ORDINANCE NO. 6506

CDCA-004-25: LIMITED USES IN THE UC-MU URBAN CENTER - MIXED USE URBAN
DENSITY ZONE

AN ORDINANCE APPROVING AMENDMENTS TO SECTIONS OF THE HILLSBORO
COMMUNITY DEVELOPMENT CODE NO. 604, AS AMENDED, TO CLARIFY THAT
INDUSTRIAL SERVICES USES ARE NOT PERMITTED IN THE UC-MU URBAN
CENTER - MIXED USE URBAN DENSITY ZONE.

WHEREAS, Community Development Code (CDC) Ordinance 6094 was adopted by the
City Council on August 5, 2014 and took effect on September 4, 2014; and

WHEREAS, the Planning Division staff has committed to updating the CDC on a regular
basis o maintain it as current and to resolve issues as they arise; and

WHEREAS, Planning Division staff, having worked with the new CDC since Seplember
4, 2014, have idemtified a neaded clarification within the use table for the UC-MU zone: and

WHEREAS, the Planning Commission initiated the amendments on July 9, 2025 through
the approval of Order No, 8466; and

WHEREAS, the Planning Commission found that the proposed amendments are
“desirable, appropriate and proper” and recommended Citv Council approval on August 13,
2025, following a public hearing, through the approval of Order Mo, 8470; and,

WHEREAS, the City Council considered the Planning Commission’s recommendation al
their regular meeting on September 2, 2025, and adopted the findings of the Planning
Commission as its own in regard to this matter; and

WHEREAS, based on those fndings, the City Council hereby determines that the
proposal conforms to the Hillsboro Comprehensive Plan and the CDC; and

WHEREAS, the City of Hillshoro finds it to be in the public interest to preserve land
within the UC-MU zone for intended uses and as such, it 15 necessary that this Ordinance take
effect immediately.

NOW, THEREFORE, THE CITY OF HILLSBORO ORDAINS AS FOLLOWS:
Section 1. Pursuant to CDC Sections 12.70.060J and 12.80.140, the City Council

hereby approves amendments to sections of the CDC, as shown in Exhibit A attached to this
Ordinance; and

Page 1 of 2
Order No. 6506



Section 2. The City Council approval is based on the amendments set forth in Exhibit
A, with language 1w be added shown as underlined text and language (o be deleted shown as
overstruck text, and the hindings in Exhibil B of this Ordinance.

Section 3. Except as herein amended, CDC Ordinance No, 6094, as amended, shall
remain in full force and effect.

Section 4. Based on the need o preserve land within the UC-MU zone for
ntended uses, an emergency is declared and this ordinance shall take effect immediately
upon its passage and approval by the Mayor,

Approval by the Council on this 2™ day of September, 2023,

Approved by the Mayvor this 2™ day of Sepiember, 2023,

Beach Pace, Mayor

A

ATTEST: _| A A X e
Aubrey Minear) Deputy City Recorder
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EXHIBIT A

CDCA-004-25 Limitad Usas in the UC-MU Urban Center - Mixed Use Urban Density
Zona

DRAFT AMENDMEMT LANGUAGE

Language proposed to be added shown in underfined ifalic typeface.
Language proposed to be deleted shown in strikethrough-typeface,

Explanatory comments included in grey boxes are not included in amendments.

12.24.630 Uses. Table 12.24.630-1 lists Uses Permitted, Conditionally Permitted, Limited or Not
Permitted in the UC-MU zone.

Table 12.24.630-1:
Use Categories in the UC-MU Zone

Use | Status | Clarifications
Residential Use Categories =
Household Living P See Housing Types Table 12 24 620-1.
:’ermi“tted for pem with disabilities with Director’s
nierpretatlon of i
Group Living LiC Suhszclimﬂ.m.ﬂﬁﬂjj;}a:?ﬁ ﬂﬁ“ﬂfﬂmﬁmm
Conditional Use approval.
Residential Service '
Residential Business F
Commercial Use Categories
Commercial Lodging 5
_E_?Tmercl-a] Recreation PN Indoor uses permitted; outdoor uses not permitied.
Commercial Parking Lic F;;F;Tm*:'l:“‘sfﬂ“i‘;ﬂ g;’aﬂmml and subject (o
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Use _H_T!:'utu

Clarifications

Durable Goods Sales LC

Lormined with Comditional Use [ With no poetion of the
use [y wbe located < 800 feet from a LET ar HCT statlon;

Eating and Drinking Establishments P

Educational Services P

Office L

Subject to limitations in Section 12.24.650. Psilocybin
facilities permitted, subject to additional standards in
Section 12.40.213.

Retall Products and Services BLMN

Lises to be located only on the first or second floors.
Amnimal service facilites subject o additonal standards in
Sectton 12401100

Day care facilities permitted subject to additional standards
in Section 12.40.150. Minor assembly facilities subject to
additional standards in Section 12.40.210. Retail sales of
marijuana nod permitied.

Self-Service Storage L

Mo portlon of the use shall be located < 800 feet of a LRT
or HCT station.

Individual unit entrances shall not be located on any fagade
facing a public street, public park, or designated open
space.

Vehicle Service and Repair N

Industrial Use Categories - Only C ries Listed Below Permitted

Indusirbal-Serves B

L2

Manufacturing and Production L/N

Subject to limitations in Section 12.24.650. Marijuana
production and processing facilities not permiited.

Institutional Use Categories

Permitted with Conditional Use approval and subject 1o

Colleges and Universities €| additional standards in Section 12.40.210,
| Emergency shelters are permitted subject to additional

Community Services L'P standards in Section 12,40.107; all other uses are

permitted.
Dwetention Facilities K

Permitted with Conditional Use approval and limited in
Hpaplals eL size to 100 or less inpatient beds.

Maximum facility size 50,000 sq. ft. GFA; subject to
Major Assembly Facllitles L additional standards in Section 12.40.210.
Schools C Permitted with Conditional Use approval and subject to

additional standards in Sectlon 12.40.210.

Infrastructure and Utilities Use Categories
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Usge Status | Clarifications
Aviation Uses N N
Permitted with Conditional Use appeoval, Cemeterles
Parks and Upen Space C subject to additlonal standards in Section 12.40.140.
Fublic Safery Facilities C Permined with Conditional Use approval,
Surface Alternative Transportation P
Facilities
Permitted with Conditional Use approval and subject o
Telecommunications Fcilifles £ additional standards in Section 12.40.240.
With no equipment storage: subject o additional standards |
Utilitv Facilities 1 in Section 12,40.260.
e e : Mo portion of the use o be located < B0O feet from a LET
ar HCT station.

(F) Permitted {C) Conditional (L) Limited (M) Mot Parmitted

12.24.640

Accessory Uses Permitted by Right.

A Accessory Uses to Residential Primary Uses

[ 5y

Accessory Structures. Accessory structures as defined in Section 12.01.500 are permitted
subject to additional requirements in Section 12.40,104,

Certified or Registered Family Child Care Homes and Residential Homes. Certified or
registered family child care homes as defined in ORS 3294 are permitted; and certified or
registered residential homes as defined in ORS 443 are also permitied.

Household Energy Production Facilities. Household energy production facilities are defined in
Section 12.01.500, and are permitted subject 10 issuance of necessary and appropriate Federal,
State and local permits, and maintenance in good condition.

Amateur or "Ham” Radio Facilities. Amateur or "ham” radio facilities are permitted subject to
issuance of necessary and appropriate Federal, State and local permits.

Horticulwral Activities. Horticultural activities as defined in Section 12.01.500 are permitted.
excluding commercial bulldings or structures.

Home Occupations. Home accupations are defined in Section 12.01.500, and are permitted in
all housing types subject to additional requirements in Section 12.40.170.

B. Accessory Uses to Non-Residential Primary Uses. Accessory uses vary based on the use categories

oo

tained in Subchapter 12.10. Accessory uses are permitted in conjunction with the primary use

on the site and subject to the same regulations as the primary use unless stated otherwise in this
Code, In addition to the standards in Subchapter 12.50, non-residential accessory uses in the UC-
MU zone are also subject to the Amberglen Plan District requirements in Subchapter 12.64. (Ord.
G401 51, 2022, Ord. 63235 1, 2019; Ond, 6120 5 1. 2015)
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12.24.650 Special Provisions Regarding Uses.

A. Commercial Parking Facilities.

1. Commerclal parking facilittes shall be located In structures contalning at least 1 level of
parking spaces in a permanent structure constructed above or below grade level.

2. Commercial parking facilities shall comply with all applicable provisions of Sections
12.64.300 and 12.64.8300.

3. Commercial parking facilities within the Retail Focus Frontage area shown on Figure
12.64.640-A shall comply with all applicable provisions of Sections 12.64 360 and 12.64 850,

B. Office. Structures containing office uses and located on land to be included in the Central Park,
but not yet included in the park, may continue to be used for office uses until the lands designated
far the Central Park are acquired or dedicated for that use.

C. Manufacturing and Production s

1. Manufacturing and production uses are limited to operations with an expected employment level
of at least one person per 300 sq. fi. of gross Moor area in the primary structure,

2. Truck shipments to or from the site by trucks with a gross vehicle weight of 25,000 Ihs, are
limited to one per day on average,
3. Outdoor storage of materials, supplies, inventory, equipment, or other items is not parmitted.

4. Truck loading facilities shall net be located on any lagade of the building facing a public street,
public park, or designated open space. (Ord. 6401 § 1, 2022; Ord. 6322 § 1, 2019)
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Exhibit B
Findings of Fact
Case File CDCA-004-25 Limited Uses in the UC-MU Zone

L BACKGROUND INFORMATION

These findings and concluslons are associated with Case File CDCA-004-25 Limited
Uses in the UC-MU Zone legislative text amendments to the Community Development
Code (CDC), Ordinance No. 6094, as amended.

These text amendments clarify language in the 12,24 630 Use table to remove the
reference to limited uses for Industrial Services as they are not permitted in the zone.

The proposed text amendments would affect the following subchapters of the CDC:
o 1224600 UC-MU LUrban Center Mixed-Use Urban Density
I. PROCEDURAL REQUIREMENTS

The proposed amendments were initiated through approval of the Planning Commission
Order No. 8470 on July 9, 2025. A public hearing is being held on August 13, 2025,
Motlce of the public hearing was published in the July 24, 2025 and July 31, 2025
editions of the Hillshoro News-Times, a newspaper of general circulation as required in
CDC Section 12.70.080.,

IlI.  APPLICABLE APPROVAL CRITERIA

CDC Section 12.80.140.1 specifies the approval criteria for a proposed text amendment.
The applicable criterla are as follows:

D Approval Criteria. In order fo approve & Text Amendment application, the Review
Authority shall make findings of fact, based on evidence provided, thai the following
criteria are satisffod:

L. The CDCA addresses an issue or issues of concern on a variety of praperties or
conditions, amd is mot intended to resolve a property-specific or condition-specific
sitvaiion,

Finding: This CDCA will resolve an incorrect reference to limited uses within the UC-
MU zone and will apply across the zone. It is not property-specific, This criterion is met.
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2. The CDCA Is consistent with relevant geals and policies of the Hillshore
Comprehensive Plan, any applicable Community Plans, and with che provisions of this
Code;

Finding: There are no Community Plans applicable to these amendments. The
amendment is narrow in scope and is intended 1o correct a reference in the use table for
one zone. The intended purpose of the zone is consistent with the Comprehensive Plan
and this amendment will be consistent with that purpose. This criterion is met.

A% described in the Procedural Requirements section of these findings, the proposed
amendments were initiated by the Flanning Commission; notice was provided to the
Department of Land Conservation and Development (DLCD) and to the public, and a
public hearing was lield (o receive lestimeny. The procedural requirements of CDC
Section 12.70,06{) have therefore been met.

4 The COCA s consisternt with relevamt provisions of the Merro Urban Groweh
Management Functional Plan;

Finding: The Metro Urban Growth Management Functional Plan Includes sections on
such topics as Housing Capacity, Housing Choice, Parking, Natre, Water Quality and
Employment Areas, The proposed amendments are meant to clarify a use that Is not
permitted within the UC-MU zone which is a mixed-use zone allowing residential and
“complementary office and retail uses, and similar”, Industrial service uses are listed as
limited and make reference to CDC Section 12.24.650. However, there is no additional
information within that section o provide further direction on limitations and industrial
uses are nol “complementary office and retail uses, and similar”. This amendment will
align the code with staff" s current interpretation of the use table and preserve existing
allowahle uses within the zone including housing and employment uses, This criterion is
meL

4. The COCA is consistent with relevant provisions of the Statewide Planning Goals, the
Clregon Administrative Rules [OAR), and State statites.

Finding: Oregon Revised Statutes (ORS) 197610 — 197.651 and Uregon Administrative
Rule (DAR) 660-018 list requirements for “Post-Acknowledgement [Plan|
Amendments,” also known as PAPAs, Their requirements are reflected in CDC Section
12.70.060 regarding the Type I'V process, and Section 12.80.140 Text Amendment
applications. As described earlier, the amendments meet the internal procedural
requirements of the CDC and therefore meet these state regulations. This criterion is met.

&5 The CDCA s deemed by the Review Authority to be desirable, appropriate and proper.

Finding: This amendment is meant to clarify an Interpretation of the uses allowed within
the UC-MU zone, The amendment will ensure that the uses intended for the UC-MLI
zone are preserved and continue to meet the purpose of the zone. For the reasons stated
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above the amendments are desirable. appropriate, and proper and therefore, this critesion
is met.

IV. TESTIMONY FROM PARTIES

As of the writing of this repor, staff has recelved no testimony on the subject of the
proposed Text Amendment.

V. ADDITIONAL MATERIALS CITED BY REFERENCE AND INCLUDED BY
REFERENCE IN FINDINGS

The Staff Repon dated August 6, 2025 was available seven days prior to the public
hearing in compliance with State law and the CDC, The staff report and attachments are
included as findings to the decision.
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