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I. APPLICANT’S TEAM 
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Vancouver, WA  98660 
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 Philip@killianpacific.com 
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II.  INTRODUCTION 

This proposal has been initiated by Killian Pacific, a community-based and family-owned local 
commercial real-estate development and investment company located in the 
Portland/Vancouver metropolitan area.  Killian Pacific has offered to partner with the City of 
Tigard to complete amendments to the parking code (Community Development Code Section 
18.765) in order to facilitate development and redevelopment opportunities, specifically within 
commercial and mixed use zoning designated areas.  The current minimum parking standards 
for commercial retail uses are above standards typically used and successful for many 
Portland/Vancouver suburban jurisdictions.  Moreover, excessive parking minimums are 
contributing to vacant tenant spaces at existing properties and which limits economic 
development opportunities.  

 

III. EXECUTIVE SUMMARY  

 

Tigard’s current minimum parking standards reflect a regulation imposed by Metro in 1997 that 
set an upper limit on the minimum number of parking spaces a city could allow -- i.e., a 
“maximum minimum.”  Cities were allowed to require less parking than the maximum set by 
Metro, but many jurisdictions, including Tigard, adopted the maximum parking allowed by Metro.  
Since then, several jurisdictions have reduced the minimum parking standards below the limit 
set by Metro.  See Exhibit A.   

Since 1997, we have learned that an unintended consequence of Tigard’s parking minimums is 
that some existing structures cannot be occupied by desirable uses because the existing 
parking is insufficient to meet the code.  The problem is particularly acute in multi-tenant or 
mixed use developments.  An example of an existing development that must keep tenant 
spaces vacant, despite tenant interest, is Nimbus Center (10115 SW Nimbus Avenue, Tigard).  
It is noteworthy that this development is not chronically under-parked (meaning the parking lot is 
rarely near or at capacity)  Instead, there is adequate parking for the existing tenants and vacant 
storefronts; the only parking deficiency is “on paper.” 

City staff and property owners that are unable to fully tenant existing developments due to the 
parking standards have met multiple times over the years to discuss the parking-related 
impediments to economic development.  The solution that has been identified is to reduce some 
of Tigard’s minimum parking standards.  Staff is supportive of evaluating and reducing some of 
the minimum parking standards, but due to budgetary and staffing constraints, is unable to 
initiate the needed amendments.  Killian Pacific has volunteered to lead and pay for much of the 
costs related to the text amendment process so that the economic development opportunities 
that are currently limited by parking standards can be realized. 

Exhibit C includes the proposed code amendments, with deleted language shown in 
strikethrough, and new language in bold and double-underline.  The entirety of Chapter 
18.765, Off-Street Parking and Loading Requirements, is included in Exhibit C.  The requested 
amendments to the minimum parking requirements in Table 18.765.2 include: 
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 Reducing the minimum number parking spaces for fast food restaurants, a sub-category 
of Eating and Drinking Establishments, from 9.9 per 1,000 sf to 6.0 per 1,000 sf. 

 Codifying the City’s long-standing interpretation that “fast food” includes Eating and 
Drinking Establishments that offer counter-service and are primarily take-out, which may 
or may not have a drive-through or sit down seating.  Examples include Subway, 
Starbucks or Chipotle. 

 Reducing the minimum number parking spaces for all other Eating and Drinking 
Establishments (i.e., sit down restaurants), from 15.3 per 1,000 sf to 8.0 per 1,000 sf. 

 Reducing the minimum number parking spaces for Sales-Oriented uses (i.e., retail) from 
3.7 per 1,000 sf to 3.0 per 1,000 sf. 

 Reducing the minimum number parking spaces for a bank with drive in, a sub-category 
of Personal Services, from 4.3 per 1,000 sf to 2.7 per 1,000 sf.  The 2.7 spaces per 
1,000 sf ratio is the current parking requirement for general office uses, which is not 
proposed to be changed. 

The final requested amendment is a modification to the City’s existing methodology in TDC 
18.765.030(D) for how the parking standards apply to mixed-use or multiple tenant projects.  
The percentages of required parking are modified, and a fourth category of uses is introduced. 

Rather than proposing across-the-board revisions to Tigard’s parking standards, the 
recommended revisions are the result of extensive research of how other cities regulate 
parking (Exhibit A) and analysis of the parking ratios of existing successful developments 
across the region (Exhibit B). 

Exhibit D includes a list of properties that the City has identified as having potential parking 
challenges.  Based upon Killian Pacific’s analysis, many of the properties listed have unique, 
property-specific issues, such as compromised or unusable parking spaces or likely non-
conforming uses.  The proposed amendments will not “legalize” the most severely under-parked 
properties, which was intentional.  The most under-parked developments are not a model that 
should be replicated elsewhere in the City, so we intentionally avoided suggesting parking 
standards that would result in an undesirable supply of parking. 

 

IV. APPLICABLE STATEWIDE LAND USE PLANNING FRAMEWORK AND GOALS 

 

GOAL 1: CITIZEN INVOLVEMENT 

To develop a citizen involvement program that insures the opportunity for citizens to be 
involved in all phases of the planning process. 

Response:  The proposed text amendment is subject to a Type IV legislative process, which 
requires two hearings—one before the Planning Commission and one before the 
City Council.  Per the notification requirements outlined in the Tigard 
Development Code Section 18.390.060(D), the notice of hearings shall be sent to 
any City-recognized groups and the scheduled hearings date shall be posted in a 
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newspaper of general circulation in the City at least 10 business days prior to the 
public hearing.  Any interested parties will then have the opportunity to address 
the Commission or Council at the time of the public hearing.  These opportunities 
for citizen involvement insure that any interested citizen is entitled to present 
evidence to either support or deny a legislative text amendment.    

GOAL 2: LAND USE PLANNING 

To establish a land use planning process and policy framework as a basis for all 
decisions and actions related to use of land and to assure an adequate factual base for 
such decisions and actions. 

Response:  The proposed text amendment to the minimum parking requirements within the 
City of Tigard is subject to a Type IV legislative approvals process.  Type IV text 
amendments must address applicable provisions within the Statewide Planning 
Goals and Guidelines adopted under ORS Chapter 197, any applicable Metro 
regulations, City of Tigard Comprehensive Plan policies, and any applicable 
provisions of the City’s implementing ordinances.  Response to each pertinent 
provision is provided within this narrative to serve as an adequate factual base 
for both Planning Commission and City Council determination.    

GOAL 6: AIR, WATER AND LAND RESOURCES QUALITY 

To maintain and improve the quality of the air, water and land resources of the state. 

Response:  The request to reduce the required minimum parking requirements for some 
commercial uses within the City of Tigard represents a more efficient use of land 
resources.  For example, had Killian Pacific’s Grand Central project in Vancouver 
been developed in accordance with Tigard’s parking standards, 300 more 
parking stalls would have been required, which translates into approximately 3 
acres of additional land needed for the project.  See Exhibit B.  As observed 
throughout various Oregon jurisdictions, anti-urban sprawl efforts are directly 
related to automobile and parking considerations.  By reducing the amount of 
land devoted to impervious parking area, that land will be available for added 
development or landscaping, contributing to either greater commercial density or 
pervious surfacing for water quantity and quality processing, which will work to 
improve the quality of water resources.  Also, by creating greater density where 
existing urban infrastructure is in place, this will limit the extension of utilities and 
roads to the urban fringe, which is costlier and a greater strain on the 
infrastructure grid.  Finally, by creating opportunities for more dense areas, 
people will inevitably walk more, reduce their vehicle trips and miles traveled, 
which will improve the quality of air resources of the state.   
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GOAL 9: ECONOMIC DEVELOPMENT 

OAR 660-015-015-0000(9)  

To provide adequate opportunities throughout the state for a variety of economic 
activities vital to the health, welfare, and prosperity of Oregon's citizens. 

Guidelines 

A.  Planning 

3. Plans should designate the type and level of public facilities and services 
appropriate to support the degree of economic development being 
proposed. 

Response:  The proposed text amendment to the minimum parking standard will better 
support commercial and mixed-use development, while also removing obstacles 
to re-tenanting existing but vacant properties.  This will provide the City a 
mechanism to more efficiently meet their employment land needs utilizing 
existing zoning within the Urban Growth Boundary (UGB).  In addition, the 
proposed changes will facilitate new businesses in Tigard, and thus bolster local 
jobs and tax basis.   

 

 The proposed text amendment does not change the zoning designation of any 
land, or otherwise diminish the City’s ability to meet its economic development 
objectives, including but not limited to providing adequate sites and facilities for 
employment purposes, so the Goal 9 rules are not applicable to this application.  
OAR 660-0090-0010(4).      

 

GOAL 11: PUBLIC FACILITIES AND SERVICES 

OAR 660-015-0000(11) 

To plan and develop a timely, orderly and efficient arrangement of public facilities and 
services to serve as a framework for urban and rural development. 

Response:  Minimum parking requirements are not considered a Public Facility and Service, 
so Goal 11 is not applicable.  Nonetheless, minimum parking requirements may 
impact the timely, orderly and efficient arrangement of commercial and mixed-
use development within an urban/semi-urban context.  As such, the text 
amendment, as proposed, would provide a more efficient allocation of resources 
to balance economic development with infrastructure needs. By reducing parking 
requirements to more closely match the needs of the community, we provide the 
opportunity to fully utilize built but partially vacant structures (and therefore avoid 
urban blight), increase density within existing developments, redevelop areas 
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and develop greenfield sites in a more efficient manner. This in turn results in the 
City’s increased ability to provide for the long-term maintenance and 
development of infrastructure within the City. 

 

 

GOAL 12: TRANSPORTATION 

OAR 660-015-0000(12) 

To provide and encourage a safe, convenient and economic transportation system. 

Response:  The request to reduce the minimum parking standards for the City of Tigard will 
contribute to a safer, more convenient and economically efficient transportation 
system both within the area proposed for development/redevelopment and the 
larger regional system.  A reduction in the parking requirement will likely lead to 
utilization of the existing zoned capacity (i.e., partially vacant structures will be 
occupied) and will likely put less strain on the transportation network through the 
reduction of sprawl associated with lower density development as well as through 
supporting transit opportunities.  The proposed amendment will not significantly 
affect a transportation facility, so the Transportation Planning Rule (“TPR”) does 
not apply.  Nonetheless, the proposed amendment will advance the goals of the 
TPR, which includes encouraging the reduction in parking standards.  OAR 660-
12-0045(5)(c). 

 

GOAL 13: ENERGY CONSERVATION 

OAR 660-015-0000(13) 

To conserve energy. 

Land and uses developed on the land shall be managed and controlled so as to maximize 
the conservation of all forms of energy, based upon sound economic principles. 

Response:  The proposed text amendment will support a more efficient use of the existing 
land within the City and UGB because additional land is not occupied by 
unneeded excess parking.  As noted previously, this can have positive impacts 
throughout the community by reducing sprawl and providing more tax revenue to 
support maintenance and development of urban facilities. These outcomes will 
ultimately result in less energy expended within the transportation system, a 
more efficient urban infrastructure system and a more efficient pattern of 
development within the community. 
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GOAL 14: URBANIZATION 

OAR 660-015-0000(14) 

To provide for an orderly and efficient transition from rural to urban land use, to 
accommodate urban population and urban employment inside urban growth boundaries, 
to ensure efficient use of land, and to provide for livable communities. 

Response:  The proposed text amendment will result in the ability to fully utilize existing 
developments, redevelop underutilized centers and develop already served and 
zoned development-ready areas more efficiently. These outcomes will assist the 
City with providing for the employment needs of the community by first focusing 
on existing commercial, mixed use and employment land within the community. 
As noted previously, this will allow the community to provide urban services more 
efficiently and will reduce the need to add additional land to the UGB to provide 
for the long term employment options of the community. 

V. APPLICABLE DEVELOPMENT CODE SECTIONS 

18.380-- ZONING MAP AND TEXT AMENDMENTS 

A. Purpose. The purpose of this chapter is to set forth the standards and process 
governing legislative and quasi-judicial amendments to this title and the zoning 
district map. These will be referred to as “zoning map and text amendments.” It is 
recognized that such amendments may be necessary from time to time to reflect 
changing community conditions, needs and desires; to correct mistakes; and/or 
to address changes in the law. 

Response: The applicant is aware of the purpose of the Zoning Map and Text Amendments 
provision. The proposed text amendment to the minimum off-street parking 
standards is subject to a Type IV legislative amendment.  This procedure 
requires public hearings by both the Planning Commission and City Council. 

18.380.020 Legislative Amendments to this 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 
18.390.060G. 

Response: The proposed text amendment to the minimum off-street parking standards is 
subject to a Type IV legislative amendment.  This procedure requires public 
hearings by both the Planning Commission and City Council. 

18.390.060 Type IV Procedure 

G.  Decision-making considerations. The recommendation by the Commission and 
the decision by the Council shall be based on consideration of the following 
factors: 
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1.  The Statewide Planning Goals and Guidelines adopted under Oregon 
Revised Statutes Chapter 197; 

Response: As provided in the responses included with this narrative, this request for a Type 
IV text amendment to the City of Tigard parking code does include the pertinent 
Statewide Planning Goals and Guidelines under ORS Chapter 197.  The relevant 
Statewide Planning Goals include: 

 Goal 1- Public Involvement;  

 Goal 2- Land Use Planning;  

 Goal 6- Air, Water, and Land Resources Quality;  

 Goal 9- Economic Development;  

 Goal 11- Public Facilities and Services;  

 Goal 12- Transportation;  

 Goal 13- Energy Conservation;  

 Goal 14- Urbanization 

2.  Any federal or state statutes or regulations found applicable; 

Response: There are no federal or state statutes found that are directly applicable to this 
application.   

3.  Any applicable METRO regulations; 

Response: Title 4 of Metro’s Regional Transportation Functional Plan (Metro 
Code (“MC”” 3.08.410) addresses Regional Parking Management, and sets forth 
both minimums and maximums for city and county parking ratios.  Metro 
establishes a “maximum minimum” parking standard, meaning that Metro’s 
minimum parking standards are the highest minimum parking standard that a city 
can require.  A city may elect to require a minimum parking standard than is less 
than Metro’s minimum standard.  In other words, Metro’s minimum parking 
standards are the ceiling for what a local government may require as the 
minimum parking standard.  The proposed text amendment reduces some of the 
City’s minimum parking standards, which is compliant with Metro’s 
Transportation Functional Plan and the Metro Code. 

 As noted in Table 3.08-3 of the Transportation Functional Plan and summarized 
in a parking table included as Exhibit A with this narrative application, Metro’s 
minimum parking requirements for uses associated with this text amendment are: 

 General Office—2.7/1,000 SF of gross leasable area (GLA) 

 Retail/Commercial, including shopping centers—4.1/1,000 SF GLA. 
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 Fast Food with drive thru—9.9/1,000 SF GLA 

 Other restaurants—15.3/1,000 SF GLA 

When Metro first adopted minimum and maximum parking standards in 1997, 
Tigard (like many other jurisdictions) adopted the highest minimum parking 
standard allowed by Metro.  In the intervening 15 years, some similar suburban 
Portland area jurisdictions have adopted lower parking minimum standards, 
which suggests that lower ratios are beneficial.  Our analysis of the actual 
parking standards utilized by successful commercial developments in the region 
demonstrate that the proposed parking standards are reasonable and contribute 
to a vibrant commercial use.  Exhibit B. 

4.  Any applicable comprehensive plan policies; and 

Response: As provided in the responses included with this narrative, this request for a Type 
IV text amendment to the City of Tigard parking code does include the pertinent 
comprehensive plan policies.  The relevant comprehensive plan policies include: 

 Goal 1- Public Involvement;  

 Goal 2- Land Use Planning;  

 Goal 6- Air, Water, and Land Resources Quality;  

 Goal 9.1, Policy 3 and Goal 9.3, Policies 2 & 3- Economic Development;  

 Goal 11- Public Facilities and Services;  

 Goal 12- Transportation;  

 Goal 13- Energy Conservation;  

 Goal 14- Urbanization 

5.  Any applicable provisions of the City's implementing ordinances. 

Response: As provided in the responses included with this narrative, this request for a Type 
IV text amendment to the City of Tigard parking code does include applicable 
provisions of the city’s implementing ordinances.  The applicable ordinances 
include TDC 18.380—Zoning Map & Text Amendments; Section 18.390—
Decision Making Procedures; and the proposed amendment to Section 18.765—
Off-Street Parking & Loading Requirements.  Responses to those provisions are 
provided in this narrative.   
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Chapter 18.765-- OFF-STREET PARKING AND LOADING REQUIREMENTS 

18.765.010 Purpose 

A.  Insure adequate vehicle parking. These parking requirements are intended to 
provide sufficient vehicle parking in close proximity to the various uses for 
residents, customers and employees, and to establish standards which will 
maintain the traffic carrying-capacity of nearby streets. 

Response: The applicant is aware of the purpose of the Off-Street Parking & Loading 
provision. The proposed text amendment to the minimum off-street parking 
standards would provide sufficient vehicle parking in close proximity to the 
various commercial and mixed uses affected by the text amendment.  The 
Applicant has provided a comparison of existing parking requirements throughout 
the metropolitan area as Exhibit A and examples of similar developments 
throughout the metropolitan area as Exhibit B. These examples demonstrate that 
it is feasible to amend the City’s code and still maintain vibrant commercial 
centers. The Applicant has also coordinated with City staff to identify existing 
centers within Tigard and analyze how those centers could be impacted by this 
request.  This information is included as Exhibit D.   

B.  Adequate capacity. These regulations are also intended to establish vehicle 
parking areas which have adequate capacity and which are appropriately located 
and designed to minimize any hazardous conditions on the site and at access 
points. 

Response: As supporting evidence provided with this application, there are multiple 
jurisdictions located within the Portland Metro area that provide lower minimum 
parking standards for commercial uses than those required under the City of 
Tigard CDC Section 18.765.   A comparative Minimum Parking Standards chart is 
provided with this application, under Exhibit A.  The proposed amendments to the 
minimum parking standards are consistent with the ratios at other successful 
commercial centers in the region, which demonstrates that the proposed 
standards will maintain adequate parking capacity.  Exhibit B.  The current 
standards require more capacity than is necessary, which is land intensive and 
results in some existing structures being partially vacant because minimum 
parking standards cannot be achieved.  This is an issue for multiple tenant 
buildings, particularly those constructed prior to the adoption of the minimum 
parking standards allowed by Metro’s Code. 

VI. CITY OF TIGARD COMPREHENSIVE PLAN (2007) 

APPLICABLE COMPREHENSIVE PLAN POLICIES 
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GOAL 1: CITIZEN INVOLVEMENT 
“To develop a citizen involvement program that ensures the opportunity for citizens to be 
involved in all phases of the planning process.” 

Response:  The proposed text amendment is subject to a Type IV legislative process, which 
requires two hearings—one before the Planning Commission and one before the 
City Council.  Per the notification requirements outlined in the Tigard 
Development Code Section 18.390.060(D), the notice of hearings shall be sent to 
any City-recognized groups and the scheduled hearings date shall be posted in a 
newspaper of general circulation in the City at least 10 business days prior to the 
public hearing.  Any interested parties will then have the opportunity to address 
the Commission or Council at the time of the public hearing.  These opportunities 
for citizen involvement insure that any interested citizen is entitled to present 
evidence to either support or deny a legislative text amendment.   

GOAL 2: LAND USE PLANNING 
“To establish a land use planning process and policy framework as a basis for all 
decisions and actions related to use of land and to assure an adequate factual base for 
such decisions and actions.” 

Response:  The proposed text amendment to the minimum parking requirements within the 
City of Tigard is subject to a Type IV legislative approvals process.  This proposal 
is consistent with the City’s land use program, does comply with state and 
regional requirements, and is in the citizens’ best interest.  The text amendment 
is responsive to community needs and will provide a form of economic 
development to spur both re-tenanting of existing commercial and mixed-use 
development, as well as future development.     As addressed in the 
Comprehensive Plan, “In the City’s downtown center, commercial corridors, 
regional center, and industrial areas, the Comprehensive Plan and implementing 
regulations will guide the development of vibrant and compact urban housing and 
employment/shopping areas.”  This goal for compact and vibrant development 
will be more efficiently achieved through the requested text amendment.  The 
current minimum parking requirement creates unneeded parking areas that limit 
additional development opportunity within an existing commercial node, which 
inevitably promotes further development at the city edges, contributing to sprawl 
and inefficient use of land resources.   

 
GOAL 6: AIR, WATER AND LAND RESOURCES QUALITY 

SECTION 3: LAND RESOURCES QUALITY 

“To maintain and improve the quality of the air, water, and land resources of the state.”  
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Response:  The request to reduce the required minimum parking requirements for 
commercial uses within the City of Tigard represents a more efficient use of land 
resources.  By reducing the amount of land devoted to impervious parking area, 
that land will be available for added development or landscaping, contributing to 
either greater commercial density or pervious surfacing for water quantity and 
quality processing, which will work to improve the quality of water resources.   
Also, by creating greater density where existing urban infrastructure is in place, 
this will limit the extension of utilities and roads to the urban fringe, which is 
costlier and a greater strain on the infrastructure grid.  Also, by creating more 
dense areas, people will inevitably walk more, reduce their vehicle trips and miles 
traveled, which will improve the quality of air resources of the state.   

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.”  

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

POLICIES: 

3.  The City’s land use and other regulatory practices shall be flexible and 
adaptive to promote economic development opportunities, provided that 
required infrastructure is made available. 

Response:  The applicant is requesting the proposed text amendment to provide parking 
regulations that are more supportive of current development needs and 
infrastructure devoted to vehicle parking.  This request will promote economic 
development opportunities, both for existing commercial and mixed-use 
properties, as well as future developments.  As a result of lower parking 
requirements is a more efficient use of the existing urban infrastructure.  

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

POLICIES: 

2.  The City shall adopt land use regulations and standards to ensure a well 
designed and attractive urban environment that supports/protects public 
and private sector investments. 

Response:  The existing minimum parking standards are undesirable for multi-tenant 
businesses because they require an over-supply of parking.  The applicant is 
requesting the proposed text amendment to provide adequate parking 
regulations that are more supportive of current development needs and 
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infrastructure devoted to vehicle parking.  This request, combined with the 
existing design standards, will ensure a well-designed and attractive urban 
environment that supports and protects public and private sector investments.   
As a result of lower parking requirements, more dense development will occur, 
which will create a more efficient use of the existing urban infrastructure as well 
as more vibrant commercial nodes that will likely bring added value to both public 
and private sector investments.   

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

Response:  This proposed text amendment will work to create more dense, vibrant 
commercial and mixed-use areas, which will make more efficient use of the 
existing infrastructure and create a greater sense of place both for the owners 
and operators and citizens of Tigard.  The proposed reduced minimum parking 
requirement is more sustainable, as it will focus more dense development within 
existing commercial and mixed-use designated areas, while limiting sprawl and 
infrastructure extension to the urban and semi-urban fringe.   

GOAL 11: PUBLIC FACILITIES AND SERVICES 

“To plan and develop a timely, orderly, and efficient arrangement of public facilities and 
services to serve as a framework for urban and rural development.”  

Response:   Minimum parking requirements are not considered a Public Facility and Service, 
so Goal 11 is not applicable.  Nonetheless, minimum parking requirements may 
impact the timely, orderly and efficient arrangement of commercial and mixed-
use development within an urban/semi-urban context.  As such, the text 
amendment, as proposed, would provide a more efficient allocation of resources 
to balance economic development with infrastructure needs. By reducing parking 
requirements to more closely match the needs of the community, we provide the 
opportunity to increase density within existing developments, redevelop areas 
and develop greenfield sites in a more efficient manner. This in turn results in the 
City’s increased ability to provide for the long-term maintenance and 
development of infrastructure within the City. 

GOAL 12: TRANSPORTATION 

“Transportation which requires local jurisdictions ‘to provide and encourage a safe, 
convenient, and economic transportation system.”  
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Response:  The request to reduce the minimum parking standards for the City of Tigard will 
contribute to a safer, more convenient and economically efficient transportation 
system both within the area proposed for development/redevelopment and the 
larger regional system.  A reduction in the parking requirement will likely lead to 
higher density development that will likely put less strain on the transportation 
network through the reduction of sprawl associated with lower density 
development as well as through supporting transit opportunities. 

GOAL 14:  URBANIZATION 

“To provide for an orderly and efficient transition from rural to urban land use, to 
accommodate urban population and urban employment inside urban growth boundaries, 
to ensure efficient use of land, and to provide for livable communities.”  

Response:  The proposed text amendment will result in the ability to densify existing 
developments, redevelop underutilized centers and develop remaining greenfield 
areas more efficiently. These outcomes will assist the City with providing for the 
employment needs of the community by first focusing on existing commercial, 
mixed use and employment land within the community. As noted previously this 
will allow the community to provide urban services more efficiently and will 
reduce the need to add additional land to the UGB to provide for the long term 
employment options of the community.  

VII. CONCLUSION 

As demonstrated in this narrative, this proposed Type IV text amendment request to reduce 
some required parking standard meets all provisions applicable to Statewide Planning Goals, 
Metro regional goals, as well as City of Tigard code provisions and comprehensive plan policies.  
Therefore, the applicant is requesting approval of the text amendment.  The amendment will 
better serve the community, sparking greater economic development and more vibrant 
commercial and mixed-use areas that fully serve both the residents and visitors to the City of 
Tigard.  Furthermore, as evidenced by the exhibits included with this application, there is a 
precedent for the requested parking standards to adequately support commercial and mixed-
use development.  The comparative parking table (Exhibit A) and the assessment of existing 
development projects (Exhibit B) provides evidence that existing standards and projects that are 
already built can comply and thrive with the proposed minimum parking requirement.   



Exhibit A 
 

85221-0001/LEGAL24118146.1  

 
July 10, 2012 

TO: Tigard Investors LLC/Fanno File 

FROM: Dana L. Krawczuk 

RE: Comparison of Minimum Parking Standards 
  
 

 

 General 
office  

Retail, commercial, including 
shopping centers 

Bank with drive thru Fast food w/ drive 
thru 

Other restaurants 

Metro1 2.7 (gsf) 4.1 4.3 9.9 15.3 

Tigard2 2.7 Various sub-categories of general 
retail as relevant to the site: 

Sales oriented: 3.7 

Personal services: 2.5 

4.3 9.9 15.3 

Hillsboro3 2.7 4.1 

Some reduced ratios for categories 
not relevant to the site such as 
bulky merchandise, service or 
repair etc. 

Not listed.  If 
retail/commercial, then 
4.1.  If professional 
office, then 2.7 

9.9 15.3 

                                                 
1 Per 1k sf of gross leaseable area, unless noted.  Also, Metro's standard is a not to exceed standard – NOT a minimum requirement 
2 Per 1k sf of floor area, unless otherwise noted.  Basically, gross floor area, which yields more parking that Metro. 
3 per 1k sf of gross floor area excluding restrooms, hallways, mechanical spaces, elevators, stairwells and loading docks. Basically, leaseable area, 
which is the same as Metro. 
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 General 
office  

Retail, commercial, including 
shopping centers 

Bank with drive thru Fast food w/ drive 
thru 

Other restaurants 

Beaverton4 2.7 3.3.  Reduced ratio (3.0) for 
"Multiple Use Zones".   

Distinguishes services businesses, 
which has 3.0 

3.3.  Reduced ratio 
(3.0) for "Multiple Use 
Zones".  Does not 
distinguish based upon 
drive-thru 

10.  Reduced 
ratio(5.0) for 
"Multiple Use 
Zones" and 
specified transit 
oriented zones 

10.  Reduced ratio 
(5.0) for "Multiple 
Use Zones" and 
specified transit 
oriented zones 

Gresham5 2.7 Various sub-categories of general 
retail, as relevant to the site: 

Retail trade: 3.6 

Commercial, Personal, Business 
services: 3.2 

Convenience market: 2.3 

Not listed.  Likely 
Commercial, Personal, 
Business services: 3.2 

6 8 

Milwaukie6 2 Various sub-categories of general 
retail, as relevant to the site: 

General retail: 2 

Personal services: 4 

Commercial services: 2.8 

2 4 4 

Lake 3.3 Various sub-categories of general 2.5  9.9 Various 
subcategories, 

                                                 
4 Per 1k sf of floor area, unless otherwise noted.  Basically, gross floor area, which yields more parking that Metro. 
5 Per 1k sf of gross floor area, which yields more parking than Metro's leaseable floor area (but ratios are lower). 
6 Per 1k sf.  Does not specify if gross or leaseable. 
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 General 
office  

Retail, commercial, including 
shopping centers 

Bank with drive thru Fast food w/ drive 
thru 

Other restaurants 

Oswego7 retail, as relevant to the site: 

Retail sales: 3.3 

Personal services: 4 

Convenience food store: 2.2 

including: 

Specialty food store 
(take out primarily, 
i.e., coffee): 4 

Eating or drinking 
(i.e, sit down 
restaurant): 13.3 

Oregon 
City8 

2.7 4.1 4.1 4.1 4.1 

Tualatin9 2.7 4.0 4.3  9.9 10 

 

 

                                                 
7 Per 1k sf of gross floor area, which yields more parking than Metro's leaseable floor area (but some ratios are lower). 
8 Per 1k sf of gross floor area, which yields more parking than Metro's leaseable floor area (but ratios are lower). 
9 Per 1k sf of gross floor area, which yields more parking than Metro's leaseable floor area (but some ratios are lower). 
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MEMORANDUM 
 

Australia  ●  Belgium   ●   Indonesia  ●  Kenya  ●  New Zealand  ●  Papua New Guinea  
United Arab Emirates  ●  United Kingdom  ●  United States  ●  Operations in 60 Countries 

 
To: Noel Johnson, Vice President 
 Killian Pacific   

noel@killianpacific.com 
  
From: Michael Cerbone, AICP 
 
Date: December 27, 2012 
 
Project: Text amendment to support reduced parking minimums 
CardnoWRG#:  
Re: Parking comparison of existing commercial centers 
 
Cardno reviewed a series of successful commercial centers around the Portland Metropolitan 
region to give a comparative overview of existing parking ratios and the variation between 
jurisdictions.   The goal of the summary is to present a variety of centers and illustrate that 
excessive parking supplies are not warranted to achieve a successful retail center. Cardno 
considered the following items when compiling a center list: 
 

 Existing parking should be equal to or under 5 stalls per 1,000 sf of total leasable space.  
 Centers should have little to no vacancies. 
 Centers should have at least one major anchor tenant. 
 Two or more separate uses should be present in the center. 
 Examples should be taken from a variety of jurisdictions. 

 
In addition, Cardno provided parking calculations for each center based on the current and 
proposed parking standards for the City of Tigard.  
 
For reference, the following table summarizes the current and proposed parking ratios for specific 
uses in the City of Tigard.  
 

Land Use Current Code 
Parking Ratio (per 1,000 sf) 

Proposed Code 
Parking Ratio (per 1,000 sf) 

Sales Oriented 3.7 3 
Bank with Drive Thru 4.3 2.7 
Restaurant (fast food) 9.9 6 
Restaurant (sit down) 15.3 8 

  
For reference, the following table summarizes the current and proposed parking quantities for 
mixed-use projects in the City of Tigard.  
 

Current Required Parking Quantity for 
Mixed-Use Projects 

Proposed Required Parking Quantity for  
Mixed-Use Projects 

 Percent of 
Required Quantity 

 Percent of 
Required Quantity 

Primary Use 100% Primary Use 100% 
Secondary Use 90% Secondary Use 85% 
Subsequent Uses 80% Tertiary Uses 70% 
  Subsequent Uses 60% 

 
The Nyberg Woods, Macadam Village, and Millikan Pointe comparisons directly support the 
requested changes, However, the range of comparisons provided suggests that the proposed 
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changes will be beneficial for the community through reducing barriers to economic development 
and redevelopment of property within the City and by providing the ability to develop a tighter 
urban form with superior livability and vitality. 
 
 
 
Cedar Hills Crossing – Beaverton, Oregon 

 
 
Summary: 
Current Tigard standards would require 297 additional stalls, necessitating approximately 3 acres 
of additional land to develop this site. Under the proposed amendments the site would have a 
surplus of 299 stalls.  



Parking Calculations
12/27/2012

Ceder Hills Crossing - Beaverton, Oregon

Land Use Ratio Units

Current Code
Parking Ratio

Proposed Code
Parking Ratio

Size
(Sq-Ft)

Current Required
Parking Quantity

Proposed Required
Parking Quantity

Sales Oriented Per 1,000 sf 3.7 3 399,361 1,478 1,198

Personal Service Per 1,000 sf 2.7 2.7 0 0 0

Bank Per 1,000 sf 2.5 2.5 4,080 10 10

Bank with Drive Thru Per 1,000 sf 4.3 2.7 6,865 30 19

Restaurant (fast food) Per 1,000 sf 9.9 6 0 0 0

Restaurant (sit down) Per 1,000 sf 15.3 8 39,140 599 313

Office Per 1,000 sf 2.7 2.7 0 0 0

Office (Medical) Per 1,000 sf 3.9 3.9 3,917 15 15

Theater* Per 3 Seats 1 1 51,583 784 784

Existing Parking 2,409 Sub Total Total 504,946 2,915 2,339

Existing Parking Ratio 4.77 Difference from Existing N/A -506 70

Note: *The theater in this project has 2,351 seats

Current Required Parking Quantity for Mixed-Use Projects

Percent of
Required Quantity

Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 399,361 1,478 1,478

Secondary Use 90% 51,583 784 705

Subsequent Uses 80% 54,002 654 523

Required Parking Quantity 2,706

Difference From Existing -297

Proposed Required Parking Quantity for Mixed-Use Projects
Percent of

Required Quantity
Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 399,361 1,198 1,198

Secondary Use 85% 51,583 784 666

Tertiary Uses 70% 39,140 313 219

Subsequent Uses 60% 14,862 44 26

Required Parking Quantity 2,110

Difference From Existing 299
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Millikan Pointe - Beaverton, Oregon 

 
 
Summary: 
City of Tigard standards would require 90 additional spaces requiring approximately .9 acres of 
additional land to develop. Under the proposed standards an additional 80 stalls would be required 
necessitating approximately .82 acres of additional land.  



Parking Calculations
12/27/2012

Millikan Pointe - Beaverton, Oregon

Land Use Ratio Units

Current Code
Parking Ratio

Proposed Code
Parking Ratio

Size
(Sq-Ft)

Current Required
Parking Quantity

Proposed Required
Parking Quantity

Sales Oriented Per 1,000 sf 3.7 3 5,000 19 15

Personal Service Per 1,000 sf 2.7 2.7 0 0

Bank Per 1,000 sf 2.5 2.5 0 0

Bank with Drive Thru Per 1,000 sf 4.3 2.7 0 0

Restaurant (fast food) Per 1,000 sf 9.9 6 0 0

Restaurant (sit down) Per 1,000 sf 15.3 8 10,800 165 86

Office Per 1,000 sf 2.7 2.7 0 0

Office (Medical) Per 1,000 sf 3.9 3.9 41,700 163 163

Theater* Per 3 Seats 1 1 0 0

Existing Parking 236 Sub Total Total 57,500 346 264

Existing Parking Ratio 4.10 Difference from Existing N/A -110 -28

Note: *Theater parking based on seats

Current Required Parking Quantity for Mixed-Use Projects

Percent of
Required Quantity

Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 41,700 163 163

Secondary Use 90% 10,800 165 149

Subsequent Uses 80% 5,000 19 15

Required Parking Quantity 326

Difference From Existing -90

Proposed Required Parking Quantity for Mixed-Use Projects
Percent of

Required Quantity
Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 41,700 163 163

Secondary Use 85% 10,800 165 140

Tertiary Uses 70% 5,000 19 13

Subsequent Uses 60% 0

Required Parking Quantity 316

Difference From Existing -80
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Lake Grove Village - Lake Oswego, Oregon 

 
 
Summary: 
City of Tigard standards would require 126 additional spaces requiring approximately 1.3 acres of 
additional land to develop. Under the proposed standards an additional 7 stalls would be required 
necessitating approximately .07 acres of additional land.  



Parking Calculations
12/27/2012

Lake Grove Village - Lake Oswego, Oregon

Land Use Ratio Units

Current Code
Parking Ratio

Proposed Code
Parking Ratio

Size
(Sq-Ft)

Current Required
Parking Quantity

Proposed Required
Parking Quantity

Sales Oriented Per 1,000 sf 3.7 3 27,000 100 81

Personal Service Per 1,000 sf 2.7 2.7 0 0

Bank Per 1,000 sf 2.5 2.5 0 0

Bank with Drive Thru Per 1,000 sf 4.3 2.7 0 0

Restaurant (fast food) Per 1,000 sf 9.9 6 0 0

Restaurant (sit down) Per 1,000 sf 15.3 8 14,400 220 115

Office Per 1,000 sf 2.7 2.7 0 0

Office (Medical) Per 1,000 sf 3.9 3.9 0 0

Theater* Per 3 Seats 1 1 0 0

Existing Parking 172 Sub Total Total 41,400 320 196

Existing Parking Ratio 4.15 Difference from Existing N/A -148 -24

Note: *Theater parking based on seats

Current Required Parking Quantity for Mixed-Use Projects

Percent of
Required Quantity

Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 27,000 100 100

Secondary Use 90% 14,400 220 198

Subsequent Uses 80% 0

Required Parking Quantity 298

Difference From Existing -126

Proposed Required Parking Quantity for Mixed-Use Projects
Percent of

Required Quantity
Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 27,000 81 81

Secondary Use 85% 14,400 115 98

Tertiary Uses 70% 0

Subsequent Uses 60% 0

Required Parking Quantity 179

Difference From Existing -7



 
 
 

 

December 27, 2012 

Tanabourne Market Center - Hillsboro, Oregon

 
 
Summary: 
City of Tigard standards would require 71 additional spaces requiring approximately .73 acre of 
additional land to develop. Under the proposed standards an additional 3 stalls would be required. 



Parking Calculations
12/27/2012

Tanasbourne Market Center - Hillsboro, Oregon

Land Use Ratio Units

Current Code
Parking Ratio

Proposed Code
Parking Ratio

Size
(Sq-Ft)

Current Required
Parking Quantity

Proposed Required
Parking Quantity

Sales Oriented Per 1,000 sf 3.7 3 71,600 265 215

Personal Service Per 1,000 sf 2.7 2.7 0 0

Bank Per 1,000 sf 2.5 2.5 0 0

Bank with Drive Thru Per 1,000 sf 4.3 2.7 0 0

Restaurant (fast food) Per 1,000 sf 9.9 6 0 0

Restaurant (sit down) Per 1,000 sf 15.3 8 3,500 54 28

Office Per 1,000 sf 2.7 2.7 0 0

Office (Medical) Per 1,000 sf 3.9 3.9 0 0

Theater* Per 3 Seats 1 1 0 0

Existing Parking 242 Sub Total Total 75,100 318 243

Existing Parking Ratio 3.22 Difference from Existing N/A -76 -1

Note: *Theater parking based on seats

Current Required Parking Quantity for Mixed-Use Projects

Percent of
Required Quantity

Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 71,600 265 265

Secondary Use 90% 3,500 54 48

Subsequent Uses 80% 0

Required Parking Quantity 313

Difference From Existing -71

Proposed Required Parking Quantity for Mixed-Use Projects
Percent of

Required Quantity
Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 71,600 215 215

Secondary Use 85% 3,500 28 24

Tertiary Uses 70% 0

Subsequent Uses 60% 0

Required Parking Quantity 239

Difference From Existing 3
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Nyberg Woods - Tualatin, Oregon 

 
 
Summary: 
City of Tigard standards would require 202 additional spaces requiring approximately 2.1 acres of 
additional land to develop. Under the proposed standards a surplus of 75 stalls would exist.  



Parking Calculations
12/27/2012

Nyberg Woods - Tualatin, Oregon

Land Use Ratio Units

Current Code
Parking Ratio

Proposed Code
Parking Ratio

Size
(Sq-Ft)

Current Required
Parking Quantity

Proposed Required
Parking Quantity

Sales Oriented Per 1,000 sf 3.7 3 211,100 781 633

Personal Service Per 1,000 sf 2.7 2.7 0 0

Bank Per 1,000 sf 2.5 2.5 0 0

Bank with Drive Thru Per 1,000 sf 4.3 2.7 5,353 23 14

Restaurant (fast food) Per 1,000 sf 9.9 6 0 0

Restaurant (sit down) Per 1,000 sf 15.3 8 17,300 265 138

Office Per 1,000 sf 2.7 2.7 0 0

Office (Medical) Per 1,000 sf 3.9 3.9 0 0

Theater* Per 3 Seats 1 1 0 0

Existing Parking 836 Sub Total Total 233,753 1,069 786

Existing Parking Ratio 3.58 Difference from Existing N/A -233 50

Note: *Theater parking based on seats

Current Required Parking Quantity for Mixed-Use Projects

Percent of
Required Quantity

Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 211,100 781 781

Secondary Use 90% 17,300 265 238

Subsequent Uses 80% 5,353 23 18

Required Parking Quantity 1,038

Difference From Existing -202

Proposed Required Parking Quantity for Mixed-Use Projects
Percent of

Required Quantity
Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 211,100 633 633

Secondary Use 85% 17,300 138 118

Tertiary Uses 70% 5,353 14 10

Subsequent Uses 60% 0

Required Parking Quantity 761

Difference From Existing 75
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Uptown Shopping Center - Portland, Oregon 

 
 
Summary: 
City of Tigard standards would require 55 additional spaces requiring approximately .57 acres of 
additional land to develop. Under the proposed standards an additional 4 stalls would be required. 



Parking Calculations
12/27/2012

Uptown Shopping Center - Portland, Oregon

Land Use Ratio Units

Current Code
Parking Ratio

Proposed Code
Parking Ratio

Size
(Sq-Ft)

Current Required
Parking Quantity

Proposed Required
Parking Quantity

Sales Oriented Per 1,000 sf 3.7 3 16,000 59 48

Personal Service Per 1,000 sf 2.7 2.7 0 0

Bank Per 1,000 sf 2.5 2.5 0 0

Bank with Drive Thru Per 1,000 sf 4.3 2.7 0 0

Restaurant (fast food) Per 1,000 sf 9.9 6 0 0

Restaurant (sit down) Per 1,000 sf 15.3 8 5,700 87 46

Office Per 1,000 sf 2.7 2.7 0 0

Office (Medical) Per 1,000 sf 3.9 3.9 0 0

Theater* Per 3 Seats 1 1 0 0

Existing Parking 83 Sub Total Total 21,700 146 94

Existing Parking Ratio 3.82 Difference from Existing N/A -63 -11

Note: *Theater parking based on seats

Current Required Parking Quantity for Mixed-Use Projects

Percent of
Required Quantity

Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 16,000 59 59

Secondary Use 90% 5,700 87 78

Subsequent Uses 80% 0

Required Parking Quantity 138

Difference From Existing -55

Proposed Required Parking Quantity for Mixed-Use Projects
Percent of

Required Quantity
Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 16,000 48 48

Secondary Use 85% 5,700 46 39

Tertiary Uses 70% 0

Subsequent Uses 60% 0

Required Parking Quantity 87

Difference From Existing -4
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Cascade Station - Portland, Oregon 

 
 
Summary: 
City of Tigard standards would require 374 additional spaces requiring approximately 3.9 acres of 
additional land to develop. Under the proposed standards there would be a surplus of 31 stalls. 



Parking Calculations
12/27/2012

Cascade Station - Portland, Oregon

Land Use Ratio Units

Current Code
Parking Ratio

Proposed Code
Parking Ratio

Size
(Sq-Ft)

Current Required
Parking Quantity

Proposed Required
Parking Quantity

Sales Oriented Per 1,000 sf 3.7 3 333,730 1,235 1,001

Personal Service Per 1,000 sf 2.7 2.7 0 0

Bank Per 1,000 sf 2.5 2.5 2,500 6 6

Bank with Drive Thru Per 1,000 sf 4.3 2.7 0 0

Restaurant (fast food) Per 1,000 sf 9.9 6 0 0

Restaurant (sit down) Per 1,000 sf 15.3 8 24,500 375 196

Office Per 1,000 sf 2.7 2.7 0 0

Office (Medical) Per 1,000 sf 3.9 3.9 0 0

Theater* Per 3 Seats 1 1 0 0

Existing Parking 1,203 Sub Total Total 360,730 1,616 1,203

Existing Parking Ratio 3.33 Difference from Existing N/A -413 0

Note: *Theater parking based on seats

Current Required Parking Quantity for Mixed-Use Projects

Percent of
Required Quantity

Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 333,730 1,235 1,235

Secondary Use 90% 24,500 375 337

Subsequent Uses 80% 2,500 6 5

Required Parking Quantity 1,577

Difference From Existing -374

Proposed Required Parking Quantity for Mixed-Use Projects
Percent of

Required Quantity
Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 333,730 1,001 1,001

Secondary Use 85% 24,500 196 167

Tertiary Uses 70% 2,500 6 4

Subsequent Uses 60% 0

Required Parking Quantity 1,172

Difference From Existing 31
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Macadam Village - Portland, Oregon 

 
 
 
Summary: 
City of Tigard standards would require 95 additional spaces requiring approximately 1 acre of 
additional land to develop. Under the proposed standards an additional 40 stalls would be required 
necessitating approximately .4 acres of additional land.  



Parking Calculations
12/27/2012

Macadam Village - Portland, Oregon

Land Use Ratio Units

Current Code
Parking Ratio

Proposed Code
Parking Ratio

Size
(Sq-Ft)

Current Required
Parking Quantity

Proposed Required
Parking Quantity

Sales Oriented Per 1,000 sf 3.7 3 27,435 102 82

Personal Service Per 1,000 sf 2.7 2.7 0 0

Bank Per 1,000 sf 2.5 2.5 0 0

Bank with Drive Thru Per 1,000 sf 4.3 2.7 0 0

Restaurant (fast food) Per 1,000 sf 9.9 6 0 0

Restaurant (sit down) Per 1,000 sf 15.3 8 5,200 80 42

Office Per 1,000 sf 2.7 2.7 0 0

Office (Medical) Per 1,000 sf 3.9 3.9 6,300 25 25

Theater* Per 3 Seats 1 1 0 0

Existing Parking 92 Sub Total Total 38,935 206 148

Existing Parking Ratio 2.36 Difference from Existing N/A -114 -56

Note: *Theater parking based on seats

Current Required Parking Quantity for Mixed-Use Projects

Percent of
Required Quantity

Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 27,435 102 102

Secondary Use 90% 6,300 25 22

Subsequent Uses 80% 5,200 80 64

Required Parking Quantity 187

Difference From Existing -95

Proposed Required Parking Quantity for Mixed-Use Projects
Percent of

Required Quantity
Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required 
Parking Quantity

Primary Use 100% 27,435 82 82

Secondary Use 85% 6,300 25 21

Tertiary Uses 70% 5,200 42 29

Subsequent Uses 60% 0

Required Parking Quantity 132

Difference From Existing -40
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Nimbus Center - Tigard, Oregon 

 
 
 
Summary: 
City of Tigard standards would require 35 additional spaces requiring approximately .36 acres of 
additional land to develop. Under the proposed standards a surplus of 5 stalls would exist.  



Parking Calculations
12/27/2012

Nimbus Center - Tigard, Oregon

Land Use Ratio Units

Current Code
Parking Ratio

Proposed Code
Parking Ratio

Size
(Sq-Ft)

Current Required
Parking Quantity

Proposed Required
Parking Quantity

Sales Oriented Per 1,000 sf 3.7 3 13,678 51 41

Personal Service Per 1,000 sf 2.7 2.7 2,692 7 7

Bank Per 1,000 sf 2.5 2.5 0 0

Bank with Drive Thru Per 1,000 sf 4.3 2.7 0 0

Restaurant (fast food) Per 1,000 sf 9.9 6 7,068 70 42

Restaurant (sit down) Per 1,000 sf 15.3 8 0 0

Office Per 1,000 sf 2.7 2.7 0 0

Office (Medical) Per 1,000 sf 3.9 3.9 2,889 11 11

Theater* Per 3 Seats 1 1 0 0

Existing Parking 93 Sub Total Total 26,327 139 102

Existing Parking Ratio 3.53 Difference from Existing N/A -46 -9

Note: *Theater parking based on seats

Current Required Parking Quantity for Mixed-Use Projects

Percent of
Required Quantity

Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required Parking 
Quantity

Primary Use 100% 13,678 51 51

Secondary Use 90% 7,068 70 63

Subsequent Uses 80% 5,581 19 15

Required Parking Quantity 128

Difference From Existing -35

Proposed Required Parking Quantity for Mixed-Use Projects
Percent of

Required Quantity
Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required Parking 
Quantity

Primary Use 100% 13,678 41 41

Secondary Use 85% 7,068 42 36

Tertiary Uses 70% 0 0 0

Subsequent Uses 60% 5,581 19 11

Required Parking Quantity 88

Difference From Existing 5



 
 
 

 

December 27, 2012 

Grand Central – Vancouver, Washington 

 
 
Summary: 
City of Tigard standards result in the need for an additional 117 parking stalls which would require 
an additional 1.2 acres of land. The proposed standards would result in a surplus of 14 stalls..  



Parking Calculations
12/27/2012

Grand Central - Vancouver, Washington

Land Use Ratio Units

Current Code
Parking Ratio

Proposed Code
Parking Ratio

Size
(Sq-Ft)

Current Required
Parking Quantity

Proposed Required
Parking Quantity

Sales Oriented Per 1,000 sf 3.7 3 14,587 54 44

Personal Service Per 1,000 sf 2.7 2.7 6,191 17 17

Bank Per 1,000 sf 2.5 2.5 3,700 9 9

Bank with Drive Thru Per 1,000 sf 4.3 2.7 0 0

Restaurant (fast food) Per 1,000 sf 9.9 6 6,591 65 40

Restaurant (sit down) Per 1,000 sf 15.3 8 15,247 233 122

Office Per 1,000 sf 2.7 2.7 3,865 10 10

Office (Medical) Per 1,000 sf 3.9 3.9 5,075 20 20

Grocery Store Per 1,000 sf 3.7 3.7 138,729 513 513

Existing Parking 712 Sub Total Total 193,985 922 775

Existing Parking Ratio 3.67 Difference from Existing N/A -210 -63

Note: *Grocery Store considered Sales at 3.7 per 1,000

Current Required Parking Quantity for Mixed-Use Projects

Percent of
Required Quantity

Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required Parking 
Quantity

Primary Use 100% 153,316 567 567

Secondary Use 90% 15,247 233 210

Subsequent Uses 80% 6,591 65 52

Required Parking Quantity 829

Difference From Existing -117

Proposed Required Parking Quantity for Mixed-Use Projects
Percent of

Required Quantity
Total Size
of Use(s)

Required Parking
Quantity

Adjusted Required Parking 
Quantity

Primary Use 100% 153,316 557 557

Secondary Use 85% 15,247 122 104

Tertiary Uses 70% 6,591 40 28

Subsequent Uses 60% 6,191 17 10

Required Parking Quantity 698

Difference From Existing 14
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Chapter 18.765 
OFF-STREET PARKING AND LOADING REQUIREMENTS 

18.765.010 Purpose 

A.  Insure adequate vehicle parking. These parking requirements are intended to provide 
sufficient vehicle parking in close proximity to the various uses for residents, customers and 
employees, and to establish standards which will maintain the traffic carrying-capacity of 
nearby streets. 

B.  Adequate capacity. These regulations are also intended to establish vehicle parking areas 
which have adequate capacity and which are appropriately located and designed to 
minimize any hazardous conditions on the site and at access points. 

18.765.020 Applicability of Provisions 

A.  New construction. At the time of the erection of a new structure within any zoning district, 
offstreet vehicle parking will be provided in accordance with Section 18.765.070. 

B.  Expansion of existing use. At the time of an enlargement of a structure which increases the 
on-site vehicle parking requirements, off-street vehicle parking will be provided in 
accordance with Section 18.765.070 subject to the following: 

1.  On the date of adoption of this title, the number of vehicle parking and loading 
spaces required shall be based only on floor area or capacity of such enlargement; 

2.  If the minimum vehicle parking spaces required for the enlargement added to the 
existing onsite space exceed the maximum number of vehicle parking spaces allowed 
for the whole project per the maximum parking ratios established in 18.765.070, the 
applicant may reduce the additional number of spaces provided so that the total 
spaces on the site do not exceed the maximum spaces allowed. 

C.  Change of use. When an existing structure is changed from one use to another use as listed 
in Section 18.765.070, the following provisions shall apply: 

1.  If the parking requirements for each use are the same, no additional vehicle parking 
shall be required; 

2.  Where a change results in an intensification of use in terms of the number of vehicle 
parking spaces required, additional vehicle parking spaces shall be provided in an 
amount equal to the difference between the number of spaces required for the 
existing use and the number of spaces required for the more intensive use; 

3.  Where the change results in a decrease in intensity of use, the applicant may 
eliminate excess vehicle parking spaces in an amount equal to the difference 
between the number of spaces required for the existing use and the number of 
spaces required for the less intensive use. 

D.  When site design review is not required. Where the provisions of Chapter 18.360, Site 
Development Review, do not apply, the Director shall approve, approve with conditions, or 
deny a plan submitted under the provisions of this chapter by means of a Type I review, as 
governed by Section 18.390.030. 

E.  Building permit conditions. The provision and maintenance of off-street vehicle parking 
and loading spaces are the continuing obligation of the property owner: 
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1.  No building or other permit shall be issued until plans are presented to the Director 
to show that property is and will remain available for exclusive use as off-street 
vehicle parking and loading space; and 

2.  The subsequent use of property for which the building permit is issued shall be 
conditional upon the unqualified continuance and availability of the amount of 
vehicle parking and loading space required by this title. 

3.  Required vehicle parking shall: 

a.  Be available for the parking of operable passenger vehicles of residents, patron 
and employees only; 

b.  Not be used for storage of vehicles or materials or for the parking of trucks 
used in conduct of the business or use; and 

c.  Not be rented, leased or assigned to any other person or organization. 

18.765.030 General Provisions 

A.  Vehicle parking plan requirements. No building or other permit shall be issued until scaled 
plans are presented and approved as provided by this chapter that show how access, egress 
and circulation requirements are to be fulfilled. The applicant shall submit a site plan. The 
Director shall provide the applicant with detailed information about this submission 
requirement. 

B.  Location of vehicle parking. The location of off-street parking will be as follows: 

1.  Off-street parking spaces for single-family and duplex dwellings and single-family 
attached dwellings shall be located on the same lot with the dwelling(s). 

2.  Off-street parking lots for uses not listed above shall be located not further than 500 
feet from the property line that they are required to serve, measured along the most 
direct, publicly accessible pedestrian route from the property line with the following 
exceptions: 

a.  Commercial and industrial uses which require more than 40 parking spaces 
may provide for the spaces in excess of the required first 40 spaces up to a 
distance of 500 feet from the primary site; 

b.  The 40 parking spaces which remain on the primary site must be available for 
users in the following order of priority: 
(1)  Disabled-accessible spaces, 

(2)  Short-term spaces, 

(3)  Long-term preferential carpool and vanpool spaces, 

(4)  Long-term spaces. 

C.  Joint parking. Owners of two or more uses, structures or parcels of land may agree to 
utilize jointly the same parking and loading spaces when the peak hours of operation do not 
overlay, subject to the following: 
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1.  The size of the joint parking facility shall be at least as large as the number of 
vehicle parking spaces required by the larger(est) use per Section 18.765.070; 

2.  Satisfactory legal evidence shall be presented to the Director in the form of deeds, 
leases or contracts to establish the joint use; 

3.  If a joint use arrangement is subsequently terminated, or if the uses change, the 
requirements of this title thereafter apply to each separately. 

D.  Parking in mixed-use and multiple tenant projects. In mixed-use and multiple tenant 
projects, the required minimum vehicle parking shall be determined using the following 
formula: 

1.  Primary use, i.e., that with the largest proportion of total floor area within the 
development, at 100% of the minimum vehicle parking required for that use in 
Section 18.765.060; 

2.  Secondary use, i.e., that with the second largest percentage of total floor area within 
the development, at 8590% of the vehicle parking required for that use in Section 
18.765.060; 

3.  Subsequent use or uses, at 7080% of the vehicle parking required for that use(s) in 
Section 18.765.060; 

4. Subsequent use or uses, at 60% of the vehicle parking required for that use(s) in 
Section 18.765.060; 

54.  The maximum parking allowance shall be 150% of the total minimum parking as 
calculated in Subsection D.1—3 above. 

E.  Visitor parking in multifamily residential developments. Multi-dwelling units with more 
than 10 required parking spaces shall provide an additional 15% of vehicle parking spaces 
above the minimum required for the use of guests of residents of the complex. These spaces 
shall be centrally located or distributed throughout the development. Required bicycle 
parking facilities shall also be centrally located within or evenly distributed throughout the 
development. 

F.  Preferential long-term carpool/vanpool parking. Parking lots providing in excess of 20 long-
term parking spaces shall provide preferential long-term carpool and vanpool parking for 
employees, students and other regular visitors to the site. At least five percent of total long-
term parking spaces shall be reserved for carpool/vanpool use. Preferential parking for 
carpools/vanpools shall be closer to the main entrances of the building than any other 
employee or student parking except parking spaces designated for use by the disabled. 
Preferential carpool/vanpool spaces shall be full-sized per requirements in Section 
18.765.040.N and shall be clearly designated for use only by carpools and vanpools between 
7:00 AM and 5:30 PM Monday through Friday. 

G.  Disabled-accessible parking. All parking areas shall be provided with the required number 
of parking spaces for disabled persons as specified by the State Building Code and federal 
standards. Such parking spaces shall be sized, signed and marked as required by these 
regulations. 

H.  DEQ indirect source construction permit. All parking lots containing 250 spaces or parking 
structures containing two or more levels shall require review by the Oregon Department of 
Environmental Quality (DEQ) to: 
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1.  Acquire an Indirect Source Construction Permit; 

2.  Investigate the feasibility of installing oil and grease separators. (Ord. 09-13; Ord. 
02-13) 

18.765.040 General Design Standards 

A.  Maintenance of parking areas. All parking lots shall be kept clean and in good repair at all 
times.  Breaks in paved surfaces shall be repaired promptly and broken or splintered wheel 
stops shall be replaced so that their function will not be impaired. 

B.  Access drives. With regard to access to public streets from off-street parking: 

1.  Access drives from the street to off-street parking or loading areas shall be designed 
and constructed to facilitate the flow of traffic and provide maximum safety for 
pedestrian and vehicular traffic on the site; 

2.  The number and size of access drives shall be in accordance with the requirements 
of Chapter 18.705, Access, Egress and Circulation; 

3.  Access drives shall be clearly and permanently marked and defined through use of 
rails, fences, walls or other barriers or markers on frontage not occupied by service 
drives; 

4.  Access drives shall have a minimum vision clearance in accordance with Chapter 
18.795, Visual Clearance; 

5.  Access drives shall be improved with an asphalt, concrete, or pervious paving 
surface. Any pervious paving surface must be designed and maintained to remain 
well-drained; and 

6.  Excluding single-family and duplex residences, except as provided by Subsection 
18.810.030.P, groups of two or more parking spaces shall be served by a service 
drive so that no backing movements or other maneuvering within a street or other 
public right-of-way will be required. 

C.  Loading/unloading driveways. A driveway designed for continuous forward flow of 
passenger vehicles for the purpose of loading and unloading passengers shall be located on 
the site of any school or other meeting place which is designed to accommodate more than 
25 people at one time. 

D.  On-site vehicle stacking for drive-in use. 

1.  All uses providing drive-in services as defined by this title shall provide on the same 
site a stacking lane for inbound vehicles as noted in Table 18.765.1. 

 
TABLE 18.765.1 

STACKING LANE REQUIREMENTS FOR USES WITH DRIVE-IN WINDOWS 
 

Use       Reservoir Requirement                                                     

Drive-in banks     150 feet/service terminal 

Automated teller     50 feet/service terminal machines 

Drive-up telephones     50 feet 

Drive-in cleaners, repair services   50 feet 
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Drive-in restaurants     200 feet 

Drive-in theaters     200 feet 

Gasoline service     75 feet between curb cut and nearest pump 

Mechanical car washes    75 feet/washing unit 

Parking facilities: 

- Free flow entry    25 feet/entry driveway 

- Ticket dispense entry   50 feet/entry driveway 

- Manual ticket dispensing   100 feet/entry driveway 

- Attendant parking    100 feet 

 
2.  The Director may reduce the length of the inbound stacking lane by means of an 

adjustment to be reviewed through a Type I procedure, as governed by Section 
18.390.030, using approval criteria contained in Section 18.370.020.C.7.g. 

3.  Stacking lanes must be designed so that they do not interfere with parking and 
vehicle, pedestrian and bicycle circulation. Stacking lanes for the purpose of selling 
food must provide at least one clearly marked parking space per service window for 
the use of vehicles waiting for an order to be filled. 

E.  Curb cuts. Curb cuts shall be in accordance with Section 18.810.030.N. 

F.  Pedestrian access. Pedestrian access through parking lots shall be provided in accordance 
with Section 18.705.030.F. Where a parking area or other vehicle area has a drop-off grade 
separation, the property owner shall install a wall, railing, or other barrier which will 
prevent a slow-moving vehicle or driverless vehicle from escaping such area and which will 
prevent pedestrians from walking over drop-off edges. 

G.  Parking lot landscaping. Parking lots shall be landscaped in accordance with the 
requirements of Chapter 18.745. 

H.  Parking space surfacing. 
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1.  Except for single-family and duplex residences, and for temporary uses or fleet 
storage areas as authorized in 18.765.040.H.3 and 4 below, all areas used for the 
parking or storage or maneuvering of any vehicle, boat or trailer shall be improved 
with asphalt, concrete, or pervious paving surfaces. Any pervious paving surface 
must be designed and maintained to remain well-drained; 

2.  Off-street parking spaces for single and two-family residences shall be improved 
with an asphalt, concrete, or pervious paving surface. Any pervious paving surface 
must be designed and maintained to remain well-drained; 

3.  Parking areas to be used primarily for the storage of fleet vehicles or construction 
equipment may be surfaced in gravel when authorized by the approval authority at 
the time the site development approval is given. The Director may require that the 
property owner enter into an agreement to pave the parking area: (a) within a 
specified period of time after establishment of the parking area; or (b) if there is a 
change in the types or weights of vehicles utilizing the parking area; or (c) if there is 
evidence of adverse effects upon adjacent roadways, water courses, or properties. 
Such an agreement shall be executed as a condition of approval of the plan to 
establish the gravel parking area. Gravel-surfaced parking areas may only be 
permitted consistent with the following: 

a.  Gravel parking areas shall not be permitted within 100 feet of any residentially-
zoned or residentially-developed area, 

b.  Gravel access and/or parking areas shall not be allowed within 100 feet of any 
water course, 

c.  Gravel parking areas shall not be allowed within 100 feet of any public right-of-
way, and 

d.  A driveway which connects a gravel parking area with any public street shall 
be paved; and 

4.  Parking areas to be used in conjunction with a temporary use may be surfaced in 
gravel when authorized by the approval authority at the time the permit is 
approved. The approval authority shall consider the following in determining 
whether or not the gravel-surfaced parking is warranted: 

a.  The request for consideration to allow a parking area in conjunction with the 
temporary use shall be made in writing concurrently with the Temporary Use 
application per the requirements of Section 18.385.050, 

b.  The applicant shall provide documentation that the type of temporary use 
requested will not be financially viable if the parking space surface area 
requirement is imposed, and 

c.  Approval of the gravel-surfaced parking area will not create adverse conditions 
affecting safe ingress and egress when combined with other uses of the 
property. 

I.  Parking lot striping. 
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1.  Except for single-family and duplex residences, any area intended to be used to meet 
the offstreet parking requirements as contained in this chapter shall have all 
parking spaces clearly marked; and 

2.  All interior drives and access aisles shall be clearly marked and signed to show 
direction of flow and maintain vehicular and pedestrian safety. 

J.  Wheel stops. Parking spaces along the boundaries of a parking lot or adjacent to interior 
landscaped areas or sidewalks shall be provided with a wheel stop at least four inches high 
located three feet back from the front of the parking stall. The front three feet of the 
parking stall may be concrete, asphalt or low lying landscape material that does not exceed 
the height of the wheel stop. This area cannot be calculated to meet landscaping or sidewalk 
requirements. 

K.  Drainage. Off-street parking and loading areas shall be drained in accordance with 
specifications approved by the City Engineer to ensure that ponds do not occur except for 
single-family and duplex residences, off-street parking and loading facilities shall be 
drained to avoid flow of water across public sidewalks. 

L.  Lighting. A lights providing to illuminate any public or private parking area or vehicle sales 
area shall be arranged to direct the light away from any adjacent residential district. 

M.  Signs. Signs which are placed on parking lots shall be designed and installed in accordance 
with Chapter 18.780, Signs. 

N.  Space and aisle dimensions. (Figure 18.765.1) 

 
FIGURE 18.765.1 

OFF-STREET SURFACE PARKING MATRIX 
Required Space and Aisle Dimensions in Feet 

COMPACT STANDARD 
A  B  C  D  E  F G B C D E F G 

450 
7.50 15.5 13.0 10.61 44.0 2.0 8.5 17.5 13.0 12.0 48.0 2.0 
7.75 15.5 12.0 10.96 43.0 2.0 9.0 17.5 12.0 12.7 47.2 2.0 
7.75 15.5 11.0 10.96 42.0 2.0 9.5 17.5 11.0 13.4 46.0 2.0 
8.00 15.5 11.0 11.32 42.0 2.0 10.0 17.5 11.0 14.1 46.0 2.0 

600 

7.50 17.0 18.0 8.62 48.0 2.5 8.5 19.0 18.0 9.80 56.0 2.5 
7.75 17.0 16.0 9.01 46.0 2.5 9.0 19.0 16.0 10.4 54.0 2.5 
7.75 17.0 15.0 9.01 54.0 2.5 9.5 19.0 15.0 11.0 53.0 2.5 
8.00 17.0 14.0 9.20 44.0 2.5 10.0 19.0 14.0 11.6 52.0 2.5 

750 

7.50 17.5 25.5 7.73 60.5 2.5 8.5 19.5 25.5 8.80 64.0 2.5 
7.75 17.5 23.0 7.99 58.0 2.5 9.0 19.5 23.0 9.30 62.0 2.5 
7.75 17.5 22.0 7.99 57.0 2.5 9.5 19.5 22.0 9.80 61.0 2.5 
8.00 17.5 21.0 8.25 56.0 2.5 10.0 19.5 21.0 10.3 60.0 2.5 

900 

7.50 16.5 28.0 7.50 61.0 3.0 8.5 18.5 28.0 8.50 65.0 3.0 
7.75 16.5 26.0 7.75 60.0 3.0 9.0 18.5 26.0 9.00 63.0 3.0 
7.75 16.5 25.0 7.75 59.0 3.0 9.5 18.5 25.0 9.50 62.0 3.0 
8.00 16.5 24.0 8.00  58.0 3.0 10.0 18.5 24.0 10.0 61.0 3.0 
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1.  Except as modified for angled parking in Figures 18.765.1 and 18.765.2, the 
minimum dimensions for parking spaces are: 

a.  8.5' x 18.5' for a standard space; 

b.  7.5' x 16.5' for a compact space; and 

c.  As required by applicable State of Oregon and federal standards for designated 
disabled person parking spaces; 

d.  The width of each parking space includes a stripe which separates each space. 
2.  Aisles accommodating two direction traffic, or allowing access from both ends, shall 

be 24 feet in width; 

3.  Minimum standards for a standard parking stall’s length and width, aisle width, 
and maneuvering space shall be determined as noted in Figure 18.765.2. (Ord. 09-
13; Ord. 06-20) 

 
FIGURE 18.765.2 

PARKING STRUCTURE MATRIX 
Required Space and Aisle Dimensions in Feet 

Compact 
Angle Interlock 

Reduction 
Overhang Vehicle 

Projection 
Width   Module 

Widths 
  

A B C D E F G H I J 
45 2.0 1.41 15.25 11.5 26.75 42.0 40.0 38.0 39.16 

60 1.41 1.75 16.08 13.33 29.66 46.0 44.58 43.16 42.5 
75 0.75 1.91 16.5 16.0 32.5 49.0 48.25 47.5 45.16 
90 0.0 2.0 15.5 20.0 35.5 51.0 51.0 51.0 47.0 
Standards 

Angle Interlock 
Reduction 

Overhang Vehicle 
Projection 

Width   Module 
Widths 

  

A B C D E F G H I J 
45 2.4 2.08 18.0 13.0 31.0 49.0 46.66 46.33 44.83 

60 1.66 2.58 19.5 16.0 35.5 55.0 51.33 51.66 49.16 

Stall width dimensions may be distributed as follows:  50% standard spaces; 
50%compact spaces.  All compact spaces shall be labeled as such. 

A  Parking Angle 
B  Stall Width 
C  Stall Depth (no bumper overhang) 
D  Aisle Width Between Stall Lines (5) 
E Stall Width Parallel to Aisle 
F  Module Width (no bumper overhang) 
G Bumper Overhang



Exhibit C 

75 0.83 2.91 19.75 20.0 39.75 59.5 58.66 57.83 53.66 

90 0.0 3.0 18.66 24.66 43.33 62.0 62.0 62.0 56.0 

 
A Parking angle 
B Interlock reduction 
C Overhang clearance 
D Projected vehicle length 
measured perpendicular to aisle 
E Aisle width 
F Parking module width (wall to 
wall), single loaded aisle 
G Parking module width (wall to 
wall), double loaded aisle 
H Parking module width (wall to 
interlock), double loaded aisle 
I Parking module width (interlock to 
interlock), double loaded aisle 
J Parking module width (curb to 
curb), double loaded aisle 
SL Stall Length 
SW Stall Width 
WP Stall width parallel to aisle 
 

   
 

18.765.050 Bicycle Parking Design Standards 

A.  Location and access. With regard to the location and access to bicycle parking: 

1.  Bicycle parking areas shall be provided at locations within 50 feet of primary 
entrances to structures; 

2.  Bicycle parking areas shall not be located within parking aisles, landscape areas or 
pedestrian ways; 

3.  Outdoor bicycle parking shall be visible from on-site buildings and/or the street. 
When the bicycle parking area is not visible from the street, directional signs shall 
be used to located the parking area; 

4.  Bicycle parking may be located inside a building on a floor which has an outdoor 
entrance open for use and floor location which does not require the bicyclist to use 
stairs to gain access to the space. Exceptions may be made to the latter requirement 
for parking on upper stories within a multi-story residential building. 

B.  Covered parking spaces. 
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1.  When possible, bicycle parking facilities should be provided under cover. 

2.  Required bicycle parking for uses served by a parking structure must provide for 
covered bicycle parking unless the structure will be more than 100 feet from the 
primary entrance to the building, in which case, the uncovered bicycle parking may 
be provided closer to the building entrance. 

C.  Design requirements. The following design requirements apply to the installation of bicycle 
racks: 

1.  The racks required for required bicycle parking spaces shall ensure that bicycles 
may be securely locked to them without undue inconvenience. Provision of bicycle 
lockers for longterm (employee) parking is encouraged but not required; 

2.  Bicycle racks must be securely anchored to the ground, wall or other structure; 

3.  Bicycle parking spaces shall be at least 2½ feet by six feet long, and, when covered, 
with a vertical clearance of seven feet. An access aisle of at least five feet wide shall 
be provided and maintained beside or between each row of bicycle parking; 

4.  Each required bicycle parking space must be accessible without moving another 
bicycle; 5.  Required bicycle parking spaces may not be rented or leased except 
where required motor vehicle parking is rented or leased. At-cost or deposit fees for 
bicycle parking are exempt from this requirement; 

6.  Areas set aside for required bicycle parking must be clearly reserved for bicycle 
parking only. 

D.  Paving. Outdoor bicycle parking facilities shall be surfaced with a hard surfaced material, 
i.e., pavers, asphalt, concrete, other pervious paving surfaces, or similar material. This 
surface must be designed and maintained to remain well-drained. 

E.  Minimum bicycle parking requirements. The total number of required bicycle parking 
spaces for each use is specified in Table 18.768.2 in Section 18.765.070.H. In no case shall 
there be less than two bicycle parking spaces. Single-family residences and duplexes are 
excluded from the bicycle parking requirements. The Director may reduce the number of 
required bicycle parking spaces by means of an adjustment to be reviewed through a Type 
II procedure, as governed by Section 18.390.040, using approval criteria contained in 
Section 18.370.020.C.5.e. 

18.765.060 Parking Structure Design Standards 

A. Ground-floor windows/wall openings. All parking structures shall provide ground floor 
windows or wall openings along the street frontages. Blank walls are prohibited. Any wall 
facing the street shall contain windows, doors or display areas equal to at least 20% of the 
ground floor wall area facing the street excluding those portions of the face(s) devoted to 
driveway entrances and exits, stairwells, elevators, and centralized payment booths. 
Required windows shall have a sill no more than four feet above grade. Where the interior 
floor level prohibits such placement, the sill may be raised to allow it to be no more than 
two feet above finished floor wall up to a maximum sill height of six feet above grade. 

B.  Exit warning bell. A warning bell or other signal must be provided for exits from parking 
structures that cross public sidewalks where a standard vision clearance area cannot be 
provided. 

C.  Other standards. Parking structures must comply with all standards of the State Building 
Code as it pertains to structural design, ventilation, lighting and fire/safety requirements 
and disabled accessibility. 
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D.  Parking layout and internal circulation. The layout of parking within a parking structure 
shall be subject to the requirements contained in Figure 18.765.2. An applicant may request 
approval of an alternative layout and internal circulation by means of a Type II adjustment, 
as governed in Section 18.370.010, using the approval criteria in Section 18.370.020.C.5.f. 

18.765.070 Minimum and Maximum Off-Street Parking Requirements 

A.  Parking requirements for unlisted uses. 

1.  The Director may rule that a use, not specifically listed in Section 18.765.070.H, is a 
use similar to a listed use and that the same parking standards shall apply. If the 
applicant requests that the Director’s decision be rendered in writing, it shall 
constitute a Director’s Interpretation, as governed by Section 18.340. 

2.  The Director shall maintain a list of approved unlisted use parking requirements 
which shall have the same effect as an amendment to this chapter. 

B.  Choice of parking requirements. When a building or use is planned or constructed in such a 
manner that a choice of parking requirements could be made, the use which requires the 
greater number of parking spaces shall govern. 

C.  Measurements. The following measurements shall be used in calculating the total minimum 
number of vehicle parking spaces required in Section 18.765.070.H: 

1.  Fractions. Fractional space requirements shall be counted as a whole space; 

2.  Employees. Where employees are specified for the purpose of determining the 
minimum vehicle parking spaces required, the employees counted are those who 
work on the premises during the largest shift at the peak season; 

3.  Students. When students are specified for the purpose of determining the minimum 
vehicle parking spaces required, the students counted are those who are on the 
campus during the peak period of the day during a typical school term; 

4.  Space. Unless otherwise specified, where square feet are specified, the area 
measured shall be gross floor area under the roof measured from the faces of the 
structure, excluding only space devoted to covered off-street parking or loading. 

D.  Exclusions to minimum vehicle parking requirements. The following shall not be counted 
towards the computation of the minimum parking spaces as required in Section 
18.765.070.H: 
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1.  On-street parking. Parking spaces in the public street or alley shall not be eligible as 
fulfilling any part of the parking requirement except; religious institutions may 
count on-street parking around the perimeter of the use provided that the following 
criteria have been satisfied: 

a.  The on-street parking is on a street that is designed and physically improved to 
accommodate parking within the right-of-way; 

b.  The street where on-street parking is proposed is not located on local 
residential streets. 

2.  Fleet parking. Required vehicle parking spaces may not be used for storage of fleet 
vehicles, except when a use can show that employee and fleet parking spaces are 
used interchangeably, e.g., the employee drives the fleet vehicle from home, or the 
spaces are used for fleet storage only at night and are available for employee use 
during the day. For the purposes of this title, space exclusively devoted to the 
storage of fleet vehicles will be considered as outdoor storage. 

E.  Exceptions to maximum parking standards. When calculating the maximum vehicle 
parking allowed as regulated by Section 18.765.080.H, the following exception shall apply: 

1.  The following types of parking shall not be included: 

a.  Parking contained in a parking structure either incorporated into a building or 
freestanding; 

b.  Market-rate paid parking; 

c.  Designated carpool and/or vanpool spaces; 

d.  Designated disabled-accessible parking spaces; 

e.  Fleet parking. 
2.  If application of the maximum parking standard would result in less than six 

parking spaces for a development with less than 1,000 gross square feet of floor 
area, the development shall be allowed up to six parking spaces. If application of the 
maximum parking standard would result in less than 10 vehicle parking spaces for a 
development between 1,000 and 2,000 gross square feet, the development will be 
allowed up to 10 vehicle parking spaces. 

F.  Reductions in minimum required vehicle parking. Reductions in the required number of 
vehicle parking spaces may be permitted as follows: 
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1.  The Director may reduce off-street vehicle parking spaces per Section 18.765.070.H 
by up to 20% in new developments for the incorporation of transit-related facilities 
such as bus stops and pull-outs, bus shelters, transit-oriented developments and 
other transit-related development through a Type II procedure, as governed by 
Section 18.390.040, using approval criteria contained in Section 18.370.020.C.7.b. 
Applicants who qualify for this adjustment may also apply for further parking 
reductions per 18.765.070.F.2. below. 

2.  The Director may reduce the total required off-street vehicle parking spaces per 
Section 18.765.070.H by up to a total of 20% by means of parking adjustment to be 
reviewed through a Type II procedure, as governed by Section 18.390.040, using 
approval criteria contained in Section 18.370.020.C.7.a. 

3.  The Director is authorized to reduce up to 10% of existing required parking spaces 
at a conversion ratio of one parking space for each 100 square feet of transit facility 
for developments which incorporate transit-related facilities such as bus stops and 
pull-outs, bus shelters, transit-oriented development or other transit-related 
facilities through a Type I procedure, as governed by Section 18.390.030, using 
approval criteria contained in Section 18.370.020.C.7.c. 

G.  Increases in maximum required vehicle parking. The Director may increase the total 
maximum number of vehicle spaces allowed in Section 18.765.070.H by means of a parking 
adjustment to be reviewed by means of a Type II procedure, as governed by Section 
18.390.040, using approval criteria contained in Section 18.370.020.C.5.d. 

H.  Specific requirements. (See Table 18.765.2) 

I.  Developments in the MU-CBD zone. Please see Section 18.610.060, off-street vehicle 
parking minimum requirements in the MU-CBD zone. (Ord. 10-02 § 2; Ord. 09-13; Ord. 
02-13)  

18.765.080 Off-Street Loading Requirements 

A.  Off-street loading spaces. Commercial, industrial and institutional buildings or structures 
to be built or altered which receive and distribute material or merchandise by truck shall 
provide and maintain off-street loading and maneuvering space as follows: 

1.  A minimum of one loading space is required for buildings with 10,000 gross square 
feet or more; 

2.  A minimum of two loading spaces for buildings with 40,000 gross square feet or 
more. 

B.  Off-street loading dimensions. 

1. Each loading berth shall be approved by the City Engineer as to design and 
location. 

2.  Each loading space shall have sufficient area for turning and maneuvering of 
vehicles on the site. At a minimum, the maneuvering length shall not be less than 
twice the overall length of the longest vehicle using the facility site. 

3.  Entrances and exits for the loading areas shall be provided at locations approved 
by the City Engineer in accordance with Chapter 18.710. 

4.  Screening for off-street loading facilities is required and shall be the same as 
screening for parking lots in accordance with Chapter 18.745. 



Exhibit C 

TABLE 18.765.2 
MINIMUM AND MAXIMUM REQUIRED OFF-STREET VEHICLE AND BICYCLE PARKING REQUIREMENTS 

(NA: Not Addressed DU: Dwelling Unit (M): Metro Requirement) 
  MAXIMUM[1] 

MINIMUM[5} ZONE A ZONE B BICYCLE[2] 

RESIDENTIAL     
Household Living     
Single Units, Attached See Multifamily (M) none (M) none (M) none 
Single Units, Detached 1.0/DU none (M) none (M) none 
Accessory Units 1.0/DU none none none 
Multifamily Units DU<500 sq ft: 1.0/DU (M) 

1 bedroom: 1.25/DU (M) 
2 bedroom: 1.5/DU (M) 
3 bedroom: 1.75/DU (M)[7] 

none none 1.0/2 DUs except elderly, 
which 
is 1.0/20 DUs 

Manufactured Units 1.0/DU (M) none (M) none (M) none 
Mobile Home Parks 1.0/DU (M) none (M) none (M) none 
Group Living 1.0/room 

1.0/2.5 beds 
none 
2.7/1,000[3] 

none 
none 

1.0/5 beds 

Transitional Housing 1.0/2.5 beds none none 1.0/5 beds 
Home Occupation none none none None 
CIVIC     
Basic Utilities none none none None 
Colleges 0/5 students/staff (M) 1.0/3.3 students/staff (M) 1.0/3.3 students/staff (M) 1.0/3.0 students/staff 
Community Recreation 2.0/1,000 2.5/1,000 4.0/1,000 0.3/1,000 
Cultural Institutions 2.5/1,000 3.5/1,000 4.5/1,000 1.0/1,000 
Day Care Home: none 

Commercial: 2.0/classroom 
none 
2.7/1,000 

none 
3.2/1,000 

Home: none 
Commercial: 1.5/classroom 

Emergency Services 3.0/1,000 3.5/1,000 4.5/1,000 0.5/1,000 
Medical Centers 2.0/1,000[4] 2.7/1,000[4] 3.2/1,000[4] 0.2/1,000 
Postal Services 2.5/1,000 3.0/1,000 4.5/1,000 0.3/1,000 
Public Support Facilities none none none none 
Religious Institutions 1.0/3[6] seats in main 

assembly 
area (M) 

1.0/1.7 seats in main 
assembly 
area (M) 

1.0/1.3 seats in main 
assembly 
area (M) 

1.0/20 seats in main assembly 
area 
 

Schools Preschool: 5.0+1/classroom 
Elementary/JR: 2.0/classroom 
SR: 1.0/5 students/staff (M) 

Preschool: 7.0+1.0 classroom 
Elementary/JR: 2.5/classroom 
SR: 1.0/3.3 students/staff (M) 

Preschool: 10.0+1/classroom 
Elementary/JR: 3.5/classroom 
SR: 1.0/3.3 students/staff (M) 

Preschool: 1.0/classroom 
Elementary/JR: 6.0/classroom 
SR: 6.0/classroom 

Social/Fraternal 
Clubs/Lodges 

10.0/1,000 main assembly 
area 

12.0/1,000 main assembly 
area 

14.0/1,000 main assembly 
area 

2.0/1,000 main assembly area 
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TABLE 18.765.2 
MINIMUM AND MAXIMUM REQUIRED OFF-STREET VEHICLE AND BICYCLE PARKING REQUIREMENTS 

(NA: Not Addressed DU: Dwelling Unit (M): Metro Requirement) 
  MAXIMUM[1] 

MINIMUM[5} ZONE A ZONE B BICYCLE[2] 

COMMERCIAL [5]     
Commercial Lodging 1.0/room 1.2/room 1.4/room 1.0/10 rooms 
Eating and Drinking 
Establishments 

Fast food[8]: 9.96.0/1,000 (M) 
other: 15.38.0/1,000 (M) 

12.4/1,000 (M) 
19.1/1,000 (M) 

14.9/1,000 (M) 
23.0/1,000 (M) 

All: 1.0/1,000 
 

Entertainment – Oriented     
Major Event Entertainment 1.0/3 seats or 1.0/6' bench 1.0/2.5 seats or 

1.0/5' bench 
1.0/2 seats or 
1.0/4' bench 

1.0/10 seats or 40' bench 
 

Outdoor Entertainment 4.0/1,000 (M) 4.5/1,000 5.0/1,000 0.4/1,000 
 

Indoor Entertainment 4.3/1,000 (M) 
Theater: 1.0/3 seats (M) 

5.4/1,000 (M) 
Theater: 1.0/2.5 seats (M)  

6.5/1,000 (M) 
Theater 1.0/2.0 seats (M) 

0.5/1,000 
1.0/10 seats 

Adult Entertainment 2.5/1,000 
1.0/3 seats (M) 

3.5/1,000 
1.0/1.25 seats (M) 

4.5/1,000 
1.0/2.0 seats (M) 

0.5/1,000 
1.0/20 seats 

General Retail     
Sales - Oriented 3.73.0/1,000 (M) 5.1/1,000 (M) 6.2/1,000 (M) 0.3/1,000 

 
Personal Services 2.5/1,000 

Bank with drive in: 
4.32.7/1,000(M) 

3.0/1,000 
5.4/1,000 (M) 

4.5/1,000 
6.5/1,000 (M) 

1.0/1,000 
1.0/1,000 

Repair - Oriented 3.3/1,000 4.0/1,000 4.5/1,000 0.3/1,000 
 

Bulk Sales 1.0/1,000 but no less than 
10.0 

1.3/1,000 2.0/1,000 0.3/1,000 
 

Outdoor Sales 1.0/1,000 sales area 1.3/1,000 sales area 2.0/1,000 sales area 0.1/1,000 sales area 
 

Animal - Related 3.3/1,000 4.0/1,000 4.5/1,000 0.3/1,000 
Motor Vehicle Related     
Motor Vehicle Sales/Rental 1.0/1,000 but no less than 4.0 1.3/1,000 but no less than 4.0 2.0/1,000 but no less than 4.0 0.2/1,000 sales area 
Motor Vehicle 
Servicing/Repair 

2.0/1,000 but no less than 4.0 2.3/1,000 but no less than 4.0 2.6/1,000 but no less than 4.0 0.2/1,000 
 

Vehicle Fuel Sales 3.0+2.0/service bay 4.0+2.0/service bay 4.0+2.5/service bay 0.2/1,000 
 

Office 
Medical/Dental Office 

2.7/1,000 (M) 
3.9/1,000 (M) 

3.4/1,000 (M) 
4.9/1,000 (M) 

4.1/1,000 (M) 
5.9/1,000 (M) 

0.5/1,000 
0.4/1,000 
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TABLE 18.765.2 
MINIMUM AND MAXIMUM REQUIRED OFF-STREET VEHICLE AND BICYCLE PARKING REQUIREMENTS 

(NA: Not Addressed DU: Dwelling Unit (M): Metro Requirement) 
  MAXIMUM[1] 

MINIMUM[5} ZONE A ZONE B BICYCLE[2] 

    
Self-Service Storage 1.0/4 storage units 1.0/4 storage units 1.0/2 storage units 1.0/40 storage units 
Non-Accessory Parking none none none None 
INDUSTRIAL     
Industrial Services 0.8/1,000 1.2/1,000 1.8/1,000 0.1/1,000 
Manufacturing and 
Production 

    

Light Industrial 1.6/1,000 (M) none none 0.1/1,000 
General Industrial 1.6/1,000 (M) none none 0.1/1,000 
Heavy Industrial 1.6/1,000 (M) none none 0.1/1,000 
Railroad Yards none none none none 
Research and Development 2.0/1,000 3.0/1,000 3.8/1,000 0.5/1,000 
Warehouse/Freight 
Movement 

<150,000 sq ft: 0.5/1,000 
>150,000 sq ft: 0.3/1,000 (M) 

0.8/1,000 
0.4/1,000 (M) 

1.2/1,000 
0.5/1,000 (M) 

0.1/1,000 
 

Waste-Related 5.0 7.0 10.0 none 
Wholesale Sales 0.8/1,000 1.2/1,000 1.8/1,000 0.1/1,000 
OTHER     
Agriculture/Horticulture 2.5/1,000 sales area but no 

less than 4.0 
none none none 

Cemeteries Exempt Exempt Exempt none 
Detention Facilities 1.0/2.5 beds none none 1.0/2.5 beds 
Heliports none none none none 
Mining <5.0 none none none 
Wireless Communication 
Facilities 

none none none none 

Rail Lines/Utility Corridors none none none none 
[1] To be determined by the City of Tigard based on Metro criteria. 
[2] Required bicycle parking shall be required per the ratios below except in no case shall there be fewer than two spaces provided. 
[3] Refers to 1,000 sq. ft. of floor area, unless otherwise noted. 
[4] Does not include outpatient clinics or medical offices; see Medical/Dental Offices. 
[5] Please see Section 18.610.060, off-street vehicle parking minimum requirements in the MU-CBD zone. 
[6] Religious institutions may provide 1 space for every 4 seats on site in the main assembly area provided that they supply the city with a parking plan that demonstrates that the peak parking demand of 
1 space for every 3 seats is met utilizing any combination of the alternatives mentioned in this chapter. Adjustments to the minimum parking of 1 space for every 3 seats may be granted per applicable 
provisions of the code, but shall not decrease the amount of required on-site parking to less than 1 space for every 4 seats (unless the cumulative value of all adjustments granted results in an adjusted 
requirement of less than 1 space for every 4 seats). 
[7] In the MU-CBD zone the minimum parking requirements for all multiamily units is 1.0/DU. 
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TABLE 18.765.2 
MINIMUM AND MAXIMUM REQUIRED OFF-STREET VEHICLE AND BICYCLE PARKING REQUIREMENTS 

(NA: Not Addressed DU: Dwelling Unit (M): Metro Requirement) 
  MAXIMUM[1] 

MINIMUM[5} ZONE A ZONE B BICYCLE[2] 
[8] Fast Food designation includes all eating and drinking establishments with a “walk up counter” and/or less than 10 tables.  Examples include Subway, Starbucks, Chipotle, etc. 
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MEMORANDUM 
 

Australia  ●  Belgium   ●   Indonesia  ●  Kenya  ●  New Zealand  ●  Papua New Guinea  
United Arab Emirates  ●  United Kingdom  ●  United States  ●  Operations in 60 Countries 

 
To: Noel Johnson, Vice President 
 Killian Pacific   

noel@killianpacific.com 
  
From: Michael Cerbone, AICP 
 
Date: December 27, 2012 
 
Project: Text amendment to support reduced parking minimums 
CardnoWRG#:  
Re: Assessment of Two Properties Historically Deficient on Parking 
 
 
Cardno reviewed a list of properties (see below) that are perceived to be historically deficient on 
parking when compared to current City of Tigard standards.  Cardno analyzed a representative 
sample of these properties based on the existing and proposed parking standards. This 
memorandum gives a brief assessment of the parking conditions found so as to illustrate our 
general conclusions. Cardno understands the City is concerned about how the proposed parking 
modifications would affect these existing situations, based on our analysis the proposed 
amendments would not affect these properties as the problems are atypical and unique to each 
respective property. These properties represent existing deficiencies that would not be remedied 
with the proposed code amendments. While the extent of the nonconformity of each property with 
the City’s parking requirements would be lessened, overall each of the sites analyzed would still 
not meet standards. 
 
For reference, the following table summarizes the current and proposed parking ratios for specific 
uses.  
 

Land Use Current Code 
Parking Ratio (per 1,000 sf) 

Proposed Code 
Parking Ratio (per 1,000 sf) 

Sales Oriented 3.7 3 
Bank with Drive Thru 4.3 2.7 
Restaurant (fast food) 9.9 6 
Restaurant (sit down) 15.3 8 

  
For reference, the following table summarizes the current and proposed parking quantities for 
mixed-use projects.  
 

Current Required Parking Quantity for 
Mixed-Use Projects 

Proposed Required Parking Quantity for  
Mixed-Use Projects 

 Percent of 
Required Quantity 

 Percent of 
Required Quantity 

Primary Use 100% Primary Use 100% 
Secondary Use 90% Secondary Use 85% 
Subsequent Uses 80% Tertiary Uses 70% 
  Subsequent Uses 60% 

 
 
 
 
  



 
 
 

 

December 27, 2012 

   
Property Analysis 
Address Business Primary Cause of Parking 

Deficiency 
11445 Pac Hwy Bounty Hunter Saloon  Eating and Drinking 
Assessment:  The property is adjacent to the Regency Inn motel, and thus a defacto shared parking 
situation complicates this property and its parking functionality.  Furthermore, the property is significantly 
under parked.  County records indicate this single tenant restaurant building is 5,446 SF in size, but current 
observations count only 32 stalls being available (and some stalls are significantly compromised/unusable).  
Under current Tigard parking minimum standards, the 32 stalls of parking would allow only 2,092SF of 
restaurant, while under the proposed standards, 4,000 SF of restaurant would be allowed.   
Conclusion:  Even with the proposed standards 44 stalls would be required for this property.  The proposed 
amendments would not make the property in conformance with minimum parking requirements for the City. 
 
 
 

Address Business Primary Cause of Parking 
Deficiency 

12700 North Dakota Scholls Commercial Center
  

Eating and Drinking – Insufficient 
Ratio 

Analysis: Key Bank, as well as significant eating and dining users (Starbucks, Quiznos, Pasta Pronto) exist 
with other users (Dry Cleaners, etc.) to create parking requirements that are significant.  Per County records, 
Key Bank’s 3,593 SF would require 16 stalls.  County records do not provide the size nor breakdown of SF 
for the multi-tenant building; nonetheless, it is estimated to be approximately 11,500SF in size, which equates 
to a need of between 100 to160 stalls. Observed parking stalls were counted to be approximately 70 in 
number.   
Conclusion:  The current situation does not meet code, nor would it meet the future code, as proposed.  It is 
unknown how or why this occupancy situation has come to be.  Nonetheless, even with the proposed 
amendments this site would still be nonconforming in terms of minimum parking spaces required. . 
 
 

Address Business Primary Cause of Parking 
Deficiency 

 City Hall and Tigard Library
  

Public Institutions 

Analysis: Parking appears to be deficient at these two locations as it relates to accommodating peak 
demands for the facilities due to special events.  High volume events cause atypical needs for parking that 
realized during short specific timelines. Events such as these are unique to institutional and/or public 
gathering spaces. 
Conclusion:  The concerns associated with these properties would not be realized within a commercial 
development and would be specific to public uses and should be addressed within that specific use. 
 
 
 
  



 
 
 

 

December 27, 2012 

AREAS (PARCELS) HISTORICALLY SHORT ON PARKING 
Single Business 
Address   Business    Primary Cause 
11445 Pac Hwy  Bounty Hunter Saloon   E&D* 
11611 Pac Hwy  Teriyaki Bowl/Union Mission  E&D/Retail/Insufficient 
Ratio 
11646 Pac Hwy  Transmission Repair   Insufficient Ratio 
11652 Pac Hwy  Hookah Bar    Insufficient Ratio 
13050 Pac Hwy  Sanchez Taqueria   E&D/FF** 
11320 Pac Hwy  Martins Auto Detailing   Business Expansion 
12705 Pac Hwy  Hookah Bar    Shared w/E&D 
12725 Pac Hwy  Restaurant    E&D 
 
Retail Centers 
Address   Development    Primary Cause 
12100/44 Scholls  Retail Strip    E&D/FF/Insufficient 
Ratio 
12210 Scholls   Greenway Center   E&D/FF/Large Retail 
13125 Hall Blvd  City Hall    Insufficient Ratio? 
13500 Hall Blvd  Tigard Library    Insufficient Ratio? 
11705 Pac Hwy  Pacific Crossing   E&D/FF 
15917-95 Hall Blvd  Strip Development   FF/Insufficient Ratio 
12700 North Dakota  Scholls Commercial Center  E&D/FF/Insufficient 
Ratio 
9800 Shady Ln   Retail Strip    Insufficient Ratio 
 
* E&D = Eating and Drinking 
** FF = Fast Food 
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MEMORANDUM 
 

Australia  ●  Belgium   ●   Indonesia  ●  Kenya  ●  New Zealand  ●  Papua New Guinea  

United Arab Emirates  ●  United Kingdom  ●  United States  ●  Operations in 60 Countries 

 
To: Noel Johnson, Vice President 
 Killian Pacific   

noel@killianpacific.com 
  
From: Michael Cerbone, AICP 
 
Date: February 8, 2013 
 
Project: Text amendment to support reduced parking minimums 
CardnoWRG#:  
Re: Supplemental information to support the requested parking minimum text 

amendment 
 

This memo is presented to provide supplemental information to support the text amendment to 
reduce the minimum parking ratio for specific commercial uses in the City of Tigard. The applicant, 
Killian Pacific, owns and operates commercial, residential and employment properties through the 
metropolitan region. The applicant’s primary concern when developing and commercial sites is 
that there is adequate parking to support the tenants and uses within the center. If there is not 
adequate parking they will not be able to lease storefronts.  
 
For reference, the following table summarizes the current and proposed parking ratios for specific 
uses in the City of Tigard.  
 

Land Use Current Code 
Parking Ratio (per 1,000 sf) 

Proposed Code 
Parking Ratio (per 1,000 sf) 

Sales Oriented 3.7 3 

Bank with Drive Thru 4.3 2.7 

Restaurant (fast food) 9.9 6 

Restaurant (sit down) 15.3 8 

  
These ratios are based on two methodologies undertaken—1) a parking comparison of existing 
commercial centers in the region (provided as Exhibit B in the original submittal) and 2) a 
comparative analysis of jurisdictional minimum parking standards throughout the Portland Metro 
region.  Based on the analysis conducted under the comparison of existing commercial centers, 
findings demonstrate that the application of the current Tigard parking ratios would require 
significant additional acreage, essentially making the project unfeasible.  The comparative 
analysis of jurisdictional standards demonstrates that the requested minimum parking ratios 
generally fall in the middle of the parking requirement spectrum.  As shown in the previously 
submitted Exhibit A- Comparison of Minimum Parking Standards, jurisdictions requiring lower 
parking ratios for both fast food and sit-down restaurants include: 

 Gresham (8/1,000 for sit down; 6/1,000 for fast food with drive-thru),  

 Beaverton (10/1,000 for sit down),  

 Milwaukee (4/1,000 for both), and  

 Oregon City (4.1/1,000 for both).   
 
2011 ECONOMIC OPPORTUNITIES ANALYSIS (EOA)  

The 2011 EOA prepared by Cogan Owens Cogan, LLC summarizes the commercial land needs 
for the City of Tigard.  There are three assumed land need scenarios—efficient, moderate, and 
high land need scenarios.  Under the efficient land need scenario there is a land surplus of 8 acres 

mailto:noel@killianpacific.com


 

 

 

 

February 11, 2013 

of vacant commercial land, while the medium and high land need scenarios show a deficit of 19 
and 45 acres, respectively.  As stated in the EOA,  

“As Tigard’s population and employment levels increase with time, and vacant 
land diminishes, the City will need to rely more upon redevelopment areas, and 
productivity increases from existing developed lands to achieve long-term 
economic strength and diversity.”   

As demonstrated in the previously submitted Exhibit B—Parking Comparison of Existing 
Commercial Centers, efficient or even moderate land need scenarios will be better achieved by 
reducing the minimum parking requirements for commercial development.  The successful 
commercial centers around the Portland Metro region provide parking at a ratio of 5 stalls per 
1,000 SF of total leasable space, which does save critical land that can be used for more efficient 
land uses and intensities.  As an example provided in Exhibit B, the Nimbus Center would require 
35 additional spaces requiring approximately 0.36 acres of additional land to develop under the 
current minimum parking requirements.  Under the proposed standards a surplus of 5 stalls would 
exist.  This text amendment request will achieve greater productivity from developed lands by 
reducing the area dedicated to vehicle parking.  

 

RESULTS OF THE 2011 COMMUNITY ATTITUDES SURVEY 

A memo from the 2011 Community Attitudes Survey summarized the key findings from a 
telephone survey conducted among a representative sample of 400 residents age 18 and older in 
the City of Tigard.  Key findings applicable to commercial development and our requested text 
amendment include: 1) residents desire more family-friendly restaurants, upscale restaurants, and 
grocery stores in Tigard and 2) increased dining options were mentioned most frequently as a 
reason for residents traveling outside Tigard.  If this trend continues and Tigard continues to have 
one of the highest parking requirements in the region for sit down restaurants, these uses will be 
the most difficult to attract to existing developments.  

 

THE STATUS OF THE ELMO STUDD’S SITE REDEVELOPMENT 

As noted in the memo addressed to Marty Wine and Kenny Asher, attached with this document, 
Killian Pacific has worked with Kittelson & Associates to maintain the full movement intersection 
that currently exists at SW Fanno Creek Place and the Elmo Studd’s Building Supplies location.  
The City of Tigard Engineering Department has rejected the findings made by Kittelson, asserting 
that redevelopment would necessitate a right-in/right-out intersection.  This discrepancy results 
even after Kittelson completed a study according to a mutually agreed upon scope.     

  

SUMMARY 
This supplemental information provides further evidence to support the text amendment request to 
reduce the minimum parking requirements for commercial uses.   
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March 29, 2013    Project #: 11300 

Noel Johnson 
Killian Pacific 
500 E Broadway, Suite 110 
Vancouver, WA 98660 

RE: Parking Study of Various Sites in Tigard, Oregon 

Dear Noel, 

Pursuant to your request and conversations with City of Tigard staff, Kittelson & Associates, Inc. 

conducted weekday and weekend parking studies of six properties in Tigard. This letter provides a brief 

summary of the data collection process and the observed parking rates by time of day. The parking 

counts as well as graphical summaries of parking demand and occupancy rates are provided by time of 

day for further use by interested parties. 

Data Collection 

Parking data were collected at six locations in Tigard during a typical mid-week day and Saturday in 

March 2013. Parking supply at each parking lot was noted and hourly parking demand was measured 

throughout the day. Parking data was generally collected between the hours of 7:00 AM and 9:00 PM, 

with data collection hours varying by site based on the type of land use, hours of operation, and 

expected peak parking characteristics. Table 1 below identifies the locations of the six sites studied. 

Table 1 Parking Demand Study Sites – Tigard, Oregon 

Study Site Address 
Total Building Size 

 (square feet) Parking Supply1 (spaces) 

Scholls Ferry McDonald's 12388 SW Scholls Ferry Road 6,682 66 

Greenway Shopping Center 12220 SW Scholls Ferry Road 139,169 452 

Buster’s Barbecue 11419 SW Pacific Highway 9,421 116 

Pacific Crossroads 11705 SW Pacific Highway 39,340 156 

Wells Fargo Bank 11760 SW Hall Boulevard 7,550 32 

Nimbus Center 10115 SW Nimbus Avenue 26,281 93 

    1 Includes handicapped spaces 

The parking count worksheets are included in Attachment “A.” 
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Kittelson & Associates, Inc.  Portland, Oregon 

Parking Demand Rate Summary  

Parking demand rates (as a function of building area) were calculated for each site for mid-week and 

Saturday demand during the morning, mid-day, and afternoon peak hours.  

The observed peak parking data are summarized in Table 2 by time period. The shaded cells with bold 

text in Table 2 highlight peak observed parking demand for each site. 

Table 2 Peak Parking Demand Rates for Various Sites in Tigard
1
 

Study Site 

Building 
Size 

 (square 
feet) 

Parking Spaces Occupied  
Parking Rate By Time of Day  

(Spaces occupied per 1,000 square feet) 

Mid-week Saturday Mid-week Saturday 

AM 
Mid-
day PM AM 

Mid-
day PM AM 

Mid-
day PM AM 

Mid-
day PM 

Scholls Ferry 
McDonald's 

6,682 15 41 23 51 38 49 2.24 6.14 3.44 7.63 5.69 7.33 

Greenway 
Shopping Center 

139,169 117 239 229 230 277 232 0.84 1.72 1.65 1.65 1.99 1.67 

Buster’s Barbecue 9,421 12 36 41 14 28 48 1.27 3.82 4.35 1.49 2.97 5.10 

Pacific Crossroads 39,340 43 71 55 44 98 86 1.09 1.80 1.40 1.12 2.49 2.19 

Wells Fargo Bank 7,550 14 15 17 7 11 8 1.85 1.99 2.25 0.93 1.46 1.06 

Nimbus Center 26,281 37 2 84 2 56 2 30 49 43 1.41 3.20 2.13 1.14 1.86 1.64 

1 For the purposes of Table 2, AM is defined as occurring in the period before 11 AM, mid-day occurs between 11 AM and 2 PM, and PM occurs 
after 2 PM 
2 Represents data collected in October2006 

Please call me at (503) 535-7433 if you have any questions about this information. 

Sincerely,  
KITTELSON & ASSOCIATES, INC. 

 

Chris Brehmer, P.E. 
Principal Engineer 
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Available 

Stalls
176 6 144 1 43 4 75 3

Time

7:00 AM 4 0 18 0 14 0 3 0

8:00 AM 9 0 20 0 12 0 9 0

9:00 AM 22 1 33 0 8 0 24 0

10:00 AM 40 0 34 0 8 0 35 0

11:00 AM 59 0 52 0 9 0 43 0

12:00 PM 94 3 57 2 18 0 47 0

1:00 PM 99 4 65 1 21 1 48 0

2:00 PM 78 2 49 0 18 0 37 0

3:00 PM 85 3 54 1 13 1 42 0

4:00 PM 54 1 39 1 18 1 42 0

5:00 PM 110 3 40 0 29 1 44 2

6:00 PM 98 3 40 0 26 0 38 1

7:00 PM 104 1 32 1 26 0 24 0

8:00 PM 57 1 14 0 29 0 21 0

9:00 PM 43 1 12 0 17 0 10 0

Zone 1

Zone 3

Zone 4

7409 SW Tech Center Dr, Ste 150

Portland, OR 97224

Parking Utilization Survey 

Tuesday 3/19/2013

Occupied Stalls Occupied Stalls Occupied Stalls Occupied Stalls

Greenway Shopping Center

Zone 1 Zone 2 Zone 3 Zone 4

Note: Semi blocking 2 handicapped and 4 regular spaces at 8:00 AM

Note: Truck blocking 7 regular spaces at 11:00 AM

Note: Truck blocking 6 regular spaces and truck blocking 5 regular spaces at 8:00 AM

Note: Truck blocking 7 regular spaces from 11:00 AM - 12:00 PM

Note: Truck blocking 5 regular spaces at 12:00 PM
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Available 

Stalls
62 4

Time

7:00 AM 14 0

8:00 AM 15 0

9:00 AM 15 0

10:00 AM 25 0

11:00 AM 31 0

12:00 PM 40 0

1:00 PM 40 1

2:00 PM 29 1

3:00 PM 17 1

4:00 PM 23 0

5:00 PM 16 0

6:00 PM 23 0

7:00 PM 18 0

8:00 PM 16 0
9:00 PM 9 0

Note: Truck taking up 8 regular stalls and 1 handicapped stall from 7:00 AM - 9:00 AM

Note: Service truck blocked 3 regular stalls at 8:00 PM

Portland, OR 97224

Tuesday 3/19/2013

7409 SW Tech Center Dr, Ste 150

Scholls Ferry McDonalds

Occupied Stalls

Parking Utilization Survey 
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Available 

Stalls
113 3

Time

11:00 AM 12 0

12:00 PM 36 0

1:00 PM 30 0

2:00 PM 14 0

3:00 PM 17 0

4:00 PM 19 0

5:00 PM 18 0

6:00 PM 33 1
7:00 PM 40 1

Buster's Barbeque

Occupied Stalls

7409 SW Tech Center Dr, Ste 150

Portland, OR 97224

Parking Utilization Survey 

Tuesday 3/19/2013
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Available 

Stalls
120 2 33 1

Time

11:00 AM 37 0 6 0

12:00 PM 47 0 7 0

1:00 PM 60 0 11 0

2:00 PM 45 1 5 0

3:00 PM 47 0 3 0

4:00 PM 34 1 7 0

5:00 PM 43 1 11 0

6:00 PM 41 0 12 0

7:00 PM 37 0 10 0

7409 SW Tech Center Dr, Ste 150

Portland, OR 97224

Parking Utilization Survey 

Tuesday 3/19/2013

Occupied Stalls Occupied Stalls

Pacific Crossroads

Zone 2Zone 1
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Available 

Stalls
30 2

Time

9:00 AM 8 0

10:00 AM 10 0

11:00 AM 14 0

12:00 PM 14 1

1:00 PM 13 0

2:00 PM 17 0

3:00 PM 13 1

4:00 PM 10 0

5:00 PM 14 0

6:00 PM 6 0

Occupied Stalls

Wells Fargo

7409 SW Tech Center Dr, Ste 150

Portland, OR 97224

Parking Utilization Survey 

Tuesday 3/19/2013



16285 SW 85th Avenue

Tigard, OR 97224

Phone: 503-620-4242

Fax: 503 620-4545

www.qualitycounts.net

Numbus Center Parking Total parking supply = (89) 93

9
20.37%

3
13.89%

32
35.42%

33
33.33%

16

BK Office ADA Total % Ave BK Office ADA Total % Ave BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total

7:00 1 1 2 22.22% 0 0.00% 2 9 11 34.38% 8 8 24.24% 4 4 25.00%

7:10 1 1 11.11% 0 0.00% 2 7 9 28.13% 10 10 30.30% 4 4 25.00%

7:20 1 1 2 22.22% 0 0.00% 1 10 11 34.38% 10 10 30.30% 6 6 37.50%

7:30 1 1 2 22.22% 0 0.00% 2 7 9 28.13% 9 9 27.27% 6 6 37.50%

7:40 1 1 2 22.22% 0 0.00% 3 9 12 37.50% 10 10 30.30% 6 6 37.50%

7:50 1 1 2 22.22% 0 0.00% 3 7 10 31.25% 9 9 27.27% 5 5 31.25%

8:00 1 1 11.11% 0 0.00% 3 8 11 34.38% 9 9 27.27% 8 8 50.00%

8:10 1 1 11.11% 1 1 33.33% 4 7 11 34.38% 17 17 51.52% 8 8 50.00%

8:20 1 1 11.11% 1 1 33.33% 7 7 14 43.75% 13 13 39.39% 8 8 50.00%

8:30 2 2 22.22% 1 1 33.33% 5 9 14 43.75% 10 10 30.30% 8 8 50.00%

8:40 3 3 33.33% 1 1 33.33% 4 7 11 34.38% 16 16 48.48% 8 8 50.00%

8:50 3 3 33.33% 1 1 33.33% 5 8 13 40.63% 11 11 33.33% 8 8 50.00%

5 17 0 22 5 0 0 5 41 95 0 136 0 132 0 132 0 79 0 79 374

88.89% 66.67% 72.92% 72.47%

BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total

11:00 6 6 66.67% 2 2 66.67% 11 15 26 81.25% 28 28 84.85% 14 14 87.50%

11:10 1 7 8 88.89% 2 2 66.67% 10 16 26 81.25% 24 24 72.73% 16 16 100.00%

11:20 1 6 7 77.78% 2 2 66.67% 5 20 25 78.13% 27 27 81.82% 15 15 93.75%

11:30 7 7 77.78% 2 2 66.67% 3 23 26 81.25% 25 25 75.76% 17 17 106.25%

11:40 9 9 100.00% 2 2 66.67% 2 20 22 68.75% 30 30 90.91% 18 18 112.50%

11:50 8 8 88.89% 2 2 66.67% 17 17 53.13% 17 17 51.52% 15 15 93.75%

12:00 9 9 100.00% 2 2 66.67% 2 17 19 59.38% 19 19 57.58% 15 15 93.75%

12:10 9 9 100.00% 2 2 66.67% 5 15 20 62.50% 23 23 69.70% 13 13 81.25%

12:20 9 9 100.00% 2 2 66.67% 4 16 20 62.50% 23 23 69.70% 11 11 68.75%

12:30 9 9 100.00% 1 1 33.33% 6 22 28 87.50% 24 24 72.73% 12 12 75.00%

12:40 8 8 88.89% 2 2 66.67% 5 23 28 87.50% 28 28 84.85% 11 11 68.75%

12:50 7 7 77.78% 3 3 100.00% 7 16 23 71.88% 19 19 57.58% 11 11 68.75%

2 94 0 96 24 0 0 24 60 220 0 280 0 287 0 287 0 168 168 855

61.11% 19.44% 48.96% 42.93%

BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total

4:00 5 55.56% 1 33.33% 16 50.00% 11 33.33% 15 93.75%

4:10 5 55.56% 0.00% 19 59.38% 12 36.36% 15 93.75%

4:20 6 66.67% 0.00% 13 40.63% 12 36.36% 14 87.50%

4:30 6 66.67% 0.00% 13 40.63% 13 39.39% 14 87.50%

4:40 5 55.56% 0.00% 16 50.00% 17 51.52% 14 87.50%

4:50 5 55.56% 0.00% 16 50.00% 19 57.58% 13 81.25%

5:00 5 55.56% 0.00% 17 53.13% 15 45.45% 13 81.25%

5:10 6 66.67% 1 33.33% 17 53.13% 15 45.45% 11 68.75%

5:20 5 55.56% 1 33.33% 17 53.13% 15 45.45% 8 50.00%

5:30 7 77.78% 1 33.33% 16 50.00% 16 48.48% 5 31.25%

5:40 6 66.67% 2 66.67% 15 46.88% 12 36.36% 5 31.25%

5:50 5 55.56% 1 33.33% 13 40.63% 13 39.39% 4 25.00%

0 0 0 66 0 0 0 7 0 0 0 188 0 0 0 170 0 0 0 131 562

Area E  ( 16 )

TIME

Area A  ( 9 )

TIME

Area C  ( 32 ) Area D  ( 33 )

Area B ( 3 ) Area C  ( 32 ) Area D  ( 33 )

10/18/2006

Area D  ( 33 ) Area E  ( 16 )

TIME

Area A  ( 9 ) Area B ( 3 ) Area C  ( 32 )

Area E  ( 16 )

Area A  ( 9 ) Area B ( 3 )



16285 SW 85th Avenue

Tigard, OR 97224

Phone: 503-620-4242

Fax: 503 620-4545

www.qualitycounts.net

Numbus Center Parking Total parking supply = (89)

9
0.93%

3
16.67%

32
23.96%

33
24.24%

16
57.81% 93 individual 27.42%

BK Office ADA Total % Ave BK Office ADA Total % Ave BK Office ADA Total % Ave BK Office ADA Total % Ave BK Office ADA Total % Ave Total % Ave

7:00 0 0 0 0 1 6 7 0.219 5 5 0.152 4 4 0.25 16 17.20%

7:10 0 0 0 0 1 6 7 0.219 6 6 0.182 4 4 0.25 17 18.28%

7:20 0 0 0 0 3 4 7 0.219 4 4 0.121 4 4 0.25 15 16.13%

7:30 0 0 0 0 4 4 8 0.25 4 4 0.121 5 5 0.313 17 18.28%

7:40 0 0 0 0 2 4 6 0.188 9 9 0.273 12 12 0.75 27 29.03%

7:50 0 0 0 0 2 3 5 0.156 5 5 0.152 12 12 0.75 22 23.66%

8:00 0 0 1 1 0.3333 3 5 8 0.25 10 10 0.303 12 12 0.75 31 33.33%

8:10 0 0 1 1 0.3333 2 7 9 0.281 10 10 0.303 12 12 0.75 32 34.41%

8:20 0 0 1 1 0.3333 3 6 9 0.281 13 13 0.394 12 12 0.75 35 37.63%

8:30 0 0 1 1 0.3333 2 5 7 0.219 8 8 0.242 12 12 0.75 28 30.11%

8:40 0 0 1 1 0.3333 3 7 10 0.313 12 12 0.364 11 11 0.688 34 36.56%

8:50 1 1 0.1111 1 1 0.3333 4 5 9 0.281 10 10 0.303 11 11 0.688 32 34.41%

0 1 0 1 6 0 0 6 30 62 0 92 0 96 0 96 0 111 0 111 306

93.52% 38.89% 79.95% 72.47% 112.50% 82.89%

BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total Ave

11:00 7 7 0.7778 1 1 0.3333 5 20 25 0.781 24 24 0.727 19 19 1.188 76 81.72%

11:10 7 7 0.7778 1 1 0.3333 4 21 25 0.781 24 24 0.727 19 19 1.188 76 81.72%

11:20 1 7 8 0.8889 1 1 0.3333 4 17 21 0.656 22 22 0.667 19 19 1.188 71 76.34%

11:30 2 7 9 1 1 1 0.3333 5 15 20 0.625 20 20 0.606 18 18 1.125 68 73.12%

11:40 1 7 8 0.8889 1 1 0.3333 5 18 23 0.719 1 24 25 0.758 19 19 1.188 76 81.72%

11:50 8 8 0.8889 1 1 2 0.6667 7 19 26 0.813 1 20 21 0.636 18 18 1.125 75 80.65%

12:00 1 8 9 1 1 1 2 0.6667 6 21 27 0.844 1 22 23 0.697 18 18 1.125 79 84.95%

12:10 2 8 10 1.1111 1 1 0.3333 8 19 27 0.844 1 24 1 26 0.788 18 18 1.125 82 88.17%

12:20 1 7 8 0.8889 1 1 0.3333 7 20 27 0.844 22 1 23 0.697 18 18 1.125 77 82.80%

12:30 1 8 9 1 1 1 0.3333 6 22 28 0.875 23 1 24 0.727 17 17 1.063 79 84.95%

12:40 1 8 9 1 1 1 0.3333 10 22 32 1 2 25 1 28 0.848 17 17 1.063 87 93.55%

12:50 1 8 9 1 1 1 0.3333 8 18 26 0.813 1 25 1 27 0.818 16 16 1 79 84.95%

11 90 0 101 12 0 2 14 75 232 0 307 7 275 5 287 0 216 216 925

59.26% 44.44% 55.73% 49.75% 89.58% 59.41%

BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total Ave BK Office ADA Total Ave

16:00 6 0.6667 1 0.3333 16 0.5 14 0.424 15 0.938 52 55.91%

16:10 5 0.5556 2 0.6667 16 0.5 14 0.424 15 0.938 52 55.91%

16:20 5 0.5556 1 0.3333 15 0.469 17 0.515 15 0.938 53 56.99%

16:30 5 0.5556 1 0.3333 15 0.469 19 0.576 15 0.938 55 59.14%

16:40 5 0.5556 1 0.3333 15 0.469 15 0.455 15 0.938 51 54.84%

16:50 5 0.5556 1 0.3333 16 0.5 18 0.545 15 0.938 55 59.14%

17:00 5 0.5556 2 0.6667 19 0.594 16 0.485 15 0.938 57 61.29%

17:10 5 0.5556 2 0.6667 20 0.625 13 0.394 15 0.938 55 59.14%

17:20 5 0.5556 2 0.6667 1 23 0.719 15 0.455 13 0.813 58 62.37%

17:30 7 0.7778 2 0.6667 20 0.625 17 0.515 1 12 0.75 58 62.37%

17:40 6 0.6667 1 0.3333 19 0.594 20 0.606 13 0.813 59 63.44%

17:50 5 0.5556 0 0 20 0.625 19 0.576 1 14 0.875 58 62.37%

0 0 0 64 0 0 0 16 0 0 1 214 0 0 0 197 0 1 1 172 663

Area D  ( 33 ) Area E  ( 16 )

TIME

Area A  ( 9 ) Area B ( 3 ) Area C  ( 32 )

Area E  ( 16 )

TIME

Area A  ( 9 ) Area B ( 3 ) Area C  ( 32 ) Area D  ( 33 ) Area E  ( 16 )

10/19/2006

TIME

Area A  ( 9 ) Area B ( 3 ) Area C  ( 32 ) Area D  ( 33 )
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Available 

Stalls
176 6 144 1 43 4 75 3

Time

10:00 AM 138 2 50 0 19 1 20 0

11:00 AM 170 3 66 0 13 1 23 0

12:00 PM 156 4 66 1 19 0 31 0

1:00 PM 150 4 53 1 19 0 33 0

2:00 PM 126 5 52 0 17 1 30 1

3:00 PM 108 4 40 1 18 1 31 0

4:00 PM 120 3 39 1 27 0 24 0

5:00 PM 100 4 37 0 25 1 12 0

6:00 PM 107 1 48 1 32 2 18 0

7:00 PM 100 2 42 1 35 0 13 0

Occupied Stalls

Greenway Shopping Center

Zone 1 Zone 2 Zone 3 Zone 4

7409 SW Tech Center Dr, Ste 150

Portland, OR 97224

Parking Utilization Survey 

Saturday 3/16/2013

Occupied Stalls Occupied Stalls Occupied Stalls
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Available 

Stalls
62 4

Time

10:00 AM 49 2

11:00 AM 34 0

12:00 PM 37 1

1:00 PM 34 0

2:00 PM 44 1

3:00 PM 49 0

4:00 PM 32 0

5:00 PM 29 0

6:00 PM 21 0

7:00 PM 25 0

Note: Tractor occupying 3 regular stalls at 10:00 AM

Portland, OR 97224

Saturday 3/16/2013

7409 SW Tech Center Dr, Ste 150

Scholls Ferry McDonalds

Occupied Stalls

Parking Utilization Survey 
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Available 
Stalls 9 0 2 1 32 0 31 3 16 0

Time
10:00 AM 4 0 0 0 15 0 8 0 3 0
11:00 AM 4 0 1 0 18 0 8 1 2 0
12:00 PM 4 0 1 0 22 0 19 1 2 0
1:00 PM 4 0 1 0 19 0 14 0 2 0
2:00 PM 9 0 1 0 17 0 13 1 2 0
3:00 PM 7 0 2 0 18 0 10 0 2 0
4:00 PM 6 0 1 1 18 0 11 2 3 0
5:00 PM 8 0 0 0 16 0 16 1 2 0
6:00 PM 6 0 0 0 12 0 7 0 2 0
7:00 PM 8 0 0 0 7 0 8 0 2 0

Occupied Stalls Occupied Stalls

Nimbus Center

Zone EZone DZone CZone BZone A

7409 SW Tech Center Dr, Ste 150
Portland, OR 97224

Parking Utilization Survey 

Saturday 3/16/2013

Occupied Stalls Occupied Stalls Occupied Stalls
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Available 

Stalls
113 3

Time

11:00 AM 14 0

12:00 PM 16 0

1:00 PM 27 1

2:00 PM 38 1

3:00 PM 38 2

4:00 PM 34 1

5:00 PM 31 3

6:00 PM 47 1

7:00 PM 41 1
Note: Truck occupying 2 regular stalls at 3:00 PM -- Truck occupying 3 regular stalls at 4:00 PM

Buster's Barbeque

Occupied Stalls

7409 SW Tech Center Dr, Ste 150

Portland, OR 97224

Parking Utilization Survey 

Saturday 3/16/2013
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Available 

Stalls
120 2 33 1

Time

11:00 AM 31 0 13 0

12:00 PM 54 0 8 0

1:00 PM 86 1 11 0

2:00 PM 79 1 6 0

3:00 PM 71 1 5 0

4:00 PM 61 1 5 0

5:00 PM 59 0 11 0

6:00 PM 45 1 11 0

7:00 PM 34 0 11 0

7409 SW Tech Center Dr, Ste 150

Portland, OR 97224

Parking Utilization Survey 

Saturday 3/16/2013

Occupied Stalls Occupied Stalls

Pacific Crossroads

Zone 2Zone 1
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Available 

Stalls
30 2

Time

9:00 AM 1 0

10:00 AM 7 0

11:00 AM 10 1

12:00 PM 9 0

1:00 PM 9 0

2:00 PM 8 0

3:00 PM 2 0

4:00 PM 2 0

5:00 PM 2 0

6:00 PM 1 0

Occupied Stalls

Wells Fargo

7409 SW Tech Center Dr, Ste 150

Portland, OR 97224

Parking Utilization Survey 

Saturday 3/23/2013



 

 

Attachment B  
Parking Demand Profiles 
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Scholls Ferry McDonald's - Tuesday

Regular Stalls Occupied Handicapped Stalls Occupied Total Supply Available Parking Occupancy
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Time of Day

Scholls Ferry McDonald's - Tuesday

Parking Rate Per 1,000 Square Feet



0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

0

50

100

150

200

250

300

350

400

450

P
a

rk
in

g
 O

cc
u

p
a

n
cy

 %

P
a

rk
in

g
 S

p
a

ce
s

Time of Day

Greenway Shopping Center (all zones) - Tuesday

Regular Stalls Occupied Handicapped Stalls Occupied Total Supply Available Parking Occupancy

0.28 0.36
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0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

0

20

40

60

80

100

120

140

P
a

rk
in

g
 O

cc
u

p
a

n
cy

 %

P
a

rk
in

g
 S

p
a

ce
s

Time of Day

Pacific Crossroads (all zones) - Tuesday

Regular Stalls Occupied Handicapped Stalls Occupied Total Supply Available Parking Occupancy
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Buster's Barbecue - Tuesday

Regular Stalls Occupied Handicapped Stalls Occupied Total Supply Available Parking Occupancy
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March 12, 2013    Project #: 11300 

Noel Johnson 
Killian Pacific  
500 East Broadway, Suite 110 
Vancouver, WA  98660 

RE: Review of Parking Proposed Minimums Relative to ITE Parking Generation 

Dear Noel, 

This letter provides an overview of select City of Tigard parking standards compared to parking rates 

prescribed in the reference Parking Generation, 4th Edition, published by the Institute of Transportation 

Engineers (ITE) in 2010. The ITE parking rate data is generally supportive of the proposed revisions to 

the parking minimums currently under consideration by the City of Tigard.  

Minimum and maximum code 

standards are typically established by 

cities to allow flexibility for site 

specific needs while at the same time 

minimizing the potential impact to 

adjacent neighborhoods and/or the 

multimodal transportation system. 

These minimums and maximums 

typically “bracket” the average 

anticipated daily peak demand. This 

relationship is shown in Exhibit 1.  

Our review of the City of Tigard’s development code identified several retail uses in which the specified 

parking minimums are equal to or exceed the average values shown in ITE’s Parking Generation. In 

these instances the City’s current parking minimums are set higher than the expected maximum peak 

period parking demand measured at other similar sites. Establishing parking minimums in excess of 

typical peak parking demand levels may have unintended and undesirable consequences in terms of 

requiring excessive parking, limiting the potential effectiveness of transportation demand management 

programs, not allowing for a context-specific review of a proposed land use and/or tenant, and the 

application of shared parking opportunities. Moreover, unnecessarily high minimum parking 

requirements may not achieve urban design and multimodal transportation system objectives and is 

also not an efficient use of precious land resources.  

Parking demand can vary substantially based on individual building uses and practices. From a parking 

design perspective, it would be appropriate for jurisdictions to set their parking minimums below the 

Expected Range for 
Parking Maximum 

Standard 

Expected Range for 
Parking Minimum 

Standard 

Average 
Peak 

Demand 

 

Exhibit 1. Typical Parking Demand Distribution 
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ITE peak period parking demand while at the same time allowing applicants the flexibility to provide 

parking levels that meet or exceed ITE typical peak parking demand. City of Tigard code does not 

currently allow for this flexibility. 

Killian Pacific is proposing to reduce the City’s current parking minimum for select land uses, with no 

changes proposed to the current City parking maximums. The proposed changes would allow for 

reduced parking options, where appropriate and desired, but would also continue to allow projects to 

build to the code maximum. The flexibility inherent to this approach would allow the City and 

applicants additional opportunity to assess and implement appropriate parking ratios for individual 

projects. 

Table 1 provides a summary of ITE parking data compared with the City’s current parking 

requirements. The ITE data shown reflects average peak period parking demand and the corresponding 

range of data1. As shown, the range provides the lowest and the highest peak parking demand rates at 

the ITE study sites and is substantial given the wide spectrum of uses falling in the broad categories 

defined by City code. For reference purposes, Appendix 1 provides a more detailed comparison 

reflecting parking demand at additional land use subcategories documented in ITE Parking Generation.  

 

     Table 1. Parking Data Comparison Summarized to Current City of Tigard Land Use Categories 

Land Use 

Parking Demand/1,000 Square Feet 

ITE Average 
Peak Period 

Demand 

City of 
Tigard 

Current 
Minimum  

ITE Peak 
Period 

Demand 
Range 

City of 
Tigard 

Current 
Maximum 

Proposed 
Minimum 

Eating & Drinking Establishment, Fast-food 12.4 9.9 0.98 – 29.17 12.4 - 14.9 6 

Eating & Drinking Establishment, Other 16.4 15.3 2.59 – 37.5 19.1 – 23.0 8 

Shopping Center 4.67 3.7 1.33 – 7.5 5.1 - 6.2 3 

Drive-in Bank 4.0 4.3 1.44 – 8.0 5.4 - 6.5 2.7 

GFA = Gross Floor Area 

GLA = Gross Leasable Area 

 Light red shading indicates that City of Tigard minimum equals or exceeds ITE Average Peak Period Demand 

  

Key findings from the comparison in Table 1 include: 

 Fast Food with drive-through: There is a wide range of fast-food parking demand (refer to 

Appendix 1). Some fast-food uses have an average peak parking demand lower than City 

parking minimums while others are higher. 

                                                        

1
 Average peak period parking demand is defined by ITE as the observed peak period number of vehicles parked 

divided by the building size. Unlike ITE Trip Generation, the average peak parking demand is calculated by taking the 

maximum observed parking demand ratio for each site over the course of a day and then averaging that maximum 

value over multiple sites.  
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 Eating and drinking establishments (non fast-food): As with fast-food restaurants, the 

City’s minimum parking ratio is lower than the average peak period demand for some uses 

observed per ITE while the City’s minimum parking ratio is higher than average peak period 

demand for other ITE sub-categories (refer to Appendix 1). The result is to create parking 

related barriers to entry for some types of restaurants. 

 Shopping Center: The City’s minimum parking ratio is higher than typical average weekday 

peak period demand but lower than December-peak period demand observed per ITE.   

 Drive-in Bank: The City’s minimum parking ratio exceeds the average peak period demand 

observed per ITE.  This may result in a barrier to entry for banks seeking to locate in Tigard. 

From a fundamental principles viewpoint, establishing the required parking minimum below average 

peak parking demand for a given use is desirable. Based on the current City code requirements, 

applicants designing parking areas to the City code minimum may be constructing more parking than is 

required to meet average peak parking demand, effectively guaranteeing that more parking is provided 

than needed. This over-building phenomenon would be especially true for High-turnover Sit-down 

Restaurants, coffee/donut shops with and without drive through windows, and drive-in banks. In cases 

where parking minimums align with or exceed the average peak period parking demand, it will be 

difficult to encourage non-auto travel and there will be more parking spaces provided than needed. 

Please call me at 503-535-7433 if you have questions regarding the comparison provided in this letter. 

Sincerely,  

KITTELSON & ASSOCIATES, INC. 

 

Chris Brehmer, P.E.  
Principal Engineer



 

 

Appendix 1 Additional ITE Parking Data 
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     Table 2. Parking Data Comparison 

Land Use 

Parking Demand/1,000 Square Feet 

ITE Average 
Peak Period 

Demand 

City of 
Tigard 

Current 
Minimum  

ITE Peak 
Period 

Demand 
Range 

City of 
Tigard 

Current 
Maximum 

Proposed 
Minimum 

Quality Restaurant, Non-Friday Weekday (GFA) 10.6 15.3 5.46 - 15.35 19.1 – 23.0 8 

Quality Restaurant, Saturday (GFA) 16.4 15.3 8.77 - 26.56 19.1 – 23.0 8 

High-turnover Sit-Down Restaurant (Suburban), Weekday (GFA) 10.6 15.3 2.59 - 21.78 19.1 – 23.0 8 

High-turnover Sit-Down Restaurant (Urban), Weekday (GFA) 5.55 15.3 3.13 - 12.41 19.1 – 23.0 8 

High-turnover Sit-Down Restaurant (Suburban), Saturday (GFA) 13.5 15.3 6.3 - 26.5 19.1 – 23.0 8 

Fast-food with Drive-Through Window, Weekday (GFA) 9.98 9.9 1.45 - 23.26 12.4 - 14.9 6 

Fast-food with Drive-Through Window, Saturday (GFA) 8.7 9.9 0.98 - 18.0 12.4 - 14.9 6 

Fast-food without Drive-Through Window (Hamburger), Weekday (GFA) 12.4 9.9 7.14 – 14.6 12.4 - 14.9 6 

Fast-food w/o Drive-Through Window (Non-Hamburger), Weekday (GFA) 8.2 9.9 1.41 – 29.17 12.4 - 14.9 6 

Coffee/Donut Shop with Drive-Through Window, Weekday (GFA) 10.4 15.3 2.96 – 37.5 19.1 – 23.0 8 

Coffee/Donut Shop without Drive-Through Window, Weekday (GFA) 13.56 15.3 3.49 – 19.31 19.1 – 23.0 8 

Coffee/Donut Shop without Drive-Through Window, Saturday (GFA) 14.44 15.3 14.0 – 14.67 19.1 – 23.0 8 

Shopping Center, Non-Friday Weekday in December (GLA) 3.76 3.7 1.44 - 7.37 5.1 - 6.2 3 

Shopping Center, Non-Friday Weekday in Non-December (GLA) 2.55 3.7 1.33 - 5.58 5.1 - 6.2 3 

Shopping Center, Friday in December (GLA) 3.96 3.7 1.47 – 7.5 5.1 - 6.2 3 

Shopping Center, Saturday in December (GLA) 4.67 3.7 2.01 – 7.5 5.1 - 6.2 3 

Drive-in Bank, Weekday (GFA) 4.0 4.3 1.5 - 7.91 5.4 - 6.5 2.7 

Drive-in Bank, Saturday (GFA) 3.47 4.3 1.44 - 8.0 5.4 - 6.5 2.7 

GFA = Gross Floor Area 

GLA = Gross Leasable Area 

 Light red shading indicates that City of Tigard minimum equals or exceeds ITE Average Peak Period Demand 

 Light blue shading indicates that City of Tigard minimum is less than ITE Average Peak Period Demand by less than 0.1 spaces/1,000 square feet   

FINDINGS FROM TABLE 2 COMPARISON:  

 Fast Food with drive-through: The City’s minimum parking ratio is 0.01 spaces/1,000 

square feet lower than the average peak period demand observed per ITE.  This means the 

minimum is set at the expected (average) peak parking demand, instead of a reasonable 

range below it. 

 Fast Food without drive-through: The City’s minimum parking ratio is lower than the 

average peak period demand observed per ITE for hamburger-based restaurants and higher 

than ITE observations for non-hamburger restaurants.  The result of the City’s current 

minimum standard is to create additional parking costs (i.e. barriers to entry) for certain 

restaurants to locate in Tigard. 

 Eating and drinking establishments (non fast-food): The City’s minimum parking ratio is 

lower than the average peak period demand for some uses observed per ITE (quality 

restaurant) while the City’s minimum parking ratio is higher than average peak period 

demand for other ITE sub-categories such as high-turnover sit-down restaurants and 
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coffee/donut shops. Similar to fast-food restaurants, the result of the City’s current 

minimum standard is to create parking related barriers to entry for some types of 

restaurants. 

 Shopping Center: The City’s minimum parking ratio is higher than typical average weekday 

peak period demand but lower than December-peak period demand observed per ITE. As a 

result, the parking minimum is set to a level that meets or exceeds typical peak parking 

requirements for 11 months of the year. 

 Drive-in Bank: The City’s minimum parking ratio exceeds the average peak period demand 

observed per ITE, creating a potential barrier to entry for banks seeking to locate in Tigard. 

 

 




