CITY OF HILLSBORO

CITY COUNCIL
PLANNING COMMISSION

JOINT WORK SESSION

Tuesday, August 4, 2009 Hillsboro Civic Center
After Regular City Council Meeting Room C113B and C113C

1. AmberGlen Community Plan Tasks and Progress
2.  Community Plan Refinement

3.  Transportation Update

4. Next Steps

5. Discussion



CITY OF HILLSBORO

STAFF REPORT

To: Mayor Jerry Willey and the City Council
Planning Commission President John Coulter and the Planning Commission

From:  Colin Cooper, AICP, Current Planning Manager
Paige Goganian, AICP, AlA, Urban Design Planner

Date:  July 29, 2009
Subject: AmberGlen Community Plan Update

The purpose of this joint work session is to report on progress related to preparation of the
AmberGlen Community Plan (Community Plan). A summary of updated Community Plan
features, refined Schematic Concept Map, and Area Planning Timeline are provided in
Attachment A. This report is organized as follows:

I.  Background

Il. February 17, 2009 Work Session Outcomes
1. Community Plan Tasks and Progress
IV. Community Plan Refinement

V. Next Steps

I. BACKGROUND

The City of Hillsboro in partnership with public and private stakeholders began preparing
the Community Plan in March, 2009 for inclusion in the Hillsboro Comprehensive Plan.
Adoption targeted for fall 2009 will establish the policy basis required to amend land use
regulations for envisioned higher intensity uses and densities, implement public facility
projects, and establish a public financing strategy and funding tools.

The City of Hillsboro initiated the OHSU/AmberGlen Concept Plan (2007 Concept Plan)
recognizing the unique attributes of the 582-acre planning area for new, high quality,
urban-scale development served by light rail and close to the dynamic Tanasbourne Town
Center and major existing and emerging employment centers. Public goals include meeting
ongoing demand for jobs and a variety of housing, creating a jobs/housing balance,
relieving pressure on established neighborhoods, planning for an uncertain energy future,
fully supporting the region’s investment in light rail, and providing a model development
for urban sustainability. The 2007 Concept Plan received the support of the Planning
Commission and the City Council. Development and adoption of the AmberGlen
Community Plan is required to establish the policy framework necessary for accomplishing
the 2007 Concept Plan vision.



Il. FEBRUARY 17,2009 JOINT WORK SESSION OUTCOMES

On February 17, 2009, the Mayor, City Councilors, and Planning Commissioners held a
joint work session with stakeholders from the Tanasbourne/AmberGlen area and regional
representatives from TriMet and Metro. The purpose of the joint work session was to
affirm a shared commitment to pursue AmberGlen area development aspirations at a level
capable of supporting regional and local public investment, and to provide guidance for
bringing the vision established in the 2007 Concept Plan forward in the development of the
AmberGlen Community Plan. Discussion notes from the work session are provided in
Attachment B.*

Partnerships

City and regional leaders and stakeholders discussed and affirmed a shared commitment to
the following:

1. Pursue robust placemaking aspirations identified in the 2007 Concept Plan to ensure
high thresholds for land use density, intensity and quality capable of supporting
regional and local public investment.

The 2007 Concept Plan was the product of the initial, conceptual phase of planning
intended to compel and guide the project through the implementation process. It identified
a vision, guiding principles, development program and implementation tools for creating a
complete, urban community envisioned to be a regional landmark and model of urban
sustainability.” The Community Plan will provide the policy basis for implementing the
Concept Plan vision to:

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

Guiding principles emphasize:
““urban sustainability; third places; a regional landmark identity; a big catalyst at
the outset; model development at a regional scale; market flexibility, and
connectivity.”

Development program refinements and Community Plan goals, policies and action
measures should provide the significant densities and intensities identified in the 2007
Concept Plan, and ensure distinctive mixed-use urban development connected by
pedestrian-serving streets and trails to public parks and open space, protected natural areas
and transit.

2. Pursue designation of the combined Tanasbourne Town Center and AmberGlen plan
areas as a Metro 2040 Regional Center.

An amendment by Metro to designate the combined Tanasbourne-AmberGlen area as a
2040 Regional Center carries requirements for higher densities and raises the area in

! The Staff Report and Attachments, presentation and Discussion Notes for the February 17, 2009 work
session can be viewed at http://www.ci.hillsboro.or.us/Planning/OHSUAmMberGlen.aspx under “Meeting
Documents.”

2 OHSU/AmberGlen Concept Plan materials posted at
http://www.ci.hillsboro.or.us/Planning/OHSUAmberGlen.aspx
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priority for receiving regional transit service and transportation infrastructure funding. The
area’s importance to the City and Metro Region as a unique, urban mixed-use center
requires mutual commitment to pursue special “place-making” development goals and
expectations at a level capable of supporting regional and local public investment. Intensity
within the Community Plan area can be supported as long as the area is truly distinguished
by its unique, identifiable character.

3. Pursue a high capacity transit (HCT) link such as light rail up through the AmberGlen
Plan area to connect to employment centers.

The HCT extension will provide a vital link to the north to employers such as Kaiser
Permanente Westside Medical Center and TheStandard at Sunset Center, The Streets of
Tanasbourne, and employers to the west such as Intel, Genentech, and Solarworld. Transit
and also freight mobility should be factored into the analysis of transportation impacts and
identification of transportation projects required to meet the criteria of the Transportation
Planning Rule (TPR).? Local circulators and enhanced pedestrian and bike connections can
be accomplished to maximize the regional transit investment. This is the type of project
TriMet would want to become involved in as long as it meets density and transit-oriented
design requirements.

4. Pursue public and private financing tools.

A range of funding mechanisms including tax increment financing, system development
charges, local improvement districts, traffic impact fees, Major Street Transportation
Improvement Program (MSTIP), and vertical housing tax credits will be required to
support necessary infrastructure and public facilities. Concerns about sacrificing
development of other Hillsboro centers such as South Hillsboro may require a holistic
approach to phasing and leveraging available funds. New funding tools may need to be
identified at state and regional levels.

Direction for Development of the Community Plan

City and regional leaders and stakeholders discussed issues related to bringing the 2007
Concept Plan forward in the development of the Community Plan. The following
summarizes discussion and agreement on direction for AmberGlen area planning and
implementation efforts:

1. Economic Vitality is an additional Guiding Principle.

City leaders and stakeholders agreed on the importance of economic feasibility and vitality
to the success of the accomplishing the vision for AmberGlen. Economic Vitality should be
added to the Guiding Principles identified in the 2007 Concept Plan and serve as a

3 Preliminary transportation planning analysis completed as part of the Concept Plan work indicated
$48,140,000 in off-site system improvements, including a split-diamond interchange ($15,430,000) at
Highway 26 and NW Stucki Avenue. The projects are required to support land uses identified in the Concept
Plan, and to satisfy State Transportation Planning Rule (TPR) roadway and intersection level-of-service
standards. Due to State land use law, satisfaction of TPR standards is a fundamental “gating issue” that
determines whether the City may establish the basis for land use and development entitlements in the
adoption of the Community Plan.
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“touchstone” against which Community Plan provisions can be “tested”. Community Plan
refinements should be based on benchmarks for market feasibility and analysis of the
importance of the large central park and lessons learned from other communities. Balance
aspirations with findings for economic feasibility and consider equity among property
owners. Creating a true urban community in the suburbs will require the City to lead a big
initial phase that will serve as an effective market catalyst and “placemaking” amenity to
spark additional investment.

2. The starting point for Community Plan refinements is a “hybrid” of the development
program and map identified in the 2007 Concept Plan, and the Preferred Alternative
Draft Map initiated by AmberGlen stakeholders.

Refinement of the development plan was initiated by motivated property owners who
contracted WRG Design Inc. to compare the conceptual OHSU/AmberGlen physical plan
against existing property holdings. The work produced a “Preferred Alternative Draft Map”
demonstrating retention of existing structures and Concept Plan densities, protection of
additional natural resource areas, and reduction of the approximately 34-acre central park
to less than five acres. (See Area Planning Timeline provided in Attachment A.) The
Community Plan will combine both efforts to create a realistic, flexible and marketable
plan that achieves the vision.”

3. Reach out to the community; Ensure a distinctive place recognized as part of the City.

People who currently work in the area often don’t know that they are in Hillsboro. Don’t
create another homogenous community. The central park concept is unique and important.
Ensure that this place is distinct unto itself, and also has something that draws and includes
Hillsboro residents — a community within a community.

4. Holding to the proposed timeline is important.

Efficiency in the planning effort is critical. People become disengaged as the plan drags on.
Key private stakeholders are committed to moving the project forward as proposed with
public hearings before the Planning Commission and City Council and adoption occurring
in Fall 2009.

I11. COMMUNITY PLAN TASKS AND PROGRESS
Public and Stakeholder Involvement

The re-formed Steering Committee and Technical Advisory Committee have met three
times to review and direct Community Plan work. Committee members have been focused
on refinements to road alignments and the development program as reflected in the
Schematic Concept Map (Attachment A) and Draft Land Use Policies Memorandum
(Attachment E). Committee members have been supportive of the process to date and will
review a Draft Community Plan Document at their final meeting on September 10, 2009.
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Two well-attended neighborhood open houses have been held at the AmberGlen
Conference Center on April 1% and June 25.° Participants expressed interest in a range of
issues including enthusiasm for a visionary urban residential option, support for parks and
protection of natural areas, concerns about proposed heights and impacts on area traffic.
The final open house is scheduled for September 17, 2009 prior to the start of public

hearings in October.

Summary of Tasks and Progress

Progress on Community Plan tasks is summarized in the table below:

Task

Progress as of July 30, 2009

Assess market feasibility
(Johnson Reid)

Analysis of plan features and viability of proposed development
completed. See Attachment C.

Refine plan “hybrid” map and
development program
(CardnoWRG/Staff)

Substantially completed. Map revisions are needed to address 1)
TriMet recommendation for “High Density Urban” designation
adjacent to HCT route in south Plan area and 2) potential above-
grade connection to the Streets of Tanasbourne.

TPR Compliance

Includes determining transportation
system project requirements and costs;
factoring impacts of potential HCT and
proposed urban development form

(DEA/Staff)

Roadway and transit investment scenarios are being tested using
the Metro 2035 transportation model. Final scenario to be tested
will reflect the net effect of refinements to plan area densities and
impacts of transit and design on mode split. See Attachment D.

Identify public/private financing tools
Includes tax increment financing (Johnson
Reid)

Feasibility analysis of urban renewal district to be completed in mid-
August.

Develop project phasing and an
implementation strategy
(Staff/Shiels Obletz Johnsen/Johnson
Reid)

Development analyst has been retained to assist staff with project
phasing, identification of catalyst projects, and funding.

Create Memorandum of Understanding
among key parties
(Staff/ Shiels Obletz Johnsen)

Draft MOU to be completed prior to adoption of Zoning Ordinance
Amendments

Prepare Draft Community Plan
document and map for adoption in the
Comprehensive Plan
(CardnoWRG/Staff)

Draft Land Use Policies completed. See Attachment E.

Policies are based on refinements to 2007 Concept Plan
development program. With the exception of refinements to the
map and development program, the Draft Community Plan
Document will otherwise bring forward concepts and elements
identified in the 2007 Concept Plan.

> Materials and summaries for the AmberGlen Community Plan open house events can be viewed at
http://www.ci.hillsboro.or.us/Planning/OHSUAmberGlen.aspx under “Meeting Documents.”
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COMMUNITY PLAN REFINEMENT
Economic Feasibility

Key findings and recommendations from the market feasibility work by Johnson Reid
(Attachment C) are provided below:

Importance of Central Park and Commercial Amenities to Development Viability

A

Creation of a sizable, distinct central park amenity maximizing proximity to urban
residential forms will likely provide proximate residential development with a 10% to
15% price premium.

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

A park facilitates higher density residential development nearby when configured to be
longer to maximize edges and proximity to residential development, is programmed
primarily for more passive and relatively quiet activities, and designed to maximize
residential views and emphasize natural features versus highly developed
community/event spaces widely used by people outside the area.

Mid-rise residential development on undeveloped sites would likely benefit more from
the park concept as a catalyst as it faces lower economic risk than high-rise.

Importance of Urban Commercial Amenities to Development Viability

A

Well-planned park space is but one “leg on a three-legged stool” the others being
proximate commercial/entertainment amenity and key employment amenity. As
demonstrated by the pricing leadership of the Pearl District, a strong assortment of
commercial amenities, such as shops, restaurants, grocery stores, bars, and galleries, are
necessary for most high-density residential to be successful. Proximity to primary
employment concentrations and natural amenities are secondary.

Greater emphasis should be put on increasing the strength of the planning area as a
commercial/retail and employment center given the failure of far superior park/open
space alone to achieve the best redevelopment economics in comparable Portland
districts. This may include public investment in transportation enhancements to
strengthen the AmberGlen area and the Streets of Tanasbourne as a commercial center.

Retail Capacity and Location

A

Given the critical role of commercial retail development to the success of the plan, plan
refinement should reflect an understanding of how much commercial retail capacity can
be supported in AmberGlen and what types are most appropriate.

The Urban Activity Center should be relocated from parcels with significant existing
development because the market will not likely make redevelopment feasible in the
near term.

Focus retail further within the center of the district where amenity benefits can be
maximized. Create an continuous retail linkage for pedestrians to the Streets of
Tanasbourne and key destinations.
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A

Smaller, neighborhood or community oriented retail characteristic of dense urban
centers enhances the viability of proximate high density development, and serve to
complement and support existing commercial and regional retail in the area.
Conservative estimates for retail demand generated solely from estimated 4,000 to
6,000 new residential units within the Plan area would support 300,000 to 450,000
square feet based on a 75% allocation of AmberGlen residents’ spending. (The 2007
Concept Plan identified 847,557 square feet of retail floor area. Community Plan
refinements reduce retail floor area to 551,284 square feet and strategically focus retail
to maximize viability and benefits to Plan area development.)

Identify transportation system enhancements to strengthen local and countywide retail
draw of the Streets of Tanasbourne central commercial area in the Tanasbourne Area.
These include improved area access and visibility from Hwy 26, and a high capacity
transit corridor connecting from the existing MAX light rail line north to the
AmberGlen retail area, Streets of Tanasbourne, and employers.

Viability of Mid-Rise and High-Rise Residential Development

A

Mid-rise residential development on undeveloped parcels approaches development
viability for the Hillsboro market when developed in proximity to a centerpiece park
and commercial amenities. High-rise development is less viable in the near term.
Financial assumptions were very specific, particularly the minimum return on cost
threshold of 15%. Some developers may perceive the AmberGlen Community concept
as lower-risk and develop with different acceptable return expectations and higher
viability probability.

Emphasis should be placed on mid-rise forms as an earlier and more prevalent form.
Delay or rethink placement of high-rise forms to sites with existing improvements that
in time will depreciate in value relative to land price escalation.

Pursue public resources paired with economic development strategy that encourages
and rewards specific types of commercial and services development in the AmberGlen
Community that will have measurable impact upon the economics of mid-rise and high-
rise development. This may be via urban renewal, targeted SDC credits, or some other
incentive(s). Unlike a subsidy to a specific condominium project, a successful urban
amenity will increase the viability in more than one project via a “halo effect.”

Schematic Concept Map

Refinements to the “hybrid map” (comprised of the 2007 Concept Plan and Preferred
Alternative Draft Map initiated by AmberGlen stakeholders) are provided in the Schematic
Concept Map provided in Attachment A. Map refinements reflect direction provided by
Steering Committee and Technical Advisory Committee members, and findings from
market feasibility work by Johnson Reid as follows:

A

Existing property holdings are largely retained for strategic phased redevelopment
based on market conditions (market flexibility).

Commercial retail and mixed use offices are reconfigured to place local retail uses and
services closer to the center of the Planning Area. (Vital urban commercial district
comprised largely of neighborhood-serving uses adds 15% to 18% price premium to
proximate medium and high density mixed use housing developments.)
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A Area rectangular Central Park to serve as a development catalyst for high-density
mixed-use development (adds 15% price premium to proximate medium and high
density mixed use housing developments.)

A Area mid-rise construction positioned directly adjacent to the central park as an initial
economic development catalyst.

A Stucki Road (arterial) realigned along Bronson Creek to retain interior area pedestrian
environment.

A High capacity transit corridor planned along NE 194th Avenue through the AmberGlen
plan area with station terminus in central Tanasbourne Town Center core.

A 14.5 acre central park provided with continuous trails and green street connections to
approximately 160 acres of additional open space and natural areas.

Draft Land Use Policies

AmberGlen Community Plan Draft Land Use Policies bring forward the “development
types” and intensities identified in the 2007 Concept Plan Development Program.®
Refinements reduce retail floor area and increase Mixed-use Office and Medium Density
Urban designations in response to economic feasibility findings. The table below provides
a summary of development capacity for the 2007 Concept Plan and refinements reflected in
AmberGlen Community Plan Draft Land Use Policies. AmberGlen Community Plan Draft
Land Use Policies are provided in Attachment E.

Land Uses by Floor Area (sq ft)

Residential 5,323,757 7,354,594 2,030,837
Office 3,134,061 3,091,715 -42,346
Retail 847,557 551,284 -296,273
Structured Parking 2,109,105 2,695,275 586,170
Gross Floor Area 11,503,100 15,129,913 3,564,957
Park & Open Space Acreage 187 173.8 -13.2
Residential Units 4,840 6,686 1,846
Net Residential Density (DU's/acre) 19.2 22.4 3.2

62007 Concept Plan Development Program can be viewed at
http://www.ci.hillsboro.or.us/Planning/documents/AttachmentB_Development Program.pdf
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IV.NEXT STEPS

The schedule for adoption of the AmberGlen Community Plan is driven by the following
dates:

Sept 10, 2009: TAC/SC Meeting #4
Draft Plan Document, Transportation Analysis Findings, Funding/Urban Renewal

Sept 15, 2009: City Council/Planning Commission Work Session
Review Draft Revised Community Plan Document

Sept 17, 2009: Open House #3
Draft Revised Community Plan Document

Oct 14, 2009: Planning Commission Public Hearing
Additional meeting (tentative): October 28, 2009

Nov 17, 2009: City Council Consideration of Planning Commission Recommendation
Adoption (tentative): Dec 1, 2009

Work to date has focused on transportation system modeling, market feasibility analysis
and related refinements reflected in the Schematic Concept Map and Draft Land Use
Policies. Work to determine transportation system requirements and associated costs
(required for compliance with State Transportation Planning Rule Requirements (TPR)
prior to Community Plan adoption) will be completed in the coming weeks. Refinements to
the Schematic Concept Map and Development Program are substantially completed.

In addition to completing the TPR work, the focus for the coming month will be to:

A Develop an Implementation Strategy to address public/private financing tools,
project phasing, and identify priority catalyst projects.

A Prepare Draft Community Plan Document: Format 2007 Concept Plan materials
and refinements into goals, policies and action measures to implement the Vision
and Guiding Principles

Implementation Strategy

A review of a broad spectrum of public and public and private financing tools and
development of strategic project phasing has been initiated. Staff will work closely with
real estate finance specialists and private property owners to determine development
phasing and focus public investment intended to catalyze significant and sustained market
response.

Prepare Draft Community Plan Document

Goals, policies and action measures to be adopted as part of the Hillsboro Comprehensive
Plan follow the Vision, Guiding Principles and Schematic Concept Plan are organized into
the following sections:

I. Land Use

I. Parks and Open Space
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I1l. Transportation & Infrastructure
IV. Natural Resources
V. Economic Development

Comprehensive Plan Goals, Policies and Action Measures

Comprehensive Plan goal and policy statements are intended to capture land use,
transportation, urban design, natural resource enhancements, and economic development
concepts embodied in the Vision, Guiding Principles and Schematic Concept Plan. Policies
state what must be done to achieve a desired end by identifying the City’s position and
definitive course of action. Action measures outline projects or standards which, if
executed, implement goals and policies.

Examples of recommendations identified in the action measures include adoption of zoning
ordinance amendments, conceptual design for catalyst projects such as the central park,
design guidelines to establish distinct character within AmberGlen districts, and
establishing funding programs such as designation of an urban renewal area.

Comprehensive Map Amendments

With adoption of the AmberGlen Community Plan, the Comprehensive Plan map will be
amended to reflect generalized designations consistent with the Schematic Concept Map.
Zoning Map amendments will be recommended in the Action Measures and will likely be
more specific to reflect each land use designation identified on the Schematic Concept Map
consistent with Comprehensive Map designations.

Zoning Ordinance and Map Amendments

Guided by adopted Comprehensive Plan provisions for the AmberGlen Community Plan,
Staff will create zoning districts and development standards to reflect the design quality,
distinctive character and emphasis on sustainable development articulated in Community
Plan goals and principles. Amendments to the Zoning Ordinance and Zoning Map are
expected to be developed and adopted in 2010 following adoption of the Community Plan.
Potential development in the interim period would likely be guided by provisions created in
the Memorandum of Understanding consistent with Comprehensive Plan designations.

Attachments
Attachment A: Community Plan Update & Map Refinements; Area Planning Timeline
Attachment B: Discussion Notes, February 2009 Tanasbourne/AmberGlen Work Session
Attachment C: Economic Analysis Memoranda by Bill Reid, Principal, Johnson Reid, LLC:
- Retail Capacity Analysis, May 12, 2009
- Mid- and High-rise Residential Viability Comparison, May 14, 2009
- Amenity Values Associated with Public Park, April 7, 2009
Attachment D: Road Transit Model Scenarios Memorandum, June 17, 2009,
Don Odermott, P.E., Transportation Planning Engineer
Attachment E:  AmberGlen Community Plan Draft Land Use Policies, June 18, 2009,
Michael Cerbone, Project Manager for CardnoWRG, and
Paige Goganian, Urban Design Planner

Prepared by Paige Goganian, AICP, AlA, Urban Design Planner

W:LRNGE\OHSU_AmberGlenAreaPlan\Phase I1\Meetings\ 08-04-09_CC-PCworksession \ 08-04-09 Council-PC Work Session SR
DRAFT 072909
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