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ORDINANCE NO. ______ 

 
HCP 4-09: AMBERGLEN COMMUNITY PLAN 

 
AN ORDINANCE AMENDING THE COMPREHENSIVE PLAN ORDINANCE NO. 2793 AS 
AMENDED, ADDING A NEW SECTION 28, AMBERGLEN COMMUNITY PLAN TO 
ESTABLISH GOALS, POLICIES, AND ACTIONS; AND A NEW SECTION 29 TO 
INCORPORATE BY REFERENCE THE AMBERGLEN COMMUNITY PLAN IN ITS 
ENTIRETY; AND AMENDMENTS TO SECTION 2, URBANIZATION; SECTION 14, 
COMPREHENSIVE PLAN MAPS; SECTION 15, STATION COMMUNITY PLANNING 
AREA; AND SECTION 21, TRANSPORTATION SYSTEM PLAN.  
  
 WHEREAS, the City of Hillsboro has identified an opportunity to create a regional scale 
mixed-use center  enlivened with high-quality pedestrian and environmental amenities taking 
advantage of the regional light-rail for the AmberGlen Plan Area; and 
 

WHEREAS, the City initiated a planning process with local and regional partners to 
create a vibrant regional activity center, with a strong sustainable environment, that reflects 
proximity of high value jobs, housing, and transit; and  
 
 WHEREAS, the Planning Commission adopted Order No. 8016 initiating the proposed 
Comprehensive Plan amendments on August 26, 2009; and  
 
 WHEREAS, the Planning Commission held two (2) public hearings on November 12 and 
23, 2009 to consider the AmberGlen Community Plan, received the staff report and public 
testimony; and 
 
 WHEREAS, at the conclusion of the public hearing, the Planning Commission adopted 
Order No. 8020 on November 23, 2009, recommending City Council approval of the subject 
Comprehensive Plan and Map amendments based on the testimony, the Record, and Exhibits A, 
B and C attached hereto; and 
 
 WHEREAS, the City Council considered the Planning Commission recommendation, 
received the staff report, and held its own public hearing on December 15, 2009 on the subject 
Comprehensive Plan and Map amendments pursuant to Comprehensive Plan Section (1) (III) (9) 
to receive additional public testimony. 
 

WHEREAS, the City Council closed the public hearing and considered the Planning 
Commission recommendation, staff report, and additional testimony at their meeting on 
December 15, 2009, and hereby adopts the findings of the Planning Commission as their own in 
regard to this matter attached hereto as Exhibit B. 
 
 NOW, THEREFORE, THE CITY OF HILLSBORO CITY COUNCIL ORDAINS AS 
FOLLOWS: 
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Section 1. Comprehensive Plan Ordinance No. 2793 is amended by adding a new 
section 28 AmberGlen Community Plan, establishing goals, policies and actions, as set 
forth in Exhibit A. 

 
Section 2. Comprehensive Plan Ordinance No. 2793 is amended by adding a new 

section 29 AmberGlen Community Plan incorporating the AmberGlen Community Plan 
document in its entirety into the comprehensive plan, attached hereto as Exhibit C. 

  
Section 3. Comprehensive Plan, Section 2, Urbanization is amended to make 

reference to the AmberGlen plan area as set forth in Exhibit A.   
 
Section 4. Comprehensive Plan, Section 14, Comprehensive Plan Maps is amended 

to include a reference to the AmberGlen Community Plan Map as set forth in Exhibit A. 
 
Section 5. Comprehensive Plan, Section 15, Station Community Plan Areas, 

Quatama SCPA Policies is amended as set forth in Exhibit A.  
 
Section 6. Comprehensive Plan, Section 21,  Transportation System Plan is amended 

as set forth in Exhibit A and to incorporate the AmberGlen Community Plan Traffic 
Analysis which identifies transportation system facilities and improvements to be 
incorporated into the Hillsboro Transportation System Plan; and 
 

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

 
Section 8. This ordinance shall be effective from and after 30 days following its 

passage and approval by the Mayor.  
 
 First approval of the Council on this 15th day of December, 2009 
 
 Second approval and adoption by the Council on this 5th day of January, 2010 
  
 Approved by the Mayor this 5th day of January, 2010 
 
 
 
       ___________________________________ 
       Mayor 
 
 
 
ATTEST: _______________________________ 

City Recorder 



Exhibit “A” 
 

HCP 4-09:  AmberGlen Community Plan  
Proposed Comprehensive Plan Text and Map Amendments 

 
Note: Deleted language overstruck 

     Added language italicized  
     Staff comments in [brackets]  
 
 
Section 2 IV (M) Urbanization Implementation Measures  
 

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

 
As used in this subsection, “Mixed-Use” means a mix of residential and 
commercial uses either vertically or horizontally.  The land use map may also 
designate the boundaries of Hillsboro “community plan” areas.  Residential land 
outside Station Community Planning Areas shall be designated Low, Medium, or 
High density, or Mid-Rise Residential, so as to provide the opportunity for an 
overall density of 10 units per net acre, and a 50% detached single family/50% 
attached single family or multi-family split on new construction.  Appropriate 
Mixed Use zoning districts shall be applied to implement the Mixed Use (MU) 
Plan designation on all properties designated Mixed Use on the Comprehensive 
Plan Land Use Map, or on any properties identified for mixed use on a 
Community Plan Area Map.   
 
In addition to the criteria listed in Section 1.IV. B, applications for Minor 
Comprehensive Plan Land Use Map changes to the Mixed Use MU Plan 
designation, submitted after July 31, 2004, shall conform to the following criteria:  
1) the overall area of the site proposed for the MU designation must equal five or 
more acres; and 2) the site proposed for the MU designation must be located 
adjacent to the intersection of two arterial streets, two collector streets, or an 
arterial street and a collector street.  
 
Residential land outside Station Community Planning Areas shall be designated 
Low, Medium, or High density, or Mid-Rise Residential, so as to provide the 
opportunity for an overall density of 10 units per net acre, and a 50% detached 
single family / 50% attached single family or multi-family split on new 
construction.   

 
[Remainder of section remains unchanged.]  
 

Section 14 (B) Comprehensive Plan Maps Land Use Maps is amended with the addition of a 
new subsection (8) to read as follows:   
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(8) AmberGlen Community Map.  The AmberGlen Community Comprehensive Plan Map 
establishes the boundary of the AmberGlen Community Plan Area and designates the 
land uses recommended within the Area by the Community Plan.  The goals, policies 
and implementing actions contained in Section 28 of this Comprehensive Plan shall 
apply to the properties, land uses and public facility systems contained within the 
Community Plan Area [See Section 28, Figure 28-1:  AmberGlen Community 
Comprehensive Plan Map.] 

 
 
Section 15 (II) and (VI) Station Community Plan Areas General Station Community Planning 
Area Policies and Quatama/185th SCPA Policies are amended to reflect the removal of the 
AmberGlen Community Plan Area from the Quatama/185th SCPA and renumbered as follows:   
 
(II) General Station Community Planning Area Policies.  

 
(A) The Land Use Map shall designate four Station Community Planning 

Areas (SCPA’s) to focus higher densities and mixed use developments 
around the nine light rail stations within Hillsboro.  [unaffected SCPAs not 
shown]  
 
Quatama /185th SCPA   
 
Quatama/205th Avenue  
Willow Creek/185th Avenue 

 
(VI) Quatama /185th SCPA Policies 

 
(A) The Quatama /185th SCPA is designated as a “station community” in the 

Region 2040 Growth Concept.  Overall density targets of 45 persons per 
net acre are anticipated under this regional designation.  The City will 
map specific zoning districts to achieve the overall density targets.  Given 
the amount of land available for medium to high density residential 
development near the 205th Avenue light rail station; the amount of land 
available for business and research park development; and the evolving 
concentration of institutional, educational, research and related spin-off 
uses northeast of the 205th Avenue station and north of the 185th Avenue 
station, the Region 2040 density targets are achievable.  

 
(B) The City should work with Washington County to ensure that lands 

generally west of 205th Avenue to 216th Avenue and south of the 
Quatama/205th station to Baseline Road are planned for transit-oriented 
residential development.   

 
(C) Existing institutional and research park uses, including the Oregon 

Regional Primate Research Center, the Oregon Graduate Institute and 
the Capital Center, shall be designated for transit supportive Institutional 
use.  Expansion and intensification of education, research and related 
spin-off development shall be supported in this district.  A broad range of 
mixed uses, including student housing, support commercial and 
accessory industrial uses, shall be permitted within the Research Park 
District.  (Amended by Ord. No. 4544/4-97.) 



HCP 4-09:  AmberGlen Community Plan text amendments                                                       3 

(D) Continued development of the Amber Glen Business Park shall be at 
transit-supportive densities.  New development within 2,600 feet of the 
light rail station shall emphasize pedestrian and bicycle connections from 
this employment area to the Quatama/205th Avenue light rail station and 
nearby residential areas. 

 
(E) (C) A pathway system shall be pursued along Bronson Creek to provide off-

street accessibility to the Quatama /205th Avenue light rail station and 
linkage to the usable open space amenity provided by the Light Rail 
Project through wetland enhancements near the Bronson and Beaverton 
Creek confluence. 

 
 
Section 21 Transportation System Plan is amended with minor revisions to the first paragraph, 
and the addition of a new paragraph, such that the entire Section reads as follows:   
 
Section 21.  Transportation System Plan (TSP). 
 
Pursuant to Section 1(II)(G) of the Comprehensive Plan, the “City of Hillsboro, Transportation 
System Plan (TSP)” “City of Hillsboro, Transportation System Plan Public Facility Plan July 
1999 (TSP)” document is incorporated into the Comprehensive Plan in its entirety and shall be 
the “City of Hillsboro, Transportation System Plan (TSP).”  The Transportation System Plan 
provides specific information regarding transportation needs to guide future transportation 
investment in the City and to determine how land use and transportation decisions can be 
coordinated beneficially for the City.  The TSP was updated and revised in 2003 2004 to be 
consistent with the Hillsboro 2020 Vision and the Metro Regional Transportation Plan; and to 
reflect new population and employment information; and Revisions to the Plan were also 
implemented to improve coordination with transportation plans from other jurisdictions – namely 
Washington County and the City of Beaverton.  The update and revision Transportation System 
Plan Update January 2004 and Transportation System Plan Update:  Technical Appendix 
January 2004 documents are also incorporated into the Comprehensive Plan in their entireties.  
 
The AmberGlen Community Plan:  Transportation Planning Rule Study November 2009 which 
identifies transportation system facilities and improvements within the AmberGlen Community 
Plan Area to be incorporated into the Hillsboro Transportation System Plan is also incorporated 
into the Comprehensive Plan in its entirety.   
 
 
New Section 28 AmberGlen Community Plan to be added to read as follows:  
 
Section 28.  AmberGlen Community Plan 
 
(I) Purpose.  
 
The AmberGlen Community Plan establishes coordinated goals, policies, and implementing 
actions to guide development and implement the community’s vision.  Adoption of the 
AmberGlen Community Plan establishes the policy framework required to amend land use 
regulations for higher intensities and densities, establish capital improvement projects, and 
pursue funding mechanisms. 
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The AmberGlen planning area provides a unique opportunity for transforming suburban 
development.  Development of the area as an urban community connects the adjacent 
Tanasbourne Town Center to the region’s Westside Light Rail line and creates a vibrant, mixed-
use regional center in a suburban location. Served by US Highway 26, close to the region’s 
intensive high-tech industrial cluster and major retail and service industry employers, the 
AmberGlen area is an ideal location to plan for intensive urban development. 
 
In the mid-1990’s, Station Community planning for the area resulted in the adoption of zones to 
support existing business and research park development. In 2006, the City of Hillsboro initiated 
concept planning for an urban center, recognizing the unique attributes of the location. Concept 
planning established a vision, guiding principles and development concept for:   
 

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

• Providing high quality amenities and an urban, pedestrian environment; and 
• Supporting regional transportation infrastructure. 

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

(A) Goals and Policies  
 

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

Policy 1.1:  Organize development sites around the central park and protected 
natural resource areas. 
 
Policy 1.2:  Design parks and open space to create a landmark identity and to 
provide a significant, natural amenity for high-density urban development. 
 
Policy 1.3:  Enhance the local amenity value of parks and open space by 
maximizing residential views and ensuring distinctive, quality design highlighting 
natural features and beauty.  

 
Goal 2:  Provide a range of recreation opportunities for residents, employees and 
community members. 
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Policy 2.1:  Provide a public community park compatible with plan area 
development to serve a range of ages and interests.  Feature a variety of places, 
active and passive programs, and “third place” opportunities. Provide park uses 
for the local neighborhood including landscaped areas, pathways and trails, 
seating and picnic areas, playground uses, and open lawns. Consider special 
gardens and water features, urban plazas and promenades, concessions, and 
commercial lease space for “third place” uses that appeal to the broader 
community. 
 
Policy 2.2:  Provide a continuous off-street pedestrian and bike trail system 
within parks and adjacent to protected natural resource areas with connections to 
local and regional greenway trail systems. 
 
Policy 2.3:  Develop unified designs for off-street pedestrian and bike facilities to 
enhance wayfinding, ease of use, and plan area identity 
 
Policy 2.4:  Ensure access to a public or private park within a short walking 
distance of approximately ¼ mile.  
 
Policy 2.5:  Pursue development of a signature indoor recreation center focused 
on health and wellness programs for the broader community.  

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

Policy 3.1:  Provide opportunities for walking and wildlife viewing within 
protected natural resource areas, and for bicycles adjacent to protected natural 
resource areas. Avoid environmental impacts or if avoidance is not possible, 
minimize impacts to the greatest extent practicable. 
 
Policy 3.2:  Design parks, trails and streets to ensure stormwater runoff is 
treated prior to discharging to riparian corridors and natural resource areas.  
 
Policy 3.3:  Incorporate sustainable features, methods and materials in the 
development of parks and open space to enhance energy efficiency, 
environmental health and plan area identity.  
 
Policy 3.4: Develop guidelines, regulations, or other incentives to preserve the 
existing mature tree canopy within the plan area thereby avoiding loss of 
environmental and visual amenity benefits.   

 
(B) Implementing Actions  
 

Action 1:  Develop a strategy for acquiring land for key green framework elements 
including the central park, forest park blocks, and green connectors. 
 
Action 2:  Sponsor a competition for the design and programming of the central park 
and key green framework elements. The intent is to establish world-class urban and 
sustainable design, and to raise awareness of the plan area vision. 
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Action 3:  Develop and adopt public area design standards consistent with the urban 
and sustainable design concepts established in Action 2. Elements addressed include 
gateways, treatments for landmark locations, plazas, transit stops, and streetscape 
elements. 
 
Action 4:  Complete a signature recreation center study to identify programs, building 
requirements, locations, costs, and funding sources. Explore potential partnerships 
with plan area healthcare stakeholders such as Kaiser Permanente, Providence 
Healthcare and Oregon Health Sciences University. 
 
Action 5:  Investigate the feasibility for local food distribution and community gardens 
in the plan area focusing on food quality, creation of gathering places and a shared 
civic identity, support for the local economy, and marketing to local restaurants.  
 
Action 6:  Identify parks and open space facilities, programs, costs and  funding 
sources for inclusion in the City of Hillsboro Parks and Trails Master Plan. 
 
Action 7:  Based on the Stormwater Master Plan identified in Infrastructure Actions 
32 and 33, identify opportunities to coordinate with Clean Water Services, private 
development and others to improve stormwater system efficiencies, water quality and 
to identify design features for public open space and right-of-way. 
 
Action 8:  Capture and reuse stormwater run-off from development in a public 
detention facility for use in irrigating parks and landscaped areas. 
 
Action 9:  Encourage the use of native and drought tolerant landscape material in 
public and private parks to reduce irrigation requirements, intercept rainfall, improve 
wildlife habitat and to enhance aesthetics and connections to nature. 

Action 10:  Require existing landscaping material and/or organic waste to be 
composted to the greatest extent practicable for reuse in new parks proposed within 
the plan area. 
 
Action 11:  Encourage the use of locally produced and available materials in the 
design and construction of park and open space areas to reduce transportation costs 
and support the local economy. 
 
Action 12:  Site and design park facilities to take advantage of solar exposure to 
reduce energy costs related to lighting and heating.   
 

(III) Land Use Goals, Policies and Implementing Actions 
 

(A) Goals and Policies  
 

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

Policy 4.1:  Create a mix of residential, retail, employment, civic, and open 
space uses at urban densities. 
 
Policy 4.2:  Provide a variety of urban housing design types, densities and 
heights to serve a range of households, ages and income levels.  



HCP 4-09:  AmberGlen Community Plan text amendments                                                       7 

 
Policy 4.3:  Organize development around a signature central park and open 
space framework amenity to ensure views and access to recreation and nature. 
 
Policy 4.4:  Focus and design retail uses to activate plan districts, leverage high 
density residential development, and complement and connect to existing retail 
centers.  
 
Policy 4.5:  Develop land use requirements based on development types 
representing a mix of land uses and varying levels of density and intensity to 
encourage a mix of uses within buildings, blocks and districts. 
 
Policy 4.6:  Provide “third places” or gathering places designed to foster social 
interaction and strengthen community relationships throughout the plan area. 
 
Policy 4.7:  Promote high quality design and strong urban form to create a 
compelling community identity. 
 
Policy 4.8:  Ensure a rich, varied urban environment by creating a range of 
neighborhood districts, each with a distinct character. 
 
Policy 4.9:  Provide flexibility when implementing land use concepts to support 
existing development until the time that redevelopment becomes economically 
viable. 
 
Policy 4.10:  Amend the Metro 2040 Growth concept to designate the combine 
Tanasbourne Town Center and AmberGlen Community Plan areas as a Metro 
2040 Regional Center. 
 
Policy 4.11:  Reference the cultural and natural history of the plan are in design 
themes and in the naming of streets, districts and landmarks to strengthen a 
distinct and meaningful sense of place. 

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

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

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

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

 
(B) Implementing Actions  

 
Action 13:  Develop and recommend amendments to zoning and development 
standards to implement the development program identified in the AmberGlen 
Community Plan Land Use Concept.  
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Action 14:  Develop and adopt design standards and guidelines for Districts and 
Neighborhoods identified in the AmberGlen Community Plan Land Use Concept. 
Coordinate with public area design standards project identified in Parks and Open 
Space Action 3.  
 
Action 15:  Develop sustainable standards, guidelines and incentives for public and 
private development. In the interim, require development to exceed the state’s 
minimum energy conservation requirements. 
 
Action 16:  Develop design concepts for the Community Activity Center, including a 
pedestrian connection through the Employment District to the Streets of 
Tanasbourne, to identify opportunities, constraints, and recommendations for access, 
parking and other key requirements. 
 
Action 17:  Identify potential public uses and partnerships that could serve as 
catalysts to leverage private investment. 
 
Action 18:  Collaborate with regional agencies to achieve the combined Tanasbourne 
Town Center and AmberGlen Community Plan areas as a Metro 2040 Growth 
Concept Regional Center with full multi-modal support. 
 
Action 19:  Conduct an analysis projecting price ranges and housing types that are 
likely to be built in accordance with the AmberGlen Community Plan Development 
Program. Include affordability estimates for both owner-occupied and renter-occupied 
housing.  

 
(IV) Transportation Goals, Policies and Implementing Actions 
 

(A) Goals and Policies  
 

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

 
Policy 6.1:  Improve access to and within the plan area and create a pedestrian-
scale environment by incorporating an urban grid system comprised of streets 
and landscaped access lanes.  
 
Policy 6.2:  Design and prioritize transportation projects to serve existing 
development, stimulate new development and attract people to the area.  
 
Policy 6.3:  With regional partners, pursue the extension of High Capacity 
Transit (HCT) connecting the existing Westside Light Rail line to the plan area 
and to employment centers to the north and west. 
 
Policy 6.4:  Support a local transit circulator system within the combined 
AmberGlen plan area and the Tanasbourne Town Center to provide convenient 
access between commercial, institutional, recreational and residential uses, and 
to strengthen connections to light rail, HCT and bus transit. 
 
Policy 6.5:  Provide strong pedestrian and bicycle connections throughout the 
plan area, and to adjacent retail centers, health providers, employers, parks and 
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natural areas, and transit. On key major streets, provide increased separation 
between vehicles and pedestrians and cyclists to encourage walking and biking 
as viable, alternative travel modes.  

 
Policy 6.6:  Ensure livability and access for neighborhoods adjacent to the 
AmberGlen plan area by maintaining mobility functions on major streets 
commensurate with travel demand created by plan area development, and by 
preventing encroachment of parking for plan area uses into adjacent 
neighborhoods. 
 
Policy 6.7:  Create and maintain an environment where there is less reliance on 
motor vehicle trips by coordinating public and private trip reduction strategies and 
pursuing a comprehensive travel demand management program.  
 

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

 
Policy 7.1:  Incorporate stormwater management functions into the design of 
streets, pathways and access lanes by providing green street features to reduce 
runoff, increase stormwater system efficiency, and reduce negative impacts of 
development on water quality and stream habitat.  
 
Policy 7.2:  Provide green street features to enhance the urban street 
environment, strengthen area identity, and effectively address stormwater 
management and water quality in light of infiltration potential. Green street 
features include, but are not limited to, use of pervious pavement, street trees, 
permeating curbs, vegetative filters, swales, and linear detention and infiltration 
basins. 
 
Policy 7.3:  Consider paving materials with a high Solar Reflectance Index (SRI) 
to minimize the amount of urban heat island effect generated by heat gain 
through impervious surfaces. 
 
Policy 7.4:  Reuse demolished roadway material as available for bedrock 
foundation of new streets in cases where there are no associated negative 
environmental impacts. 

 
(B) Implementing Actions 

 
Action 20: Initiate and fund development of an Interchange Area 
Management Plan (IAMP) or equivalent public multi-jurisdictional process for the 
NW 185th Avenue interchange with US Highway 26 for adoption by the City of 
Hillsboro, Washington County, other local governments as appropriate, and the 
Oregon Department of Transportation (ODOT) to address, among other things, 
issues outlined in the AmberGlen Traffic Analysis and Summary and to identify 
improvements to the state and local street network needed to protect interchange 
and local street network functions based on adopted local land use plans. Ensure 
a transparent public process as identified by ODOT in the IAMP Guidelines.  
 
Action 21: Amend the City’s Transportation System Plan to include street 
improvements and access management policies indentified in the Interchange 
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Area Management Plan or equivalent multi-jurisdictional process for the NW 
185th Avenue interchange with US Highway 26 (Action 20), and functional 
classifications identified in the AmberGlen Transportation Concept. Coordinate 
with Washington County to ensure consistency with the Washington County 
Transportation Plan, and with Metro to ensure consistency with the Regional 
Transportation Plan. 
 
Action 22: Develop a detailed street plan, design criteria and standard details 
for adoption in the Hillsboro Zoning Ordinance. Coordinate for consistency with 
the urban and sustainable design concepts established by Parks and Open 
Space Actions 2 and 3. 
 
Action 23: Fully assess opportunities, constraints, costs and benefits 
associated with incorporating green street features in the design of streets, 
greenways, and green access lanes as part of the development of the 
comprehensive stormwater strategy identified in Infrastructure Actions 32 and 33.  
 
Action 24:  Based on Action 23 green streets feasibility findings, develop design 
standards for “green streets” and determine maintenance programs, and adopt 
“green street” standards into the City’s Transportation System Plan.  
 
Action 25:  Develop a strategy for acquiring land for critical rights-of-way 
identified in the AmberGlen Transportation Framework. 
 
Action 26:  Work closely with Tri-Met to develop new regional transit options and 
to enhance existing transit options within and adjacent to the plan area. 
 
Action 27:  Prepare a transit service strategy for the combined AmberGlen Plan 
Area and Tanasbourne Town Center that includes analysis of costs and benefits 
associated with a local transit circulator. Compare fixed-route systems such as a 
street car or personal rapid transit with a bus-based system. 
 
Action 28:  Study the potential for providing improved pedestrian access to 
connect the plan area to adjacent retail centers and employers to the north. 
 
Action 29:  Work with employers, transportation agencies, the Westside 
Transportation Alliance, and other transportation partners to develop a 
comprehensive travel demand management program. 
 
Action 30: Develop a district parking strategy including parking requirements to 
foster non-auto trips. These may include development of a paid parking district, 
and standards that establish maximum parking rations and limits on surface 
parking spaces or area. 

 
(V)  Infrastructure Goals, Policies and Actions 
 

(A) Goals and Policies 
 

Goal 8:  Ensure adequate capacity, quality, and efficient delivery of water, sanitary 
sewer, stormwater and public safety services to support planned development. 
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Policy 8.1: Reuse existing infrastructure facilities to the extent practicable.  
 
Policy 8.2:  Provide infrastructure in substantial conformance with the 
AmberGlen Community Plan Infrastructure Concept. Alternative improvements 
may be identified to support uses and densities identified in the AmberGlen 
Community Plan Development Program.  
 
Policy 8.3:  Investigate the feasibility of establishing a “zero net impact” objective 
for stormwater quantity and quality. City owned facilities should strive to meet the 
Clean Water Services Low Impact Design Guidelines for “zero net impact” 
stormwater quantity and quality. 
 
Policy 8.4:  Promote district-based strategies for heating and/or cooling based 
on carbon-neutral power sources to increase efficiencies, reduce costs and 
provide ecological benefits not available through conventional or site-by-site 
development approaches. 
 
Policy 8.5: Identify opportunities to capture and reuse sewage, stormwater or 
other infrastructure discharge to provide heating, non-potable water, and other 
services to public and/or private development.   
 
Policy 8.6:  Feature innovative infrastructure improvements and district-based 
strategies in the planning and design of public and private catalyst projects to 
strengthen community identity and to serve as demonstration projects for future 
development. 
 
Policy 8.7:  Ensure that the Police Department and Fire Department have the 
equipment, staff and expertise required to provide a safe and healthy 
environment given the larger scale and density of planned development. 

 
(B) Implementing Actions  

 
Action 31:  Complete detailed engineering plans and cost estimates for infrastructure 
system improvements to support uses and densities identified in the AmberGlen 
Community Plan Development Program.  
 
Action 32:  Complete a comprehensive strategy for stormwater management based 
on development of a Stormwater Master Plan for the AmberGlen area and the use of 
Low Impact Development Approaches for sites, streets and where required, regional 
stormwater facilities. Work in partnership with Clean Water Services, Washington 
County, City of Hillsboro Parks and Recreation, Engineering and Planning 
Departments, property owners and other public and private partners. 
 
Action 33:  Complete a detailed analysis and coordinated designs for managing 
stormwater within streets and public open space based on the Stormwater Master 
Plan for the AmberGlen area identified in Action 32. Coordinate designs with the 
development and adoption of “green street” standards into the City’s Transportation 
System Plan identified in Transportation Actions 23 and 24. 
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Action 34:  Address innovative and integrated infrastructure improvements in the 
City-sponsored competition for design and programming of the central park and key 
green framework elements identified in Parks and Open Space Action 2. 
 
Action 35:  Amend Hillsboro Public Facilities Maps as needed to incorporate 
infrastructure system improvements identified in Action 30. 
 
Action 36: Identify staffing, training, equipment and other Police Department and Fire 
Department resources required to effectively serve the larger scale and density of 
planned development. 
 
Action 37:  Initiate a district energy strategy which would seek to evaluate, identify 
and begin to develop energy production for planned development. 

 
 
(VI) Economic Development Goals, Policies and Implementing Actions 
 

(A) Goals and Policies  
 

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

 
Policy 9.1:  Pursue economic development strategies that build on the 
AmberGlen Plan Area’s unique mix of assets.  
 
Policy 9.2:  Develop flexible regulatory structures that combine a range 
incentives and performance measures to achieve an economically vital district. 
 
Policy 9.3: Provide mechanisms to support new development, redevelopment, 
and adaptive reuse of existing structures and sites. 
 
Policy 9.4:  Create a branding strategy that establishes and promotes the 
AmberGlen Plan area as a distinct, desirable Hillsboro location. 
 
Policy 9.5:  Identify public/private partnerships that support financing of 
economically vital mixed-use development. 

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

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

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

 
Policy 11.1:  Accelerate development with strategic public investments 
consistent with the Plan’s Guiding Principles. 
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Policy 11.2: Support the removal of regulatory barriers without jeopardizing the 
AmberGlen vision. 
 
Policy 11.3:  Enhance coordination between public and private partners to 
facilitate timely decision making.   

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

 
Policy 12.1: Provide opportunities to retain and expand existing AmberGlen 
businesses. 
 
Policy 12.2:  Identify and recruit businesses that are complementary to existing 
“Silicon-Forest” business clusters.  
 
Policy 12.3: Work with local, state, federal, and private trade organizations to 
identify and recruit businesses to the AmberGlen Community Plan Area. 
 
Policy 12.4:  Create a system of performance measures to support a healthy 
and efficient business climate and ensure that the AmberGlen Community Plan 
retains its economic vitality. 

 
(B) Implementing Actions  

 
Action 38:  Conduct an urban renewal feasibility study and adopt a plan to support 
infrastructure and other investments necessary to create an urban scale mixed use 
center. 
 
Action 39:  Complete a comprehensive public/private funding strategy to support the 
plan. 
 
Action 40: Develop and use SDC incentives to implement the AmberGlen Community 
Plan. 
 
Action 41:  Identify potential Transit Oriented Development (TOD) funding. 
 
Action 42: Establish methods of financing the development and ongoing 
maintenance of public amenities such as parks, open spaces, community center, and 
other similar public amenities. 
 
Action 43:  Develop an implementation strategy and schedule for Catalyst Projects. 
 
Action 44:  Provide incentives for developers to provide targeted public and private 
amenities and services that add substantial value within the plan area. 

 
Action 45:  Encourage the creation of an AmberGlen business association to develop 
and implement private business marketing strategies.   
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Action 46: Identify potential market barriers and employ economic development 
strategies to ameliorate barriers. 
 
Action 47:  Develop a business recruitment strategy. 
 
Action 48:  Develop and implement a parking strategy that supports market driven 
parking solutions. 

 
 
New Section 29 AmberGlen Community Plan Document to be added to read as follows:   
 
Section 29.  AmberGlen Community Plan Document 
 
Pursuant to Sections 1(II) (B) and (G) of this Comprehensive Plan, the “AmberGlen Community 
Plan November, 2009” document is incorporated into the Comprehensive Plan in its entirety.  
Except for the AmberGlen Community Comprehensive Plan Map, all other planning maps and 
other graphic exhibits contained in the document serve only to illustrate the land use, urban 
design or transportation system improvement policy concepts prescribed in the Community Plan 
and do not have the force and effect of the adopted Hillsboro Comprehensive Plan Land Use, 
Transportation System or Public Facility System Maps. 
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EXHIBIT “B”  

 
BEFORE THE PLANNING COMMISSION 

OF THE 
CITY OF HILLSBORO 

 
A REQUEST FOR COMPREHENSIVE 
PLAN AMENDMENTS TO 
INCORPORATE THE AMBERGLEN 
COMMUNITY PLAN. 

 

CITY OF HILLSBORO 
CASE FILE NO. HCP 4-09 
FINDINGS OF FACT 
 

 
 
NATURE OF APPLICATION 
 
A legislative amendment to the Hillsboro Comprehensive Plan to incorporate the 
AmberGlen Community Plan (Plan) and related amendments was initiated by the 
Planning Commission through adoption of Order No. 8016. The proposed amendments 
are legislative in nature, therefore the 120 day rule does not apply.  
 
The purpose of the Plan is to establish coordinated goals, policies and implementing 
actions to guide future development and implement the community’s vision:  

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

Development of the area as an urban community connects the adjacent Tanasbourne 
Town Center to the region’s Westside Light Rail line and creates a mixed-use regional 
center in a suburban location. Served by US Hwy 26, close to the region’s intensive high-
tech industrial cluster and major retail and service industry employers, the AmberGlen 
area presents an ideal location to plan for intensive urban development. 
 
HEARINGS 
 
The November 6, 2009 Staff Report lists the public meetings and open houses that were 
held prior to the Planning Commission’s commencement of the public hearings upon the 
Plan (pages 9-11). The Planning Commission held a public hearing and considered this 
application at its meetings of November 12, 2009 and November 23, 2009. 
 
INCORPORATION OF ADDITIONAL DOCUMENTS 
 
The Planning Commission incorporates the staff report dated November 6, 2009 with all 
exhibits attached thereto. The Planning Commission also incorporates the Draft 
AmberGlen Community Plan dated October 22, 2009 and supplemental staff reports with 
all exhibits attached thereto dated November 12, 2009 and November 19, 2009 as support 
for its decision, supplemented by the further findings and conclusions set forth herein. In 
the event of any inconsistency between the supplementary matter herein and the staff 
report, the matter herein controls. To the extent they are consistent with the approval 
granted herein, the Commission adopts by reference its oral deliberations on this matter. 

 



 

FINDINGS AND CONCLUSIONS 
 
The purpose of these Findings and Conclusions is to address key issues and report HCP 
4-09 AmberGlen Community Plan compliance with applicable criteria as the basis for the 
Planning Commission’s recommendation to the City Council. 
 
HCP 4-09 AmberGlen Community Plan and associated amendments to the Hillsboro 
Comprehensive Plan (HCP Section 2 – Urbanization, Section 14 – Comprehensive Plan 
Maps, Section – Station Community Planning Areas, and Section 21 – Transportation 
System Plan, new Section 28 and Section 29)  
 

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

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

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

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

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

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

 
(1) With the advice and assistance of the CIAC, establish and conduct 

a citizen involvement program which provides for public 
involvement and input into the proposed revision or amendment 
which complies with Statewide Planning Goal 1 requirements.  At 
a minimum, such a public involvement program shall provide for 
adequate notice on citizen involvement activities; advanced 
information on matters under consideration; and opportunities for 
public involvement in all phases of the planning process applicable 
to the proposed plan revision or major plan amendment as 
determined by the CIAC. 
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(2) Identify issues to be addressed and related information and data to 
be collected, reviewed and made available for public review.  
Inform citizens of these issues; and provide opportunity for citizen 
access to the related information and data and for citizen input on 
these issues. 

 
(3) Notify affected government agencies of planning activities; invite 

review and comment. 
 

(4) Collect relevant information and data. 
 

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

 
(a) Compile and combine the issue, relevant data and 

information and actions into text format and make copies of 
such text available for review and comments by citizens 
and affected government agencies. 

 
(b) Compile comments received from citizens and affected 

government agencies for consideration by the Planning 
Commission.  The Planning Department shall prepare 
written responses to comments and make the responses 
available for public review and to the Planning 
Commission during its consideration of the proposed plan 
revision or major plan amendment. 

 
(6) A Planning Commission public hearing on a plan revision or 

major plan amendment shall be conducted after completion of the 
tasks set forth in Section (III)(A)(1 through 5) above and the 
citizen involvement program for the plan revision or major plan 
amendment established by the CIAC.  Notice of any public hearing 
by the Planning Commission or 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.  
Any such notice shall contain: 
 
(a)  A summary of the plan revision or major plan amendment. 
(b) The time, date and place of the hearing. 
(c) The location(s) at which copies of the plan revision or 

major plan amendment summary may be obtained. 
(d) A statement that all interested persons may appear and 

provide testimony and that only those persons making an 
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appearance of record may appeal the determination of the 
Planning Commission or City Council. 

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

 
 

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

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

(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 (III) (A) (6).   After consideration of the 
plan revision or major plan amendment, the City Council may 
adopt or deny the plan revision or major plan amendment. 
 

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

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

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

 
Public Participation 
 
The public participation process for the AmberGlen Community Plan continued built 
upon the public outreach that was completed in the OHSU/AmberGlen Concept Plan 
from 2006 to 2007.  During the development of the initial Concept Plan process a series 
of 50 stakeholder interviews was conducted of major property owners and city residents.  
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A Technical Advisory Committee (TAC) and Steering Committee was formed to advise 
the development of the Concept Plan along with a series of open houses.  The Concept 
Plan also included a unique 3-day of design charrette which included both property 
owners within the plan area and residents from the surrounding neighborhoods.    
 
Upon initialization of the AmberGlen Community Plan effort staff developed a public 
outreach plan that sought to leverage the earlier public outreach and due to the limited 
membership of the current Citizen Involvement Advisory Committee (CIAC) presented 
public involvement plan for the Community Plan directly to the City Council and 
Planning Commission at the joint work session on February 17, 2009 rather than the 
CIAC.   
 
City Council and Planning Commission response to the public participation plan was to 
recognize that two years of planning and public outreach had already been completed 
from the origination of the Concept Plan to initialization of the Community Plan effort; 
therefore, the final effort should continue as it had begun in order to be as efficient as 
possible.  At the February 2009 work session staff described that the Community Plan 
would include 3 to 4 Steering Committee Meetings and 3 Public Open Houses followed 
by public hearings with the Planning Commission.  City Council, Planning Commission, 
and AmberGlen / Tanasbourne stakeholders voiced no objections to the proposed public 
outreach effort.   The public outreach efforts are outlined in the staff report exceed those 
initially reported at the February 2009 work session and demonstrate the number of 
public meetings and opens houses conducted during the planning process.  
 

February 17, 2009 City Council / Planning Commission Work Session 
 

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

 
March 31, 2009  Technical Advisory Committee & Steering Committee 

Meeting #1 
• Review direction provided at the City Council / 

Planning Commission Joint Work Session. Presented 
alternative plan maps that combined the 
OHSU/AmberGlen Concept & Stakeholder Preferred 
Alternative Maps 

 
April 1, 2009  Public Open House – AmberGlen Business Park #1 

• General information about the AmberGlen Plan. 
Approximately 45 citizens in attendance. 
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April 15, 2009  Technical Advisory Committee & Steering Committee Meeting 

#2 
• Presentation of Urban Amenity Values and Public Park 

Space. 
 
June 24, 2009 Technical Advisory Committee & Steering Committee Meeting 

#3 
• Present Retail Capacity and Mid & High Rise Residential 

Viability 
 
June 25, 2009 Public Open House –AmberGlen Business Park #2 

• Approximately 25 citizens in attendance. 
 
August 4, 2009 City Council / Planning Commission Joint Work Session 

• Review outcome of February Joint Work Session and 
Update on Community Plan Progress 

 
August 25, 2009 City Parks Commission Presentation 

• Present overall plan with an emphasis on Parks and Open 
Space  

 
September 10, 2009  Technical Advisory Committee & Steering Committee Meeting 

#4 
• Draft Plan Document, Transportation Analysis Findings, 

Funding/Urban Renewal  
 

September 17, 2009  Public Open House – AmberGlen Business Park #3 
• Review Draft AmberGlen Community Plan and Map 

 
October 10, 2009 City Council / Planning Commission Joint AmberGlen & Pearl 

District Tour 
• Urban Design Tour – Press Release and noticed as required 

by Oregon public meeting law. to the public 
 

October 28, 2009 Planning Commission Work Session 
• Review Draft AmberGlen Community Plan and Map and 

Transportation Modeling and Projects findings.  
 
November 12, 2009  Planning Commission Public Hearing – Receive Public 

Testimony 
 
Scheduled:  
 
November 23, 2009 Planning Commission Public Hearing – Receive Public 

Testimony - Recommendation 
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Notice to Effected Government Agencies 
 
As a part of the AmberGlen Community Planning process a Technical Advisory 
Committee (TAC) was established that included all affected government agencies. These 
agencies include: Oregon Department of Land Conservation and Development, METRO, 
Tri-Met, Washington County, Oregon Department of Land Use and Transportation, Tri-
Met, Beaverton School District, Tualatin Valley Water District, Clean Water Services, 
PGE, and NW Natural.   
 
Public Notice 
 
Public notice in accordance or exceeding State law and City codes was sent to effected 
agencies, property owners, and the public.  

 
• Public notice included publication of all the joint City Council / Planning 

Commission work session agenda’s in the Hillsboro Argus and the City’s City 
Council and Planning web site.   
 

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

 
• Hillsboro Argus published articles describing each of the three AmberGlen Open 

Houses. 
 

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

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

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

 
• The AmberGlen Community Project website has averaged 295 visits a month since 

May. 
 

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

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

Consistency with the METRO Urban Growth Management Functional Plan  

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

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

The plan supports all of the applicable Titles within the Framework Plan because 
it increases both residential and employment density while also encouraging 
increased multi-modal transportation options.  The plan also seeks to reduce the 
use of surface parking and protect and improve natural resources and water 
quality.  
 
Therefore, staff find that the proposed plan amendments contained within HCP 4-09 are 
consistent with Metro UGMFP Titles 1, 2, 3, and 6.   

Oregon Statewide Planning Goals 
The Hillsboro Comprehensive Plan was acknowledged by LCDC to carry out the 
Statewide Planning Goals, the recommending order will provide an analysis that 
demonstrates how the proposed amendments to the Comprehensive Plan and adoption of 
the Community Plan Goals, Policies, and Actions comply with the applicable Statewide 
Planning Goals.  A staff member of the Land Conservation and Development 
Commission was a member of the AmberGlen TAC and voiced no significant concerns.  
The AmberGlen TAC also included Oregon Department of Transportation (ODOT) staff.  
ODOT has submitted a letter expressing requirement to ensure adequate Transportation 
Planning Rule analysis.  ODOT has also submitted a letter to the record that describes 
that if the City is willing to participate and fund an Interchange Access Management Plan 
that ODOT would delay final TPR analysis to rezoning of the AmberGlen plan area. 
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Goal 1 Citizen Involvement 
To develop a citizen involvement program that insures the opportunity for citizens 
to be involved in all phases of the planning process 
The intent of this goal is to ensure citizen participation in all aspects of the planning 
process. Extensive public participation has occurred as described in the response to the 
Hillsboro Comprehensive Plan amendment procedures; staff find that the proposed HCP 
04-09, AmberGlen Community Plan is consistent with the intent of Goal 1. 

Goal 2 Land Use Planning 
To establish a land use planning process and policy framework as a basis for all 
decision and actions related to use of land and to assure an adequate factual base for 
such decisions and actions. 

 The intent of this goal is to ensure adequate coordination in City planning. The AmberGlen 
Community Plan has followed the adopted policies for review and adoption of a Major Amendment 
to the Hillsboro Comprehensive Plan. As described in the public participation process response 
representatives from all major agencies were invited and took part in the AmberGlen TAC.   
 
Staff find the proposed AmberGlen Community Plan and associated changes to the Hillsboro 
Comprehensive Plan are consistent with Goal 2.   
 

Goal 5 Open Space, Scenic and Historic Areas, and Natural Resources 
To protect natural resources and conserve scenic and historic areas and open spaces. 
This AmberGlen Community Plan addresses Goal 5 through the proposed Goals, Policies, and 
Action Measures that seek to not only maintain natural resources but that make them central to the 
identity of the plan area by preserving and enhancing the natural resources of the Community Plan 
area.    
 
The proposed amendments that are necessary for the adoption of the Community Plan do not 
directly amend any of the regulatory policies that affect natural resources including wetlands 
identified on the City’s significant wetlands inventory.  Therefore, staff find the proposed 
amendments consistent with this Goal.  
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Goal 9 Economic Development 
To provide adequate opportunities throughout the state for a variety of economic 
activities vital to the health, welfare, and prosperity of Oregon’s citizens. 
 
The intent of this goal is to create opportunities by direct economic activity to area that 
are suitable for increased development or economic activity.  HCP 04-09 complies with 
this Goal by establishing goals and policies to establish zoning with greater flexibility 
and a corresponding greater number of uses.  Office use is the predominate existing 
allowed use within the plan are and while office employment will still be a permitted use 
the opportunity to establish commercial retail and significant amounts of housing within 
the district are supported by the goals, policies, and actions contained in Chapter 1 of the 
Community Plan.  Based on economic reports completed by Johnson Reid providing a 
greater diversity of uses provides a greater opportunity for an economically vibrant mixed 
use district. 
 
Therefore, staff find that the HCP 04-09, AmberGlen Community Plan complies with this  

 
Goal 10 Housing 
To provide for the housing needs of the citizens of the state. 
The intent of Goal 10 is to provide sufficient and diverse housing for citizens of 
Hillsboro. The AmberGlen Community Plan significantly increases the opportunity for 
additional housing in close proximity of jobs and transit. The Community Plan also 
establishes policies that encourage mixed income housing choices to ensure that the full 
spectrum of household incomes can find housing within the plan area.   
 
Therefore, staff find that HCP 04-09 complies with this goal.  
 
 

Goal 11 Public Facilities and Services 
To plan and develop a timely, orderly and efficient arrangement of public facilities 
and services to serve as a framework for urban and rural development. 
 
The intent of this goal is to ensure that public services such as sanitary and storm sewer 
and water will be provided in a timely manner.  The AmberGlen Community Plan is 
somewhat unique in that it is able to leverage the significant infrastructure investments 
that were made for the development of the AmberGlen Business Park and other 
surrounding development.  The AmberGlen Community Plan included representative 
from all the major infrastructure partners and no specific infrastructure deficiency has 
been noted by the Technical Advisory Committee. 
 
Therefore, staff find that the proposed amendments to the Comprehensive Plan are 
consistent with this Goal.  
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Goal 12 Transportation 
To provide and encourage a safe, convenient and economic transportation system. 
The intent of Goal 12 is to ensure balanced safe transportation system.  This goal is 
implemented by Oregon Administrative Rule (OAR) 660-0012-0060 (1), better known as 
the State Transportation Planning Rule (“TPR”).  The TPR requires Hillsboro to review 
HCP 4-09 as to determine whether the amendments to the Comprehensive Plan 
contemplated by the AmberGlen Community Plan would have a “significantly affect” on 
existing or planned transportation facilities.  The TPR further requires that if there is a 
finding of “significant affect” that a set solutions and costs be identified to maintain level 
of services standards identified in the Transportation System Plan (TSP).  Under OATR 
660-0120060 (4)(a) and (b), planned improvements to transportation facilities contained 
in the adopted and acknowledged local government TSP and/or within adopted State or 
Metro federal-approved financially constrained regional TSPs may be relied upon to 
determine the amendments will not “significantly affect” those transportation system 
impacts of the land use concepts set forth in HCP 04-09. 
 
 A David Evans and Associates Memorandum: Summary of AmberGlen Traffic Analysis, 
dated November 12, 2009, which is herby incorporated into the AmberGlen Community 
Plan as Appendix C and into these findings by reference, reviewed the estimated traffic 
impact. The analysis compares the effects of buildout of the existing Comprehensive Plan 
against buildout under the proposed AmberGlen Community Plan.  The area of the 
Transportation Study is significantly larger than the AmberGlen plan area and includes a 
total of 32 intersections.  
 
 Because of the significant increase in residential density and mixed-use development 
capacity transportation modeling analysis of the proposed plan indicates that traffic 
increases only effect two intersections that would fail under the existing comprehensive 
plan designations and do not “significantly affect” the operation through adoption of the 
proposed AmberGlen Community Plan.   
 
The two intersections identified for improvement include the NW Walker and NW 173rd 
intersection and the NW 185th and Highway 26 intersection. In each of these cases 
proposed capacity solutions are within the anticipated revenue that would be generated by 
either Washington County Transportation Development Tax revenue or potential tax 
increment revenue from a potential urban renewal district.  
 
Chapter 4 of the AmberGlen Community Plan includes policies and actions that require 
ongoing analysis and coordination with Washington County and ODOT on an 
Interchange Access Management Plan (IAMP) to identify specific solutions.  The IAMP, 
which will include a public outreach component providing further input for residents to 
impact the choice of potential solutions and which project are selected to be included in 
an update to the City’s Transportation System Plan.     
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CONCLUSION 
  
For the reasons set forth above, the Planning Commission finds that the comprehensive 
plan map and text amendments proposed to incorporate the AmberGlen Community Plan 
are consistent with comprehensive plan goals, policies and implementation measures and 
meet the approval criteria.  The Planning Commission hereby recommends approval of 
HCP 4-09 as supported by these findings.  
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Figure 28-1: Comprehensive Plan Designations
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AmberGlen Community Plan Boundary
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Plot Date: December 8, 2009

Comprehensive Plan
Mixed Use Urban Residential (MU-UR)
Mixed Use (MU)
Mixed Use Urban Commercial (MU-UC)
Mixed Use Urban Employment (MU-UE)
Mixed Use Institutional (MU-I)
Flood Plain (FP)*

Tax Lots

ATTACHMENT A  
REQUESTED REVISIONS TO PROPOSED COMPREHENSIVE PLAN MAP AMENDMENTS  

AmberGlen Community Plan (HCP 4-09), December 8, 2009  
COH:dm/pg

Owner: Connell
19000 NW Walker Road
TL 1N236AC00100
.95 acres
MU-I changed to MU-UR per request 
by Owner

Owner: Bates
19050 & 19030 NW Walker Road
TL 1N236AC00200
2.31 acres
 MU-I changed to MU-UR per request 
by Owner






