NOTICE OF ADOPTED CHANGE TO A
COMPREHENSIVE PLAN OR LAND USE REGULATION

Date: April 09, 2015
Jurisdiction: City of Tigard
Local fileno.: CPA 2015-00001
DLCD fileno.: 002-15

The Department of Land Conservation and Development (DLCD) received the attached notice of
adopted amendment to a comprehensive plan or land use regulation on 04/09/2015. A copy of the
adopted amendment is available for review at the DLCD office in Salem and the local government
office.

Notice of the proposed amendment was submitted to DLCD 47 days prior to the first evidentiary
hearing.

Appeal Procedures

Eligibility to appeal this amendment is governed by ORS 197.612, ORS 197.620, and

ORS 197.830. Under ORS 197.830(9), a notice of intent to appeal aland use decision to LUBA
must be filed no later than 21 days after the date the decision sought to be reviewed became final.
If you have questions about the date the decision became final, please contact the jurisdiction that
adopted the amendment.

A 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).

If the amendment is not appealed, it will be deemed acknowledged as set forth in

ORS 197.625(1)(a). Please call LUBA at 503-373-1265, if you have questions about appeal
procedures.

DLCD Contact

If you have questions about this notice, please contact DLCD’ s Plan Amendment Specialist at 503-
934-0017 or plan.amendments@state.or.us
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DLCD FORM 2 NOTICE OF ADOPTED CHANGE FOR DLCD USE
TO A COMPREHENSIVE PLAN OR File No.: 002-15 {22630}
LAND USE REGULATION Received: 4/9/2015

Local governments are required to send notice of an adopted change to a comprehensive plan or land use regulation
no more than 20 days after the adoption. (See OAR 660-018-0040). The rules require that the notice include a
completed copy of this form. This notice form is not for submittal of a completed periodic review task or a plan
amendment reviewed in the manner of periodic review. Use Form 4 for an adopted urban growth boundary
including over 50 acres by a city with a population greater than 2,500 within the UGB or an urban growth boundary
amendment over 100 acres adopted by a metropolitan service district. Use Form 5 for an adopted urban reserve
designation, or amendment to add over 50 acres, by a city with a population greater than 2,500 within the UGB. Use
Form 6 with submittal of an adopted periodic review task.

Jurisdiction: Tigard

Local file no.: CPA2015-00001

Date of adoption: March 24,2015 Date sent: April 9, 2015
Was Notice of a Proposed Change (Form 1) submitted to DLCD?

Yes: Date (use the date of last revision if a revised Form 1was submitted): Jan 14, 2015
No

Is the adopted change different from what was described in the Notice of Proposed Change? Yes  No
If yes, describe how the adoption differs from the proposal:

No

Local contact (name and title): Gary Pagenstecher, Associate Planner
Phone: 503-718-2434 E-mail: garyp@tigard-or.gov
Street address: 13125 SW Hall Blvd. City: Tigard Zip: 97223-

PLEASE COMPLETE ALL OF THE FOLLOWING SECTIONS THAT APPLY

For a change to comprehensive plan text:
Identify the sections of the plan that were added or amended and which statewide planning goals those sections
implement, if any:

Tigard 2011 EOA, Goal 9 Economic Development

For a change to a comprehensive plan map:
Identify the former and new map designations and the area affected:

Change from to acres. A goal exception was required for this
change.

Change from to acres. A goal exception was required for this
change.

Change from to acres. A goal exception was required for this
change.

Change from to acres. A goal exception was required for this change.

Location of affected property (T, R, Sec., TL and address):
The subject property is entirely within an urban growth boundary
The subject property is partially within an urban growth boundary

http://www.oregon.gov/LCD/Pages/forms.aspx -1- Form updated November 1, 2013
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If the comprehensive plan map change is a UGB amendment including less than 50 acres and/or by a city with a
population less than 2,500 in the urban area, indicate the number of acres of the former rural plan designation, by
type, included in the boundary.

Exclusive Farm Use — Acres: Non-resource — Acres:

Forest — Acres: Marginal Lands — Acres:

Rural Residential — Acres: Natural Resource/Coastal/Open Space — Acres:
Rural Commercial or Industrial — Acres: Other: — Acres:

If the comprehensive plan map change is an urban reserve amendment including less than 50 acres, or
establishment or amendment of an urban reserve by a city with a population less than 2,500 in the urban area,
indicate the number of acres, by plan designation, included in the boundary.

Exclusive Farm Use — Acres: Non-resource — Acres:

Forest — Acres: Marginal Lands — Acres:

Rural Residential — Acres: Natural Resource/Coastal/Open Space — Acres:
Rural Commercial or Industrial — Acres: Other: — Acres:

For a change to the text of an ordinance or code:
Identify the sections of the ordinance or code that were added or amended by title and number:

Tigard 2011 Economic Opportunities Analysis, Slope analysis, Site suitability

For a change to a zoning map:
Identify the former and new base zone designations and the area affected:

Change from to Acres:
Change from to Acres:
Change from to Acres:
Change from to Acres:

Identify additions to or removal from an overlay zone designation and the area affected:
Overlay zone designation: Acres added: Acres removed:

Location of affected property (T, R, Sec., TL and address):

List affected state or federal agencies, local governments and special districts: DLCD, Metro

Identify supplemental information that is included because it may be useful to inform DLCD or members of the
public of the effect of the actual change that has been submitted with this Notice of Adopted Change, if any. If the
submittal, including supplementary materials, exceeds 100 pages, include a summary of the amendment briefly
describing its purpose and requirements.

http://www.oregon.gov/LCD/Pages/forms.aspx -2- Form updated November 1, 2013
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CITY OF TIGARD, OREGON
TIGARD CITY COUNCIL
ORDINANCE NO. 15-06

AN ORDINANCE ADOPTING A COMPREHENSIVE PLAN AMENDMENT CPA 2015-00001
TO AMEND THE TIGARD 2011 ECONOMIC OPPORTUNITIES ANALYSIS

WHEREAS, the Tigard 2011 Economic Opportunities Analysis is consistent with Otegon
Administrative Rule 660 Division 9; and

WHEREAS, the city has proposed an amendment to the Tigard Comprehensive Plan by 1)
acknowledging that slope was not applied as a development constraint factor in the Inventory of
Suitable Sites (.and Supply); 2) applying slope as a suitable constraint for properties cutrently zoned
industrial (I-P, I-L, and I-H), and 3) qualifying the Assessment of Potential with respect to slope
constraints; and

WHEREAS, the Tigard Planning Commission held a public hearing, which was noticed in accordance
with city standards, on March 2, 2015 and recommended approval of the proposed CPA 2015-00001
by motion and with unanimous vote in support; and

WHEREAS, on March 24, 2015, the Tigard City Council held a public hearing, which was noticed in
accordance with city standatds, to consider the Commission’s recommendation on CPA 2015-00001,
hear public testimony, and apply applicable decision-making critetia; and

WHEREAS, on March 24, 2015 the Tigard City Council adopted CPA 2015-00001 putsuant to the
public hearing and its deliberations; and

WHEREAS, Council’s decision to adopt CPA 2015-00001was based on the findings and
conclusions found in Exhibits “A” and “B” and the associated land use recotd which is
incotporated herein by refetence and is contained in land use file CPA 2015-00001.

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

SECTION 1:  Tigatd Comprehensive Plan is amended to include new text as shown in Exhibit A.

SECTION 2:  Tigatd City Council adopts the findings and conclusions contained in Exhibit B in
suppott of the Council’s action and to be the legislative basis for this ordinance.

SECTION 3:  Tigard City Council amends the Tigatd 2011 Fconomic Oppottunities Analysis
Exhibit C as a component of Tigard Comprehensive Plan Goal 9: Economic
Development.

ORDINANCE No. 15-06
Page 1



SECTION 4:  This ordinance shall be effective 30 days after its passage by the Council, signature
by the Mayor, and posting by the Deputy City Recorder.

PASSED: By vote of all Council members present after being
FOAu Ly tximasns s o winy, wailS 24% day of March, 2015.

ler

APPROVED: By Tigard City Council this 24t day of March, 2015.

~
- v
o ]

7

John @ook, Mayor

Approved as to form:

ity NLOTLICY

Date

ORDINANCE No. 15-06
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AMENDMENT TO THE CITY OF TIGARD’S 2011 ECONOMIC OPPORTUNITIES
ANALYSIS
(CPA2015-00001)
January 8, 2015

This proposed Post Acknowledgment Plan Amendment to the City of Tigard’s 2011 Economic
Opportunities Analysis (EOA), 1) acknowledges that slope was not applied as a development
constraint factor in the Inventory of Suitable Sites (Land Supply), 2) applies slope as a suitability
constraint for properties currently zoned industrial (I-P, I-L, and I-H), and 3) qualifies the Assessment
of Potential with respect to slope constraints.

1) The INVENTORY OF SUITABLE SITES (LAND SUPPLY) on page 17 of the 2011 EOA
includes the following analysis:

The City’s BLI included an analysis of existing vacant and partially vacant (sub-
dividable) tax lots by current zoning classification and deducted all significant
environmental constraints to estimate buildable land area within the Tigard USB. The
land supply analysis focused on the land use classifications that support employment
uses, including commercial, mixed-use, and industrial zones.

The buildable land area for each tax lot was derived by analyzing GIS data pertaining
to environmental features that would constrain the amount of potential site
development on vacant and partially vacant areas. For purposes of this analysis, the
environmental constraints were calculated for each site using estimates for land area
that is constrained by the following: Metro Title 3 designation (waterways, wetlands,
riparian buffers and the 100 year floodplain).

ANALYSIS:

Because the City’s Buildable Lands Inventory (BLI) did not apply slope as an environmental
constraint, slopes were also not included as a development constraint in the EOA suitability analysis,
which was based on the BLI.

FINDING:
Therefore, staff finds and acknowledges that slope was not considered in the EOA’s site suitability
analysis that determines land supply.

2) Pursuant to Division 9, 660-009-0015(3)(a), the 2011 EOA includes an inventory of vacant and
developed lands within the planning area designated for industrial or other employment use, including
site characteristics and development constraints that affect the buildable area of sites in the inventory
(Appendix G: Buildable Land Inventory).

ANALYSIS:

As an inventory refinement, this amendment applies slope as a potential development constraint. In
Exhibit A, Slope Analysis on Buildable Industrial Lands, the city applied a 10% slope threshold to the
buildable lands inventory of industrial zoned land to determine where slope is a potential constraint
for lots within those zones (Metro 2009 Urban Growth Report uses slopes > 10% as a suitability
threshold for industrial uses). Exhibit A shows that slopes greater than 10% exist on portions of 17
lots. However, when field verified, only four (4) of those lots include slopes attributable to general
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grades across the property instead of slope variations attributable to minor cuts or fills or
embankments within the property and otherwise characterized as generally level ground.

FINDING:

As shown in Exhibit A (Area 2), the suitability of the upland portions of the two largest contiguous
vacant lots in the buildable lands inventory zoned I-P, 10.3 acres of 24.16 acres on TL2S101CA00100
and 6.74 acres of 13.25 acres on TL 25101001100, may be constrained for some industrial uses that
would require large-footprint buildings. In addition, all 1.2 acres of TL 25101DC04100 and .21 acres
of contiguous TL 25101DD00700 zoned I-L (Area 3) would be similarly constrained.

3) The ASSESSMENT OF POTENTIAL (RECONCILIATION OF DEMAND AND SUPPLY)
on page 20 of the 2011 EOA includes the following analysis:

Short-Term ILand Need Determination

Commercial and industrial properties appear to clearly meet the statutory requirements
for short-term land supply, as all of the long-term land supply can be classified as
short-term as well as long-term supply. Industrial and commercial properties appear to
be well served with adequate infrastructure, and there is an abundant supply of vacant
industrial, office and retail building floor area being actively marketed in the Tigard
USB today.

Long-Term Land Need Determination

Consistent with EOA documentation requirements, the economic trends analysis of
land needs scenarios and the business clusters analysis indicates that the Tigard UPA
can add approximately 794 net new industrial jobs without needing to add additional
industrial-zoned land over the next 20 years. In light of current downward trends in
industrial business activity, the land efficient need scenario appears to be most
consistent with regional growth forecasts and anticipated market realities.

Industrial Land Need and Parcel Requirements

As indicated in Table 14, the land efficient need scenario assumes 48 acres of net new
industrial vacant land demand, which is just below the estimated vacant industrial land
supply of 50 acres. If the City opts to pursue a more aggressive economic growth
strategy that is consistent with the moderate or high land need scenario, the City would
need to identify another 14 to 30 acres of vacant industrial land area to meet the level
of industrial demand associated with adding another 1,059 to 1,324 industrial jobs.

In light of the City’s rather limited remaining vacant industrial land supply of tax lots in
excess of five acres, the consultant/staff team recommends that the City adopt
economic goals and objectives that preserve the remaining large contiguous industrial
sites for large industrial employment users. A preliminary expected forecast of demand
by parcel size is also provided in Table 14, and assumes that virtually all of the
remaining vacant industrial land supply within the Tigard UPA will be absorbed over
the next 20 years.

ANALYSIS:

With the city’s limited industrial land supply, the city’s industrial land need and parcel requirements
were characterized by the land efficient need scenario. The slope analysis indicates that the land
efficient need scenario still applies but is now potentially in deficit for industrial zoned vacant land.

2
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When slope is considered as a suitability factor, it is apparent that larger industrial/employment use
buildings may be constrained on land with slopes greater than 10%. However, other permitted uses in
the I-P zone, such as office, would remain feasible. To the extent that some industrial land use
building types are constrained, other industrial and employment uses need not be.

The EOA identified target industries for Tigard to include existing, established clusters, such as
durable goods manufacturing (includes metals and machinery), education (private and non-profits),
financial services, information (including software development), professional and technical services,
and wholesale trade and identified emerging clusters, including health care and advanced technology
(i.e., green energy) manufacturing and research operations.

Based on the site requirements described in Table 11 and Appendix F, the recommended targeted
business clusters will need sites ranging from one to twenty-five acres, with a majority of the need
falling in the five to ten-acre range.

Table 12, which shows the distribution of vacant land by lot size and general land use zone
classification, remains valid. However, the slope analysis indicates that the only two lots greater than 10
acres may now be considered constrained for large footprint building types. For that type of industrial
development, the two lots would practically fall into the five to ten-acre range.

Appendix G, Buildable Land Inventory, remains valid, although the slope constrained portions of
lots may not be suitable for some industrial use types.

FINDING:

The 2011 EOA and the applicable Goal Nine policies and action measures adopted for Tigard’s
Efficient Need Scenario focus on the promotion of well-designed and efficient development of vacant
industrial lands and on actions that result in greater, more efficient, utilization of Metro-designated
Employment and Industrial Areas. The site suitability analysis, including slope as a constraint, may
limit some industrial uses that require large-footprint buildings and reduces the number of
unconstrained tax lots greater than 10 acres from two to zero. Tigard’s targeted business clusters may
be only marginally affected as the majority of sites needed fall within the five to ten-acre range. The
slope constraint reduces the suitability of a few sites for some industrial uses, but need not limit the
potential for employment use of slope-constrained sites. However, a slope constraint on a third of the
vacant industrial zoned land highlights the need to consider job density in employment land
development and redevelopment.
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SECTION III. BACKGROUND INFORMATION

Project History
Trammell Crow and the Fields Estate are moving forward with development plans for a portion of the 42

actes of property along Wall Street in Tigard’s Hunziker Industrial Core. The portion of the Fields Industrial
Propetty fronting Wall Street includes approximately 17 acres suitable for development consistent with the

City’s I-P zoning.

The remaining approximately 25 acres are encumbered by a slope ranging from 6 to 10%. Regionally,
development professionals consider property with this much slope unsuitable for large footptint industtial
development. A study of the Fields Industrial Property has given the City of Tigard an opportunity to
review the 2011 Economic Opportunity Analysis (EOA). The 2011 EOA did not take into account slope as
an environmental constraint when documenting land supply suitable for industrial and manufactuting uses
as part of Tigard’s buildable lands inventory (BLI).

According to the Department of Land Conservation and Development, the city can complete a Post
Acknowledgement Plan Amendment (PAPA) of the 2011 EOA to acknowledge that slope should be a
factor in consideration of land use and zoning. The completion of a PAPA and the findings recognizing that
slope should be a factor in accounting for Tigard’s supply of property suitable for industrial and
manufacturing would apply to similarly affected property throughout the City of Tigard.

According to our 2011 EOA, the City of Tigard is currently in a “land efficient” scenario, where demand for
employment land is expected to outpace supply. The proposed amendment identifies approximately 18.4
acres of vacant land on four parcels in the Buildable Lands Inventory (BLI), or one third of the supply, that
is constrained by slope. This land supply deficiency further highlights the importance of efficient use of
industrial-zoned lands for employment use and the need to consider job density in employment land

development and redevelopment.

The proposed amendment (Attachment 1) would amend the Tigard 2071 Economic Opportnnities Analysis
(Tigard 2011 EOA) which was developed in compliance with OAR 660 Division 9 (Statewide Planning Goal
9: Economic Development as one of the required Periodic Review wotk tasks. The 2011 EOA was adopted
by Tigard City Council on May 24, 2011. The EOA is a technical study that compares projected demand for
land for industrial and other employment uses to the existing supply of such land. The putpose of the Tigard
2071 EOA is to improve opportunities for Tigard to attract and maintain the type and quality of
employment desired by its citizens, grow its economy, and maintain its quality of life. Goal 9 emphasizes the
preservation and protection of vacant land for industrial and employment uses. Policies were adopted to
ensute an adequate supply of industrial and other employment lands within the City of Tigard.

During the 2011 effort, the Tigard Planning Commission acted as the advisory committee for the project,
reviewing each task during the process to complete the Tigard 2011 EOA. The six tasks reviewed by the

Planning Commission included:

1. Economic Development Vision and Goals

2. Economic Trends Analysis

3. Site Suitability Analysis (Land Demand)

4. Inventory of Suitable Sites (Land Supply)

5. Assessment of Potential (Reconciliation of Demand and Supply)

STAFK REPORT TO THE PLANNING COMMISSION
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6. Implementation Policies and Action Measures

The proposed amendment addresses tasks 3, 4, and 5 and provides amended findings. As amended, the
Tigard 2017 EOA will continue to meet the state requirements for an economic opportunities analysis and
serve as a component of the Tigard Comprebensive Plan Goal 9. It will continue to act as a resource for staff,

decision makers, and the public.

Proposal Description
The City proposes to amend the City of Tigatrd’s 2011 Economic Opportunities Analysis to:

1) Acknowledge that slope was not applied as a development constraint factor in the Inventory of Suitable
Sites (.and Supply),

2) Apply slope as a suitability constraint for properties currently zoned industtal (I-P, I-L, and I-H), and
3) Qualify the Assessment of Potential with respect to slope constraints.

The proposed amendment will ensure that the EOA better represents the available land supply so that the
City’s Comprehensive Plan remains a viable tool for decision-makers. By adopting the amendment, the
City will ensure it remains in compliance with applicable laws, rules, tegulations, plans, and programs.

SECTION 1V. SUMMARY OF REPORT
Applicable criteria, Commission findings and conclnsions
» Tigard Community Development Code
o Chapter 18.380
o Chapter 18.390
* Applicable Comprehensive Plan Policies
o Chapter 1: Citizen Involvement
o0 Chapter 2: Land Use Planning
o Chapter 9: Economic Development
*  Metro Urban Growth Management Functional Plan Title 4
*  Oregon Administrative Rule 660, Division 9
» Statewide Planning Goals
o Goals 1,2 and 9

STAI REPORT TO THIE PLANNING CONMMISSION
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SECTION V. APPLICABLE CRITERIA AND COMMISSION FINDINGS

CITY OF TIGARD COMMUNITY DEVELOPMENT CODE (TITLE 18)
Chapter 18.380: Zoning Map and Text Amendments

Chapter 18.380.020 Legislative Amendments to the Title and Map
A. Legislative amendments. Legislative zoning map and text amendments shall be undertaken by

means of a Type IV procedure, as governed by Section 18.309.060G

Findings: The proposal is an amendment to the Tigard Comprehensive Plan, which provides analysis to
support policies to be applied generally throughout the City of Tigard; therefore, the application is being
processed as a Type IV procedure, Legislative Amendment, as governed by Section 18.390.060G.

Chapter 18.390: Decision-Making Procedures

Chapter 18.390.020. Description of Decision-Making Procedures

B.4. Type IV Procedure. Type 1V procedures apply to legislative matters. Legislative matters
involve the creation, revision, or large-scale implementation of public policy. Type IV matters are
considered initially by the Planning Commission with final decisions made by the City Council.

Findings: The proposal is an amendment to the Tigard Comprehensive Plan, which establishes policies to
be applied generally throughout the City of Tigard. Therefore, it is being reviewed under the Type IV
procedure as detailed in Section 18.390.060.G. In accordance with this section, the amendment will be
initially considered by the Planning Commission with City Council making the final decision.

Chapter 18.390.060.G. Decision-making considerations. The recommendation by the Commission
and the decision by the Council shall be based on consideration of the following factors:

1. The Statewide Planning Goals and Guidelines adopted under Oregon Revised Statutes
Chapter 197;

Any federal or state statutes or regulations found applicable;

Any applicable Metro regulations;

Any applicable comprehensive plan policies; and

Any applicable provisions of the City’s implementing ordinances.

A

Findings: The Commission reviewed applicable Statewide Planning Goals, Metro Utban Growth
Management Functional Plan, Oregon Administrative Rule 660, Division 9, the Tigard Community
Development Code, and the Tigard Comprehensive Plan. As indicated, pursuant to the Commission’s
findings and conclusions found within this staff report, the amendment is consistent with the applicable

factors.

CONCLUSION: Based on the analysis above, the Commission finds that the proposed amendment
satisfies the applicable review criteria within the Tigard Community Development Code.

CITY OF TIGARD COMPREHENSIVE PLAN POLICIES:

General Findings

Finding: The City’s Comprehensive Plan was adopted by the Tigard City Council in 1983, and
acknowledged as being in conformance with the Statewide Planning Goals by the Land Conservation and
Development Department (LCDC) on October 11, 1984. LCDC re-acknowledged the plan’s compliance
with the statewide planning goals through the Periodic Review process. The 2011 EOA was adopted May
24, 2011 as Task 3 of Periodic Review.

STAVEF REPORT TO THI PLANNING COMMISSION
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Finding: The Commission finds that the following Comprehensive Plan goals and policies apply to the
amendment and the amendment satisfies the applicable goals and policies for the reasons stated below.
During the coutse of public hearings, the Community Development Department and the Planning
Commission provided all interested parties opportunities to identify, either orally or in writing, any other
Comptehensive Plan goals or policies that might apply to the amendment. No additional provisions were

identified.

Chapter 1: Citizen Involvement

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

Policy 2. The City shall define and publicize an appropriate role for citizens in each phase of the
land use planning process.

Findings: The proposal has complied with all notification requitements pursuant to Chapter 18.390.060 of
the Tigard Community Development Code. This staff report was also available seven days in advance of the
hearing pursuant to Chapter 18.390.070.E.b of the Tigard Community Development Code.

As part of the Comprehensive Plan Amendment process, public notice of the Planning Commission and
City Council public hearings was sent to the interested party list and published in the February 12, 2015
issue of The Times. The notice invited public input and included the phone number of a contact person to
answer questions. The notice also included the address of the City’s webpage where the entire draft of the
proposed amendment could be viewed.

Chapter 2: Land Use Planning

Goal 2.1 Maintain an up-to-date Comprehensive Plan, implementing regulations and action plans
as the legislative basis of Tigard’s land use planning program.

Policy 1: The City’s land use program shall establish a clear policy ditection, comply with state and
regional requirements, and serve its citizens’ own interests.

Findings: The proposed amendment refines the findings of the EOA in suppott of the general policy
direction related to Tigard Comprehensive Plan Goal 9: Economic Development for the community. The
policy statements are clear and serve the interests of the citizens. The development of the Tigard 2011
FEconomic Oppottunities Analysis was required as a component of State Periodic Review and complies
with Oregon Administrative Rule 660, Division 9, which governs the development of these studies in the

state.

Policy 2: The City’s land use regulations, related plans, and implementing actions shall be
consistent with and implement its Comprehensive Plan.

Findings: The proposed amendment refines the findings of the EOA in support of the general policy
direction related to Tigatd Comprehensive Plan Goal 9: Economic Development for the community. The
Tigard 2011 Economic Opportunities Analysis compates projected demand to cutrent supply of vacant
employment and industrial lands to ensure the City’s policies and implementing actions are sufficient to

STANE REPORT TO THE PLANNING CONMISSION
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presetve the needed 20-year supply of these vacant lands. The development of the Tigard 2011 EQA used
current Tigard Comprehensive Plan policies and land use designations as part of the analysis of future
vacant land needs as required by state law. The amendment is consistent with this policy.

Policy 3. The City shall coordinate the adoption, amendment, and implementation of its land use
program with other potentially affected jurisdictions and agencies.

Findings: The City sent out request for comments on the proposed amendment to all potentially affected
jutisdictions and agencies. All were given 14 days to respond. Any comments that were received are
addressed in Section VII: Outside Agency Comments of this Staff Report. Additionally, Department of
Land Conservation and Development staff provided input throughout the development of the proposed

amendment.

Policy 5. The City shall promote intense utban level development in Metro-designated Centers and
Cotrridors, and employment and industrial areas.

Findings: The Tigard 2011 EOA identified and acknowledged the City’s desire for, and the potential for
redevelopment of these areas. Assumptions made about redevelopment and refill potential were based on
City policy and Metro guidance to determine the amount of vacant employment and industrial lands
needed for the next 20-years. The site suitability analysis, including slope as a constraint, may limit some
industrial uses that require large-footprint buildings and reduces the number of unconstrained tax lots
greater than ten acres from two to zero. Tigard’s targeted business clusters may be only marginally affected
as the majority of sites needed fall within the five to ten-acre range. The slope constraint reduces the
suitability of a few sites for some industrial uses, but need not limit the potential for employment use of
~ slope-constrained sites. However, a slope constraint on a third of the vacant industrial zoned land highlights
the need to consider job density in employment land development and redevelopment. The proposed
amendment is consistent with the policy.

Policy 20. The City shall periodically review and if necessary update its Comprehensive Plan and
regulatory maps and implementing measutes to ensure they are curtent and responsive to
community needs, provide reliable information, and conform to applicable state law, administrative
rules, and regional requirements.

Findings: The proposed amendment refines the findings of the Tigard 2011 EOA to take into account
slope as a limiting site suitability factor for some industrial uses. The amendment ensutes the Tigard 2011
EOA is reliable with up-to-date information regarding slope analyses to determine the 20-year vacant
employment and industrial land needs. The Tigard 2011 EOA ensures compliance with Otregon
Administrative Rule 660-009, which governs economic development planning in the state and requites this
analysis. Findings of conformance to applicable state and regional requirements can be found in Section V

of this Staff Report.

Chapter 9: Economic Development

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

Findings: The proposed amendment refines the findings of the Tigard 2011 EOA, which compared the 20-
year projected demand for employment and industrial land to the existing supply. The EOA found that the
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land efficient need scenatio would provide the necessary 20-year supply of vacant employment and
industrial lands. The 2011 EOA and the applicable Goal 9 policies and action measures adopted for Tigard’s
Efficient Need Scenatrio focus on the promotion of well-designed and efficient development of vacant
industrial lands and on actions that result in greater, more efficient, utilization of Metro-designated
Employment and Industrial Areas. The site suitability analysis, including slope as a constraint, may limit some
industtial uses that requite large-footprint buildings and reduces the number of unconstrained tax lots greatet
than ten acres from two to zero. Tigard’s targeted business clusters may be only marginally affected as the
majority of sites needed fall within the five to ten-acre range. The slope constraint reduces the suitability of a
few sites for some industrial uses, but need not limit the potential for employment use of slope-constrained
sites. Howevet, a slope constraint on a third of the vacant industtial zoned land highlights the need to consider
job density in employment land development and redevelopment.

CONCLUSION: Based on the analysis above, the Commission finds that the proposed amendment
satisfies the applicable goals and policies contained in the City of Tigard Comprehensive Plan.

METRO URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN TITLE 4

Findings: The Regional Framework Plan calls for a strong tegional economy. To improve the economy,
Title 4 seeks to provide and protect a supply of sites for employment by limiting the types and scale of
non-industrial uses in Regionally Significant Industrial Areas (RSIAs), Industrial and Employment Ateas.
Title 4 also seeks to provide the benefits of "clustering” to those industries that operate mote productively
and efficiently in proximity to one another than in dispersed locations. Title 4 further seeks to protect the
capacity and efficiency of the region’s transportation system for the movement of goods and services and
to encourage the location of other types of employment in Centers, Corridors, Main Streets and Station

Comimunities.

Metro staff has confirmed that the City of Tigard is in compliance with Title 4. The development of the
Tigard 2011 Economic Opportunities Analysis involved discussions with Metro staff and Oregon
Depattment of Land Conservation and Development staff. They were provided the opporttunity to review
and comment on all work leading up to the document proposed for adoption. The purpose of the
collaboration was to ensure consistency and compliance with state and regional requirements.

This amendment (CPA2015-00001) applies slope as a suitability factor for industrial uses in Tigard’s
industrial zones but does not otherwise affect compliance with Title 4.

CONCLUSION: Based on the analysis above, the Commission finds that the proposed amendment is
consistent with the Metro Urban Growth Management Functional Plan Title 4.

OREGON ADMINISTRATIVE RULE 660, DIVISION 9

Findings: The Land Conservation and Development Commission adopted Oregon Administrative Rule
660, Division 9 to implement Statewide Planning Goal 9 and “to provide an adequate land supply for
economic development and employment growth in Oregon.” The development of the Tigard 2011
Economic Opportunities Analysis and this proposed amendment complied with the rules outlined in
Section 30, which requires multi-jurisdiction coordination. This was accomplished through collaboration
with the Oregon Department of Land Conservation and Development and Metro, to ensure consistency
with policies and regulations associated with Division 9 and the Metro Urban Growth Management
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Functional Plan Title 4. Both organizations were given the opportunity to review and comment on the

proposed amendment.

In addition, the proposed amendment to the Tigard 2011 EOA followed the rules set forth in Sections 15.
Section 15 outlines the necessary elements of an economic opportunities analysis, including the inventory
of industrial and other employment lands. The proposed amendment applies slope as a development
constraint within the City’s industrial zones. The proposed amendment is in compliance with Division 9.

CONCLUSION: Based on the analysis above, the Commission finds that the proposed amendment
satisfies the requirements of Oregon Administrative Rule 660, Division 9.

THE STATEWIDE PLANNING GOALS AND GUIDELINES ADOPTED UNDER
OREGON REVISED STATUTES CHAPTER 197

Statewide Planning Goal 1 - Citizen Involvement:
This goal outlines the citizen involvement requirement for adoption of Comprehensive Plans and

changes to the Comprehensive Plan and implementing documents.

Findings: As part of the Comprehensive Plan Amendment process, public notice of the Planning
Commission and City Council public hearings was sent to the interested parties list and published in the
February 12, 2015 issue of The Times (in accordance with Tigard Development Code Chapter 18.390). The
notice invited public input and included the phone number of a contact person to answer questions. The
notice also included the address of the City’s webpage where the entire draft of the text changes could be

viewed.

Statewide Planning Goal 2 - Land Use Planning:
This goal outlines the land use planning process and policy framework. The Comprehensive Plan

was acknowledged by DLCD as being consistent with the statewide planning goals.

Findings: The proposed amendment to the Tigard Comprehensive Plan is being undertaken to update the
City’s acknowledged Comprehensive Plan in a manner consistent with current conditions. The
amendment to the Tigard Comprehensive Plan is being processed as a Type I'V procedure, which requires
any applicable statewide planning goals, federal or state statutes or regulations, Metro regulations,
comprehensive plan policies, and City's implementing ordinances, be addressed as part of the decision-
making process. All applicable review criteria have been addressed within this staff teport; therefore, the

requirements of Goal 2 have been met.

Statewide Planning Goal 9: Economic Development
To provide adequate opportunities throughout the state for a variety of economic activities vital

to the health, welfare, and prosperity of Oregon’s citizens.

Findings: The City is cutrently in compliance with Goal 9 and Metro’s Title 4: Industrial and Other
Employment Areas through its acknowledged Comprehensive Plan. The proposed amendment updates
the Tigard 2011 EOA, which was completed following the rules outlined in Division 9 and compares
projected demand to current supply of vacant employment and industrial lands to ensure the City’s
policies and implementing actions are sufficient to preserve the needed 20-year supply of these vacant
lands. The Department of Land Conservation and Development, who administers Division 9, was
consulted through the development process and were requested to submit comments. The adoption of the
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proposed amendment to the Tigard 2011 EOA as a part of Tigard’s Comprehensive Plan maintains the
City’s compliance with Goal 9.

CONCLUSION: Based on the analysis above, the Commission finds that the proposed amendment is
consistent with the applicable Statewide Planning Goals.

SECTION VI. ADDITIONAL CITY STAFF COMMENTS

The City of Tigard’s Current Planning Division, Administrative Department, Public Works
Department, and Police Depattment have had an opportunity to review this proposal and have no
objections.

CONCLUSION: Based on no comment from City staff, staff finds the proposed amendment does not
interfere with the best interests of the City.

SECTION VII. OUTSIDE AGENCY COMMENTS

The following agencies/jurisdictions had an opportunity to review this proposal and did not respond:
Metro Land Use and Planning, Washington County Department of Land Use and Transportation

Oregon Department of Land Conservation and Development reviewed the proposal and provided
verbal comment that they had no objections.

CONCLUSION: Based on responses from outside agencies listed above, the Commission finds the
proposed amendment meets all requirements of these agencies and is consistent with the best interests of

the City.

SECTION VIII. CONCLUSION

The proposed amendment complies with the applicable Statewide Planning Goals, applicable regional,
state and federal regulations, the Tigard Comprehensive Plan, and applicable provisions of the City’s

implementing ordinances.

Therefore, Staff recommends that the Planning Commission recommend approval of the Comprehensive
Plan Amendment to the Tigard City Council, as determined through the public hearing process.

ATTACHMENT:

EXHIBIT A: PROPOSED ENDMENT TO THE CITY OF TIGARD’S 2011 ECONCOMIC
ORTUNWIIES ANALYIS

C L, Cav. February 23, 2015
PRE™*PT™ L SYA NN A 1stechet DATE

Nanner

February 23, 2015
APP er DATE

Community Development Director
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Executive Summary

The City of Tigard has conducted an Economic Opportunities Analysis (EOA) as required by its
Petiodic Review wotk program to update its Comprehensive Plan. The City received grant funds from
the Department of Land Conservation and Development (DLCD) for technical consultant assistance to
complete this task. The EOA was developed in compliance with OAR 660 Division 9 (Statewide
Planning Goal 9: Economic Development). The EOA is in-part a technically-based study that
compares projected demand for land for industrial and other employment uses to the existing supply of
such land. At the same time, it provides economic development policies and actions consistent with
emetrging economic opportunities, market trends, and local vision

Vision and Goals

In March 2008, as part of a robust public process, the City of Tigard updated the Economic
Development chapter of its Comprehensive Plan. The chapter included the City’s vision and goals for
economic development to read:

Vision
The City shall have a strong and resilient local economy with a diverse portfolio of economic activity:
retail, professional setvice and industrial jobs.

Goals

1. Develop and maintain a strong, divetsified and sustainable local economy.

2. Make Tigatd a center and incubator for innovative businesses including those that focus on
environmental sustainability.

3. Make Tigard a prosperous and desitable place to live and do business.

Demographic and Employment Trends

Tigard has been increasing in population at a slower rate (1.3%) than Washington County, but above
Oregon and national growth rates. Tigard population is estimated to be 47,460 as of 2009, up from
42,260 residents in 2,000. Tigard currently is relatively “jobs rich” with a positive ratio of 2.3 jobs per
household, which is well above the tri-county Metro regional average of 1.5 jobs per household. This is
understandable given Tigard’s concentration of regional employment centers, including Washington
Square Mall, the “Tigard Triangle” employment atea near the confluence of I-5/Hwy. 217, and pockets
of industrial uses along the Hwy. 217 cortidor.

Tigard also is home to a number of latge retail employers at Washington Squate Mall as well as several
large high-tech manufacturing, construction contractots, professional, business operations, and state
and local government operations. Regional commercial and industrial real estate brokers see Tigard as
a well-defined submatket within the subutban Metro region. Tigatd’s office matket is especially
competitive within the inner southwest portion of the region. Additionally, vatious efforts ate underway
to make the Downtown Tigard atea a mote viable place to live and wotk.

Target Industries

In line with Tigard’s vision and goals, and in consultation with the City Planning Commission, the
consultant team and City staff recommend that the City focus on tetaining and attracting a mix of
existing and emerging business clusters that pay above average wages. This includes existing,
established clusters such as:

¢ Durable goods manufacturing (includes metals and machinery)

e Education (ptivate and non-profits)
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o Financial services

e Information (including software development)
e Professional and technical setvices

e  Wholesale trade

They also recommend that the City focus on emerging clusters, including health care and advanced
technology (i.e., green energy) manufacturing and research opetations.

Tigard’s Land Demand and Supply

The consulting team ptrepated a range of land need forecasts including: efficient, medium, and high land
needs scenatios. These scenarios all take into account the Metro employment forecasts, but assume
varying levels of industrial development and redevelopment.

As summarized in the table below, the land efficient need scenatio assumes 48 acres of net new
industrial vacant land demand, which is just below the estimated vacant industtial land supply of 50
acres. If the City chooses to putsue a mote aggtessive economic growth strategy that is consistent with
the moderate ot high land need scenatio, the City would need to identify another 14 to 30 actes of
vacant industrial land area to meet the level of industtial demand associated with adding another 1,059

to 1,324 industrial jobs.

20-Year Industrial Demand Forecast qnd Vac‘ani Land Supply, Tigard USB
. ici and - :

Demand for Vacant Industrial

48 64 80
Land
Supply of Vacant Industrial 50 50 50
Land

anqu_ur Ius or De_ﬂcrifr‘

Less than 1 acre 12 | 10 -

2
1 to 5 acres 5 5 0
51to 10 acres 0 0 0
10 to 20 acres 2 2 0
20+ acres 0 0 0
Total 19 17 2

Notes: ' Tax lot demand forecast expected to meet or exceed supply in 20 years.
Source: Based on findings included in demand and supply analysis.

As shown in the table below, the land efficient needs scenatio assumes 78 actes of net new commetcial
and mixed-use vacant land demand, which is just below the estimated vacant land supply of 86 acres.
As with the industrial land needs, an economic growth strategy that is consistent with the moderate ot
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high land needs scenario would requite the City to identify an additional 19 to 45 actes of vacant
commercial and mixed-use land to meet the demand.

Reconciliation of Long-term Land Demand and Supply Commercial and Mixed Use
20-Year Land Use Forecast (gross buildable acres), Tig

Demand for Vacant Commercial 78 105 13]
Land
Commercial Demand 51 68 85
Mixed-Use Demand 27 36 45
Supply of Vacant Commercial 84 84 84
Land
Commercial Zoned Supply 46 46 46
Mixed-Use Zoned Supply 40 40 40

Less Than 1 acre 89 30

59
1 to 5 acres 14 14 0
51to 10 acres 3 3 0
10 to 20 acres 0 0 0
20+ acres 0 0 0
Total 106 47 59

Source: FCS GROUP, based on findings included in demand and supply analysis.

Recommendations

In accordance with the proposed vision and goals, the consulting team and City staff recommends the
City pursue the “efficient land need scenatio”. The implications of this tecommendation are that the
City will focus a significant pottion of futute employment growth and high-density housing
development in its Metro-designated Town Center (Downtown); Regional Center (Washington Square);
High Capacity Transit Cortidor (Hwy 99W); and the Tigard Triangle.

Mote detailed information on employment trends and projections, and land needs and supply is found
throughout the remainder of the document.
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INTRODUCTION

The City of Tigard has conducted an Economic Opportunities Analysis (EOA) as required by its
Petiodic Review work program. The City teceived grant funds from the Depattment of Land
Conservation and Development (DLCD) for technical consultant assistance to complete this task. The
EOA was developed in compliance with OAR 660 Division 9 (Statewide Planning Goal 9: Economic
Development) and is a technical study that compates projected demand for land for industrial and
othet employment uses to the existing supply of such land.

The purpose of the EOA is to improve oppottunities for Tigard to attract and maintain the type and
quality of employment desired by its citizens, grow its economy, and maintain its quality of life. Goal 9
emphasizes the preservation and protection of vacant land for industrial and employment uses. This
will happen by adopting policies that ensute an adequate supply of industtial and othet employment
lands within the City of Tigatd.

The Tigatd Planning Commission acted as the advisoty committee for the project, reviewing each task
during the process to complete the EOA. The anticipated outcomes of the project ate:

1. An understanding of the characteristics of Tigard’s employment lands and their adequacy to
accommodate future economic activity;

2. Updated economic development policies and action measutes as a basis to plan for a supply of
appropriately zoned land necessary for existing businesses to expand and to accommodate
futute economic activities.

The six tasks reviewed by the Planning Commission included:

Economic Development Vision and Goals

Economic Trends Analysis

Site Suitability Analysis (Land Demand)

Inventory of Suitable Sites (Land Supply)

Assessment of Potential (Reconciliation of Demand and Supply)
Implementation Policies and Action Measures

A A T

The process and findings of these tasks are outlined in detail throughout the temainder of the EOA.
This includes examining key demographic and employment opportunities and trends to assess Tigard’s
economic development potential, projecting employment growth, and determining short- and long-
term demand for employment land. This demand is compared to an inventory of suitable commercial
and industrial properties (supply) to assess the sufficiency of immediate and longet term (20-year)
supply of commercial and industrial employment land in the City’s Utban Planning Area (UPA).
Finally, economic development policies and action measutes ate recommended fot inclusion in the
Tigard Comprehensive Plan.

ECONOMIC DEVELOPMENT VISION AND GOALS

In March 2008, as part of a robust public process, the City of Tigard updated the Economic
Development chapter of its Comprehensive Plan. The chapter included the City’s vision and goals fot
economic development:
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Vision
The City shall have a strong and resilient local economy with a diverse portfolio of economic activity:
retail, professional setvice and industrial jobs.

Goals

1. Develop and maintain a strong, divetsified and sustainable local economy.

2. Make Tigatd a center and incubator for innovative businesses including those that focus on
environmental sustainability.

3. Make Tigatd a prosperous and desirable place to live and do business.

Community Economic Development Objectives

Community Economic Development Objectives wetre developed through interviews with City staff and
a review of Tigard’s economic development vision, goals and recommended action measures. These
objectives were refined based on comments from the Planning Commission and the tesults of
interviews with key stakeholdets, including state and regional agencies, the Chamber of Commerce,
Tigard Central Business District Association, and local employers and developets.

e Encourage businesses that provide family-wage jobs to start-up, expand, or locate in Tigatd.

e Develop industry clusters, and presetve jobs, through the retention, expansion, and tecruitment of
industries that already have a presence in Tigatd.

e Promote well-designed and efficient development and redevelopment of vacant and underutilized
industrial and commercial lands.

e Ensure the City’s land use and other regulatory practices are flexible and adaptive and that adequate
public facilities and infrastructute exist to support a diverse and stable economic base.

e Tocus significant employment growth in Tigard’s designated centers and cottidots and support the
development of efficient regional multi-modal transpottation systems.

e Limit the development of retail and setvice uses in Tigard’s designated industrial areas to pteserve
the potential of these lands for industrial jobs. Suppott neighbothood commercial uses to meet
smatrt growth goals.

e Encourage businesses that are environmentally and economically sustainable.

ECONOMIC TRENDS ANALYSIS

The consultant team conducted an economic ovetview fot the City of Tigard, including a review of
national, state, regional, county, and local economic ttend data and real estate market analysis of office,
commercial tetail, industrial, and public government space development for the Tigard Utban Setvice
Boundary. The analysis focuses on the expected level of demand for new commercial, industtial, and
public development and telated gross buildable land needs over the next 20 years (2011-2031).

Both the U.S. and Oregon economies are cutrently mired in the aftermath of a national economic
recession that began in December 2007. The cuttent economic slowdown is now the longest on tecord
since the Gteat Depression; however, some economic expansion is beginning to occur. According to
the U.S. Buteau of Economic Analysis, teal Gross Domestic Product (GDP is the measute of value of
all goods and services in the U.S.) increased at an annual rate of 3.7 percent during the first quartet of
2010, and increased by 2.4 percent duting the second quatter of 2010.

(¥




Exhibit C Page 9 of 52

Consumers ate still very cautious as unemployment rates remain high and high levels of home
foreclosutes continue. Otregon posted a yeat-over-yeat overall job loss of 16,000 jobs between June
2009 and June 2010. At the same time, the state’s unemployment rate decreased to 10.5 percent in June
2010, compated to 11.6 percent in June 2009. It should be noted that Otregon’s employment levels
have declined over the past yeat in spite of the drop in unemployment rate. This ttend likely reflects a
decline in the number of people who are actively seeking employment.

The U.S. and Oregon economies are now poised for a slow economic recovery. The July 2010 sutvey
of the National Association of Business Economists repotted expectations of slow growth in GDP
during the second half of 2010 in the U.S. as industry demand, profit margins, employment, capital
spending and credit conditions improve.

Despite job losses, population levels continue to increase in both Otegon and Tigard due to population
migration patterns, increases in immigrant population levels and natural population increases. As
indicated in Table 1, according to the Portland State University Population Reseatch Centert, the
population in Tigard increased to 47,460 residents in 2009, up from 42,260 residents in 2000. The
average annual growth rate (AAGR) for population in Tigard was 1.3% between 2000 and 2009, which
was below the level of population growth recorded for Washington County, but above the Oregon and
national growth rates.

Table 1. Population Trends, 2000 to 2009

Tigard 42,260 47,460

Washington County 449,250 527,140 1.8%
Oregon 3,421,399 3,823,465 1.2%
USA 282,171,957 307,006,550 0.9%

Source: Portland State University, Population Research Center.

Metro (the regional government) has prepared forecasts for households and employment for all local
jutisdictions in the Metro Utban Growth Planning Area. The most tecently adopted Metro growth
forecasts are refetred to as the Metroscope Generation 2.3 model, and include a forecast petiod from
2005 to 2030. FCS GROUP extrapolated the Metro fotecasts to yeat 2035 using Metro’s forecasted
growth rate from the 2005-2030. While Metro is curtently in the process of prepating updated growth
forecasts for the region, the Metroscope Genetation 2.3 fotecasts are being used fot this EOA since
they are the only set of officially adopted forecasts at this time. As indicated in Table 2, the 2005 to
2035 forecasts anticipate that Tigard will add approximately 3,185 households and 24,167 jobs ovet the
25-year petiod. The extrapolated 2035 Metto job forecasts shown in Table 2 ate provided for
informational purpose only. In light of the tecent national economic recession that caused severe
declines in Oregon employment (from 2007 through 2010 ), Metro's 2030 job forecast for Tigatd is
assumed to be achieved by yeat 2035 under the "medium forecast” scenatio used in the Tigatrd EOA.

As noted in Table 2, the Metto job growth forecasts reflect the fact that Tigard curtently is relatively
“jobs tich” with a positive ratio of 2.3 jobs per household, which is well above the tri-county Metro
regional average of 1.5 jobs per household. This is no sutprise given Tigatd’s concentration of regional
employment centers, including Washington Square Mall, the “Tigard Triangle” employment area near
the confluence of I-5/Hwy. 217, and pockets of industrial uses along the Hwy. 217 cottidot.
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Table 2. Metro Growth Forecasts for Households and Emplo rjneni, 2005 iq 2035

Projected rojected. A

Tigard 17.724 20,341 20,909 3,185 0.6%
Clackamas County 140,415 241,821 269,594 129179 2.2%
Multnomah County  288.926 372,913 392,439 103,513 1.0%
Washington County 189,925 272,998 293,545 103,620 1.5%
Total 3 County

Region 619266 887,732 955578 336,312 1.5%

005208 |
24,167 1.5%

Tigard 41,308 60,637 65,475

Clackamas County 145581 251,286 280,273 134,692 2.2%
Multnomah County 493,671 705721 758005 264,334 1.4%
Washington County 269,660 450,970 499,820 230,160 2.1%
Total 3 County
Region 908,912 1,407,977 1,538,098 627,166

T 0.9% 3.8%

/ Tigard

2.3 3.0 3.1
Clackamas County 1.0 1.0 1.0 N/A N/A
Multhomah County 1.7 1.9 1.9 N/A N/A
Washington County 1.4 1.7 1.7 N/A N/A
Total 3 County
Region 1.5 1.6 1.6 N/A N/A

Source: Metro adopted housing and employment growth forecasts, 2007; Metroscope Gen. 2.3; extrapolated to 2035
by FCS GROUP.

*The extrapolated 2035 Metro job forecasts shown in Table 2 are provided for informational purpose only. In light of
the recent national economic recession that caused severe declines in Oregon employment (from 2007 through 2010 ),
Metro's 2030 job forecast for Tigard is assumed to be achieved by year 2035 under the "medium forecast" scenario
used in the Tigard EOA.

Washington Squatre Mall already functions as a regional commercial center that draws shoppers and
patrons from over a 30-mile radius. With 1,458,734 square feet (sf) of retail and entertainment space,
the mall has five anchor stotes including JC Penny, Macy’s, Notdstrom, Sears, and Dick’s Sporting
Goods and 170 specialty stotes. The mall added 28 new stores and restaurants in 2005, along with a
new multi-level parking structure.

In addition to large tetail employers, Tigatd is also home to several large high-tech manufacturing,
construction contractors, professional, business operations and state and local government opetations.
Table 3 provides a list of Tigard employers with more than 250 jobs pet establishment.
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Nordstrom Merchandise 500 - 999
Tigard-Tualatin School District Local Government 500 - 999
AEROTEK, Inc. Temp. Emp. Agency 250 - 499
City of Tigard Local Government 250 — 499
COSTCO Corp. Retail. Merchandise 250 — 499
Health Insurance
Health Net Health Plan of Oregon Carrier 250 - 499
JC Penny Retail Merchandise 250 — 499
MACYS Retail Merchandise 250 — 499
Performance Confracting, Inc. Industrial Contractors 250 — 499
PERS Headquarters Pension Fund Mgmt. 250 — 499
Remedy Intelligent Staffing, Inc. Temp. Emp. Agency 250 - 499
Aero. & Tech. Part
Rockwell Collins Aerospace Mfg. 250 - 499
STARPLEX Corp. Temp. Emp. Agency 250 — 499
Bldg. Inferior
Western Patricians, Inc. Conftractors 250 — 499

Source: Oregon Employment Department.

According to tegional commercial and industrial real estate brokers, Tigard is a well-defined submarket
within the suburban Metro tegion. Tigatd’s office market is especially competitive within the innet
southwest pottion of the tegion, with businesses considering locations among several areas including
Tigard; 217 Cottidor/Beaverton; Kruse Way; Barbut Blvd/Capitol Hwy; Tualatin and Wilsonville.

Recent office leasing matket statistics indicate that office vacancy rates in the Metto region have been
increasing since 2008 as many businesses have shed jobs and scaled back on requited space needs. As
indicated in Appendix A, negative absorption levels have been occutring during the first six months of
the yeat, particularly in Class A Office space, whete Tigard expetienced a net loss of 13,097 sf duting
the first half of this year. As of July 1, 2010 Tigard had total Class A vacancy rates of 151,900 sf and
another 66,000 sf in vacant Class B and C space.

Tigard’s Class B inventoty has experienced positive absorption this yeat, with 12,800 sf of net
absotption. Since July 2010, Tigard has recorded several positive lease transactions, which rank among
the largest in the region, such as Bridgewell Resources (32,088 gsf); Comsys into the Lincoln Centet;
State Farm Mutual Insurance (23,712 gsf) into Fanno Creek Place; and CAN Insurance (17,843 gsf)
into the Pacific Patkway Center.

Industrial leasing activity and vacancy rates wete also significantly impacted by the tecent economic
recession. As indicated in Appendix B, Tigard had approximately 170,000 sf of vacant flex space
(13.4% vacancy rate), and 339,000 st of vacant watchouse space (7.7% vacancy rate) as of July 1, 2010.
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Overall industtial lease rates in the Tigard submartket averaged $7.68 per sf/year, and wete among the
highest in the Metro suburbs.

The City of Tigard and the Oregon Department of Transportation (ODOT) are taking steps to
enhance the Downtown Tigard atea to make it a mote viable place to live and work. At a cost of $12
million, intersection improvements along Pacific Highway at Hall Blvd. and Greenburg Rd. are being
paid for by ODOT, Washington County and the City of Tigatd. This project is slated for completion
by Spring 2011 and will include a third through-lane on the highway, turn lanes on side streets, an
extended median, wider sidewalks, new bike lanes, improved pedesttian crossings, and wider cotrners
for truck turning movements. This effort will also enhance access into and from Downtown Tigard.

Tigard’s recently completed Downtown Plan is setting the regulatory stage and establishing a new
vision for renovating downtown. The vision is intended to be a 50-year look at how the downtown
could change into a “mixed-use urban village” with a wide range of housing and commercial
oppottunities that optimize natural features, such as Fanno Creck and Fanno Creek Park,
transportation facilities, such as Pacific Hwy. and the Westside Express Commuter Rail system, and
even light rail or bus rapid transit service to/from Portland.

To estimate future development potential for Tigard employment, FCS GROUP evaluated the 10-year
employment growth forecasts prepated by the Otegon Employment Department fot the Metro Tti-
County region, and Metro growth forecasts for Tigard. As shown in Figure 1, the 10-yeat job growth
forecasts for the Metro Tti-County Region portend a positive trend towards job growth for all industry
sectors, except federal government and the manufacturing sector. The sectors that ate expected to
grow the fastest in the Tri-County Metto Region include: educational and health services; professional
and business services; leisure and hospitality; local government; retail; and wholesale trade.
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Figure 1 Non-Farm Employment, Tri-County Metro Region, 2008-2018 Forecast

Local governiment ‘ = 5,040
Stategovernment %f%%@ 1,890
Federal government {270} é
Other services %f%é‘%iﬁ 2,210

N Rt e

Leisure and hospitality
Educational and health services 23,910
Professional and business services

Financial activities
information

Transportation, warchousing, and utilities

Retail trade

Wholesale trade
Manufacturing (2,270} %
Construction B2 1.090

Natural resources and mining % 1,390

Source: Oregon Employment Department includes Multnomah, Washington and Clackamas
Counties.

To estimate future development potential for Tigard, FCS GROUP evaluated the 10-year employment
growth fotecasts prepatred by the Oregon Employment Department as well as the extrapolated
employment growth forecasts from Metro. In light of the recent national economic recession that
caused sevete declines in Otegon employment (from 2007 through 2010), Metro's 2030 job forecast for
Tigatd is assumed to be achieved by year 2035 under the "medium fotecast" scenatio.

As indicated in Appendix C, the 20-year job growth forecasts for Tigard indicate a mote positive trend
towatds job growth for all industry sectors. Accotding to Metro (and FCS GROUP interpretation of
Metro data), the general sectors that are expected to grow the fastest in Tigard over the next 20 yeats
include: services (+10,092 jobs); retail (+3,810 jobs), industrial/other (+1,324 jobs), and government
(+882 jobs).

The job gtowth projections indicate that Tigard should expect to expetience significant redevelopment
oppottunities over the next 20-yeats. A range in employment forecasts is provided to take into account
current weak matket conditions and national economic expectations that expect lowet-rates of job
growth over the next several years. As indicated in Table 4, thete is a great level of uncertainty
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regarding potential job growth for Tigard in light of weak tegional and national employment growth
predictions.

Table 4. Forecasted 20-Year Employment Growth and Building Space Needs in

Re’roll Trodes 2,286 3,048 3,810
Services 6,055 8,073 10,092
Industrial/Other* 794 1,059 1,324
Government* 529 706 882
Total 9,665 12,886 16,108

Notes: See supporting analysis in Appendix C.

*Metro employment growth forecasts for “Other” were aliocated to 60%
industrial/other and 40% government by FCS GROUP based on local observations
and assumptions.

Tigatd is expected to add between 9,665 and 16,108 new jobs over the next 20 years. As indicated in
Table 5, this amount of employment growth translates into approximately 4.2 to 7.1 million of new ot
renovated building square footage (floot atea).

”Ofﬂce " 1,499‘,000 1,998,000 2‘497 ooo‘ ”

Institutional 170,000 227,000 285,000
Flex/Business Park 451,000 602,000 752,000
General Industrial 257,000 342,000 428,000
Warehouse 374,000 499,000 624,000
Retail 1,498,000 1,997,000 2,497,000
Total 4,249,000 5,665,000 7,083,000

Notes: See supporting analysis in Appendix C.
Source: FCS GROUP.

A latge pottion of this demand will need to be met by redevelopment and utilization of vacant
buildings since large vacant undeveloped tracts of land are becoming increasingly scatce. It is estimated
that redevelopment and utilization of vacant buildings is expected to accommodate 70% of the retail
space demand, 50% of the setvice/office demand, 40% of the industtial demand, and 40% of the

government facilities demand.

Table 6 shows the expected level of redevelopment and refill in the Tigatd USB over the next 20 years.
As the existing vacant land supply in Tigatd gets developed, the level of redevelopment activity is
expected to rise. Prime redevelopment locations in Tigard include Downtown and the Tigard Triangle,
and future planned high capacity transit stations along Pacific Hwy. The City’s Downtown Plan
envisions 2,500 dwelling units and over one million squate feet of commercial office and retail space
being added over the next few decades.
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Tab_le 76 __ Redevelopmeni and Refill Assumphonsv(201v1 to 2031) Tigard USB

Office 1',7004,0007“” 1339000 1.673.000

Institutional 114,000 152,000 191,000
Flex/Business Park 203,000 271,000 338,000
General Industrial 116,000 154,000 193,000
Warehouse 168,000 225,000 281,000
Retail 899,000 1,198,000 1,498,000
Total 2,504,000 3,339,000 4,174,000

Source: FCS GROUP; derived from Appendix C, based primarily on
Metro 2009-2035 Urban Growth Report (December 2009 draft) and
local assumpfions.

Aftetr accounting for the levels of tedevelopment activity identified in Table 6, the amount of vacant
land demand in Tigard for employment uses over the next 20-years is expected to tange from 126 to
210 acres. Preliminary estimates for vacant lands needs in Tigatd by genetal building type are provided
in Table 7, and suppotting assumptions are reflected in Appendix D and Appendix E.

Table 7. Vacant Land Needs by General Land Use Zoning Classification (2011 to
2031)
Ti :;ard:USB:“

gross bVUIIdabIeV acres

Commerc|g| J Llassificaiion | . 5] _ | 1O 68 daie 8

Mixed Use 27 36 45
Industrial 48 64 80
Total 126 168 210

Source: FCS GROUP; derived from Appendix C, based primarily on Metro 2009-
2035 Urban Growth Report (December 2009 draft) and local assumptions.

To help validate these assumptions, FCS GROUP conducted an additional analysis of tetail sales
inflow/outflow within Tigatd. The retail analysis provided in Appendix D indicates that the amount
of local retail trade in Tigard over the next 20 years could support an additional 1.4 million squate feet
of redevelopment or new development activity, even if cutrent levels of retail sales inflow wete cut by
50%. Hence, it appeats that the “slow” or “land efficient” vacant land demand scenatio is the best
match with respect to the retail market potential for the Tigard USB.

The actual amount and timing of new development will vary from yeat to year. The wide range in
development forecasts reflects curtent uncertainty regarding the region’s ability to retain and attract
majot employers, the City’s desite to stimulate tedevelopment in downtown, and limited ability to
accommodate new commetcial and industrial development on vacant lands.
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Business Clusters Analysis

It is a widely accepted theoty among economic development professionals that “business clusters” are
the primary force driving local economic curtents and business location decisions. Clusters of business
activity go well beyond mere concentrations of industry or employment types. They represent unique
competitive market advantages with regard to employment, wotk fotce, creativity, enttepteneutship,
business costs, and supporting natural resources.

The clustets analysis prepatred by FCS Group is intended to identify potential employment sectots that
are most compatible with local economic policy objectives. The process entailed:

1. Obtaining Employment Secutrity (ES202) wage and salary employment data from the Oregon
Employment Department (OED) for the Tigard Utban Service Boundary (USB), Washington
County, Multhomah County and Clackamas County (tti-county tregion) fot the year 2008.

2. Conducting a location-quotient (LQ) analysis to evaluate business and industrial clusters in the
Tigard UGB relative to the tri-county region.

3. Evaluating business clustets within the Tigatd UGB with tegard to the LQ, projected growth rates,
economic size of each cluster, and average wage rates.

4. Classifying each business cluster with regard to one of four classifications, including:

1. STARS: Businesses with large LQ (propensity to locate in the Tigard USB) and higher than
average projected growth rate compared to the tri-county region.

II. EMERGING: Businesses with small LQ and high average growth rate (possible pent up
demand or competitive market disadvantage relative to other locations).

IIT. MATURE: Businesses with latge LLQ but lower than average growth rate.
IV. CHALLENGED: Businesses with small L.Q) and lower than average growth rate.

The business cluster analysis summarized in Figure 2 identifies the business sectors within the Tigard
USB by their LQ), size and growth potential. Each sectot has been analyzed by theit North Ametican
Industrial Classification System (NAICS) code. This code is used by the federal government to classify
types of businesses for tax accounting and economic research purposes. The data was detived from the
OED ES202 wage and salary employment statistics for the yeat ending in 2008.




Figure 2
Existing Business Clusters in Tigard USB, 2008
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The clustets analysis classifies the existing business sectors in the Tigard USB into four general

categoties:

Industry Sectors with Large LQ/High Growth Potential (“Stars”)
« Educational Setvices (ptivate ot non-profit)

o Professional and Technical Services

o Professional Administration and Waste Management Setvices

o Wholesale Trade
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Industry Sectors with Small LQ/High Growth Potential (“Emerging”)
o Health Care and Social Services

+ Food Setvice and Drinking Places
o Arts, Entertainment and Recreation

Industry Sectors with Large LQ/Low Growth Potential (“Mature”)
o Retail Trade

« Information Services

» Financial Activities and Services

o Construction

« Nondurable Goods Manufacturing

Industry Sectors with Small LQ/Low Growth Potential (“Challenged”)
+ Transportation, and Warehousing

» Miscellaneous Services

o Metals Manufacturing

o Computer Parts and Equipment Manufactuting

+ Lodging

o Transportation Equipment Manufacturing

+ Government

In addition to evaluating existing /oca/ business clusters, the City may also considet the expected regional
growth in business sectors and emetging clusters. Accotrding to the Oregon Employment Department,
the job sectors with the highest potential for new growth in the greater Portland metropolitan region
include:

+ Business administration and waste management

» Finance and insurance

o Health care

« Hotel/motel accommodations and food services

o Professional

o Retail trade

« Scientific and technical service (computer science, engineering)

» State and local government

o Transportation and utilities (warehousing, distribution and enetgy teseatch, private utilities)

«  Wholesale trade'

While manufacturing of durable goods does not make the list of the top growth sectors, there ate
certain subsectots within manufactuting that are growing faster than othets. The manufacturing sectors
with the greatest net new job growth potential in the greater Portland metropolitan region include:
computet-telated patts manufacturing, transportation equipment, other miscellaneous durable goods
(such as solar panels), and miscellaneous non-durable goods (such as appatel teseatch and design).

! These emerging business clusters are documented in the Regional Wired Workforce Innovation
and Regional Economic Development, Global Development Strategy, prepared by FCS GROUP et
al, 2008.




Exhibit C Page 19 of 52

The greater Portland metropolitan tegion is now considered an epicentet within the United States fot
sustainable technology. According to Global Insight, the greatet Portland metropolitan region employs
6,700 people in “green jobs” which is more than Denver, Austin, Seattle and San Jose. The number of
wortkers in green jobs (such as solar panel manufacturing, wind enetgy, bio enetgy research and
manufacturing) is expected to increase to 53,000 over the next two decades. Portland General Electric
and Pacific Power ate ranked in the top three among the nation’s top utility companies for Green
Enetgy sales, and the greater Portland tegion has mote LEED-cettified buildings than any other U.S.
metropolitan area.

With the Portland metropolitan tegion, tecent federal and state tax policies have helped sput majot
investments in green technology and energy by firms such as: SolarWorld, SunEdison, Vestas and
Portland General Electric—creating a major new industrial cluster in clean technology. Additional
investments in advanced manufacturing are being made by Intel, Flir Systems (producer of night vision
and thermal imaging systems), Precision Castpatts (maket of parts used in Vestas wind turbines, Boeing
aircraft and other products), Genentech, and other firms. These are examples of manufacturing
companies that are finding success within the greater Portland metropolitan tegion, even in challenging
economic times.

Focused marketing and business tecruitment efforts are being made by the State of Oregon and
regional economic development stakeholders to attract certain established and emerging business
clustets. The business and industty clusters that are currently being targeted by the Oregon Business
Development Department, Portland Business Alliance and the Portland Development Commission
include advanced manufacturing, clean technology (with sustainability sub-clusters in green building,
solar & wind power), active weat/outdoor gear, and software.

Targeted Business Clusters

Accotding to its Community Economic Development Objectives, the City of Tigard may target
businesses that generally offer above average wages and provide health cate and tetirement benefits that
suppott families. According to the U.S. Bureau of Labor Statistics, the occupations that had the fastest
growth and highest pay over the past 10 years nationally included: computer systems analysts, registered
nurses, computet suppott specialists, teachers, social wotkets, college faculty, computer programmerts,
engineering sciences, police officers, secutities and financial setvices, physicians, advertising, marketing,
management analysts, electtical engineers, paralegals, writers/editots, commetcial artists, medical and
health setvice managers. It is interesting to note that almost two-thirds of the jobs filled in these fast
growing occupations required some level of on-the-job training in addition to high school and a college
degree.”

In light of these findings, the consultant team and City staff recommend that Tigatd focus on retaining
and attracting a mix of existing and emetging business clusters that pay above average wages. This
includes existing, established clusters, such as dutable goods manufacturing (includes metals and
machinery), education (ptivate and non-profits), financial setvices, information (including software
development), professional and technical services, and wholesale trade. They also recommend that the
City focus on emetging clusters, including health care and advanced technology (i.e., green enetgy)
manufacturing and research operations. As indicated in Table 8, these recommended business clusters
(with the exception of educational setvices) pay above average wage rates.

2 Based on findings contained in publications provided by JIST Works, including the Occupational
Outlook Handbook, 2008-2009; and America's Fastest Growing Jobs by Michael Farr.
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Pay

Total Private 41,032 $43,542
Natural resources and mining 21 $38,742
Construction 3,329 $56,080
Manufacturing 2,743 $54,300

Nondurable goods $46,628

Retail frade 329 7,621 $25,407
Transportation, warehousing, and

Leisure and hospitality 204 3,018 $16,579
Arts, entertainment, and recreation 23 184 $16,241
Accommodations and food services 181 2,834 $16,601

Accommodations 10 131 $20,072

Food services and drinking places 171 2,703 $16,433

Other services 230 1,120 $36,618
Government 5 390 $49,275
Total 2,919 41,422 $43,596

Noftes: Shading indicates fargeted business cluster.
Source: Oregon Employment Department, 2008. Average payroll reflects Washington and
Mulinomah counfies.

SITE SUITABILITY ANALYSIS (LAND DEMAND)

The majotity of the targeted businesses that consider expanding or relocating into Tigard will consist of
small business opetations (less than 50 employees) that can locate within existing professional office ot
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industrial buildings, or within new office ot flex/industtial buildings that ate developed on vacant sites
of less than five acres in size.

It is also likely that thete will be larger potential business and high-tech industrial operations that
consider Tigatd as a potential location for new campus-style developments. Certain oppottunities may
emetge as regional businesses expand and desitre to temain within the tri-county tegion. Other
opportunities may occur as global and national businesses desite to establish a presence in the Pacific
Northwest. In any event, it is likely that Tigard could attract three to four large professional setvice,
health cate, education, and/or high tech industtial businesses over the next 20 yeats.

As indicated in Table 9, Tigatd is alteady home to 41 large private business operations (with between
70-250 employees). Tigard could continue to tetain and attract large businesses if adequate sites are
available. These types of large private operations usually require surplus adjacent land areas to
accommodate future business expansion.

Table 9. Existing Private Businesses b

Nondurable goods
Trade, transport., utilities &

Retail frade
Transport., warehousing and
i

329
42

3.997

3.517
355

313
39

Natural resources and mining -- --
Construction 272 3.329 4 571 268 2,758
Manufacturing 117 2,743 10 1,300 107 1,443

Leisure and hospitality 204 3,018 204 3,018
Arfs, enfrer’rommen’r, and 3 184 _ _ 03 184
recreation
Acc‘ommodohons and food 181 2834 __ 181 2.834
services

Other services 230 1,120 1 99 229 1,021

Total 2,914 41,032 41 7,769 2,873 33,263

Noftes: green shading indicates targeted business cluster.
Source: Oregon Employment Depariment, 2008. Note: large establishments are those with at least 70 enmployees.
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The consultant/staff team recommends that Tigatd provide a vatiety of small, medium and large vacant
sites that meet the targeted business and industrial requirements. As indicated in Table 10, the existing
businesses within Tigard can generally be grouped into three general land use categoties: industtial,
commertcial and office.

Table 10. Existing Private Businesses by Size Class and General Land Use or Building
‘Type, Tigard USB, 2008

Industrial 770 9,847 18 2,351 752 7,496
Commercial 2 763 11,759 17 3,616 746 8,143
Office 3 1,381 19,426 6 1,802 1,375 17,624
Total 2,914 41,032 4] 7,769 2,873 33,263

Noftes: ' Reflects natural resources, consfruction, manufacturing, wholesale frade, transportation,
warehousing, utilities, and communications sectors.

2Reflects retail frades, lodging, accommodations, and misc. service sectors.

3 Reflects information, financial, professional and technical service, health care and educational
service sectors.

4 Large establishments reflect establishments with at least 70 employees.

Source: Oregon Employment Department, 2008. Compiled by FCS GROUP.

Most small and medium business establishments prefer to lease space in office or commetcial buildings,
and/ot could locate into redevelopment sites in downtown ot in selected redevelopment locations (e.g.,
near planned high capacity transit stations or within the Tigard Triangle). No special vacant land
requirements ate identified for future small or medium businesses. However, the City should pursue
more proactive redevelopment strategies to accommodate small and medium sized businesses.

Larget business establishments that are included within the targeted business clusters will likely have
minimum site size and infrastructure setvice requirements. Typical site requirements for the larger
targeted business sectors ate described in Table 11 and described in more detail in Appendix F. Based
on the site requirements desctibed in Table 11 and Appendix F, the recommended targeted business
clusters will need sites ranging from one to twenty-five acres, with a majority of the need falling in the
five to ten-acte range.




Tqble ]1. Typ

Industrial

+ Advanced Technology
Manufacturing

« Metals/Machinery
Manufacturing

« Wholesale Trade

ic;al Site Si\ze R\e

Building tenants or
infill
redevelopment
sites in established
industrial locations
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4 to 6 acres per user

Prefers industrial or
business park
settings

_ perbusiness
6 to 20 acres per
user

Prefers industrial or

business park
campus settings

Office

« Education

+ Professional and
Technology. Services

« Information

« Financial Services

« Health Care*

Building tenants or
infill
redevelopment
sites in fown
center, regional
center, or transit
station areas

1 to 2 acres per user

Prefers town center,
corridors or transit
station areas

2 to 4 acres per
user*

Prefers business
park campus
setting with transit
service

Retail

Not in Targeted Clusters

Notes: Assumes site development requirements shown in Appendix F.
*Larger medical facility campus could require 15 to 30 acres.

INVENTORY OF SUITABLE SITES (LAND SUPPLY)

Consistent with the employment land demand fotecast, the buildable land inventory (BLI) for the
Tigard EOA documents industrial and commercial inventory that currently exists within the Tigard
Utban Planning Area (UPA). This analysis documents existing land use inventories and compares
industrial and commercial land use needs required for addressing the slow, moderate and high growth

forecast scenarios.

Employment Land Inventory

The Tigard EOA includes a recent buildable land inventotry completed by the City of Tigard Planning
staff using Geographic Information Systems (GIS) data that is consistent with the cutrent Draft 2009-
2035 Utban Growth Repott (accepted by Metro Council in December 2009).

The City’s BLI included an analysis of existing vacant and partially vacant (sub-dividable) tax lots by
current zoning classification and deducted all significant envitonmental constraints to estimate
buildable land area within the Tigard USB. The land supply analysis focused on the land use
classifications that support employment uses, including commercial, mixed-use, and industrial zones.
The City has 10 commetcial zones to account for a wide vatiety of uses ranging from retail to medical
centers to mixed use centers. Tigard has three zones which accommodate industrial uses. Please refet
to Appendix E for a detailed description of the allowed, conditional, and permitted uses within each of

the City’s zone classifications.

The buildable land atea for each tax lot was detived by analyzing GIS data pertaining to environmental
features that would constrain the amount of potential site development on vacant and pattially vacant
areas. For putposes of this analysis, the envitonmental constraints wete calculated for each site using
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estimates for land area that is constrained by the following: Metro Title 3 designation (waterways,
wetlands, ripatian buffers, 100 year floodplain).

The vacant and partially vacant land inventory for the Tigard UPA includes 125 tax lots with a total
buildable land area of 136.1 actes, as indicated in Table 12. Tigard’s vacant land supply primatily
consists of small (less than one acre) tax lots and tax lots between one and five actes in size. As
indicated in Table 12, the tax lots of less than five actes in size comprise 79.3 actes or neatly sixty
petrcent of the total vacant land supply. The larger tax lots include three lots of five to ten acres (22.1
acres total), and two contiguous tax lots mote than ten acres in size (34.7 acres total). Please refet to

Appendix G for additional detail.

Table 12. Distribution of Vacant and Part Vacant Lands by General Land Use Zone
Classification, Tigard USB

Lots

_Acres | lols Acres | lols Acres | lots Acres
Commercial | 26 9.5 8 2 16.4 0 0 36 46.1
Mixed Use 63 25.3 é 1 5.7 0 0.0 70 39.9
Industrial 12 4.2 5 0 0.0 2 34.7 19 50.1
Total 101 39.0 19 3 22.1 2 34.7 125 136.1

Source: City of Tigard.

As mentioned in the Site Suitability Analysis, the recommended targeted business clustets will need sites
ranging from one to twenty-five actres to expand ot locate within the Tigatd UPA, with a majority of
the need falling in the five to ten-acte tange. The City appears to have a range of sites available to
accommodate the tatgeted business clusters. However tedevelopment sites may be needed to
accommodate development needing five to ten-acte parcels.

In light of the impottance of redevelopment to the City’s ability to grow and diversify its economic
base, the City and consultant team also evaluated the relative level of high, medium and low
redevelopment potential for each developed tax lot in the Tigard UPA. While this is not a stated
requirement within OAR 660, Division 9, it is considered an important factor in deciding which land
use growth scenario to target.

The analysis of tedevelopment opportunities is based on the ratio of assessed improvement value to
land value for each tax lot using 2010 Washington County Assessor data. The results provided in
Table 13 indicate that there are significant amounts of high and moderate redevelopment potential
within the Tigard USB. The redevelopment analysis identifies 169 tax lots with a total of 115.6 acres as
having “high” redevelopment potential, and 180 tax lots with 166.6 acres as having “moderate”
redevelopment potential.
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Table 13. Analysis of Redevelopment Tax Lots by General Land Use Zone

cre

Commercial 19 7.2 1 17.8 199 299.8
Mixed Use 132 81.4 124 89.9 232 344.3
Industrial 18 27.0 25 58.8 146 437.9
Total 169 115.6 180 166.6 577 1,082.0

Notes: Improvement to Land Value calculated from Washington County Tax Assessor data
(Sept 2010).

2196 Properties contained a zero Improvement or Land Value and are nof represented here.
Source: City of Tigard.

Short-Term Land Supply Determination
In addition to the long-tetm land supply, OAR 660-009-0005 also requires the identification of a short-

term supply of land meaning “suitable land that is ready for construction within one year of an
application of a building petrmit or request for a service extension.” OAR 660-009-0025 also requires
that cities must provide “at least 25 petcent of the total land supply within the urban growth boundary
designated for industtial and othet employment uses as short-term supply.”

In Tigatd’s case, all of the land supply cuttently included within the Tigatd UPA is deemed by the City
to be within the short-term supply category. Hence, there ate existing roads, watet, sewet, and other
infrastructure facilities that are sized appropriately to handle some level of new development on the
remaining vacant tax lots.

One issue the City has been dealing with is that of highway capacity. This will continue to be an issue
until a regional solution is found. This constraint was the cause of a maximum floot-to-atea ratio of 0.4
being applied to the Tigard Triangle when a portion of it was tezoned to mixed-use employment. This
severely limits the ability to maximize the development potential of available sites. It also causes
proposed developments to provide mitigating measures when it is determined the increased vehicle
trips will not meet ODOT performance measures. This can be financially constraining to a project if
additional lanes, medians, ot intersection improvements are required to be paid for by the development.

Additionally, the Transportation Planning Rule (OAR 660-12-0600) and related ODOT petformance
standatds for the state highways have presented a batrier to Tigard achieving its aspirations. This
includes amending existing zoning to allow higher density developments that are consistent with the
Region 2040 land use designations. The TPR requires an amendment to an adopted plan not cause an
affected roadway to fail to meet performance standards, ot if the forecast roadway operations are
alteady failing to meet petformance standards, the plan amendment must not furthet degrade
petformance. This is a known issue in Downtown, Washington Square Regional Center, along Pacific
Highway, and in the Tigard Triangle, and may also atise in other areas near state highways ot freeway
interchanges.

These issues are being addressed at the state and regional levels and could be somewhat mitigated as the
City, Metro, and ODOT wortk to develop alternative petformance standards through a cotridot
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refinement plan for Pacific Highway. The Pacific Highway cortidor is also being studied for potential
high-capacity transit service in the future. The presence of high-capacity transit could also alleviate
some of the issues associated with ODOT petformance measutes by allowing new development to
allocate additional trips to transit and reduce automobile ttip demand. Strategies to promote transit-
otiented development and addtess ODOT capacity issues are recommended as patt of the
implementation plan policies for the Tigard EOA.

ASSESSMENT OF POTENTIAL (RECONCILIATION OF DEMAND AND
SUPPLY)

Short-Term Land Need Determination

Commertcial and industrial propetties appear to cleatly meet the statutory requirements for short-term
land supply, as all of the long-term land supply can be classified as short-term as well as long-term
supply. Industrial and commercial propetties appear to be well served with adequate infrastructure, and
thete is an abundant supply of vacant industrial, office and retail building floot atea being actively
marketed in the Tigard USB today.

Long-Term Land Need Determination

Consistent with EOA documentation requitements, the economic trends analysis of land needs
scenatios and the business clustets analysis indicates that the Tigard UPA can add approximately 794
net new industrial jobs without needing to add additional industrial-zoned land over the next 20 yeats.
In light of curtent downward trends in industtial business activity, the land efficient need scenatio
appears to be most consistent with regional growth forecasts and anticipated market realities.

Industrial Land Need and Parcel Requirements

As indicated in Table 13, the land efficient need scenatio assumes 48 actes of net new industtial vacant
land demand, which is just below the estimated vacant industtial land supply of 50 acres. If the City
opts to pursue a mote aggressive economic growth strategy that is consistent with the moderate or high
land need scenario, the City would need to identify another 14 to 30 actes of vacant industrial land area
to meet the level of industrial demand associated with adding another 1,059 to 1,324 industrial jobs.

In light of the City’s rather limited remaining vacant industtial land supply of tax lots in excess of five

actes, the consultant/staff team tecommends that the City adopt economic goals and objectives that
pteserve the remaining large contiguous industrial sites for large industrial employment users. A
preliminary expected forecast of demand by parcel size is also provided in Table 14, and assumes that
virtually all of the remaining vacant industtial land supply within the Tigard UPA will be absotrbed over
the next 20 yeats.
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Tqble ]4. 20-Year I\ndusirial\ Demand Forecqst and V\acqnt and \SUEE ly, ‘T\igar\d US\BV

Demand for Vacant Industrial

48 64 80
Land
Supply of Vacant Industrial Land 50 50 50

vLond Surplus or {Deficit) , 2 , {14}

Less than 1 acre ,12 10 '

2
1 to 5 acres 5 5 0
51to 10 acres 0 0 0
10 to 20 acres 2 2 0
20+ acres 0 0 0
Total 19 17 2

Notes: ' Tax lot demand forecast expected to meet or exceed supply in 20 years.
Source: Based on findings included in demand and supply analysis.

Commercial Land Need and Parcel Requirements

As indicated in Table 15, the land efficient needs scenatio assumes 78 actres of net new commetcial and
mixed-use vacant land demand, which is just below the estimated vacant land supply of 86 acres. As
with the industrial land needs, an economic growth strategy that is consistent with the moderate or high
land needs scenario would require the City to identify an additional 19 to 45 actes of vacant commercial
and mixed-use land to meet the demand. .

In light of the City’s tather limited remaining vacant commetcial and mixed-use land supply of lots in
excess of five acres, the consultant/staff team recommends that the City adopt economic goals and
objectives that pteserve the remaining large contiguous commercial sites for strategic commertcial tetail
and office employment usets, and allow housing in these atreas, only as patt of a mixed-use
development. A pteliminaty expected forecast of demand by parcel size is also provided in Table 15,
and assumes that virtually all of the remaining vacant commercial land supply over one acre in size
within the Tigard UPA will be absotbed over the next 20 yeats.

The City also anticipates the development of high-capacity transit along the Pacific Highway cottidot.
The region has made a commitment to high-capacity transit and this corridor is the next to be studied.
Any development of high-capacity transit would trigger the City to identify station ateas to accept
higher, transit suppottive mixed-use densities. The logical locations for station areas would mote than
likely result in the rezoning of general commercial lands to mixed-use zoning. As both commetcial and
mixed-use zoned lands ate included in this analysis, any rezoning would not dectease the amount of
vacant or partially vacant land available. The range of allowed uses, from retail to multi-stoty office
buildings, would not be affected.
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Table 15. Reconciliation of Long-term Land Demand and Supply Commercial and
Mixed Use 20-Year Land Use Forecast (gross buildable acres), Tigard USB

Demand for Vacant Commercial 78 105 13]
Land
Commercial Demand 51 68 85
Mixed-Use Demand 27 36 45
Supply of Vacant Commercial 84 84 84
Land
Commercial Zoned Supply 46 46 46
Mixed-Use Zoned Supply 40 40 40

Less T:hon 1 acre 89 30

59
1 to 5 acres 14 14 0
51to 10 acres 3 3 0
10 to 20 acres 0 0 0
20+ acres 0 0 0
Total 106 47 59

Source: FCS GROUP, based on findings included in demand and supply analysis.

Planning, Market, Cost and Risk Factors

Consistent with EOA documentation requirements, the economic trends analysis, stakeholder
interviews and business clusters analyses indicate that the Tigard USB is uniquely positioned within the
greater Portland metropolitan region to experience continued success in retaining and attracting
businesses and economic development.

Risk of Losing Large Commercial and Industrial Sites

As Tigard’s vacant land supply of latge patcels (mote than five actes) becomes diminished, the City
could risk losing economic growth potential if remaining larger industrial and commetcial sites allow
non-employment uses that displace prospective business opportunities. While the cutrent short-term
employment matket is sluggish at best, the future long-term job growth trends bode well for Tigard if it
preserves large commercial and industrial zoned patcels for intended business activity. These risks can
be mitigated in patt by adopting new economic development objectives that preserve large commercial
and industrial areas for desired commercial and industrial business activities.

Risk of Not Adequately Preparing for Targeted Area Redevelopment

As Tigatd’s population and employment levels increase with time, and vacant land diminishes, the City
will need to rely more upon redevelopment areas, and productivity incteases from existing developed
lands and businesses to achieve long-term economic sttength and diversity. New economic
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development objectives should be formulated to enable the City to leverage desired redevelopment in
targeted locations such as downtown, and within planned transit-station communities.

Risk of Expanding the USB in the Future

Beyond the 20-year forecast time hotizon the City should consider the need to grow into urban reserve
locations, if the City’s investment in infrastructute extensions yields a favorable return to its residents
and businesses. An Urban Planning Area expansion is not necessary at this time to accommodate
industrial and othet employment land needs for the next 20 years, unless the City opts to pursue the
moderate ot high land needs scenatio to accommodate additional commercial and industrial job
growth.

Planning and Permitting Risks

The City should review its land use development code to ensure that it presetves sites for their intended
use, yet is flexible enough to accommodate a full diversity of commercial and light industrial uses
consistent with public safety, public facilities, and positive urban design chatactetistics. The ability to
provide a streamlined and ptedictable permitting process can be a challenge as the City relies more on
smaller infill and tedevelopment sites to accommodate business growth.

Non-Local Regulatory Risks

The City is dependent upon ODOT to achieve higher ttip caps in targeted redevelopment areas. As
the City and Metro pursue high capacity transit facilities and assessed setrvice levels, these regulatoty
risks may be addressed by assuming higher non-vehicle mode shares that tesult in reduced traffic
impacts from new development.

Most of the risk factors desctibed above may be addressed by the City of Tigard. Others will requite
partnerships with regional and state regulatory agencies, such as Metro, Washington County and
ODOT. The City can take a leadership position by providing a local planning and permitting
environment that is favorable to business investment and mote proactive economic marketing to raise
awateness of Tigard’s strengths as a preferred location for over 2,900 existing business establishments.

IMPLEMENTATION POLICIES AND ACTION MEASURES

OAR 660-009-0020 stipulates that comprehensive plans must provide community economic
development objectives, a commitment to providing a competitive short-term land supply, and
identification and provision of adequate sites and public facilities to serve economic development
demand.

Since the City of Tigard updated the economic development chaptet of its Comptehensive Plan in
2008, the document contains a faitly complete set of economic development goals, policies and action
measures. The following is a list of topics and recommended policy updates to comply with state
statutes and/ot implement the City’s economic goals.

Policies
Community Economic Development Objectives (CEDOs)
The majortity of these objectives ate alteady embedded in existing policies. Two new policies ate
recommended:

“The City shall enconrage neighborbood commercial uses that support economic opportunities, multi-modal transportation
options, neighborhood vitality, and the goals of efficient land use patterns.”
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“The City shall enconrage businesses that are environmentally and economically sustainable.”

Commitment to Provide Adequate Sites and Facilities and Commitment to Provide a Short-Term Land

Supply of Land
The commitment to provide adequate public facilities is embedded in existing Policy 9.1.4 of the

Comptehensive Plan. One new policy is recommended to desctibe the commitment to provide
adequate sites and a short-term land supply:

“The City shall monitor and update its Buildable ands Inventory to ensure adequate short and long-term supplies of
buildable employment land.”

Provide for Prime Industrial L.and Development on Large Lots
Existing Policy 9.1.7 addresses the need to protect prime industrial land but does not address the need
for latge lots. It is tecommended the policy be tevised as follows:

“The City shall limit the development of tetail and setvice land uses in Metro-designated industtial
areas, and especially on lots of 10 or more acres, to presetve the potential of these lands for industtial jobs.”

Promote Tatgeted Redevelopment in Downtown and other areas

This issue is addressed by several existing policies and tecommended action measutes, but most directly
by Policy 9.3.1: “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.” No new
language is proposed.

Recommended Action Measures

Assist property owners with the Oregon Industrial Site Certification Process
A new recommended action measute is suggested:

“Assist property owners with the Oregon Industrial Site Certification Process to help preserve and market the City’s
inventory of industrial lands.”

Economic Development Marketing and Incentives Directed Towards Strategic Clusters
This issue is addressed indirectly by several recommended action measutes, but could benefit from
more concise language. A new recommended action measure is suggested:

“Explore an economic development marfeting and incentives program targeting strategic business clusters.”

Work with ODOT to addtess mobility standatds

Capacity issues on state highways (particulatly Pacific Highway, Hwy. 217, and Intetstate 5) impact
economic development opportunities through trip caps, limited floot-to-atea ratios, and required road
improvements that are expensive. The convetsation is just getting started at the regional level. A new
recommended action measure is suggested:

“Work with state and regional partners to develop alternative mobility standards that will benefit the community and its
economic development efforts.”

Bl

i
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Monitor Local and Regional Economic Development Initiatives
This request from the Planning Commission led to a suggested new tecommended action measure:

“Monitor local and regional economic development initiatives to assess their effectiveness related to cost and ontcome.”

Metro Designated Centers and Cotridots
Based on a tesolution passed by the Tigatd City Council, Metto recently amended its Growth Concept Map

expanding the Tigard Town Centet Boundaty to include the entire Tigard Urban Renewal District and the
Tigard Triangle. The City is requited to adopt this change into its Comprehensive Plan. Staff recommends
adopting a definition that will refer to the Metro Growth Concept Map, thus eliminating the need to amend
the Tigard Comprehensive Plan each time the Metro Growth Concept Map is amended.
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Class A Market Statistics I

‘OFFICE Leasmg Actlwty, M|d Year 2010 (as ofJune 30, 2010)

Mid-Year 2010

) Kruse Way o

Barbur BIvd/CapftoI Hwy )

.

1,961,855 [

agsers|

22.3%)

Existing Inventory Vacancy YTD Net YTD Under Const| Quoted
Market #Builds| Total RBA Total SF Vac %| Absorbtion | Deliveries SF Rates
Central Business District | 411 11,389,435 | 1412066 [ 12.4% (135590 3es800]  62000[ 2442 ]
suburban w1 17034745 2205626 |  12.9%|  (13016)] - | s7a
Tigard .....6| sos087| 1s1e3f  2es%l (13,097 - - | s3e3
217 Corridor/Beaverton | 12| 1,142,430 | 303,750 26.6%|  (15550)| - . 92177

82605
5000

_Kruse Way

i Tulalatln

_»217Corrldor/Beaverton
_Barbur BIvd/CabltoI Hwy

W|IsonV|IIe

2]
28
A2l

oY .

17 622,051

728262 |
890,672 |
708,815 |

121,398

30,169

93241 | -
136%|

205798 | 15.0%

12.8%

4.8%

T R

(10,369)

Teletn | a| seom| wmasos| mes|  sew| || eww
W|IsonV|IIe 4 325,501 55,071 16.9% - - - $24.77
Total 182 | 28,624,180 | 3,637,692 12.7% (265,716) 368,800 62,200 $24.01
Class B Market Statistics | v , _ Mid-Year 2010
Existing Inventory Vacancy YTD Net YTD Under Const| Quoted
Market #Builds| Total RBA Total SF Vac %| Absorbtion | Deliveries SF Rates
Central Business District | 130 [ 9423902 ~eo7523[  osw| enzer| - [ - ] $018
Suburban 1,155 | 30095314 | 4345461 |  14.4%|  (62,639)| 14000 268854| $17.82
Tigard 83| 1979,955| 277469 14.0%| 12,806 - -.| s088
79571  31a759|  183%| 5148 - - |.s1640

52076 |
81679
$1936

$16.71

Total

1,285

13.3%

14,000

268,854 |

$18.38

39,519,216

5,272,984

(852)

_Mid-Year 2010

Existing Inventory Vacancy YTD Net YTD Under Const| Quoted
Market #Builds| Total RBA Total SF Vac %| Absorbtion | Deliveries SF Rates
Central Business District | 177 | 4,093,913 | 489,486 |  12.0%| 11,201 y | 51749
suburban | 2815| 18083763| 129.081|  07%| 68,665 . -. $1436

Tigard 97| es2182|  eea93|  100%| (19| . $15.60
217¢C Corrldo r/ Beaverton 82| 609431)| 70,635 o 1ie%| 0 1,202 | - | s14.50
 Kruseway Lo 1330saf  2as2f  iswl - |- | - | $1800
BarburBIvd/Capitol Hwy| 120 | sa6ses| 9982 |  18%l (5090 - f - | $1560
Tulalatin. 20 119,561 | 29,278 | 24.5%|  (5598)| - - $14.73
Wilsonville 21 103,496 2,681 2.6% 5,609 - - $17.21
Total 2,992 | 22,377,676 618,567 2.8% 79,866 - - $14.93
Class B and C Market Statistics Mid-Year 2010
Existing Inventory Vacancy YTD Net YTD Under Const| Quoted
Market # Builds Total RBA  |Total SF Vac % Absorbtion [ Deliveries SF Rates
Central Business District [ 307 | 13517815 [ 1417009 105% 72088 - - [ 1937
suburban_ 3970 48379077 | 4474502 |  92%| 6026 | 14000 | 268854 | $16.51
Tigard 180 | 2,642,137 343962 | 13 0% 9,607 [ - - $19.56
217 Corridor/Beaverton | 154 | 2329002 385394)  165%|  63%0| - -] $15%0
KruseWay ....45| se1306| 9563 |  111%|  (14059) - - | %2033
_Barbur| BIvd/CapltoI Hwy 182 | 1,737,537 221,220 @7y %1621
Tulalatin 50| 84376| 135076|  l64%|  (12887) -
wilsonville 38| 725,547 32,850 (4,760)
Total 4,277 | 61,896,892 | 5,891,551 9.5% 79,014 14,000 268,854

Source: CoStar Offlce Report Mid-Year 2010; Capacity Commercial Group.

| Quoted Rates for Class B and C table are weighted average of individual Band Cmarkets accordmg to the total RBA lnventory o

oy
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APPENDIX B: INDUSTRIAL LEASING ACTIVITY, MID-YEAR 2010 REPORT

Flex Building Market Statistics : : : : : Mid-Year 2010,
Existing Inventory Vacancy YTD Net YTD Under Const| Quoted
Market # Builds Total RBA Total SF Vac %| Absorbtion | Deliveries SF Rates
Central Business District | 3| ~ 45000( 10000} ~ 222%| - f - | - | 31650
suburban | 741 18956577| 2268793 |  120%| (336814)  70020f - | $1023
Tigad ol 50)  1277,751) 170,855 13.4%| (12,799)| - f -1 %1230
217 Corridor/Beaverton | 87[ 2204502 | = 419,258 |  19.0%|  (69,237)| - f - ] $1177 |
Kruseway o2 88928 Leowl i | 80.00
i 7 68 % L
Wilsonville 29 1,661,734 201,334 12.1% (18,316)
Total 744 19,001,577 2,278,793 12.0% (336,814) 70,020 - $10.24

Warehouse Building Market Statistics .~ . 7 Mid-Year 2010
Existing Inventory Vacancy YTD Net YTD Under Const| Quoted
Market # Builds Total RBA Total SF Vac %| Absorbtion | Deliveries SF Rates
Central Business District |~ 41) 1616833| 141000 |  87%[  (1843)| - | - | 3578
Suburban | 4694 167214476 | 13813643 |  83%|  91337| 119,723 | 415000 | $5.55
Tigard 19, 4394617 339,683 | TT%| ] 9838
217 Corridor/Beaverton | 75) 3,332391| 471,805 14.2%] o] 5630
Barbur Blvd/Capitol Hwy)] 17( 209963 5000 (  24%) 8000\ - leeon.)]...9636
Tulalatin | .221) 8453,141) 675494 |  80%| (39805 - | .. .o.|..$520
Wilsonville 83 6,155,906 | 1,268,475 20.6% 47,351 - - $5.95
Total 4,735 | 168,831,309 | 13,954,733 8.3% 89,494 119,723 415,000 $5.55

Tofél |ndustr|a|MarketStat|st|cs T B i M|dYear2010
Existing Inventory Vacancy YTD Net YTD Under Const| Quoted

Market # Builds Total RBA Total SF Vac %| Absorbtion | Deliveries SF Rates

Central Business District | 44| 1661833 151,090 [ ~ 91%|  (L83) - [ - | $716
suburban | 5435| 186171053 | 16082436 [ se%| (245477)| 189,743| 415000 | $6.19
Tigad | 19| s67236s| 51058  oo%| sasmal - | - | $768
217Corridor/Beaverton | 162| 553,893 | 891063  161%| (37467 - | - | 807
Kruseway | 15|  389997)|  3378[  09%| 10240) - f - ]..$72
_BarburBIvd/Capitol Hwy| 24|  oe3esa| 1771[  asw[ 13100| - | - | sso1
Tulalain | 235]| sss3os1| 698723 79w (4233 - | - | $520 |
Wilsonville 112 7,817,640 | 1,469,809 | 18.8% 29,035 7,020 - $6.72
Total 5,479 | 187,832,886 | 16,233,526 8.6%| (247,320) 189,743 415,000 $6.20

=

_Source: CoStar Office Report Mid-Year 2010; Capacity Commercial Group.
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APPENDIX C: ANALYSIS OF EMPLOYMENT AND SPACE NEEDS

Projected Tigard Employment, Medium Forecast Scenario, 2005-2035

Change
2005 Proj. 2035 Jobs %
Retail Trades 9,854 14,426 4,572 46%
Services 11,372 23,482 12,110 106%
Industrial/Other* 12,049 13,637 1,588 13%
Government* 8,033 9,092 1,059 13%
Total 41,308 60,637 19,329 47%

Source: Metro adopted housing and employment growth forecasts, 2007; Metroscope Gen. 2.3. Assumes
allocation of "Other" jobs at 60% industrial, and 40% government. In light of the recent national economic
recession that caused severe declines in Oregon employment from 2007 through 2010, Metro's 2030 job forecast
for Tigard is assumed to be achieved by year 2035 under the "medium forecast" scenario.

Projected Tigard Net New Average Annual Employment Forecast (1 Year Forecast)

Low Medium High
Retail Trades 114 152 191
Services 303 404 505
Industrial/Other* 40 53 66
Government* 26 35 44
Total 483 644 805
Projected Tigard Net New 20-Year Employment Forecast

Low Medium High
Retail Trades 2,286 3,048 3,810
Services 6,055 8,073 10,092
Industrial/Other* 794 1,059 1,324
Government* 529 706 882
Total 9,665 12,886 16,108
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APPENDIX C: ANALYSIS OF EMPLOYMENT AND SPACE NEEDS
(CONTINUED)

ioh Seciorsanyg Bundmg Type Aésu"mpfidﬁs' e
Flex/Bus. Gen.

Employment Sectors Office |Institutional Park Industrial |Warehouse Retail Total

Retail Trades 5% 1% 6% 0% 12% 76% 100%

Senvices 72% 1% 5% 1% 1% 20% 100%

Industrial/Other 8% 0% 50% 40% 2% 0% 100%

Government 43% 37% 5% 0% 0% 15% 100%

Source: Metro Draft 2009-2030 Urban Growth Report; modified to reflect local obsewvations. . . . .

Proj. Tigard Net New 20-Year Employment Forecast by Building Type, Low

Flex/Bus. Gen.
Office |[Institutional Park Industrial [Warehouse Retail Total
Retail Trades 114 23 137 - 274 1,737 2,286
Senices 4,360 61 303 61 61 1,211 6,055
Industrial/Other* 64 - 397 318 16 - 794
Government* 228 196 26 - - 79 529

Total 4,765 279 863 378 351 3,028 9,665

[Proj. Tigard Net New 20-Year Employment Forecast by Building Type, Medium

Flex/Bus. Gen.
Office |[Institutional Park Industrial [Warehouse Retail Total
Retail Trades 152 30 183 - 366 2,316 3,048
Senvices 5,813 81 404 81 81 1,615 8,073
Industrial/Other* 85 - 529 424 21 - 1,059
Gowvernment* 304 261 35 - - 106 706

Total 6,353 372 1,151 504 468 4,037 12,886

{Proj. Tigard Net New 20-Year Employment Forecast by Building Type, High

Flex/Bus. Gen.
Office |[Institutional Park Industrial [Warehouse Retail Total
Retail Trades 191 38 229 - 457 2,896 3,810
Senvices 7,266 101 505 101 101 2,018 10,092
Industrial/Other* 106 - 662 529 26 - 1,324
Gowvernment* 379 326 44 - - 132 882
Total 7,942 465 1,439 630 585 5,046 16,108

Source: FCS GROUP based on Metro Draft 2009-2030 Urban Growth Report; modified to reflect local observations. |
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APPENDIX C: ANALYSIS OF EMPLOYMENT AND SPACE NEEDS
(CONTINUED)

‘Building Type to Land Needs Assumptions* ‘
Flex/Bus. Gen.
Office |Institutional Park Industrial |Warehouse Retail o
Refil/Redevelopment Rate | 67% 67% 45% 45% 45% 60%|
Jobs Needing Vacant Land Rate 2 33% 33% 55% 55% 55% 40%
Building SF Per Job 2 370 630 550 700 1,100 510
Floor-Area-Ratio 2 0.50 0.50 0.31 0.30 0.30 0.30
Public Facility Net:Gross Adjustment ® 1.10 1.05 1.10 1.05 1.05 1.10
Work at Home Adjustment 4 0.15 0.03 0.05 0.03 0.03 0.03 L
ty fevels. |

assumptlons are intended to reflect a Iong-term ‘average over 20 years some ramp up" is expected fo attain these dens

1/ Ad/usts for bu:ldmg refill & vacancy allowances. : D S R
2/ Bu:ldmg denslty denved from Metro UGR assumptlons R R
'3/ Allowances take ‘into account land dedlcated to publlc/utlllty easements T
4 A'IIowance ed on natlonal stati sau of of Labor Stz
Source assumptlons are generally conslstent wrth the Metro Draft 2009 2030 Urban Growth Report modlfled to reflect Iocalvobservatlo

‘PrOJ Tlgard ‘Net New 20-Year Redevelopment Bundlng Space Needs (Floor Area)

Flex/Bus. Gen.
Office |Institutional Park Industrial |Warehouse Retail Total
Low 1,004,000 114,000 203,000 116,000 168,000 899,000 | 2,504,000
Medium 1,339,000 152,000 271,000 154,000 225,000 1,198,000 | 3,339,000
High 1,673,000 191,000 338,000 193,000 281,000 1,498,000 | 4,174,000

Proj. Tigard Net New 20-Year Building Fioor Area on Vacant Lands (Floor Area)

Flex/Bus. Gen.
Office |Institutional Park Industrial |Warehouse Retail Total
Low 495,000 56,000 248,000 141,000 206,000 599,000 | 1,745,000
Medium 659,000 75,000 331,000 188,000 274,000 799,000 | 2,326,000
High 824,000 94,000 414,000 235,000 343,000 999,000 | 2,909,000
‘Proj. Tigard 20-Year Vacant Lands (gross buildable acres)
Flex/Bus. Gen.
Office |Institutional Park Industrial |Warehouse Retail Total
Low 25 3 20 11 17 50 126
Medium 33 4 27 15 22 67 168

High 42 5 34 19 28 84 210

EH]
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APPENDIX C: ANALYSIS OF EMPLOYMENT AND SPACE NEEDS
(CONTINUED)

o iem Ass|gnmentAssumpt|ons

Flex/Bus. Gen.
Local Zoning Classification Office [Institutional Park Industrial |Warehouse Retail
Commercial 50% 60% 20% 10% 10% 60%| =
Mixed Use 40% 20% 5% 5% 0% 30%
Industrial 10% 20% 75% 85% 90% 10%
Total 100% 100% 100% 100% 100% 100%
A srsymptiqns‘ b Y FCS GRQUP qnd Tigard basgd on local observations. : :

:Proj. Tigard 20-Year Vacant Land Needs Forecast by Zoning Classification, Low

Flex/Bus. Gen.
Land Use Classification Office |Institutional Park Industrial |Warehouse Retail Total
Commercial 13 2 4 1 2 30 51
Mixed Use 10 1 1 1 - 15 27
Industrial 3 1 15 10 15 5 48

Total 25 3 20 11 17 50 126

‘Proj. Tigard 20-Year Vacant Land Needs Forecast by Zoning Classification, Medium """

Flex/Bus. Gen.
Land Use Classification Office |Institutional Park Industrial |Warehouse Retail Total
Commercial 17 2 5 2 2 40 68
Mixed Use 13 1 1 1 - 20 36
Industrial 3 1 20 13 20 7 64

Total 33 4 27 15 22 67 168

Proj. Tigard 20-Year Vacant Land Needs Forecast by Zoning Classification, High -~~~

Flex/Bus. Gen.
Land Use Classification Office |Institutional Park Industrial |Warehouse Retail Total
Commercial 21 3 7 2 3 50 85
Mixed Use 17 1 2 1 - 25 45
Industrial 4 1 25 16 25 8 80

Total 42 5 34 19 28 84 210

‘Summary of 20-Year Vacant Land Demand Forecast by Zoning Ciassification, Tigard USB (with current zoning regulations) |

Land Use Classification Low Medium High ;
Commercial 57 55 T R
Mixed Use 27 36 45

Industrial 48 64 80

Total 126 168 210

Assumptions by FCS GROUP_based on Dec. 2009 Metro 2009-2035 Urban Growth Report assumptions and local obsenvations. &

e
S
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APPENDIX D: ANALYSIS OF RETAIL INFLOW/OUTFLOW

Analysis of Retail Development Pote ntial

"2010 to 2030

Est. 2010 Population in City _ ‘
Proj. 2030 Populationin City

Changé‘m Aggregate EBI(000)

Analysis of Effective Buying Income (EBI)

48,100
62,278

—_—
$683,449

Analysis of Existing & Future Retail Sales

Future 2030 Supportable Retail Development
Potential

2010 2030 :
: Retail Retail !
! Distributi | Buying | Buying | : Total
. onof | Power | Power | Change @ Sales Sales : Support i Supportable
© Local from from ' inRetail | Attributed :Attibuted = able . Sq.Ft. of New
iIncomeby | Local Local | Buying | tolLocal |toRetail ;: Retail Retail
Store | Residents ‘Residents: Power @ Residents | Inflow Sales | Development
Store Group Group2/ | (000) 2 . (000)2 | (000) | (000) = (000)4/ : (000) 5/
Food Stores T 8.3% $131,746. $188,472 956,726 $51,064. 512,763, 236,000
Extrg & Drking So T Sees S1T3s Sed 173 Sa078s S et e
Furniture, Fixtures & Appliances ™ 2.2% $13, 532{’ ‘ 91,000
Automotive Serwces 9.6% '35 489 ‘352 000
Chnarvise. L g - 2 33505
" Total 41.9% $665,079. 5951,444 $286365 $235722. $130,810. $366,532 1,353,000
‘Notes: : : : ;

1/ Derl\,ed from US Census est/mates assumes 05% annual real /ncome growth

i 2/ Store group. sales allocat/ons from U S Bureau of Economlc Analys/s Consumer Expendure Survey, Western Un/ted States

3/ Based upon employment est/mates assumes 500 sq ft per /ob 5% vacancy allowance and avg. sales of $275/sq ft
4/ Future reta/l lnflow assumed to accountfor 30% to 45% of total retall sales

; 5/ Bulldlng area assumes $285/per sq. ft annual sales and 5% vacancy allowance

Source: analySIS by ch GROUP.
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APPENDIX E;: SUMMARY OF TIGARD EMPLOYMENT ZONES AND REGULATIONS

The following is an overview of regulations related employment lands and zones for the
City of Tigard. A general description of each zone is provided along with common and
specific development standards when applicable. A summary table highlights specific
regulations, such as building height, lot size, setbacks, landscaping and lot coverage.

COMMERCIAL ZONES

Neighborhood Commercial District (C-N)

Provide convenience goods and services (those purchased frequently) within a small
cluster of stores adjacent to residential neighborhoods. A limited number of other uses
such as restaurants, gas stations and medical centers are permitted conditionally.

Community Commercial District (C-C)

Provide convenience shopping facilities to meet regular needs of nearby (1.5 miles)
residential neighborhoods. Typically range in size from 30,000-100,000 sf on 2 to 8-acre
sites. Separated from other commercial zones by at least one half-mile. Housing is
permitted on the second floor at densities not to exceed 12 units/net acre. Limited
other uses are allowed conditionally. Mandatory site development review.

General Commercial District (C-G)

Accommodate a full range of retail, office and civic uses with a City-wide and even
regional frade area. Residential uses limited to single family residences on same site as
permitted use. A wide range of uses are permitted conditionally.

Professional Administrative Commercial District (C-P)

Accommodate civic and business/professional services and compatible support
services in close proximity to residential areas and major transportation facilities. Within
the Tigard Triangle and Bull Mountain Road District, residential uses at a minimum
density of 32 units/net acre are permitted in conjunction with commercial
development. Heliports, medical centers, religious institutions and utilities are permitted
conditionally. Developments are intended to serve as a buffer between residential
areas and more intensive commercial and industrial areas.

Mixed Use-Central Business District (MU-CBD)

Provide a pedestrian friendly urban village in Downtown Tigard. A wide variety of
commercial, civic, employment, mixed-use, multi-family and attached single family
residences are permitted. All uses are allowed in all areas.

Specific Development Standards (18.610):

Four sub-areas (see MU-CBD Development Standards Matrix) have different setback

and height limits in order to create a feeling of distinct districts within the larger zone.

« Pacific Hwy. and Hall Boulevard Corridor: designed to create a “pulse-point” along
the Pacific Hwy. corridor. Regional retail draw and potential future high capacity
fransit.

¢ Main Street — Center Street: pedestrian-oriented with smaller scale development.

o Scoffins Street — Commercial Street: higher density residential and employment
base of civic, office and commercial uses.
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¢ Fanno - Burnham Street: medium scale residential or mixed use development.

Mixed Use Employment (MUE)

Designed to apply to a majority of land within the Tigard Triangle, it permits a wide
range of uses including major retail goods and services, business/professional offices,
civic uses and housing [multi-family at a max density of 25 units/acre. A wide range of
uses are permitted conditionally. Acknowledges a majority of trips by automobile, but
supports alternative modes of fransportation to the greatest extent possible and
encourages a mix of uses. Includes special design standards for Tigard Triangle {18.620).

Mixed Use Employment Districts (MUE-1 and MUE-2)

Apply to areas where employment uses such as office, research and development and
light manufacturing are concentfrated. Commercial and retail support uses are
allowed but limited, and residential uses are permitted when compatible with
employment character of the area. MUE-1 example is Lincoln Center (high density).
MUE-2 example is Nimbus area {more moderate densities).

Mixed Use Commercial District (MUC)

Includes land around Washington Square Mall and immediately west of Highway 217.
Primary uses include office buildings, retail, and service areas. Also permits mixedOuse
developments and housing at 50 units/acre. Large buildings encouraged with parking
under behind or to sides. Includes special design standards for Washington Square
Regional Center (18.630).

Mixed Use Commercial (MUC-1)

Applies to portion of the Durham Quarry site. Subject to IGA agreement between
Tigard and Tualatin. Permits a wide range of uses including commercial lodging,
general retail, offices and housing at min density of 25 units/acre and max of 50
units/acre. Includes special design standards for Durham Quarry (18.640).

Mixed Use Residential Districts (MUR)
Applies to predominantly residential areas where mixed-uses are permitted when
compatible with residential use.

INDUSTRIAL/INSTITUTIONAL ZONES

Industrial Park District (I-P)

Provides appropriate locations for combining light manufacturing, office and small-
scale commercial uses {restaurants, personal services and fitness centers) in a campus-
like setting. Only those uses with no off-site impacts are permitted. Mandatory site
development review and specific design standards (18.530).

Light Industrial District (I-1)

Provides appropriate locations for general industrial uses, including manufacturing and
production, research and development, warehousing and freight movement and
wholesale sales activities with few, if any, nuisance characteristics.
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Heavy Industrial District (I-H)

Provides appropriate locations for intensive industrial uses including I-L uses as well as
railroad yards and waste-related activities. Uses include those which involve the use of
raw materials, require significant outdoor storage and generate heavy truck and/or rail
traffic. Properties are carefully located to minimize impacts on established residential,
commercial and light industrial areas.
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COMMERCIAL DEVELOPMENT STANDARDS

MUE
R-25
STANDARD C-N c-cP! C-G C-p MU- C-G MF DU* MUC -1 MuUcC MUE 1 MUE 2 MUR1 MUR 2
CBD** [17]018] [171018] (171181 [17018] (178
Minimum Lot Size 5,000sq | 5,000sqft None 6,000 sq ft None None - None None None None Nore None
- Detached unit ft - - - - - 1.480 sq ft - - N - - -
- Boarding, lodging, - - - - - - 6,100 sq ft - ) ° ) ) )
rooming house -
Minimum Lot Width 50 ft 50 ft 50 ft 50 ft None 50 ft None None None None None None None
Minimum Setbacks
- Front yard 20 ft 0/20 £t 11O 0l ol ] oflty 201t v 0 fil1?) 0 ftl2Y 0 £l 0 ftl2y 10 A0
- Side facing street on 201t - - - [m] - 201 v 0 A% 0 fky 0 fif*Y 5l 10 AR
comner & through lots !
- Side yard 0/20 ft 1@ 0208 | o/20 A B 0/20 ft ¥ [m] 020 ft 101 v 0 0 ftl20 0 ft29 0 ftl?9 0 ftl2
- Side or rear yard abutting - - - - - w 30ft v Al - - - -
more restrictive zoning - -
district
- Rear yard 020t | o200 | o208 | o200 O 201t v 0 a0 0 fil?9 0 0
- Distance between front - - - - _ 0720 ft 20 ft v i} N/A NA f{{201122] flznzz]
of garage & property w AR N/A N/A
line abutting a public or - Na
private street.
Minimum Building Height N/A N/A N/A N/A ] N/A N/A N/A 2 stories | 2 stories | None 2 stories | None
Maximum Building Height 35 ft 35t 45 ft 45 ft m] 45 ft 45 ft 70 ft 200 £t 200 ft 60 ft 75 ft 45 ft
Maximum Site Coverage % 85 % 80 % 85 % 85 % ] 85 % 80 % % 90% 85% 85% 85% 80% 80%
Minimum Landscape 15% 20 % 15% 15% ] 15% 20 % 10% 15% 15% 15% 20% 20%
Requirement
Minimum FAR N/A N/A N/A N/A O N/A N/A N/A 1.25 1.25 0.6 0.6 0.3
Minimum Residential N/A N/A N/A N/A [m] N/A N/A N/A 50 50 25 50 25
Density HlLslte] unit/acre | unit/acre | unit/acre | unit/acre | unit/acre
Maximum Residential N/A N/A N/A N/A [m] NA N/A NA None None 50 None 50
Density MEI7 unit/acre unit/acre

*

Multiple-family dwelling unit.

**See Table 18.610.1 and Map 18.610.A for development standards.
V =See 18.640.050.B.

[0 =See Table 18.610.1 and Map 18.610.A for development standards.

[1] Theprovisions of Chapter 18.795 (Vision Clearance) must be satisfied.

[2] Includes all buildings and impervious surfaces.

[3] Applies to all nonresidential building development and mixed use development which includes a residential component. In mixed use development, residential floor area is included in the
calculations of floor area ratio to determine conformance with minimum FAR.

[4] Notwithstanding the requirements of Section 18.715.020, minimum and maximum density shall be determined for residential only projects using the number of residential units per acre shown in
the above table. The provisions for density transfer described in Section 18.715.030 B apply, using the minimum and maximum density shown in the above table. Any mixed-use or commercial
only development does not have a minimum density requirement.

[5] For purposes of determining floor area ratio and residential densities, the net development area shall be uses to establish the lot area, determined per Section 18.715.020.A.

[6] Adjustments to minimum density in the Washington Square Regional center area subject to the standards set forth in Section 18.630.020.E.

[7]1 The maximum density requirements for developments that include or abut designated Water Resources Overlay district Riparian setbacks per Chapter 18.797 are described in Section
18.630.020.D.

[8] No setback shall be required except 20 feet shall be required where the zone abuts a residential zoning district.

[91 See Section 18.520.050.B for site and building design standards.

[10] No front yard setback shall be required, except a 20-foot front yard setback shall apply within 50 feet of a residential district.

[11] There shall be no minimum front yard setback requirement; however, conditions in Chapters 18.745 and 18.795 must be met.

[12] There are no setback requirements, except 30 feet where a commercial use within a district abuts a residential zoning district.

[13] Themaximum height of any building in the CBD zone within 100 feet of any residential zoning district shall not exceed 40 feet.

[14] Where the side or rear vard of attached or multiple-family dwellings abut a more restrictive zoning district, such setbacks shall not be less than 35 feet.

[15] Landscaped areas on existing developed property in the CBD shall be retained. Buffering and screening requirements set forth in Chapter 18.745 shall be met for existing and new development.

[16] Lot coverage includes all buildings and impervious surfaces.

[17] Modifications to dimensional and minimum density requirements for developments that include or abut designated Water Resources Overlay District Riparian setbacks per Chapter 18.797 are
described in Section 18.630.040.F.

[18] The requirements contained in the Buffer Matrices in Tables 18.745.1 and 18.745.2 shall be used in calculating widths of buffering/screening and required improvement s to be installed between
proposed uses in the MUC, MUE and MUR zones within the Washington Square Regional Center (WSRC) and abutting zoning districts not included within the WSRC, or zoning districts within
the WSRC which are not mixed-use. For MUC and MUE zones, the requirements for Commercial Zones apply. For MUR zones, the requirements for the Neighborhood Commercial Zone apply.

[19] For Commercial and Mixed-use developments, the maximum front and street side yard setback is 10 feet. For Residential only developments, the maximum front and street side yard setback is 20
feet.

[20] Side and rear yard setbacks shall be 20 feet when the zone abuts residential districts shown in Section 18.510.020 except R-25 and R-40.

[21] The maximum setback is 20 feet.

[22] The maximum setback is 10 feet.

C-N - Neighborhood Commercial District MUC 1 - Mixed Use Commercial

C-C - Community Commercial District MUC - Mixed Use Commercial

C-G - General Commercial District MUE 1 - Mixed Use Employment/High Density

C-P - Professional/ Administrative Office Commercial MUE 2 - Mixed Use Employment/Medium Density

MU-CBD - Mixed Use Central Business District MUR 1 - Mixed Use Residential/High Density
MUR 2 - Mixed Use Residential/Medium Density
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MU-CBD Development Standards Matrix 23

STANDARD SUB-AREAS
Main Street 990W/Hall Corridor  Scoffins/Commercial ~ Fanno/Burnham
(MS) (99H) (8C) (FB)
Front setback
0/5 ft.
Mimmum 0 ft (5 ft. for frontage on 0 ft 0 ft.
29W)

Maximum 10 fi. 25 ft. 20 ft. 20 fi.
Side facing street on corner and through lots

Mimmum 0 ft. 0 ft. 0 ft. 0 ft.

Maximum 10 fi. N/A N/A N/A
Sideyard

Minimumy/maximum N/A N/A N/A N/A
Rear setback

Mimmum 0ft. 5 ft. Sf 5ft.

Maximum N/A N/A N/A N/A
Building height

Mimmum 20 ft. 20 fi. 20 ft. 20 fit.

Maximum ({stories/feet) 3 stories (45 ft.) 3 stories (45 ft.) 0 stories (80 ft.) § stories (80 ft.)

Ground floor height mimmum 15ft. 15 ft. None None
Site coverage maximum 100% 90% 90% 80%
Minirnurm landscaping® 0%’ 10% 10% 20%
Minimum building frontage 50% 50% 50% 50%
Residential density (units per acre)

Minirrum® 25 25 25 15

Maximmum 50 50 50° 50°

! This table does not apply to existing development. All new buildings in the district must mest these development standards,
including projects using the Track 3 approval process.

¥ For standards for development surrounding the firture public plaza see Section 18.610.040, Special Requirements for
Development Bordering Urban Plaza.

*  See also Section 18.610.045, Exceptions to Standards in the MU-CBD zone.

In the MU-CBD zone, required landscaping can be provided on roofs.
Landscaping/screening requirements for parking lots must be met.

Station Area Overlay permits a maximum of 80 units per acre (see Map 18.610A).

7 3 stories/45 feet within 200 feet of Fanno Creek Park boundary (see Map 610.A) or within 50 feet of low or medium density
residential district.

Mimmum density applies to residential-only development (not mixed use).
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DEVELOPMENT STANDARDS IN INDUSTRIAL ZONES

STANDARD I-P I-L I-H
Minimum Lot Size None None None
Minimum Lot Width 50 ft. 50 ft. 50 ft.
Minimum Setbacks

- Front yard 35 ft. 30 ft. 30 ft.

- Side facing street on corner &

through lots [1] 20 ft. 20 ft. 20 ft.

- Side yard 0/50 ft. [3] /50 ft. [3] 0/50 ft. [3]

- Rear yard W50 ft. [3][4] 0750 ft. [3] 0750 ft. [3]

- Distance between front of garage

& property line abutting a public

or private street -- -- --
Maximum Height 45 ft. 45 ft. 45 ft.
Maximum Site Coverage [2] 75 % [5] 85% 85%
Minimum Landscape Requirement 25 % (6] 15 % 15%

3
4

[
[
[
[
[
[

]
]
]
]
]
]

I-P - Industrial Park District
I-L - Light Industrial
I-H - Heavy Industrial

1] The provisions of Chapter 18.795 (Vision Clearance) must be satisfied.
2] Includes all buildings and impervious surfaces.
No setback shall be required except 50 feet shall be required where the zone abuts a residential zoning district.

Development in industrial zones abutting the Rolling Hills neighborhood shall comply with Policy 11.5.1.
5] Maximum site coverage may be increased to 80% if the provisions of Section 18.530.050.B are satisfied.
6] Except that a reduction to 20% of the site may be approved through the site development review process.



APPENDIX F: TYPICAL SITE REQUIREMENTS FOR DEVELOPMENT TYPES

Typical Criteria For Specific Development Sites
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c Campus
E @ Industrial/
_8' S Heavy Hi-Tech Electronic and Call Center/ Commercial
% Industrial/ General Food Manufacturing Computer Warehouse/ Business Office Shopping
a Manufacturing | Manufacturing| Processing & Processing Assembly Distribution Services (Class A) Center Hotel
To3
Evﬂ,u 5to 25 51010 51010 10 to 25 5to 25 10 to 25 3to5 1to5 51010 3to5
F £
Q
15
c Interstate, . . .
o linterstate, state| Interstate, tate high Interstate, state|Interstate, state| Interstate or Along arterial Arterial Arterial or
“E highway or | state highway state '|g 'wlay highway or highway or limited access Along or streets or street interstate
s L L or principle L L . .
a principle or principle pri . 'p principle principle four-lane arterial or |indowntown | visibility, | visibilityor
c oy L arterial o o : .
© | arterial within |arterial within thin 1-30 arterial within | arterial within | highway within streets centers and prefers downtown
= within 1-
S 1-10 miles 1-20 miles | 1-15 miles 1-10 miles 1-15 miles transitareas [transitareas centers
o miles
-
e Water flow 2 e Water flow|e Water flow 2| Water flow |* Water flow
g Water N Water > o Water f N 65,300 GPD o Water flow 2 Water N 24,600 GPD (3,500 GPD 24,000 GPD |>10,000 GPD
e Water flow 2 |e Water flow 2 |» Water flow 2 e Water flow 2
‘g 36100 GPDW 17,000 GPDW 24,900 GPDW s Sewer flow 2 74,300 GPD 11.700 GPDW * Sewer flow |® Sewer flow 2 [* Sewer flow |e Sewer flow
..E S,e or flow > S,e or flow > S,e or flow > 58,800 GPD * Sewer flow 2 S,e or flow > 24,600 GPD (3,500 GPD 24,000 GPD |>10,000 GPD
e Sew w2 [eSew w2 |e Sew w2 e Sew w2
,g 32 500 GPD 15300 GPD 22 400 GPD ¢ 2.0 MW 74,300 GPD 11.700 GPD e 0.5 MW e 0.5 MW e 0.5 MW e (0.5 MW
f 1’0 MW 0’5 MW 1’0 MW Electricity ¢ 0.5 MW 0’5 MW Electricity |Electricity Electricity Electricity
S |e 1. *0. o1 ° 0.
2 o o o  Fiber-telecom |Electricity o s Broadband|e Broadband |eBroadband |e Broadband
2 |Electricity Electricity Electricity ) Electricity
flas and route * Fiber-telecom Internet Internet Internet Internet
diversity access access access access

NCDA - Net Contiguous Developable Acres

Source: Compiled by FCS Group based on Business Oregon Industrial Site Certification requirements and industry standards.
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APPENDIX G: BUILDABLE LAND INVENTORY

City of Tigard Buildable Lands Invento

ry (as of January 1, 2010)
a qn oo e B

nd Part-Vacant Proper

Commercial
C-C 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0
C-G 19 6.8 6 14.0 2 16.4 0 0.0 27 37.3
C-N 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0
C-P 7 2.7 2 6.2 0 0.0 0 0.0 9 8.9
Mixed Use
MU-CBD 3 1.1 0 0.0 0 0.0 0 0.0 3 1.1
MUC 3 1.4 1 1.3 0 0.0 0 0.0 4 2.8
MUE 35 13.9 4 6.1 0 0.0 0 0.0 39 19.9
MUE-1 10 3.8 1 1.5 1 5.7 0 0.0 12 11.0
MUE-2 1 1.2 0 0.0 0 0.0 0 0.0 1 1.2
MUR-1 9 3.2 0 0.0 0 0.0 0 0.0 9 3.2
MUR-2 2 0.8 0 0.0 0 0.0 0 0.0 2 0.8
Industrial
I-H 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0
[-L 7 2.2 2 4.5 0 0.0 0 0.0 9 6.7
|-P 5 2.0 3 6.7 0 0.0 2 34.7 10 43.4
Total | 101 38.9 19 40.4 3 22.1 2 34.7 125 136.2

Commercial 26 9.5 0 36 46.1

0
Mixed Use 63 25.3 0 0.0 70 39.9
Industrial 12 4.2 2 34.7 19 50.1
Total 101 38.9 2 34.7 125  136.2

Source: City of Tigard.
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APPENDIX H: REDEVELOPMENT LAND INVENTORY

85

0 . .

C-G 8 3.4 6.8 158 255.0
C-N 0 0.0 1 0.2 2 2.8
C-P 11 3.8 17 10.9 35 33.6
MU-CBD 24 10.5 50 38.4 86 59.0
MUC 7 12.6 11 242 35 155.0
MUE 70 40.5 22 12.3 59 61.8
MUE-1 15 11.5 10 6.9 24 30.9
MUE-2 0 0.0 0 0.0 ) 29.4
MUR-1 10 3.9 23 5.6 16 5.3
MUR-2 ) 2.4 8 2.6 ) 3.0
I-H 2 3.4 4 5.5 ? 41.3
I-L 3 11.0 8 25.1 61 203.5
I-P 13 12.5 13 28.2 76 193.1
Total 169  115.6 180 166.6 577 1,082.0

r

Summary of Redevelopable Po
3 >ab

tential

... |lols Actes | lois _lots  Acres
Commercial 19 7.2 199 299.8
Mixed Use 132 81.4 124 89.9 232 344.3
Industrial 18 270 25 58.8 146 437.9
Total 169  115.6 180 166.6 577 1082.0

Notes: 'Improvement to Land Value calculated from Washington County Tax

Assessor data (Sept 2010).

2196 Properties contfained a zero Improvement or Land Value and are not

represented here.

Source: City of Tigard.
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APPENDIX I: SUMMARY OF STAKEHOLDER INTERVIEWS

In support of the City of Tigard’s statewide planning Goal 9 Economic Opporfunity
Analysis, consulting staff interviewed twelve business leaders, employers and economic
experts to gather perspectives on the City’s current position and future economic
opportunities. Summary of interview responses are included after each question,
shown in italics. The list of respondents is included at the end of the summary.

1. Whatis Tigard’s primary market advantage within the state and region with
regard to attracting population and jobsg What do you feel are its greatest
assetse

Stakeholders consistently reported that Tigard's location is its primary assef,
particularly its proximity to I-5 and other major tfransportation corridors such as
Highway 217 and Highway 99W. Other factors frequently cited included Tigard’s
position relative to Portland, an educated, affluent population, and open spaces.
Four respondents mentioned that the size of Tigard and its suburban setting are
attractive. Other named assets include the variety of housing options, diversity of
office and industrial buildings and availability of land.

2. I'm going to read you a list of seven (7] items. From the list, please identify
Tigard's primary strengths as a place to do business.

The list below is organized in order of frequency of response, shown in parentheses.
¢ Proximity to |-5 and other fransportation corridors (11)
¢ Quality of life (10)

Available, skilled workforce (10)

Adequate public infrastructure (fransportation, utilities, etc.) (5)

Access to local markets and customers (5)

General business climate (4)

Interaction with firms in the same and/or related industries (2)

3. (Optional- for employers) Do you have plans to maintain or expand your business
in Tigard? If not, will you relocate within the region or elsewhere? Why or why
note

Most employers who were interviewed said they plan to maintain their current
location but are unlikely to expand. Two others said they hope to expand as the
economy improves. Reasons for not moving include preferred location, access, and
property ownership. One employer said a recent employee survey showed that
most of their employees live near the business. One business owner said they may
relocate when the current lease expires and relocate to a more thriving business
district.

4, What geographic area(s) do you think best define(s) Tigard's competitive market
region for commercial office, retail and indusfrial development?
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Most interviewees responded to this question by identifying areas in the City that are
thriving or successful employment districts. Four respondents felt that the Tigard
Triangle is a particularly competitive market area within the city, especially for
industrial and retail uses. One person felt strongly that the Triangle was not as
competitive as the Hunziker area. Washington Square and the surrounding area
were cited twice as being competitive for retail. Other areas mentioned by one
person included Oregon Business Park, PacCorp and the area between Highway
99W and Scholls Ferry Road.

5. The City is interested in redevelopment in its downtown and along the Highway
99W corridor, developing a mixed-use district in the friangle south of Highway
99W and north of Highway 217, and adding more neighborhood commercial
uses to meet local needs. Do you agree with these prioritiese Why or why not?g
Are there other areas or corridors the City should focus on?g

Most respondents agreed with these priorities, though several cautioned against
development that would compound existing transportation problems (particularly
along Highway 99W). There was support for revitalizihg downtown by adding new
businesses and destinations; including mixed uses, parks and housing that conftribute
to a unique identity for the City. There was also a good deal of support expressed
for improving the Triangle by adding services and diversifying the types of businesses
there with available land. Other ideas for focused efforts included the
Tiedeman/Greenburg areq, the area north of Highway 99W and in the Oak Street or
Locust Street areas by Washington Square.

6. What can Tigard do locally to complement the regional and state economy?

Several respondents felt that improvements to the fransportation network are
important to support the Tigard economy. This included improving conditions for
vehicle traffic, providing access to alternative transportation facilities such as bike
lanes and light rail, and working with regional agencies (e.g., JPACT) to solve
fransportation problems. Two respondents suggested that the City needs an
economic development department and/or active business recruitment by the
mayor, city manager and economic development staff. Other ideas included lower
taxes, incentives to start a business or re-locate in Tigard, and grants for small
businesses. Two respondents recommended confinuing to improve upon the current
level of service and responsiveness of City building and planning staff. One
suggested retaining large industrial fracts to attract potential employers.

7. What types of land and/or economic development actions or incentives are
most needed in the City to nurture job growth and private investment?

Respondents’ most common suggestion was for the City to improve infrastructure —
particularly transportation. Others suggested lowering taxes and strategically
reducing system development charges (SDCs) for small businesses or other potential
employers. Another suggested using enterprise zones or urban renewal areas o
capture future tax revenues. Two others emphasized the importance of diversifying
local businesses and professional services, particularly downtown,
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8. What actions should be taken by the City fo create a more balanced and
sustainable community?

Interview respondents had several ideas about how to create a balanced and
sustainable community. These include diversifying the types of business in the city,
adding more transportation options and creating mixed-use districts. Two people
said that the City needs to focus its efforts and build a distinct identity and greater
sense of community, including supporting local business and adding more
commercial services to residential areas. Others suggested creating affordable
housing and mixed-use districts near commuter rail and future light rail. Two
respondents noted that they thought the City is doing well with its current efforts.

9. Along those lines, the City wishes to better balance jobs and housing. What types
of housing do you think are most needed?

While three interviewees responded that the current mix of housing is adequate,
others suggested the need for a more diverse housing stock. Specific needs include
moderate to low-income housing in or near downtown and commercial services,
second-floor residential, condominiums and small lot or zero lot line homes. A few
respondents suggested siting mixed-income housing near transit routes.

10. What business clusters exist or should exist in Tigard? What can the City do to
build and strengthen these clusters?

Most interview respondents said that Tigard does not have business clusters other
than some collection of general services and industry. One identified a cluster of
finance and professional services. Several felt that Tigard has a good diversity of
businesses and does not need to build clusters. Others suggested that the City could
encourage clusters by recruiting a large company so that supporting organizations
follow, or by acquiring and consolidating large parcels to sell to a major employer.
One respondent recommended the City find a niche such as specialty medical,
technical or manufacturing that does not compete with existing retail
establishments including Washington Square.

11. What opportunities and challenges are there to expanding the traded sectorin
Tigard?e What goods and services could be produced locally rather than
imported, and what could be exported?

Most respondents did not have an answer for this question. One suggested that all
services are imported and another suggested polling the manufacturing sector to
identify existing goods and services offered in Tigard. Another interviewee pointed
out that there is a great deal of vacant Class A and B office and industrial space,
which is both a challenge and an opportunity for the City to attract new industry
and business.

12. Are there certain goods or services that you think are missing in the City of Tigard
today?
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Goods and services that interviewees said were missing from Tigard include
downtown grocery and retail, upscale restaurants and neighborhood commercial
services. Others suggested that Tigard needs light rail or bus rapid transit as well as
more parks and trails. One recommended that Tigard develop a unique identity
based on neighborhood and housing design in order to compete with the large
surrounding retail and cited Sierra Madre, CA as a successful example.

13. Is there anything else you'd like to add?

Interview respondents offered the following closing comments:

+ One person stated that he is frustrated with the lack of economic development
activity on the part of the City.

¢ Tigard has the opportunity to be a good example for a small city. Improve
transportation options and get people off the freeways while maintaining
mobility in and between towns.

¢ The City needs to be efficient to support businesses. Be prepared for the
economic upturn. Keep an eye on the planning department and have a
contingency plan to respond to an increase in business activity {e.g., hire
confractors or new staff).

s Be sure to "over-communicate” this and other City projects. Explore and use a
variety of communication mediq, including mail and social media.

o |tis great that the City is doing this type of outreach and planning.

o Tigard’s city council members toured Vancouver, BC a few years ago to look at
urban planning and fransportation issues. The trip, hosted by Meftro, was very
beneficial in generating ideas on how to meet these challenges.

List of Interviewees

1.

O N~ Dd

9.

Kirsten Alvares, Gerber Legendary Blades

Jonae Armstrong, Washington Square

Mark Ellsworth, Economic Revitalization Team
Donald Fox, Fox Chiropractic Clinic

Mike Marr, Tigard Central Business District

Debi Mollahan, Tigard Area Chamber of Commerce
Bonnie Nakashimada, George Fox University
Jonathan Schlueter, Westside Economic Alliance
George Spechft, Specht Properties

10. Eric Sporre, PACTrust/Oregon Business Park
11. Mike Stevensen, B&B Printing
12. Eric Turner, GVA/Kidder Matthews
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