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Theodore R. Kulongoski, Governor 


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


Salem, Oregon 97301-2540
Phone: (503) 373-0050


Fax: (503) 378-5518
www.oregon.gov/LCD


TO: Land Conservation and Development Commission 


FROM: Bill Holmstrom AICP, Transportation Planner 


SUBJECT: Agenda Item 12, October 1-2, 2009, LCDC Meeting 


BACKGROUND INFORMATION ON THE DOWNTOWN HILLSBORO 
TGM CODE ASSISTANCE PROJECT 


I. PROJECT BACKGROUND 


Downtown is the historic heart of Hillsboro, and is poised for dramatic growth in the near future.  
The city has high expectations for its emergence as a designated Regional Center containing a 
rich mix of housing, employment, cultural attractions, and retail services.  The city intends to 
protect and enhance the qualities that distinguish the downtown area, including its traditional 
Main Street retail district, surrounding historic neighborhoods, landmark buildings, and other 
features. 
 
The city has recently begun a Downtown Community Plan process to establish a framework for 
future downtown growth, and to provide direction regarding public and private actions necessary 
to assure that growth will strengthen the City Center.  One of the key components of the city’s 
work is to revise its development code within the downtown area.  Revising the city’s 
development code in order to make downtown more transit-supportive and pedestrian-friendly 
was a key recommendation of two recent studies: the Downtown Parking Solutions project 
(funded by ODOT) and the Downtown Renaissance project (funded by DLCD). 


II. PROJECT ACTIONS 


The project included an evaluation of the city’s current land development regulations resulting in 
an illustrated code audit.  The code audit emphasized opportunities to leverage the region’s 
transit investments, strengthen the commercial core, facilitate the transitions between mixed-use 
commercial areas and surrounding residential neighborhoods, and streamline development 
review procedures.  The code audit explored opportunities for innovative methodologies, such as 
form-based codes and transfer-of-development rights (TDR) programs.  The code audit included 
recommendations for architectural design standards or guidelines. 
 
After the code audit, the city chose to implement a new map-based zone across the entire 
downtown, encompassing all three existing downtown zones.  The project developed code text 
that will meet the goals of the program and the city by encouraging compact development.  The 
city is working with Metro to develop a series of maps which will work in concert with the text 
to implement the development regulations for downtown Hillsboro.  The city is simultaneously 
revising their city-wide development code.  The code text developed by the project was designed 
to fit within the city’s updated development code upon adoption. 
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T R I M E T


METRO


Potential Metro 2040 Regional Center 
designation for Tanasbourne/AmberGlen


Potential extension of a High Capacity Transit Line along 
NW 194th Avenue with service to Tanasbourne/AmberGlen


The Metro 2040 Growth Concept 
was adopted in the Region 2040 
planning and public involvement 
process in December 1995. The 
Growth Concept defines the form 
of regional growth and develop-
ment for the Portland metropolitan 
region. The concept is intended to 
provide long-term management of 
the region.


Metro adopts 2040 
Growth Concept


1995
MAX Westside 
Light Rail Opens


1998


 


Planning for a light rail system on Portland’s 
west side began in 1979. In 1989, the local 
jurisdictions asked to add an extension to the 
Westside project to extend the line to Hillsboro 
due to rapid development. Environmental 
studies for this 6.2-mile addition, mostly located 
on an abandoned rail right-of-way, progressed 
rapidly, and in 1994, Hillsboro became the 
western terminus of the Westside project. The 
Westside MAX line connecting Hillsboro to 
Portland opened in September, 1998.


 


Feb 17, 2009
City Council/Planning Commission Work Session


The Concept Plan is the product of the initial phase of planning, intended to establish the 
vision to compel and guide the project through the Implementation Process...


N E X T  S T E P S
L A N  I M P L E M E N TAT I O NP L


The City of Hillsboro in partnership with stakeholders is preparing an 
AmberGlen Community Plan for inclusion in the City’s Comprehensive Plan. 
Adoption of the area plan establishes the regulatory framework required to:


     Amend land use regulations for higher intensity uses and densities 


     Implement capital improvement projects 


     Pursue funding mechanisims (tax increment financing, SDC’s, & others)


The following implementation tasks will be addressed in  following months 
during the  AmberGlen Community Plan process:


     Assess Market Feasibility


     Establish Phasing Strategy


     Refine Development Plan


     Analyze Transportation System;
     Identify projects/funding


     Create Memorandum of Understanding


     Analyze feasibility of Urban Renewal District


     Develop AmberGlen Community Plan


     Adopt AmberGlen Community Plan 
     as part of the Comprehensive Plan


AmberGlen Community Plan


Fall 2009
Adopt Community Plan


2010
Adopt Zoning/Development Standards


2010 - 2011
Establish Public Funding Mechanisms


PARKS/OPEN SPACE/
REGULATED RESOURCE


Current Plans/Zoning: Tanasbourne Town Center, 
Station Community Campus Areas (OHSU/AmberGlen) 


Tanasbourne/AmberGlen  Planning Areas
Aerial Photo, 2005


Land Use Development Plan
OHSU AmberGlen Concept Plan, 2007


SCBP
AmberGlen


Business Center


SCRP
Oregon Health


Sciences University


OHSU/
AmberGlen
Plan Area


Tanasbourne
Town Center


City of Hillsboro adopts Tanasbourne Town 
Center Plan (1999) and designates Mixed 
Use Commercial zones (2004) to direct 
new mixed-use growth in support of Metro 
2040 Growth Concept goals and alloca- 
tions for housing and jobs.


Zoning supports existing “campus” uses and is intended to foster transit-oriented, 
pedestrian-sensitive, and auto-accomodating development. AmberGlen Business 
Center is designation: Station Community Business Park (SCBP). Oregon Health 
Sciences University designation: Station Community Research Park (SCRP). 


     


Birtcher Development & Investments and State Farm 
Insurance, in a development agreement with 
Amberjack, break ground on the AmberGlen Business 
Center.  The master plan identifies a multi-tenant, 26 
building, 1.25 million square-foot research and 
development facility on 217 acres adjacent to OHSU.


 


 


Refinement of the Development Plan 
concept was initiated by motivated 
property owners to compare the physical 
Concept Plan against existing property 
holdings.  Additional refinement to 
address public and private objectives 
will will be accomplished during the 
Community Plan process .


AmberGlen Business
Center breaks ground


Standard Insurance 
creates “Tanasbourne”


1991


City adopts Station Community Plans and  
Campus Zones for OHSU/AmberGlen


1996Early 1980’s


Standard Insurance begins development of 850 acres, 
the initial phase of the masterplan for “Tanasbourne.”  It 
was to become one of the region’s largest, horizontal 
mixed-use developments.


2006 / 2007


City adopts Tanasbourne 
Town Center Plan & Zones


1999 / 2004


Rock Creek Trail construction in 1998 
begins the City’s ongoing investment in 
parks and open spaces. With additional 
funds from Metro, 1.5 miles of paved 
nature trail connects residential, commer- 
cial and industrial neighborhoods. 


City initiates Parks & 
Open Space Investments


1998


City completes Concept Plan for 
OHSU/AmberGlen area


The City of Hillsboro initiated the OHSU/AmberGlen Concept Plan in 
2006 to achieve higher levels of density close to major employers; 
provide high quality amenities & a pedestrian oriented, urban 
environment; support regional transportation infrastructure; and to 
transform all of Tanasbourne to a major regional activity center.  
Completed in 2007, the Concept Plan was a collaborative effort 
between property owners, Tanasbourne area stakeholders and City, 
County, Metro and State officials.


The Concept Plan identifies a vision, guiding principles, development 
program and implementation tools for creating a vibrant, intensive 
mixed-use development.  The center is  close to major employers, the 
dynamic Tanasbourne Town Center, and regional transportation 
including  Highway 26 and the Westside Light Rail.  The complete, urban 
community is envisioned to be a regional landmark and model of urban 
sustainability.  


Preferred Alternative Draft Map
WRG/Stakeholders, 2007
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