
Department of Land Conservation and Development 
635 Capitol Street, Suite 150 

Salem, OR 9730 1-2540 
(503) 373-0050 

Fax (503) 378-5518 
w w w . lc d. s tat e. or. us 

NOTICE OF ADOPTED AMENDMENT 

06/28/2011 

TO: Subscribers to Notice of Adopted Plan 
or Land Use Regulation Amendments 

FROM: Plan Amendment Program Specialist 

SUBJECT: City of Tigard Plan Amendment 
DLCD File Number 001-11 

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption. 
A Copy of the adopted plan amendment is available for review at the DLCD office in Salem and the local 
government office. 

Appeal Procedures* 

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Tuesday, July 12, 2011 

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

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

*NOTE: The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local 
government. A decision may have been mailed to you on a different date than it was mailed to 
DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA 
Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged. 

Cc: Gary Pagenstecher, City of Tigard 
Gloria Gardiner, DLCD Urban Planning Specialist 
Anne Debbaut, DLCD Regional Representative 
Thomas Hogue, DLCD Regional Representative 
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¿5 H 2 DLCD 
Notice of Adoption 

This Form 2 musi be mailed to DLCD within 5-Working Davs after the Final 
Ordinance is signed by the public Official Designated by the jurisdiction 

and all other requirements of ORS 197.615 and OAR 660-018-000 

• In person • electronic Q mailed 

I OEPTOF 
? J W 2 2 20,, 

M USSggggl? 
Ko Office Use Only 

Jurisdiction C i t y o f T i g a r d Local file number: CPA2011-0Q001 

Date of Adoption. 6/14/11 Date Mailed 6/21/11 

Was a Notice of Proposed Amendment {Form 1) mailed to DLCD? Yes • No Date 3/22/11 

• Comprehensive Plan Text Amendment ^ Comprehensive Plan Map Amendment 

• Land Use Regulation Amendment Zoning Map Amendment 

• New Land Use Regulation • Other: 

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

A Comprehensive Plan Map Amendment and Zoning Map Amendment to change the Comprehensive 
Plan Designations and Zoning Map Classifications for a single 7.44-acre lot from 
Professional/Administrative Commercial (C-P) to Mixed-Use Employment (MUE). The applicant 
proposes a zone change to accommodate a school use not permitted under the existing zoning. 

Does the Adoption differ from proposal? No, no explanation is necessary 

Plan Map Changed from: Professional/Administrative Commercial to. Mixed-Use Employment 

Zone Map Changed from: C-P to: MUE 

Location: 8200 sw Pfaffle Street (Bounded by SW Pfaffle on the north, Hwy 217 on the west, and Pacific 
Kwy on the south.) 

Acres Involved 7 .44 
units/acre 

Specify Density: Previous Minimum 32 units/net acre New: Maximum 25 

13 

Applicable statewide planning goals: 

1 2 3 4 5 6 8 9 10 11 12 

S I D D D D D D B S B 0 
Was an Exception Adopted? • YES ^ NO 

Did DLCD receive a Notice of Proposed Amendment. 

45-days prior to first evidentiary hearing? 

If no, do the statewide planning goals apply? 

If no, did Emergency Circumstances require immediate adoption? 

14 15 16 17 18 19 
• • • • • • 

IKlYes 
• Yes 

• Yes 

• No 
• No 
• No 

DLCD file No. 001-11 (18764) T166821 



Please list all affected State or Federal Agencies, Local Governments or Special Districts: 

Oregon Department of Transportation 

Local Contact. Gary Pagensteeher Phone: (503) 718-2434 Extension: 

Fax Number: 503-718-2748 

E-mail Address: garyp@tigard-or.gov 

Address 13125 SW Hall Blvd. 

City: Tigard Zip: 97223 

ADOPTION SUBMITTAL REQUIREMENTS 
This Form 2 must be received by DLCD no later than 5 working davs after the ordinance has been signed by 

the public official designated by the jurisdiction to sign the approved ordinance(s) 
per OR S 197.615 and OAR Chapter 660, Division 18 

1 This Form 2 must be submitted by local jurisdictions only (not by applicant). 

2 When submitting the adopted amendment, please print a completed copy of Form 2 on light green 
paper if available. 

3 Send this Form 2 and one complete paper copy ( documents and maps) of the adopted amendment to the 
address below. 

4. Submittal of this Notice of Adoption must include the final signed ordinance(s), all supporting finding(s), 
exhibit(s) and any other supplementary information (ORS 197.615 ). 

5 Deadline to appeals to LUBA is calculated twenty-one (21) days from the receipt (postmark date) by DLCD 
of the adoption (ORS 197.830 to 197.845 ). 

6. In addition to sending the Form 2 - Notice of Adoption to DLCD, please also remember to notify persons who 
participated ' i the local hearing and requested notice of the final decision. (ORS 197.615 ). 

7 Submit one complete paper copy i 'a United States Postal Service, Common Carrier or Hand 
Carried to the DLCD Salem Office and stamped w h the incoming date stamp. 

8. Please m -1 the adopted amendment packet to: 

9. Need More Copies? Please print forms on 8'/z -1/2x11 green paper only if available If you have any 
questions or would like assistance, please contact your DLCD regional representative or contact the DLCD 
Salem Office at (503) 373-0050 x238 or e-mail plan.amendments@state.or.us. 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

635 CAPITOL STREET NE, SUITE 150 
SALEM, OREGON 97301-2540 

http://www.oregon.gov/LCD/forms.shtml Updated Apri l 2 2 , 2 0 1 1 

mailto:garyp@tigard-or.gov
mailto:plan.amendments@state.or.us
http://www.oregon.gov/LCD/forms.shtml


CITY OF TIGARD, OREGON 
TIGARD CITY COUNCIL 

ORDINANCE NO. 11- 0 5 

AN ORDINANCE APPROVING A COMPREHENSIVE PLAN MAP AMENDMENT (CPA2011-00001) 
AND ZONE MAP AMENDMENT (ZON2011-00001) FOR 8200 SW PFAFFLE STREET, CHANGING 
THE COMPREHENSIVE PLAN DESIGNATION FROM PROFESSIONAL COMMERCIAL TO 
MIXED USE EMPLOYMENT AND CHANGING THE ZONING CLASSIFICATION FROM (C-P) TO 
(MUE), SUBJECT TO A CONDITION OF APPROVAL IMPOSING A TRIP CAI1 ON THE SITE. 
THE SUBJECT PROPERTY IS TAX LOT 100, WASHINGTON COUNTY TAX ASSESSOR'S MAP 
1S136CC. 

WHEREAS, Section 18.380.030A of the City of Tigard Community Development Code requires 
quasi-judicial zoning map amendments to be undertaken by means of a Type III-PC procedure, as governed 
by Section 18.390.050, using standards of approval contained in Subsection 18.380.030.B; and 

WHEREAS, Section 18.380.030.A.2 of the City of Tigard Community Development Code requires the 
commission to make a recommendation to the council on an application for a comprehensive plan map 
amendment; and 

WHEREAS, Section 18.380.030.B.1 of the City of Tigard Community Development Code requires 
demonstration of compliance \r'th all applicable comprehensive plan policies and map designations; and 

WHEREAS, Section 18.380.030.B.2 of the Tigard Development Community Development Code requires 
demonstration of compliance w*th all applicable standards of any provision of this code or other applicable 
implementing ordinances; and 

WHEREAS, Section 18.380.030.B.3 of the City of Tigard Community Development Code requires evidence of 
change in the neighborhood or community, or a mistake or inconsistency in the comprehensive plan or zoning 
map as t relates to the property which is the subject of the development application; and 

WHEREAS, pursuant to Section 18.390.060.G of the Tigard Development Code, a recommendation by the 
commission, and a decision by the council, shall be based on consideration of Statewide Planning Goals and 
guidelines adopted under Oregon Revised Statues; any federal or state statutes or regulations found applicable; 
and any applicable Metro regulations: and 

WHEREAS, the Tigard Planning Commission held a public hearing on May 16, 2011, and recommended 
approval of CPA2011-00001/ZON2011-00001 by motion with a vote of seven in favor and one abstension; 

WHEREAS, the Tigard City Council held a public hearing on June 14, 2011, to consider the request for a 
quasi-judicial comprehensive plan and zone map amendment and determined that the amendments will not 
adversely affect the health, safety and welfare of the city and meet all applicable review criteria. 

ORDINANCE No. 11 - O 3 
Page 1 



NOW, THEREFORE, THE CITY OF TIGARD ORDAINS AS FOLLOWS: 

SECTION 1: Comprehensive Plan Amendment (CPA2011-00001) and Zone Change (ZON2011-00001) 
are hereby approved by the City Council, subject to the condition of approval in the May 5, 
2011 Staff Report to the Planning Commission. 

SECTION 2: The attached findings in the May 5, 2011 Staff Report to the Planning Commission are 
hereby adopted in explanation of the council's decision (Exhibit "A"). 

SECTION 3: This ordinance shall be effective 30 days after its passage by the Council, signature by the 
Mayor, and posting by the City Recorder. 

PASSED: By LXft&r i l fi^Qife vote of all Council members present after being read by number 
and tide only, this W ^ & t y of ^ V U ^ n J L ^ 2011. 

¿¿Mut 
atherine whi 

oDhfiodtk* 

f-hk 
APPROVED: By Tigard City Council this f i day of 

Catherine wheatley, City Recorder 

is/ / davof U./r\J? - .2011. 

Approved as to form: 

Git/ Attorney 

n. aoiI 
Date 

ORDINANCE No. 11- (J) 3 
Page 2 



C ? r d m c L r v c u ? \Io. lél-05 
3enda Itr-a: fiJL 

Hearing Date Mav 16.2011 linas; 7;WPM 

STAFF REPORT TO THE 
PLANNING COMMISSION 

FOR THE CITY OF TIGARD, OREGON 

12C DAYS = N A 

S E C T I O N 1. APPLICATION SUMMARY 

FILE NAME-
FILE NOS.: 

PROPOSAL: 

WESTSIDE CHRISTIAN HIGH SCHOOL 

APPLICANT) 

LOCATION: 

Comprehensive Plan Amendment 
Zone Change Amendment 

CPA2011-00001 
ZON2011-00001 

The applicant is requesting - Comprehensive Plan Map Amendment and Zoning 
Map Amendment to change the Comprehensive Plan Designation and Zoning Map 
CL"°«ificatiop foi single "7744-acre lot from Professional/Ada ¡ti-ive Commerc al 
(C-P) to MLwJ-Use Employment (MUE). The app :ant proposes zonp change to 
accommodate a school use not permitted under th< existing zoning. If the l quest is 
approved, the app cant i'ntici] :s applj ig for a Conditional Use Perm and Situ 
Development Rjevi w to redevelop the site and reuse the existing building. 

Andy Sfrrs, Principal 
Westside Chj an High School 
4565 Carman Drive 
Lake Oswego, OR 97035-2574 

OWNER: City Bible Church 
9200 NE F :emont Street 
Portland, OR 97220 

The property is located at 8200 SW Pfaffli Strtct The site is bounded by SW 
Pfr f le on the north, Hwy 217 on west, and Pacific Hwy on the south; Washington 
County Tax Assessor's Map 1S136CC Tax Lot 100. 

CURRENT ZONE/ 
COMP. PLAN 
DESIGNATION- C-P: Professional/Administtar-e Commercial District. The C-P zoning district is 

designed to accommodate civic and business/professional services and compatible 
support services, e.g., convenience i il and f rsonal services, restaurants, ii dos 
proximity to redden jJ area« .nd n; jo«- transpon an fac s. Within the Tigard 
i riangle ad Bull Mounta' n Road District, residential uses at a minimum density of 
32 umts/net ere i.e., quivalent to the R-40 zoning district, are permittee! in 
conjunction with I commercial development. He ports, medical centers, reii¿ JUS 
institutions .nd u. íes are permitted conditionally. Developments ; n the C-P 
zoning d ,tr t ar in*. nded t< > serve s a bufter between residential a±eas and mote 
intensive commerc 1 and industrial i is. 

PROPOSED ZONE/ 
COM"5 PL/vN 
DESIGNATION: MUE: Iv red-Use Employment The MUE zoning district s de ;gned to apply to a 

majority of the land within the Tigard Triangle, a regional mixed-use employment 
district bounded by Pac fie F'^hway (Hwy. 99), } ghway 217 and 1-5. Tin > zoning 
disHct p-nrits a w«de range of uses including major retail goods nd services, 
business/professional offices, civic uses ?nd housing; the latter includes multi-
family h using at a maximum density of 25 units/aci~, equivalent to the R-25 
zoning r strict A wide range of uses, including but not limited to community 
recreation facilities, religious institutions, medical centers, schools, utilities and 

STAFF REPORT TO THE PLANNING COMMISSION - MAY 16,2011 PUBLIC HEARING 
CP.V2011-00001 /WESTSIDE CHRISTIAN HIGH SCHOOL COMPREHENSIVE PLAN AMENDMENT 
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APPLICABLE 
REv EW 
CRITERIA: 

fans't-rela ted park-and-ride lots, are permitted conditionally. Although it is 
recognised that the automobile will accommodate the vast majority of trips to and 
within the Triangle, it is sul important to (1) support alternative modes of 
transportation to the greatest extent poss >le; and (2) encourage a mix of uses to 
facilitate intradistrict pedestrian and transit trips even for those who drive. The 
zone may be applied elsewhere in the City through the legislative process. 

Community Development Code Chapters 18.380 and 18.390; Comprehensive Plan 
Goals: 1, Citizen Involvement; 2, Land Use Planning; 9, Economic Development; 
10, Housing; 11, Public Facilities and Services; 12, Transportation; 13, Energy 
Conservation; Statewide Planning Goals 1, 2, 9, 10, 11, 12, and 13; and the Oregon 
State Transportation Plan ng Rule (TPR); 

SECTION II. STAFF RECOMMENDATION 

Staff recommends that the Planning Commission recommend APPROVAL to City Council of the 
proposed Comprehensive Plan Amendment and Zone Change subject to the Findings in Section IV of this 
Staff Report and the following proposed condition of approval. 

CONDITION OF APPROVAL 

1. The site shall be limited to a maximum of 373 a.m. peak hour trips and 561 p.m. peak hour trips. If 
the applicant or future property owners wish to allow for more: trips, a Comprehensive Plan 
Amendment (CPA) with Transportation Planning Rule OAR 660-012-0060 analysis will be 
required to determine whether the limit can be revised or removed. The trip cap shall be 
implemented as a cond on of approval on subsequent land use permits for proposed 
development and will be sted as a condition of approval in the ordinance adopting the zone 
change, if approved by the City Council. 

SECTION III. BACKGROUND INFORMATION 

Site History 

The subject 7.44 acre site is approximately 415 feet in width by 800 feet in length occupyng a hill with a high 
elevation of approximately 245 feet and a low elevation of approximately 220 feet at both Pfaffle and Pacific 
Hwy. The site includes a filbert orchard and open lawn on the north with the existing building surrounded by 
parking at the center and high point of the property. Access is from SW Pfaffle. 

Staff reviewed the zoi ng history of the subject property utilizing old zoning maps and city records. The 
1983 Comprehensive Plan and Zoning Map and all subsequent maps show the subject property designated 
Professional Commercial (C-P). 

The existing 38,000 single-story building was designed as i General Motors automotive training center that 
operated at the site until 2002. After being vacant for a number of years, the property was purchased by 
City Bible Church for ts "217 Campus" satellite. The church planned a major renovation ¡'nd expansion 
of the site in 2005 and received a bite Development Review permit (SDR2005-00010) to construct two 
new 35,000 square foot commercial office buildings, a 1,000-seat (41,000 sq. ft.) auditorium addition to the 
existing building, and 366 parking spaces. The church's entitlement has lince expired. Except for a small 
pre-school program that operates weekday mornings, the church's activities are primarily Sunday-based. 

STAFF REPORT TO THE PLANNING COMMISSION -MAY 16,2011 PUBLIC HEARING 
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V a n i t y Information 

Th t̂» (sc figure below) is bounded by SW Pi'affl» on the north, Hwy 217 and multi-family residential 
development on west, commercial development on the east, and SW Pacific Hwy on th . south. Initially 
he adjacent properties west and e st wer tiso zoi ¿c C-P, but have i ¿nee b'en rezoned to Medium Higfi 
Density Residential (R-25) on th w~st and General Commercial (C-G) on th*; southeast. 

North of SW Pfaffle there is tn established low density residential neighborhood served by five sticels 
from SW 79* to SW 84th Avenues. SW 82nd Avenue is located directly JC.OSS Pfaffle from th subject site 
wh«rh terminates in a cul-de-sac serving seventeen residences This neighborhood would be affected by 
increased traffic to the subject site. 

Increased usr of Pfaffle can be expectcd resulting from a recent closure of vehicular access from SW 
Pacific Hwv on the south. With Pfaffle providing scle access to the subject ! e, increased impact to the 
intersections with SW Hall to th west and SW Pacific Hwy to th east, would be cxpected-

Sitc Information and Proposal Description 

The applicant is requesting a Comprehensive Plan Map Amendment ind Zoning Map Amendment to 
change the Comprehensive Plan Designation and Zoning Map Classification for a sangle 7.44- acre, lot from 
Professional/Administrative Commercial (C-P) to Mixed Use Employment (MUE). The applicant proposes a 
zone change to accommodate a school use not permitted under the existing zoning. Schools would br 
allowed 25 a conditional uce i i the MUE zon< 

Th : applicant states that if * zone change is obtained for the si'e that permits the nigh school as a condinonal 
use, Wcstside Christian High School (WCHS) proposes a major renovation of the existing building \nth two 
expansions: on the north side for additional classrooms (2,700 ssl) and in the southwest com r to provide a 
gymnasium, student commons and related facilities (20,000 gsf) (Phase 1). At a lacer date, WCHS hopes to 
add an auditorium i a the southeast comer (13,600 gsf) (Phase 2). 
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SECTION IV. APPLICABLE REVIEW CRITERIA A1 -NGS 

TIGARD DEVELOPMENT CODE CHAPTER 18.380: 

18.380.030 Quasi-Judicial Amendments and Procedures to this Title and Map 
Quasi-judicial zoning map amendments shall be undertaken by means of a Type III-PC 

rocedure, af governed by Section 18.390.050, using standards of approval contained in 
ubsection B below. 

A. The l o m i ssion shall make a recommendation to the Council on a zone change application 
wh. ;h *_so _ivolves a concurrent application for a comprehensive plan m. 3 amendment. The 
Council shall decide the applications on the record as provided by Section 18.3>J. 

The proposed zone change application to change the zoning on the subject site from C-P to MUE also 
involves a comprehensive plan map amendment from Professional Commercial to Mixed Use 
Employment. Tnerefore, the Planning Commission shall make a recommendation to Council on the 
proposed zone change application and comprehensive plan map amendment 

B. Standards for making quasi-judicial decisions. A recommendation or a decision to a] ove, 
approve with conditions or to deny an application for a quasi-judicial amendment shall be ised 
on all of the following standards: 

18.380.030. B.l 
Demonstration of compliance with all applicable comprehensive plan policies and map 
designations; 

APPLIQ BLE CITY OF TIGARD COMPREHENSIVE PLAN POLICIES 

The City has an acknowledged Comprehensive Plan consistent with the statewide planning goals. 
Therefore, consistency with the applicable Comprehensive Plan goals and policies as addressed in this 
section of the staff report constitute consistency with the applicable statewide planning goals. 

The Transportation Planning Rule (IPR} OAR 660-012-0060 is applicable to this application and is 
addressed under the Transportation Goal, Delow. 

CITIZEN INVOLVEMENT 

Goal 1.1 Provide citizens, affected agencies and other jurisdictions the opportunity to participate 
in all phases of the planning process. 

The applicant's representative sent out notices to surrouno ng property owners and neighborhood 
representatives, posted a sign on the property, and held a neighborhood meeting on Februarv 2011 in 
accordance with the City of Tigards neighborhood meeting notification process. According to the 
minutes of the neighborhood meetii ; contained in the record, 14 people attended. I scussion related 
primarily to expected traffic on SW P raffle and questions about the proposed school. 

In addition, the City mailed notice of the Planning Commission hearing to property owners within 500 
feet of the subject site, interested citizens, and agencies, published notice of the hearing and posted the site 
pursuant to TDC 18,390.050 for Type III Procedures. These parties have the opportunity to attend the 
Planning Commission hearing and provide testimony. 

FINDING: As shown in the analysis above, the proposed comprehensive plan and zone change is 
consistent with the applicable Citizen Involvement Goal. 

LAND USE PLANNING 

Goal 2.1 Maintai: an up-to-date Comprehensive Plan, implementing regulations and action plans 
as the legislative foundation of Tigartrs land use plann ig program. 
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Per cy 3. The ( ty shall coordinate the idoptron, amendment, and implementation of its land use 
program with other potentially 'ffectr I jurisdictions and agencies. 

Request for comments for the proposed zone change were sent to Department of Land Conservation and 
Development (DLCD), Metro, Washington County and Oregon Departmerr of Transportation (ODOT). 
DLCD was provided the opportunity to comment and coordinate the application for the Post 
Acknowledgement Plan Amendment process per ORS 197.610. ODOT submitted comments on the 
proposal, which are included in their entirety unr"^ the Transportation Goal section, below. This policy is 
met. 

Policy 5. The City shall promote intense urban level development in Metro-designatd Centers 
and Corridors, and employment and industrial areas. 

The 2040 Growth Concept, the region's 50-year land use plan adopted in 1995 by Metro, identifies centers 
for compact urban development It also protects existing neighborhoods and natural areas wthin the 
urban growth boundary .s well is farm and forestlands outside of ti-: boundary. The plan calls for high 
capacity transit service to support the identified centers, and farli., e travel between housing and 
employment centers. The 2035 Reg nr1 Transportation Plan (RTP), along with th 2040 Growth 
Concept, mphasizes the need to coordinate land use decision-making j)d transportation investment 
These policies direct future projects to be developed as multunooJ transportation and land u >lanning 

fforts. State, Metro, and local policies and plans seek to promote tbe integi ition of land use 
transportation planning investment to promote dense, efficient, compact urban developmen: in centers. 

The City of T*gard is currently engaged in a regional coordinated c I in "ng effort beingreferred to as the 
"Southwest Corridor Plan." Tne Sw Corridor Plar s comprised of five se] irate plans. These include land 
use plans for the cities of Tigard, Tualatin, and Portland that are focus-d n identifying land uses to 
support future trans " nvestments. In conjunction with these land use plans, N :tro, ODOT, and TriMet 
are 1< ding efforts specifically addressing multi-modal transportation analyses, needs, and solutions. 
The TGM: Tieard High Capacity Transit Corridor hand Use turn (HCT Corridor hand Use Plan) will identify 
locations and land use characteristics for potent"^ future high capacity transit (HCT) stations. The purpos 
of the HCT Corridor Land Use Plan is to help the Tigard community identify the best land use and 
development alternatives in a way that integrates transportation with land use planning, and supports 
Tigard s vision for the future. The HCT Corridor hand Use Plan is ?xp .cted to be completed in 2012. 

One key principle and priority of the project is to inform cur *nt planning in Tigard to ensure tha :s wnd 
use designations and urban design principle.; w 1 support future community, transit, and other 
transportation investments. The proposed up-zoning of the subject site, located within the Southwest 
corridor on Pa -fie Hwy, from C-P to MUE is in keeping with this policy as well as the visions for nearby 
Downtown Tigard to the southwest and the Tigard Triangle to the southeast. This policy is met. 

Policy 5. The City shall promote the developmen ind maintenance of a range of land use types 
which are of sufnejent < onomic value to Kind need" J services and advance the community's 
social and fiscal stability. 

The following excerpt from Tab} 18.520.1, Use Table: Commercial Zones shows a comparison of uses 
between the C-P and MUE zones where they differ. In sum, the propos 3 MUE zone permits a number 
of residential, civic, commercial, and industrial uses not currently permitted in the C-P zone. Where no 
residential or industrial uses a : pert tted n the C-P zone, the MUE permits multifamily residential (R-
25), light indust d, research and development, and son warehouse/freight moven .ni Civic us'« - e 
expanded in the MUE to include colleges, schools, and community recreation. Commr cial u- js such as 
commei al lodging, eating drinking establishments and sales oriented ir-ta where 'tn id to a percentage 
of permitted uses in the C-P, are permitted outright in the MUE. Only two uses, outdoor entertainment 
and heliports are permitted in th_ C-P but not in the MUE. 
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TABLE 18.520.1 
USE TABLE: COMMERCIAL ZONES 

(Excctpt ) 

U S E C A T E G O R Y C - P M U E I » 1 
R E S I D E N T I A L 
H o u s e h o l d l i v i n g R Rl2,l 
C r V I C O N S T I T U T I O N A U 
Colleges N C 
Communi ty Recreat ion N C 
Schools N C 
C O M M E R C I A L 
Commercial L o d g i n g RI'«J P 
Earing ?nd Drinking 
Establ ishments 

R('H P 

O u t d o o r Entertainment R'15l N 

Sales-Oriented Rli'l RI22! 

Personal Services P R M 

Repair-Oriented N RI22! 

Bull S a k s N R M 

A n i m a l - P i t t e d N P 

Motor Vehic le 
Servic ing/Repair 

N RI22! 

I N D U S T R I A L 
Light Industrial N RI23' 

Research and D e v e l o p m e n t N R |2Jl 
Warehouse /Fre ight M o v e m e n t N R(2"l 
O T H E R 
Heliports C N 

P = l - e m i i t t p d R=Restr icted C=Condi t i ona l U s e N = N o t Permit ted 

[14] Restaurant permitted with restriction in size in conjunction with and on the same parcel as a commercial lodging use. 
[15] As accessory to offices or other permitted uses, the total space devoted to a combination of retail sales and eating/drinking establishments may not 

exceed more than 20% of the entire square footage within the development complex. 
[16] May not exceed 10% of the total square footage within an office complex. 
[20] All permitted and conditional uses subject to special development standards contained in Sectionl8.520.050.G 
[21] Mulbfamily residential, at 25 units/gross acre, allowed outright. Preexisting detached and attached single-family dwellings are permitted outright. 
[22] New retail and sales uses may not exceed 60,000 gross leasaule area per building within the Washington Square Regional Center or Tigard Triangle except 

for those areas zoned C-G at the time the MUE zoning district was adopted in the Tigard Triangle. 
123] All activities associated with this use, except employee and customer parking, shall be contained within buildings. 
[24] Permitted as accessory to a permitted use as long as this use is contained within the same building as the permitted use, and docs not exceed the floor 
area of the permitted use. 

In addition, special limitations in the MUE zoning district (18.520.050.C) include: 1) a ma: mum floor 
area ratio (FAR) for all commercial and industrial use types and mixed-use developments shall not exceed 
0.40, exempting residential use; id 2) on lots greater than three acres, general reta sales uses are limited 
to 30,000 square feet of gross leas ~)le area plus one additional square foot of gross leasable area of general 
retail sales use for each additional four square feet of non-general retail sales use. 

The footnote restrict n for cert n commercial uses (note [22]) may not apply to the proposed zone 
change a? the subject site is not located in either the Washington Square Regional Center or the Tigard 
Triangle. However, the 0.40 FAR limitation for all permitted MUE uses and the 30,000 square foot 
(imitation for general retail use would apply to the subject site. Because these limitations do not apply to 
uses permitted in the C-P zone, some development types (applicant's medical office example) could result 
in less development potential under the MUE zone. Residential uses are not subject to the FAR limitation. 
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The city w: iies to promote the development and ma' itenance of range of land use types which <re of 
suffi =nt economic value to fund needed services and adv jce the community's social and fiscal stability. 
Notwithstanding the more i;mit<»d bv d out potential of the site under the proposed MUE zone, the 

variety of ust* illowed (presumably of suffici nt economic v lue underlying their application to the 
Bird Triangle) will, in the case of this applicant, permit redevelopment of an underutilized development 

ana site This policy is met 

Policy 7. The < ty's regula ;iy land use maps and development code shall implement the 
Comprehensive Plan by providing for needed urban land uses : eluding: 

C. AZ^ed use; 

The subject site s suited to mixed use zoning because of its location on SW Pacific Highway, a High-
Capacity Transit Corridor, proximity to Downtown 1 ?ard and the Tigard Triangle, and adjacency to 
Highway 217. The proposed MUE zone pern ts a number of residential, civic, commercial, ana industrial 
uses not currently permitted in the C-^ zone. Where no resider al or industrial uses ate permitted in the 
C-P zone, the MUE permits multifamily resident 1 (R-25), ght industrial, research and d ^elopment, and 
some warehouse/£r< ight movement. Civic uses are txpandedin the MUE to include colleges, schools, and 
community recreatior Co itnerc 1 uses such as commerc 1 lodp ig, es ngdrLiking establishments and 
sales c aented retail where limbed to a percentage of permitted uses in the C-P, are permitted outright in 
the MUE. Thi > policy is met 

Po cry 12. The City shall prov le a wide l^nge of tools, such as planned development, design 
standi_ds, and conservation easements that encourage results such as: 

B. Land use compattt y; 

As shown in the accerpt from Table 18.520.1 above, addii-onal uses would be permitted under the 
proposed comprehensive plan amendment and zone change request Permitted uses ander the new zone 
should be generally compatible with the existing uses in the area to approve the request However, the goal 
speaks to tools that encourage land use compatibility for those uses otherw e allowed under the code. For 
example, the specific school use proposed for the subject site w.ll be processed under a concurrent 
"ondr onal Use/Site Development Review. The conditional use re\_rw provides "scretion by the 

hearings officer to adequately condinon a proposal to be compatible with surrounding uses. This policy is 
met. 

E. Regulatory f xib / necessary for projects to adapt to site conditions. 

As noted above, the city has the opportunity to provide regulatory flexibility in the Cond onal Use 

Sroc<~ s that will apply to the specific use, a nigh school, proposed for the subject site, with add ona* 
exibilky provided Toy the process for Vaoances and Adjustments. This policy is met 

Po cy 14. Applicants shall beat the bürdet1 of proof to demonstrate that land use applk ons ar< 
cons ¡tent .vith applicable crite a and requirements of the Development Code, the 
Comprehensive Plat- and when necessary, those of the state and other agencies. 

As shown in the fin ngs n th's staff report, the applicant's submittal demonstrates consistency with 
applicable criteria and requirements of the Tigard Development Code, Comprehensive Plan, and sta'e 
agencies. TT s policy is met 

Policy 15. In addition to other Comprehensive Plan goals * nd policies deemed applicable, 
am ndments to Tigard's Comprehensive Plan/Zone >iap shall be subject to the following 
specific oriteiu: 

A. Transport ticn and other public facilities nd services shall be available, or committed to be 
made available, and of sufficient capacity to serve the land uses allowed by the proposed m: p 
designation. 
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In Chapter III of the applicant's submittal, the applicant included a preliminary impact analysis to 
demonstrate that the proposed new zoning ¿strict, MUE, and proposed conditional use, a high school, 
v il not unduly tax the public infrastructure system for water, sanitary sewer and stormwater disposal. To 
adcuess tb transportation impacts, the applicant proposes a trip cap for the site to ensure the proposed re-
zoning will not e-ceed existing or future roadway capacity. The proposed trip cap is supported by ODOT 
as evidenced in their comment letter included under the Transportation Goal seci >n Delow. A detailed 
impact analysis for all of these types of infrastructure would be provided i the subsequent concur __:nt 
Conditional Use/Site Development Review applications. This policy wG be met. 

B. Development of land uses allowed by the new designation shall not negatively affect existing or 
planned transportation or other public facilities and service . 

As noted above, the applicant requests that the city condition the approval of the requested re-zoning with 
a trip cap that does not exceed the total number of automobile trips associated with the most intense use, a 
medical/dental office, allowed by right in the existing C-P zone. With a condition of approval 
implementing a trip cap on the subject site, this policy is rr et. 

C. Tk. new land use des ^nation shall fulfill a proven community need such as provision of 
needed commerc il goods and services, employment, housing, public and community services, 
ctc. in the particular location, versus other appropriately designated and developable properties; 

As shown above in Table 18.520.1, the proposed Mixed Use Plan Designation would allow a number of 
residential, civic, commercial, and industrial uses not currendy permitted in the C-P zone. The subject site 
is located on Pacific Hwy which is a designated tranp t corridor and a route for Hieh Capacity Transit in 
the future. Mixed use zones would support the intensity and density of development needed to support 
the enhanced transit use. This policy ia met. 

D. Demonstration that there is an inadequate amount of developable, appropriately designated, 
land for the land ures that would be allowed by the new designation; 

As documented in the applicant's submittal in Chapter III pages 6-8, an alternatives analysis finds that 
there are no alternative vacant sites of adequate size, appropriate zomng, availability, and development 
readiness within the Tigard city limits to accommodate the proposed 400-student high schooL The analysis 
evaluates 7 ,ites within the city limits between 3.7 and 12.5 acres in size. The applicant's suitability c«teri i 
included a site of at least 7.4 acres, available for sale or lease, and without major development constraints. 

As mentioned above, the proposed MUE zoning designation is more appropriate for the site in general 
given changes in surrounding areas and in keeping with the evolving vision for th" portion of Tigard, 
including Sw Pacific Highway as a High-Capacity Transit Corridor and redevelopment envisioned for 
Downtown Tigard and the Tigard Triangle to the west and east of the site, respectively. This policy is met. 

E. Demonstration that land usee allowed in the proposed designation could be developed in 
compliance with all applicable regulations and the purposes of any overlay district would be 

The subject site does not include any overlay districts at present Subsequent Conditional Use and/or Site 
Development Reviews would ensure development would comply with all applicable development code 
regulations. This policy can be met. 

F. Land uses permitted by the proposed designation would be compatible, or capable of being 
made compatible, with environmental conditions and surrounding land uses. 

The subject site is high ground in Tigard and does not contain any sensitive lands. Surrounding land user 

include low and medium residential, ret J, office, and motor vehicle fuel sales. The range of uses permitted 
in the MUE zone would require Conditional Use and/or Site Development Review to ensure 
development Would comply witt all applicable development code regulations. This policy can be met. 
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G. Demonstration that the amendment does not detract from the viability of the City's natural 
systems. 

The subject site is high ground in T^>ard and does not confc* a any sensitive lands. This policy is met 

Po cy 16. The City may com op the approval of a Plan/Zoning map amendment to assure the 
development of a defin : Und use(s) and per specific design /di . ^lop. nt requirements. 

The applicant has proposed, ^nd ODOT has recommended a condition, to comply with the 
Transpori tion Planning Rule by implementing a trip cap to ensure development allow* d under the MUE 
zone does not contribute ny more trips to the surrounding transportation facilities than is ah idy allowed 
under the C-P zone. Given approval of the zone change, the jplicant has stated they will aj nly for a 
conditional use permit to develop the specific school use on the site. Under this policy, the Planning 
Comn ' ;aon could : commend and City < >uncil could approve a defir'te l?nd use, such as the proposed 
school use, and sper fic d< ->n/development r ^u^ements, such s the proposed t ip cap, and/ Dr other 
uses or requirements for development if they determine through the heatings process that t would be 
appropriate to the site and adjacent development. 

Policy 17. The City may allow concurrent applications to amend the Comprehensive Plan/Zoning 
Map(s) and for development plan approval < a specific land use. 

Concurrent review is allowed but would occur subject the developer's ilsk n applying for concurrent 
n . fw. The applicant r< »resented thai they would apply sequentially to avoid the risk of losing subs .am ial 
investment in specific land use rev- ;ws with the possibility of der» d of the zone change. This policy is met. 

FINDING: As shown n the analys: above, *he applicabh Land Use goals and policies have been met. 
The Planning Commission could recommend and City Council could approve a definite 
land use ana specific design/development requirements if they determine through the 
hearings process that it would be appropriate to the sil e and-adjacent development. 

ECONOMIC DEVELOPMENT 
Goal 9.1: Develop and maintain a strong, diversified, and sustainable local economy. 

Policy 2. The City shall activ ly encourage businesses that provide famiiy-vage )bs to start up, 
expand, or locate in Tigard. 

As idic :ed in the applicant's submittal, when it relocates to Tigard from Lake Oswego, WCHS will have 
a combined faculty/staff of 38 full- and part-time employees, which will increase to 40 when the school 
reaches its maximum size of 400 students. As most of these employees are teachers and r^lmm strators, 
d xse jobs command family wages and full benefits. Recommendation by the Commission and approval by 
Council of the proposed zone change and comprehensive plan amendment would actively encouragc 
WCHS to locate in Tigard, consistent with this policy. 

Policy 3. The City's land use and other regulatory practices shall be flexible and adaptive to 
promote economic development opportunities, provided that required iifrastructure is made 
av: [able. 

The applicant proposes a change in the zoning of the subject! te to allow a school use. rhe standards in 
TDC 18.380 ar" de for amendments to the comprehensive plan s>nd zoi ag map. Pro\n ed the standards 
for a zone change and map mendment can be met, i id the required infrastructure is available is indicated 
in the transportation findings below, thi school use may be accommodated, thereby promoting the 
anticipated development alloweu by the comprehensive plan and zomng map amendment. This policy is 
met. 

Policy 5. The City shall promote well-deeign-d -nd efficient development ~nd redevelopment of 
vacant and underutilized industrial and commeri v lands. 
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The subject site is significantly under-utilized. The proposed re-zoning from C-P to MUE will permit the 
relocation of WCHS from Lake Oswego to Tigard. As noted above, the school plans to renovate the 
existing fac ties extensively, expand the building footprint and make other site improvements including 
the landscaping of existing parking lots and creation ofoutdoor sports facilities. As a result, the use of the 
site will bt cxter 1 throughout the work week in addition to the part-time use of the site by City Bible 
Church, which will rema l a weekend tenant. The rezone and comprehensive plan amendment would 
facilitate redevelopment of underutilized commercial land, cons tent with this policy. 

Po cy 12. The City shall assure economic development promotes other community qualities, such 
as livability and environmental quality that are necessary for a sustainable econom : future. 

The proposed MUE zone includes a full range of civic and institutional uses, including schools, which 
makes an important contribvi-.a to the community's livability. By approving the proposed re-zoning, the 
city will facilitate several things: 1) permit the re-use of an arcnaic building with fev, options for alternative 
use; 2) ncrease the intensity of use of an under-utilized site in a critical location; 3) u grade the facility by 
adding additional landscaping and outdoor sports fac "es; 4) provide additional potential transit riders 
among students, staff and faculty. This policy is met. 

Goal 9.3: Make Tigard a prosperous and desirable place to live and do business 

Policy 1. The City shall focus a significant portion of future employment growth and high-density 
housing development in its Metro-designated Town Center (Downtown); Regional Center 
(Washington Square); High Capacity Transit Corridor (Hwy 99W); and the Tigard Triangle. 

The subject site lies on the SW Pacific Highway Corridor between downtown Ti«ard to the west and 
Tigard Triangle to the east. By approving the proposed re-zoning request, the city will permit this partially-
vacant, under-utilized site to redevelop. As noted above, the applicant states that the proposed hign school 
will bring 38 new professional, family-wage jobs into Tigard,1 ^ch will expand to as many as 40 such jobs 
when the school grows to its ma mum student body of 400. This policy is met 

Policy 3. The City shall commit to improving and maintaining the quality of community life 
(pubuc safety, education, transportation, community design, housing, parks and recreation, etc.) 
to promote a vibrant and sustainable economy. 

As noted in the policy statement, educational fa ties contribute to the quality of community life. The 
proposed re-zoning will permit the subject site, which is partially vacant ana significantly under-utilized, to 
be redeveloped for a high school \ th up to 400 students and 40 faculty/staff, in support of this policy. 

FINDING: As show in the analysis above, the applicable Economic Development goals and policies 
have been met. 

HOUSING 

Goal 10.1: Provide opportunities for a variety of housing types to meet the diverse housing needs 
of current and future City residents. 

Policy 5. The City shall provide for high and medium density housing in the areas such as town 
centers(Downtown), regional centers (Washington Square), and along transit corridors where 
employment opportunities, commercial services, transit, and other public services necessary > 
support higher population densities are t ther present or planned for in the future (SW Pacific 
Hwy). 

Although the purpose of this quasi-judicial request is to re-zont the subject site to allow its redevelopment 
for a nigh school, the proposed zoning designation, MUE, does permit housing at 25 units/acre, 
considered "medium high-density" in the city's Development Code, as an outright use. Should the high 
school close or be relocated, the site could redevelop to include housing, most likely in a mixed-use 
configuration with the vertical or horizontal mix of residential and nonresidential uses. Thus, re-zoning 
expands future housing options on the site, something that the current C-P zone does not permit. The 
allowed density in the MUE zone of 25 units/acre is consistent with the R-25 zoning immediately to the 
west. This policy is met 
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Goal 10.2: Maintain a high level of residential Inability. 

Pc <*y 3. he City shall comm to improving and maintaining the quality of community lif-
public safety, education, transportation, community design; a strc.g economy, parks and 
recreate n, etc.) *s tbi basis for sustaining a high-qu; / residential environment. 

As noted above, education 1 f^cil JS are con ijred an nportant contribution to the community's quality 
of tp md social f ab;"Appro ing this request to re-2one the subject site from C-P, wher schools are 
prohibited, to MUE, where schools are permit ed cond ionally, facilitates the redevelopment of the 
subject site for a 400-student Fgh school Tnis policy is met. 

Policy 7. The C ty shall i isure thai residential densities are appropriately related to locational 
chai ct< st s and i te condi o_ > such as the presence of natural hazards ind natural resources, 
availability of public facil ity and services, and existing land use patterns. 

The propor d MUE zoning designation allows housing at a density of 25 units/acre by right. This is th 
appropriate density given tn__ the apartment complex immediately to the west of the subject site is zoned 
R-25, the equivalent residential zone tc MUE. At the same wtn , the MUE designation recognizes th 
subject site's c —:al location on SW Pacific Highway, a de! mated H jh-Capi ity ransit Corridor, at the 
juncture of F'ghwav 217 and between downtown Tigard ani the Tigard Tjc ogle. The zoning adjacent to 
the ! te to the south, east and west include C-G, MU-CBD and MUE, reflecting the city's intent to 
transition the area to a broader mix of uses at higher d. isities/intensities. Ttud poi rv is met. 

Po' cy 8. The City shali require me- sures to mitigati th adverse impacts from differing, or more 
intense, 
land uses on res tential ng em ronments, such as: A. Orderly transitions from one residential 
density to another. 

The proposed MUE zoning designation features the same maximum density, 25 units/acre, as the 
apartment complex l q h i u tely to the west. This policy is met 

FINDING: As shown in the analysis above, the applicable Housing goals and policies 1 _ve been met 

PUBLIC FACILITIES 

Gc 111.4: Maintain adeqi te public facil —s • nd services to meet the health, safety, education, 
and leisure needs of all »ard residents. 

FINDING: The spj. cant has demonstrated through their alternatives analysis that the proposed MUE 
zone i! needed to lo ite their school n the City o f ' igard. To ensure maintenance of 
adequate transportation f dl es for the proposed MUE zone the applii -nt has requested a 
t p cap be a condition of approval. OI DT and the city Development Re ew Engineer 
concur that the rezone conditioned by a trip cap would result in no significant effect o i the 
transport: on system as defined under Oregon's Transportation Planning Rule (see 
findings under Transportation Goal, below). This Goal is met 

TRANSPORTATION 

Goal 12.1: Develop mutually supportive l*nd use and transportation plans to enhance the livability 
of the community. 

Policy 5. The City shall develop plans for major transportation corridors and provide appropriate 
land uses in and adjacent to those corridors. 

The proposed rezoning from C-P to MUE would permit more ntens./e uses in close proximity to SW 
Pacific Hwy, n exi: ang transit way. Expansion of this corndor to include High Capacity Trans (HCT), 
through planning pro« • sses currently underway, suggest that increased density and intensity of uses should 
apply to the subject site. Approval of the proposed zone change would provide appropriate land uses 
adjacent to the Pacific Hwy corridor. This Goal is met. 
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Goal 12.5 Coord v*- : planning, development, operation, and maintenance of the transportation 
system with appropriate agencies. 

rhe Oregon Department of Transportation (ODOT) submitted the follow g comment letter dated April 
26, 2011 (Attachment #4) for the proposed comprehensive plan amendment and zone change: 

We have reviewed the applicant's proposal to change the classification of a 7.44 acre lot 
from Professional/Administrative Commercial (C-P) to Mixed-Use Employment (MUE). 
The site is adjacent to 99W and Highway 217 ODOT has jurisdiction of these State highway 
facilities a,id an interest in assuring that the proposed zone cfc nge/comprehensive plan 
amendm< it is consistent with the iaer.tified function, capacity and performance standard of 
these ues. For zone changes and comprehensive plan amendments, local governments 
must mike a finding that the proposed amendment complies with the Transportation 
Planning Rule (TPR), OAR 660-012-0060. There must be substantial evidence in the record 
to eid r make a finding of "no significant effect" on the transportation system, or if there is 
l jign icant effect, require assurance tnat the land uses to be allowed are consistent with the 
dentified function, capacity, and performance standard of the transportation facility. After 

reviewing the applicant's proposal and associated TPR Analysis prepared by Lancaster 
Engineering dated February 10, 2011, we have determined that while the zone change has 
the potential to have a significant effect on the transportation system, the applicant's 
proposed 1 p cap can accommodate the trips generateci by the intended school use and 
allow the city to make a finding of no significant effect 
The applicant's TPR analysis shows a comparison between a Medical/Dental office allowed 
outright under the proposed zoning/comp plan designs on with a larger Medical/Dental 
office allowed outright under the existing zoning/comprehensive plan designation (this is 
commonly referred to as the "reasonable worst case" traffic analysis). ODOT did not have 
the opportunity to review and concur with the mix of land uses and square footage used for 
the "reasonable worst case" traffic analysis for both existing and proposed zoning. Although 
the flexibility inherent in the MUE district makes determining a reasonable worst case mix of 
uses difficult, after consulting with city staff, ODOT has determined that the MUE zoning 
allows a broad range of uses (particularly retail and eating and drinking establishments) that 
could reasonably generate more trips than the existing zoning. In addition, the FAR and 
max mum retail use restrictions on the MUE zone are not sufficient to detennine that there 
wJl not be a significant effect when compared to the restrictions on the C-P zone 
Nevertheless, ODOT and the city concur with the applicant's proposal to limit the trips 
allowed under the proposed zoning to the amount generated by a Medical/Dental office 
building as allowed under the existing zoning. This trip cap can accommodate the ntended 
conditional school use while placing a reasonable limit on trip generation for allowed uses 
should tbj ; parcel redevelop in the mture. In order to ensure that the zone change "ill not 
result in a ^ ficant effect upon State facilities, ODOT requests that the City of Tigard 
condition a tnp cap to be placed on the zone change: 

A condition of this zone change is that the site is limited to a max lum of 
373 a.m. peak hour trips and 561 p.m. peak hour trips. If the applicant or 
future property owners wish to allow tor more trips, a Plan Amendment with 
Transportation Planning kule OAR 660-012-0060 analysis will be required to 
detei line whether the Emit can be revised or removed. 

It is important that any proposal to allow more trips be addressed in the Plan Amendment 
process ind will trigger a new ev; nation of TPR compatibility t that time to determine 
whether or not the new proposal will have a significant effect on State highway facilities and 
the limit can be revised or removed. 
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ODOT is supportive of the city's efforts to implement transit supportive zoning in this 
corridor. Based on this proposal as well as the previous Knoll development, ODOT 
recommends that the city review ther n :ed use zones to ensure that land use 
implementation s reflective of the city's vision. In the current case, while there are some 
restrictions on the MUE zone, we encourage the c y to con! ler add ional measures such as 
limi ng drive-through uf^s, parking maximums, ind more clarification of the type of retail 
intended for this zone. TTie Knoll zone change showed that the MUR-1 zone allows 
development density far greater t^an the approved 49 ui it apartment complex id could 
gen at significantly more trips than the 300 daily «rips ssumed. Both ci^es ¡how that trip 
generation under the mixed use zones L d ificult to determine and nether zon> change has 
d< -n proposed with a mixed use development in mmd. ODOT will continue to work v,ich 
the ty and Metro to refit • the cod« n tne HCT corridor and Town Center. 
Note: The applicant's preliminary site plan shows an emergency access directly across from 
the highway 217 ramp terminal No access can be approved in this vicinity due to safety 
concerns and state rules (OAR 734.51). 

As idenrfied in the ODOT comment letter ~nd concurred on by th~ city Development Review Engineer, 
limiting trip generation to that allowed under the existing C-P zone, as shown in the Lancaster Engineering 
analysis dated February 10, 2011 (373 a.m- peak hour trips and 561 p.m. peak hour trips), would avoid a 
significant effect finding. Approval of the proposed cot1- amendment would comply with he 
Transportation Planning Rul< OAR 660-012-0060. The city's request for comment, staff consultation 
between ODOT and the city, and incorpoi >n of ODOT comments and recommenda^ons within the 
staff report to the Planning Commission constitute a coorunated approach to planning, development, 
operation, and ma: ten ice of the transportation system with appropriate agencies. This goal is met. 

FINDING: As shown in the analysis above, with the requirement of the following condition of 
approval, the applicable Transportation goals and policies ire met. 

CONDITION: 

The site shall be mited to a maximum of 373 a.m. peak hour tips and 561 p.m. peak hour 
trips. If the applicant or future property owners V^h to allow for more trips, a Plan 
A lendment with Transportation Planning Rule OAR 660-012-0060 analysis will be 
required to detenr*"' whether the li t can De revised or removed. This condition shi.ll be 
a condition of ;iny land use deci,:ion on the subject propi tty 

ENERGY 

Goal 13.1: Reduce energy consumption. 

Policy 1. Thè City shall promote the reduction of n„-gy consumption associated with vet :!( 
mile- tr„ ~led thi .ugh: 

A Land use patterns that reduce dependency on the automobile, 

Up-zoning the subject site from C-P to MUE per this r juest will permit a broader range of lan u_ if 
not mot' potential intensity, due to the FAR 1 tar >n of the zone. The potential m ; : ofuses can fadl rate 
intradistrii pedestrian ana transit trips and support alternative nodes of transportation. The proposal to 
re -velop the site for a 400-student -ugh school will intensify the use of this under-utilized s.:e and 
potentially ina ise use of trans However, the full benefits of* the MUE zone may not be reaped until 
the site i icluded a mix of uses. This policy is met. 

B. Public transit that is reliable, connected, and efficient 

The SW Pacific Highway Corridor already is well-served by bus transit and w ; be even better served if the 
corridor is selected for the extension of Light Ra Transit (LRT). The proposed up-zoning of the - te will 
provide a significant number of potential transit riders to support the maintenance and expansion of 
transit service. This policy is met 
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FINDING: As shown in the analysis above, the applicable Energy goals and policies are met. 

FINDING: Pursuant to 18.380.030. B.l, and as shown in the analysis above, the proposed zone change 
and comprehensive plan map amendment comply with, or have been conditioned to 
comply with, all applicable comprehensive plan goals and policies. 

18.380.030.B.2 
Demonstration of compliance with all applicable standards of any provision of this code or other 
applicable implementing ordinance; ana 

Note: During review for this staff report, staff discovered several errors in the code and inconsistencies 
between the zone descriptions for the C-P and MUE zones and the Use Tables 18.510.1 (Residential) and 
18.520.1 (Commercial). A finding is provided here to address those inconsistencies pertaining to the 
subject request 

1) Table 18.510.1 Use Table, Residential Zoning Districts, erroneously catties a footnote [13], which 
correcdy applies to "Major Event Entertainment" but not to "Schools." 

2) The List of Zoning Districts (18.520.020) includes zone descriptions for each zone. The description for 
C-P includes outdated language referring to residential use on Triangle properties zoned C-P prior to the 
change to MUE in 1997(Ord. 97-02). The Use Table 18.520.1 shows "R" under C-P for ^Household 
Living" when it should be changed to "N". There is no residential use permitted in the C-P zone. 

3) The description for the MUE zone includes "religious institutions" as a conditional use, "C". However, 
the Use Table 18.520.1 shows that use as permitted, "P". Ordinance 09-13 amended Table 18.520.1, but 
did not amend the description, resulting it. the inconsistency. Therefore, in this case the Table governs. 
"Religious institu-:ons" are permitted outright in the MUE zone. 

To address needed changes to the code to correct these inconsistencies an tem has been added to the 
Development Code Database to flag review under the Regulatory Improvement Initiative. 

For the purposes of the proposed comprehensive plan amendment and zone change, the applicant has 
saris factorily addressed the applicable Secerns of Chapter 18.380, Zoning Map and Text Amendments, of 
the Tigard Development Code. The standards of Chapter 18.390.050 for Type III-PC procedures are 
applicable to this proposal, as identified inl 8.380.030. The applicant has submitted an Impact Statement as 
required under 18.390.050.B.e. Potential impacts to the transportation system have been addressed under 
the Transportation goal, above. 

The proposed comprehensive plan amendment and zone change do not include a specific development 
proposal at this time. However, the applicant states that F a zone change is obtained for the site that permits 
the high school as a conditional use. westside Christian High School (WCHS) proposes a major renovation 
of the existing building with two expansions: on the north side for additional classrooms (2,/00 gsf) and in 
the southwest comer to provide a gymnasium, student commons and related facil es (20,000 gsf) (Phase 1). 
At a later date, WCHS hopes to ada an auditorium in the southeast corner (13,600 gsf) (Phase 2). See Figure 
II-5 in the applicant's submittal (Attachment #3) for a proposed development site plan. Any proposed 
development rnst meet all of the applicable Tigard Development Code standards in effect at the time an 
apj cauon is submitted. 

FINDING: As shown in the analysis above, the proposed comprehensive map and zone change 
amendment is consistent with the applicable standards of the Tigard Development Code. 

18.380.030.B.3 
Evidence of change in the neighborhood or community or a mistake or incon 'stency in the 
comprehensive plan or zoning map as it relates to the property wh b > the subject of the 
development application. 

STAFF REPORT TO THE PLANNING COMMISSION - MAY 16,2011 PUBLIC HEARING 
CPA2011 -00001 /WESTSIDE CHRISTIAN HIGH SCHOOL COMPREHENSIVE PLAN AMENDMENT 
ZON2011-00001/WESTSIDE CHRISTIAN HIGH SCHOOL ZONE CHANGE PAGE 14 OF 17 



As the applicant points out, since the last Comprehensive Plan Map was adopted, the segment of SW 
Pacific Highway on which the subject site is lucatea nas been designated in the Metro 2040 Growth 
Management Plan Concept as i "Corridor" design type and in the Regional Transportation Plan (RTP) as 
a "High-Capacity ransit Corridor", hi addition, Metro has designated the corridor as the next priority for 
the extension of light rail trans, t (LRT) from downtown Pordand to Sherwood. Although detailed lan< use 
and transporta on piamr ig for the corridor is just beginning, the city envisions up-z mng of sites along 
the corridor to ncrease the miv of uses, including re dential, retail, office, industrial, institutional and civic 
activities, and development density/intensity to support trans S jn icant redevelopment of Downtown 
Tigard as i Metro-designated "Town Center", a 13 1'kely ex :nsion of that designation to includ« the 
Tigard Triangle, ; planned. Together, these planning :tions repres it change in tl : neighborhood of th 
subject site and the community. 

FINDING: The proposal demonstrates that there is evidence of change in the ne' hborhood and 
commu. ty. Long-range plane ig for the neighborhood of the subject site is toward higher 
density and in incrr se n n sea use. The proposed rezonf would be consistent with this 
direction as the MUE zon* permits a wider range of civ c, commercial, and industrial uses 
and introduces residential use (Medium-I gh Density) not permitted in the existing C-P 
zone. The proposal is consistent with this str idard for zone changes. 

18.380.030.C Conditions of approval. A quasi-judicial decision may be for denial, approval, or 
approval with condi ons as provided by Section 18.390.050. A legislative decision may be 
approved or denied. 

FINDING: The land use acl on requested is qu -judicial as it is limited to a specific parcel and does 
not apply generally cross the city. Therefore, the Planning Commission recommendation 
to Council may be for denial, approval, or approval vith corn MIS 

SECTION V. OUTSIDE AGENCY AND ADDITIONAL CITY STAFF COMMENTS 
ODOT, Metro, LCDC, and Washington County were notified and requested to comment on the 
subject proposal. Of these agencies, only O D O T pro\ ded comment. 

Oregon Department of Transportation (ODOT) commented on the proposal, whose comments ? .e 
included under the Traospor on goal section of this staff report. 

Clean Water Services (CWS) processed i Sensitive Area Pre-Screening Assessm J t (File No. 11-000250) 
stating that the proposal does not meet the definition of development. An earlier CWS Assessment (05-
004310) incubated that sensitive areas do not appear to exist on site or within 200 feet of the site. 

The City of Tigard's Development Rev w Engineer reviewed the proposal and provided information, 
which is deluded in the findings for the Transports ion section of the si fr report. 

SECTION VI. STAFF ANALYSIS. CONCLUSION. A N D RECOMMENDATION 

ANALYSIS: 

Zone Change Request 
The applicant has requested - zone change on the subject site in order to permit a school u f not 

Ejermitted under the current C-P zone. The applicant's alternative analysi s showed few options suitable for 
ocating the Westside Christian High School (WCHS) that offered vac<mr s: :s of : iequ te size, 

appropr te zoning, availability, and development reacoess w tb l the Tigard city limits to accommodate 
tlit »roposed 400-student high school. The a lysis t_. aluates 7 s'ves within the city limits between 3.7 nd 
12.5 acres in size. The ipplicant's suitability cnterm included a site of at least 7.4 acres, ava »ble for S-'1P or 
lease, and w bout major development constraints. The subject site meets the applicant's suitability 
criteria, provided a zone change can be approved. 
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Land Use Zone Analysis 
Schools are conditionally permitted in all residential and a ced use zones and are permitted outright in the 
MU-CBD zone. Given the characteristics of the zone and circumstances of the subject site, staff believes 
the MUE zone would be the most applicable zone to allow the school use and to aadress long range land 
use and transportation planning: 

1) The MUE zoning district is designed to apply to a majority of the land within the Tigard Triangle. At 
the time the Tigard Triangle District was adopted, the MUE zoned lands were zoned C-P. The subject site 
is located adjacent to one of the three boundary rc ds that make up the Triangle. Unlike other mixed use 
zones, the code's MUE description explicidy anticipates the application of the MUE zone "elsewhere in 
the city through the legislative process.' 

2) The MUE zone is compatible with adjacent uses. The adjacent zones include Medium-High Density 
Residential (R-25) on the west, General Commercial (C-G) on the southeast and Professional Commercial 
(C-P) on the northeast. Low Density Residential (R-4.5) is across SW Pfaffle Street to the north. The 
adjacent properties are built out with multifamily housing on the west and commercial and office uses on 
the east The MUE zone permits multifamily residential at 25 units/acre consistent with residential 
densi es to the west. 

The MUE permits a range of other uses not permitted in the C-P including: light industrial and research 
and development (restricted to interior locations) and some warehouse/freight movement; civic uses are 
expanded in the MUE to : elude colleges, schools, and community recreat n; commercial uses such as 
commercial lodging, eating drinking establishments and sales oi rented retail (where limited to a percentage 
of permitted uses in the C-P} are permitted outright in the MUE. 

Mixed use development is difficult to predict both in terms of how uses tr ght be mixed and which uses 
would be mixed. Complicating factors for development include the high visibility of the site's hilltop 
location to Pacific Hwy and Hwy. 217 but access to the site from Pfaffle only. Reuse or redevelopment of 
the existing development on the site is both an opportunity (for the applicant) and potentially a limitation 
to development of mixed uses on the site, at least in me near term. 

3) The Pacific Hwy High Capacity Corridor Planning process is designed to integrate land use planning 
and transportation/transitplann g. Hiis proposed reznoe comes n advance of any recommendations that 
may result from the HCT process and plan for rezoning along the corndor, and this site in particular. 
However, it is likely that mixed use zoning will be applicable to the site given the potential for mixed uses 
to facilitate intradistrict pedestrian and transit tups ana support alternative modes of transportation. 

4) Other mixed use zones are geographically specific or are less compatible to the site: MU-CBD applies to 
the Tigard Town Center whì i terminates west of Hwy 217; MUC-1 applies to the Durham Quairry area; 
MUE-1 /MUE-2, MUR-l/MUR-2, and MUC are tied to the Washington Square Regional Center and are 
subject to the Center's development standards. There is no prohibition in the code to prevent the more 
appropriate of these zones (arguably MUR-2) being applied to the subject site, but they lack the MUE 
zone's explicit direction for "application elsewhere in the city." 

5) The applicant hopes to keep City Bible Church as a tenant on sale of the property. The MUE zone 
continues to permit religious institutions outright. 

Transportation Planning Rule 
ODOT is supportive of the city's efforts to implement transit supportive zoning in this corridor. As 
identified in the ODOT comment letter and concurred on by the city Development Review Engineer, 
limiting trip generation (as proposed by the applicant) to that allowed under the existing C-P zone, as 
shown in the Lancaster Engineering analysis dated February 10, 2011 (373 a.m. peak hour trips and 561 
p.m. peak hour trips), would avoid a significant effect finding. 
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Outs tan ~ ng Issues 
Currently, application of the MUE zone carries wirh it the 1) 0.40 FAR limitations for commercial nd 
industrial use types and 2) the 30,000 square foot m ation for general retail use. Because these limitations 
do not apply to uses permitted in the C-P zone, some commercial uses could result in less development 
potential under tl VUE zone. Redden uses are not subject to the FAR limitation. The 1 t on 
intensity of u~es within th". Southwest Corridor Study Area is under review and may be adjusted : some 
point n the years ahe*d based on 1 number of factors including re sed mobility standards for the 
t or dor. Also, new zoning for sta an arc i plans n ly not use the MUE zone and ? 'oid any potential 
conflict. 

ODOT commi- ited that recent mixed use zone changes have not had n xed uses i mind :-n the case of 
the Knoll apartments id WCHS and asks that the city review the mixed use zones to ensure that land use 
implementation is reflective of the city's vision. Additionally, ODOT suggests the city consider add] ona1 

measures such as limiting drive-through uses, pari ng maximums, and more clarification of the type of 
reti intended for this zone. 

The applicant's preliminary site plan shows an emergency access directly across from the Highway 217 
ramp "'rn Int ODOT has commented tint no access can be approved in thi: vicinity due to safety 
concerns and state rules (OAR 734.51). 

CONCLUSION: 
Based on the for-gc lg find g? and anal}..s, staff finds that the proposed comprehensive plan map and 
zone ch lge amendments are consistent w h applicable provisions of the Tigard Comprehensive Plan, 
Ti^jard Development Code, statewide planning goals and die Transports an Planning Rule, and provides 
evidence of cnange in the neighborhood as it relates to the property which is the subject of the 
developmi it application. 

RECOMMENDATION: 
Staff recommends that the Planning Commission recommend to City Council approval of the proposed 
comprehensive plan man nnd zone change amendments with the following condition of approval and any 
others they deem appropriate through the public hearing process: 

Recommended Condition of Approval 

Th site shall be 1 m ted to maximum of 373 a.m. t ak hour trips and 561 p.m. peak hour trips. If the 
pplicant or futui property owners wish to allow for more trips, a Comprehensive Plan Amendment 

(CPA) with Transportation Planning Rule OAR 660-012-0060 analysis will be required to determine 
whether the ] t -an b revised or removed. The trip cap shall be implemented as a cond'noii of approval 
on subsequent land use permits for proposed development and will be listed as a condition of approval in 
the oruim-uce adopting the zone change, if approved Dy the City Council. 

May 5.2011 
•PARED >PV /Gar}' I 

' AqqîvÎ 
PREPAREDLY' /Gary Pagenstechet DATE 

' Associate Planner 

May 5.2011 
APPROVED BY: Ron Bunch DATE 

Community Development Director 

Exhibits 
A. Vicinity Map 
B. Current Zoning Map 
C. Preliminary Site Plan 
D. 4/26/11 Letter from ODOT 
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EXHIBIT A 

FIGURE 11-1 
VICINITY MAP 
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EXHIBIT A 

FIGURE 11-2 
ZONING MAP 
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EXHIBIT A 

Oregpn 
J o h n . E i t e l nur,MD,Governor 

Department of Transportation 
Region i Headquarters 

123 NW Flanders Street 
Portland, OR 97209 

(503)731.8200 
FAX (503) 731.8531 

4/26/1 

City of Tigard 
Planning Division 
13125 SW Hall Blvd 
Tigard, OR 97223 

ATTN: Gary Pagenstecher, Associate Planner 

RE: CPA2011-00001/ZON2011-00001: Pacific Highway (99W) and Highway 217 

We have reviewed the applicant's proposal to change the classification of a 7.44 acre lot from 
Professional/Administrative Commercial (C-P) to Mixed-Use Employment (MUE). The site is 
adjacent to 99W and Highway 217. ODOT has jurisdiction of these State highway facilities and 
an interest in assuring that the proposed zone change/comprehensive plan amendment is 
consistent with the identified function, capacity and performance standard of these facilities. For 
zone changes and comprehensive plan amendments, local governments must make a finding 
that the proposed amendment complies with the Transportation Planning Rule (TPR), OAR 660-
012-0060. There m ust be substantial evidence in the record to either make a finding of "no 
significant effect" on the transportation system, or if there is a significant effect, require 
assurance that the land uses to be allowed are consistent with the identified function, capacity, 
and performance standard of the transportation facility After reviewing the applicant's proposal 
and associated TPR Analysis prepared by Lancaster Engineering dated February 10,2011, we 
have determined that while the zone change has the potential to have a si gnificant effect on the 
transportation system, the applicant's proposed trip cap can accommodate the trips generated 
by the intended school use and allow the City to make a finding of no significant effect. 

The applicant's TPR analysis shows a comparison between a Medical/Dental office allowed 
outright under the proposed zonina/comp plan designation with a larger Medical/Dental office 
allowed outright under the existing zoning/comprehensive plan designation (this is c ommonly 
referred to as the "reasonable worst case" traffic analysis). ODOT did not have the opportunity 
to review and concur with the mix of land uses and square footage used t or the "reasonable 
worst case" traffic analysis for both existing and proposed roning. Althougn the flexibility 
inherent in the MUE district makes determining a reasonable worst case mix of uses difficult, 
after consulting with City staff, ODOT has determined that the MUE zoning allows a broad range 
of uses (particularly retail and eating and d rinking establishments) that could reasonably 
generate more trips than the existing zoning. In addition, the FAR and maximum retail use 
restrictions on the MUE zone are not sufficient to determine that there will not be a significant 
effect when compared to the restrictions on the C-P zone. 

Nevertheless ODOT and the City concur with the applicant's proposal to lim it the trips allowed 
under the proposed zoning to the amount generated by a Medical/Dental office building as 



allowed under the existing zoning. This trip cap can accommodate the intended con ditional 
school use while placing a reasonable limit on trip generation for allowed uses should this parcel 
redevelop in the future. In order to ensure that the zone change will not result in a significant 
effect upon State facilities, ODOT requests that the City of Tigard condition a trip cap to be 
placed on the zone change: 

A condition of this zone change is that the site is I imited to a maximum of 373 a.m. peak 
hour trips and 561 p.m peak hour trips. If the applicant or future property owners wish to 
allow for more trips, a Plan Amendment with Transportation Planning Rule OAR 660-
012-0060 analysis will be required to determine whether the limit can be revised or 
removed. 

It is important that any proposal to allow more trips be addressed in the Plan Amendment 
process and will trigger a new evaluation of TPR compatibility at that time to determine whether 
or not the new proposal will have a significant effect on State highway facilities and the limit can 
be revised or removed 

ODOT is supportive of the City's efforts to implement transit supportive zoning in this corridor. 
Based on this proposal as well as the previous Knoll development, ODOT recommends that the 
City review their mixed use zones to ensure that land use implementation is reflective of the 
City's vision. In the current case, while there are some restrictions on the MUE zone, we 
encourage the City to consider additional measures such as limiting drive-through uses, parking 
maximums, and more clarification of the type of retail intended for this zone. The Knoll zone 
change showed that the MUR-1 zone allows development density far greater than the approved 
49 unit apartment complex and could generate significantly more trips than the 300 daily trips 
assumed. Both cases show that trip generation under the mixed use zones is difficult to 
determine and neither zone change has been proposed with a mixed use development in mind. 
ODOT will continue to work with the City and Metro to refine the code in the HCT corridor and 
Town Center 

Note: The applicant's preliminary site plan shows an emergency access directly across from the 
highway 217 ramp terminal. No access can be approved in this vicinity due to safety concerns 
and state rules (OAR 734.51). 

Thank you for providing ODOT the opportunity to participate in this land use review. If you have 
any further questions regarding this matter please contact me at 503-731 -8234. 

Sincerely 

Seth Brumley 
Development Review Planner 



C: Kirsten Pennington, ODOT Region 1 Planning Manager 
Marah Danielson, ODOT Region 1 Planning 
Doug Baumgartner, ODOT Region 1 Traffic 
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