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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 a land 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.

If you have questions about this notice, please contact DLCD’s Plan Amendment Specialist at 503-
934-0017 or plan.amendments@state.or.us

DLCD Contact

NOTICE OF ADOPTED CHANGE TO A
COMPREHENSIVE PLAN OR LAND USE REGULATION
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DLCD FORM 2 NOTICE OF ADOPTED CHANGE FOR DLCD USE 
 TO A COMPREHENSIVE PLAN OR File No.:        
 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
http://arcweb.sos.state.or.us/pages/rules/oars_600/oar_660/660_018.html
http://www.oregon.gov/LCD/Pages/forms.aspx
http://www.oregon.gov/LCD/Pages/forms.aspx
http://www.oregon.gov/LCD/Pages/forms.aspx
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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. 
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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 Oregon 
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 (Land Supply); 2) applying slope as a suitable constraint for properties currently 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 standards, to consider the Commission's recommendation on CPA 2015-00001, 
hear public testimony, and apply applicable decision-making criteria; and 

WHEREAS, on March 24,2015 the Tigard City Council adopted CPA 2015-00001 pursuant 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 record which is 
incorporated herein by reference and is contained in land use file CPA 2015-00001. 

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

SECTION 1: 

SECTION 2: 

SECTION 3: 

Tigard Comprehensive Plan is amended to include new text as shown in Exhibit A. 

Tigard City Council adopts the findings and conclusions contained in Exhibit B in 
support of the Council's action and to be the legislative basis for this ordinance. 

Tigard City Council amends the Tigard 2011 Economic Opportunities 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 -)1~5 // IJbstrrf(in,'d.tr) vote of all Council members present after being 
read by ntknber and title only, this 24th day of March, 2015. 

APPROVED: By Tigard City Council this 24d1 day of March, 2015. 

Approved as to form: 

dltJt._ 
City Attorney 

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 2S101001100, may be constrained for some industrial uses that 
would require large-footprint buildings. In addition, all 1.2 acres of TL 2S101DC04100 and .21 acres 
of contiguous TL 2S101DD00700 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 Land 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. 
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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 Ill. BACKGROUND INFORMATION 

Project History 
Trammell Crow and the Fields Estate are moving forward with development plans for a portion of the 42 
acres of property along Wall Street in Tigard's Hunziker Industrial Core. The portion of the Fields Industrial 
Property 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 footprint industrial 
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 manufacturing 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 2011 Economio· Opportunities A na!Jsis 
(Tigard 2011 BOA ) which was developed in compliance with OAR 660 Division 9 (Statewide Planning Goal 
9: Economic Development as one of the required Periodic Review work 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 purpose of the Tigard 
2011 BOA 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 
ensure 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 BOA. 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) 

S'L\FF 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 2011 EOA will continue to meet the state requirements for an economic opportunities analysis and 
serve as a component of the Tigard Comprehensi?Je Pia11 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 Tigard's 2011 Economic Opportunities Analysis to : 

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

2) Apply slope as a suitability constraint for properties currently zoned industrial (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, mles, regulations, plans, and programs. 

SECTION IV. SUMMARY OF REPORT 
A ppiit:abie niteria, Commission findings and condusio11s 

• Tigard Community Development Code 
o Chapter 18.380 
o Chapter 18.390 

• Applicable Comprehensive Plan Policies 
o Chapter 1: Citizen Involvement 
o 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 
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SECTIONV. 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 IV 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 fmal 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; 
2. Any federal or state statutes or regulations found applicable; 
3. Any applicable Metro regulations; 
4. Any applicable comprehensive plan policies; and 
5. Any applicable provisions of the City's implementing ordinances. 

Findings: The Commission reviewed applicable Statewide Planning Goals, Metro Urban 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 fmds 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 (LCD C) 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. 
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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 course 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 
Comprehensive Plan goals or policies that might apply to the amendment. No additional provisions were 
identified. 

Chapter 1: Citizen Involvement 

Goal1.1 Provide citizens, affected agencies, and other 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 requirements 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 

Goal2.1 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 direction, comply with state and 
regional requirements, and serve its citizens' own interests. 

Findings: The proposed amendment refines the fmdings of the EOA in support 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 
Economic Opportunities 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 refmes the fmdings of the EOA in support of the general policy 
direction related to Tigard Comprehensive Plan Goal 9: Economic Development for the community. The 
Tigard 2011 Economic Opportunities Analysis compares projected demand to current supply of vacant 
employment and industrial lands to ensure the City's policies and implementing actions are sufficient to 
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preserve the needed 20-year supply of these vacant lands . The development of the Tigard 2011 EOA 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 
jurisdictions 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 urban level development in Metro-designated Centers and 
Corridors, 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 measures to ensure they are current 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 ensures 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 Oregon 
Administrative Rule 660-009, which governs economic development planning in the state and requires 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 

Goal9.1 Develop and maintain a strong, diversified, and sustainable local economy. 

Findings: The proposed amendment refmes the fmdings 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 scenario 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 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 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. 

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 regional 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 Areas . 
Title 4 also seeks to provide the benefits of "clustering" to those industries that operate more 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 
Communities. 

Metro staff has confumed 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 
Department of Land Conservation and Development staff. They were provided the opportunity 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 (CP A2015-00001) applies slope as a suitability factor for industrial uses 111 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 necessaq 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 flnds 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 Goall- 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 Goal2 - 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 IV 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 report; 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 currently 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 sufflcient 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 flnds 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 Department have had an opportunity to review this proposal and have no 
objections. 

CONCLUSION: Based on no comment from City staff, staff flnds 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 flnds 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 Comprehensin 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. 

APP Kenny Asher 
Community Development Director 
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