 7. Air, Water and Land Resource Qualiry.

(D) Geal To maintain and improve the qualitv of the air, water and land resources, the total
waste and process discharges from ail developments and activities in the planning area shall
nol degrade resources or threaten resowce availability.

resources in the UGB Expansion Area through future cify zoming actions. Therefore,
amendmients are consistent with Section 7.

Section 10. Economy.
(L) Goals.

(4} Expand, improve and diversify the economy of the Hill

rore plamning area.

(B) Provide local employment opportunities for area res

(C) Conserve energy by lowering commuting distance

(D} increase and expand the cconomic base, tax base and economic indeperndence of the
area.

e = )/ - f o i 4 s o ¥ g R - I o] P I S
(E1 Provide choice in ithe purchase of goods and services avarlable 1o the public.
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Finding: The proposed Comprehensive Plan map and text amendments are part of a larger effort
to position the UGB Expansion Area as a “Tier 1, Shovel Ready™ site for large-lot industrial
employers. Future development will expand and diversify the economic base for the greater
Hillsboro area and will provide employment along with limited retail and services to employees
working in the North Hillsboro Industrial Area.  Therefore, the proposed amendments are
consistent with Section 10.

Section 1. Fnergy.
(1) Goal. To conserve energy by using encrgy conservation as a deterninant in:

{A) The location of various land use activities (residential, commercial and industrial).

(C} The design and development of a rransportation system.

(D) The design and construction of housing and ather structures.
Finding: The UGB Expansion Area is located adjacent to one of the largest industrial

employment areas in Washington County. Future development in the area will be able 1o

maximize connectivity for biking and walking while encouraging the integration of eco-

employment site design principles and green development practices, such as including a natural
svsterns approach to managing storm water.  All of these features will help conserve energy by

reducing dependence on automobiles and vehicle miles traveled. Further, development within

the UGB Expansion Area will be encouraged to use green building practices in order to reduce

energy usage and associated costs (e.g., heating and cooling, solar orientation and on-site storm

water management). For these reasons, the proposed amendments are consistent with Section

11

Section 12 Public Facilities and Services

(I} Goals.

(A) Provide public facilities and services in an orderly and efficient marnmer consistent with the
expansion of urbanization inio rural areas.

(B} Utilize the availability of public facilities and services as a tool for guiding urbanization with
the Hillsboro Planning Area.

() Provide a safe and healthy living environment.

(D) Provide that existing land uses are and will continue to be supported by needed public
jacilities and services.

() Provide that future development is appropriately guided and supporied by the provision of
public facilities and services in a timely, orderly, and efficient manner.

Finding: As described above, the proposed map and text amendments provide for extension of
public facilities and services in an orderly and efficient manner to ensure a safe environment and
appropriate future development.  Therefore, the proposed amendments are consistent with
Section 12.

|
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Section 13. Transportution
(1) Goals:
(4) Safery. Develop and mainiuin a safe Cirv transportation sysiem.

(8] Mudlti-mo -'f.;i.' ;.;rf'a,ﬂ'r I Provide a balanced (_,.:'E":‘ :'-"i.”l'-‘}"“}'[&'fh"l LSpslent.

(C} Irip Reduction. Develop a transporiation system that helps to reduce the nuniber of moior
1 T . -} g 1 T

S
PN Gl CORyiL

1)
L Ly

des o regional goals to reduce per capiia vehicle miles of tra
(D) Perjormance. Provide an efficient ransportation system that manages congesiion

(E4 Goods Movement. Provide for efficient movenent of goods and services.

(F) Livability. Transportation facilities within the Ciry shall be designed and constructed in
vilin ._‘_'fff.‘-"'!r.S baro.

miciner nhat enfemces {val

7 ' Foiaartod
e fo all Members oy i

- ]

() dAecessibility. Develop transportation facilities that are eccessib

comnunity and mintmize out-of-divection travel,

Finding: The proposed map and text amendments provide for a multi-modal tragsportation
system within the UGB Expansion Area and connections to the larger Hillsboro community.
[he map amendments will ensure connectivity and an efficient pattern of streets 1o help reduce
vehicle miles and facilitzte freight movement.  Therefore, the map and text amendments are

consistent with Section 13,

APPLICABLE METRO CODE

The remainder of these {indings address only applicable regional and state goals, policies and
implementation measures. If a specific goal, pelicy or implementation measure is not included
in these findings, the Planning Commission has determined it is not applicable 1o the proposed
Comprehensive Plan map and text amendments.

Metro Urban Growth Management Functional Plan

The City of Hillsboro 1s required fo comply with Metro™s Urban Growth Management Functional
Plan (UGMEP) when amending its Comprehensive Plan and Zoning Code. As noted on page 6,
three UGMEFP Titles (3, 4 and 11) are potentially applicable to the proposed map and text
amendments.

Title 3: Water Quality and Flood Munagement
3.07.310 Intens

To protect beneficial water wses and functions cnd values of resources within Water Quality and
Flood Management Areas by limiting or mitigating the impact on these areas from development
activities and protecring life and property from dangers associaied with flooding.

Finding: Volume L, Section 131 of the Hillsboro Zoning Ordinance contains provisions for the
city’s Regulatory Floodplain District (RFD), which complies with Title 3 bv reducing the
patential for flood damage and limiting development in areas subject to flooding. The provisions
in Seciion 131 limit the tvpes of uses that can be established in the RFD and include standards to
ensure development does not negatively impact the floodplain. The standards alse require
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coordination and consistency with state and federal agencies and repulations.  The tewt
amendments recognize the BED areas by identifving a green/open space system for preservaiion
along the UGB Expansion Area sircam corridors.

In addition, as described in the findings for OAR 660, Division 23 below, water quality resources
will be protected by applying the Significant Natural Resource Overlay (SNRO) District to the
significant riparian comidors along the creeks within the UGB Expansion Area.

Based on the findings above, the proposed amendments are consistent with Title 3.
Title 4: Employment Lands
3.07.410 Purpose and Intent

The Regional Framework Plan calls for a strong regional economy. 1o improve the economy
Title 4 seeks to provide and protect a supply of sites for employment by limiting the rvpes and
scale of non-industrial uses in Regionally Significant Industrial Aveas (RSI4s), Industrial and
Employment Areas. Title 4 also seeks to provide the henefits of "clustering" to those industries
that operate more productively und efficiently in proximity to one another than in dispersed
locations. Fitle 4 further secks to protect the capacity and efficiency of the region's
transportation system for the movement of goods and services and to encourage the location of
other tupes of emplovment in Centers, Corridors, Main Streers and Station Conpmunities.

Metro’s role in promoting and sustaining a strong, competitive regional cconomy is partially
implemented by cities and counties through compliance with UGMFP Title 4 (Industrial and
Other Employment Areas). Tiile 4 profects a diverse group of industrial and employment lands
throughout the region in order to provide a stroug jobs base and enable the efficient movement of
onods and freight.

Metro addresses employment lands in three categories: regionally significant industrial areas;
other industrial areas; and employment areas. These areas are officially designated on a map
approved by the Mewo Council and reflected in cily and county zoning. Title 4 of Metro's
UGMFP (Sections 3.07.410-3.07.450), provides greater detail on Metro’s policies relating to the
protection of Regionally Significant Industrial Areas (RSIA), other industrial areas and
employment areas.

In 2009, Metro reviewed the region’s emplovment and bousing needs for the next 20 vears,
which resulted in an Urban Growth Report (UGR) indicating the region needed to add lands for
future industrial employers who might require sites of 50 acres or larger. Such lands are
rypically designated for RSIA uses. As a result, in October 2011, the Metro Couneil added 330
acres in North Hillsboro to the UGB for future large-lot industrial employment.

The city’s existing comprehensive plan and zoning regulations, as amended in 2012 by HCP 2-
11 and Z0A 2-11, have been deemed by Metro to comply with current Title 4 regulations. The
city developed the North Hillsboro Industrial Area Community Plan and its implementing
Industrial Sanctuary (1-S) zone as a proactive industrial land management tool to facilitate
greater industrial development opportunities while complying with Metro Code 3.07 Title 4.
The I1-S zone ensures future industrial areas are developed 1o a cohesive manner that maximizes
efficient use of job creating industrial land.

The following sections address UGMFP Title 4 requirements for regionally significant industrial
areas, other industrial areas and employment areas and describe how the city’s proposed
Comprehensive Plan and Zoning Code amendments comply with those requirements.
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Regionally Significant Industrinl Areas (RS1A4s)

According to Metro, regionally significant industrial areas are those industrial areas near the

reginn’s most significant transportation facilities that enable the efficient movement of freight.
RSIAs also include other areas most suitable for the movement and storage of goods.
Because of the significance of these areas to the region’s overall econnmy, they are regulated to

ensure their cominued use and availability as industrial lands. While cities and countics have
ing ze and location of new

Rl T N S - PO fod Ll P i ol =
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buildines for retail commercial uses, such as stores, restaurants, and medical offices, so thai these
3

businesses primarily serve the needs of workers in those industrial areas (Section 3.07.420(B))

ignificant industrial lands by limiting the

2011 revisions to Title 4 improved protections of
development of new parks, schools and places of assembly in those areas. Section 3.07.420{D)
restricts the placement of schools, places of assembly (20,000 square teet or lareer), and parks in
RSTAs. Metro also limits the division of lots 50 acres in size or larger in order to maintain an
adequate supply of large-lot industrial sites for current and future employment needs (Section
3.07.420KEF)).
In Regionally Significant Industrial Areas, non-indusirial uses are linuied 1o
Retail and professional service uses less than 20,000 square feet per development projeci,
amounting to no more than 3,000 square feet of sales or service area in a single outlef

(Section 3.07.420(B)),

. Ulses nece SRV fO serve the needs ({j businesses and a,'?77/l)lu_i"]'54;'.\‘ of the .RL'_'.,'."O?‘.'CJH}' ‘.\'.'_j'."r.’F;.c amnf

] 4 AT

Dndustrial Arvea. (Section 307 4200B)); and

- Uses that will not reduce off-peak road peviormance on major regional freight network

rouies. {Secrion 3.07.420(C))

Finding: Implementation of Title 4 measures is focused on local zoning code compliance rather
than Comprehensive Plan map or text amendments. In accordance with Section 3.07.420(A), the
city derived “specific plan designation and zoning district boundaries of RSIAs within its
jurisdiction” from Metro’s Title 4 Employment and Industrial Areas Map and adopted an
Industrial Sanctuary (1-8) zone in 2012,

The city’s acknowledged Industrial Sanctuary development regzulations prohibit or severely
restrict new commercial retail uses while allowing “comumercial office uses that are accessory to
and in the same building containing businesses engaged o high-technology  product
manufacturing.”  Title 4 compliance in the I-5 Zone is achieved by limiting the scale and
location of “earing and drinking establishments, general office uses, and retail goods and
services,” requiring those uses must “serve primarily the needs of the businesses and employees

in the industrial area.
The North Hillsboro Industrial Area Community Plan restricts stand-alone retail, office and
service support commercial uses to three areas smbedded in the industrial area. These locations
were identified on NHIA Community Plan Figures 30-J and 30-K Tor the Evergreen. Shute and
Helvetia and subareas. For the UGB Expansion Arce. Scctien 30 of the Comprehensive Plan has
been amended to allow smaller-scale industrial flex-space and commercial uses on remnant

para

one [{{-acre sites.

Is resulting from compliance with the condition of providing for at least two 30-acre an
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Based on the findings above, the proposed amendments are consistent with Title 4 because the
city’s acknowledged Title 4 Comprehensive Plan provisions are being extended into the UGB
Expansion Area with changes necessary to implement Metro Council’s conditions of approval
for the 2011 expansion. In addition, acknowledged I-5 zoning regulations will be applied to
industrially designated lands following annexation to the city.

Title 11: Planning for New Urban Areas
3.07.1105 Purpose and Intent

The Regional Framework Plan calls for long-range planning to enswre that areas brought info
the UGB are wrbanized efficiently and become or contribute to mixed-use, walkable, ransit
friendly communities. It is the purpose of Title 11 o guide such long-range planning for urban
reserves and areas added 1o the UGB. It is also the purpose of Title 11 to provide interim
protection for areas added to the UGB until eity or county amendments to land use regulations
to allow urbanization become applicable to the areas.

3.07.1110 Planning for Areas Designated Urban Reserve

A The e

provi

yunty responsible for land use planning for an wrban reserve and any citv likely 1o

le governance or an urban service for the area, shall, in conjunction with Metro and
appropriate service districts, develop a concept plan for the urban reserve prior to ifs addition to
the UGE pursuant to sections 3.07.1420, 3.07. 1430 or 3.07.1435 of this chapter. The date for
completion of a concept plan and the area of urban reserves io be planned will be jointly
determined by Meiro and the county and city or cities.

B. 4 local government, in creating a concept plan to comply with this section, shall consider
actions necessary to achieve the jollowing outcomes.

2. If the plan involves fewer than 100 acres or proposes to accommodate only residential or

emplovment needs, depending on the need to he accommodated:
a. A range of housing of different types, tenure and prices addressing the housing needs
in the prospective UGB expansion area in the context of the housing needs of the
governing city, the county, and the region if data on regional housing needs are
available, in order fo help create economically and socially vital and complete
neighborhoods and cities and avoiding the concentration of povertfy and the isolation of
families and people of modest means;

b. Sufficient employment opportunities 1o support a healthy cconomy, including, for
proposed emplovment areas, lands with characteristics, such as proximity o
transportation facilities, needed by emplovers,

c. Well-connected systems of sireets, bikeways, pedesirian ways, parks, natural areas,
recreation trails;

d. Protection of natural ecological svstems and important naiural landscape features;
aned

e. Avoidance or minimization of adverse effects on farm and forest practices and
important natural landscape features on nzarby rural lands.
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[ Show the general locations of any residential, commercial, industricl, nstitutional and
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public uses proposed fur the area with sufficient detail 1o allow estim
public svstems and facilities deseribed in paragraph 2;

Iadety pr'r)[,?m‘{?u’ sewer, park and trail, waler and stornrwater Systems and fransportaiion
facilities, provide the following:

rrrd

a. The general locations of proposed sewer, park and trail. water and siormwater systems,

L Hhe Hnr-.«?t, Ju wction and Hener o lacation -Jf-"'.‘l’!"fj"(iit d stati franspoe farion
Jacilities, arterial facilities, regional wransit and trail facilities and freipht intermodeal
,
Jacilities,
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c. § e proposed connections af these sysiems and i tities, if any, 1o €xi FONE SPsfems,
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|-’r Pri nary esfimies of e costs of the Sysiehs Hfl:a?jl..'l Hirres i sufficien delail to

delermineg ility and allow cost comparisons with other areas,
e. Proposed methods to finanice the svstems and facilities; and
[ Consideration for protection of the capaciny, function and safe operation of state

h

in,

Inway interchanges, Including existing and planned interchanges and planned

roverwenis to mterehanges,

i If the area subject 1o the concept plan calls for designation of land for industrial use
include an assessment Qf(_ip;_*w.hu..-:...-.\ fo create and protect parcels 30 acres or larger and

fo cluster uses that benefit from proximity to one another;

m calls for designation of land for residential use, the

4. If the area subject to the concept p
concept plan will deseribe the goals for meeting the housing needs for the concept planning

e f*....--.-:’-; of the governing citv, the county,and the region if

ared In the context ﬁf “the hous)

deta on re i vl FIQUSTHY Nee rels are available. As "-"-’H'O,' (his stotement of of J-l crives, the
concept plan shall identify the ,afr'a:.'au[ mumber, price and tvpe of market and nonmarkei-
provided housing. The concept plan shall also identipy preliminary sirategies, including jee
walvers, subsidies, zoning incentives and private and vorproﬁf partierships, that will
support the likelthood of achie

ng the owcomes deseribed in subsection B of this section;

3. Show water qualiry resource areas, flood munagement areas and habilal conservation
areas thar will be subject 10 performance standarvds under Titles 3 and 13 of this chapter;

0. Be coordinated with the comprehensive plans and land use regulations that apply io
nearhy lands already wirhin the UGB,

CInelude anagreement between or among 1he county and the ciiy or clifes and service

fes which cliiy, cittes or districis will likely be the providers

districes that preliminarily identif:

af _':,-'.1.15:.u.‘r\'.rces, as defined af ORS 195 063041, when the area is wrbanized,

oo ; . g il s 1
8. Inchide an aere ient between or among I.f & counry and the Cify aF CHIes [hal prefiminaril)

identifies the local sovernment responsibie for ('-’]?’?"Di"f.rk')l'-:- e planning of the area, and the

Howing addition te

city or cities that will have authorine 1o annex the area, or portions of if,

the UGB,




9, Provide that ar. area added 10 the UGB must be annexed to a city prior (o, or
simultaneously with, application of city land use regulations to the area intended to comply
with subsection C of secrion 3.07.1120; and

10. Be coordinated with schools districts, including coordination of demographic
assumplions. -

Finding: While Hillsboro is the city responsible for comprehensive planning ef the 330 acre
UGB Expansion Area, the city is not required to comply with Title 11, Section 3.07.1110 Urban
Reserve concept planning requirements because that section is only applicable to Metro Council
decisions made alter 31 December 201 1. Since the UGB decision was made in October 2011 the
city 1s not required to complete Title 11 concept planning before proceeding to Comprehensive
Plan map and text amendments for the 330 acre UGB Expansion Area.

3.07.1120 Planning for Areas Added to the UGB

A. The county or city responsible for comprehensive plaming of an area, as specified by the
Intergoverrmental agreement adopted pursuant lo section 3.07. 1110C(7) or the ordinance that
added the area to the UGH, shall adopt comprehensive plan provisions and land use regulations
Jor the area to address the requirements of subsection C by the dute specified by the ordinance
or by section 3.07 . 1453B(4) of this chapter

L If the concepr plan developed for the area pursuant to section 3.07.1110 assigns planning
responsibility to more than one city or couniy, the responsible local governments shall provide
Jor concurrent consideration and adoption of proposed comprehensive plan provisions unless
the ordinance adding the area to the UGB provides othenvise.

Finding: For the reason stafed above, these requirements do not apply.
C. Comprehensive plan provisions for the area shall include:

1. Specific plan designation boundaries derived from and generally consisient with the
houndaries of design type designations assigned by the Merro Council in the ordinance adding
the area to the UGB;

Finding:  The proposed map amendment designates the entire UGB Expansion Area for
industrial use consistent with the design type assigned by Metro in conditions of approval when
the area was added to the UGB in October 2011. Thus, the proposed amendments are consistent
with subsection C(1).

2. Provision for annexation to a city and fo apy necessary service districts prior to, or
simultaneously with, application of city land use regulations intended to comply with this
subsection;

Finding: The city requires annexation of properties before zoning is applied. The city’s
annexation process also requires annexation into any applicable service district (e.g.. Metro, Tri-
Met) and withdrawal from special districts that duplicate city services.

Based on the above findings, the proposed amendments are consistent with subsection C(2).

7. A conceptual street plan that identifies internal street connections and connections (o adjacent
urban areas to improve local access and improve the integrity of the regional street system. For
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areas that allow residential or mixed-use development, the plan shall mieet the standards for
streel commections in the Regional Transportation Functional Plan;

Finding:  The proposed North Hillsboro Industrial Area Community Plan Figure 30-L
transportation map shows the conceptual street plan for the 330 acre UGB Lxpansion Area,
including arterials, collectors and conneciions to adjacent areas. The text amendments identify a
raulti-modal transportation network for the North Hillsboro Industrial Area Community Plan that
incorporates the following elements:

+ Connected pattern of streets and roads with bike lanes and sidewalks

+ Greenspace circulation system with bicycle and pedestrian tralls

+ A system of nerth/scuth and cast/west collector siveets to serve the UGB Expansion Area and
previde connectlons to roads adjacent to and outside the UGB Expansion Area

The Comprehensive Plan policy language proposed for the UGB Expansion Area includes
provisions related (o streets, ncluding language that supports strategic public ivestments in
arterial and collector road improvements to accommodate ail modes of travel for commuters and
[Feight.

No portions of rthe UGB Expansion Area will allow residential or mixed-use development and
are therefore not subject to RTFP strect connections standards.

The findings above demonstrate that the proposed amendments are consistent wilh subsection
C7).

8. Provision jor the financing of local and stare public facilitics and services; and
¥ 2 U Yy - ;

Finding: The proposed amendments were informed by an assessment of infrastructure costs and
a discussion of potential funding sources. In addition, the proposed Comprehensive Plan policies
address provision of public utilities as part of future industrial development activity.

The findings above demonsirate that the proposed amendments are consistent with subsection
C(8).

9. A strategy for protection of the capacity and function of stale higlhway interchanges, including
existing and planned interchanges and planned improvements 1o interchanges.

Finding: The Bookwood Parkway/Highway 26 Interchange serves the UGB Expansion Area
An Interchange Area Management Plan (JAMP) was adopted in October 2012 by the Oregon
Transportation Commission, fulfilling a Metro condition of approval #6 for the 330 acre UGB
Expansion Area. The TAMP establishes a schedule of interchange improvements that will
support future industrial growth as the /GB Expansion Area urbanizes in the future.

The findings above demonstrate that the proposed amendments are consistent with sobsection
C(9}.

D The county or city responsible for comprehensive planning of an area shall submir 1o Metro a
determination of the residential capacity of any area zoned to allow dwelling units, using the
method in section 3.07.120, within 30 days after adoption of new land use regulations for the
area.
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Finding: Because the proposed Comprehensive Plan map and text amendments designate the
330 acre UGB Expansion Area for industrial use, this requirement is not applicable

3.07.1130 Interim Protection of Areas Added to the UGB

Until land use regulations that comply with section 3.07.1120 become applicable to the area, the
city or county responsible for planning the area added to the UGB shall not adopt or approve

4. A land use regulation or zoning map amendment that allows higher residential density in the
area than allowed by regulations in effect at the time of addition of the area to the UGH,

B. 4 land use regulation or zoning map amendment that allows commercial or industrial uses
not allowed under regulations in effect at the time of addition of the area to the UGE;

. A land division or partition that would result in creation of a lot or parcel less than 20 seres
insize, except for public facilities and services as defined in section 3.07. 1010 of this chaprer, or
for a new public school,

Finding: The city of Hillshoro will not adont or approve any of the above land use actions until
[-S zoning, which complies with section 3.07.1120, is applied to the area following annexation.

Overall Title 11 Finding: Based on the findings above, the proposed amendments are
comsistent with Meuro Code Chapter 3.07, Title 11.

APPLICABLE STATEWIDE PLANNING GOALS AND ADMINISTRATIVE RULES

Oregon Statewide Planning Goals

Goal 1 Citizert Involvement
To develop a citizen involvement program that insures the opportunity for citizens io be involved

in all phases of the planning process

Finding: As demonstrated in the findings for city Comprehensive Plan Major Plan Amendment
Procedures, Section 1 (Planning and Citizen Involvement) Part (11, the city invited citizen and
public agency participation using a variety of methods and techniques. Between 2011 and 2013,
during preparation of the proposed map and text amendments, public participation included:

+  Plan area property owner meetings.

*  Neighboring property owner meetings.
+  Cilizen Participation Organization 8 meeting.
« A public open house held on February 28, 2013.

- Service provider meetings held with the Hillsboro Public Works, Water, Fire and Police
departments, Clean Water Services, representatives from Washington County Department of
Land Use and Transportation, and private utiiity companies.

«  Advisory Committee on Citizen Invelvement (ACCIH and Citizen Involvement Advisory
Committee (CTAC) meetings.

*  Planning Commission work session, informational item and public hearing.
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- Media outreach.

»  Project webpage.
Based on the above findi the proposed amendments are consistent with Goal 1 Chiizen
Livalvement.

Goal 2 Land Use Planning

To est

aciions related 10 use of land aned 1o assure an adeauate Jactual base for such decisions and

thivsh a fand use plannine process and nolicy framework av a basis for all decicion qrd

actions.

Finding: The Hillsbore Comprehensive Plan was adopted by the city and acknowledged by the
Land Conservation and Development Commission (LCDC) as being in compliance with
applicable statewide planning goals, state statutes and state administrative rules in 1984, The
city establishied a land use planning process and policy framework as a basis for all decisions and
actions related to Jand use to assure an adequate factual base for {uture decisions and actions.
['he planning process established a factual base for the Plan, including the following elements;

4

+  Planning context
= Infrastructure conditions
<« Environmental context

= Cultural context

4

. RL";"..LI’J'iK context

Decisions for the Plan were made based on the factual base and consistent with existing city

policies. Therefore, the proposed amendments zre consistent with Goal 2.
Goal 5 Nutural Resources, Scenic and Historic Areas and Open Spaces

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

Finding: Waibel Creek flows west/southwest through the southern portion of the UGB
Expansion Area, ultimately flowing into the Tualatin River via McKay and Dairy creeks. The
Hillshoro Zoning Ordinance Volume 1 Section 131 contains standards and regulations intended
to protect flondplains such as those along Waibel Creek by limiting the types of uses that can be
located within {loodplain arcas

Because the North Hillsboro UGB Expansion Area is not currently located within the Hillsboro
citv fimits, the citv's existing Goal 5 inventory does not include the properties in the UGB
Expansion Area. Properties that may contain natural resources are currently being inventoried
and a sigmificance determination will be made using the methodologies described in the adopied
Hillshoro Goal 5 Natwral Resource Inventory & Assessment Repori.

Signmificant natural resources and their associated impact areas will be added to the Significant
Natural Resource Overlay (SNRO) district as part of the rezoning process subsequent to
annexation. The SNRO district provides profection for significant wetlands, riparian corridors
and wildlife habitats. An Economic, Social, Environmental, and Energy (ESEE) Consequences
Analvsis will be conducted for the Significant Natural Resource (SWR) sites added to the SNRO

disirict.
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In addition to the city’s SNRO disirict, the city is a pariner in the Tualatin Basin Fish & Wildlife
Iabitat Program. This is a volunlary program that encourages the use of Habitat Friendly Devel-
oprnent Practices, including Low Impact Development (LID) technigues, designed to reduce the
environmental impacts of new development and remove barriers to their use. The intent is to
provide flexibility in land devclopment to encourage protection of qualified Habitat Benefit
Areas.

Furthermore, the proposed text amendments include a Parks and Open Space policy that stales:

Greenspace corridors will be preserved and passive recreational opportunities and trails
provided along the edges of greenspece arcas for emplovees within the North Hillsboro
Industrial Area

Based on the findings above, the proposed amendments are consistent with Goal 5 Natural
Resources, Scenic and Historic Areas and Open Spaces.

Goal 6 Air, Water und Land Resources Quality

To maintain and improve the quality of the air, water and land resources of the state.

Finding: As mentioned above, Waibel Creek 1s a tributary of the Tualatin River that flows
through the UGB Expansion Area. Water resources are protected by existing floodplain
regulations and through integrating the creek corridor into an open space network through the
UGB Expansion Area. Furthermore, the Oregon Department of Environmental Quality (DEQ)
regulates air, water and land with CWA Section 401 Water Quality, Water Quality Certificate,
State 303(d) listed waters, Hazardous Wastes, Clean Air Act (CAA), and Section 402 NPDES
Construction and Stormwater permits. The Department of State Lands and the Army Corps of
Engineers regulate jurisdictional wetlands and CWA Section 404 water of the state and the
country respectively. Clean Water Services regulates impervious surface and storm water runoff
throughout the city. Future development within the UGB Expansion Area will need to comply
with these state and national regulations and protections for air, water and land resources quality.
Based on the findings above, the proposed amendments are consistent with Goal 6 Air, Water
and Land Resources Quality.

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.

Finding: As described in the Comprehensive Plan compliance findings above, the proposed
Comprehensive Plan map and text amendments are part of a larger effort to position the UGB
Expansion Area as a “Tier 1, Shovel Ready” site for large-lot industrial employers. Future
development will expand and diversify the economic base for the greater Hillsboro area and will
provide employment along with lirnited retail and services to employees working i the North
Hillsbeoro Industrial Area.

Based on these findings, the proposed amendments are consistent with Goal 9 Economic
Development.

Geoal 11 Public Facilities and Services

To plan and develop a timely, orderly and efficient arrangement of public facilities and services
lo serve as a framework Jor urban and rural development.
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Finding: As described in the Comprehensive Plan Compliance findings above, the proposed
map and text amendments provide for extension of public facilities and services n an orderly
and efficient manner (0 ensure a safe environment and appropriate future development. Timing
and funding of new and expanded infrastructure in the UGB Expansion Area will be closely

cordinated with development.

Wark on the proposed amendments mcinded an assessment of existing and provosed
LU g 3]

infrastructure within the North Hillshoro area, nroviding a contex1 for how sewer, water and

storm drainage will be managed as the area develops. Sewer service will be provided thron
g

construction of new collection, pumping and convevance facilitics to serve new development.

Water service will be provided through extension of existing water lines located south of the
UGRE Expansion Area and construction of new walter facilities. Storm water management will be
accomplished with a combination of conventional systems and low-impact facilities.

Based on the findings above, the proposed amendments are consistent with Goal 11 Puhlic

Facilitics and Services

e

Groal 12 Transpartiation

y ol 7 ¥ e Perpn ol o} Ly | Iy T R g
Lo provide and encaouraee a safe, convenient and economic transporfcllon svsiem.
2 : J /,

Finding: As described in the Comprehensive Plan Compliance and Metra Title 11 findings
above, the proposed map and text amendments identify a multi-modal transportation nenvork {or
the North Hillsboro Industrial Area Community Plan that incorporates the following elements:

= Inler-connecied pattern of streets and roads with bike lanes and sidewalks

«  Greenspace circulation system with bicycle and pedestrian trails

« A svstem of nortivsouth and east/west collector streets to serve the UGB Expansion Area and
o I

provide connections to roads adjacent to and outside the UGB Expansicn Arca
Based on the findings above. the proposed amendments are consistent with Goal 12
Transportation.
Goal 13 Energy Conservafion
&

To conserve enerey.

Finding: As described in the Comprehensive Plan Compliance findings ghove, the proposed text
amendments encourage preservation of open space and green development practices in the UGB
Expansion Arca. Such measures could include a natural systems approach to managing storm
water, an emphasis on use of walking, bicveling and tramsit, particular]y for commuter frips.
Such actiorns would help conserve energy by reducing dependence on automobiles and vehicle

miles maveled. Greensireet designs for new accessways in the UGB Expansion Area will
provide opportunity for natural storm water treatment, temperature mitigation and air guality
improvements. Development within the UGD Expansion Area will be encouraged to use green
building practices in order to reduce enzrgyv usage and associated costs (heating and cooling.
solar orientation and on-site storm water management for example).

Based on the findings above, the proposed amendments are consistent with Goal 13 Energy

Conservation.



Goal 14 Urbanization

1o provide for an orderly and efficien itian from rural to wban |

urban population and urban employment inside urban growth b
of land, and to provide for livable communities

Finding: The UGB Expansion Area was included in amendments to the UGE approved by
Meiro in October 2011, and is intended io meet local and regional needs lor mdustnal
employment land.  There 1s substantial evidence in the record associated with the UGE
amnendment related to consistency and compliance with Goal 14

Based on the [ndings above, the proposed amendments are consistent with Goal 14
Urbanization.

Oregon Administrative Rules

OAR 660, Division 012 - Transportation Planning Rule (TPR)

660-012-0060 — Plan aud Land Use Reculation Amendments

[hese findings are intended to supplement the extensive OAR 660-012-0060 findings adopted by
the city in late 2012 as part of HCP 3-12 (Transportation Improvements for the North Hillsboro
Industrial Area), which amended the Transporiation Systern Plan and [ransportation Policy
portions of the Comprehensive Plan related to the North Hillsboro Industrial Area Community
Plan. Those findings are incorporated herein by reference. The HCP 3-12 amendments were
acknowledged by the state on October 26, 2012 and provided the basis for the transportation
related maps and text included in this Comprehensive Plan amendment.

OAR 660-012-0060 requires the following:

L or aland use

(1) If an amendment to a functional plan, an acknowledged comprehensive |
regulation (including a zoning map) would significantly aj

cl an exisling or planned
transportation facility, then the local government must put in place measures as provided
in section (2) of this rule, unless the amendment is allowed under section (3), (%) or (10) of
this rule. A plem or land use regulation amendment significantly affects a transportation
facilivy if it would:

(a) Change the functional classification of an existing or planned transportation facility
(exclusive of correction of map crrors in an adopted plan);

(b) Change standards implementing a functional classification sysiem, or

(c) Result in any of the effects listed in paragraphs (4) through (C) of this subsection
based on projected conditions measured at the end of the planning period identified in
the adopted TSP. As part of evaluating projected conditions, the amount of traffic
projected to be generated within the area of the amendment may be reduced if the

amendment includes an enforceable, ongoing requirement that would demonstrably

limnit ic eemeration, mcluding, bur not limied o,
management. This reduction may diminish or completely
effect of the amendment.
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Finding: Amendments to the Hillsboro Transportation System Plan (FSP) were made in 2012 to
establish adequale transportation sy hlu improvemenls necessary to accommodate reasonably
likely development of land within the Urban Growth Boundary, including the 330 acre UGB
Expansion Area. Those amendments added the following new collector and arterial roadways
into the transportation system in the UGB Expansion Area:
- NW 253" Avenue (NW Evergreen Rd to NW Meek Rd): a city 3-lane Collector:

. \'\V Huffran Street (NW Brockwond Plwy to NW Sewellwest UGB boundary): a city 3-
lane Collector: and

= NW 264™ Avenue (NW Evergreen Rd to NW Meek Rd): a city 3-lane Collecto

An existing roadway recommended for reclassification 1s the segment of N'W Meek Road

between the planned NW 2537 Avenue extension and NW Brookwood Parkway. The Planning

Commission concurs with the recommendations of the Oregon Department of Transportation
(ODOT), Washington County, neighboring property owners, and the advisory groups that
disconnection of vehicular access between NW Meek Road and N'W Brookwood Parkoway would
be i the best interest of the public to ensure public safety adjacent to the Interchange
improvements,  Pedestrian., bicvele snd emergency vehicle access may continue to
accommaodated to NW Brookwood Parkway. With the provision of new roadway connections
between NW Meek Road and area arterial roadways (NW 233" Ave. and NW 264™ Ave.). the
traffic on NW Meek Road will significantly be reduced, thereby removing the need for a
collector roadway designation.

H

Acknowledged amendments to the Hillsboro Transportation System H:m changed existing area

roadway designations in a manner consistenf with the roadwayvs’ exist I ]
W ashmﬁon County Transportation System Plan designations. These include the following

roadways in or near the UGB Expansion Area:

= NW Meek Road (West UGB boundary to NW 253" Avenue): County Collector roadway to
ted as a city 3-lane Collector roadway upon annexation to the city of Hillsboro;

ing and

be designa
and

«  NW Sewell Road (NW Lvergreen Phwy to NW Meek Rd): County Local Street roadway 10
be designated as a city Local Industrial Street upon annexation to the ¢ity of Hillsboro;

No changes to adopted standards implementing a functional classification system are proposed or
required for these major ownprehensivc pian amendments. The amendments would not promaote
types or levels of travel or access inconsistent with the functional classtfication of existing or
i

ments would ensure the existing and planned

planned transportation fac 1In es. Further, the ame

3
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fransportation facilities would operate in a manner which would meet the performance standards
identified in the TSP and Comprehensive Plan. QAR 660-012-0060(1)(c)iC) is not applicable.

' ] y 3 i e I . T L - N NRNEL.Y o O B e e z P |
If a local govermment determines that there would be a significant effect, then the local

I ~fayeF 'y L. --.‘ '.l -. .. ]
covernment must enswre that allowed land uses are consistent with the ide fied funciion

capacity, and performance standards of the facility measured at the end of the |
period identified in the adopted TSP through one or a combination of the remedies listed in
() throuch () below, unless the amendment meets the balancing rest in subsection (2)(e)
of this section or qualifies for partial mitigation in section (11) of this rule. A local

government using subsection (2)(e), section (3), section {10) or section (11} to approve an

amendment recognizes that additional motor vehicle traffic congestion may resull and that
ather faciliy provider

s would not be expected to provide additional capacity for motor

vehicles in response 1o this congestion

(ai Adopting measures that demonstrate allowed land uses are consistent with the planned
Junction, capacity, and performance standards of the transportation facility.

thl Amending the TSP or comprehensive plan to provide transporiation facilities,
improvements or services adequate to support the proposed land uses consisten: with
the requivements of this division, such amendments shall include a funding plan or
mechanism consistent with section (4} or include an amendment fo the transportation
finanee plan so that the facility, improvement, or service will be provided by the end of
the planning period.

(c) Amending the TSF to modify the planned function, capacity or performance standards
of the rransportarion faciliiv.

(d} FProviding other measures as a condition of development ov through a development
agreement or similar funding method, including, but not limited 1o, transportation
sypslem  managemen!  measures or minor frawnsportation  mprovements.  Local
governments shall, as part of the amendment, specify when measures or improvements
provided pursuant to this subsection will be provided.

(e} Providing improvements that would benefit modes other than the significanmtly aff
mode, improvements to facilities other than the significantly affected faciliry,
improvements at other locations, if the provider of the significantly affected facilin
provides a written statement that the system-wide benefits are sufficient to balance the
significant effect, even though the improvements would not resull in consistercy for all
performance standards.

Fioding: Acknowledged amendmients to the Hillsboro TSP will accommodate the growth of
traffic beyond the planning horizon. The analysis completed for the Brookwood Parkway
[nterchange Area Management Plan and related city studies were based on reasonably likely
development levels within the Urban Growth Boundary, including the UGE Expansion Area.

(3)  Notwithstanding sections (1) and (2} of this rule, a local government may approve an
amendment that would sienificantly affect an existing transportation facility without

assuring that the allowed land wses are consistent with the function, capacity and
perjormance standards of the facility where:
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Finding:

In the absence of the amendment, pianmed transportaiion facilities, improvements and
services as set forith in secticn (4) of this rule would not be adequate to achieve
consistency with the identified function, capacity or performance standard for that
Jacility by the end of the planning period identiificd in the adopred TSP,

Development resulling from the amendmernt will, Gt o minimum, miiigute the mpdcts
of the amendment in a manner that avoids further degradation fo the performance of
the facility by the time of the development through one or a combination of
transportation improvements or measures;

The amendment does noi invoive property located in an inferchange area as defined in
paragraph (4)()(C); and

For affected stare highwavs, ODOT provides a written sratement that the proposed
Junding and timing for the identified mitigation improvements or measures are, al a
minimum, sufficient to avoid further degradation to the performance of the affected
state highway, However, if a local govermment provides the appropricte QDOT
regional office with written notice of a proposed amendment in a manner that provides
ODOT reasonable opportunity to submit a written statement inio the record of the
local government proceeding, and ODOT does not provide a written statement, then
the local government may proceed with applying subsections (a) through () of this
seclion.

OAR 660-012-0060(3) is not relevan: based on the findings delailed above under

OAR 660-012-0060(1) and OAR 660-012-0060(2). Further, ODOT adopted the JAMP on

October 16. 2012, through an Oregon Transportation Commission consent agenda item.

(4)  Determinations under sections (1)}—(3) of this rule shall be coordinated with affected
transportation jaciliny and service providers and other affected local governments

(a)

{b)

Mlenning Commiz

In determining whether an amendment has a significant effect on an existing or
planned transportation facility under subsection (1)(c) of this rule, local governments
shall rely on existing fransportation facilities and services and on the plamned
transportation facilities, improvemenis and services set forth in subsections (h) and (c)
below.

Ouiside of intersiate inferchange areas, the following are considered planned
facilities, improvements and services:

(A) Transportation facilities, improvements or Services thal are funded jfor
construction or implementation in the Statewide Tramsportation Improvement
Program or a locally or regionally adopted transportation improvement program
or capital improvement plan or program of a transportation service provider.

(B) Transportation facilities, improvements or services that are authorized in a local
transportation svstem plan and for which a funding plan or mechanism is in place
or approved. These include, but are pot limited to. transportation facilities,
umprovements or Services for which: (ransporiation systems development charge
revenues are being collected: a local improvement district or reimbursement
districi has been esiablished or will be established prior to development: a
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development agreement has been adopted; or conditions of approval to fund rhe
improvement have been adopted

(C) Transportation facilitics, Improvements or services in a metropolitan plamming
organization (MPQO) area that are part of the area's federally-approved,
financially constrained regional transporiation system plan.

(D} Improvements to state highways that are included as playmed tmprovements in a
regional or local transportation system plan or comprehensive plan when ODOT
provides a written statement that the improvements are reasonably likely fo be
provided by the end of the planning period

(E) Improvements to regional and local roads, streets or other transportation
Jacilities or services that arve included as planned improvements in a regional or
local transportation system plan or comprehensive plan when the local
government(s) or transportation service provider(s) responsible for the facility,
improvement or Service provides a written Statement that the facility,
improvement or service is reasonably likely to be provided by the end of the
planning period

Finding: The US 26/Brookwood-Helvetia terchange is under the jurisdiction of ODOT.
ODOT has full funding authority for the improvements being designed and scheduled for
construction commencing in 2013, These improvements are contained in the ODOT [aMP
adopted by the Oregon Transportation Commission on October 16, 2012, and are listed in the
Metro federal financially constrained Regional Transportation Plan (RTP). The requirements of
OAR 660-012-0060(4)(b)(C) are met.

Remaining improvements proposed in these map and text amendments are or will be under
Hillsboro®s jurisdiction. The majority of the roadways contained in these amendments are
currently on the Metro financially constrained RTP. Roadways that are not on the financially
constrained RTP have been found by the city to be reasonably likely to be provided by the end of
the planning period.

(¢, Within interstate interchange areas, the improvements included in (b)(A4)~(C) are considered

planned facilities, improvements and services, except where:

(4} ODOT provides a written statement that the proposed funding and timing of mitigation
measures are sufficient to avoid a significant adverse Impact on the Interstate Highway
system, then local govermments may also rely on the improvements identified in paragraphs
(b)(D) and (E) of this section, or

(B) There is an adopted interchange area management plan, then local governments may also
rely on the improvements Identified in that plan and which are also identified in
paragraphs (b}(3) and (E} of this section.

Finding: The UGB Expansion Area lies outside an interstate interchange area since US 26 1s not
designated as an Interstate freeway. This section is not applicable to the proposed amendrnents.

(d} As used in this section and section {3):
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(A} Planned interchange means new interchanges and relocation of existing
interchanges that are authorized in an adopted transporiation sysiem plan or
comprehensive plan;

[2he ] ]

(H) Interstate highway means Intersiates 3, 52, 84, 103, 205 and 405; and
(C) Inferstate interchange area means:
(1) Property within one-auarter mile of the ramp terminal infcrsection of an
existing or plamed merchange on an Diterstate Higiway! or
(i) The interchange area as defined in the Interchange Area Muanagement Plan
adopted as an amerdment 1o the Oregon Highwav Plan.

Finding: The UGB Expansion interstate interchange area since LIS 26 is not

designated as an Interstate freewavy. This s { sed amendments.

led prysuant o paragrapkis
! pu U Io paragra

(el For purposes of thiy section, o wiritien statement provi

(b)), ,'z'n:.':- ar (elfd) pravided by ODOT, a local govermment or lransportation

Facility provider, as appropriate, shall be conclusive in determining whether a
transportation facility, mprovement or service is a planned transportation facility,
improvement or service. In the ahsence of a written statement, a focal govermment can
oy rely upon planned ransporiaiion facilines, improvemenis and services Identified
in paragraphs (B)(A1-(C) o determine whethey there is a significant effect ihat

requires application of the remedies in section (2).

Finding: The Planning Commissien finds it is reasonable to assume that the transportation
svstem plan amendments contained in HCP 3-12 can be constructed prior to the end of the
planning period, and as such deems the facilities to be planned transportation facilities for
serving the transportation needs associated with development of the lands contained within the

Urban Growth Beundary as it exists pursuant to amendments adopted in October 2011.

(3)  The presence of a mansportarion facility or improvement shall noi be a basis jor an
exception ro allow residential, commercial, institutional or industrial development on rurai
lands under this division or CAR §60-004-0022 and 660-004-0025.

Finding: The propesed major comprehensive plan amendments for the 330 acre UGB
Expansion Area are not applicable to rural lands under this division or OAR 660-004-0022 and

l’lflﬁ-UU']. 0028,

ect or be consistert with planned

7 Tt EAFLS T i £
(6) In determining whether proposed land uses would af

ransporiation foacilities as provided in sections (1) and (2), local governments shall give
full credir jor potential reduction in vehicle trips for uses located in mixed-use, pedesirian-

friendly centers, and neighborhoods as provided in subsections (a/—(d) below:

. L o — fo I I e T g . oy P o e . I I L,
(& 1hsent u'.:'a','j".'l. d focal sandadrds o) ¢ |:f pryormation apoul the venict iripo
g P RPN . 4 T - I R - G e AN, . . i ] - e of =

Fedd Fi RENTS af mixed-use, e destr 1an- friendly deve Lo Rl [oCdl Zovermmenis
[ i it B v Pl af {ommmdasd & Loy g A P e N, R s o i i fm ga -

vhiall assume thal wses locafed wilthi a i !.r.L!-?f.Sc, PELESTIIGH-Jrienialy O¢ FIer, o

neighborhood, will generate 1025 jewer daily and peak howr trips than are specified in
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. shed estimates, such as those provided by the Instimie  of
Transportation Engineers (ITE] Trip Generation Manual thai do nor specifically
! ] .

account for the effects of mived-use, ;'gu’l-'k.’f'farr-,;'lcflai" development

reduction allowed for by this section shall be available only if uses which rely
on auto trips, such as gas stations, car washes, storage facilities, and motels are
prohibited,

(h) Local govermments shall use detailed or local information about the trip reduction
benefits of mixed-use, pedestrian-friendiy developmernt where such information is
avatlable and presented to the local government. Local governments may, based on
such information, allow reductions greater than the 10% reduction required in
subsection {a) above,

{c) Where a local government assumes or estimates lower vehicle rip generation as
ulm: 1 i1z subzection (a) or e'h I-'u‘r ‘el it she '.-'-L.,a.u., ihron if fri conditions r:,f pprova |r
site plans, or approval standards that subsequent vae!upe.-;em approvals support the
development of a mixed-use, pedestrian-friendly center or neighborhood and provide
for on-site bike and pedestrian connectivity and access o transit as provided jor in
OAR 660-012-0045¢3) and (4). The provision of on-site bike and pedesirian
connectivity and access fo transit may be accomplished through application of
acknowledged ordinance provisions which comply with 660-0/2-0045(3) and (4) or
through conditions of approval or findings adopted with the plan amendment that
assure compliance with these rule requirements at the time of development approval;
and
() The puwrpose of this section Is to provide an incentive for the desizmation and
implementation of pedestrian-friendly, mixed-use centers and ne -Is hbarhoods by
lowering the regulatory barriers 1o plan amendments which accomplish this )

development. The actual trip reduction benejits of mixed-use, pedestrian-friendly

development will vary from case to case and may be somewhat higher or lower than

presumed pursuant to subsection (o) above. The Commission concludes that this
assumption is warranted given general injormation about the expected effects of
mixed-use, p;a’esn fan-friendly development and its intent to encourage chanpes 1o
plans and development patterns.  Nothing in this section is intended to affect the
application of prowisions in local plans or ordinances which provide for the
calcularion or assessment of svsiems development charges or in preparing conformity
determinations required under the federal Clearn Air Act.

Findiogg: The areas surrounding the roadways addressed in these amendments are not mixed-use
or neighborhoods, and as such OAR 660-012-0060(6) does not pertain to the amendments.

(7}  Amendments to acknowledged comprehensive plans and land use regulations which meet
all of the criteria listed in subse cr ons (al—(c) below shall include an unicn‘a’mur: to the

T SYstem pi lan the aa'opnon o,f a local swreet PLan, docess

management plan, future streef m’rﬂ? ar other binding local transportation plan t nprfn'."}‘f;

con ”ILHLJ"Q:‘.'( ""LJTI [}a?’l‘ DO

Sfor on-site alignment of streets or accessways with existing and planned arterial, collector,
arnd local streets surrounding the site as necessary fo implement the requirements in OAR
G60-012-0020:21ch) and 660-012-0045(3/.
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Finding: The Plannine Comunission finds OAR 660-012-0060(N
of the criteria of subsections (a)-(c¢) are lrt-.s__r

(a)  The plan or lund use regulation amendment results in designation of two or more

acres af land for commercial use

1

fh) The local government has not adopred a TSP or local street plan whi

with OAR G660-012-0020 "|'-J.’_J o, i the Portland Metropolt

. T
|h (R “' LIEN

] [ 147 T
AFed, 18 Rof

FEJRE [ T R i Y R N N o[ S
COrpipied wilit ndella § rcfj”ffa'r- 1L Jor siree! C:uu.x'..".'\r.'"l as coptained in Title &

Section 3 of the Urban Growth 'Lfrm” sement Funciional Plan; and

(¢} The proposed amendment weouldd ficantly ajfect a mremsporiation facility

provided in section (1)

does not apply because none

ered by the proposed amendments.

(j0) Notwithstanding sections (1) and (2) of this rule, a local govermment may amend a

ing Commission Order No. 8084, Exhibit C Page 3{

Sunctional plan, a comprehensive plan or a land wse regulation without appling
periormance standards related o motor veliicle trafic congestion (e o volume (o capacity
rativ or V/C), delay or travel time if the amendment meets the reguirements -’{.-‘r subsection
fa) of this section. This section does not exemp! a proposed amendament from other
transportation performance standards o) ;'w.".'.'r:"- that may apply .".':: luding, but not linmued
to, safery jor all modes, network comnectivity for all modes fe.g. sidewalks, bicvele lanes)
{ accessibilitv for freight vehicles of a size and frequency requived by the development.
‘) A praposed amendment qualifies for this section if -

(1F

(4) Is a map or text amendment affecting only land entively within g mudtimodal

EL A o : v e |
TNXEC-URE (e (MMA )T

f4 and consisient with the function of the

wed i the _[’E}ic/f},‘.z's |J':'-u'."(.' m'ffmg the MMA.

th) For the purpose of this rule, "multimodal mixed-use area” ov "MMA" means i arca:

(A1 With a boundary adopted by a local governmment as provided 1 subsection (i) or
section and that has been acknowledged,

\" n".f.f.’

(Bl Entirely within an urban growth houndary;

(C) With adopied plans and development regulations that allow the uses listed in
pr a,g:m_,r_:h.a INIBI(A) through (C) of this rule and that require new development
fo be consistent with the characteristics listed in paragraphs (S)(b)(D) through
(H) of this rule;

ith land use regulations that do not require the provision of off-street parking,

lations that require lower levels of ¢

P

sireel parking than required in

cibility to meet the parking requirements (e.g. count on-

and

street parking, allow long-term leases, allow shared parking);
(£ Located in one or more of the categories below.

(1 At least one-guarier mile from any ramp terminal intersection of existing ar

nlomed interchan

PEaried i AN EES,




(it) Within the area of an adopted hiterchange Area Munagement Plan (IAMP)
and cansistent with the TAMPF ; or

i} Within one-gquarter mile of a ramp terminal intersection of an existing or
planned interchange if the mainiine facility provider has provided writl
concurrence with the MMA designation as provided (n subsection (¢l of this
section.

(¢} When a mainline facility provider reviews an MMA desionation as provided in
.cu/run.v'.rzowupfz (hI(E)(ii1) of this section, the provider must consider the factors listed in
paragraph (A) of this subsection.

(A} The potential for .-:_g;ur.;n'oran’ or safecy effects to the interchange area and the
mamline highway, specifically considering:

(i) Whether the interchange area has a crash rate that is higher than the
statewide crash rate for similar facilities,

(ii) Whether the interchange areqa is in the top ten percent of locations identified
by the safety priority index system (SPIS) developed by GDOT: and

(1L} Ff.!r f!’ T g2XL ‘\.r'.l & or l,[.-'L':.."lu |!' u.{'!f.’(" e ":-'. rJ'Hr uays on f'Jf' H?[L’f' (1

ramps exten f onto the mainline hizhway or the portion of the ramp rneeded to
safely accommodare deceleration.

Finding: The Planning Commission {inds designation of an MMA is not required for the arcas
considered in the proposed amendments, and thus the subsection does not apply.

- ! S| g ey P )
s as described in paragraph (4) of

(B) If there are operational or safety effe this subsection,
the effects may be addressed by an agreement berween the local government and the facility
provider regarding traffic management plans favoring traffic movements away from rhe

interchange, particularly those facilitating clearing traffic queues on the interchange exit ramps.

Finding: The proposed amendments will support necessary transportation system improvements
needed to protect the safe operations of the interchange, particularly as it relates to facilitating
clearing traffic queues on the interchange exit ramps.

(d} 4 local govermment may designate an MMA by adopting an amendment to the
comprehensive plan or land use regulations lo delineate the boundary following an
existing zone, multiple existing zones, an urban renewal area, other existing bmmdmjg.,
or establishing a new boundary. The designation must be accompanied by findings
showing how the arca meets the definition of an MMA. Designation of an MMA is not
subject 1o the requirements in sections (1) and (2) of this rule.

Finding: The Planning Commission finds designation of an MMA is not required for the areas
considered in the proposed amendments, and thus the subsection does not apply.

(el A local government may designate an MMA4 on an area where comprehensive plan
map designations or land use regulations do not meet the def

i
PR, L
MENLS meerl Irne aeg]

ition, if all of the ather
ttion, by concurrently adopting comprehensive plan or land use
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Finding:

regulation amendments necegsary to meet ihe definilion. Such amendinents are not
le traffic congestion, delay or

subject fo performance siandards related to motor vehi

fravel tinie

nation of an MMA is not required for the areas

considered in the proposed amendments, and thus the subseetion does not apply.

. F v s . 1 7
arfidl L 2anon 4y provided i

Honveri Il Ay approve dn dimendnien! w

section (2) of this rule if the amendmernt complics with subsection (a} of this section, the
amendment meels the balencing test in subsection () of this section, wund the local

v

(ti)

(hi

Planning Cr

prment coordinates as provided [n subsection (o) of this section,
The amendment must meel paragraphs (4) and (B) of this subsection or meet
paragraph (D) of this subsection.
(A) Create divect benefits in terms of indusiricl or traded-sector fobs created or
atningd b i e wses (o tndistrial or traded-seetor id
refoaned v fmutneg wses (o 1dusieial or (raded-seclor Indusires,

# b} 7 i . g i T i . - - - T R P e o ] P or
(B Not allow retail uses, except limited retabl tncidental to industrial or traded sector

development, not to exceed five percent of the net developable area,
U Farthe purpose of his section:

(1) “Industrial T omeans emplovment aciivities genercting income from b

production. handling or distribution of goods including, but not limited to,

Ei P x - x } T
LUFLINE, (ISSemoly, faoricanion, PrOCEsSSIng, S0 TE, {OEISTICE

manufe _
warchousing, importation, disiribution and iransshinment and rescarch and

B
acveiopmeni

(1) “Traded-sector” means industries in which member Jirms sell their goods or
services into markets for which national or international competition exisis.

(D) Norwithstanding paragraphs (4) and (B) of this subsection, an amendmens
complies with subsection (a) if all of the following conditions are met:

e

H * LY T s - | - - T ) Iy i I
(i) The amendment is within a city with a population less than 10,000 and

outside of u Metropolitan Planning Organization.

(ii) The amendment would provide land for *Other Employment Use™ or “Prime

Industrial Land” as those terms arve derined in QAR 600-(019-0003
The amendment is located outside of the Willamette Valley as defined in ORS
275010

(E) The provisions of paragraph (D) of this subsection are repealed on January |,

(I

1y

A local government may accept partial mitigaiion only if the local government
Tects on local transportation

determines thar the benefils cutweigh the negative ¢

Jacilities and local government recerves fram the provider of any transpartaiion
Jacilitv thar would be sipnificantly affected veritten concurrence that the bhewefits
ourweish the negaiive effecis on thelir transportation facilities. If the amendment

significantlv affects a state highway, then GDOT must coordinate with the Oregon
b creation benefits

i

iness Development Department regarding the economic and j
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R T e 1 |
e propased amendment as i

() of [y sechian. Lhne

It

if the local government

requirement Iu obtain concurrence from a provider iy satis)
provides notice as required by subsection (c) of this st,Jmn and the provi re'eﬁ does not

re "b(”hu IFT Wri hn':f .'._,if.'k.r cone ,-HJ-.';' O R -0 W’rlr.'cy wrmm J‘UH ,.:.f idvy.

fc) A local povernment that proposes o use this section must coordinate with Oregon
Business  Development  Department, Department of Land Conservation and
Development, area commission on  (ransporiaiion, melropolitan  planning
organization, and (ransportation providers and local govermmenis directly impacted

by the proposal to allow opportunitics for comments on whether the proposed
amendment meets the definition of economic development, how it would affecr
transportation  facilities and the adequacy of proposed mitigation. Informal
consultation is encouraged throughout the process starting with pre-application
.f?:c-“(‘FI'HQS Ct‘ﬂi"*'ftﬂa!f ion has the meaning given in ORS 197.015 and GGoal 2 and must
nelude notice at least 45 davs hefore the first evidentiary hearing. Notice must include

':fc';;.tu-.a-:.-zg:
(4) Proposed cmendment.
(B) Proposed mitigating actions from section (2) of this rule.

(C) Analysis and projections r*j' the extent to which rhe Jropos *«f camendment in
combination with proposed mitigating actions 1“#Ollluju/1’ short of being

£ consisient
with the function, capacity, and performance standords of .fr-r;.--r.w;Iurfru'm:f'z
“_-'[ -'l;ﬂ'aﬁ\

(D} Findings showing how the proposed amendment meels ihe requirements of
subsection () of this section.

(k) Findings showing that the benefits of the proposed amendment outweich the

HETve {5 on transportation fuc

Finding: The Planning Commission finds OAR 660-012-0060(11) does not apply lo the
proposed amendments because partial mitigation is not proposed by the map or text amendments

Overall TPR Finding: Based on the above findings, the proposed amendments are consistent
with QAR 660, Division 012,

OAR 660, Division 023 - PROCEDURES AND REQUIREMENTS FOR COMPLYING WITH
GOAL §
Purpose and Intent

This division est ihhckﬁpmn edures and criteria for invertorying and evaluating Goal 3

resources and for developing land use programs to conserve and protect significant Goal 5
resources. This division explains how local governments apply Geal 5 when conducting pericdic
review and when amending acknowledged comprehensive plans and land use regulations,

Finding: Volume 1, Section 131A of the Hillshoro Zoning Ordioance contains the Significant
Natural Resources Overlay (SWRO) District.  This district was adopted by ﬂ-.:'- city to provide

protection for Significant Natural Resources under Statewide Planning Goal 5 and to comply
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with the provisions of OAR 660, Division 23. The purpose language for the SNRO District
states that, “For the purpose of this ordinance, Significant Natural Resources are designated as
Significant Wetlands, Riparian Corriders and Wildlife Habitat. These resources have been
inventoried within the city of Hillsboro accerding to procedures, standards and delinitions
estabiished under Goal 5 and are identified in the adopted List of Significant Goal 5 Nanral
Resource Sites in Hillshoro and the City of Fillshoro Goal 5 Nartural Kesource Invertory aid
Assessment Report.”

Properties within the UGB Expansion Area have not yet been inventoried by the city for Goal 5
nztural resovrces. The invenfory is currently underway. A determination of sign:hicance will be
made using the methedologies described in the adopted City of Hillsbere Geal 5 Narural
ificant and their

Resource Inventory & Assessment Report. Natural resources identified as sig
associated impact areas will be added to the SNRO District as part of the rezoning process when
properties annex into the city. An Fconomic, Social, Environmental and Energy (ESELE) analvsis
will he conducted by the city for all natural resource sites added to the SNRO District.

Based on the above Aindings. the proposed amendments are consistent with OAR 660, Division

172
23

CONCLUSION

For the reasons set forth above, the Planning Comimission finds the Comprehensive Plan map

and text amendments proposed for the 350 acre UGB Expansion Area within the North Hillshoro
ndustrial Area Community Plan are consistent with citv and regional comprehensive plan goals,
policies and implementation measures, therchy meeting the approval eriteria for major plan

amendments. The Planning Commission hereby recommends approval of HCP 1-13 as

upported by these Findings of Fact and Conclusions of Law.
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('l) Hillsboro

Figarning

Planning Department| 150 E. Main St.| Hillsboro ,OR 97123

Attn: Plan Amendment Specialist
Dept of Land Conservation &
Development

635 Capitol Street NE, Suite 150
Salem Oregon 97301





