
           

TIGARD CITY COUNCIL 

MEETING DATE AND

TIME:

JULY 16, 2024 - 5:00 p.m. Executive Session & 6:30 p.m. Business Meeting

MEETING LOCATION: Hybrid - City of Tigard - Town Hall - 13125 SW Hall Blvd., Tigard, OR 97223 - See

PUBLIC NOTICE below

PUBLIC NOTICE: In accordance with Oregon House Bill 2560, this will be a hybrid meeting where some Council,

staff or public will participate in person and some will participate remotely. 

How to comment: 

Written public comment may be submitted electronically at www.tigard-or.gov/Comments by noon the day

before the meeting date.

 

If attending the meeting in person, please fill out the public comment sign-in sheet at the front of the room and

come to the microphone when your name is called. 

 

If you prefer to call in, please call 503-966-4101 when instructed to be placed in the queue. We ask that you plan

on limiting your testimony to two minutes.

 

You may comment by video through the Teams app. Go to this link to learn how to participate by video:

           July 16, 2024 Council Meeting  

 (https://www.tigard-or.gov/Home/Components/Calendar/Event/6364/372).  

Upon request, the City will endeavor to arrange for the following services:

•        Qualified sign language interpreters for persons with speech or hearing impairments; and

•        Qualified bilingual interpreters.

Since these services must be scheduled with outside service providers, it is important to allow as much lead time as

possible. Please notify the City of your need by 5:00 p.m. on the Thursday preceding the meeting by calling:

503-718-2419 (voice) or 503-684-2772 (TDD - Telecommunications Devices for the Deaf).

  

SEE ATTACHED AGENDA

 

VIEW LIVESTREAM ONLINE: https://www.tigard-or.gov/boxcast

CABLE VIEWERS: The City Council meeting will be shown live on Channel 21 (1st Tuesdays) and Channel 28 (2nd &

4th Tuesdays) at 6:30 p.m. The meeting will be rebroadcast at the following times on Channel 28:

Thursday  6:00 p.m.     Friday 10:00 p.m.     Saturday 7:30 p.m.    Sunday 11:30 a.m.   Monday 6:00 a.m. 

http://www.tigard-or.gov/Comments
https://www.tigard-or.gov/Home/Components/Calendar/Event/6364/372


           

TIGARD CITY COUNCIL 

MEETING DATE AND TIME: JULY 16, 2024 - 5:00 p.m. Executive Session & 6:30 p.m. Business Meeting

MEETING LOCATION: Hybrid - City of Tigard - Town Hall - 13125 SW Hall Blvd., Tigard, OR 97223

 

           
1. EXECUTIVE SESSION: The Tigard City Council will go into Executive Session to discuss the

performance review of public officers or employees under ORS 192.660(2) (i). All discussions are

confidential and those present may disclose nothing from the Session. Representatives of the news media

are allowed to attend Executive Sessions, as provided by ORS 192.660(4), but must not disclose any

information discussed. No Executive Session may be held for the purpose of taking any final action or

making any final decision. Executive Sessions are closed to the public. 5:00 p.m.

  

 

2. BUSINESS MEETING 6:30 p.m.

 
  

 

A. Call to Order   
 

B. Roll Call   
 

C. Pledge of Allegiance   
 

D. Call to Council and Staff for Non-Agenda Items

 
  

 

3. PUBLIC COMMENT   
 

A. Follow-up to Previous Public Comment   
 

B. Public Comment – Written   
 

C. Public Comment – In Person   
 

D. Public Comment – Phone-In   
 

E. Public Comment – Video   



 

4. CITY MANAGER REPORT 6:40 p.m. estimated time   
 

5. DOWNTOWN TIGARD REIMAGINED FINAL REPORT  6:45 p.m. estimated time

 
6. LEGISLATIVE PUBLIC HEARING: DOWNTOWN REIMAGINED COMPREHENSIVE PLAN

AMENDMENTS  7:10 p.m. estimated time

 
7. NON-AGENDA ITEMS   
 

8. EXECUTIVE SESSION:  The Tigard City Council may go into Executive Session. If an Executive

Session is called to order, the appropriate ORS citation will be announced identifying the applicable

statute. All discussions are confidential and those present may disclose nothing from the Session.

Representatives of the news media are allowed to attend Executive Sessions, as provided by ORS

192.660(4), but must not disclose any information discussed. No Executive Session may be held for the

purpose of taking any final action or making any final decision. Executive Sessions are closed to the

public.

  

 

9. ADJOURNMENT  7:50 p.m. estimated time   
 



   

AIS-5490     5.        

Business Meeting

Meeting Date: 07/16/2024

Length (in minutes): 25 Minutes  

Agenda Title: Downtown Tigard Reimagined Final Report

Authored By: Sean Farrelly 

Presented By: Redevelopment Project Manager Farrelly 

Item Type: Update, Discussion, Direct Staff  

Public Hearing

Legal Ad Required?:

No
 

Publication Date:

Information

EXPLANATION OF ISSUE 

The Downtown Reimagined Land Use and Transportation Recommendations Final Report will be

presented.

ACTION REQUESTED

Council is being asked to provide feedback on the report's recommendations. The Land Use and

Transportation Recommendations Final Report will be a supplemental attachment to the Comprehensive

Plan Amendment. 

BACKGROUND INFORMATION

Dates of Previous Considerations:

  

June 23, 2020: Consider Resolution of Support for Transportation Growth Management (TGM)

Planning Grant

September 19, 2023: Update on the Downtown Reimagined project

January 9, 2024: Legislative Public Hearing on Downtown Tigard 2040 Center Boundary

Amendment

Future Consideration:

  

Winter 2024: Council consideration of amendments to the Development Code and Transportation

System Plan 

Background and Information

The Downtown Reimagined project is the first step in updating policies to implement the vision of

Downtown Tigard as a "vibrant, active, and welcoming city center at the heart of our community, providing

transportation, recreational, residential and business opportunities that are accessible to everyone."  The

main outcome of the project is the Land Use and Transportation Recommendations Final Report ("Final

Report"). This includes a framework for amendments to the sections of the Comprehensive Plan,

Development Code, and Transportation System Plan that relate to Downtown, as well as recommended

implementation measures.



The study area includes the City Center TIF District, with three additional areas on the east side of Hall

Blvd.; the planned SW Corridor station area; the area around the Tigard Public Library; and the area

around SW Knoll Drive.

The project was funded by a state Transportation Growth Management grant.

Final Report Recommendations:

Current Downtown Zoning and Connectivity Plan

Most of the study area is currently zoned Mixed Use-Central Business District (MU-CBD), which allows a

wide range of uses. The intent of this zone and the Downtown Plan District (Chapter 18.650) is to promote

the development of a higher density, economically viable, and aesthetically pleasing pedestrian-oriented

downtown. The MU-CBD zone currently has four sub-districts with different development standards:

  

Highway 99W and Hall Boulevard Corridor

Main Street - Center Street

Scoffins Street - Commercial Street

Fanno - Burnham Street

The maximum density in all four subareas is currently 50 units an acre, with an overlay in the Transit

Center vicinity that allows 80 units an acre. The maximum building height is currently 80 feet in most of the

plan district, with the exception of the Highway 99W and Hall Boulevard subarea and within 200 feet of

Fanno Creek Park, where the maximum height is 45 feet. In accordance with the city’s Affordable Housing

Plan and state law, density and height bonuses are currently offered to affordable housing developments.

The existing Development Code and Transportation System Plan include a Downtown Connectivity Plan

that requires new street and path connections to be implemented when properties are redeveloped.

Recommended Zoning and Connectivity Plan

The Downtown Reimagined Final Report’s recommendations for land use and connectivity are a

refinement of the existing regulations, rather than a major overhaul. The recommendations would expand

the number of subareas to seven within the plan district. A summary of these subareas and their intent

follows:

  

Main Street: Build on the concentration of ground floor shops and restaurants with one- to

six-story buildings.

Pacific Highway Gateway: Require a strong building presence at Pacific Hwy. and SW Hall Blvd.

upon redevelopment with four- to eight-story buildings.

Burnham Mixed-Use: Encourage high-density, mixed-use housing (four- to eight-story buildings)

with active ground floors along SW Burnham St and SW Hall Blvd. Require building heights to step

down to Fanno Creek to limit impacts on the natural area and create opportunities to view nature.

Hall Gateway: Anticipate future large-scale, transit-oriented development (six - to 12-story buildings)

in the potential light rail station area.

Downtown Neighborhood: Allow a range of infill housing options (two- to six-story buildings), such

as apartment buildings and row houses, commercial activities, and civic spaces.

Mixed-Use Employment: Encourage a mix of commercial/office and light industrial uses in two- to

six-story buildings.

Center Street Commercial: Allows incremental commercial use in the near term, with long-term

aspirations for increased development intensity with two- to six-story buildings.



Recent state legislation has reduced the applicability of maximum densities for certain housing types. In

keeping with this, and to encourage more housing construction, the zoning concept would lift the

maximum density requirements.

The recommended connectivity plan in the Final Report simplifies and streamlines the existing connectivity

plan, while creating a well-connected and walkable block structure that supports new development. It also

reduces the number of new street typologies. A few less significant connections in the current connectivity

plan are proposed to be removed or converted from full streets into pathways.

The Final Report includes recommendations for Development Code amendments that seek to simplify the

land use review process, while still requiring pedestrian-scale design for new development. This code

amendment package is in the current Community Development work program and is anticipated to go

before the Planning Commission and then City Council for consideration in late 2024. Transportation

System Plan amendments are also expected to be brought to Council for consideration on a separate

timeline.

The Final Report has recommendations on open space, including enhancements to Fanno Creek Park and

Trail and provisions for open space connectivity. The report also contains housing recommendations that

focus on increasing housing options in Downtown and including specific strategies to minimize and

mitigate the displacement of affordable housing as redevelopment occurs.

Public Involvement 

The project kicked off in April 2022. In August 2022, three language-specific focus groups (Spanish,

Arabic, and Chinese/Vietnamese) were held, with a total of 32 participants. The focus group participants

were asked about their current perceptions of downtown and their future priorities for the area. 

This initial feedback informed the project’s priorities and report recommendations:

  

Expand on its unique character.

Increase housing diversity.

Facilitate additional destinations and amenities to attract visitors.

Minimize commercial and residential displacement.

Increase its visibility.

Enhance and integrate natural assets.

Provide safe and easy connectivity.

On April 26, 2023, a community workshop was held at the Tigard Public Library. Approximately 35

members of the public attended and provided feedback on alternative plans for guiding Downtown’s future

land use, and how the transportation system can be improved.

Over the course of the project, five presentations were made to the Town Center Advisory Commission.

Two presentations were made to the Tigard Downtown Alliance. The Planning Commission participated in

a walking tour of downtown in August 2023 in preparation for two briefings. A presentation focused on

connectivity was also made to the Tigard Transportation Advisory Committee.

The three language specific groups were reconvened in September 2023. A total of 23 participants reviewed

and gave feedback on the project’s recommendations. Overall, the groups expressed support for the project

recommendations.

Impacts (Community, Budget, Policies and Plans/Strategic Connection)



Tigard Strategic Plan 2020-2025 

Strategic Priority 3: Ensure development and growth supports the vision

Objectives

3.1 Pursue land development that maximizes public health benefits while increasing connections between

people and community destinations.

3.2 Focus development-associated resources in parts of the city that have the capacity to serve, house,

employ, and attract the most people with the least impact on Tigard’s natural systems and the climate

3.3 Understand the effects of development on vulnerable Tigard residents and mitigate these impacts

within projects and over time.

3.4 Proactively intervene as necessary to meet the housing needs of all community members.

3.5 Plan and create, in a manner that reduces climate impacts to the maximum extent practicable, especially

for those most vulnerable.

City Center TIF Plan

ALTERNATIVES & RECOMMENDATION

The Downtown Reimagined Land Use and Transportation Recommendations Final Report will be

considered as a supplemental attachment to the Comprehensive Plan Amendment, which will have a public

hearing on May 28, 2024.

ADDITIONAL RESOURCES

N/A

Attachments

Final Report 

Presentation 
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This Project  is  part ia l ly  funded by a grant  f rom the 
Transportat ion and Growth Management (TGM) Program, a 
jo int  program of  the Oregon Department of  Transportat ion 
and the Oregon Department of  Land Conservat ion and 
Development.  This TGM grant  is  f inanced,  in part ,  by the 
federal  F ix ing America’s  Surface Transportat ion Act  (FAST 
Act ) ,  local  government ,  and the State of  Oregon funds. 
The contents of  th is  document do not  necessar i ly  ref lect 
v iews or  pol ic ies of  the State of  Oregon.
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DOWNTOWN TIGARD

2

Located approximately seven mi les 
southwest of  Port land,  Downtown Tigard 
centers on histor ic  Main Street  and 
contains a most ly  cont inuous streetscape of 
pedestr ian or iented retai l ,  of f ice bui ld ings, 
and restaurants .  Legacy uses,  including 
automobi le-or iented services,  warehouses, 
and industr ia l  uses are spread throughout 
the distr ict .  The northern part  of  the project 
area includes many highway-or iented retai l 
shopping centers a long OR 99W. Downtown 
Tigard is  bisected by the Southern Paci f ic 
and Bur l ington Northern ra i l  l ines.

This Land Use and Transportat ion Report 
descr ibes land use,  t ransportat ion,  open 
space,  and housing displacement mit igat ion 
concepts for  Downtown Tigard that  respond 
to both the exist ing condit ions and the 
v is ion and pr ior i t ies expressed by the Tigard 
community. 

CHAPTER 1 | INTRODUCTION

DOWNTOWN 
REIMAGINED

Our vision of  Downtown Tigard is  a 
vibrant,  act ive,  and welcoming city 
center at  the heart  of  our community.  I t 
provides transportation,  recreational , 
residential ,  and business opportunit ies 
that are accessible to everyone. 
(Tigard Downtown Vision 2020).
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Fanno Creek Park
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CHAPTER 2 | PLANNING PROCESS

Final ly,  the project  team offered a var iety of 
opportuni t ies for  a l l  potent ia l  stakeholder 
groups to engage with and inf luence the 
project  using a var iety of  communicat ion tools . 
Stakeholder groups that  were approached 
to part ic ipate in the publ ic  engagement 
process included Unite Oregon,  Verde,  Tigard 
High School  Youth Groups,  St .  Anthony’s 
Church and School ,  Musl im Educat ional  Trust , 
homeowners/commercial  property owners and 
smal l  downtown business owners.  Meet ings 
also included focus groups with developers, 
ra i l  s takeholders and af fordable housing 
stakeholders.  Br ief ings were made to the 
Tigard Downtown Al l iance,  and an Open 
House event was hosted to invi te the publ ic 
to v iew, comment on,  and discuss in-progress 
f ramework plans.

Whi le Downtown Tigard has seen publ ic 
and pr ivate improvements in recent years,  i t 
has not  seen the level  of  pr ivate investment 
needed to fu l ly  real ize Downtown’s potent ia l 
as a v ibrant  and complete community.  The 
City of  T igard has had a long-standing 
and community-dr iven commitment to 
establ ishing i ts  downtown neighborhood 
as a thr iv ing mixed-use place that  is  act ive, 
compact ,  and walkable.  The Downtown 
Tigard Reimagined project  seeks to integrate 
“Tigard’s histor ic  roots with a modernized 
approach to housing,  development,  and 
mult i -modal  t ransportat ion,”  whi le a lso 
addressing the gap in pr ivate investment to 
achieve these goals .

In order to real ize th is  v is ion,  a robust 
community engagement strategy was cr i t ical . 
The fol lowing guiding pr inciples were 
ident i f ied to set  the process up for  success:

• 	 Engagement conversat ions to be values-
based.

• 	 The Project  Team to apply the pr inciples 
of  the Racial  Equity Toolki t  to ensure 
engagement opportuni t ies invi te 
meaningful  feedback f rom al l  community 
members,  part icular ly  h istor ical ly 
underserved groups.

• 	 Onl ine engagement opportuni t ies to be as 
interact ive as possible.

• 	 The Project  Team to involve key af fected 
part ies in informat ion col lect ion to 
demonstrate process integr i ty  and bui ld 
credibi l i ty  for  recommendat ions.

• 	 The Project  Team to ident i fy  and work to 
remove barr iers to engagement for  vulnerable 
and histor ical ly  underrepresented community 
members.

• 	 Concerns and aspirat ions to be discussed to 
formulate opt ions for  considerat ion by the City.

Throughout the process,  engagement a l lowed 
residents and business owners to provide input , 
wi th the City of  T igard emphasiz ing an inclusive 
and equitable process.  The Downtown Tigard 
Plan was an opportuni ty for  the City to strengthen 
relat ionships with community members and to 
create momentum for  the Plan. 

The team engaged the publ ic  throughout 
the project  v ia equitable community focus 
groups,  community engagement events,  and 
creat ing project  awareness v ia a br  anding and 
communicat ions strategy ( logo,  key messages, 
project  websi te,  engagement websi te,  socia l 
media campaign,  e-blasts ,  d i rect  mai l ings,  and 
publ ic  informat ion mater ia ls ) .  Part ic ipat ion of 
community members and business owners/
operators who are f rom histor ical ly  marginal ized 
or  underrepresented communit ies was supported 
with f inancial  (e.g.  st ipends,  raf f le drawings for 
gi f t  cards,  etc)  and technological  assistance, 
(e.g. ,  hardware,  software,  t ra in ing,  etc . ) .

COMMUNITY 
ENGAGEMENT 
STRATEGY



Downtown Tigard Open House Event Project Purpose diagram
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Cult ivate a Compell ing 
Mix of  Uses

Embrace Density

Prior it ize People Over Cars

Provide Safe and Effort less 
Connectivity

Enhance and Integrate 
Natural  Elements

Offer Places to Gather & 
Linger Outdoors

Design for Human Scale

Establ ish a Unique and 
Authentic Identity
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CHAPTER 2 | PLANNING PROCESS

PROJECT SCHEDULE
Divided into steps,  the project  schedule 
accounted for  a design and review process 
that  lasted approximately 24 months.  The 
development of  design concepts,  fo l lowed 
or direct ly  over lapping with a per iod of 
community input  and Technical  Advisory 
Committee (“TAC”)  meet ings,  created a 
feedback loop.  With every step,  updates 
to the schedule were made to ensure al l 

s takeholders understood what point  of  the 
process the project  was in .

The process behind Downtown Tigard Reimagined 
was based in analysis  and discussion of  exist ing 
condit ions in Spr ing and Summer of  2022,  as 
wel l  as k icking of f  community engagement f rom 
the very beginning of  the project .  From Fal l 
2022 to Summer 2023,  the team evaluated what 
was learned and heard,  and began to shape 
opportuni t ies,  ident i fy  chal lenges,  and highl ight 
needs based on community feedback. 
  

F inal ly,  th is  Recommendat ions Report  was 
prepared to consol idate preferred land 
use,  open space,  and connect iv i ty  concepts 
a long with ant i -d isplacement and housing 
strategies.  This mater ia l  is  bolstered by a 
set  of  implementat ion recommendat ions 
( included in the Appendix) .  This 
report  is  expected to be adopted with 
Comprehensive Plan amendments in ear ly 
2024.  Code amendments to implement th is 
plan are expected to be presented to Tigard 
City Counci l  in  late 2024.



Downtown Tigard Open House Event
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A technical  advisory committee was 
formed with representat ives f rom the City, 
ODOT, Tr iMet ,  Washington County,  Metro, 
Clean Water Services,  and the Oregon 
Department of  Land Conservat ion and 
Development.  The role of  th is  committee 
was to provide technical  review and 
coordinat ion pr ior  to each outreach 
mi lestone in order to support  cont inued 
col laborat ion between governments with 
land use and transportat ion responsibi l i t ies 
in the Downtown Area.  The project  team 
then conducted a ser ies of  br ief ings with 
Tigard’s standing committees including, 
Town Center Advisory Commission (TCAC), 
T igard Transportat ion Advisory Committee 
(TTAC),  and the Planning Commission. 
These meet ings provided a direct  l ine of 
communicat ion with stakeholders who 
are int imately knowledgeable about the 
Downtown area.

To kick of f  the technical  process,  the City 
of  T igard prepared a quant i tat ive and 
qual i tat ive report  for  Downtown Tigard 
that  forecast  resident ia l ,  employment , 
and economic condit ions expected within 
the next  two decades,  in addit ion to 
exist ing zoning,  land use,  code and current 
development condit ions.

TECHNICAL ANALYSIS 
OVERVIEW + PROCESS

In addit ion to the land use and transportat ion 
concepts,  f rameworks for  both open space 
and housing displacement mit igat ion were 
also bui l t  us ing many of  the community ’s  ideas 
and feedback.  Traf f ic  analysis  was conducted 
according to Ci ty standards and ODOT 
procedures.  Draft  land use and transportat ion 
al ternat ives were presented within a TAC 
meet ing,  a long with v isual  guides dist i l l ing the 
design mater ia ls  to date for  the general  publ ic . 
Each land use al ternat ive descr ibed desired land 
uses and densi t ies.  The transportat ion concepts 
looked at  street  gr id changes,  pedestr ian/bike 
access,  improvements to t ra i l  a l ignments,  t ransi t 
access/amenit ies,  ra i l  crossing improvements, 
and any operat ional  changes that  may be needed. 
   

DOCUMENT EXISTING CONDITIONS +
BEGIN COMMUNITY ENGAGEMENT 

EVALUATE WHAT WE LEARNED 
AND WHAT WE’VE HEARD: EVALUATE

NEEDS, OPPORTUNITIES AND 
CHALLENGES 

DEVELOP LAND USE, 
TRANSPORATION

OPEN SPACE
AND DISPLACEMENT
MITIGATION IDEAS 

PRODUCE RECOMMENDATIONS
REPORT + PUBLIC MATERIALS

ADOPTION AND IMPLEMENTATION 
MEASURES

FALL 2023

FALL 2022 -
SUMMER 2023

WINTER 
2023 / 2024

SPRING 2022 -
SUMMER 2022
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Types of Employment

~50%
    Technical / Professional

~20%
    Skilled Trade / Manufacturing

~30%
    Other

Land Use

~50% Just over half of all
land use is zoned 
commercial

Business Composition

Study Area Tigard

0%

10%

20%

30%

40%

50%

60%

70%

The Study Area and Tigard generally have similar
business compositions by industry over time.

The Study Area consistently has a higher percentage of
retail businesses and a lower percentage of technical
and professional businesses than Tigard.

2003 2010 2020 2003 2010 2020

Manufacturing and Skilled Trade Retail and Consumer Related Technical and Professional
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Just over hal f  of  a l l  jobs in Downtown Tigard 
are technical  or  professional  jobs.  The 
percentage of  manufactur ing and ski l led 
t rade jobs – just  under 30% in 2003 – has 
dropped to just  over 20% by 2020. The 
wider Tigard area and the project  study 
area have histor ical ly  had s imi lar  business 
composit ions by industry over t ime, 
however the study area has had more retai l 
businesses. 

There are several  subareas within 
Downtown:  Main Street  development,  auto-
or iented development around Hwy 99W/Hal l 
Boulevard,  business park development east 
of  Hal l  Boulevard,  industr ia l  development 
southeast  of  Hal l  Boulevard,  and eclect ic 
Downtown development between Main Street 
and Hal l  Boulevard.  Many current  land uses 
in the Downtown area are not  consistent  with 
the new vis ion.  Simi lar ly,  there are mixed-
uses support ing commercial  developments, 
but  they are not  wel l - integrated.

In general ,  the presence of  smal l  parcels 
in Downtown represents a redevelopment 
chal lenge,  as economical ly  v iable uses are 
more feasible on larger propert ies.

DEMOGRAPHICS + 
EMPLOYMENT - 
BUSINESSES



37
Manufactured
Homes

426
Market Rate
Apartments

9
Single Detached
Homes

22
Units planned as 
part of a mixed-use
Main Street development

58
Affordable senior
housing units

262 market affordable units

403 market-rate units

16 middle housing developments

104 regulated affordable units

20 detached residences

Rents are more affordable in 
Downtown Tigard by 18% (or 
$0.28 per square feet) than city 
averages ($1.85 per square feet in 
2022 Q2)

18%

(About 9 older market-rate apartment properties with a total of 
426 units could experience rent increases and/or major remodels 
that could cause displacement).

Housing at Risk Land Use

~15%
Approximately 
15% of Downtown
land use is residential

Housing Stock Planned Housing

Rents
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Approximately 15% of  the land use in 
Downtown Tigard is  resident ia l ,  whi le 
around hal f  of  the land is  used for 
commercial  purposes.  There are 403 
market  rate apartments,  262 market-
af fordable apartments,  104 regulated 
af fordable apartments,  16 middle housing 
developments,  and 20 detached residences. 
Current ly,  22 uni ts  are planned as part  of  a 
mixed-use development on Main Street .

Housing in which residents are vulnerable 
to displacement includes 426 market-rate 
apartments (most  located around the Hal l 
Boulevard/Hunziker Street/Scoff ins Street 
intersect ion) ,  37 manufactured homes,  and 
nine s ingle detached homes.

Most of  the market-rate apartments are 
older,  and the avai lable data f rom CoStar 
shows that  rents are more af fordable in
Downtown Tigard by 18% (or  $0.28 per 
square feet )  than c i ty  averages ($1 .85 per 
square feet  in 2022 Q2) . 

DEMOGRAPHICS + 
EMPLOYMENT - 
RESIDENTS
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Uses on and around Main Street  are most ly 
commercial  in  nature,  with pedestr ian-fr iendly 
local  shops,  salons,  restaurants ,  cof fee shops, 
and cafés.

Along Burnham Street ,  we f ind an eclect ic  mix 
of  uses that  is  of ten larger in scale and auto-
or iented,  with surface parking lots abundant ly 
present .  The commercial  uses here vary,  and 
include a boat dealer,  a  pr intshop,  a sel f -
storage faci l i ty,  and several  auto-related 
businesses.  Civ ic uses are grouped along the 
southern end of  the street . 

Hal l  Boulevard in Downtown Tigard is 
dominated by mult i fami ly  housing of  varying 
ages,  and l ight  industr ia l  businesses.  Some 
of  the resident ia l  complexes provide natural ly 
occurr ing af fordable housing.  The businesses 
along Hal l  Boulevard are most ly  local  and 
provide important  jobs to Downtown. 

The northern part  of  the project  area includes 
many highway-or iented retai l  shopping 
centers,  most ly  c lustered near the intersect ion 
of  Paci f ic  Highway (99W) and Hal l  Boulevard. 
Uses include nat ional  retai lers ,  banks,  fast -
food restaurants ,  as wel l  as local  businesses. 
Extensive surface parking lots dominate 
the street  interface.  However,  behind these 
highway-or iented commercial  uses,  there is  a 
surpr is ing amount of  addit ional  employment 
uses. 

CURRENT LAND USE 



Alongside Development

Attwell Off Main

Universal Plaza

AVA Roasteria

Proposed concept for Nick Wilson Memorial Plaza
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With the pending complet ion of  the AVA 
Roaster ia coffee shop with 22 apartments 
above,  Downtown is  gaining pedestr ian-
or iented act iv i ty  and needed housing.  The 
combinat ion of  ground-f loor retai l  below 
upper-story housing wi l l  s t rengthen the 
mult istory mixed-use character  here.
Meanwhi le,  the Attwel l  stands as the most 
recent evidence of  successful  mixed-use 
urban housing in downtown.

The re-meander of  Fanno Creek has 
dramat ical ly  improved the qual i ty  of  Fanno 
Creek Park.  The open meadows planted 
with nat ive vegetat ion provides a welcome 
contrast  with the more forested and 
enclosed sect ions of  the park.
Universal  Plaza capita l izes on this  new 
Fanno Creek exper ience and embodies the 
real izat ion of  a long-held dream to have an 
inclusive place to gather in Downtown. 

The planned Nick Wi lson Memoria l  P laza, 
located where Fanno Creek meets Main 
Street ,  promises to celebrate the creek and 
the late Ci ty counci lor  who helped br ing 
this  plaza to l i fe.  Extension of  the popular 
Her i tage Trai l  to the south s ide of  Main 
Street ,  a long the ra i l road to Ash Avenue is 
another object ive that  the community would 
l ike to see real ized. 
 

RECENT DEVELOPMENT



Displacement occurs when households who 
are forced to relocate due to factors beyond 
their  control . 

• 	 Who is  at  r isk?  Renters are more l ikely to be 
at  r isk of  displacement due to rent  increases 
or  redevelopment of  older rental  housing, 
even with statewide renter  protect ions. 
Homeowners are general ly  protected 
from rapid increases in property taxes by 
Oregon law,  and can choose whether to 
redevelop or  remodel  their  property.   Low-
income renters ,  indiv iduals without col lege 
degrees,  people of  color,  seniors ,  and those 
with disabi l i t ies may be at  h igher r isk of 
displacement or  have more di f f icul ty  f inding 
sui table al ternat ive housing i f  they are 
forced to move.

• 	 How do you measure displacement r isk? 
While there is  no perfect  way to measure 
r isk of  displacement,  renters l iv ing in older 
rental  housing may be at  greater  r isk in an 
area where market  condit ions are changing. 
The project  team used character ist ics of  the 
exist ing housing stock as a proxy to ident i fy 
where renter  households may be at  h igher 
r isk. 

In general ,  members of  marginal ized 
communit ies who rent in areas where 
market condit ions are in f lux are 
more l ikely to be affected by housing 
displacement.  

DOWNTOWN TIGARD
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DISPLACEMENT RISK



• 	 Explore the potent ia l  for  wi l l ing-sel ler 
acquis i t ion of  exist ing s ingle-detached 
homes and redevelopment with af fordable 
housing,  with appropr iate relocat ion 
support  for  exist ing residents. 

The study area includes several  types of 
older rental  housing where households may 
be at  h igher r isk of  displacement as market 
condit ions change:

• 	 Older Market Rate Apartments:  There are 
8 older,  smal l -  and medium-sized market-
rate apartment propert ies (about 185 
total  uni ts )  concentrated in the center  of 
the study area.  Some of  these could be 
redeveloped,  impacted by t ransportat ion 
projects ,  or  impacted by potent ia l  rent 
increases and/or major  uni t  remodels . 
Another large apartment property (over 
230 uni ts )  that  is  roughly 30 years old 
could also exper ience rent  increases 
and/or major  uni t  remodels .  Main St 
Vi l lage,  for  example,  recent ly  underwent 
remodel ing.

• 	 Manufactured Home Communit ies: 
There is  one exist ing manufactured home 
community with 37 spaces located in the 
center  of  the study area.  The s i te could 
become a target  for  redevelopment, 
which could lead to displacement of 
current  residents.  However,  exist ing 
state laws surrounding redevelopment of 
manufactured home communit ies provide 
some protect ions to exist ing residents and 
mit igate some of  the displacement r isk.

• 	 Renter-Occupied Single-Detached Homes: 
There are 9 potent ia l ly  renter-occupied s ingle-
detached homes central ly  located in the study 
area with large lots and smal l  house footpr ints . 
Renters in those homes could be at  r isk of 
displacement due to rent  increases,  major 
remodels ,  or  redevelopment of  those s i tes to 
more intensive uses.

Whi le Oregon state law l imits  year- to-
year rent  increases and l imits  the s i tuat ions 
where a landlord can force a tenant to move, 
redevelopment and major  remodels can st i l l 
cause displacement,  and some renters may not 
be able to absorb increases in rent  that  are 
within the state l imits . 

Potent ia l  addit ional  studies for  invest igat ion:

• 	 Explore addit ional  tax abatements or  other 
f inancial  incent ives to support  mixed- income 
housing development.

• 	 Explore the feasibi l i ty  of  acquis i t ion and 
rehabi l i tat ion of  market-rate apartments at  r isk 
of  displacement pressures. 

• 	 Explore the feasibi l i ty  of  preserving exist ing 
manufactured housing through non-prof i t  or 
resident ownership.
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DISPLACEMENT RISK

As market condit ions change,  older 
apartments,  manufactured home 
communit ies and renter occupied single 
homes are at  r isk. 

Things we can do to help include exploring 
f inancial  incentives for  mixed income 
housing development,  rehabi l i tat ion of 
market-rate apartments and preserving 
manufactured homes.



Today,  Fanno Creek Park remains the 
dominant open space feature in Downtown, 
as i t  meanders i ts  way f rom Paci f ic  Highway 
to Hal l  Boulevard and beyond.  Over t ime, 
most  of  the t r ibutar ies to th is  creek have 
been paved over and rerouted,  ef fect ively 
render ing them invis ible.  One tr ibutary remains 
v is ible however,  despite being chal lenged 
by development:  Red Rock Creek.  This creek 
f lows down the west  f lank of  Mount Sylvania 
f rom Interstate 5 to the conf luence with 
Fanno Creek near the Tigard Library.  The City 
has made preservat ion and improvement of 
th is  stream a planning object ive and aims to 
combine that  goal  with a new paral le l ing mult i -
use tra i l .

Downtown recent ly  celebrated the complet ion 
of  Universal  Plaza,  which forms a central 
community gather ing space,  whi le a lso 
connect ing Downtown with the natural  open 
space qual i t ies of  Fanno Creek Park. 

Addit ional ly,  the gateway features on ei ther 
end of  Main Street  provide a v isual  open 
space accent that  emphasizes a sense of 
arr ival  in  downtown.  Downtown does have 
a few other open spaces that  of fer  var ious 
forms of  outdoor recreat ion:  the J im Gri f f i th 
Memoria l  skatepark is  popular  with the skat ing 
community,  whi le the dog park provides 
ample room for  pets and their  fami l ies.  Future 
man-made open space elements include the 
Nick Wi lson Memoria l  P laza,  Her i tage Trai l 
expansion,  and Rock Creek Corr idor.
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OPEN SPACE



Key f indings of  the Exist ing and Future 
Transportat ion Condit ions are summarized 
below:

• 	 The exist ing intersect ion operat ions 
indicate only one ( 1 )  intersect ion is  not 
meet ing operat ing standards. 

• 	 There is  a need for  investment into the 
mult imodal  t ransporat ion network in the 
Downtown Tigard area and establ ishment 
of  new connect ions and street  types.

• 	 There are exist ing s idewalk network 
gaps and a need for  improved bike 
infrastructure on higher volume roadways 
such as Highway 99W and SW Hal l 
Boulevard. 

• 	 The major i ty  of  crashes occur on streets 
that  have an incomplete s idewalk network 
and which have no bicycle infrastructure 
or  on-street  bike lanes with no separat ion 
or  buffer.  These streets are designated 
as Col lectors ,  Arter ia ls ,  and Pr incipal 
Arter ia ls .

• 	 The Tigard Transi t  Center,  where several 
bus l ines converge,  is  located downtown. 
The transi t  network wi l l  benef i t  f rom 
investment with the SW Corrdor l ight  ra i l 
l ine ( though that  project  is  current ly  on 
hold) . 

Main Street

Burnham Street

99W

Example of poor lighting and pedestrian safety

Railroad crossing (Main Street)

Railroad crossing (Hall Boulevard)

DOWNTOWN TIGARD

17DOWNTOWN TIGARD | LAND USE AND TRANSPORTATION RECOMMENDATIONS

CHAPTER 3 | WHAT WE LEARNED

TRANSPORTATION 
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The Tigard community has expressed a 
range of  values,  including the importance 
of  af fordabi l i ty  and densi ty,  cul t ivat ion of 
a unique ident i ty,  a  focus on recreat ion, 
mult i -modal/non-vehicular  t ransportat ion, 
and inclusive faci l i t ies for  a l l  ages.  T igard 
residents would l ike to see design at  the 
human scale that  supports a mix of  uses and 
draws people to businesses,  including mult i -
cul tural  ones.   

Community members hope that  Downtown 
offers more dest inat ions ( fest ivals ,  markets , 
events,  ar t  markets)  in  the future and 
becomes walkable and safe.  Addit ional ly, 
there is  a desire for  a community center  and 
more youth spaces that  can support  sports 
and act ive recreat ion.  In aesthet ic  terms, 
there is  a hope from the community for  more 
character  def in ing elements in Downtown’s 
archi tecture,  landscape,  and publ ic  art . 

Concerns f rom the community include 
parking and traf f ic  congest ion,  managing 
the needs of  di f ferent  age groups,  and the 
safety of  residents and publ ic  t ransportat ion 
r iders.  Addit ional ly,  there is  a concern that 
the larger publ ic  has a hard t ime def in ing 
where Downtown Tigard is . 
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DESIRES AND CONCERNS



Tigard’s developer community sees a lot  of 
redevelopment potent ia l  a long Main Street 
and views Downtown as wel l -connected to 
other employment centers in the area.  They 
appreciate the value of  i ts  reputable and 
qual i ty  school  distr ict ,  acknowledge a strong 
presence of  natural  assets ,  and v iew the City 
of  T igard as pro-development.

Tigard developers would l ike the City to 
consider a form-based code and a Ci ty 
Parking Management Strategy to al leviate 
the parking burden for  indiv idual  projects . 
There is  a lso a strong desire to see exist ing 
af fordable housing rehabi l i tat ion grants 
that  could cover issues revealed dur ing 
the renovat ion process,  as wel l  as greater 
support  for  af fordable housing in general . 

F inal ly,  some concerns expressed include 
the need for  more dest inat ions within 
Downtown Tigard,  and not  seeing ample 
avai lable land in the Downtown area. 
Developers a lso noted a lack of  f lexibi l i ty 
in the current  code.  The need to protect 
jobs and f ight  displacement were l is ted as 
addit ional  chal lenges.   
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DEVELOPER FEEDBACK



Final ly,  maximiz ing the impact  of  Fanno Creek 
Park as a c lose in natural  asset  of  s igni f icance 
remains a near term pr ior i ty.  Improving Fanno 
Creek Park’s  accessibi l i ty,  safety,  and secur i ty 
is  a cont inued pr ior i ty,  combined with improved 
vis ibi l i ty  and access to th is  regional  open 
space asset .  Outs ide of  the above-ment ioned 
areas of  focus,  the plan proposes l imited 
transformat ive planning ef forts ,  unt i l  c lar i ty  is 
reached on the future l ight  ra i l  expansion.  An 
except ion to th is  is  the pr ior i ty  of  preserving 
natural ly  occurr ing af fordable housing through 
ant i -d isplacement act ions. 

Based on community feedback descr ibed in 
the previous sect ions,  the seven pr ior i t ies 
for  Downtown Tigard’s near- ,  mid- ,  and long-
term future came into focus.  This study
centered on seven themes or  issues,  that
were considered hol ist ical ly :

The longer- term future of  Downtown Tigard 
could be heavi ly  inf luenced by the expansion 
of  the regional  l ight  ra i l  t ransi t  system. In 
2020, voters in the Port land Metro region 
decided against  funding a t ransportat ion 
bi l l  which would have moved the project 
forward.  As a resul t ,  p lanning and design 

is  on hold unt i l  funding sources are al located. 
This pause puts planning for  the mid-  and long-
term future of  Downtown in a higher state of 
uncertainty.  For instance:  certa inty about a 
future l ight  ra i l  s tat ion at  Hal l  Boulevard and 
Commercial ,  as previously planned,  would add 
new gravi ty  to Downtown.  Downtown could plan 
for  a new stat ion-centr ic  distr ict  in  harmony with 
the exist ing Main Street-centr ic  core.  Whi le publ ic 
infrastructure investments may st i l l  be uncertain, 
the densi ty recommendat ions in th is  report 
a l low the pr ivate market  to redevelop in higher 
densi t ies to provide much needed housing. 

What are the near-term prior it ies?
Bolster ing improvements,  such as the recent ly 
completed Main Street  Green Street  Phase 
2,  wi l l  cont inue to grow the s igni f icance of 
Downtown as the community ’s  commercial ,  c iv ic , 
and cul tural  heart .  P lanning pr ior i t ies in th is 
area center  on unique character  preservat ion 
and development,  promoting new housing, 
improving mult imodal  connect iv i ty,  and adding 
dest inat ions and amenit ies.  From this  foundat ion, 
the outcome of  th is  study points towards a 
cont inued transformat ion along both s ides of 
Burnham Street ,  towards Hal l  Boulevard.  Here 
opportuni t ies center  on transforming exist ing 
car-centr ic  operat ions to more urban housing 
developments and bui ld ing out  the publ ic  realm 
with new pathways to improve mult imodal 
connect iv i ty  that  wi l l  unlock urban redevelopment 
potent ia l . 
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Throughout the course of  th is  work,  Ci ty 
staf f  and the consultant  team have been 
developing f rameworks for  land use, 
connect iv i ty,  open space,  and housing based 
on community and stakeholder feedback. 
The land use f ramework has been created 
to out l ine desired land uses,  densi t ies,  and 
urban form, whi le the connect iv i ty  f ramework 
ident i f ies street  gr id changes,  opportuni t ies 
for  greater  mult imodal  access,  improvement 
to t ra i ls  and rai l  crossings,  and operat ional 
changes.  The open space network shows 
exist ing open spaces and how proposed 
enhancements and access might  improve 
the community ’s  exper ience.  F inal ly,  the 
housing f ramework out l ines exist ing housing 
condit ions within Downtown Tigard and 
var ious strategies to mit igate displacement.

The frameworks have been designed for 
for  publ ic  v iew and comment.  They wi l l 
a lso be used to guide recommended plan 
amendments,  code changes,  and var ious 
strategies that  support  the successful  and 
complete implementat ion of  the concepts 
within th is  plan. 

PROJECT 
RECOMMENDATIONS
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The land use concept enhances the current vibrancy along Main St with a continued focus on retail and restaurants. 
It prioritizes mixed-use housing intensity in the Burnham area, anticipates future transit-oriented development at the 
Southwest Corridor, and features gateways along Hall Blvd.  

Main Street
Build off existing energy with a concentration of 
ground flloor shops and restaurants through a mix 
of existing and new development. 
• 1-6 story buildings  

Burnham Mixed-Use 
Encourage high-intensity mixed-use housing with 
active ground floors along Southwest Burnham St 
and Southwest Hall Blvd.  

Require building heights to step down to Fanno Creek to 
limit impacts to the natural area and create opportunities for 
views.  
• 4-8 story buildings 

Downtown Neighborhood 
Foster a range of infill housing options, such as      
apartment buildings, rowhomes, and civic spaces       
to meet the needs of the community. 

• 2-6 story buildings 

Center Street Commercial
Allow incremental commercial in the near term, 
with long term aspirations for more increased 
heights and development intensity.
• 2-6 story buildings  

Pacific Highway Gateway
Allow incremental commercial development in 
the near term. 

Require a strong building presence at Pacific     
Hwy and Hall Blvd upon redevelopment. 
• 4 - 8 stories

Hall Gateway
Anticipate future large-scale transit-oriented               
development that includes a relocated       
on-street bus transit center and light rail station. 

Incorporate distinct architecture and strong 
ground floor activation. 
• 6 - 12 stories

Mixed-Use Employment
Mix of commercial/office and light industrial uses.

• 2-6 stories

217

99W

Legend

Study Area 
Boundary

Green Space

RECOMMENDED LAND USE CONCEPT

DOWNTOWN TIGARD

Rail Line

Potential SW Corridor 
Light Rail Alignment 

Center Street 
Commercial

Main Street

Downtown 
Neighborhood

Burnham 
Mixed-Use

Gateway

Mixed-Use
Employment

The land use concept enhances the current vibrancy along Main St with a continued focus on retail and restaurants. 
It prioritizes mixed-use housing intensity in the Burnham area, anticipates future transit-oriented development at the 
Southwest Corridor, and features gateways along Hall Blvd.  

Main Street
Build off existing energy with a concentration of 
ground flloor shops and restaurants through a mix 
of existing and new development. 
• 1-6 story buildings  

Burnham Mixed-Use 
Encourage high-intensity mixed-use housing with 
active ground floors along Southwest Burnham St 
and Southwest Hall Blvd.  

Require building heights to step down to Fanno Creek to 
limit impacts to the natural area and create opportunities for 
views.  
• 4-8 story buildings 

Downtown Neighborhood 
Foster a range of infill housing options, such as      
apartment buildings, rowhomes, and civic spaces       
to meet the needs of the community. 

• 2-6 story buildings 

Center Street Commercial
Allow incremental commercial in the near term, 
with long term aspirations for more increased 
heights and development intensity.
• 2-6 story buildings  

Pacific Highway Gateway
Allow incremental commercial development in 
the near term. 

Require a strong building presence at Pacific     
Hwy and Hall Blvd upon redevelopment. 
• 4 - 8 stories

Hall Gateway
Anticipate future large-scale transit-oriented               
development that includes a relocated       
on-street bus transit center and light rail station. 

Incorporate distinct architecture and strong 
ground floor activation. 
• 6 - 12 stories

Mixed-Use Employment
Mix of commercial/office and light industrial uses.

• 2-6 stories
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LAND USE
This land use concept enhances the v ibrancy along Main Street ,  wi th a cont inued focus on retai l  and restaurants .  I t  pr ior i t izes mixed-use 
housing intensi ty  in the Burnham area,  ant ic ipates t ransi t -or iented development at  the Southwest Corr idor and gateways along Hal l  Boulevard.



                Shared Streets

                       Proposed Paths

Main Connectivity Priorities

• Provide new connections in the 

Burnham area to support higher 

intensity development. 

• Allow flexibility in connectivity 

alignment and type in Downtown. 

• Increase access to Fanno Creek 

Trail/Park with new connections and 

limit vehicular impacts. 

• Complete Ash Ave pedestrian/bike 

crossing and Tigard Heritage Trail 

crossing of Main St. 

• Reduce size of the Burnham St and Ash 

Ave intersection. 

• Add crosswalks to Hall Blvd.  

Street Types

Study Area Boundary

Legend
Proposed Multimodal Street

Proposed Shared Street

Proposed Path
Green Space Existing Street Over/ Under Rail Crossing

Street Removal

217

99W
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The connectivity concept will create a well-connected and walkable block structure that supports new development. 
This concept includes added opportunities for active street frontages in Downtown through a mix of new 
multi-modal streets, shared streets, and bike and pedestrian pathways.   

• Balance the needs of all transportation modes to enable safe 

use, mobility for all, and active street frontages. 

• Keep speeds at 25 miles per hour via signage, narrow travel 

lane widths, parking, and intersection control devices. 

• Use parking as a physical buffer between the pedestrian 

realm and the travel way, while encouraging patronage of 

local businesses. 

• Approximate right-of-way (ROW) widths range from 36 to 60 

feet depending on sidewalk widths and presence of parking.         

• Provide non-vehicular access for walking, 
biking, and rolling.  

• Keep minimum path widths at 10 feet, 
but widen based on surrounding context, 
land uses, and    anticipated user volumes.  

• Integrate landscaping, placemaking, and 
path amenities. 

• Approximate ROW widths range from 10 
to 24 feet. 

       Multimodal Streets

• Provide a comfortable environment with little modal division 
while maintaining  vehicular access.  

• Use pavers and changes to surface  material to define modal 
space. 

• Provide parking on a block-by-block basis or at individual     
locations.  

• Manage speeds via traffic calming elements. 
• Approximate ROW widths range from 30 to 42 feet               

depending on sidewalk widths. 

Plaza XXXXX Trail
DOWNTOWN TIGARD

28 DOWNTOWN TIGARD | LAND USE AND TRANSPORTATION RECOMMENDATIONS

CHAPTER 5 | PROJECT RECOMMENDATIONS

CONNECTIVITY
The connect iv i ty  concept wi l l  create a wel l -connected and walkable block structure that  supports new development.  This concept includes 
act ive street  f rontages in Downtown through mult i -modal  streets ,  shared streets and pedestr ian pathways.



Downtown Tigard’s natural assets are part of what makes it unique.  As the area evolves, enhancing the natural assets that exist and improving connectivity to 
those assets will be part of what sets Downtown Tigard apart as a distinct Downtown in the region. 

Fanno Creek Open Space + Trails
• Use setbacks, building height step-backs, and                          

limited vehicular circulation to protect creek areas.  

• Complete Nick Wilson Plaza to improve access to                          

and provide views of FC from Main St. 

• Require new streets and paths at redevelopment                            

to increase access to FC. 

• Add more wayfinding signage to FC and on the trails. 

• Add interactive or interpretive play elements along                     

FC trails for younger visitors. 

• Incorporate trail lighting through Downtown Tigard. 

• Complete Heritage Trail through Downtown Tigard                      

to provide greater access to FC. 

Universal Plaza

Enhance and activate the plaza to support 
development in the Burnham area. 

Open Space Connectivity
Improve access to Fanno Creek Trail/Park from 
Downtown Tigard via pedestrian connections. 

Red Rock Creek Enhancements 
• Improve Red Rock Creek Trail rail crossing to 

allow for better access to FC Trail/Park. 

• Incorporate better wayfinding to direct visitors  
to Downtown Tigard via access to FC trail.   

Legend
Study Area 
Boundary

Green Space Plaza

Rail Line

Existing Trail

Red Rock Creek 
Trail Improvement
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OPEN SPACE
Downtown Tigard’s natural  assets are part  of  what makes i t  unique.  As the area evolves,  enhancing the natural  assets that  exist  and 
improving connect iv i ty  to those assets wi l l  be part  of  what sets Downtown Tigard apart  as a dist inct  area in the region.  Here’s how 
connect iv i ty  might  look with proposed streets that  connect  to proposed paths.



Market Rate Unit Interventions

In addition to increasing housing options throughout the Downtown area, specific strategies can assist in minimizing 
and mitigating the displacement of existing a�ordable houing as redevelopment occurs.   

• Provide financial or other support for                                                            

preservation of mobile home                                                                           

communities through tenant or nonprofit                                                        

acquisition. Where properties have potential                                                 

to be preserved, support mobile home                                                         

owners in accessing funding for rehabilitation,                                           

weatherization, and accessibility improvements.  

• Partner to connect residents of mobile home                                           

communities to displacement management programs                                 

if needed due to a closure. 

• Purchase detached houses for affordable housing                

development via willing owners with relocation assistance programs    

if needed for existing tenants.

• Leverage and/or augment loan pro-

grams from outside funding to help       

affordable housing non-profits or the   

Washington County Housing Authority     

acquire older, low-cost market-rate       

properties and convert them to regulated 

affordable units.  

• Support tenant protections via targeted 

outreach, referrals, funding for service 

providers, property owner /manager       

education (e.g., as part of a rental              

registration program), or other means.   

Affordable Housing Interventions

• Include affordability incentives in city                   
redevelopment projects.   

• In addition to the existing Vertical Housing          
Development Zone program, which provides a    
tax abatement to incentivize mixed-use               
residential development, consider additional       
tax abatement programs to incentivize       
mixed-income residential development        
and/or affordable homeownership                    
housing in areas where ground floor                   
commercial is not required. 

Study Area 
Boundary

Legend

Duplex. Triplex, 
& Quadplex

Apartment

Mobile Home 

Detached House

Affordable Housing

SW
 H

ALL
 BLV

D

SW MAIN ST

SW HUNZIKER RD

SW CENTER ST

SW COMMERCIAL ST

SW
 GARDEN PL

SW SCOFFINS ST

SW
 ASH

 AVE

W
88TH

AVE

SW
KN

O
LL

DR

SW BURNHAM ST

SW
 W

AL
L S

T

217

99W

RECOMMENDED HOUSING STRATEGY

DOWNTOWN TIGARD

Market Rate Unit Interventions

In addition to increasing housing options throughout the Downtown area, specific strategies can assist in minimizing 
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HOUSING
In addit ion to increasing housing opt ions throughout the Downtown area,  speci f ic  strategies can assist  in  minimiz ing and mit igat ing the 
displacement of  exist ing and future af fordable housing as redevelopment occurs.



Downtown Tigard Reimagined ident i f ies 
several  addit ional  studies/projects for  future 
explorat ion. 

Burnham, Commercial  and Main Streets: 
Community feedback showed a desire to 
pr ior i t ize investment a long these streets 
and increase the comfort  for  people 
walking and bik ing.  There is  opportuni ty to 
calm traf f ic ,  provide dedicated spaces for 
people bik ing,  narrow crossing distances 
for  people walking,  and create placemaking 
opportuni t ies,  including parklets or  outdoor 
dining.  These improvements can be made at 
a low cost  through paint  and restr ip ing.

Hall  Boulevard and Hunziker/Scoff ins 
Streets:  This is  an of fset  intersect ion which 
creates geometr ic ,  operat ional ,  and safety 
complexi t ies;  addressing these concerns has 
been a long- ident i f ied project  in Tigard’s 
Transportat ion System Plan.  Eastbound 
traf f ic  on Scoff ins Street  and westbound 
traf f ic  on Hunziker Street  cannot t ravel 
through the intersect ion at  the same t ime. 
One solut ion would shi f t  Scoff ins Street  to 
the north to meet the al ignment of  Hunziker 
Street .  However,  th is  would l ikely require 
the demol i t ion of  12 apartment uni ts  on 
the northwest  corner of  the intersect ion, 
and should therefore include an ant i -
d isplacement strategy for  the tenants. 

DOWNTOWN TIGARD
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SPECIAL STUDIES

Examples of street improvements (top) and prposed realignment of the Hall-Hunziker-Scoffins intersection (bottom)



Center Street Trai l  Connection:  A pathway 
connect ion between Center Street  and 
Tigard Street  exists  on the north s ide of  OR 
99W. The exist ing connect ion lacks s ignage, 
t ra i l  amenit ies,  and l ight ing which l ikely 
contr ibutes to underut i l izat ion and safety 
concerns.  The project  team recommends 
wayf inding,  t ra i l  amenit ies,  and l ight ing 
improvements.

Ash Avenue Ped/Bike Crossing:  Ash Avenue 
is  current ly  a neighborhood street  on ei ther 
s ide of  the ra i l road tracks that  does not 
cross the ra i l road.  Ash Avenue cal ls  for  a 
study of  a ra i l road crossing to connect  the 
two roadway segments.  This would l ikely 
need to take space from the exist ing park-
and-r ide and impact  an auto body repair 
shop and a smal l  factory on the east  s ide of 
the ra i l road tracks. 

Heritage Trai l  Park + Ride Gap:  The Heri tage 
Trai l  south of  Main Street  ends at  the Park-
and-Ride lot ,  forc ing tra i l  users to walk and 
bike through the parking lot  to access the 
Heri tage Trai l  near Ash Avenue.  The Project 
Team developed an al ternat ive that  f i l ls  the 
Heri tage Trai l  gap through the Park and Ride 
lot  by convert ing vehicular  t ravel  to a one-
way,  eastbound movement pattern.   

Center Street Trail connection (top) and Heritage Trail Park and Ride potential alignment (bottom) DOWNTOWN TIGARD
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Heritage Trai l  Crossing at  Main Street: 
This is  a top-pr ior i ty  t ransportat ion project 
out l ined in the Downtown Tigard Reimagined 
Plan.  Several  factors af fect  the feasibi l i ty 
of  th is  new crossing,  with the pr imary ones 
being i ts  proximity to the ra i l road and the 
complexi ty  of  establ ishing a Quiet  Zone, 
part icular ly  in relat ion to the necessary 
infrastructure,  such as center  medians.

The Main Street  ra i l road crossing already 
has exist ing center  medians on both s ides, 
a requirement for  establ ishing a Quiet 
Zone.  However,  g iven the proximity of 
the Tr iMet park-and-r ide dr iveway access 
and the Commercial  Street/Main Street 
intersect ion,  which are within 60 feet  of 
the ra i l road crossing,  addit ional  measures 
may be necessary.  The Federal  Rai l road 
Administrat ion may mandate adjustments 
to the dr iveway and intersect ion layouts to 
increase the separat ion between the ra i l road 
crossing and the nearest  dr iveway access 
points . 

A Quiet Zone aims to el iminate the 
need for trains to sound their  horns 
when approaching an intersection.  This 
is  achieved through a combination of 
measures,  with a centerl ine median being 
the most crucial ,  preventing vehicles from 
bypassing activated crossing arms. 

Addit ional ly,  there is  an opportuni ty to 
reconf igure the park-and-r ide lot ’s  role and 
extend the Tigard Heri tage Trai l  to the south. 
This could address the current  dr iveway on the 
east  s ide of  Main Street ,  creat ing a concept that 
not  only faci l i tates a seamless connect ion to the 
Heri tage Trai l  but  a lso s impl i f ies vehicular  turning 
movements near the ra i l road crossing.

Next  step recommendat ions would be to 
explore the Quiet  Zone process and work to 
implement Quiet  Zone in Downtown Tigard,  i f 
deemed feasible and a pr ior i ty.
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Heritage Trail crossing at Main Street Proposal
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There are seven bus l ines and one commuter 
ra i l  l ine across two transi t  agencies that 
serve the study area.  These include two 
frequent service Tr iMet bus routes (L ine 12 
and Line 76) ,  as wel l  as one-seat  service 
to downtown Port land,  Beaverton,  Tualat in , 
Lake Oswego,  Wi lsonvi l le,  and McMinnvi l le. 
T igard Transi t  Center is  the busiest  t ransfer 
stat ion in Washington County.

Prel iminary analysis  shows a delay in 
the t ransi t  system for  t ransi t  users, 
part icular ly  a long Main Street  and Paci f ic 
Highway leading in and out  of  Downtown. 
Opportuni t ies to address exist ing t ransi t 
service bott lenecks should be explored 
as part  of  a fo l low up transi t  service 
and operat ions study,  such as the Better 
Bus program, Transi t  S ignal  Pr ior i ty,  and 
exclusive lane concepts.  The City can 
evaluate grant  funding opportuni t ies in 
partnership with ODOT.

TRANSIT CIRCULATION
+ OPERATIONS

Transit Center and WES Station
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A combinat ion of  Comprehensive Plan pol icy, 
mapping,  and Development Code changes 
are recommended to implement the land use 
and transportat ion concepts for  Downtown 
Tigard.  

Comprehensive Plan pol ic ies :  Proposed 
revis ions to land use,  t ransportat ion, 
and open space goals ,  pol ic ies,  and 
object ives for  Downtown wi l l  implement the 
community ’s  v is ion for  a “v ibrant ,  act ive,  and 
welcoming ci ty  center.”

Mapping :  A mix of  new commercial  and 
employment zoning distr icts  current ly  being 
developed by the City as part  of  the broader 
Tigard MADE project  are recommended 
to replace the exist ing Mixed-Use Central 
Business Distr ict  (MU-CBD) Comprehensive 
Plan designat ion and zoning distr ict .  The 
Downtown Plan Distr ict  extent  should be 
t ightened to focus on the Downtown core 
and,  crucia l ly,  the boundar ies of  the exist ing 
subdistr icts  within the Plan Distr ict  should 
be al igned with the recommended land 
use concept areas.  The project  wi l l  a lso 
be implemented through concurrent  c i ty-
led mapping changes to the extent  of  the 
2040 Town Center to better  a l ign with the 
Downtown area.

PROJECT
IMPLEMENTATION

Development Code Changes :  S igni f icant 
revis ions to the Downtown Plan Distr ict  standards 
are recommended to al ign with the concept 
speci f ic  to each of  the downtown subdistr icts . 
Changes are recommended for  uses,  housing 
types,  development standards,  procedures, 
nonconforming s i tuat ions,  parking,  s i te design, 
and bui ld ing design standards.  Signi f icant 
recommendat ions include:

• 	 Refining uses,  housing types,  and 
development standards specif ic  to each 
subdistr ict ,  including scal ing indiv idual 
tenant spaces,  increasing minimum and 
maximum bui ld ing heights ,  and increasing 
minimum densi ty standards whi le el iminat ing 
maximum densi ty standards in order to 
expand housing opportuni t ies.

• 	 Streamlining the code by referencing 
standards and procedures appl ied city-
wide ,  rather than maintaining speci f ic 
Downtown standards and procedures that 
are not  substant ia l ly  dist inct  f rom the c i ty-
wide vers ions.  Such an approach would be 
consistent  with the overal l  approach for  the 
Tigard MADE code updates.

• 	 Enhancing standards to create act ive, 
pedestr ian-oriented frontages along key 
corr idors.  There are several  recommended 
standards that  – together – wi l l  act ivate 
key f rontages ( ident i f ied as Main Street , 
Burnham Street ,  Hal l  Boulevard within 
the Hal l  Gateway subdistr ict ,  and Hal l 
Boulevard and Highway 99W within 100 
feet  of  the intersect ion) .

• 	 Minimizing the space for surface parking 
in order to emphasize bui ldings and 
act ive uses.  The recommended standards 
address two complementary aspects of 
th is  goal  by requir ing development to 
include elements that  meet the City ’s 
desired outcomes and l imit ing outcomes 
that  are detr imental  to an act ive 
pedestr ian realm,  heal thy economic 
act iv i ty,  and a carbon-responsible 
downtown.

The ful l  set  of  recommended implementat ion 
act ions and considerat ions can be found in the 
Appendix to th is  document.
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MEMO 
 
 

 
 
PURPOSE  &  BACKGROUND 
 
The Downtown Tigard Reimagined project includes land use, transportation, open space, and 
housing displacement mitigation concepts for Downtown Tigard that respond to both the 
existing conditions and the vision and priorities expressed by the Tigard community. The 
Tigard Downtown Vision 2020 prioritizes “a vibrant, active, and welcoming city center at the 
heart of our community [with] transportation, recreational, residential, and business 
opportunities that are accessible to everyone.” 

This memo provides an overview of the recommended Comprehensive Plan policy, mapping 
and Development Code changes for Downtown Tigard to implement the land use and 
transportation recommendations for the Project. The recommendations were developed in 
concert with the Tigard MADE project, an update to commercial and employment zoning 
across the city. 

This Project is partially funded by a grant from the Transportation and Growth Management (TGM) 
Program, a joint program of the Oregon Department of Transportation and the Oregon Department of 
Land Conservation and Development. This TGM grant is financed, in part, by the federal Fixing 
America’s Surface Transportation Act (FAST Act), local government, and the State of Oregon funds. 
The contents of this document do not necessarily reflect views or policies of the State of Oregon. 

DATE :  February 16, 2024  
TO: City of Tigard staff 
FROM: Elizabeth Decker, JET Planning 
CC: Matthew Arnold, SERA Architects, Nicholas Gross, Kittelson 

SUBJECT: Downtown Tigard Reimagined Final Code Implementation (Task 
7.7/7G) 

ATTACHED: Downtown Street Typologies 
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I .  COMPREHENSIVE  PLAN  TEXT  UPDATES  
 
The 2027 Tigard Comprehensive Plan, detailing Downtown Tigard planning goals in Chapter 
15, Section 1, should be updated to reflect the Tigard Downtown Vision 2020 and direction from 
this project. Recommended updates include: 

• Update description of recent downtown planning activities to include the Tigard 
Downtown Vision 2020 and the 2022-2023 Downtown Tigard Reimagined project. (Page 
15-1) 

• Update Key Findings on existing conditions downtown to the extent information is 
available, specifically references to the current zoning of the area to match the 
proposed zoning updates. (Page 15-2) 

• Update the goals, policies, and action measures to reflect the 2020 Tigard Downtown 
Vision and the Downtown Tigard Reimagined land use and transportation concepts, as 
detailed in Appendix Section A. 

I I .  MAP  UPDATES  
 
Map updates across four categories of maps are recommended to implement the preferred 
land use concept for Downtown Tigard, as shown in Figure 1. Based on review of existing maps 
relative to the recommended land use concept and code implementation strategies, 
recommended updates include: 

• Metro 2040 Town Center boundary: The City has prepared a recommended update to 
the downtown 2040 Town Center boundary that addresses several issues, including 
inclusion of the potential future light rail station southeast of Hall Blvd. The City is 
pursuing adoption and coordination with Metro separate from this project, and no 
additional action is needed to implement the downtown land use concept. 

• Comprehensive Plan designations: The current Plan District is designated Mixed-Use 
Central Business District (MU-CBD). With the move away from MU-CBD zoning, land 
use designations should be updated for consistency with the proposed zoning. 

• Base zones: Changes to the base zones for the project area are recommended to 
implement the downtown land use concept with a mix of updated mixed-use, 
commercial and employment zones developed with the Tigard MADE project.  
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Figure 1: Downtown Tigard Reimagined Land Use Concept 
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The Downtown Plan District is currently zoned Mixed-Use Central Business District 
(MU-CBD) that allows a mix of active uses that engage pedestrians and generate 
employment. The full project area includes additional areas along the southern 
periphery zoned General Commercial (G-C), Industrial Park (I-P), and Light Industrial 
(I-L). The base MU-CBD zone is only used to set the general purpose and the use 
standards for the area; all development and design standards are detailed in the Plan 
District standards and many are differentiated by the various downtown subdistricts. 
The existing uses permitted and prohibited in the MU-CBD align well with the desired 
uses in the land use concepts to create a “vibrant, active, and welcoming city center,” 
with some differentiation appropriate between concept areas. 

The City is separately working on the Tigard MADE project that updates and replaces 
the existing commercial, employment and mixed-use zones with proposed Commercial 
(COM), Mixed-Use Employment (MUE), Mixed-Use Commercial (MUC), and Mixed-Use 
Residential (MUR) zones. With the move away from current zoning, this memo includes 
recommendations to replace MU-CBD with a mix of MADE zones in Table 1 below. The 
City may further consider other approaches to rezoning downtown as the MADE code 
updates evolve. 

The draft MADE code recommendations for the project area are intended to apply the 
MADE zones with the closest match to the desired uses and housing types for each 
concept area, thus requiring the fewest use modifications specific to downtown. Two 
concept areas on the periphery of the project area are relatively easy matches to MADE 
zones. The Downtown Neighborhood concept area to the southwest of Fanno Creek is 
intended to be primarily residential, with some ground-floor retail or office 
opportunities, which aligns with the proposed MUR zone. The Mixed-Use Employment 
zone on the eastern edge of the project area aligns well with the MUE zone to allow 
primarily employment uses with optional upper-story residential. The core downtown 
area that will form the revised Downtown Plan District includes five concept areas with 
a desired mix of active retail, service, civic, office and residential uses, excluding auto-
oriented and storage related uses. The MUC zone is recommended for these concept 
areas because the desired uses most closely align with the proposed MUC use 
standards, as detailed in Appendix B.  

One of the key distinctions between these five concept areas is whether ground-floor 
residential is desired. Plan District standards for active ground-floor spaces along key 
frontages within the different subdistricts are recommended to implement this 
component of the land use concept, allowing fine-grained implementation of active 
frontages within the Plan District and individual subdistricts. (See proposed 18.650.060 
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in Section III.) While several MADE zones could be applied to the different subdistricts 
to address ground-floor residential concepts, those zones do not align well with the 
balance of other uses desired for these subdistricts and would thus require detailed 
exceptions for the Downtown Plan District. 

• Plan District and Subdistrict boundaries: The specifics of the Land Use and 
Transportation Recommendations will be implemented through revisions to the 
boundaries for the Downtown Plan District and its subdistricts. The proposed Plan 
District, subdistrict, and base zone recommendations, as detailed in Table 1 below, 
would tighten the boundaries of the Downtown Plan District, replace the existing four 
subdistricts and one overlay with five subdistricts: Main-Center, Pacific Highway 
Gateway, Downtown Neighborhood, Burnham Mixed-Use, and Hall Gateway, and 
rezone two of the concept areas outside the Plan District. 

Table 1: Proposed Zoning, Downtown Plan District and Subdistrict Boundary Map Revisions 

Land Use Concept Area Existing Zoning/Subdistrict Recommended Zoning/Subdistrict 

Main Street MU-CBD zone 
Main-Center subdistrict 

MUC zoning, ground-floor 
nonresidential space requirement 
along Main Street 
Main-Center subdistrict 

Center Street 
Commercial 

Pacific Highway 
Gateway 

MU-CBD zone 
99W-Hall subdistrict 

MUC zoning, ground-floor 
nonresidential space requirement 
at the 99W & Hall Blvd intersection 
Pacific Highway Gateway 
subdistrict 

Mixed-Use Employment MU-CBD and C-G zones 
99W-Hall subdistrict 
(portion) 

MUE zoning 
No subdistrict, remove from Plan 
District 

Downtown 
Neighborhood:  

Central downtown 

MU-CBD zone 
Scoffins-Commercial 
subdistrict and Station Area 
Overlay (part) 

MUC zoning 
Downtown Neighborhood 
subdistrict 

Southwest of Fanno 
Creek 

MU-CBD zone 
Fanno-Burnham subdistrict 

MUR zoning 
No subdistrict, remove from Plan 
District 

Burnham Mixed-Use MU-CBD and I-L zones 
Fanno-Burnham subdistrict 
and Station Area Overlay 
(part) 

MUC zoning, ground-floor 
nonresidential requirement along 
Burnham St  
Burnham Mixed-Use subdistrict 
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Land Use Concept Area Existing Zoning/Subdistrict Recommended Zoning/Subdistrict 

Hall Gateway MU-CBD, I-L and I-P zones 
Scoffins-Commercial and 
Station Area Overlay  

MUC zoning, ground-floor 
nonresidential requirement along 
Hall Blvd 
Hall Gateway subdistrict 

 
I I I .  DEVELOPMENT  CODE  UPDATES  
 
Updates to the existing Tigard Downtown Plan District standards (Chapter 18.650) and related 
Development Code chapters is central to implementation of the Downtown Tigard Reimagined 
plan. These updates are considered in tandem with the Tigard MADE code changes. Potential 
intersections and options relative to Tigard MADE updates are noted throughout this section, 
but will merit a broader reconciliation as the details for both projects are finalized. 

Detailed code implementation recommendations are included in Tables 2, 3, and 4, below. 
Several broader concepts arising with code implementation include: 

• Opportunities to streamline the code by referencing standards and procedures 
applied citywide, rather than specific downtown standards and procedures that are not 
substantially distinct from the citywide versions. Related recommendations include 
using Modifications and Site Development Review in place of the existing Downtown 
Design Review, using the Adjustments process in place of specific Downtown 
Adjustments, and applying the Nonconforming Situations standards rather than pre-
existing use and development standards for downtown. This approach reflects the 
direction the City is pursuing with selected Tigard MADE draft updates, including the 
revisions to the Washington Square Plan District chapter. 

• Enhancing standards to create active, pedestrian-oriented frontages along key 
corridors. There are several recommended standards that together activate key 
frontages, identified as Main St, Burnham St, Hall Blvd within the Hall Gateway 
subdistrict, and Hall and 99W within 100 feet of the intersection. Components include: 

o Increasing minimum building frontage standards in Table 18.650.1 from 50% 
to 90% building frontage along the lot line for those key frontages. 

o New active ground-floor space standard in 18.650.060 requiring 75% of the 
building frontage to be developed for nonresidential use with a minimum depth 
of 20 feet, balancing the goal of activating key frontages with economic 
development considerations that can make full ground-floor retail or office uses 
difficult to develop district-wide. 
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The City should consider developing a map identifying these key frontages and 
referencing that throughout the code chapter in order to provide greater clarity than 
listing the various street names within each standard. Over time, the City could also 
explore adding a category for secondary frontages which merit intermediate standards, 
such as 75% building frontage rather than the base 50% standard across the district.  

• Minimizing the space for surface parking in order to emphasize buildings and active 
uses. The recommended standards address two complementary aspects of this goal, by 
requiring development to include elements that meet the City’s desired outcomes and 
limiting outcomes that are detrimental to an active pedestrian realm, healthy economic 
activity, and a carbon-responsible downtown: 

o Expanding the required building presence along key frontages and limiting the 
width of off-street parking areas adjacent to sidewalks, as well as limiting new 
driveways to access off-street parking areas, and 

o Significantly reducing maximum surface parking, while allowing development 
to exceed those maximums by providing additional pedestrian site design 
amenities. 

This mix of strategies could continue to be refined to tip more towards one side of the 
equation or the other. Parking maximums are a dynamic field as more cities are 
implementing them as part of Climate Friendly and Equitable Communities (CFEC) 
parking reforms. Few cities have experimented with maximums lower than the City’s 
current maximums to date, but near-term innovation is expected on this topic that 
could help refine the City’s approach. 

 

Table 2: Recommended Code Updates for Chapter 18.650, Tigard Downtown Plan District 

Code Section Recommended Updates & Rationale 

18.650.010 Purpose A. Include reference to Downtown Tigard Reimagined Plan. 
A.1. Remove “urban village” and update with recent downtown 
vision statement for a “vibrant, active, and welcoming city 
center.” 
A.5. Unnecessary language and not entirely reflected in code 
chapter; delete. 
B. Update and shorten the purpose of the five subareas within the 
plan district to briefly describe Main-Center, Pacific Highway 
Gateway, Downtown Neighborhood, Burnham Mixed-Use, and 
Hall Gateway subdistricts as detailed in the Plan.  

18.650.020 Applicability A. Retain statement on applicability generally, and delete 
subsection A.1. 
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Code Section Recommended Updates & Rationale 

A.2. Delete pre-existing uses and development subsection, 
including parcel-specific exemptions in subsection (c), and 
reference Section 18.50, Nonconforming Circumstances, to apply 
citywide standards more consistently. Apply a 12-month 
timeframe to terminate nonconforming uses if different from the 
timeframe adopted citywide with the MADE updates.  
B. Retain. 
C. Update list of exempt actions: 
1. Maintenance or repair of a building, structure, or site in a 
manner that is consistent with previous approvals or necessary 
for safety; 
2. Projects undertaken to bring an existing development into 
compliance with applicable federal and state accessibility 
regulations; 
3. Any modification to the exterior of a building that does not 
require a building permit, including exterior painting; 
4. Interior remodeling not associated with a change of use; 
5. Temporary structures or temporary uses as defined in 
Chapter 18.440, Temporary Uses; 
6. Any development involving pre-existing small form residential 
development that is not being converted to a nonresidential use or 
that has previously been converted to a nonresidential use; 
7. Any change of use and associated interior remodeling on a 
property that is in the Main Street sub-area Change of use to an 
another allowed use; or 
8. Any change to windows, doors, awnings, or other similar 
exterior elements on facades that are not street-facing.  

18.650.030 Approval 
Review Process 
18.650.030.A Procedures 

Delete downtown development review and adjustment 
requirements in favor of using procedures applied elsewhere in 
code (Site Development Review, Modifications, and Adjustments) 
• Require site development review for any new development 

and substantial redevelopment. 
• Require modifications for changes to existing development. 
• Require adjustments for departures from Downtown Plan 

District standards, and add that “Any development that desires 
or needs more flexibility than available through the 
adjustment process shall be reviewed as a Planned 
Development per Chapter 18.770.” 

• Ensure residential review requirements are consistent with 
overall City residential review procedures and state 
requirements for clear and objective reviews 

18.650.030.B Review 
thresholds 

B.1. Minor modifications. Require Type I minor modification for 
proposed redevelopment meeting the definition in Section 
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Code Section Recommended Updates & Rationale 

18.765.060.A and detail additional specific examples beyond those 
listed in 18.765.060.B for qualifying downtown development, 
including: 
• Any change to windows, doors, awnings, or other similar 

exterior elements on facades that are street-facing. 
• Modification of on-site landscaping such as changing 

hardscape elements and the location of required landscape 
areas or trees, or reduction in landscaping area which does not 
reduce the landscaping below the minimum required by Table 
18.650.1. 

• Modification of off-street parking with no increase in parking 
spaces or paved area. 

• Addition of new fences, retaining walls, or both. 
• An increase in the floor area of commercial and mixed-use 

development by less than 10% or under 5,000 square feet. 
• Any increase in the floor area or density of residential 

development that meets all Plan District standards. (Ed: 
Explicitly allow these increases as a Minor Modification in 
Downtown, rather than defaulting to citywide requirement for 
Major Modification review of any density increase.) 

• A change in the type or location of access ways and parking 
areas where off-site traffic would not be affected. 

B.2. Major modifications. Require major modification for 
proposed redevelopment meeting the definition in Section 
18.765.070.A and for any action that is not exempt, eligible for a 
minor modification, or substantial redevelopment. 

18.650.040 Approval 
Criteria 
*Delete* 

A & B. Delete approval criteria with transition away from DDR to 
other review types. 
C. Delete separate downtown adjustment process; proposed to 
incorporate adjustment reference in 18.650.030.A above instead. 

1. The approval criteria to “equally or better meet the purpose of 
the standard” is similar to the adjustment approval criteria in 
18.715.050.A. 

2. Specific adjustments are no longer needed per 
recommendations for 18.650.080. 

18.650.xxx Uses 
*option to create new 
section* 

With the proposed application of the new MUC zone to the Plan 
District, additional limitations on uses are needed. As detailed in 
Table 4 below, those could either be incorporated into this chapter 
or Section 18.120.030(C)-(F). 

18.650.xxx Housing Types 
*option to create new 
section* 

With the proposed application of the new MUC zone to the Plan 
District, additional limitations on housing types are needed. As 
detailed in Table 4 below, those could either be incorporated into 
this chapter or Section 18.120.040. Add standards to: 
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Code Section Recommended Updates & Rationale 

• Allow apartments everywhere, with a requirement for 
nonresidential uses within the active ground-floor spaces 
proposed in Section 18.650.060.A. 

• Allow rowhouses only within the Downtown Neighborhood 
(not abutting Hall Blvd) and Burnham Mixed-Use (not abutting 
Burnham St and Hall Blvd) subdistricts. 

• Continue to allow existing mobile home parks within the 
Downtown Neighborhood subdistrict. 

18.650.050 Development 
Standards 

A. Development Standards: See recommended edits to Table 
18.650.1 in separate Table 3 below. 
B. Parking: 

1. Replace current limitation for parking areas not to exceed 
50% of frontage with cross-reference to proposed minimum 
building frontage requirements (50-90% of the lot frontage) that 
inversely limit the parking area frontage. Consider how to 
address existing midblock lots where no other access can be 
provided. 
6. Add standard that any site proposing to provide more than 
50% of the vehicle maximum parking spaces for Zone A, 
detailed in Table 18.410.3, as surface parking must provide 
additional pedestrian amenities on-site or within the adjacent 
public right-of-way, such as: additional pedestrian plaza space, 
enhanced pedestrian pathways through parking areas 
demarcated with different materials rather than only paint, 
furnishings within the right-of-way including bicycle parking 
and benches, additional bicycle parking on-site, etc.  

F. Fences. To limit visual barriers caused by fences, introduce 
additional standards such as: 
• Setting a 3-ft height limit for fences in front yards and 4-ft 

height limit along any streets or pedestrian paths, with 
potential exceptions for security and privacy; 

• Prohibiting fences within front yards along key frontages, 
including Main St and Burnham St;  

• Limiting maximum opacity to 30-50% to require more “open” 
fence styles; and/or 

• Prohibiting chain link fences.  
• See also Tigard Triangle standards in 18.660.070.F that include 

some similar standards. 
G. Add section on driveways, modeled on Tigard Triangle 
driveway standards in 18.660.070.G or MADE commercial 
standards in 18.320.040.F.  
• Limit driveways on Burnham St and Main St, encourage or 

require shared access. 
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Code Section Recommended Updates & Rationale 

• Note that alleys are required for rowhouses in 18.650.060.G. 

18.650.060 Design 
Standards 

A. Add a standard for active ground-floor spaces on key frontages: 
Main St, Burnham St, Hall Blvd within the Hall Gateway subarea 
and within 100 feet of the Hall/99W intersection. Require spaces to 
extend along 75% of the building width, meet a minimum height 
of 15-16 feet, and a minimum depth of 20-25 feet, coupled with 
existing window area requirements. See list of code examples in 
Appendix Section C for specific language ideas. 
A.2.d. Bolster the weather protection requirement by adding a 
minimum percentage of the façade that must be covered by the 
projecting façade elements, such as 50% of the façades along Main 
St. 
C.2.a.ii. Remove requirement for porch or balcony for each street-
facing dwelling unit or create a broader menu of residential 
façade elements such as projecting bay windows, building offsets, 
etc. 
F. Delete outdoor space requirements (Washington Square and 
Triangle do not have similar requirements). 
G. Relocate standard about alley access for rowhouses to the 
proposed driveway standard and delete this subsection. 

18.650.070 Transportation 
Connectivity 

A. Revise outdated reference to the 2035 TSP. 
B. Reference to TSP figures needs to be updated; Downtown 
connections now shown in Figure 19 of the 2040 TSP. The TSP 
figure should be revised to implement the preferred 
transportation concept. 
C. Remove or revise thresholds for dedication and improvements 
for “new street and alley and path connections,” if anything 
further than the general proportionality language in Section 
18.910.010 is needed.  
D. Delete pedestrian pathway standards, which are superseded by 
new paths detailed in specific locations in the connectivity 
concept. See additional path standards detailed in Table 4. 
E. Delete replacement of destroyed structures exemption, if 
subsection C is removed. 
F. Retain reference to Improvement Standards in Chapter 18.910, 
with revisions detailed in Table 4. 
--. Add subsection allowing FILOC option for downtown; see 
model in Triangle code, Section 18.660.090.D. Include 
prioritization of projects eligible for FILOC, based on further 
discussion by Engineering Department. 
--. Add subsection addressing sidewalk encroachments 
(pedestrian amenities, A-frame signs, etc.) based on Triangle 
code, Section 18.660.090.C.4.e.iv. 
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Code Section Recommended Updates & Rationale 

18.650.080 Specific 
Adjustments 
*Rename Affordable 
Housing Height Bonus* 

A. Delete adjustments to setbacks and rely on existing adjustments 
standards in Chapter 18.715. 
B. Delete; outdoor area standards are proposed to be deleted, so 
no adjustment needed. 
C. Revise to focus on height bonus, to provide a local bonus 
meeting or exceeding requirements of ORS 197A.445(9). 

1. Revise definitions of affordable housing to be inclusive of 
“affordable housing” defined in ORS 197A.445(1)(a). 
2. Eliminate density bonuses, as maximum density has been 
eliminated. Restructure height bonuses to allow, at a 
minimum, three additional stories for development with 100% 
affordable housing units to meet the ORS 197A.445(9) 
requirements. Consider a tiered structure for greater 
incentives: 
• One additional story for developments with 10% affordable 

units, 
• Two additional stories for developments with 20% 

affordable units (similar to existing bonus), and 
• Three additional stories for development with more than 

20% affordable units. 

Maps 18.650.A and 
18.650.B 

Revise maps consistent with direction in Section II. Consider 
locating closer to the beginning of the chapter for orientation, 
near description of the different subdistricts.  
Add a map of key frontages: Main St, Burnham St, Hall Blvd 
within the Hall Gateway subarea, and Hall Blvd and 99W within 
100 ft of the intersection. 

 

Table 3: Recommended Revisions to Downtown Development Standards, Table 18.650.1 
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Minimum Lot 
Size 

None None None None None 

Minimum Lot 
Width 

None None None None None 

Minimum 
Setbacks 
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-Front 0 1 ft. 0 1/5 ft. (5 ft 
for frontage 
on 99W) 

0 1 ft. 0 1 ft. 1 ft. 

-Street side 0 1 ft. 0 1 ft. 0 1 ft. 0 1 ft. 1 ft. 

-Side 0 ft. 0 ft. 0 ft. 0 ft. 0 ft. 

-Rear 0 ft. 5 ft. 5 ft. 5 ft. 5 ft. 

Maximum 
Setbacks  

     

-Front 10 ft.1 25 ft. 20 ft. 10 ft. on 
Burnham St1 

20 ft. 

10 ft. on Hall 
Blvd 
20 ft. 

-Street side 10 ft.1 None None None None 

Building Height2      

-Minimum 20 ft.  
1 story 

20 ft.  
2 stories, 
except 4 
stories 
within 100 ft 
of Hall/99W 
intersection 

20 ft.  
2 stories 

20 ft.  
2 stories, 
except 4 
stories 
abutting 
Burnham St 

6 stories 

-Maximum [1] 80 ft. 
6 stories 

45 ft. 
8 stories 

80 ft. 
6 stories 

80 ft. [2] 
8 stories 
except 3 
stories 
within 200 ft. 
of Fanno 
Creek Park 
boundary 

12 stories 

-First story 
minimum 

15 ft. 15 ft. None None 15 ft. 

Maximum Lot 
Coverage 

100% 90% 90% 90%, except 
80% within 
200 ft. of 
Fanno Creek 

100% 
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Park 
boundary 

Minimum 
Landscape Area 
[3] 

0% 10% 10% 10%, except 
20% within 
200 ft. of 
Fanno Creek 
Park 
boundary 

0% 

Minimum 
Building 
Frontage 

50%, except 
90% abutting 
Main St 

50%, except 
90% within 
100 ft of 
Hall/99W 
intersection 

50% 50%, except 
90% abutting 
Burnham St 

50%, except 
90% abutting 
Hall Blvd 

Residential 
Density (units 
per acre) 

     

-Minimum [4] 25 25 50 25 15 25, 
except 50 
abutting 
Burnham St 

50 

-Maximum [1] 50 None 50 None 50 [5] None 50 [5] None None 

1 Setback may be increased to 20 ft if the increased setback area will be used for enhancements 
to the pedestrian environment, including plaza development, outdoor seating, pedestrian 
amenities in the public right-of-way, and/or pedestrian-oriented building façade design 
elements; or for the preservation of natural features for public use or benefit including tree 
preservation. 

2 Building heights calculated in accordance with the height standards for each type of story 
detailed in Table 18.320.5. 

3 In the MU-CBD zone, Required landscaping may be provided on roofs or within the abutting 
right-of-way where the applicant is required to provide landscaping as part of a street 
improvement in compliance with Section 18.650.070. 

4 Minimum density applies to residential-only development (not mixed-use). 
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Additional considerations for the development standards in Table 18.650-1: 

• The many exceptions noted in the Table could be addressed entirely through footnotes, 
more of a formatting preference for the City. 

• The alternative standards for key frontages along Main St, Burnham St and Hall Blvd in 
the Hall Gateway district could be specified in the table itself or by referencing a map of 
key frontages as recommended in the introduction to this section.  

 
Table 4: Recommended Code Updates for Additional Code Chapters 

Code Section Recommended Updates & Rationale 

18.50.020.D.1, General 
Provisions for 
Nonconforming 
Circumstances 

Either delete exemption for small form residential development in 
the MU-CBD zone or change to exempt small-form residential 
within the Downtown Plan District. 

18.120.030.E, Restrictions 
that apply to uses in MUC 
zone  
 

Several refinements of the proposed MUC use standards are 
needed to carry forward aspects of the Land Use Concept. These 
could either be included as restrictions to uses in the MUC zone 
detailed here, as a separate Uses section in the Downtown Plan 
District Standards in 18.650, or some combination with cross-
references.  
3.e: Maximum 40,000 SF allowed gross floor area per tenant 
should be refined for each subdistrict. A lower limit such as 25,000 
SF is recommended for Main Street subdistrict and no limit is 
recommended for the Pacific Highway Gateway subdistrict. 
7. Motor vehicle sales and rental should be prohibited within the 
Downtown Plan District. 
8. Motor vehicle servicing should be prohibited within the 
Downtown Plan District. 
10. Industrial and manufacturing uses should be prohibited within 
the Downtown Plan District. 

18.120.040, Housing 
Types 

Minor refinements are needed to the MUC housing types to reflect 
the Land Use Concept and proposed Downtown Plan District 
standards, which can be integrated as limitations to the MUC zone 
here or as a separate Housing Types section in the Downtown Plan 
District Standards in 18.650, or some combination with cross-
references.  
E. Revise reference to mobile home parks in the MU-CBD zone. 
Make mobile home parks a Limited use in the MUC zone in Table 
18.120.2 and add a limitation that only mobile home parks 
lawfully in existence within the Downtown Plan District are 
allowed. 
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Code Section Recommended Updates & Rationale 

F. Add a limitation for the MUC zone cross-referencing the 
Downtown Plan District standards limiting location of rowhouses. 
F. Add a limitation for apartments within the MUC zone requiring 
nonresidential use for required active ground-floor spaces. 

Table 18.410.3 Consider adding cross-reference that parking maximums within 
the Downtown Plan District are further subject to standards in 
18.650.050.B. 

Table 18.910.1, Minimum 
Widths for Street 
Characteristics and 
Downtown Street 
Character Types 

• Add new downtown street types to the table: Multimodal Streets 
and Shared Streets. 

• Add new cross sections for Multimodal Streets and Shared 
Streets after Figure 18.910.12. 

18.910.110 Bikeways and 
Pedestrian Pathways 

• Add subsection requiring Downtown Paths where specified in 
the TSP (Figure 19, to be amended to reflect the Recommended 
Connectivity Concept). 

• Add path cross-section. 

18.910.030.CC Traffic 
Study  

• Apply existing triggers for traffic studies to downtown 
development, with any modifications specific to new CFEC rules 
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APPENDIX 
 
 
 

A. Comprehensive Plan Downtown Tigard Revisions 

Recommended edits to specific Downtown Tigard goals and policies within Chapter 15.1 of the 
Comprehensive Plan include the following, in legislative format.  

GOAL:  

15.1.1: The City will promote the creation of a vibrant and active urban village at the heart of 
the community that is pedestrian oriented, accessible by many modes of 
transportation, recognizes natural resources as an asset, and features a combination of 
uses that enable people to live, work, play, and shop in an environment that is uniquely 
Tigard.  

RECOMMENDED ACTION MEASURES:  

i.  Provide public, including members of the development community, with regular 
informational updates on Urban Renewal progress and an accounting of funds 
spent by the City Center Development Agency.  

GOAL:  

15.1.21 Facilitate the development of an urban village a vibrant, active, and welcoming city 
center.  

POLICIES:  

1.  New zZoning and design standards, and design guidelines shall be developed and 
used to shall ensure that the Downtown Plan District provides a balance of 
livability, walkability, and robust economic opportunity. the quality, attractiveness, 
and special character of the Downtown as the “heart” of Tigard, while being flexible 
enough to encourage development.  

2.  The Downtown Plan District downtown’s land use plan shall include and support 
provide for a mix of complementary land uses such as: 

A. retail, restaurants, entertainment, and personal services; 

B. medium and high-density residential uses, including both rental and ownership 
housing, as well as affordable housing opportunities; 
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C. civic functions uses such as (government offices, community public services, and 
public plazas, public transit centers, etc); 

D. professional employment and related office and professional services uses; and 

E. natural resource protection, open spaces, plazas, and public parks.  

3. The City shall not permit new land uses that are not appropriate for an active, 
pedestrian-oriented downtown, such as warehousing, manufacturing, industrial 
services, and auto-oriented uses. warehousing; auto-dependent uses; industrial 
manufacturing; and industrial service uses that would detract from the goal of a 
vibrant, urban village.  

4. Existing nonconforming uses shall be allowed to continue, subject to a threshold of 
limits on allowed expansion and sunset provisions for discontinued uses.  

5. Downtown The design, and development of the Downtown Plan District and 
provision of service shall emphasize public safety, accessibility, and attractiveness 
as primary objectives with an emphasis on the pedestrian experience.  

6. New housing in the downtown The Downtown Plan District shall accommodate 
provide for a wide range of housing opportunities types, including ownership, 
rental workforce, and regulated affordable housing in a high-quality living 
environment while minimizing displacement of existing residents.  

7. New zoning and design guidelines on Main Street will emphasize a “traditional Main 
Street” character. Zoning and design standards shall support an active pedestrian 
realm with commercial activity along priority street frontages including Main 
Street and Burnham Street. 

8. The City shall encourage carbon-responsible development in the Downtown Plan 
District that reduces greenhouse gas emissions and vehicle miles travelled.  

RECOMMENDED ACTION MEASURES:  

i. Develop design guidelines and standards that utilize form-based concepts to 
encourage attractive and inviting downtown commercial and residential 
architecture, with quality design and permanent materials, particularly in the 
building fronts and streetscape. pedestrian-scale design, and active ground-floor 
frontages. Also develop appropriate density, height, mass, scale, architectural, and 
site design guidelines.  

ii. Utilize form based code principles in ways that are consistent with state planning 
laws and administrative rules.  
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ii.iii. Adopt non-conforming use standards appropriate to a downtown in transition to 
encourage incremental redevelopment.  

iv. Develop code measures to mitigate any compatibility issues when new downtown 
development occurs in close proximity to the downtown’s commuter rail line.  

iiiiv. Develop standards for high-intensity residential and mixed-use development 
near the potential future light rail station. 

iv. Provide areas in the downtown where community events, farmer’s markets, 
festivals, and cultural activities can be held.  

vi. Designate the downtown area as the preferred location for Tigard’s core civic 
activities. land uses.  

vii. Promote an awareness of the downtown’s history through measures such as public 
information, urban design features, and preservation of historic places.  

viii. Monitor performance of design guidelines, standards and related land use 
regulations and amend them as necessary.  

viii.Implement strategies to assist in minimizing and mitigating the displacement of 
existing and future affordable housing as redevelopment occurs. 

GOAL:  

15.1.32 Develop and Improve the Open Space System and Integrate Natural Features into 
downtown Ensure the Downtown Plan District is adequately serve by high-quality parks 
and open spaces and is well-integrated with natural features such as Fanno Creek.  

POLICIES:  

1. Natural resource functions and values shall be integrated into downtown urban 
design The function and health of Fanno Creek shall be considered of primary 
importance in development within its proximity.  

2. The Fanno Creek Public Use Area, adjacent to Fanno Creek Park, shall be a primary 
focus and catalyst for revitalization. Downtown parks and open spaces shall 
equitably serve the Tigard community, with connections to and access from active 
transportation facilities. 

3.  Development of the downtown shall be consistent with the need to protect and 
restore the functions and values of the wetland and riparian area within Fanno 
Creek Park. Tree canopy shall be preserved and increased to the greatest extent 
practicable in order to reduce urban heat island, sequester carbon, and create a 
hospitable outdoor environment. 
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RECOMMENDED ACTION MEASURES:  

i.  Acquire property and easements to protect natural resources and provide public 
open space areas, such as parks blocks, plazas and mini-parks.  

ii. Develop “green connections” linking parks and greenways with adjacent land uses, 
public spaces and transit.  

iii. Incorporate public art into the design of public spaces.  

iv. Enhance the landscape and habitat characteristics of Fanno Creek as a key 
downtown natural resource.  

v. Develop and implement strategies to address concerns with homeless persons and 
vagrancy reduce the impact of houselessness on natural systems and protect 
unhoused residents from flood and other hazards. in the Downtown and Fanno 
Creek Park.  

vi. Develop and adopt scaled development standards such as height, massing, and site 
design standards to manage intensity of development in proximity to Fanno Creek. 

GOAL:  

15.1.43 Develop a comprehensive multi-modal transportation network that addresses the City’s 
climate goals and serves the vision of a walkable, well-connected Downtown Plan 
District. street and circulation improvements for pedestrians, automobiles, bicycles, 
and transit.  

POLICIES:  

1. The downtown shall be served by a complete array of multi-modal transportation 
services including auto, transit, bike, and pedestrian facilities. The City shall plan 
for and develop a complete array of multi-modal transportation services, based on a 
hierarchy prioritizing pedestrian, bike, transit, and automobile access and 
mobility. 

2. The downtown shall be Tigard’s primary transit center for rail, and bus, and 
potential future light rail transit service and supporting land uses.  

3. The City, in conjunction with TriMet, shall plan for and manage transit user parking 
to ensure the downtown is not dominated by “park and ride” activity, including 
consideration of relocating the current park and ride lot.  

4. Recognizing the critical transportation relationships between the downtown and 
surrounding transportation system, especially bus, and Commuter Rail, potential 
future light rail, Highway 99W, Highway 217 and Interstate 5, the City shall address 
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the downtown’s transportation needs in its Transportation System Plan and identify 
relevant capital projects and transportation management efforts.  

5. Streetscape and public area design shall focus on creating a pedestrian friendly 
environment without the visual dominance by automobile-oriented uses including 
off-street parking areas.  

6.  The City shall require a sufficient, but not excessive, amount of manage parking to 
provide for downtown land uses to ensure parking is not excessive. Joint parking 
arrangements shall be encouraged. The City shall allow and encourage the 
conversion of existing underused parking areas to other uses.  

RECOMMENDED ACTION MEASURES:  

i. Develop comprehensive street and circulation improvements for pedestrians, 
automobiles, bicycles, and transit.  

ii. Develop a circulation plan that emphasizes connectivity to, from, and within the 
downtown in the design and improvement of the area’s transportation system, 
including developing alternative access improvements to downtown, such as 
connections across Hwy 99W.  

iii. Address public safety and land use compatibility issues in the design and 
management of the downtown’s transportation system.  

iv. Investigate assigning different roadway designations for ODOT-owned and operated 
facilities within the general area of the downtown as means to support multi-modal 
transportation access to Town Center development such as the Oregon Department 
of Transportation’s Special Transportation Area (STA), and Urban Business Area 
(UBA), and the Blueprint for Urban Design (BUD). Continue City-led efforts to 
transfer ownership of SW Hall Boulevard to unlock City’s ability to implement a 
corridor vision.  

v. Implement an integrated downtown pedestrian streetscape and landscape plan.  

vi. Acquire property and easements to implement streetscape and landscape plans, and 
develop needed streets, pathways, entrances to the Commuter Rail Park and Ride 
lot, and bikeways.  

vii. Express the themes of an urban village and green heart by utilizing the “unifying 
elements” palette from the Streetscape Design Plan to design streetscape 
improvements.  
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viii. Emphasize sustainable practices in street design through innovative landscaping 
and stormwater management, climate-resilient infrastructure, and healthy tree 
canopy , and provision of multi-modal infrastructure.  

ix. Encourage sustainability features in the design of Downtown buildings.  

viii. Develop and implement parking maximums to limit the amount of off-street surface 
parking in downtown, and to minimize impacts of parking areas and driveways on 
pedestrian circulation. 

ix. Encourage the formation of a Downtown Parking and Transportation Management 
Association.  

xi. Incorporate the Downtown’s public investment / and facility needs into the City’s 
Public Facility Plan and implementing Community Investment Plan.  

B. Comparison of Zoning Use Standards  

The following comparison between key use standards in the existing MU-CBD zone, which 
applies to the Downtown Plan District, and proposed commercial and employment MADE 
zones was completed to inform the recommendations on updated zoning for the Downtown 
project area. The existing MU-CBD use standards are generally consistent with the project 
recommendations for a “vibrant, active, and welcoming city center;” variations within 
downtown concept area are noted below. MUC appears to be the most similar to the existing 
MU-CBD zone, and thus the desired uses for the Downtown Plan District, based on use 
standards. MUE and MUR are also recommended for specific concept areas within downtown 
as detailed in Section II, Table 1 to implement the recommended land use concept. 

Table B1: Comparison of Key Use Standards for Downtown and MADE zones 

Key Use Standards Desired Downtown Uses  COM MUE MUC MUR 

Apartments A 
Active ground-floor uses required on 

key frontages 

X X A A 

Mixed-use residential 
with ground-floor 
nonresidential 

A A A A A 

Rowhouses L 
Only within Downtown 

Neighborhood and Burnham Mixed-
Use, not on key frontage 

X X A/L1 A/L1 

Indoor sales and 
service 

L A L1, 2 L3 L4 
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Key Use Standards Desired Downtown Uses  COM MUE MUC MUR 

Limit size per tenant: 25,000 SF for 
Main Street, 40,000-60,000 SF for 

others, no limit for Pacific Highway 
Gateway 

Outdoor sales and 
service 

X A X X X 

Drive-throughs X A X X X 

Motor vehicle related 
uses 

X A L1, 2 L1, 2 X 

Office A A A A L4 

Industrial & 
manufacturing 

X L5 L5 L5 X 

Warehouse & 
distribution 

X X L X X 

Self-storage X L6 ? X X 

A: Allowed use, L: Limited use, X: Prohibited use 

1 Additional limitations apply in the Washington Square Plan District. 
2 Maximum size is 25,000 SF per tenant. 
3 Maximum size is 40,000 SF per tenant 
4 Only permitted on ground floor of mixed-use development with upper-story residential. 
5 Must be contained within a structure. 
6 Only allowed on upper stories. 

C. Sample Active Ground-Floor Design Standard 

Example 1: Active nonresidential ground floor space, Milwaukie Downtown Code 

Active Ground-Floor Space Standards. For new buildings fronting Main Street (Ed: where 
ground-floor residential is prohibited), the following standards must be met as illustrated in 
Figure 19.508.4.A.2.c: 

(1) At least 75% of the ground-floor height must be at least 15 ft, as measured from the finished 
floor to the ceiling, or from the finished floor to the bottom of the structure above (as in a 
multistory building). The bottom of the structure above is the lowest portion of the structure 
and includes supporting beams. 

(2) At least 75% of the interior floor area adjacent to Main Street must be at least 20 ft deep, as 
measured from the inside building wall or windows facing Main Street. 

Figure 19.508.4.A.2.c 
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Active Ground-Floor Space Standards 

 

Source: Milwaukie Code, Section 19.508.4.A.2 

Example 2: Active ground floor design standards, Beaverton Downtown Code 

Active Ground Floor Design. Buildings subject to the Active Ground-floor Design rules as 
identified in Figure 70.20.10.6.1 Active Frontages Map shall be designed to activate the public 
realm, create interesting and inviting ground-floor spaces, increase transparency into ground-
floor spaces, and provide weather protection for ground-floor entrances, and shall meet the 
following requirements: 

a. Floor Height: The minimum floor-to-floor height of the ground floor shall be 16 feet. 

b. Transparency: Active frontage areas shall include a minimum 60 percent transparent 
glazing between 2 and 10 feet in height from sidewalk or terrace grade, providing 
unobstructed views into the commercial space. Transparent glazing shall have 
minimum Visible Transmittance (VT) value of 0.60. A lighted display zone 4 feet in 
depth from the windows may qualify as unobstructed views into the commercial space 
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for up to 50 percent of the combined storefront window width on each storefront 
on primary frontages and on the entirety of secondary frontages. 

c. Entrances: Primary ground-floor entrances serving active uses shall include weather 
protection that is a minimum 6 feet wide and 4 feet deep by recessing the entry, 
providing an awning or other projecting element, or using a combination of those 
methods. 

d. Blank Walls: Walls without fenestration or doors shall not exceed 15 feet in length. 

e. Awnings, canopies and weather protection, where provided: 

I. When transom windows are above display windows, awnings, canopies and 
similar weather protection elements shall be installed between transom 
windows and display windows to allow for light to enter the storefront through 
the transom windows and allow the weather protection feature to shade the 
display window. 

II. Awnings may be fixed or retractable. 

 

Source: Beaverton Code, Table 70.20.10.6.A 



New Downtown Tigard Street 
Typologies

For inclusion in Plan District or Streets code (18.910), including  updates 
to Table 18.910.1 



Multimodal Streets are designed to balance the needs of all transportation modes, enabling safe use, supporting mobility for all, and activating street frontages. 
Target speeds are 25 miles per hour (MPH) and are further managed through traffic calming elements including narrow travel lanes, parking, intersection control 
devices, and landscaping elements to indicate an urban environment.

The slow speed environment contributes to comfortable experiences for people biking while sharing the road. Parking serves the dual purpose of providing access to 
local business as well as a physical buffer between the pedestrian realm and the travelway.

Approximate right-of-way (ROW) widths range from 36 to 60 feet depending on sidewalk widths and presence of parking.

7’ – 8’
ROW 36’ – 60’

7’ – 8’10’ – 11’ 10’ – 11’ 8’ – 13’8’ – 13’



Shared Streets are designed as shared environments, with an emphasis on people, low speeds, and placemaking. Shared Streets provide vehicular access but are 
catered to giving people a comfortable, social, and welcoming environment with little modal division. Modal space is defined through pavers and changes to surface 
material. Parking is flexible and can be provided on a block-by-block basis or at individual locations. Speeds are managed through traffic calming elements.

Approximate ROW widths range from 32 to 48 feet depending on sidewalk widths.

16’ – 20’ 8’ – 14’8’ – 14’
ROW 32’ – 48’



Paths are designed for people walking, biking, and rolling and do not provide access for vehicles. Minimum Path widths are 10 feet and can be widened based on 
surrounding context, land uses, and anticipated path user volumes. Opportunities for landscaping, placemaking, and path amenities are encouraged.

Approximate ROW widths range from 12 to 24 feet.

10’ – 14’ 1’ – 7’1’ – 7’
ROW 12’ – 24’
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Background & Project Purpose



DOWNTOWN TIGARD 
REIMAGINED
Project Purpose 



“Our vision of Downtown Tigard 
is a vibrant, active, and 
welcoming city center at the 
heart of our community. It 
provides transportation, 
recreational, residential and 
business opportunities that are 
accessible to everyone”
Tigard Downtown Vision 2020



DOWNTOWN TIGARD REIMAGINED
Study Area



DOWNTOWN TIGARD REIMAGINED
Tools the City Has to Shape Downtown

•Reduce or subsidize fees for 
desired development types
•Allow additional scale & height for 

desired development types



DOWNTOWN TIGARD REIMAGINED
Community Engagement



DOWNTOWN TIGARD REIMAGINED
Project Priorities



Recommended Concepts
and Strategies



Main Street

Burnham Mixed-Use

Downtown 
Neighborhood

Center Street 
Commercial
.
•

Pacific Highway
Gateway

Hall Gateway

Mixed-Use 
Employment

217

99W

Legend

Study Area
Boundary

Green Space

Rail Line

Potential SW Corridor
Light Rail Alignment

Center Street
Commercial

Main Street

Downtown
Neighborhood

Burnham
Mixed-Use

Gateway

Mixed-Use
Employment

W

RECOMMENDED LAND USE CONCEPT



Main Street
Build off existing energy with a concentration of 
ground flloor shops and restaurants through a
mix of existing and new development.
• 1-6 story buildings

Burnham Mixed-Use
Encourage high-intensity mixed-use
housing with active ground floors along
SW Burnham St and SW Hall Blvd.

Require building heights to step down to Fanno
Creek to limit impacts to the natural area and
create opportunities for views.
• 4-8 story buildings

Downtown Neighborhood
Foster a range of infill housing options, such
as apartment buildings, rowhomes, and civic
spaces to meet the needs of the community.

• 2-6 story buildings

Center Street Commercial
Allow incremental commercial in the near term, 
with long term aspirations for more increased 
heights and development intensity.
• 2-6 story buildings

Pacific Highway Gateway
Allow incremental commercial
development in the near term.
Require a strong building presence at
Pacific Hwy and Hall Blvd upon
redevelopment.
• 4 - 8 stories

Hall Gateway
Anticipate future large-scale transit-oriented 
development that includes a relocated
on-street bus transit center and light rail station.

Incorporate distinct architecture and strong 
ground floor activation.
• 6 - 12 stories

Mixed-Use Employment
Mix of commercial/office and light
industrial uses.
• 2-6 stories

217

99W

Legend

Study Area
Boundary

Green Space

Rail Line

Potential SW Corridor
Light Rail Alignment

Center Street
Commercial

Main Street

Downtown
Neighborhood

Burnham
Mixed-Use

Gateway

Mixed-Use
Employment

W

RECOMMENDED LAND USE CONCEPT



Existing Downtown Connectivity Plan



Shared
Streets

Proposed
Paths

Main Connectivity Priorities

• Provide new connections in the
Burnham area to support higher
intensity development.

•Allow flexibility in connectivity
alignment and type in Downtown.

• Increase access to Fanno Creek
Trail/Park with new connections 
and limit vehicular impacts.

•Complete Ash Ave 
pedestrian/bike crossing and 
Tigard Heritage Trail crossing of 
Main St.

•Reduce size of the Burnham St and
Ash Ave intersection.

•Add crosswalks to Hall Blvd.

217

99W

W

multi-modalstreets, sharedstreets, andbikeandpedestrianpathways.

Multimodal 
Streets

W

CONNECTIVITY RECOMENDATIONS



• Multi-modal streets are designed to balance the needs of all transportation modes, enabling safe use, supporting mobility for all, and activating street
frontages. Target speeds are 25 miles per hour (MPH) and are further managed through traffic calming elements.

• The slow speed environment contributes to comfortable experiences for people biking while sharing the road. Parking serves the dual purpose of providing
access to local business as well as a physical buffer between the pedestrian realm and the travelway.

• Approximate right-of-way (ROW) widths range from 36 to 60 feet depending on sidewalk widths and presence of parking.

7’ – 8’ 7’ – 8’10’ – 11’ 10’ – 11’
ROW 36’ – 60’

8’ – 13’8’ – 13’

Multimodal Streets



16’ – 20’ 8’ – 14’8’ – 14’
ROW 32’ – 48’

• Shared Streets are designed as shared environments, with an emphasis on people, low speeds, and placemaking. Modal space is defined through
pavers and changes to surface material. Parking is flexible and can be provided on a block-by-block basis or at individual locations. Speeds are
managed through traffic calming elements. This street type is only proposed as a low volume, local street that would serve mainly as access. 

• Approximate ROW widths range from 32 to 48 feet depending on sidewalk widths.

Shared Streets



10’ – 14’ 1’ – 7’1’ – 7’

ROW 12’ – 24’

• Paths are designed for people walking, biking, and rolling and do not provide access for vehicles. Minimum widths
are 10 feet and can be widened based on surrounding context, land uses, and anticipated path user volumes.
Opportunities for landscaping, placemaking, and path amenities are encouraged.

• Approximate ROW widths range from 12 to 24 feet.

Paths



Fanno Creek Open Space + Trails

• Use setbacks, building height step-backs, and
limited vehicular circulation to protect creek areas.

• Complete Nick Wilson Plaza to improve access to 
and provide views of FC from Main St.

• Require new streets and paths at redevelopment 
to increase access to FC.

• Add more wayfinding signage to FC and on the trails.
• Add interactive or interpretive play elements along 

FC trails for younger visitors.
• Incorporate trail lighting through Downtown.
• Complete Heritage Trail through Downtown.

Universal Plaza

Enhance and activate the plaza to 
support development in the Burnham
area.

Open Space Connectivity
Improve access to Fanno Creek 
Trail/Park from Downtown via pedestrian 
connections.

Red Rock Creek Enhancements
• Improve Red Rock Creek Trail rail 

crossing to allow for better access to 
FC Trail/Park.

• Incorporate better wayfinding to direct
visitors to Downtown via access to FC 
trail.

Legend
Study Area
Boundary

Green Space Plaza

Rail Line

Existing Trail

Red Rock Creek
Trail Improvement

Proposed Multimodal Street

Proposed Path

W

OPEN SPACE RECOMENDATIONS



Market Rate Unit
Interventions
•Leverage and/or augment loan pro-
grams from outside funding to help

affordable housing non-profits or the 
Washington County Housing Authority 
acquire older, low-cost market-rate 
properties and convert them to
regulated affordable units.
•Support tenant protections via targeted 

outreach, referrals, funding for service 
providers, property owner /manager 
education (e.g., as part of a rental 
registration program), or other means.

Affordable Housing Interventions

• Include affordability incentives in 
city redevelopment projects

• In addition to the existing Vertical
Housing Development Zone
program, consider additional tax
abatement programs to incentivize 
mixed-income residential
development and/or affordable
homeownership

•Provide financial or other support
for preservation of mobile home 
communities through tenant or
nonprofit acquisition..

•Partner to connect residents of mobile home 
communities to displacement management
•programs if needed due to a closure.

•Purchase detached houses for affordable housing
development via willing owners with relocation assistance
programs if needed for existing tenants.

217

99W

Legend
Study Area

Boundary
Apartment

Duplex. Triplex,
& Quadplex

Mobile Home

Detached House

Affordable Housing

W

HOUSING RECOMENDATIONS
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EXPLANATION OF ISSUE 

Consideration of the Downtown Reimagined Comprehensive Plan Amendments and Land Use and

Transportation Recommendations Report.

ACTION REQUESTED

The Council is requested to adopt Comprehensive Plan Amendments proposed by the Downtown

Reimagined project, as well as the Land Use and Transportation Recommendations Report.

BACKGROUND INFORMATION

Project History

Efforts to revitalize Downtown Tigard date back to 2005 and the Council-approved Tigard Downtown

Improvement Plan (TDIP). This plan reflected stakeholder’s vision of a vibrant, mixed-use, and

pedestrian-friendly downtown.

In 2009, the Town Center Development Agency (TCDA) engaged the University of Oregon’s Portland

Urban Architecture Research Laboratory to refine and visualize the Tigard Downtown Improvement Plan

as a design vision. The document showed how Downtown could grow over 50 years within the framework

of the TDIP.

In 2020, as part of the City Center Future Project, the Downtown vision was updated with new

visualizations of a potential build out, showing the locations of Universal Plaza, a redeveloped Civic Center

campus, a new City Hall, and the SW Corridor light rail station on Hall Blvd. The Tigard Downtown Vision

depictions reflected previous planning and conversations with stakeholders. An updated vision statement

was also developed with input from the Town Center Advisory Committee (TCAC) and TCDA, "Our

vision of Downtown Tigard is a vibrant, active, and welcoming city center at the heart of our community. It

provides transportation, recreational, residential, and business opportunities that are accessible to

everyone."

That same year, the city received a Transportation and Growth Management grant from the Oregon



Department of Transportation and the Oregon Department of Land Conservation and Development to

provide for technical consultant assistance for a project called Downtown Reimagined. Building on the

vision set out in previous planning efforts, the goals of the Downtown Reimagined project are to update

the Comprehensive Plan policies in line with the vision and modernize the development code to spur

growth and ease the path for redevelopment. This work was informed by extensive community

engagement, with particular focus on key stakeholders and historically marginalized communities.

From this work, seven priorities were identified: 

Unique Character

Housing Diversity

Destinations and Amenities

Minimize Displacement

Visibility 

Natural Assets

Connectivity 

These priorities and other feedback from the community shaped the proposals for a set of land use and

transportation recommendations, as well as the Comprehensive Plan policy updates needed to effectuate

those recommendations. The report attached to this staff report provides more background on this process

as well as the recommendations that resulted from the work.

Proposal Description

Comprehensive Plan Chapter 15 – Special Planning Areas - Downtown 

The Tigard Comprehensive Plan features a standalone chapter dedicated to policies specific to the

downtown area. This focus on downtown is emblematic of its importance as the historic and civic core of

the city. The policies that are applied to this area are focused on achieving the vision of the downtown

district as the heart of the community and a primary center of civic life. The proposed amendments update

this chapter and are provided in Attachment 2.

Planning Context

During the time that the Downtown Reimagined project was being completed, there were changes in state

administrative rules that govern planning, particularly transportation planning, in designated Metro 2040

Centers. The Downtown Plan District is part of a larger Metro 2040 Center that includes the Tigard

Triangle. The Planning Commission previously considered an amendment to the Metro 2040 Center

boundary to align it with the Downtown Plan District boundary to the maximum extent possible. While

this has no regulatory impact on the uses and development allowed in the downtown, it does ease the

burden on the city to demonstrate compliance with the statewide Transportation Planning Rule (OAR

660-012).

Another contextual piece of the Downtown Reimagined work is the Tigard MADE project to modernize

the regulation of Tigard’s employment lands. This project ran concurrently with the Downtown

Reimagined work and the regulatory outcomes of that work are reflected in many of the recommendations

of the Downtown Reimagined work products.

Future Amendments to the Tigard Community Development Code 

The proposal under consideration in this action will only update the policies in the City’s Comprehensive

Plan. A subsequent project will be necessary to fully implement these policies and the recommendations of

the Land Use and Transportation Recommendations Report.

In addition, amendments to the Transportation System Plan (TSP) will be needed to fully implement the

transportation recommendations of the report. Those could follow in a separate action or be incorporated



into the city’s upcoming update to the TSP in 2026.

Dates of Previous and Potential Future Considerations

Previous Consideration: 

June 23, 2020: Consider Resolution of Support for Transportation Growth

Management(TGM)Planning Grant

September 19, 2023: Update on the Downtown Reimagined project

January 9, 2024: Legislative Public Hearing on Downtown Tigard 2040 Center Boundary

Amendment

Future Consideration: 

Winter 2024: Council consideration of amendments to the Development Code and Transportation

System Plan

Public Involvement

The project kicked off in April 2022. In August 2022, three language specific focus groups (Spanish, Arabic,

and Chinese/Vietnamese) were held, with a total of 32 participants. The focus group participants were

asked about their perceptions of downtown and what their future priorities were. The summary of feedback

includes these points about Downtown: 

Expand on its unique character

Increase housing diversity

Facilitate additional destinations and amenities to attract visitors

Minimize commercial and residential displacement

Increase its visibility

Enhance and integrate natural assets

Provide safe and easy connectivity

These groups were reconvened in September 2023. A total of 23 participants reviewed and gave feedback

on the project’s recommendations. Overall, the groups expressed support of the project recommendations.

On April 26, 2023, a public workshop was held at the Tigard Public Library. Approximately 35 members of

the public attended and provided feedback on alternative plans for how Downtown’s future land use can

be guided, and the transportation system can be improved. The feedback informed the project’s

recommendations.

Over the project, five presentations were made to the Town Center Advisory Commission. Two

presentations were made to the Tigard Downtown Alliance. The Planning Commission participated in a

walking tour of downtown in August 2023 in preparation for receiving two briefings. A presentation

focused on connectivity was also made to the Tigard Transportation Advisory Committee.

Impacts (Community, Budget, Policies and Plans/Strategic Connection)

Tigard Strategic Plan 2020-2025

Strategic Priority 3: Ensure development and growth supports the vision.

Objectives 

3.1 Pursue land development that maximizes public health benefits while increasing connections

between people and community destinations.

3.2 Focus development-associated resources in parts of the city that have the capacity to serve,

house, employ, and attract the most people with the least impact on Tigard’s natural systems and the

climate.



climate.

3.3 Understand the effects of development on vulnerable Tigard residents and mitigate these impacts

within projects and over time.

3.4 Proactively intervene as necessary to meet the housing needs of all community members.

3.5 Plan and create in a manner that reduces climate impacts to the maximum extent practicable,

especially for those most vulnerable.

City Center TIF Plan

Tigard Comprehensive Plan

Review of applicable Comprehensive Plan policies is provided in the Planning Commission

Recommendation and Findings provided with this agenda item.

 

ALTERNATIVES & RECOMMENDATION

Council could instead opt to adopt the Comprehensive Plan text amendments with additional text changes

or could decline to amend the Comprehensive Plan at this time. 

ADDITIONAL RESOURCES

N/A

Attachments

Ordinance 

Exhibit A - Amendments 

Exhibit B - Recommendations Report 

Exhibit C - Highway Impact Summary 

Exhibit D - PC Recommendation 

Presentation 
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CITY OF TIGARD, OREGON 
TIGARD CITY COUNCIL 

ORDINANCE NO. 24- 
 
 
AN ORDINANCE AMENDING THE TIGARD COMPREHENSIVE PLAN CHAPTER 15 SPECIAL 
PLANNING AREAS AND ADOPTING THE DOWNTOWN REIMAGINED LAND USE AND 
TRANSPORTATION RECOMMENDATIONS REPORT IN SUPPORT OF THESE AMENDMENTS. 
 
 
WHEREAS, the city has initiated an application to amend the text of the Tigard Comprehensive Plan; and 
 
WHEREAS, Chapter 15 of the Tigard Comprehensive Plan provides goals and policies for areas of special 
significance in the city, including the Downtown Tigard Plan District; and  
 
WHEREAS, the City received a Transportation and Growth Management grant from the Oregon Department 
of Transportation to provide recommendations for updated policies within the Downtown Tigard Plan District; 
and  
 
WHEREAS, the City engaged various stakeholders in the Downtown including businesses, residents, and 
historically marginalized and disenfranched communities to build a vision for a vibrant downtown; and  
 
WHEREAS, the City desires to modernize the policies of the Comprehensive Plan and align them with other 
adopted documents including the Complete Streets Policy, the Transportation System Plan, Housing Needs 
Analysis, and the Affordable Housing Plan; and 
 
WHEREAS, the City has an expressed interest in seeing redevelopment in the Downtown Plan District; and 
 
WHEREAS, parks and open spaces such as Fanno Creek Park, Universal Plaza, and the Tigard Heritage Trail 
and Outdoor Museum are critical elements of a successful downtown; and 
 
WHEREAS, notice was provided to the Department of Land Conservation and Development and Metro at 
least 35 days prior to the first evidentiary public hearing; and 
 
WHEREAS, the Tigard Planning Commission held a public hearing on April 1, 2024 and recommended by 
unanimous vote that Council approve the proposed text amendments; and 
 
WHEREAS, the Tigard City Council held a public hearing on May 28, 2024 to consider the proposed map and 
text amendments; and 
 
WHEREAS, the Tigard City Council has considered the recommendation of the Planning Commission; and 
 
WHEREAS, the Tigard City Council has considered applicable Statewide Planning Goals and Guidelines 
adopted under Oregon Revised Statutes Chapter 197; any federal or state statutes or regulations found 
applicable; any applicable Metro regulations; any applicable Comprehensive Plan Policies; and any applicable 
provisions of the City’s implementing ordinances; and 
 
WHEREAS, the Tigard City Council has determined that the proposed Comprehensive Plan amendments are 
consistent with the applicable review criteria. 
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NOW, THEREFORE, THE CITY OF TIGARD ORDAINS AS FOLLOWS: 
 
SECTION 1: The amendments to the Tigard Comprehensive Plan set forth in Exhibit ‘A’ are hereby 

adopted. 
 
SECTION 2: The Downtown Tigard Land Use and Transportation Recommendations Report set forth 

in Exhibit ‘B’ and the Highway Impact Summary set forth in Exhibit ‘C’ are hereby adopted 
in support of these Comprehensive Plan amendments. 

 
SECTION 3: The findings and conclusions contained in Exhibit ‘D’ are hereby adopted as the basis in 

support of this ordinance. 
 
SECTION 5: This ordinance shall be effective 30 days after its passage by the council, signature by the 

mayor, and posting by the city recorder. 
 
PASSED: By                                  vote of all council members present after being read by number 

and title only, this            day of                                  , 2024. 
 
 
    
  Carol A. Krager, City Recorder 
 
 
APPROVED: By Tigard City Council this             day of                                        , 2024. 
 
 
 
    
  Heidi Lueb, Mayor  
 
Approved as to form: 
 
  
City Attorney 
 
  
Date 
  



 

 

 

 

 

Comprehensive Plan Amendments 

 

Tigard Comprehensive Plan 

Chapter 15 

CPA 2024-00005 

 

 

Strikethrough 

 

 

 
Text shown in strikethrough is to be removed. 
Text shown in bold, italic, and underlined is to be added. 

 
  



GOAL:  

15.1.1: The City will promote the creation of a vibrant and active urban village at the heart of 
the community that is pedestrian oriented, accessible by many modes of 
transportation, recognizes natural resources as an asset, and features a combination of 
uses that enable people to live, work, play, and shop in an environment that is uniquely 

Tigard.  

RECOMMENDED ACTION MEASURES:  

i.  Provide public, including members of the development community, with regular 
informational updates on Urban Renewal progress and an accounting of funds 

spent by the City Center Development Agency.  

 

GOAL:  

15.1.21 Facilitate the development of an urban village a vibrant, active, and welcoming city 

center.  

POLICIES:  

1.  New zZoning and design standards, and design guidelines shall be developed and 
used to shall ensure that the Downtown Plan District provides a balance of 
livability, walkability, and robust economic opportunity.the quality, attractiveness, 
and special character of the Downtown as the “heart” of Tigard, while being flexible 

enough to encourage development.  

2.  The Downtown Plan Districtdowntown’s land use plan shall include and 

supportprovide for a mix of complementary land uses such as: 

A. retail, restaurants, entertainment, and personal services; 

B. medium and high-density residential uses, including both rental and ownership 

housing, as well as affordable housing opportunities; 

C. civic functions uses such as (government offices, community public services, and 

public plazas, public transit centers, etc); 

D. professional employment and related office and professional services uses; and 

E. natural resource protection, open spaces, plazas, and public parks.  

3. The City shall not permit new land uses that are not appropriate for an active, 
pedestrian-oriented downtown, such as warehousing, manufacturing, industrial 
services, and auto-oriented uses. warehousing; auto-dependent uses; industrial 



manufacturing; and industrial service uses that would detract from the goal of a 

vibrant, urban village.  

4. Existing nonconforming uses shall be allowed to continue, subject to a threshold of 

limits on allowed expansion and sunset provisions for discontinued uses.  

5. Downtown The design, and development of the Downtown Plan Districtand 
provision of service shall emphasize public safety, accessibility, and attractiveness 
as primary objectives with an emphasis on the pedestrian experience.  

6. New housing in the downtown The Downtown Plan District shall accommodate 
provide for a wide range of housing opportunitiestypes, including ownership, 
rentalworkforce, and regulated affordable housing in a high-quality living 

environment while minimizing displacement of existing residents.  

7. New zoning and design guidelines on Main Street will emphasize a “traditional Main 
Street” character. Zoning and design standards shall support an active pedestrian 
realm with commercial activity along priority street frontages including Main 

Street and Burnham Street. 

8. The City shall encourage carbon-responsible development in the Downtown Plan 

District that reduces greenhouse gas emissions and vehicle miles travelled.  

RECOMMENDED ACTION MEASURES:  

i. Develop design guidelines and standards that utilize form-based concepts to 
encourage attractive and inviting downtown commercial and residential 
architecture, with quality design and permanent materials, particularly in the 
building fronts and streetscape. pedestrian-scale design, and active ground-floor 
frontages. Also develop appropriate density, height, mass, scale, architectural, and 
site design guidelines.  

ii. Utilize form based code principles in ways that are consistent with state planning 

laws and administrative rules.  

ii.iii. Adopt non-conforming use standards appropriate to a downtown in transition to 

encourage incremental redevelopment.  

iv. Develop code measures to mitigate any compatibility issues when new downtown 

development occurs in close proximity to the downtown’s commuter rail line.  

iiiiv. Develop standards for high-intensity residential and mixed-use development 

near the potential future light rail station. 



iv. Provide areas in the downtown where community events, farmer’s markets, 

festivals, and cultural activities can be held.  

vi. Designate the downtown area as the preferred location for Tigard’s core civic 

activities.land uses.  

vii. Promote an awareness of the downtown’s history through measures such as public 

information, urban design features, and preservation of historic places.  

viii. Monitor performance of design guidelines, standards and related land use 

regulations and amend them as necessary.  

viii.Implement strategies to assist in minimizing and mitigating the displacement of 
existing and future affordable housing as redevelopment occurs. 

GOAL:  

15.1.32 Develop and Improve the Open Space System and Integrate Natural Features into 
downtownEnsure the Downtown Plan District is adequately served by high-quality 
parks and open spaces and is well-integrated with natural features such as Fanno 

Creek.  

POLICIES:  

1. Natural resource functions and values shall be integrated into downtown urban 
designThe function and health of Fanno Creek shall be considered of primary 

importance in development within its proximity.  

2. The Fanno Creek Public Use Area, adjacent to Fanno Creek Park, shall be a primary 
focus and catalyst for revitalization. Downtown parks and open spaces shall 
equitably serve the Tigard community, with connections to and access from active 

transportation facilities. 

3.  Development of the downtown shall be consistent with the need to protect and 
restore the functions and values of the wetland and riparian area within Fanno 
Creek Park. Tree canopy shall be preserved and increased to the greatest extent 
practicable in order to reduce urban heat islands, sequester carbon, and create a 

hospitable outdoor environment. 

RECOMMENDED ACTION MEASURES:  

i.  Acquire property and easements to protect natural resources and provide public 

open space areas, such as parks blocks, plazas and mini-parks.  

ii. Develop “green connections” linking parks and greenways with adjacent land uses, 

public spaces and transit.  



iii. Incorporate public art into the design of public spaces.  

iv. Enhance the landscape and habitat characteristics of Fanno Creek as a key 
downtown natural resource.  

v. Develop and implement strategies to address concerns with homeless persons and 
vagrancy reduce the impact of houselessness on natural systems and protect 
unhoused residents from flood and other hazards. in the Downtown and Fanno 
Creek Park.  

vi. Develop and adopt scaled development standards such as height, massing, and site 

design standards to manage intensity of development in proximity to Fanno Creek. 

GOAL:  

15.1.43 Develop a comprehensive multi-modal transportation network that addresses the 
City’s  climate goals and serves the vision of a walkable, well-connected Downtown Plan 
District street and circulation improvements for pedestrians, bicycles, transit, and 
automobiles, bicycles, and transit.  

POLICIES:  

1. The downtown shall be served by a complete array of multi-modal transportation 
services including auto, transit, bike, and pedestrian facilities. The City shall plan 
for and develop a complete array of multi-modal transportation services, based on a 
hierarchy prioritizing pedestrian, bicycle, transit, and automobile access and 

mobility. 

2. The downtown shall be Tigard’s primary transit center for rail, and bus, and 

potential future light rail transit service and supporting land uses.  

3. The City, in conjunction with TriMet, shall plan for and manage transit user parking 
to ensure the downtown is not dominated by “park and ride” activity, including 

consideration of relocating the current park and ride lot.  

4. Recognizing the critical transportation relationships between the downtown and 
surrounding transportation system, especially bus, and Commuter Rail, potential 
future light rail, Highway 99W, Highway 217 and Interstate 5, the City shall address 
the downtown’s transportation needs in its Transportation System Plan and identify 

relevant capital projects and transportation management efforts.  

5. Streetscape and public area design shall focus on creating a pedestrian friendly 
environment without the visual dominance by automobile-oriented uses including 

off-street parking areas.  



6.  The City shall require a sufficient, but not excessive, amount of manage parking to 
provide for downtown land uses to ensure parking is not excessive. Joint parking 
arrangements shall be encouraged. The City shall allow and encourage the 

conversion of existing underused parking areas to other uses.  

RECOMMENDED ACTION MEASURES:  

i. Develop comprehensive street and circulation improvements for pedestrians, 
automobiles, bicycles, and transit.  

ii. Develop a circulation plan that emphasizes connectivity to, from, and within the 
downtown in the design and improvement of the area’s transportation system, 
including developing alternative access improvements to downtown, such as 

connections across Hwy 99W.  

iii. Address public safety and land use compatibility issues in the design and 

management of the downtown’s transportation system.  

iv. Investigate assigning different roadway designations for ODOT-owned and operated 
facilities within the general area of the downtown as means to support multi-modal 
transportation access to Town Center development such as the Oregon Department 
of Transportation’s Special Transportation Area (STA), and Urban Business Area 
(UBA), and the Blueprint for Urban Design (BUD). Continue City-led efforts to 
transfer ownership of SW Hall Boulevard to unlock City’s ability to implement a 

corridor vision.  

v. Implement an integrated downtown pedestrian streetscape and landscape plan.  

vi. Acquire property and easements to implement streetscape and landscape plans, and 
develop needed streets, pathways, entrances to the Commuter Rail Park and Ride 
lot, and bikeways.  

vii. Express the themes of an urban village and green heart by utilizing the “unifying 
elements” palette from the Streetscape Design Plan to design streetscape 

improvements.  

viii. Emphasize sustainable practices in street design through innovative landscaping 
and stormwater management, climate-resilient infrastructure, and healthy tree 

canopy , and provision of multi-modal infrastructure.  

ix. Encourage sustainability features in the design of Downtown buildings.  



viii. Develop and implement parking maximums to limit the amount of off-street 
surface parking in downtown, and to minimize impacts of parking areas and 

driveways on pedestrian circulation. 

ix. Encourage the formation of a Downtown Parking and Transportation Management 

Association.  

xi. Incorporate the Ddowntown’s public investment / and facility needs into the City’s 
Public Facility Plan and implementing Community Investment Plan.  
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This Project  is  part ia l ly  funded by a grant  f rom the 
Transportat ion and Growth Management (TGM) Program, a 
jo int  program of  the Oregon Department of  Transportat ion 
and the Oregon Department of  Land Conservat ion and 
Development.  This TGM grant  is  f inanced,  in part ,  by the 
federal  F ix ing America’s  Surface Transportat ion Act  (FAST 
Act ) ,  local  government ,  and the State of  Oregon funds. 
The contents of  th is  document do not  necessar i ly  ref lect 
v iews or  pol ic ies of  the State of  Oregon.
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DOWNTOWN TIGARD

2

Located approximately seven mi les 
southwest of  Port land,  Downtown Tigard 
centers on histor ic  Main Street  and 
contains a most ly  cont inuous streetscape of 
pedestr ian or iented retai l ,  of f ice bui ld ings, 
and restaurants .  Legacy uses,  including 
automobi le-or iented services,  warehouses, 
and industr ia l  uses are spread throughout 
the distr ict .  The northern part  of  the project 
area includes many highway-or iented retai l 
shopping centers a long OR 99W. Downtown 
Tigard is  bisected by the Southern Paci f ic 
and Bur l ington Northern ra i l  l ines.

This Land Use and Transportat ion Report 
descr ibes land use,  t ransportat ion,  open 
space,  and housing displacement mit igat ion 
concepts for  Downtown Tigard that  respond 
to both the exist ing condit ions and the 
v is ion and pr ior i t ies expressed by the Tigard 
community. 

CHAPTER 1 | INTRODUCTION

DOWNTOWN 
REIMAGINED

Our vision of  Downtown Tigard is  a 
vibrant,  act ive,  and welcoming city 
center at  the heart  of  our community.  I t 
provides transportation,  recreational , 
residential ,  and business opportunit ies 
that are accessible to everyone. 
(Tigard Downtown Vision 2020).
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CHAPTER 2 | PLANNING PROCESS

Final ly,  the project  team offered a var iety of 
opportuni t ies for  a l l  potent ia l  stakeholder 
groups to engage with and inf luence the 
project  using a var iety of  communicat ion tools . 
Stakeholder groups that  were approached 
to part ic ipate in the publ ic  engagement 
process included Unite Oregon,  Verde,  Tigard 
High School  Youth Groups,  St .  Anthony’s 
Church and School ,  Musl im Educat ional  Trust , 
homeowners/commercial  property owners and 
smal l  downtown business owners.  Meet ings 
also included focus groups with developers, 
ra i l  s takeholders and af fordable housing 
stakeholders.  Br ief ings were made to the 
Tigard Downtown Al l iance,  and an Open 
House event was hosted to invi te the publ ic 
to v iew, comment on,  and discuss in-progress 
f ramework plans.

Whi le Downtown Tigard has seen publ ic 
and pr ivate improvements in recent years,  i t 
has not  seen the level  of  pr ivate investment 
needed to fu l ly  real ize Downtown’s potent ia l 
as a v ibrant  and complete community.  The 
City of  T igard has had a long-standing 
and community-dr iven commitment to 
establ ishing i ts  downtown neighborhood 
as a thr iv ing mixed-use place that  is  act ive, 
compact ,  and walkable.  The Downtown 
Tigard Reimagined project  seeks to integrate 
“Tigard’s histor ic  roots with a modernized 
approach to housing,  development,  and 
mult i -modal  t ransportat ion,”  whi le a lso 
addressing the gap in pr ivate investment to 
achieve these goals .

In order to real ize th is  v is ion,  a robust 
community engagement strategy was cr i t ical . 
The fol lowing guiding pr inciples were 
ident i f ied to set  the process up for  success:

• 	 Engagement conversat ions to be values-
based.

• 	 The Project  Team to apply the pr inciples 
of  the Racial  Equity Toolki t  to ensure 
engagement opportuni t ies invi te 
meaningful  feedback f rom al l  community 
members,  part icular ly  h istor ical ly 
underserved groups.

• 	 Onl ine engagement opportuni t ies to be as 
interact ive as possible.

• 	 The Project  Team to involve key af fected 
part ies in informat ion col lect ion to 
demonstrate process integr i ty  and bui ld 
credibi l i ty  for  recommendat ions.

• 	 The Project  Team to ident i fy  and work to 
remove barr iers to engagement for  vulnerable 
and histor ical ly  underrepresented community 
members.

• 	 Concerns and aspirat ions to be discussed to 
formulate opt ions for  considerat ion by the City.

Throughout the process,  engagement a l lowed 
residents and business owners to provide input , 
wi th the City of  T igard emphasiz ing an inclusive 
and equitable process.  The Downtown Tigard 
Plan was an opportuni ty for  the City to strengthen 
relat ionships with community members and to 
create momentum for  the Plan. 

The team engaged the publ ic  throughout 
the project  v ia equitable community focus 
groups,  community engagement events,  and 
creat ing project  awareness v ia a br  anding and 
communicat ions strategy ( logo,  key messages, 
project  websi te,  engagement websi te,  socia l 
media campaign,  e-blasts ,  d i rect  mai l ings,  and 
publ ic  informat ion mater ia ls ) .  Part ic ipat ion of 
community members and business owners/
operators who are f rom histor ical ly  marginal ized 
or  underrepresented communit ies was supported 
with f inancial  (e.g.  st ipends,  raf f le drawings for 
gi f t  cards,  etc)  and technological  assistance, 
(e.g. ,  hardware,  software,  t ra in ing,  etc . ) .

COMMUNITY 
ENGAGEMENT 
STRATEGY



Downtown Tigard Open House Event Project Purpose diagram
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Cult ivate a Compell ing 
Mix of  Uses

Embrace Density

Prior it ize People Over Cars

Provide Safe and Effort less 
Connectivity

Enhance and Integrate 
Natural  Elements

Offer Places to Gather & 
Linger Outdoors

Design for Human Scale

Establ ish a Unique and 
Authentic Identity
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PROJECT SCHEDULE
Divided into steps,  the project  schedule 
accounted for  a design and review process 
that  lasted approximately 24 months.  The 
development of  design concepts,  fo l lowed 
or direct ly  over lapping with a per iod of 
community input  and Technical  Advisory 
Committee (“TAC”)  meet ings,  created a 
feedback loop.  With every step,  updates 
to the schedule were made to ensure al l 

s takeholders understood what point  of  the 
process the project  was in .

The process behind Downtown Tigard Reimagined 
was based in analysis  and discussion of  exist ing 
condit ions in Spr ing and Summer of  2022,  as 
wel l  as k icking of f  community engagement f rom 
the very beginning of  the project .  From Fal l 
2022 to Summer 2023,  the team evaluated what 
was learned and heard,  and began to shape 
opportuni t ies,  ident i fy  chal lenges,  and highl ight 
needs based on community feedback. 
  

F inal ly,  th is  Recommendat ions Report  was 
prepared to consol idate preferred land 
use,  open space,  and connect iv i ty  concepts 
a long with ant i -d isplacement and housing 
strategies.  This mater ia l  is  bolstered by a 
set  of  implementat ion recommendat ions 
( included in the Appendix) .  This 
report  is  expected to be adopted with 
Comprehensive Plan amendments in ear ly 
2024.  Code amendments to implement th is 
plan are expected to be presented to Tigard 
City Counci l  in  late 2024.



Downtown Tigard Open House Event
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A technical  advisory committee was 
formed with representat ives f rom the City, 
ODOT, Tr iMet ,  Washington County,  Metro, 
Clean Water Services,  and the Oregon 
Department of  Land Conservat ion and 
Development.  The role of  th is  committee 
was to provide technical  review and 
coordinat ion pr ior  to each outreach 
mi lestone in order to support  cont inued 
col laborat ion between governments with 
land use and transportat ion responsibi l i t ies 
in the Downtown Area.  The project  team 
then conducted a ser ies of  br ief ings with 
Tigard’s standing committees including, 
Town Center Advisory Commission (TCAC), 
T igard Transportat ion Advisory Committee 
(TTAC),  and the Planning Commission. 
These meet ings provided a direct  l ine of 
communicat ion with stakeholders who 
are int imately knowledgeable about the 
Downtown area.

To kick of f  the technical  process,  the City 
of  T igard prepared a quant i tat ive and 
qual i tat ive report  for  Downtown Tigard 
that  forecast  resident ia l ,  employment , 
and economic condit ions expected within 
the next  two decades,  in addit ion to 
exist ing zoning,  land use,  code and current 
development condit ions.

TECHNICAL ANALYSIS 
OVERVIEW + PROCESS

In addit ion to the land use and transportat ion 
concepts,  f rameworks for  both open space 
and housing displacement mit igat ion were 
also bui l t  us ing many of  the community ’s  ideas 
and feedback.  Traf f ic  analysis  was conducted 
according to Ci ty standards and ODOT 
procedures.  Draft  land use and transportat ion 
al ternat ives were presented within a TAC 
meet ing,  a long with v isual  guides dist i l l ing the 
design mater ia ls  to date for  the general  publ ic . 
Each land use al ternat ive descr ibed desired land 
uses and densi t ies.  The transportat ion concepts 
looked at  street  gr id changes,  pedestr ian/bike 
access,  improvements to t ra i l  a l ignments,  t ransi t 
access/amenit ies,  ra i l  crossing improvements, 
and any operat ional  changes that  may be needed. 
   

DOCUMENT EXISTING CONDITIONS +
BEGIN COMMUNITY ENGAGEMENT 

EVALUATE WHAT WE LEARNED 
AND WHAT WE’VE HEARD: EVALUATE

NEEDS, OPPORTUNITIES AND 
CHALLENGES 

DEVELOP LAND USE, 
TRANSPORATION

OPEN SPACE
AND DISPLACEMENT
MITIGATION IDEAS 

PRODUCE RECOMMENDATIONS
REPORT + PUBLIC MATERIALS

ADOPTION AND IMPLEMENTATION 
MEASURES

FALL 2023

FALL 2022 -
SUMMER 2023

WINTER 
2023 / 2024

SPRING 2022 -
SUMMER 2022
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Types of Employment

~50%
    Technical / Professional

~20%
    Skilled Trade / Manufacturing

~30%
    Other

Land Use

~50% Just over half of all
land use is zoned 
commercial

Business Composition

Study Area Tigard

0%

10%

20%

30%

40%

50%

60%

70%

The Study Area and Tigard generally have similar
business compositions by industry over time.

The Study Area consistently has a higher percentage of
retail businesses and a lower percentage of technical
and professional businesses than Tigard.

2003 2010 2020 2003 2010 2020

Manufacturing and Skilled Trade Retail and Consumer Related Technical and Professional
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Just over hal f  of  a l l  jobs in Downtown Tigard 
are technical  or  professional  jobs.  The 
percentage of  manufactur ing and ski l led 
t rade jobs – just  under 30% in 2003 – has 
dropped to just  over 20% by 2020. The 
wider Tigard area and the project  study 
area have histor ical ly  had s imi lar  business 
composit ions by industry over t ime, 
however the study area has had more retai l 
businesses. 

There are several  subareas within 
Downtown:  Main Street  development,  auto-
or iented development around Hwy 99W/Hal l 
Boulevard,  business park development east 
of  Hal l  Boulevard,  industr ia l  development 
southeast  of  Hal l  Boulevard,  and eclect ic 
Downtown development between Main Street 
and Hal l  Boulevard.  Many current  land uses 
in the Downtown area are not  consistent  with 
the new vis ion.  Simi lar ly,  there are mixed-
uses support ing commercial  developments, 
but  they are not  wel l - integrated.

In general ,  the presence of  smal l  parcels 
in Downtown represents a redevelopment 
chal lenge,  as economical ly  v iable uses are 
more feasible on larger propert ies.

DEMOGRAPHICS + 
EMPLOYMENT - 
BUSINESSES



37
Manufactured
Homes

426
Market Rate
Apartments

9
Single Detached
Homes

22
Units planned as 
part of a mixed-use
Main Street development

58
Affordable senior
housing units

262 market affordable units

403 market-rate units

16 middle housing developments

104 regulated affordable units

20 detached residences

Rents are more affordable in 
Downtown Tigard by 18% (or 
$0.28 per square feet) than city 
averages ($1.85 per square feet in 
2022 Q2)

18%

(About 9 older market-rate apartment properties with a total of 
426 units could experience rent increases and/or major remodels 
that could cause displacement).

Housing at Risk Land Use

~15%
Approximately 
15% of Downtown
land use is residential

Housing Stock Planned Housing

Rents
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Approximately 15% of  the land use in 
Downtown Tigard is  resident ia l ,  whi le 
around hal f  of  the land is  used for 
commercial  purposes.  There are 403 
market  rate apartments,  262 market-
af fordable apartments,  104 regulated 
af fordable apartments,  16 middle housing 
developments,  and 20 detached residences. 
Current ly,  22 uni ts  are planned as part  of  a 
mixed-use development on Main Street .

Housing in which residents are vulnerable 
to displacement includes 426 market-rate 
apartments (most  located around the Hal l 
Boulevard/Hunziker Street/Scoff ins Street 
intersect ion) ,  37 manufactured homes,  and 
nine s ingle detached homes.

Most of  the market-rate apartments are 
older,  and the avai lable data f rom CoStar 
shows that  rents are more af fordable in
Downtown Tigard by 18% (or  $0.28 per 
square feet )  than c i ty  averages ($1 .85 per 
square feet  in 2022 Q2) . 

DEMOGRAPHICS + 
EMPLOYMENT - 
RESIDENTS
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Uses on and around Main Street  are most ly 
commercial  in  nature,  with pedestr ian-fr iendly 
local  shops,  salons,  restaurants ,  cof fee shops, 
and cafés.

Along Burnham Street ,  we f ind an eclect ic  mix 
of  uses that  is  of ten larger in scale and auto-
or iented,  with surface parking lots abundant ly 
present .  The commercial  uses here vary,  and 
include a boat dealer,  a  pr intshop,  a sel f -
storage faci l i ty,  and several  auto-related 
businesses.  Civ ic uses are grouped along the 
southern end of  the street . 

Hal l  Boulevard in Downtown Tigard is 
dominated by mult i fami ly  housing of  varying 
ages,  and l ight  industr ia l  businesses.  Some 
of  the resident ia l  complexes provide natural ly 
occurr ing af fordable housing.  The businesses 
along Hal l  Boulevard are most ly  local  and 
provide important  jobs to Downtown. 

The northern part  of  the project  area includes 
many highway-or iented retai l  shopping 
centers,  most ly  c lustered near the intersect ion 
of  Paci f ic  Highway (99W) and Hal l  Boulevard. 
Uses include nat ional  retai lers ,  banks,  fast -
food restaurants ,  as wel l  as local  businesses. 
Extensive surface parking lots dominate 
the street  interface.  However,  behind these 
highway-or iented commercial  uses,  there is  a 
surpr is ing amount of  addit ional  employment 
uses. 

CURRENT LAND USE 



Alongside Development

Attwell Off Main

Universal Plaza

AVA Roasteria

Proposed concept for Nick Wilson Memorial Plaza
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With the pending complet ion of  the AVA 
Roaster ia coffee shop with 22 apartments 
above,  Downtown is  gaining pedestr ian-
or iented act iv i ty  and needed housing.  The 
combinat ion of  ground-f loor retai l  below 
upper-story housing wi l l  s t rengthen the 
mult istory mixed-use character  here.
Meanwhi le,  the Attwel l  stands as the most 
recent evidence of  successful  mixed-use 
urban housing in downtown.

The re-meander of  Fanno Creek has 
dramat ical ly  improved the qual i ty  of  Fanno 
Creek Park.  The open meadows planted 
with nat ive vegetat ion provides a welcome 
contrast  with the more forested and 
enclosed sect ions of  the park.
Universal  Plaza capita l izes on this  new 
Fanno Creek exper ience and embodies the 
real izat ion of  a long-held dream to have an 
inclusive place to gather in Downtown. 

The planned Nick Wi lson Memoria l  P laza, 
located where Fanno Creek meets Main 
Street ,  promises to celebrate the creek and 
the late Ci ty counci lor  who helped br ing 
this  plaza to l i fe.  Extension of  the popular 
Her i tage Trai l  to the south s ide of  Main 
Street ,  a long the ra i l road to Ash Avenue is 
another object ive that  the community would 
l ike to see real ized. 
 

RECENT DEVELOPMENT



Displacement occurs when households who 
are forced to relocate due to factors beyond 
their  control . 

• 	 Who is  at  r isk?  Renters are more l ikely to be 
at  r isk of  displacement due to rent  increases 
or  redevelopment of  older rental  housing, 
even with statewide renter  protect ions. 
Homeowners are general ly  protected 
from rapid increases in property taxes by 
Oregon law,  and can choose whether to 
redevelop or  remodel  their  property.   Low-
income renters ,  indiv iduals without col lege 
degrees,  people of  color,  seniors ,  and those 
with disabi l i t ies may be at  h igher r isk of 
displacement or  have more di f f icul ty  f inding 
sui table al ternat ive housing i f  they are 
forced to move.

• 	 How do you measure displacement r isk? 
While there is  no perfect  way to measure 
r isk of  displacement,  renters l iv ing in older 
rental  housing may be at  greater  r isk in an 
area where market  condit ions are changing. 
The project  team used character ist ics of  the 
exist ing housing stock as a proxy to ident i fy 
where renter  households may be at  h igher 
r isk. 

In general ,  members of  marginal ized 
communit ies who rent in areas where 
market condit ions are in f lux are 
more l ikely to be affected by housing 
displacement.  

DOWNTOWN TIGARD
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DISPLACEMENT RISK



• 	 Explore the potent ia l  for  wi l l ing-sel ler 
acquis i t ion of  exist ing s ingle-detached 
homes and redevelopment with af fordable 
housing,  with appropr iate relocat ion 
support  for  exist ing residents. 

The study area includes several  types of 
older rental  housing where households may 
be at  h igher r isk of  displacement as market 
condit ions change:

• 	 Older Market Rate Apartments:  There are 
8 older,  smal l -  and medium-sized market-
rate apartment propert ies (about 185 
total  uni ts )  concentrated in the center  of 
the study area.  Some of  these could be 
redeveloped,  impacted by t ransportat ion 
projects ,  or  impacted by potent ia l  rent 
increases and/or major  uni t  remodels . 
Another large apartment property (over 
230 uni ts )  that  is  roughly 30 years old 
could also exper ience rent  increases 
and/or major  uni t  remodels .  Main St 
Vi l lage,  for  example,  recent ly  underwent 
remodel ing.

• 	 Manufactured Home Communit ies: 
There is  one exist ing manufactured home 
community with 37 spaces located in the 
center  of  the study area.  The s i te could 
become a target  for  redevelopment, 
which could lead to displacement of 
current  residents.  However,  exist ing 
state laws surrounding redevelopment of 
manufactured home communit ies provide 
some protect ions to exist ing residents and 
mit igate some of  the displacement r isk.

• 	 Renter-Occupied Single-Detached Homes: 
There are 9 potent ia l ly  renter-occupied s ingle-
detached homes central ly  located in the study 
area with large lots and smal l  house footpr ints . 
Renters in those homes could be at  r isk of 
displacement due to rent  increases,  major 
remodels ,  or  redevelopment of  those s i tes to 
more intensive uses.

Whi le Oregon state law l imits  year- to-
year rent  increases and l imits  the s i tuat ions 
where a landlord can force a tenant to move, 
redevelopment and major  remodels can st i l l 
cause displacement,  and some renters may not 
be able to absorb increases in rent  that  are 
within the state l imits . 

Potent ia l  addit ional  studies for  invest igat ion:

• 	 Explore addit ional  tax abatements or  other 
f inancial  incent ives to support  mixed- income 
housing development.

• 	 Explore the feasibi l i ty  of  acquis i t ion and 
rehabi l i tat ion of  market-rate apartments at  r isk 
of  displacement pressures. 

• 	 Explore the feasibi l i ty  of  preserving exist ing 
manufactured housing through non-prof i t  or 
resident ownership.
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DISPLACEMENT RISK

As market condit ions change,  older 
apartments,  manufactured home 
communit ies and renter occupied single 
homes are at  r isk. 

Things we can do to help include exploring 
f inancial  incentives for  mixed income 
housing development,  rehabi l i tat ion of 
market-rate apartments and preserving 
manufactured homes.



Today,  Fanno Creek Park remains the 
dominant open space feature in Downtown, 
as i t  meanders i ts  way f rom Paci f ic  Highway 
to Hal l  Boulevard and beyond.  Over t ime, 
most  of  the t r ibutar ies to th is  creek have 
been paved over and rerouted,  ef fect ively 
render ing them invis ible.  One tr ibutary remains 
v is ible however,  despite being chal lenged 
by development:  Red Rock Creek.  This creek 
f lows down the west  f lank of  Mount Sylvania 
f rom Interstate 5 to the conf luence with 
Fanno Creek near the Tigard Library.  The City 
has made preservat ion and improvement of 
th is  stream a planning object ive and aims to 
combine that  goal  with a new paral le l ing mult i -
use tra i l .

Downtown recent ly  celebrated the complet ion 
of  Universal  Plaza,  which forms a central 
community gather ing space,  whi le a lso 
connect ing Downtown with the natural  open 
space qual i t ies of  Fanno Creek Park. 

Addit ional ly,  the gateway features on ei ther 
end of  Main Street  provide a v isual  open 
space accent that  emphasizes a sense of 
arr ival  in  downtown.  Downtown does have 
a few other open spaces that  of fer  var ious 
forms of  outdoor recreat ion:  the J im Gri f f i th 
Memoria l  skatepark is  popular  with the skat ing 
community,  whi le the dog park provides 
ample room for  pets and their  fami l ies.  Future 
man-made open space elements include the 
Nick Wi lson Memoria l  P laza,  Her i tage Trai l 
expansion,  and Rock Creek Corr idor.
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OPEN SPACE



Key f indings of  the Exist ing and Future 
Transportat ion Condit ions are summarized 
below:

• 	 The exist ing intersect ion operat ions 
indicate only one ( 1 )  intersect ion is  not 
meet ing operat ing standards. 

• 	 There is  a need for  investment into the 
mult imodal  t ransporat ion network in the 
Downtown Tigard area and establ ishment 
of  new connect ions and street  types.

• 	 There are exist ing s idewalk network 
gaps and a need for  improved bike 
infrastructure on higher volume roadways 
such as Highway 99W and SW Hal l 
Boulevard. 

• 	 The major i ty  of  crashes occur on streets 
that  have an incomplete s idewalk network 
and which have no bicycle infrastructure 
or  on-street  bike lanes with no separat ion 
or  buffer.  These streets are designated 
as Col lectors ,  Arter ia ls ,  and Pr incipal 
Arter ia ls .

• 	 The Tigard Transi t  Center,  where several 
bus l ines converge,  is  located downtown. 
The transi t  network wi l l  benef i t  f rom 
investment with the SW Corrdor l ight  ra i l 
l ine ( though that  project  is  current ly  on 
hold) . 

Main Street

Burnham Street

99W

Example of poor lighting and pedestrian safety

Railroad crossing (Main Street)

Railroad crossing (Hall Boulevard)
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TRANSPORTATION 
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The Tigard community has expressed a 
range of  values,  including the importance 
of  af fordabi l i ty  and densi ty,  cul t ivat ion of 
a unique ident i ty,  a  focus on recreat ion, 
mult i -modal/non-vehicular  t ransportat ion, 
and inclusive faci l i t ies for  a l l  ages.  T igard 
residents would l ike to see design at  the 
human scale that  supports a mix of  uses and 
draws people to businesses,  including mult i -
cul tural  ones.   

Community members hope that  Downtown 
offers more dest inat ions ( fest ivals ,  markets , 
events,  ar t  markets)  in  the future and 
becomes walkable and safe.  Addit ional ly, 
there is  a desire for  a community center  and 
more youth spaces that  can support  sports 
and act ive recreat ion.  In aesthet ic  terms, 
there is  a hope from the community for  more 
character  def in ing elements in Downtown’s 
archi tecture,  landscape,  and publ ic  art . 

Concerns f rom the community include 
parking and traf f ic  congest ion,  managing 
the needs of  di f ferent  age groups,  and the 
safety of  residents and publ ic  t ransportat ion 
r iders.  Addit ional ly,  there is  a concern that 
the larger publ ic  has a hard t ime def in ing 
where Downtown Tigard is . 
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COMMUNITY VALUES, 
DESIRES AND CONCERNS



Tigard’s developer community sees a lot  of 
redevelopment potent ia l  a long Main Street 
and views Downtown as wel l -connected to 
other employment centers in the area.  They 
appreciate the value of  i ts  reputable and 
qual i ty  school  distr ict ,  acknowledge a strong 
presence of  natural  assets ,  and v iew the City 
of  T igard as pro-development.

Tigard developers would l ike the City to 
consider a form-based code and a Ci ty 
Parking Management Strategy to al leviate 
the parking burden for  indiv idual  projects . 
There is  a lso a strong desire to see exist ing 
af fordable housing rehabi l i tat ion grants 
that  could cover issues revealed dur ing 
the renovat ion process,  as wel l  as greater 
support  for  af fordable housing in general . 

F inal ly,  some concerns expressed include 
the need for  more dest inat ions within 
Downtown Tigard,  and not  seeing ample 
avai lable land in the Downtown area. 
Developers a lso noted a lack of  f lexibi l i ty 
in the current  code.  The need to protect 
jobs and f ight  displacement were l is ted as 
addit ional  chal lenges.   
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DEVELOPER FEEDBACK



Final ly,  maximiz ing the impact  of  Fanno Creek 
Park as a c lose in natural  asset  of  s igni f icance 
remains a near term pr ior i ty.  Improving Fanno 
Creek Park’s  accessibi l i ty,  safety,  and secur i ty 
is  a cont inued pr ior i ty,  combined with improved 
vis ibi l i ty  and access to th is  regional  open 
space asset .  Outs ide of  the above-ment ioned 
areas of  focus,  the plan proposes l imited 
transformat ive planning ef forts ,  unt i l  c lar i ty  is 
reached on the future l ight  ra i l  expansion.  An 
except ion to th is  is  the pr ior i ty  of  preserving 
natural ly  occurr ing af fordable housing through 
ant i -d isplacement act ions. 

Based on community feedback descr ibed in 
the previous sect ions,  the seven pr ior i t ies 
for  Downtown Tigard’s near- ,  mid- ,  and long-
term future came into focus.  This study
centered on seven themes or  issues,  that
were considered hol ist ical ly :

The longer- term future of  Downtown Tigard 
could be heavi ly  inf luenced by the expansion 
of  the regional  l ight  ra i l  t ransi t  system. In 
2020, voters in the Port land Metro region 
decided against  funding a t ransportat ion 
bi l l  which would have moved the project 
forward.  As a resul t ,  p lanning and design 

is  on hold unt i l  funding sources are al located. 
This pause puts planning for  the mid-  and long-
term future of  Downtown in a higher state of 
uncertainty.  For instance:  certa inty about a 
future l ight  ra i l  s tat ion at  Hal l  Boulevard and 
Commercial ,  as previously planned,  would add 
new gravi ty  to Downtown.  Downtown could plan 
for  a new stat ion-centr ic  distr ict  in  harmony with 
the exist ing Main Street-centr ic  core.  Whi le publ ic 
infrastructure investments may st i l l  be uncertain, 
the densi ty recommendat ions in th is  report 
a l low the pr ivate market  to redevelop in higher 
densi t ies to provide much needed housing. 

What are the near-term prior it ies?
Bolster ing improvements,  such as the recent ly 
completed Main Street  Green Street  Phase 
2,  wi l l  cont inue to grow the s igni f icance of 
Downtown as the community ’s  commercial ,  c iv ic , 
and cul tural  heart .  P lanning pr ior i t ies in th is 
area center  on unique character  preservat ion 
and development,  promoting new housing, 
improving mult imodal  connect iv i ty,  and adding 
dest inat ions and amenit ies.  From this  foundat ion, 
the outcome of  th is  study points towards a 
cont inued transformat ion along both s ides of 
Burnham Street ,  towards Hal l  Boulevard.  Here 
opportuni t ies center  on transforming exist ing 
car-centr ic  operat ions to more urban housing 
developments and bui ld ing out  the publ ic  realm 
with new pathways to improve mult imodal 
connect iv i ty  that  wi l l  unlock urban redevelopment 
potent ia l . 
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Throughout the course of  th is  work,  Ci ty 
staf f  and the consultant  team have been 
developing f rameworks for  land use, 
connect iv i ty,  open space,  and housing based 
on community and stakeholder feedback. 
The land use f ramework has been created 
to out l ine desired land uses,  densi t ies,  and 
urban form, whi le the connect iv i ty  f ramework 
ident i f ies street  gr id changes,  opportuni t ies 
for  greater  mult imodal  access,  improvement 
to t ra i ls  and rai l  crossings,  and operat ional 
changes.  The open space network shows 
exist ing open spaces and how proposed 
enhancements and access might  improve 
the community ’s  exper ience.  F inal ly,  the 
housing f ramework out l ines exist ing housing 
condit ions within Downtown Tigard and 
var ious strategies to mit igate displacement.

The frameworks have been designed for 
for  publ ic  v iew and comment.  They wi l l 
a lso be used to guide recommended plan 
amendments,  code changes,  and var ious 
strategies that  support  the successful  and 
complete implementat ion of  the concepts 
within th is  plan. 

PROJECT 
RECOMMENDATIONS
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The land use concept enhances the current vibrancy along Main St with a continued focus on retail and restaurants. 
It prioritizes mixed-use housing intensity in the Burnham area, anticipates future transit-oriented development at the 
Southwest Corridor, and features gateways along Hall Blvd.  

Main Street
Build off existing energy with a concentration of 
ground flloor shops and restaurants through a mix 
of existing and new development. 
• 1-6 story buildings  

Burnham Mixed-Use 
Encourage high-intensity mixed-use housing with 
active ground floors along Southwest Burnham St 
and Southwest Hall Blvd.  

Require building heights to step down to Fanno Creek to 
limit impacts to the natural area and create opportunities for 
views.  
• 4-8 story buildings 

Downtown Neighborhood 
Foster a range of infill housing options, such as      
apartment buildings, rowhomes, and civic spaces       
to meet the needs of the community. 

• 2-6 story buildings 

Center Street Commercial
Allow incremental commercial in the near term, 
with long term aspirations for more increased 
heights and development intensity.
• 2-6 story buildings  

Pacific Highway Gateway
Allow incremental commercial development in 
the near term. 

Require a strong building presence at Pacific     
Hwy and Hall Blvd upon redevelopment. 
• 4 - 8 stories

Hall Gateway
Anticipate future large-scale transit-oriented               
development that includes a relocated       
on-street bus transit center and light rail station. 

Incorporate distinct architecture and strong 
ground floor activation. 
• 6 - 12 stories

Mixed-Use Employment
Mix of commercial/office and light industrial uses.

• 2-6 stories
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99W
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The land use concept enhances the current vibrancy along Main St with a continued focus on retail and restaurants. 
It prioritizes mixed-use housing intensity in the Burnham area, anticipates future transit-oriented development at the 
Southwest Corridor, and features gateways along Hall Blvd.  

Main Street
Build off existing energy with a concentration of 
ground flloor shops and restaurants through a mix 
of existing and new development. 
• 1-6 story buildings  

Burnham Mixed-Use 
Encourage high-intensity mixed-use housing with 
active ground floors along Southwest Burnham St 
and Southwest Hall Blvd.  

Require building heights to step down to Fanno Creek to 
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Hwy and Hall Blvd upon redevelopment. 
• 4 - 8 stories

Hall Gateway
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LAND USE
This land use concept enhances the v ibrancy along Main Street ,  wi th a cont inued focus on retai l  and restaurants .  I t  pr ior i t izes mixed-use 
housing intensi ty  in the Burnham area,  ant ic ipates t ransi t -or iented development at  the Southwest Corr idor and gateways along Hal l  Boulevard.



                Shared Streets

                       Proposed Paths

Main Connectivity Priorities

• Provide new connections in the 

Burnham area to support higher 

intensity development. 

• Allow flexibility in connectivity 

alignment and type in Downtown. 

• Increase access to Fanno Creek 

Trail/Park with new connections and 

limit vehicular impacts. 

• Complete Ash Ave pedestrian/bike 

crossing and Tigard Heritage Trail 

crossing of Main St. 

• Reduce size of the Burnham St and Ash 

Ave intersection. 

• Add crosswalks to Hall Blvd.  

Street Types

Study Area Boundary

Legend
Proposed Multimodal Street

Proposed Shared Street

Proposed Path
Green Space Existing Street Over/ Under Rail Crossing

Street Removal

217

99W
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The connectivity concept will create a well-connected and walkable block structure that supports new development. 
This concept includes added opportunities for active street frontages in Downtown through a mix of new 
multi-modal streets, shared streets, and bike and pedestrian pathways.   

• Balance the needs of all transportation modes to enable safe 

use, mobility for all, and active street frontages. 

• Keep speeds at 25 miles per hour via signage, narrow travel 

lane widths, parking, and intersection control devices. 

• Use parking as a physical buffer between the pedestrian 

realm and the travel way, while encouraging patronage of 

local businesses. 

• Approximate right-of-way (ROW) widths range from 36 to 60 

feet depending on sidewalk widths and presence of parking.         

• Provide non-vehicular access for walking, 
biking, and rolling.  

• Keep minimum path widths at 10 feet, 
but widen based on surrounding context, 
land uses, and    anticipated user volumes.  

• Integrate landscaping, placemaking, and 
path amenities. 

• Approximate ROW widths range from 10 
to 24 feet. 

       Multimodal Streets

• Provide a comfortable environment with little modal division 
while maintaining  vehicular access.  

• Use pavers and changes to surface  material to define modal 
space. 

• Provide parking on a block-by-block basis or at individual     
locations.  

• Manage speeds via traffic calming elements. 
• Approximate ROW widths range from 30 to 42 feet               

depending on sidewalk widths. 

Plaza XXXXX Trail
DOWNTOWN TIGARD

28 DOWNTOWN TIGARD | LAND USE AND TRANSPORTATION RECOMMENDATIONS

CHAPTER 5 | PROJECT RECOMMENDATIONS

CONNECTIVITY
The connect iv i ty  concept wi l l  create a wel l -connected and walkable block structure that  supports new development.  This concept includes 
act ive street  f rontages in Downtown through mult i -modal  streets ,  shared streets and pedestr ian pathways.



Downtown Tigard’s natural assets are part of what makes it unique.  As the area evolves, enhancing the natural assets that exist and improving connectivity to 
those assets will be part of what sets Downtown Tigard apart as a distinct Downtown in the region. 

Fanno Creek Open Space + Trails
• Use setbacks, building height step-backs, and                          

limited vehicular circulation to protect creek areas.  

• Complete Nick Wilson Plaza to improve access to                          

and provide views of FC from Main St. 

• Require new streets and paths at redevelopment                            

to increase access to FC. 

• Add more wayfinding signage to FC and on the trails. 

• Add interactive or interpretive play elements along                     

FC trails for younger visitors. 

• Incorporate trail lighting through Downtown Tigard. 

• Complete Heritage Trail through Downtown Tigard                      

to provide greater access to FC. 

Universal Plaza

Enhance and activate the plaza to support 
development in the Burnham area. 

Open Space Connectivity
Improve access to Fanno Creek Trail/Park from 
Downtown Tigard via pedestrian connections. 

Red Rock Creek Enhancements 
• Improve Red Rock Creek Trail rail crossing to 

allow for better access to FC Trail/Park. 

• Incorporate better wayfinding to direct visitors  
to Downtown Tigard via access to FC trail.   
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OPEN SPACE
Downtown Tigard’s natural  assets are part  of  what makes i t  unique.  As the area evolves,  enhancing the natural  assets that  exist  and 
improving connect iv i ty  to those assets wi l l  be part  of  what sets Downtown Tigard apart  as a dist inct  area in the region.  Here’s how 
connect iv i ty  might  look with proposed streets that  connect  to proposed paths.



Market Rate Unit Interventions

In addition to increasing housing options throughout the Downtown area, specific strategies can assist in minimizing 
and mitigating the displacement of existing a�ordable houing as redevelopment occurs.   

• Provide financial or other support for                                                            

preservation of mobile home                                                                           

communities through tenant or nonprofit                                                        

acquisition. Where properties have potential                                                 

to be preserved, support mobile home                                                         

owners in accessing funding for rehabilitation,                                           

weatherization, and accessibility improvements.  

• Partner to connect residents of mobile home                                           

communities to displacement management programs                                 

if needed due to a closure. 

• Purchase detached houses for affordable housing                

development via willing owners with relocation assistance programs    

if needed for existing tenants.

• Leverage and/or augment loan pro-

grams from outside funding to help       

affordable housing non-profits or the   

Washington County Housing Authority     

acquire older, low-cost market-rate       

properties and convert them to regulated 

affordable units.  

• Support tenant protections via targeted 

outreach, referrals, funding for service 

providers, property owner /manager       

education (e.g., as part of a rental              

registration program), or other means.   

Affordable Housing Interventions

• Include affordability incentives in city                   
redevelopment projects.   

• In addition to the existing Vertical Housing          
Development Zone program, which provides a    
tax abatement to incentivize mixed-use               
residential development, consider additional       
tax abatement programs to incentivize       
mixed-income residential development        
and/or affordable homeownership                    
housing in areas where ground floor                   
commercial is not required. 
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HOUSING
In addit ion to increasing housing opt ions throughout the Downtown area,  speci f ic  strategies can assist  in  minimiz ing and mit igat ing the 
displacement of  exist ing and future af fordable housing as redevelopment occurs.



Downtown Tigard Reimagined ident i f ies 
several  addit ional  studies/projects for  future 
explorat ion. 

Burnham, Commercial  and Main Streets: 
Community feedback showed a desire to 
pr ior i t ize investment a long these streets 
and increase the comfort  for  people 
walking and bik ing.  There is  opportuni ty to 
calm traf f ic ,  provide dedicated spaces for 
people bik ing,  narrow crossing distances 
for  people walking,  and create placemaking 
opportuni t ies,  including parklets or  outdoor 
dining.  These improvements can be made at 
a low cost  through paint  and restr ip ing.

Hall  Boulevard and Hunziker/Scoff ins 
Streets:  This is  an of fset  intersect ion which 
creates geometr ic ,  operat ional ,  and safety 
complexi t ies;  addressing these concerns has 
been a long- ident i f ied project  in Tigard’s 
Transportat ion System Plan.  Eastbound 
traf f ic  on Scoff ins Street  and westbound 
traf f ic  on Hunziker Street  cannot t ravel 
through the intersect ion at  the same t ime. 
One solut ion would shi f t  Scoff ins Street  to 
the north to meet the al ignment of  Hunziker 
Street .  However,  th is  would l ikely require 
the demol i t ion of  12 apartment uni ts  on 
the northwest  corner of  the intersect ion, 
and should therefore include an ant i -
d isplacement strategy for  the tenants. 

DOWNTOWN TIGARD
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SPECIAL STUDIES

Examples of street improvements (top) and prposed realignment of the Hall-Hunziker-Scoffins intersection (bottom)



Center Street Trai l  Connection:  A pathway 
connect ion between Center Street  and 
Tigard Street  exists  on the north s ide of  OR 
99W. The exist ing connect ion lacks s ignage, 
t ra i l  amenit ies,  and l ight ing which l ikely 
contr ibutes to underut i l izat ion and safety 
concerns.  The project  team recommends 
wayf inding,  t ra i l  amenit ies,  and l ight ing 
improvements.

Ash Avenue Ped/Bike Crossing:  Ash Avenue 
is  current ly  a neighborhood street  on ei ther 
s ide of  the ra i l road tracks that  does not 
cross the ra i l road.  Ash Avenue cal ls  for  a 
study of  a ra i l road crossing to connect  the 
two roadway segments.  This would l ikely 
need to take space from the exist ing park-
and-r ide and impact  an auto body repair 
shop and a smal l  factory on the east  s ide of 
the ra i l road tracks. 

Heritage Trai l  Park + Ride Gap:  The Heri tage 
Trai l  south of  Main Street  ends at  the Park-
and-Ride lot ,  forc ing tra i l  users to walk and 
bike through the parking lot  to access the 
Heri tage Trai l  near Ash Avenue.  The Project 
Team developed an al ternat ive that  f i l ls  the 
Heri tage Trai l  gap through the Park and Ride 
lot  by convert ing vehicular  t ravel  to a one-
way,  eastbound movement pattern.   

Center Street Trail connection (top) and Heritage Trail Park and Ride potential alignment (bottom) DOWNTOWN TIGARD
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SPECIAL STUDIES



Heritage Trai l  Crossing at  Main Street: 
This is  a top-pr ior i ty  t ransportat ion project 
out l ined in the Downtown Tigard Reimagined 
Plan.  Several  factors af fect  the feasibi l i ty 
of  th is  new crossing,  with the pr imary ones 
being i ts  proximity to the ra i l road and the 
complexi ty  of  establ ishing a Quiet  Zone, 
part icular ly  in relat ion to the necessary 
infrastructure,  such as center  medians.

The Main Street  ra i l road crossing already 
has exist ing center  medians on both s ides, 
a requirement for  establ ishing a Quiet 
Zone.  However,  g iven the proximity of 
the Tr iMet park-and-r ide dr iveway access 
and the Commercial  Street/Main Street 
intersect ion,  which are within 60 feet  of 
the ra i l road crossing,  addit ional  measures 
may be necessary.  The Federal  Rai l road 
Administrat ion may mandate adjustments 
to the dr iveway and intersect ion layouts to 
increase the separat ion between the ra i l road 
crossing and the nearest  dr iveway access 
points . 

A Quiet Zone aims to el iminate the 
need for trains to sound their  horns 
when approaching an intersection.  This 
is  achieved through a combination of 
measures,  with a centerl ine median being 
the most crucial ,  preventing vehicles from 
bypassing activated crossing arms. 

Addit ional ly,  there is  an opportuni ty to 
reconf igure the park-and-r ide lot ’s  role and 
extend the Tigard Heri tage Trai l  to the south. 
This could address the current  dr iveway on the 
east  s ide of  Main Street ,  creat ing a concept that 
not  only faci l i tates a seamless connect ion to the 
Heri tage Trai l  but  a lso s impl i f ies vehicular  turning 
movements near the ra i l road crossing.

Next  step recommendat ions would be to 
explore the Quiet  Zone process and work to 
implement Quiet  Zone in Downtown Tigard,  i f 
deemed feasible and a pr ior i ty.

DOWNTOWN TIGARD

33DOWNTOWN TIGARD | LAND USE AND TRANSPORTATION RECOMMENDATIONS

CHAPTER 5 | PROJECT RECOMMENDATIONS

SPECIAL STUDIES

Heritage Trail crossing at Main Street Proposal
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There are seven bus l ines and one commuter 
ra i l  l ine across two transi t  agencies that 
serve the study area.  These include two 
frequent service Tr iMet bus routes (L ine 12 
and Line 76) ,  as wel l  as one-seat  service 
to downtown Port land,  Beaverton,  Tualat in , 
Lake Oswego,  Wi lsonvi l le,  and McMinnvi l le. 
T igard Transi t  Center is  the busiest  t ransfer 
stat ion in Washington County.

Prel iminary analysis  shows a delay in 
the t ransi t  system for  t ransi t  users, 
part icular ly  a long Main Street  and Paci f ic 
Highway leading in and out  of  Downtown. 
Opportuni t ies to address exist ing t ransi t 
service bott lenecks should be explored 
as part  of  a fo l low up transi t  service 
and operat ions study,  such as the Better 
Bus program, Transi t  S ignal  Pr ior i ty,  and 
exclusive lane concepts.  The City can 
evaluate grant  funding opportuni t ies in 
partnership with ODOT.

TRANSIT CIRCULATION
+ OPERATIONS

Transit Center and WES Station
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A combinat ion of  Comprehensive Plan pol icy, 
mapping,  and Development Code changes 
are recommended to implement the land use 
and transportat ion concepts for  Downtown 
Tigard.  

Comprehensive Plan pol ic ies :  Proposed 
revis ions to land use,  t ransportat ion, 
and open space goals ,  pol ic ies,  and 
object ives for  Downtown wi l l  implement the 
community ’s  v is ion for  a “v ibrant ,  act ive,  and 
welcoming ci ty  center.”

Mapping :  A mix of  new commercial  and 
employment zoning distr icts  current ly  being 
developed by the City as part  of  the broader 
Tigard MADE project  are recommended 
to replace the exist ing Mixed-Use Central 
Business Distr ict  (MU-CBD) Comprehensive 
Plan designat ion and zoning distr ict .  The 
Downtown Plan Distr ict  extent  should be 
t ightened to focus on the Downtown core 
and,  crucia l ly,  the boundar ies of  the exist ing 
subdistr icts  within the Plan Distr ict  should 
be al igned with the recommended land 
use concept areas.  The project  wi l l  a lso 
be implemented through concurrent  c i ty-
led mapping changes to the extent  of  the 
2040 Town Center to better  a l ign with the 
Downtown area.

PROJECT
IMPLEMENTATION

Development Code Changes :  S igni f icant 
revis ions to the Downtown Plan Distr ict  standards 
are recommended to al ign with the concept 
speci f ic  to each of  the downtown subdistr icts . 
Changes are recommended for  uses,  housing 
types,  development standards,  procedures, 
nonconforming s i tuat ions,  parking,  s i te design, 
and bui ld ing design standards.  Signi f icant 
recommendat ions include:

• 	 Refining uses,  housing types,  and 
development standards specif ic  to each 
subdistr ict ,  including scal ing indiv idual 
tenant spaces,  increasing minimum and 
maximum bui ld ing heights ,  and increasing 
minimum densi ty standards whi le el iminat ing 
maximum densi ty standards in order to 
expand housing opportuni t ies.

• 	 Streamlining the code by referencing 
standards and procedures appl ied city-
wide ,  rather than maintaining speci f ic 
Downtown standards and procedures that 
are not  substant ia l ly  dist inct  f rom the c i ty-
wide vers ions.  Such an approach would be 
consistent  with the overal l  approach for  the 
Tigard MADE code updates.

• 	 Enhancing standards to create act ive, 
pedestr ian-oriented frontages along key 
corr idors.  There are several  recommended 
standards that  – together – wi l l  act ivate 
key f rontages ( ident i f ied as Main Street , 
Burnham Street ,  Hal l  Boulevard within 
the Hal l  Gateway subdistr ict ,  and Hal l 
Boulevard and Highway 99W within 100 
feet  of  the intersect ion) .

• 	 Minimizing the space for surface parking 
in order to emphasize bui ldings and 
act ive uses.  The recommended standards 
address two complementary aspects of 
th is  goal  by requir ing development to 
include elements that  meet the City ’s 
desired outcomes and l imit ing outcomes 
that  are detr imental  to an act ive 
pedestr ian realm,  heal thy economic 
act iv i ty,  and a carbon-responsible 
downtown.

The ful l  set  of  recommended implementat ion 
act ions and considerat ions can be found in the 
Appendix to th is  document.
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PURPOSE  &  BACKGROUND 
 
The Downtown Tigard Reimagined project includes land use, transportation, open space, and 
housing displacement mitigation concepts for Downtown Tigard that respond to both the 
existing conditions and the vision and priorities expressed by the Tigard community. The 
Tigard Downtown Vision 2020 prioritizes “a vibrant, active, and welcoming city center at the 
heart of our community [with] transportation, recreational, residential, and business 
opportunities that are accessible to everyone.” 

This memo provides an overview of the recommended Comprehensive Plan policy, mapping 
and Development Code changes for Downtown Tigard to implement the land use and 
transportation recommendations for the Project. The recommendations were developed in 
concert with the Tigard MADE project, an update to commercial and employment zoning 
across the city. 

This Project is partially funded by a grant from the Transportation and Growth Management (TGM) 
Program, a joint program of the Oregon Department of Transportation and the Oregon Department of 
Land Conservation and Development. This TGM grant is financed, in part, by the federal Fixing 
America’s Surface Transportation Act (FAST Act), local government, and the State of Oregon funds. 
The contents of this document do not necessarily reflect views or policies of the State of Oregon. 

DATE :  February 16, 2024  
TO: City of Tigard staff 
FROM: Elizabeth Decker, JET Planning 
CC: Matthew Arnold, SERA Architects, Nicholas Gross, Kittelson 

SUBJECT: Downtown Tigard Reimagined Final Code Implementation (Task 
7.7/7G) 

ATTACHED: Downtown Street Typologies 



Downtown Tigard Reimagined Final Code Implementation (Task 7.7/7G) Page 2 of 25 
February 16, 2024  

I .  COMPREHENSIVE  PLAN  TEXT  UPDATES  
 
The 2027 Tigard Comprehensive Plan, detailing Downtown Tigard planning goals in Chapter 
15, Section 1, should be updated to reflect the Tigard Downtown Vision 2020 and direction from 
this project. Recommended updates include: 

• Update description of recent downtown planning activities to include the Tigard 
Downtown Vision 2020 and the 2022-2023 Downtown Tigard Reimagined project. (Page 
15-1) 

• Update Key Findings on existing conditions downtown to the extent information is 
available, specifically references to the current zoning of the area to match the 
proposed zoning updates. (Page 15-2) 

• Update the goals, policies, and action measures to reflect the 2020 Tigard Downtown 
Vision and the Downtown Tigard Reimagined land use and transportation concepts, as 
detailed in Appendix Section A. 

I I .  MAP  UPDATES  
 
Map updates across four categories of maps are recommended to implement the preferred 
land use concept for Downtown Tigard, as shown in Figure 1. Based on review of existing maps 
relative to the recommended land use concept and code implementation strategies, 
recommended updates include: 

• Metro 2040 Town Center boundary: The City has prepared a recommended update to 
the downtown 2040 Town Center boundary that addresses several issues, including 
inclusion of the potential future light rail station southeast of Hall Blvd. The City is 
pursuing adoption and coordination with Metro separate from this project, and no 
additional action is needed to implement the downtown land use concept. 

• Comprehensive Plan designations: The current Plan District is designated Mixed-Use 
Central Business District (MU-CBD). With the move away from MU-CBD zoning, land 
use designations should be updated for consistency with the proposed zoning. 

• Base zones: Changes to the base zones for the project area are recommended to 
implement the downtown land use concept with a mix of updated mixed-use, 
commercial and employment zones developed with the Tigard MADE project.  

  



Downtown Tigard Reimagined Final Code Implementation (Task 7.7/7G) Page 3 of 25 
February 16, 2024  

Figure 1: Downtown Tigard Reimagined Land Use Concept 
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The Downtown Plan District is currently zoned Mixed-Use Central Business District 
(MU-CBD) that allows a mix of active uses that engage pedestrians and generate 
employment. The full project area includes additional areas along the southern 
periphery zoned General Commercial (G-C), Industrial Park (I-P), and Light Industrial 
(I-L). The base MU-CBD zone is only used to set the general purpose and the use 
standards for the area; all development and design standards are detailed in the Plan 
District standards and many are differentiated by the various downtown subdistricts. 
The existing uses permitted and prohibited in the MU-CBD align well with the desired 
uses in the land use concepts to create a “vibrant, active, and welcoming city center,” 
with some differentiation appropriate between concept areas. 

The City is separately working on the Tigard MADE project that updates and replaces 
the existing commercial, employment and mixed-use zones with proposed Commercial 
(COM), Mixed-Use Employment (MUE), Mixed-Use Commercial (MUC), and Mixed-Use 
Residential (MUR) zones. With the move away from current zoning, this memo includes 
recommendations to replace MU-CBD with a mix of MADE zones in Table 1 below. The 
City may further consider other approaches to rezoning downtown as the MADE code 
updates evolve. 

The draft MADE code recommendations for the project area are intended to apply the 
MADE zones with the closest match to the desired uses and housing types for each 
concept area, thus requiring the fewest use modifications specific to downtown. Two 
concept areas on the periphery of the project area are relatively easy matches to MADE 
zones. The Downtown Neighborhood concept area to the southwest of Fanno Creek is 
intended to be primarily residential, with some ground-floor retail or office 
opportunities, which aligns with the proposed MUR zone. The Mixed-Use Employment 
zone on the eastern edge of the project area aligns well with the MUE zone to allow 
primarily employment uses with optional upper-story residential. The core downtown 
area that will form the revised Downtown Plan District includes five concept areas with 
a desired mix of active retail, service, civic, office and residential uses, excluding auto-
oriented and storage related uses. The MUC zone is recommended for these concept 
areas because the desired uses most closely align with the proposed MUC use 
standards, as detailed in Appendix B.  

One of the key distinctions between these five concept areas is whether ground-floor 
residential is desired. Plan District standards for active ground-floor spaces along key 
frontages within the different subdistricts are recommended to implement this 
component of the land use concept, allowing fine-grained implementation of active 
frontages within the Plan District and individual subdistricts. (See proposed 18.650.060 
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in Section III.) While several MADE zones could be applied to the different subdistricts 
to address ground-floor residential concepts, those zones do not align well with the 
balance of other uses desired for these subdistricts and would thus require detailed 
exceptions for the Downtown Plan District. 

• Plan District and Subdistrict boundaries: The specifics of the Land Use and 
Transportation Recommendations will be implemented through revisions to the 
boundaries for the Downtown Plan District and its subdistricts. The proposed Plan 
District, subdistrict, and base zone recommendations, as detailed in Table 1 below, 
would tighten the boundaries of the Downtown Plan District, replace the existing four 
subdistricts and one overlay with five subdistricts: Main-Center, Pacific Highway 
Gateway, Downtown Neighborhood, Burnham Mixed-Use, and Hall Gateway, and 
rezone two of the concept areas outside the Plan District. 

Table 1: Proposed Zoning, Downtown Plan District and Subdistrict Boundary Map Revisions 

Land Use Concept Area Existing Zoning/Subdistrict Recommended Zoning/Subdistrict 

Main Street MU-CBD zone 
Main-Center subdistrict 

MUC zoning, ground-floor 
nonresidential space requirement 
along Main Street 
Main-Center subdistrict 

Center Street 
Commercial 

Pacific Highway 
Gateway 

MU-CBD zone 
99W-Hall subdistrict 

MUC zoning, ground-floor 
nonresidential space requirement 
at the 99W & Hall Blvd intersection 
Pacific Highway Gateway 
subdistrict 

Mixed-Use Employment MU-CBD and C-G zones 
99W-Hall subdistrict 
(portion) 

MUE zoning 
No subdistrict, remove from Plan 
District 

Downtown 
Neighborhood:  

Central downtown 

MU-CBD zone 
Scoffins-Commercial 
subdistrict and Station Area 
Overlay (part) 

MUC zoning 
Downtown Neighborhood 
subdistrict 

Southwest of Fanno 
Creek 

MU-CBD zone 
Fanno-Burnham subdistrict 

MUR zoning 
No subdistrict, remove from Plan 
District 

Burnham Mixed-Use MU-CBD and I-L zones 
Fanno-Burnham subdistrict 
and Station Area Overlay 
(part) 

MUC zoning, ground-floor 
nonresidential requirement along 
Burnham St  
Burnham Mixed-Use subdistrict 
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Land Use Concept Area Existing Zoning/Subdistrict Recommended Zoning/Subdistrict 

Hall Gateway MU-CBD, I-L and I-P zones 
Scoffins-Commercial and 
Station Area Overlay  

MUC zoning, ground-floor 
nonresidential requirement along 
Hall Blvd 
Hall Gateway subdistrict 

 
I I I .  DEVELOPMENT  CODE  UPDATES  
 
Updates to the existing Tigard Downtown Plan District standards (Chapter 18.650) and related 
Development Code chapters is central to implementation of the Downtown Tigard Reimagined 
plan. These updates are considered in tandem with the Tigard MADE code changes. Potential 
intersections and options relative to Tigard MADE updates are noted throughout this section, 
but will merit a broader reconciliation as the details for both projects are finalized. 

Detailed code implementation recommendations are included in Tables 2, 3, and 4, below. 
Several broader concepts arising with code implementation include: 

• Opportunities to streamline the code by referencing standards and procedures 
applied citywide, rather than specific downtown standards and procedures that are not 
substantially distinct from the citywide versions. Related recommendations include 
using Modifications and Site Development Review in place of the existing Downtown 
Design Review, using the Adjustments process in place of specific Downtown 
Adjustments, and applying the Nonconforming Situations standards rather than pre-
existing use and development standards for downtown. This approach reflects the 
direction the City is pursuing with selected Tigard MADE draft updates, including the 
revisions to the Washington Square Plan District chapter. 

• Enhancing standards to create active, pedestrian-oriented frontages along key 
corridors. There are several recommended standards that together activate key 
frontages, identified as Main St, Burnham St, Hall Blvd within the Hall Gateway 
subdistrict, and Hall and 99W within 100 feet of the intersection. Components include: 

o Increasing minimum building frontage standards in Table 18.650.1 from 50% 
to 90% building frontage along the lot line for those key frontages. 

o New active ground-floor space standard in 18.650.060 requiring 75% of the 
building frontage to be developed for nonresidential use with a minimum depth 
of 20 feet, balancing the goal of activating key frontages with economic 
development considerations that can make full ground-floor retail or office uses 
difficult to develop district-wide. 
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The City should consider developing a map identifying these key frontages and 
referencing that throughout the code chapter in order to provide greater clarity than 
listing the various street names within each standard. Over time, the City could also 
explore adding a category for secondary frontages which merit intermediate standards, 
such as 75% building frontage rather than the base 50% standard across the district.  

• Minimizing the space for surface parking in order to emphasize buildings and active 
uses. The recommended standards address two complementary aspects of this goal, by 
requiring development to include elements that meet the City’s desired outcomes and 
limiting outcomes that are detrimental to an active pedestrian realm, healthy economic 
activity, and a carbon-responsible downtown: 

o Expanding the required building presence along key frontages and limiting the 
width of off-street parking areas adjacent to sidewalks, as well as limiting new 
driveways to access off-street parking areas, and 

o Significantly reducing maximum surface parking, while allowing development 
to exceed those maximums by providing additional pedestrian site design 
amenities. 

This mix of strategies could continue to be refined to tip more towards one side of the 
equation or the other. Parking maximums are a dynamic field as more cities are 
implementing them as part of Climate Friendly and Equitable Communities (CFEC) 
parking reforms. Few cities have experimented with maximums lower than the City’s 
current maximums to date, but near-term innovation is expected on this topic that 
could help refine the City’s approach. 

 

Table 2: Recommended Code Updates for Chapter 18.650, Tigard Downtown Plan District 

Code Section Recommended Updates & Rationale 

18.650.010 Purpose A. Include reference to Downtown Tigard Reimagined Plan. 
A.1. Remove “urban village” and update with recent downtown 
vision statement for a “vibrant, active, and welcoming city 
center.” 
A.5. Unnecessary language and not entirely reflected in code 
chapter; delete. 
B. Update and shorten the purpose of the five subareas within the 
plan district to briefly describe Main-Center, Pacific Highway 
Gateway, Downtown Neighborhood, Burnham Mixed-Use, and 
Hall Gateway subdistricts as detailed in the Plan.  

18.650.020 Applicability A. Retain statement on applicability generally, and delete 
subsection A.1. 
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Code Section Recommended Updates & Rationale 

A.2. Delete pre-existing uses and development subsection, 
including parcel-specific exemptions in subsection (c), and 
reference Section 18.50, Nonconforming Circumstances, to apply 
citywide standards more consistently. Apply a 12-month 
timeframe to terminate nonconforming uses if different from the 
timeframe adopted citywide with the MADE updates.  
B. Retain. 
C. Update list of exempt actions: 
1. Maintenance or repair of a building, structure, or site in a 
manner that is consistent with previous approvals or necessary 
for safety; 
2. Projects undertaken to bring an existing development into 
compliance with applicable federal and state accessibility 
regulations; 
3. Any modification to the exterior of a building that does not 
require a building permit, including exterior painting; 
4. Interior remodeling not associated with a change of use; 
5. Temporary structures or temporary uses as defined in 
Chapter 18.440, Temporary Uses; 
6. Any development involving pre-existing small form residential 
development that is not being converted to a nonresidential use or 
that has previously been converted to a nonresidential use; 
7. Any change of use and associated interior remodeling on a 
property that is in the Main Street sub-area Change of use to an 
another allowed use; or 
8. Any change to windows, doors, awnings, or other similar 
exterior elements on facades that are not street-facing.  

18.650.030 Approval 
Review Process 
18.650.030.A Procedures 

Delete downtown development review and adjustment 
requirements in favor of using procedures applied elsewhere in 
code (Site Development Review, Modifications, and Adjustments) 
• Require site development review for any new development 

and substantial redevelopment. 
• Require modifications for changes to existing development. 
• Require adjustments for departures from Downtown Plan 

District standards, and add that “Any development that desires 
or needs more flexibility than available through the 
adjustment process shall be reviewed as a Planned 
Development per Chapter 18.770.” 

• Ensure residential review requirements are consistent with 
overall City residential review procedures and state 
requirements for clear and objective reviews 

18.650.030.B Review 
thresholds 

B.1. Minor modifications. Require Type I minor modification for 
proposed redevelopment meeting the definition in Section 
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Code Section Recommended Updates & Rationale 

18.765.060.A and detail additional specific examples beyond those 
listed in 18.765.060.B for qualifying downtown development, 
including: 
• Any change to windows, doors, awnings, or other similar 

exterior elements on facades that are street-facing. 
• Modification of on-site landscaping such as changing 

hardscape elements and the location of required landscape 
areas or trees, or reduction in landscaping area which does not 
reduce the landscaping below the minimum required by Table 
18.650.1. 

• Modification of off-street parking with no increase in parking 
spaces or paved area. 

• Addition of new fences, retaining walls, or both. 
• An increase in the floor area of commercial and mixed-use 

development by less than 10% or under 5,000 square feet. 
• Any increase in the floor area or density of residential 

development that meets all Plan District standards. (Ed: 
Explicitly allow these increases as a Minor Modification in 
Downtown, rather than defaulting to citywide requirement for 
Major Modification review of any density increase.) 

• A change in the type or location of access ways and parking 
areas where off-site traffic would not be affected. 

B.2. Major modifications. Require major modification for 
proposed redevelopment meeting the definition in Section 
18.765.070.A and for any action that is not exempt, eligible for a 
minor modification, or substantial redevelopment. 

18.650.040 Approval 
Criteria 
*Delete* 

A & B. Delete approval criteria with transition away from DDR to 
other review types. 
C. Delete separate downtown adjustment process; proposed to 
incorporate adjustment reference in 18.650.030.A above instead. 

1. The approval criteria to “equally or better meet the purpose of 
the standard” is similar to the adjustment approval criteria in 
18.715.050.A. 

2. Specific adjustments are no longer needed per 
recommendations for 18.650.080. 

18.650.xxx Uses 
*option to create new 
section* 

With the proposed application of the new MUC zone to the Plan 
District, additional limitations on uses are needed. As detailed in 
Table 4 below, those could either be incorporated into this chapter 
or Section 18.120.030(C)-(F). 

18.650.xxx Housing Types 
*option to create new 
section* 

With the proposed application of the new MUC zone to the Plan 
District, additional limitations on housing types are needed. As 
detailed in Table 4 below, those could either be incorporated into 
this chapter or Section 18.120.040. Add standards to: 
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Code Section Recommended Updates & Rationale 

• Allow apartments everywhere, with a requirement for 
nonresidential uses within the active ground-floor spaces 
proposed in Section 18.650.060.A. 

• Allow rowhouses only within the Downtown Neighborhood 
(not abutting Hall Blvd) and Burnham Mixed-Use (not abutting 
Burnham St and Hall Blvd) subdistricts. 

• Continue to allow existing mobile home parks within the 
Downtown Neighborhood subdistrict. 

18.650.050 Development 
Standards 

A. Development Standards: See recommended edits to Table 
18.650.1 in separate Table 3 below. 
B. Parking: 

1. Replace current limitation for parking areas not to exceed 
50% of frontage with cross-reference to proposed minimum 
building frontage requirements (50-90% of the lot frontage) that 
inversely limit the parking area frontage. Consider how to 
address existing midblock lots where no other access can be 
provided. 
6. Add standard that any site proposing to provide more than 
50% of the vehicle maximum parking spaces for Zone A, 
detailed in Table 18.410.3, as surface parking must provide 
additional pedestrian amenities on-site or within the adjacent 
public right-of-way, such as: additional pedestrian plaza space, 
enhanced pedestrian pathways through parking areas 
demarcated with different materials rather than only paint, 
furnishings within the right-of-way including bicycle parking 
and benches, additional bicycle parking on-site, etc.  

F. Fences. To limit visual barriers caused by fences, introduce 
additional standards such as: 
• Setting a 3-ft height limit for fences in front yards and 4-ft 

height limit along any streets or pedestrian paths, with 
potential exceptions for security and privacy; 

• Prohibiting fences within front yards along key frontages, 
including Main St and Burnham St;  

• Limiting maximum opacity to 30-50% to require more “open” 
fence styles; and/or 

• Prohibiting chain link fences.  
• See also Tigard Triangle standards in 18.660.070.F that include 

some similar standards. 
G. Add section on driveways, modeled on Tigard Triangle 
driveway standards in 18.660.070.G or MADE commercial 
standards in 18.320.040.F.  
• Limit driveways on Burnham St and Main St, encourage or 

require shared access. 
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Code Section Recommended Updates & Rationale 

• Note that alleys are required for rowhouses in 18.650.060.G. 

18.650.060 Design 
Standards 

A. Add a standard for active ground-floor spaces on key frontages: 
Main St, Burnham St, Hall Blvd within the Hall Gateway subarea 
and within 100 feet of the Hall/99W intersection. Require spaces to 
extend along 75% of the building width, meet a minimum height 
of 15-16 feet, and a minimum depth of 20-25 feet, coupled with 
existing window area requirements. See list of code examples in 
Appendix Section C for specific language ideas. 
A.2.d. Bolster the weather protection requirement by adding a 
minimum percentage of the façade that must be covered by the 
projecting façade elements, such as 50% of the façades along Main 
St. 
C.2.a.ii. Remove requirement for porch or balcony for each street-
facing dwelling unit or create a broader menu of residential 
façade elements such as projecting bay windows, building offsets, 
etc. 
F. Delete outdoor space requirements (Washington Square and 
Triangle do not have similar requirements). 
G. Relocate standard about alley access for rowhouses to the 
proposed driveway standard and delete this subsection. 

18.650.070 Transportation 
Connectivity 

A. Revise outdated reference to the 2035 TSP. 
B. Reference to TSP figures needs to be updated; Downtown 
connections now shown in Figure 19 of the 2040 TSP. The TSP 
figure should be revised to implement the preferred 
transportation concept. 
C. Remove or revise thresholds for dedication and improvements 
for “new street and alley and path connections,” if anything 
further than the general proportionality language in Section 
18.910.010 is needed.  
D. Delete pedestrian pathway standards, which are superseded by 
new paths detailed in specific locations in the connectivity 
concept. See additional path standards detailed in Table 4. 
E. Delete replacement of destroyed structures exemption, if 
subsection C is removed. 
F. Retain reference to Improvement Standards in Chapter 18.910, 
with revisions detailed in Table 4. 
--. Add subsection allowing FILOC option for downtown; see 
model in Triangle code, Section 18.660.090.D. Include 
prioritization of projects eligible for FILOC, based on further 
discussion by Engineering Department. 
--. Add subsection addressing sidewalk encroachments 
(pedestrian amenities, A-frame signs, etc.) based on Triangle 
code, Section 18.660.090.C.4.e.iv. 



Downtown Tigard Reimagined Final Code Implementation (Task 7.7/7G) Page 12 of 25 
February 16, 2024  

Code Section Recommended Updates & Rationale 

18.650.080 Specific 
Adjustments 
*Rename Affordable 
Housing Height Bonus* 

A. Delete adjustments to setbacks and rely on existing adjustments 
standards in Chapter 18.715. 
B. Delete; outdoor area standards are proposed to be deleted, so 
no adjustment needed. 
C. Revise to focus on height bonus, to provide a local bonus 
meeting or exceeding requirements of ORS 197A.445(9). 

1. Revise definitions of affordable housing to be inclusive of 
“affordable housing” defined in ORS 197A.445(1)(a). 
2. Eliminate density bonuses, as maximum density has been 
eliminated. Restructure height bonuses to allow, at a 
minimum, three additional stories for development with 100% 
affordable housing units to meet the ORS 197A.445(9) 
requirements. Consider a tiered structure for greater 
incentives: 
• One additional story for developments with 10% affordable 

units, 
• Two additional stories for developments with 20% 

affordable units (similar to existing bonus), and 
• Three additional stories for development with more than 

20% affordable units. 

Maps 18.650.A and 
18.650.B 

Revise maps consistent with direction in Section II. Consider 
locating closer to the beginning of the chapter for orientation, 
near description of the different subdistricts.  
Add a map of key frontages: Main St, Burnham St, Hall Blvd 
within the Hall Gateway subarea, and Hall Blvd and 99W within 
100 ft of the intersection. 

 

Table 3: Recommended Revisions to Downtown Development Standards, Table 18.650.1 
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Minimum Lot 
Size 

None None None None None 

Minimum Lot 
Width 

None None None None None 

Minimum 
Setbacks 
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-Front 0 1 ft. 0 1/5 ft. (5 ft 
for frontage 
on 99W) 

0 1 ft. 0 1 ft. 1 ft. 

-Street side 0 1 ft. 0 1 ft. 0 1 ft. 0 1 ft. 1 ft. 

-Side 0 ft. 0 ft. 0 ft. 0 ft. 0 ft. 

-Rear 0 ft. 5 ft. 5 ft. 5 ft. 5 ft. 

Maximum 
Setbacks  

     

-Front 10 ft.1 25 ft. 20 ft. 10 ft. on 
Burnham St1 

20 ft. 

10 ft. on Hall 
Blvd 
20 ft. 

-Street side 10 ft.1 None None None None 

Building Height2      

-Minimum 20 ft.  
1 story 

20 ft.  
2 stories, 
except 4 
stories 
within 100 ft 
of Hall/99W 
intersection 

20 ft.  
2 stories 

20 ft.  
2 stories, 
except 4 
stories 
abutting 
Burnham St 

6 stories 

-Maximum [1] 80 ft. 
6 stories 

45 ft. 
8 stories 

80 ft. 
6 stories 

80 ft. [2] 
8 stories 
except 3 
stories 
within 200 ft. 
of Fanno 
Creek Park 
boundary 

12 stories 

-First story 
minimum 

15 ft. 15 ft. None None 15 ft. 

Maximum Lot 
Coverage 

100% 90% 90% 90%, except 
80% within 
200 ft. of 
Fanno Creek 

100% 
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Park 
boundary 

Minimum 
Landscape Area 
[3] 

0% 10% 10% 10%, except 
20% within 
200 ft. of 
Fanno Creek 
Park 
boundary 

0% 

Minimum 
Building 
Frontage 

50%, except 
90% abutting 
Main St 

50%, except 
90% within 
100 ft of 
Hall/99W 
intersection 

50% 50%, except 
90% abutting 
Burnham St 

50%, except 
90% abutting 
Hall Blvd 

Residential 
Density (units 
per acre) 

     

-Minimum [4] 25 25 50 25 15 25, 
except 50 
abutting 
Burnham St 

50 

-Maximum [1] 50 None 50 None 50 [5] None 50 [5] None None 

1 Setback may be increased to 20 ft if the increased setback area will be used for enhancements 
to the pedestrian environment, including plaza development, outdoor seating, pedestrian 
amenities in the public right-of-way, and/or pedestrian-oriented building façade design 
elements; or for the preservation of natural features for public use or benefit including tree 
preservation. 

2 Building heights calculated in accordance with the height standards for each type of story 
detailed in Table 18.320.5. 

3 In the MU-CBD zone, Required landscaping may be provided on roofs or within the abutting 
right-of-way where the applicant is required to provide landscaping as part of a street 
improvement in compliance with Section 18.650.070. 

4 Minimum density applies to residential-only development (not mixed-use). 
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Additional considerations for the development standards in Table 18.650-1: 

• The many exceptions noted in the Table could be addressed entirely through footnotes, 
more of a formatting preference for the City. 

• The alternative standards for key frontages along Main St, Burnham St and Hall Blvd in 
the Hall Gateway district could be specified in the table itself or by referencing a map of 
key frontages as recommended in the introduction to this section.  

 
Table 4: Recommended Code Updates for Additional Code Chapters 

Code Section Recommended Updates & Rationale 

18.50.020.D.1, General 
Provisions for 
Nonconforming 
Circumstances 

Either delete exemption for small form residential development in 
the MU-CBD zone or change to exempt small-form residential 
within the Downtown Plan District. 

18.120.030.E, Restrictions 
that apply to uses in MUC 
zone  
 

Several refinements of the proposed MUC use standards are 
needed to carry forward aspects of the Land Use Concept. These 
could either be included as restrictions to uses in the MUC zone 
detailed here, as a separate Uses section in the Downtown Plan 
District Standards in 18.650, or some combination with cross-
references.  
3.e: Maximum 40,000 SF allowed gross floor area per tenant 
should be refined for each subdistrict. A lower limit such as 25,000 
SF is recommended for Main Street subdistrict and no limit is 
recommended for the Pacific Highway Gateway subdistrict. 
7. Motor vehicle sales and rental should be prohibited within the 
Downtown Plan District. 
8. Motor vehicle servicing should be prohibited within the 
Downtown Plan District. 
10. Industrial and manufacturing uses should be prohibited within 
the Downtown Plan District. 

18.120.040, Housing 
Types 

Minor refinements are needed to the MUC housing types to reflect 
the Land Use Concept and proposed Downtown Plan District 
standards, which can be integrated as limitations to the MUC zone 
here or as a separate Housing Types section in the Downtown Plan 
District Standards in 18.650, or some combination with cross-
references.  
E. Revise reference to mobile home parks in the MU-CBD zone. 
Make mobile home parks a Limited use in the MUC zone in Table 
18.120.2 and add a limitation that only mobile home parks 
lawfully in existence within the Downtown Plan District are 
allowed. 
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Code Section Recommended Updates & Rationale 

F. Add a limitation for the MUC zone cross-referencing the 
Downtown Plan District standards limiting location of rowhouses. 
F. Add a limitation for apartments within the MUC zone requiring 
nonresidential use for required active ground-floor spaces. 

Table 18.410.3 Consider adding cross-reference that parking maximums within 
the Downtown Plan District are further subject to standards in 
18.650.050.B. 

Table 18.910.1, Minimum 
Widths for Street 
Characteristics and 
Downtown Street 
Character Types 

• Add new downtown street types to the table: Multimodal Streets 
and Shared Streets. 

• Add new cross sections for Multimodal Streets and Shared 
Streets after Figure 18.910.12. 

18.910.110 Bikeways and 
Pedestrian Pathways 

• Add subsection requiring Downtown Paths where specified in 
the TSP (Figure 19, to be amended to reflect the Recommended 
Connectivity Concept). 

• Add path cross-section. 

18.910.030.CC Traffic 
Study  

• Apply existing triggers for traffic studies to downtown 
development, with any modifications specific to new CFEC rules 

 
  



Downtown Tigard Reimagined Final Code Implementation (Task 7.7/7G) Page 17 of 25 
February 16, 2024  

APPENDIX 
 
 
 

A. Comprehensive Plan Downtown Tigard Revisions 

Recommended edits to specific Downtown Tigard goals and policies within Chapter 15.1 of the 
Comprehensive Plan include the following, in legislative format.  

GOAL:  

15.1.1: The City will promote the creation of a vibrant and active urban village at the heart of 
the community that is pedestrian oriented, accessible by many modes of 
transportation, recognizes natural resources as an asset, and features a combination of 
uses that enable people to live, work, play, and shop in an environment that is uniquely 
Tigard.  

RECOMMENDED ACTION MEASURES:  

i.  Provide public, including members of the development community, with regular 
informational updates on Urban Renewal progress and an accounting of funds 
spent by the City Center Development Agency.  

GOAL:  

15.1.21 Facilitate the development of an urban village a vibrant, active, and welcoming city 
center.  

POLICIES:  

1.  New zZoning and design standards, and design guidelines shall be developed and 
used to shall ensure that the Downtown Plan District provides a balance of 
livability, walkability, and robust economic opportunity. the quality, attractiveness, 
and special character of the Downtown as the “heart” of Tigard, while being flexible 
enough to encourage development.  

2.  The Downtown Plan District downtown’s land use plan shall include and support 
provide for a mix of complementary land uses such as: 

A. retail, restaurants, entertainment, and personal services; 

B. medium and high-density residential uses, including both rental and ownership 
housing, as well as affordable housing opportunities; 
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C. civic functions uses such as (government offices, community public services, and 
public plazas, public transit centers, etc); 

D. professional employment and related office and professional services uses; and 

E. natural resource protection, open spaces, plazas, and public parks.  

3. The City shall not permit new land uses that are not appropriate for an active, 
pedestrian-oriented downtown, such as warehousing, manufacturing, industrial 
services, and auto-oriented uses. warehousing; auto-dependent uses; industrial 
manufacturing; and industrial service uses that would detract from the goal of a 
vibrant, urban village.  

4. Existing nonconforming uses shall be allowed to continue, subject to a threshold of 
limits on allowed expansion and sunset provisions for discontinued uses.  

5. Downtown The design, and development of the Downtown Plan District and 
provision of service shall emphasize public safety, accessibility, and attractiveness 
as primary objectives with an emphasis on the pedestrian experience.  

6. New housing in the downtown The Downtown Plan District shall accommodate 
provide for a wide range of housing opportunities types, including ownership, 
rental workforce, and regulated affordable housing in a high-quality living 
environment while minimizing displacement of existing residents.  

7. New zoning and design guidelines on Main Street will emphasize a “traditional Main 
Street” character. Zoning and design standards shall support an active pedestrian 
realm with commercial activity along priority street frontages including Main 
Street and Burnham Street. 

8. The City shall encourage carbon-responsible development in the Downtown Plan 
District that reduces greenhouse gas emissions and vehicle miles travelled.  

RECOMMENDED ACTION MEASURES:  

i. Develop design guidelines and standards that utilize form-based concepts to 
encourage attractive and inviting downtown commercial and residential 
architecture, with quality design and permanent materials, particularly in the 
building fronts and streetscape. pedestrian-scale design, and active ground-floor 
frontages. Also develop appropriate density, height, mass, scale, architectural, and 
site design guidelines.  

ii. Utilize form based code principles in ways that are consistent with state planning 
laws and administrative rules.  
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ii.iii. Adopt non-conforming use standards appropriate to a downtown in transition to 
encourage incremental redevelopment.  

iv. Develop code measures to mitigate any compatibility issues when new downtown 
development occurs in close proximity to the downtown’s commuter rail line.  

iiiiv. Develop standards for high-intensity residential and mixed-use development 
near the potential future light rail station. 

iv. Provide areas in the downtown where community events, farmer’s markets, 
festivals, and cultural activities can be held.  

vi. Designate the downtown area as the preferred location for Tigard’s core civic 
activities. land uses.  

vii. Promote an awareness of the downtown’s history through measures such as public 
information, urban design features, and preservation of historic places.  

viii. Monitor performance of design guidelines, standards and related land use 
regulations and amend them as necessary.  

viii.Implement strategies to assist in minimizing and mitigating the displacement of 
existing and future affordable housing as redevelopment occurs. 

GOAL:  

15.1.32 Develop and Improve the Open Space System and Integrate Natural Features into 
downtown Ensure the Downtown Plan District is adequately serve by high-quality parks 
and open spaces and is well-integrated with natural features such as Fanno Creek.  

POLICIES:  

1. Natural resource functions and values shall be integrated into downtown urban 
design The function and health of Fanno Creek shall be considered of primary 
importance in development within its proximity.  

2. The Fanno Creek Public Use Area, adjacent to Fanno Creek Park, shall be a primary 
focus and catalyst for revitalization. Downtown parks and open spaces shall 
equitably serve the Tigard community, with connections to and access from active 
transportation facilities. 

3.  Development of the downtown shall be consistent with the need to protect and 
restore the functions and values of the wetland and riparian area within Fanno 
Creek Park. Tree canopy shall be preserved and increased to the greatest extent 
practicable in order to reduce urban heat island, sequester carbon, and create a 
hospitable outdoor environment. 
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RECOMMENDED ACTION MEASURES:  

i.  Acquire property and easements to protect natural resources and provide public 
open space areas, such as parks blocks, plazas and mini-parks.  

ii. Develop “green connections” linking parks and greenways with adjacent land uses, 
public spaces and transit.  

iii. Incorporate public art into the design of public spaces.  

iv. Enhance the landscape and habitat characteristics of Fanno Creek as a key 
downtown natural resource.  

v. Develop and implement strategies to address concerns with homeless persons and 
vagrancy reduce the impact of houselessness on natural systems and protect 
unhoused residents from flood and other hazards. in the Downtown and Fanno 
Creek Park.  

vi. Develop and adopt scaled development standards such as height, massing, and site 
design standards to manage intensity of development in proximity to Fanno Creek. 

GOAL:  

15.1.43 Develop a comprehensive multi-modal transportation network that addresses the City’s 
climate goals and serves the vision of a walkable, well-connected Downtown Plan 
District. street and circulation improvements for pedestrians, automobiles, bicycles, 
and transit.  

POLICIES:  

1. The downtown shall be served by a complete array of multi-modal transportation 
services including auto, transit, bike, and pedestrian facilities. The City shall plan 
for and develop a complete array of multi-modal transportation services, based on a 
hierarchy prioritizing pedestrian, bike, transit, and automobile access and 
mobility. 

2. The downtown shall be Tigard’s primary transit center for rail, and bus, and 
potential future light rail transit service and supporting land uses.  

3. The City, in conjunction with TriMet, shall plan for and manage transit user parking 
to ensure the downtown is not dominated by “park and ride” activity, including 
consideration of relocating the current park and ride lot.  

4. Recognizing the critical transportation relationships between the downtown and 
surrounding transportation system, especially bus, and Commuter Rail, potential 
future light rail, Highway 99W, Highway 217 and Interstate 5, the City shall address 
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the downtown’s transportation needs in its Transportation System Plan and identify 
relevant capital projects and transportation management efforts.  

5. Streetscape and public area design shall focus on creating a pedestrian friendly 
environment without the visual dominance by automobile-oriented uses including 
off-street parking areas.  

6.  The City shall require a sufficient, but not excessive, amount of manage parking to 
provide for downtown land uses to ensure parking is not excessive. Joint parking 
arrangements shall be encouraged. The City shall allow and encourage the 
conversion of existing underused parking areas to other uses.  

RECOMMENDED ACTION MEASURES:  

i. Develop comprehensive street and circulation improvements for pedestrians, 
automobiles, bicycles, and transit.  

ii. Develop a circulation plan that emphasizes connectivity to, from, and within the 
downtown in the design and improvement of the area’s transportation system, 
including developing alternative access improvements to downtown, such as 
connections across Hwy 99W.  

iii. Address public safety and land use compatibility issues in the design and 
management of the downtown’s transportation system.  

iv. Investigate assigning different roadway designations for ODOT-owned and operated 
facilities within the general area of the downtown as means to support multi-modal 
transportation access to Town Center development such as the Oregon Department 
of Transportation’s Special Transportation Area (STA), and Urban Business Area 
(UBA), and the Blueprint for Urban Design (BUD). Continue City-led efforts to 
transfer ownership of SW Hall Boulevard to unlock City’s ability to implement a 
corridor vision.  

v. Implement an integrated downtown pedestrian streetscape and landscape plan.  

vi. Acquire property and easements to implement streetscape and landscape plans, and 
develop needed streets, pathways, entrances to the Commuter Rail Park and Ride 
lot, and bikeways.  

vii. Express the themes of an urban village and green heart by utilizing the “unifying 
elements” palette from the Streetscape Design Plan to design streetscape 
improvements.  
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viii. Emphasize sustainable practices in street design through innovative landscaping 
and stormwater management, climate-resilient infrastructure, and healthy tree 
canopy , and provision of multi-modal infrastructure.  

ix. Encourage sustainability features in the design of Downtown buildings.  

viii. Develop and implement parking maximums to limit the amount of off-street surface 
parking in downtown, and to minimize impacts of parking areas and driveways on 
pedestrian circulation. 

ix. Encourage the formation of a Downtown Parking and Transportation Management 
Association.  

xi. Incorporate the Downtown’s public investment / and facility needs into the City’s 
Public Facility Plan and implementing Community Investment Plan.  

B. Comparison of Zoning Use Standards  

The following comparison between key use standards in the existing MU-CBD zone, which 
applies to the Downtown Plan District, and proposed commercial and employment MADE 
zones was completed to inform the recommendations on updated zoning for the Downtown 
project area. The existing MU-CBD use standards are generally consistent with the project 
recommendations for a “vibrant, active, and welcoming city center;” variations within 
downtown concept area are noted below. MUC appears to be the most similar to the existing 
MU-CBD zone, and thus the desired uses for the Downtown Plan District, based on use 
standards. MUE and MUR are also recommended for specific concept areas within downtown 
as detailed in Section II, Table 1 to implement the recommended land use concept. 

Table B1: Comparison of Key Use Standards for Downtown and MADE zones 

Key Use Standards Desired Downtown Uses  COM MUE MUC MUR 

Apartments A 
Active ground-floor uses required on 

key frontages 

X X A A 

Mixed-use residential 
with ground-floor 
nonresidential 

A A A A A 

Rowhouses L 
Only within Downtown 

Neighborhood and Burnham Mixed-
Use, not on key frontage 

X X A/L1 A/L1 

Indoor sales and 
service 

L A L1, 2 L3 L4 
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Key Use Standards Desired Downtown Uses  COM MUE MUC MUR 

Limit size per tenant: 25,000 SF for 
Main Street, 40,000-60,000 SF for 

others, no limit for Pacific Highway 
Gateway 

Outdoor sales and 
service 

X A X X X 

Drive-throughs X A X X X 

Motor vehicle related 
uses 

X A L1, 2 L1, 2 X 

Office A A A A L4 

Industrial & 
manufacturing 

X L5 L5 L5 X 

Warehouse & 
distribution 

X X L X X 

Self-storage X L6 ? X X 

A: Allowed use, L: Limited use, X: Prohibited use 

1 Additional limitations apply in the Washington Square Plan District. 
2 Maximum size is 25,000 SF per tenant. 
3 Maximum size is 40,000 SF per tenant 
4 Only permitted on ground floor of mixed-use development with upper-story residential. 
5 Must be contained within a structure. 
6 Only allowed on upper stories. 

C. Sample Active Ground-Floor Design Standard 

Example 1: Active nonresidential ground floor space, Milwaukie Downtown Code 

Active Ground-Floor Space Standards. For new buildings fronting Main Street (Ed: where 
ground-floor residential is prohibited), the following standards must be met as illustrated in 
Figure 19.508.4.A.2.c: 

(1) At least 75% of the ground-floor height must be at least 15 ft, as measured from the finished 
floor to the ceiling, or from the finished floor to the bottom of the structure above (as in a 
multistory building). The bottom of the structure above is the lowest portion of the structure 
and includes supporting beams. 

(2) At least 75% of the interior floor area adjacent to Main Street must be at least 20 ft deep, as 
measured from the inside building wall or windows facing Main Street. 

Figure 19.508.4.A.2.c 
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Active Ground-Floor Space Standards 

 

Source: Milwaukie Code, Section 19.508.4.A.2 

Example 2: Active ground floor design standards, Beaverton Downtown Code 

Active Ground Floor Design. Buildings subject to the Active Ground-floor Design rules as 
identified in Figure 70.20.10.6.1 Active Frontages Map shall be designed to activate the public 
realm, create interesting and inviting ground-floor spaces, increase transparency into ground-
floor spaces, and provide weather protection for ground-floor entrances, and shall meet the 
following requirements: 

a. Floor Height: The minimum floor-to-floor height of the ground floor shall be 16 feet. 

b. Transparency: Active frontage areas shall include a minimum 60 percent transparent 
glazing between 2 and 10 feet in height from sidewalk or terrace grade, providing 
unobstructed views into the commercial space. Transparent glazing shall have 
minimum Visible Transmittance (VT) value of 0.60. A lighted display zone 4 feet in 
depth from the windows may qualify as unobstructed views into the commercial space 
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for up to 50 percent of the combined storefront window width on each storefront 
on primary frontages and on the entirety of secondary frontages. 

c. Entrances: Primary ground-floor entrances serving active uses shall include weather 
protection that is a minimum 6 feet wide and 4 feet deep by recessing the entry, 
providing an awning or other projecting element, or using a combination of those 
methods. 

d. Blank Walls: Walls without fenestration or doors shall not exceed 15 feet in length. 

e. Awnings, canopies and weather protection, where provided: 

I. When transom windows are above display windows, awnings, canopies and 
similar weather protection elements shall be installed between transom 
windows and display windows to allow for light to enter the storefront through 
the transom windows and allow the weather protection feature to shade the 
display window. 

II. Awnings may be fixed or retractable. 

 

Source: Beaverton Code, Table 70.20.10.6.A 



New Downtown Tigard Street 
Typologies

For inclusion in Plan District or Streets code (18.910), including  updates 
to Table 18.910.1 



Multimodal Streets are designed to balance the needs of all transportation modes, enabling safe use, supporting mobility for all, and activating street frontages. 
Target speeds are 25 miles per hour (MPH) and are further managed through traffic calming elements including narrow travel lanes, parking, intersection control 
devices, and landscaping elements to indicate an urban environment.

The slow speed environment contributes to comfortable experiences for people biking while sharing the road. Parking serves the dual purpose of providing access to 
local business as well as a physical buffer between the pedestrian realm and the travelway.

Approximate right-of-way (ROW) widths range from 36 to 60 feet depending on sidewalk widths and presence of parking.

7’ – 8’
ROW 36’ – 60’

7’ – 8’10’ – 11’ 10’ – 11’ 8’ – 13’8’ – 13’



Shared Streets are designed as shared environments, with an emphasis on people, low speeds, and placemaking. Shared Streets provide vehicular access but are 
catered to giving people a comfortable, social, and welcoming environment with little modal division. Modal space is defined through pavers and changes to surface 
material. Parking is flexible and can be provided on a block-by-block basis or at individual locations. Speeds are managed through traffic calming elements.

Approximate ROW widths range from 32 to 48 feet depending on sidewalk widths.

16’ – 20’ 8’ – 14’8’ – 14’
ROW 32’ – 48’



Paths are designed for people walking, biking, and rolling and do not provide access for vehicles. Minimum Path widths are 10 feet and can be widened based on 
surrounding context, land uses, and anticipated path user volumes. Opportunities for landscaping, placemaking, and path amenities are encouraged.

Approximate ROW widths range from 12 to 24 feet.

10’ – 14’ 1’ – 7’1’ – 7’
ROW 12’ – 24’
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Memorandum  

November 6, 2023 Project# 23021.047 

To:  Glen Bolen, AICP; Oregon Department of Transportation (ODOT) 

 Sean Farrelly, City of Tigard 

From: Nick Gross, Susan Wright, PE, PMP 

RE: Tigard Downtown Reimagined 

Multimodal Transportation Gap Summary & Highway Impact Summary DRAFT 

PROJECT OVERVIEW 

The Tigard Downtown Reimagined Project (Project) aims to integrate Downtown Tigard’s historic roots with 

contemporary development patterns and respond to community needs for more housing and multimodal 

travel options. Building upon previous and concurrent planning efforts, this Project aims to modernize the 

City’s approach to development, transportation, and equity by providing recommendations for policies, 

financial investment, and code changes that: 

◼ Support Transit Oriented Development (“TOD”)  
◼ Set new equity and climate policy and implementation goals  

◼ Provide quality walking, cycling and transit choices  

◼ Create a vibrant community through strategic investments 

The Project area is primarily zoned Mixed Use-Central Business District (MU-CBD), with small areas zoned 

General Commercial, Light Industrial, Industrial Park and Parks and Recreation at the edges of the project 

area. There is no residential zoning within the project area. 

The MU-CBD zone is regulated by the Tigard Downtown Plan District, which includes development 

standards that encourage density and mixed uses, including minimum residential densities, taller ground 

floor height requirements, reduced parking requirements, small maximum setbacks, and urban-feeling lot 

coverage and landscape requirements. 

Issue 

The City’s development standards are intended to encourage density and mixed uses; however, these 

patterns have not come to fruition. The Project is looking at refining building heights by downtown 

subareas1 and eliminating maximum residential densities.  

To achieve these objectives and vision of the Project, comprehensive plan, development code, and Metro 

2040 Center boundary amendments are proposed to allow for and realize the desired development in the 

downtown core that contributes to a vibrant, active, welcoming, and accessible mixed-use area with 

increased residential densities and commercial businesses.  

 
1 Refined building heights are generally consistent with existing development code 

851 SW 6th Avenue, Suite 600 

Portland, OR 97204 

P 503.228.5230  
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STUDY AREA 

The Project is located within an existing Metro Region 2040 Center, which is subject to Climate Friendly 

Areas (CFA) transportation review per OAR 660-012-0325(1). As part of the Project, amendments to the 

existing Metro Region 2040 Center boundary are proposed.  

 

According to the latest round of draft amendments to Chapter 660 – Division 12 Transportation Planning 

documented as part of the Climate-Friendly and Equitable Communities Corrections & Clarifications 

Rulemaking, Rulemaking Advisory Committee Meeting 4,Cities and counties considering amendments to 

comprehensive plans or land use regulations to adopt or expand a 50 climate-friendly area as provided in 

OAR 660-012-0310 through OAR 660-012-0320, or a Metro Region 2040 51 center, must make findings, 

including: 

(a) A multimodal transportation study as provided in section (4); and 

(b) The multimodal transportation study must include a highway impacts summary as provided in 

section (5) if the designated climate-friendly area as provided in OAR 660-012-0315 or Region 2040 

center contains a ramp terminal intersection, state highway, interstate highway, or adopted ODOT 

Facility Plan.” 

The Multimodal Transportation Gap summarizes the existing facility gaps for the automobile, truck/freight, 

pedestrian, bicycle, Americans with Disability (ADA), and transit networks. 

This Highway Impact Summary is intended to address the potential effects on ODOT facilities within the 

Metro Regional Center or nearby that may occur from proposed changes to the current Comprehensive 

Plan policies and zoning for the project area. 

Figure 1 illustrates the Project study area, the proposed Metro Region 2040 boundary, and proximity to the 

OR217 ramp terminal.  
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Figure 1: Study Area 
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Existing Downtown Tigard Subarea Map 

Most of the project area lies within Downtown Tigard and is zoned MU-CBD2. As identified in the City’s 

Development Code, Downtown Tigard is further divided into four (4) unique subareas as well as a Station 

Area Overlay. Figure 2 illustrates the Subarea Map for Downtown Tigard. 

Figure 2: Tigard Downtown Plan District Sub-Areas Map 

 

As part of the Project, modifications to the Subarea Map are proposed as well as changes to expand the 

Downtown mixed-use zone (MU-CBD) to additional parcels east of Hall Blvd. 

 
2 https://www.tigard-or.gov/your-government/departments/community-development/planning/zoning 

https://library.qcode.us/lib/tigard_or/pub/municipal_code/item/title_18-18_600-chapter_18_650-18_650_080
https://www.tigard-or.gov/your-government/departments/community-development/planning/zoning
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PLANNED TRANSPORTATION IMPROVEMENTS 

There are several planned transportation facilities and investments within the Project study area that 

support vehicular capacity improvements, mode shift from single occupancy vehicles (SOV) to active 

transportation modes, and safety improvements. These improvement projects are documented in the plans 

and projects summarized below with further detail of their respective benefits described in Appendix A. 

◼ Southwest Corridor Light Rail Project  

◼ City of Tigard Transportation Safety Action Plan 2019 

◼ City of Tigard Transportation System Plan 2022 

◼ Washington County Transportation System Plan 2019 

◼ Statewide Transportation Improvement Program 2021-2024 

◼ Metro Regional Transportation Plan 2018 

◼ Metro Regional Transportation Plan 2023 

◼ TriMet Pedestrian Plan, 2020 

EXISTING TRANSPORTATION NETWORK 

The following sections describe specific modal infrastructure for the pedestrian, bicycle, and transit 

networks, and identifies gaps in those networks. These summaries rely on the information published in the 

City’s recently adopted 2020 Transportation System Plan (TSP) as well as ODOT’s TransGIS website. 

Automobile Network 

The general characteristic of the Project area is that of a Traditional Downtown/Central Business District. The 

Project area is generally bounded by OR99W (Pacific Highway West) to the north-northwest, OR217 to the 

east, and Fanno Creek to the south-southwest, with OR141 (SW Hall Boulevard/Beaverton-Tualatin Highway) 

running north-south through the center. 

State Facilities 

OR99W (Pacific Highway West) 

OR99W (Pacific Highway West) is an Urban Other Principal Arterial with a posted speed of 35mph within the 

Project area (OR217 southbound ramps [MP 8.69] to SW McKenzie Street [MP 9.56]). West of SW 

Greenburg/Main Street(MP 8.93), OR99W has a 4-lane section. East of SW Greenburg Road/Main Street, 

OR99W widens to a 5-lane section approaching the OR217 interchange. Shoulders are provided along 

OR99W within the Project area with the exception of the segment on and approaching the OR99W viaduct 

over the Portland & Western Railroad/Westside Express Service Light Rail (MP 9.18 to MP 9.38). OR 99W is 

classified as a Statewide Highway. 

According to ODOT’s TransGIS, the Average Annual Daily Traffic (AADT) within the Project area on OR99W is 

approximately 35,500 with a range of 30,001 to 50,000. 

https://gis.odot.state.or.us/transGIS/
https://gis.odot.state.or.us/transGIS/
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OR141 (SW Hall Boulevard/Beaverton-Tualatin Highway) 

OR141 (SW Hall Boulevard/Beaverton-Tualatin Highway) is a 2-lane Urban Minor Arterial with paved 

shoulders and a posted speed of 30mph between OR99W (MP 4.97) and Tigard City Hall (MP 5.62). Two-

way left turn (TWLT) lanes and dedicated left-turn lanes are located intermittently. South of Tigard City Hall, 

the posted speed increases to 35mph. 

According to ODOT’s TransGIS, the AADT on OR141 within the Project area is approximately 9,400 with a 

range of 5,001-10,000 between OR99W and SW Burnham Street and approximately 11,200 with a range of 

10,001 – 15,000 south of SW Burnham Street. 

Interchange 

The OR99W/OR217 southbound ramp terminal is located approximately 100 feet east, and the 

OR99W/OR217 northbound ramp terminal is located approximately 730 feet east of the Project study area. 

Primary Local Streets 

The primary local streets within the Project area are SW Main Street, SW Burnham Street, SW Commercial 

Street, SW Hunziker Street, and SW Scoffins Street. A summary of the roadway characteristics including 

functional classification, number of lanes, posted speed, and on-street parking is summarized in Table 1. 

Table 1: Primary Local Street Characteristics 

Roadway 

Functional 

Classification 

Number of Travel 

Lanes 

Posted Speed 

(MPH) On-Street Parking 

SW Main St Collector 2 20 Yes 

SW Burnham St Collector 2-3 30 Yes 

SW Commercial St Local 2 30 Yes 

SW Hunziker St Collector 2 35 No 

SW Scoffins Rd Collector 2-3 Not Posted No 

 

In addition to the network described above, the Project has identified a Recommended Connectivity 

Concept that includes the new local multimodal streets, proposed paths, and shared street connections to 

facilitate the movement of people in and around the Downtown Tigard area. Appendix B illustrates the 

Recommended Connectivity Concept. 

Study Intersections 

The Downtown Tigard Reimagined Plan area includes 11 study intersections analyzed for existing and future 

motor vehicle traffic operations. These intersections include a mix of Oregon Department of Transportation 

(ODOT) facilities and City of Tigard facilities. Table 2 describes the intersection jurisdiction and intersection 

control. 
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Table 2. Study Intersections and Intersection Control Type 

# Intersection Jurisdiction Intersection Control 

1 OR 99W/SW Hall Boulevard ODOT Signalized 

2 OR 99W/OR 217 (southbound ramps) ODOT Signalized 

3 OR 99W/OR 217 (northbound ramps) ODOT Signalized 

4 OR 99W/SW Main Street/SW Greenburg Road ODOT Signalized 

5 OR 99W/SW Main Street/SW Johnson Street ODOT Signalized 

6 SW Hall Boulevard/SW Hunziker Street/SW Scoffins Street ODOT Signalized 

7 SW Hall Boulevard/SW Commercial Street ODOT Two-Way Stop Control 

8 SW Hall Boulevard/SW Burnham Street ODOT Signalized 

9 SW Main Street/SW Commercial Street Tigard One-Way Stop Control1 

10 SW Main Street/SW Scoffins Street Tigard All-Way Stop Control 

11 SW Main Street/SW Tigard Street Tigard One-Way Stop Control2 

1. SW Commercial Street northbound stop controlled. 

2. SW Tigard Street southbound stop controlled 

Truck/Freight Network 

OR99W is classified as a freight route in the Oregon Highway Plan and is part of the National Freight 

network. OR99W within the Project area is identified as a Reduction Review (ORS 366.215) Route; however, 

it is not identified as a High Clearance Route. Trucks compose approximately 3.8 percent of traffic on 

OR99W within the Project area. None of the local streets within the Project are part of the National or OHP 

Freight network. 

Pedestrian Network and Network Gaps 

The City of Tigard's TSP documents the pedestrian network and network gaps within the Project area. Figure 

3 illustrates the existing pedestrian and planned pedestrian network for the Project area3. 

 

 
3 ODOT’s TransGIS website incorrectly identifies the presence of sidewalks on OR99W. 
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Figure 3: Pedestrian Network 
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Within the Downtown Tigard Reimagined study area, there are streets with complete sidewalks on both 

sides, streets with a complete sidewalk on one side, and streets with no complete sidewalks. There is also 

the Tigard Heritage Trail and the Fanno Creek Trail, the latter of which has overhead flashing beacons at its 

crossing at SW Hall Boulevard and a rectangular rapid flashing beacon at its crossing with SW Main Street. 

Streets with complete sidewalks provide a mixture of curb-tight sidewalks as well as sidewalks that are set 

back from the curb with street trees or stormwater retention facilities. SW Burnham Street has four midblock 

crosswalks, three of which include brick pavers on an asphalt street, as well as curb extensions to shorten 

the pedestrian crossing distance. Similarly, all of the crosswalks on SW Main Street on the west side of the 

railroad tracks use brick pavers to denote crossings at either intersections or at midblock locations. 

Streets with complete sidewalks on one side of the street are somewhat common within the study area. 

Among the study area streets, SW Hall Boulevard has a complete sidewalk on the west side of the street, 

but a limited amount of sidewalk on the east side of the street south of SW Hunziker Street. On SW Hunziker 

Street, there is a complete sidewalk on the north side of the street and a partially complete sidewalk on the 

south side of the street. SW Tigard Street has a complete sidewalk on the north side of the street, but the 

south side of the street only has a complete sidewalk near the SW Main Street intersection.  

Streets that do not have complete sidewalks vary in where these facilities are lacking. Highway 99W 

through downtown Tigard has no sidewalks on the bridge over the railroad tracks, but there are sidewalks 

on either side of the bridge. SW Ash Avenue east of the railroad tracks has no sidewalks at all. And SW 

Scoffins Street has complete sidewalks north of SW Ash Avenue but no sidewalks south of Ash Avenue. 

Bicycle Network and Network Gaps 

The City of Tigard's TSP documents the bicycle network and network gaps within the Project area. Figure 4 

illustrates the existing bicycle and planned bicycle network for the Project area. 

On-street bicycle lanes are located on Highway 99W, SW Hall Boulevard, and SW Greenburg Road. 

Highway 99W is classified as a principal arterial, and SW Hall Boulevard and SW Greenburg Road are both 

classified as arterials. The Highway 99W bridge over the railroad does not include bicycle lanes. 

For the remaining street network within the study area, bicyclists must share the roadway with vehicles. SW 

Main Street, SW Hunziker Street, SW Burnham Street, and SW Scoffins Street are all classified as collector 

roadways with shared bicycle and vehicular facilities. The remaining streets in the study area are 

neighborhood roadways. 

As shown in Figure 4, two key active transportation connections are proposed to address existing gaps in 

the active transportation network across the railroad. These proposed active transportation connections 

include the SW Grant Avenue/SW 9th Avenue railroad undercrossing and the SW Ash Avenue railroad 

overcrossing. 

Addressing these active transportation gaps will increase active transportation access in the study area 

and improve larger active transportation connectivity by providing lower stress, higher comfortable 

connections accessible to a broader range of populations. Today, the only grade separated railroad 

crossing within the study area is OR99W which as described previously, does not include sidewalks or bike 

lanes. 
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Figure 4: Bicycle Network 
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American with Disability Act (ADA) Gaps 

The following section summarizes the presence and compliance of ADA facilities located along the state 

highways located in the Project area. The majority of intersections are equipped with ADA infrastructure 

(ramps, push buttons, detectable warning systems), but based on further review, do not meet ADA 

compliance. 

Pedestrian Ramps 

The following intersections do not meet ADA ramp compliance for all corners of the intersection. 

◼ OR99W/SW McKenzie Street 

◼ OR99W/SW Johnson Street/SW Main Street 

◼ OR99W/OR141 (Hall Boulevard/Beaverton-Tualatin Highway) 

◼ OR99W/OR217 southbound ramps 

◼ OR141 (Hall Boulevard/Beaverton-Tualatin Highway)/SW Commercial Street 

The following intersections do not meet ADA ramp compliance for most corners of the intersection. 

◼ OR99W/SW Greenburg Road/Main Street – the northwest corner ramp meets ADA compliance; all 

other corners do not. 

◼ OR141 (Hall Boulevard/Beaverton-Tualatin Highway)/SW Hunziker Road – the northeast corner ramp 

meets ADA compliance; all other corners do not. 

◼ OR141 (Hall Boulevard/Beaverton-Tualatin Highway)/SW Scoffins Street – the southwest corner ramp 

meets ADA compliance; all other corners do not. 

◼ OR141 (Hall Boulevard/Beaverton-Tualatin Highway)/SW Burnham Street – the northeast corner of 

ramp meets ADA compliance; all other corners do not. 

Push Buttons 

Push buttons are located at all state highway intersections within the Project area; however, all push 

buttons are flagged as “poor” for functional condition and lack audible signal, making them not 

compliance to ADA standards. 

ADA information including ramp compliance, push button information is provided on ODOT’s TransGIS 

website: ODOT TransGIS (state.or.us). 

Sidewalks 

Sidewalk conditions on OR99W and OR141 were evaluated as part of the Multimodal Transportation 

Summary. As previously state and shown in Figure 3, sidewalk gaps are present along OR99W. Where 

sidewalks exist, they often do not meet ADA compliance for facility widths due to clearance requirements 

or pinch points (mailboxes, utility poles, signage, railings, etc.) 

There remains a need to close sidewalk and ADA infrastructure gaps, consistent with the projects and 

priorities expressed in the City’s TSP. 

  

https://gis.odot.state.or.us/transGIS/
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Transit Network and Network Gaps 

Transit service in Downtown Tigard is provided by TriMet and Yamhill County Transit. 

There are seven bus lines and one commuter rail line across two transit agencies that serve the Project 

area. These include two frequent service TriMet bus routes (Line 12 and Line 76), as well as one-seat service 

to downtown Portland, Beaverton, Tualatin, Lake Oswego, Wilsonville, and McMinnville. Table 3 includes 

service details for each transit route within the downtown Tigard study area. 

Each of these transit routes serves the Tigard Transit Center, which is located on SW Commercial Street to 

the south of SW Main Street. Tigard Transit Center includes a park and ride, and bike lockers/bike racks. 

Figure 5 illustrates the existing and planned transit network. 

Table 3. Transit Routes Serving Downtown Tigard 

Route Operator Service Days Hours Frequency 

WES 

Commuter Rail 
TriMet Weekdays 

5:15 AM – 9:30 AM 

3:30 PM – 7:45 PM 
45 minutes 

12 TriMet All Days 5:00 AM – 2:00 AM 15 minutes 

45 TriMet All Days 
5:45 AM – 8:30 PM (weekdays) 

10:30 AM – 7:45 PM (weekends) 

60 minutes (weekdays) 

75 minutes (weekends) 

64 TriMet Weekdays 2:45 PM – 7:30 PM 30 minutes 

76 TriMet All Days 6:00 AM – 11:50 PM 15 minutes 

78 TriMet All Days 
6:00 AM – 11:30 PM (weekdays) 

6:00 AM – 8:20 PM (weekends) 
30 minutes 

94 TriMet All Days 4:30 AM – 1:10 AM 
15 minutes (PM peak) 

30 minutes (all other times) 

44/44X 

Yamhill 

County 

Transit 

Monday – 

Saturday 

5:10 AM – 8:50 PM (weekdays) 

7:45 AM – 7:45 PM (Saturday) 

45 minutes (weekday peak) 

90 minutes (weekday off-peak) 

3 hours (Saturday) 

Southwest Corridor Light Rail Project 

Metro, TriMet, and the Federal Transit Administration completed the Final Environmental Impact Statement 

(FEIS) for the Southwest Corridor Light Rail Project in January 2022. The FEIS identified a preferred route 

through downtown Tigard, beginning with an at-grade crossing of SW Hunziker Street at SW Knoll Drive, then 

running adjacent to SW Hall Boulevard to SW Commercial Street, where the alignment turns to the south 

and runs along the eastside of the existing railroad tracks. Figure 5 includes the routing for the proposed 

Southwest Corridor project. 

The Southwest Corridor Light Rail Project was part of a larger transportation funding measure on the 

November 2020 ballot across the entire Metro region. That measure failed to pass, so design work on the 

Southwest Corridor Light Rail Project has been paused. 
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Transit Bottlenecks 

During the summer of 2023, TriMet and Metro launched the “Better Bus” program designed to make bus 

travel more effective and more attractive using a data-driven approach. Preliminary analysis identified in 

the Better Bus: Simplified Systemwide Review web-based tool provides a detailed look at six evaluation 

metrics related to transit operations on the entire TriMet bus system. This data was derived from an initial 

screening of the entire TriMet bus system with exclusion of some geographic locations (e.g., transit mall, 

Tilikum Crossing, transit centers). High & medium delay locations were identified through the application of 

a scoring approach using 20 values: four delay and travel time metrics and five time periods. The analysis 

divided the TriMet service area into 14 subareas and the top 20% of segments within each subarea were 

selected and incorporated into the Better Bus: Simplified Systemwide Review web-based tool. 

Exhibit 1 shows Passenger Delay (passenger hours) per mile per day and Exhibit 2 shows travel time 

variability (ratio of run times) in Downtown Tigard where transit service is provided. 

Exhibit 1: Passenger Delay (passenger hours) per mile per day 

 

Exhibit 2: Travel Time Variability (ratio of run times) 

 

As shown in Exhibit 1, greater than 5 hours of passenger delay is reported along OR99W as well as SW 

Commercial Street in Downtown Tigard. Exhibit 2 shows high levels of travel time variability at the SW 

Greenburg Road/OR99W intersection.  
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Opportunities to address existing transit service bottlenecks including passenger delay and travel time 

variability should be explored as part of a follow-up transit service and operations study. The City should 

evaluate grant funding opportunities in partnership with ODOT to address transit bottlenecks and 

operations.
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Figure 5: Transit Facilities 
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EXISTING DEVELOPMENT CAPACITY OF THE CFA 

Section 18.650.050 Development Standards of the City’s Development Code set the standards for the 

existing maximum development capacity. The building height maximums and residential density maximums 

are the most significant development standards impacting development capacity. These standards are 

summarized below for each of the four (4) subareas within Downtown Tigard. 

 

Today, the maximum units per acre within the subareas in Downtown Tigard is 50 units per acre, with 

densities of up to 80 units per acre permitted in the Station Overlay as shown above. 

One of the primary proposed changes as part of the Project is to eliminate the maximum residential density 

and rely on maximum building heights and setbacks. 
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PROPOSED DEVELOPMENT CAPACITY OF CFA 

The Project study area has a very small supply of buildable (i.e., vacant) land. Much of what is identified as 

having a high level of redevelopment potential is in the Fanno Creek vegetated corridor and is not 

developable. 

The two primary changes resulting from the adoption of the Project and updates to the comprehensive 

plan that could affect development capacity, in addition to other changes affecting the character of 

future development, are: 

◼ Modifications to the City’s Development Code to eliminate residential density maximums. 

◼ Modifications to the subarea boundaries within the Downtown Tigard area and expansion of the 

downtown zoning to adjacent parcels within the Project area east of SW Hall Boulevard to reflect the 

preferred land use concept more closely. For example, the sites near the future light rail station are 

shown with industrial zoning but the preferred concept includes 6-12 story development. 

Modifications to the City’s Development Code 

As described earlier, the Project proposes to eliminate maximum residential densities currently set for the 

downtown subareas and identified within Table 18.650.050 Development Standards in the City’s 

Development Code  

Building height maximums are currently set at 80 feet (~7 stories) for the Main Street, Scoffins/Commercial, 

and Fanno/Burnham subareas and 45 feet (~4 stories) for the 99W/Hall Corridor subarea and any areas 

within 200 feet of Fanno Creek Park. Building heights by subarea are proposed to be refined as shown in 

Figure 6. The maximum proposed building heights are primarily 6 stories with some areas up to 8 stories and 

12 stories near the future Light Rail Station. 

Modifications to Subarea Boundaries 

The proposed modifications to the subarea boundaries within Downtown Tigard and expansion of the MU-

CBD zoning district boundary are identified as part of the Preferred Land Use Concept. This overlay, 

illustrated in Figure 6 identifies typologies, general land use types, district areas, and building story 

recommendations. 
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Figure 6: Preferred Downtown Tigard Land Use Map 
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SUMMARY OF ADDITIONAL MOTOR VEHICLE TRAFFIC 

As described earlier, the land use changes associated with the Project will be almost exclusively focused 

on modifying the subarea boundaries within the existing Downtown zone (MU-CBD), which covers nearly 

the entire Project Area, and changing the zoning for the properties east of SW Hall Boulevard from industrial 

to urban mixed-use allowing buildings between 6 – 12 stories in height. 

As a result, the additional motor vehicle traffic generated by the adoption of the Project is primary focused 

on two changes: 

◼ Refinement of building height maximums and boundary expansion in the Hall Gateway District to 

accommodate future transit-oriented development. 

◼ Boundary expansion of the Burnham Mixed-Use District to include the Tigard City Library. 

Hall Gateway District 

The Hall Gateway District is anticipated to include future large-scale transit-oriented development that 

includes a relocated on-street bus transit center and the addition of a light rail station at Hall Boulevard. 

The Project also proposes expanding the boundary of the Hall Gateway District southwest of SW Hall 

Boulevard.  

The feasibility of the Hall Gateway District being built out to 6 to 12 story buildings relies on the development 

of these non-motorized transportation facilities to attract this level of development and make feasible from 

a market standpoint. If investment like the relocated on-street bus transit center and light rail station do not 

come to fruition, it is unlikely that development consistent with this plan in the proposed Hall Gateway 

District would be catalyzed. Because the development associated with the proposed Hall Gateway District 

is heavily dependent on the investment in these active transportation facilities, the increase in motor 

vehicle trips is negligible. For the negligible amount of increased motor vehicle trips generated by the 

proposed changes to the Hall Gateway District, the currently planned mitigation and transportation 

improvement projects identified in Appendix A are anticipated to address the additional vehicular trip 

impacts. 

Burnham Mixed-Use District 

The primary change to the Burnham Mixed-Use District is the expansion easterly across SW Hall Boulevard. In 

this location, high-intensity mixed-use housing with active ground floor is encouraged. Because the Tigard 

Downtown Plan District Sub-Areas Map already includes most of the Burnham Mixed-use District area, 

additional trips are only associated with the newly added boundary east of SW Hall Boulevard. Because of 

the proximity to the planned transit and light-rail station improvements, the increase in motor vehicle trips is 

negligible. For the negligible amount of increased motor vehicle trips generated by the proposed changes 

to the Burnham Mixed-Use District, the currently planned mitigation and transportation improvement 

projects identified in Appendix A are anticipated to address the additional vehicular trip impacts.  



November 6, 2023 Page 20 

Tigard Downtown Reimagined   Summary of Additional Motor Vehicle Traffic 

Kittelson & Associates, Inc.    

Existing Transportation Analysis Zones Assumptions 

Metro maintains the travel demand model that estimates current and future housing and employment in 

the region. The estimates are based on the coordinated population forecast, economic forecasts, land use 

plans, assumptions and desires about how areas will develop or redevelop. Model development and 

refinement is completed in coordination with local jurisdictions.  

The Project study area is primarily covered by four different transportation analysis zones (TAZ) in the model. 

The table below shows the location of these four TAZs in downtown Tigard and summarizes the projected 

increase in number of households and in employment between 2015 and 2040. Table 4 below provides 

further details on household and employment growth. 

Table 4: Transportation Analysis Zones – Downtown Tigard 

TAZ 2015 

Households 

2040 

Households 

Household 

Increase 

2015 

Employment 

2040 

Employment 

Employment 

Increase 

1,039 95 95 0 3,252 3,555 303 

1,041 241 904 663 674 1,335 661 

1,042 264 1,141 877 505 1,038 533 

1,043 117 341 224 522 735 213 

Total 717 2,481 1,764 4,953 6,663 1,710 

 

As shown above, growth of approximately 1,764 households and 1,710 employment is projected for the 

study area. For context, approximately 28 six-story buildings with 10 units per floor is equivalent to 1,700 

households. 

The proposed changes associated with the Project (subarea boundary and development code 

modifications) are not anticipated to create new vehicular trips beyond what’s anticipated in the 2040 

travel demand model. Instead, these changes are proposed to right-size the development code standards 

that currently limit the reality of the forecasted development from occurring. 

The maximum development capacity is unclear at this time; however, these proposed changes are not 

anticipated to result in 20-year growth exceeding what is currently allocated in the Metro Travel Demand 

Model. The maximum development capacity is based on full utilization within downtown. Current market 

conditions and ownerships are not expected to deliver such a level of development within the next 20 

years. 

Note: An Existing and Future Traffic Conditions Report and Multimodal Transportation and Safety Report 

(Reference 1) was produced by the Project team. The report documents the Existing Year 2022 and Future 

Year 2040 traffic conditions. 
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SUMMARY OF FATAL AND SERIOUS INJURY CRASHES 

A summary of fatal and serious injury (Injury A) crashes within the CFA in the five most recent years where 

data is available is provided below. 

There were 306 reported crashes within the Project study area between January 1, 2016 and December 31, 

2020. Only crashes that were reported to the police are included below; crashes that resulted in minimal to 

no vehicular damage with no injury or possible injury may not be reported. The 306 documented crashes 

are broken down by injury severity below. 

◼ 1 fatal crash 

◼ 8 serious injury crashes 

◼ 29 minor injury crashes 

◼ 126 possible injury crashes 

◼ 142 non-injury crashes 

Of these 306 crashes reported within the study area, 197 crashes were reported along Highway 99W, and 

93 crashes were reported along SW Hall Boulevard. With 36 reported crashes at the SW Hall 

Boulevard/Highway 99W intersection, there were a total of 254 crashes on these two corridors alone, 

representing 83 percent of all crashes within the downtown Tigard study area from 2016 to 2020. 

Fatal and Severe Injury A Crashes 

One fatal crash was reported in the Project study area during the most recent five-year analysis period. The 

fatal crash occurred on March 13th, 2018, at 5 PM under clear and dry conditions on SW Hall Boulevard 

south of SW Scoffins Street. The crash, which involved three vehicles, occurred when a southbound vehicle 

rear-ended another southbound vehicle. A horizontal curve in the road is present at this location, which the 

police report indicates to be a factor in the crash. In addition to the crash fatality, one driver suffered a 

possible injury, and another driver was not injured. 

The eight serious injury crashes are detailed in Table 5 below. Of these eight crashes, six occurred on an 

ODOT facility. There were no reported serious injury crashes in 2019 or 2020. Three of the serious injury 

crashes involved a motorcycle, one involved a bicyclist, and one involved a pedestrian. There was only 

one serious injury crash that involved two or more vehicles. Three of the crashes occurred at the Highway 

99W/SW Hall Boulevard intersection. 
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Table 5: Severe Injury A Crashes with Downtown Tigard Study Area – January 1, 2016, to December 31, 2020 

Date Time Location 

Weather 

Conditions Crash Type Description 

2/9/2016 2 PM 
SW Hall Boulevard/SW 

Garden Place 

Clear and 

Dry 

Rollover – 

single car 

collision 

A southbound motorcyclist drove over 

some gravel in the roadway, which led to 

the collision. 

11/23/2016 2 AM 
SW Hall Boulevard (south 

of SW Burnham Street) 

Rainy and 

Dark 

Fixed object 

collision –

telephone 

pole 

A southbound driver was driving recklessly 

in excess of the posted speed limit and 

crashed into a telephone pole. A bicyclist 

was also injured subsequent to the 

collision. 

5/14/2017 5 AM 
Highway 99W (east of SW 

Johnson Street) 

Cloudy and 

Wet, Twilight 

Fixed-object 

collision – 

guard rail 

Eastbound driver was driving carelessly 

and was drowsy and crashed into the 

guard rail on Highway 99W 

5/25/2017 2 PM 
Highway 99W/ SW Hall 

Boulevard 

Clear and 

Dry 

Single car 

collision 

Westbound motorcyclist fell off their 

vehicle 

10/30/2017 4 PM 
Highway 99W/ SW Hall 

Boulevard 

Clear and 

Dry 
Angle collision 

Eastbound driver disregarded the traffic 

signal, striking a vehicle on SW Hall 

Boulevard 

1/6/2018 12 PM 
SW Garden Place (south 

of Highway 99W) 

Cloudy and 

Dry 

Single car 

collision 

Eastbound motorcyclist turning right from 

driveway to roadway fell off their vehicle 

7/26/2018 12 PM 
SW Burnham Street (south 

of SW Ash Avenue) 

Clear and 

Dry 

Angle collision 

involving a 

bicyclist 

Southbound driver did not yield the right-

of-way to a northbound bicyclist and 

struck the bicyclist 

12/19/2018 4 PM 
Highway 99W/ SW Hall 

Boulevard 

Cloudy and 

Dry 

Collision 

involving a 

pedestrian 

Southbound driver struck a pedestrian 

crossing the street outside of the crosswalk 

ODOT Safety Priority Index System 

The Safety Priority Index System (SPIS) is a method originally developed in 1986 by the Oregon Department 

of Transportation (ODOT) for identifying potential safety problems on state highways. The Federal Highway 

Administration (FHWA) accepted SPIS as fulfilling the requirements of the Highway Safety Improvement 

Program (HSIP). 

ODOT’s TransGIS website provides SPIS data from 2016 to 2020. Based on a review, the following locations 

within the Project study area are identified as SPIS sites: 

◼ SW Main Street/SW Johnson Street/OR99W 

◼ SW Main Street/SW Greenburg Road/OR99W 

◼ SW Hall Boulevard (Beaverton-Tualatin Highway No. 141)/OR99W 

◼ SW Hall Boulevard (Beaverton-Tualatin Highway No. 141)/SW Scoffins Street/SW Hunziker Road 

 

https://gis.odot.state.or.us/transGIS/
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APPENDIX A 

Southwest Corridor Light Rail Project 

Metro, TriMet, and the Federal Transit Administration completed the Final Environmental Impact Statement 

(FEIS) for the Southwest Corridor Light Rail Project in January 2022. The FEIS identified a preferred route 

through downtown Tigard, beginning with an at-grade crossing of SW Hunziker Street at SW Knoll Drive, then 

running adjacent to SW Hall Boulevard to SW Commercial Street, where the alignment turns to the south 

and runs along the eastside of the existing railroad tracks. 

The Southwest Corridor Light Rail Project was part of a larger transportation funding measure on the 

November 2020 ballot across the entire Metro region. That measure failed to pass, so design work on the 

Southwest Corridor Light Rail Project has been paused.  

City of Tigard Transportation Safety Action Plan 2019 

The Tigard Transportation Safety Action Plan (TSAP), completed in September 2019, examined historic crash 

data across the city to identify future roadway investments to address safety concerns. Of the six locations 

with site-specific treatments, the segment of Highway 99W from SW Main Street/SW Greenburg Road to SW 

Hall Boulevard falls within the Project study area. 

The TSAP recognizes that there are limited opportunities for safety-focused improvements along this 

segment because Highway 99W is a seven-lane facility and the Highway 99W/SW Hall Boulevard and 

Highway 99W/SW Main Street/SW Greenburg Road intersections each have more than 40,000 vehicles that 

enter each day. However, the TSAP identifies two opportunities for safety-focused improvements – an 

access management evaluation along Highway 99W in this corridor, and an improvement pedestrian 

crossing at the SW Greenburg Road/SW Center Street intersection, including curb extensions and a median 

refuge island. 

City of Tigard Transportation System Plan 2022 

Tigard on the Move, the city’s Transportation System Plan (TSP) was completed in January 2022 and creates 

a list of transportation projects and programs for the city to implement with available funding over the next 

20 years. Projects are grouped into six categories: stronger streets network, urban upgrades and active 

transportation, connectivity, transit, transportation systems management and operations (TSMO), and 

special study areas. 

TSP Chapter 6. Recommended Investments contains the list of projects. 

TriMet Pedestrian Plan, 2020 

TriMet’s Pedestrian Plan focuses on three primary objectives: Removing barriers to riding transit, improving 

partnership between cities, counties, and the State, as well as equipping partnering agencies with an 

access-to-transit lens to help inform their decision-making and support future funding request. 

TriMet’s Pedestrian Plan identifies needs in and around Downtown Tigard including previously identified 

projects (sidewalk infill, new roadways and new trails identified in existing plans) and identified gaps 

(sidewalk gaps identified through the TriMet Pedestrian Plan). These projects are identified in Appendix E, 

Appendix F, and Appendix G.  

https://trimet.org/walk/


 

 

Washington County Transportation System Plan 2019 

The Washington County Transportation System Plan (TSP) Update provides direct guidance on how to build, 

operate, and maintain Washington County’s major roadway network, while addressing complementary 

elements of the larger transportation system – including transit, multi-use trails, state highways and freight 

railroads – maintained by other entities. 

No projects are identified within the Project study area based on a review of the Washington Count TSP 

Update.  

Statewide Transportation Improvement Program 2021-2024 

OR 217 Auxiliary Lanes Project | Project #: 18841 

Construction for the OR 217 Auxiliary Lanes Project began in December 2021 and continues through 2025.  

On OR217, add a southbound auxiliary lane from OR10 to OR99W and a northbound auxiliary lane from 

OR99W to SW Scholl's Ferry Rd (OR210) to improve safety and traffic reliability. Pave road, add protective 

screening, and bridge updates on Allen Blvd and Denny Rd structures. Pave road, replace joints, and repair 

deteriorating concrete columns on OR210 over OR217 structure. Add sidewalks and bike lanes to the Hall 

Blvd (OR141) over OR217 overcrossing to improve bicycle and pedestrian connectivity. Add bridge rail that 

meets the current standards to the Fanno Creek Bridge. Install signs and technology to capture traffic 

statistics and improve operations. Add a signal pole base and conduit to the design of the Hall Blvd Bridge 

replacement. 

OR99: I-5 – McDonald St | Project #: 20435 

Repave roadway, fill in sidewalk and bike lane gaps, upgrade curb ramps to current standards, improve 

access management, and address drainage as needed. Includes full signal upgrade at Johnson/Main. This 

project will repair rutting and surface damage from vehicles and allow safer travel for motor vehicle 

operators, bicycle riders and pedestrians. 

OR141/OR217 curb ramps | Project #: 22431 

Construct curb ramps to meet compliance with the Americans with Disabilities Act (ADA) standards. 

  



 

 

Metro Regional Transportation Plan 2018 

As the metropolitan planning organization for the Portland metropolitan area, Metro is authorized by 

Congress and the State of Oregon to coordinate and plan investments in the transportation system for 

Clackamas, Multnomah and Washington counties. This is done through periodic updates to the Regional 

Transportation Plan – now every 5 years. The projects listed below are located within the Project study area. 

Tigard Bikeway Improvements | RTP # 11221 

Description Make spot improvements on key low-volume, low speed through-routes to facilitate bike & 
pedestrian travel; identify them as bike/pedestrian routes. 

To Multiple locations 

From Various 

Agency Tigard 

Primary Purpose Increase travel options/alt. to driving alone 

RTP Category Active Transportation 

Estimated Cost 
(2016 $) 

4,300,000 

Time Period 2028-2040 

Tigard Town Center Pedestrian Improvements | RTP # 10760 

Description Improve sidewalks, lighting, crossings, bus shelters and benches throughout the Town Center 
including: Highway 99W, Hall Blvd, Main Street, and neighborhood streets. 

To Tigard Town Center 

From Throughout TC area 

Agency Tigard 

Primary Purpose Increase travel options/alt. to driving alone 

RTP Category Active Transportation 

Estimated Cost 
(2016 $) 

2,000,000 

Time Period 2018-2027 

Hall/Hunziker/Scoffins Intersection Realignment | RTP # 11223 

Description Realign offset intersection to cross intersection to alleviate congestion and safety issues. 

To Hall Blvd. 

From Intersection with Hunziker & Scoffins 

Agency Tigard 

Primary Purpose Improve system efficiency 

RTP Category Roads and Bridges 

Estimated Cost (2016 $) 10,000,000 

Time Period 2018-2027 

Ash Avenue Extension | RTP # 11407* 

Description Extend Ash Avenue across the railroad tracks from Burnham to Commercial Street. 



 

 

To Burnham Street 

From Commercial Street 

Agency Tigard 

Primary Purpose Improve system efficiency 

RTP Category Roads and Bridges 

Estimated Cost (2016 $) 10,000,000 

Time Period 2018-2027 

Note: the Ash Avenue Extension project is proposed for removal in the draft 2023 Metro Regional 

Transportation Plan (RTP). 

Metro Regional Transportation Plan 2023 

The 2023 Regional Transportation Plan and High Capacity Transit Strategy include regional policies and 

planned projects recommended by transportation agencies to address the region’s significant and 

growing transportation needs. 

Public input will help guide decision-makers as they work together to finalize the policies, strategies and 

projects that will shape greater Portland’s transportation system through 2045. 

The Joint Policy Advisory Committee on Transportation and Metro Council will take action on approving the 

2023 Regional Transportation Plan and High Capacity Transit Strategy in November 2023. 

 

https://www.oregonmetro.gov/regional-leadership/metro-advisory-committees/joint-policy-advisory-committee-transportation
https://www.oregonmetro.gov/regional-leadership/metro-council
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 RECOMMENDATIONS AND FINDINGS 

OF THE PLANNING COMMISSION 
FOR THE CITY OF TIGARD, OREGON 

 
 
SECTION I. APPLICATION SUMMARY 
 
CASE NAME: DOWNTOWN REIMAGINED COMPREHENSIVE PLAN AMENDMENTS 
 
CASE NO.: Comprehensive Plan Amendment (CPA) CPA2024-00005 
 
PROPOSAL:  To amend the Tigard Comprehensive Plan to update the policies and recommended 

actions for Chapter 15: Downtown Plan District and to adopt the 2024 Downtown 
Reimagined Land Use and Transportation Recommendations Report as the supporting 
ancillary document to these policy changes. 

 
The proposed Comprehensive Plan text amendments for the City Council’s review are 
included as Attachment 1 to the ordinance and summarized below in Section III of this 
report. The 2024 Downtown Reimagined Land Use and Recommendations Report is 
included as Attachment 2 to the ordinance. 

 
APPLICANT: City of Tigard 

13125 SW Hall Blvd.  
Tigard, OR 97223 

  

 
ZONES: Downtown Tigard Plan District (MU-CBD) 
 
LOCATION: Downtown  
 
APPLICABLE 
REVIEW 
CRITERIA:  Statewide Planning Goals 1 (Citizen Involvement), 2 (Land Use Planning), and Goal 10 

(Housing); METRO’s Urban Growth Management Functional Plan Title 8; 
Comprehensive Plan Goals 1.1.2, 1.2.1, 1.2.5, 2.1.3, 2.1.4, 2.1.5, 2.1.6, 2.1.15, 2.1.19, 
2.1.20, 2.2.1, 9.1.5, 9.2.2, 9.3.1, 9.3.2, and 10.1.7; and Tigard Development Code 
Chapters 18.710 and 18.790. 

 
SECTION II. PLANNING COMMISSION RECOMMENDATION 
 
The Planning Commission recommends unanimously that the City Council adopt the amendments to the Tigard 
Comprehensive Plan and the supporting Land Use and Transportation Recommendations Report with any 
alterations as determined appropriate by the City Council through the public hearing process. 
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SECTION III. BACKGROUND INFORMATION AND PROJECT SUMMARY 
 
Project History 
Efforts to revitalize Downtown Tigard date to 2005 and the Council-approved Tigard Downtown 
Improvement Plan (TDIP). This plan reflected stakeholder’s vision of a vibrant, mixed-use, and pedestrian-
friendly downtown. 
 
In 2009, the TCDA engaged the University of Oregon’s Portland Urban Architecture Research Laboratory to 
refine and visualize the Tigard Downtown Improvement Plan as a design vision. The document showed how 
Downtown could grow over 50 years within the framework of the TDIP. 
 
In 2020, as part of the City Center Future Project, the Downtown vision was updated with new visualizations 
of a potential build out, showing the locations of Universal Plaza, a redeveloped Civic Center campus, a new 
City Hall, and the SW Corridor light rail station on Hall Blvd. The Tigard Downtown Vision depictions 
reflected previous planning and conversations with stakeholders. An updated vision statement was also 
developed with input from the TCAC and TCDA: “Our vision of Downtown Tigard is a vibrant, active, and 
welcoming city center at the heart of our community. It provides transportation, recreational, residential, and 
business opportunities that are accessible to everyone.” 
 
That same year, the city received a Transportation and Growth Management grant from the Oregon 
Department of Transportation and the Oregon Department of Land Conservation and Development to 
provide for technical consultant assistance for a project called Downtown Reimagined. 
 
Building on the vision set out in previous planning efforts, the goals of the Downtown Reimagined project are 
to update the Comprehensive Plan policies in line with the vision and modernize the development code to spur 
growth and ease the path for redevelopment. 
 
This work was informed by extensive community engagement, with particular focus on key stakeholders and 
historically marginalized communities. 
 
From this work, seven priorities were identified: 
 

 Unique Character 
 Housing Diversity 
 Destinations and Amenities 
 Minimize Displacement 
 Visibility 
 Natural Assets 
 Connectivity 

 
These priorities and other feedback from the community shaped the proposals for a set of land use and 
transportation recommendations, as well as the Comprehensive Plan policy updates needed to effectuate those 
recommendations. The report attached to this staff report provides more background on this process as well as 
the recommendations that resulted from the work. 
 
Proposal Description  
Comprehensive Plan Chapter 15 – Special Planning Areas - Downtown 
The Tigard Comprehensive Plan features a standalone chapter dedicated to policies specific to the downtown 
area. This focus on downtown is emblematic of its importance as the historic and civic core of the city. The 
policies that are applied to this area are focused on achieving the vision of the downtown district as the heart of 
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the community and a primary center of civic life. The proposed amendments update this Chapter and are 
provided in Attachment 2. 
 
Planning Context 
During the time that the Downtown Reimagined project was being completed, there were changes in state 
administrative rules that govern planning, particularly transportation planning, in designated Metro 2040 
Centers. The Downtown Plan District is part of a larger Metro 2040 Center that includes the Tigard Triangle. 
The Planning Commission previously considered an amendment to the Metro 2040 Center boundary to align it 
with the Downtown Plan District boundary to the maximum extent possible. While this has no regulatory 
impact on the uses and development allowed in the downtown, it does ease the burden on the city to 
demonstrate compliance with the statewide Transportation Planning Rule (OAR 660-012). 
 
Another contextual piece of the Downtown Reimagined work is the Tigard MADE project to modernize the 
regulation of Tigard’s employment lands. This project ran concurrently with the Downtown Reimagined work 
and the regulatory outcomes of that work are reflected in many of the recommendations of the Downtown 
Reimagined work products. 
 
Future Amendments to the Tigard Community Development Code  
The proposal under consideration in this action will only update the policies in the City’s Comprehensive Plan. 
A subsequent project will be necessary to fully implement these policies and the recommendations of the Land 
Use and Transportation Recommendations Report. 
 
In addition, amendments to the Transportation System Plan (TSP) will be needed to fully implement the 
transportation recommendations of the report. Those could follow in a separate action or be incorporated into 
the city’s upcoming update to the TSP in 2026. 
 
Summary 
The findings below support the adoption of the proposed Comprehensive Plan amendments, as attached to 
this recommendation and provided in the main Downtown Tigard Land Use and Transportation 
Recommendations Report. 
 
SECTION IV. APPLICABLE CRITERIA, FINDINGS AND CONCLUSIONS 
 
STATEWIDE PLANNING GOALS AND GUIDELINES 
State planning regulations require cities to adopt and amend Comprehensive Plans and land use regulations in 
compliance with the state land use goals.  Because the proposed Comprehensive Plan amendments have a 
limited scope, only applicable statewide goals are addressed below. 
 
Statewide Planning Goal 1 – Citizen Involvement: 
This goal outlines the citizen involvement requirement for adoption of Comprehensive Plans and 
changes to the Comprehensive Plan and implementing documents.   
 
FINDING: The city conducted a comprehensive public engagement process as part of the Downtown 
Reimagined project. The following guiding principles were identified to set the process up for success: 
 

 Engagement conversations to be values-based. 
 The Project Team to apply the principles of the Racial Equity Toolkit to ensure engagement 

opportunities invite meaningful feedback from all community members, particularly historically 
underserved groups. 

 Online engagement opportunities to be as interactive as possible. 
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 The Project Team to involve key affected parties in information collection to demonstrate process 
integrity and build credibility for recommendations. 

 The Project Team to identify and work to remove barriers to engagement for vulnerable and 
historically underrepresented community members. 

 Concerns and aspirations to be discussed to formulate options for consideration by the City. 
 

The project team held multiple events where community input was gathered, including stakeholder meetings, 
focus groups, and public open houses. Translation services were provided to the community at these events. 
 
In addition, notice was provided of the hearings to adopt the proposed amendments. Notice requirements area 
set forth in Section 18.710.110 (Legislative Procedure) of the Tigard Community Development Code. A notice 
was published in the Tigard Times newspaper on March 14, 2024. Project information and documents were 
published to the City website prior to the public hearings.  A minimum of two public hearings will be held (one 
before the Planning Commission and the second before the City Council). These hearings present an 
opportunity for public testimony. A minimum of two drafts of the proposed Comprehensive Plan amendments 
(Proposed Draft to the Planning Commission, and Planning Commission Recommendation to City Council) 
were made available to the public for review prior to hearings and adoption. This goal is satisfied. 
 
Statewide Planning Goal 2 – Land Use Planning:  
This goal outlines the land use planning process and policy framework.   
 
FINDING: The Department of Land Conservation and Development (DLCD) has acknowledged the city’s 
Comprehensive Plan as being consistent with the statewide planning goals.  Changes to the city’s 
Comprehensive Plan must also be consistent with the statewide planning goals. The process for review of 
Comprehensive Plan changes is the Post-Acknowledgment Plan Amendment (PAPA). The city submitted the 
draft Comprehensive Plan amendments and the Land Use and Transportation Recommendations Report to 
DLCD for review through the PAPA process. No comments were received to date. This goal is satisfied. 
 
Statewide Planning Goal 10 – Housing:  
This goal requires cities and counties to provide adequate capacity for needed housing. OAR Chapter 
660 Division 8, which implements Goal 10, states that “the purpose of the division is to ensure 
opportunity for the provision of adequate numbers of needed housing units, the efficient use of 
buildable land within urban growth boundaries, and to provide greater certainty in the development 
process so as to reduce housing costs.” 
 
FINDING:  The purpose of this legislative process is to update the city’s Comprehensive Plan policies. While 
Chapter 10 (Housing) of the Tigard Comprehensive Plan is not being amended at this time, the nature of the 
Downtown Reimagined project implicates Goal 10.  
 
The city’s most recent Housing Needs Analysis, adopted in 2021, demonstrated a need for over 7,000 new 
housing units over the next 20 years. While some of that housing need will be met in Urban Growth 
Boundary expansion areas like River Terrace 2.0, much of that housing will need to be provided through infill 
and redevelopment. The city has demonstrated its commitment to housing development in core areas and its 
2040 Centers over the past decade. The Tigard Triangle has seen significant development of new housing, 
much of it regulated affordable housing. The city’s regulated affordable housing stock for rental has increased 
threefold over the past decade, and the city is committing significant financial resources to increasing 
affordable homeownership, dedicating roughly half a million dollars a year to down payment assistance 
through Proud Ground, as well as establishing the state’s first Middle Housing Revolving Loan Fund to 
provide construction lending for small-unit housing. 
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The Comprehensive Plan policies proposed with this amendment focus on increasing the housing capacity in 
downtown while preserving existing low-cost market rate housing to the maximum extent possible. Much of 
the increased capacity will come in the form of lifting the caps on density within the Downtown Plan district, 
an approach that has been long sought by the development community. 
 
Overall, these policies and the development code amendments to follow them are intended to increase 
housing capacity as well as production. 
 
CONCLUSION: Based on the findings above and the related findings below, the Planning Commission 

finds the proposed map and text amendments are consistent with applicable Statewide 
Planning Goals. 

 
METRO’S URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN 
State planning regulations require cities within the Metro service area to adopt and amend Comprehensive 
Plans in compliance with Metro’s Urban Growth Management Functional Plan.  Because the proposed Code 
Amendments have a limited scope and the text amendments address only some of the topics in Metro’s Urban 
Growth Management Functional Plan, only applicable Titles are addressed below. 
 
Title 8 – Compliance Procedures 
Title 8 requires that the city’s Comprehensive Plan and plan amendments be consistent with the 
Urban Growth Management Functional Plan. It also requires that Metro be notified in advance of 
subsequent amendments to the city’s Comprehensive Plan. 
 
FINDING:  The Comprehensive Plan has been previously acknowledged by Metro to be in compliance with 
Title 8. The only portion of the Comprehensive Plan being amended is Chapter 15 – Special Planning Areas. 
Notice of these proposed amendments have been provided to Metro in accordance with the requirements of 
Title 8 of the Urban Growth Management Functional Plan. 
 
CONCLUSION: Based on the findings above, the Planning Commission finds that the proposed map 

and amendments are consistent with the applicable provisions of Metro’s Urban 
Growth Management Functional Plan. 

 
TIGARD COMPREHENSIVE PLAN  
State planning regulations require cities to adopt and amend their comprehensive plans in compliance with the 
state land use goals and consistent with their adopted comprehensive plan goals and policies. The Tigard 
Comprehensive Plan therefore implements the Statewide Planning Goals, therefore the above findings of 
compliance with applicable statewide planning goals support the findings of compliance with the 
Comprehensive Plan. 
 
Comprehensive Plan Goal 1: Citizen Involvement 
Policy 1.1.2: The City shall define and publicize an appropriate role for citizens in each phase of the 
land use planning process. 
 
FINDING: This policy has been met in multiple ways. The Downtown Reimagined project included a 
comprehensive public outreach program. This program included multiple meetings with stakeholders, focus 
groups, and two public open houses. Public comment was taken and incorporated into the work products at 
each of these events. More detail on the process of public engagement is provided in the attached Land Use 
and Transportation Recommendations Report. Notice was provided in accordance with the requirements set 
forth in Tigard Development Code Section 18.710.110 (Legislative Procedure). A notice was published in the 
Tigard Times newspaper on April 1, 2021. Project information and documents were published to the City 
website prior to the public hearings.  A minimum of two public hearings will be held (one before the Planning 
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Commission and the second before the City Council) at which an opportunity for public input is provided. A 
minimum of two drafts of the proposed Comprehensive Plan amendments and transportation 
recommendations (Proposed Draft to the Planning Commission, and Planning Commission Recommendation 
to City Council) will be made available to the public for review prior to hearings and adoption. This policy is 
satisfied. 
 
Policy 1.2.1: The City shall ensure pertinent information is readily accessible to the community and 
presented in such a manner that even technical information is easy to understand. 
 
FINDING: Materials were prepared for public events and meetings with the intent to make them easy to 
understand and to offer meaningful opportunities for public feedback on the work progress. Events were held 
for stakeholders with different levels of technical expertise in a way that allowed them to understand the core 
questions and proposals. Focus groups were held with non-English speaking members of the community, and 
translation services were provided at public open houses. This policy is satisfied. 
 
Policy 1.2.5: The City shall seek citizen participation and input through collaboration with community 
organizations, interest groups, and individuals in addition to City sponsored boards and committees. 
 
FINDING: The project team presented to various community groups, including the Tigard Downtown 
Alliance, the Town Center Advisory Committee, the Tigard Transportation Advisory Committee, among 
others who were invited to public events. This policy is satisfied. 
 
 
Comprehensive Plan Goal 2: Land Use Planning 
Policy 2.1.1:  The City’s land use program shall establish a clear policy direction, comply with state 
and regional requirements, and serve its citizens’ own interests. 
 
FINDING: The proposed Comprehensive Plan amendments comply with all state and regional requirements, 
as the previous findings indicate.  The proposed amendments update the Comprehensive Plan policies and 
recommended action measures to be in alignment with new state laws and rules regarding housing provision.  
The proposed amendments also establish a clear policy direction for the equitable provision of housing in the 
city. This policy is satisfied. 
 
Policy 2.1.2: The City’s land use regulations, related plans, and implementing actions shall be 
consistent with and implement its Comprehensive Plan. 
 
FINDING: As demonstrated through the findings and conclusions of this staff report, the proposed 
amendments are consistent with the Tigard Comprehensive Plan.  This policy is satisfied. 
 
Policy 2.1.3:  The City shall coordinate the adoption, amendment, and implementation of its land use 
program with other potentially affected jurisdictions and agencies. 
 
FINDING: Copies of the proposed text amendments were sent to affected agencies and each agency was 
invited to comment on the proposal. Any comments submitted by affected agencies have been incorporated 
into this report and the proposed amendments.  This policy is satisfied. 
 
Policy 2.1.4: The City’s land use program shall promote the efficient use of land through the creation 
of incentives and redevelopment programs. 
 
FINDING: The proposed Comprehensive Plan amendments include policies that will have the effect of 
promoting the efficient use of land. Several policies provide guidance in developing new programs and 
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maintaining existing ones that provide incentives to developers to produce higher-density affordable housing 
options and to redevelop underutilized properties. These policies will have the impact of increasing density, 
providing greater housing diversity and opportunity, and diversifying commercial activity in the Downtown in a 
manner that increases the efficient use of the land. The Downtown Plan District currently includes incentives 
for affordable housing development and the report includes recommendations to expand these types of 
programs where possible. This policy is satisfied.  
 
Policy 2.1.5: The City shall promote intense urban level development in Metro-designated Centers and 
Corridors, and employment and industrial areas. 
 
FINDING: The Downtown is part of a Metro-designated 2040 Center that includes the Tigard Triangle. A 
previous amendment to the Tigard Comprehensive Plan aligned this 2040 Center Boundary with the 
Downtown Plan District Boundary. The Downtown Plan District already allows intense urban levels of  
development. The proposed amendments will increase the intensity of development in the 2040 Center 
through the lifting of maximum density and will lower barriers to development in this area. This policy is 
satisfied.  
 
Policy 2.1.15: In addition to other Comprehensive Plan goals and policies deemed applicable, 
amendments to Tigard’s Comprehensive Plan/Zone Map shall be subject to the following specific 
criteria: 
 
A. Transportation and other public facilities and services shall be available, or committed to be made 
available, and of sufficient capacity to serve the land uses allowed by the proposed map designation; 
 
FINDING: The Downtown is well served by multi-modal streets, a regional transit hub, and an interconnected 
trail network.  With a focus on walkability and access, the proposed amendments utilize the existing network 
and ensure that future improvements support development patterns and a transportation network that meet 
local, regional, and state mobility goals. This criterion is satisfied.  
 
B. Development of land uses allowed by the new designation shall not negatively affect existing or 
planned transportation or other public facilities and services; 
 
FINDING: No changes to land uses are proposed with these Comprehensive Plan amendments. This criterion 
does not apply. 
 
C. The new land use designation shall fulfill a proven community need such as provision of needed 
commercial goods and services, employment, housing, public and community services, etc. in the 
particular location, versus other appropriately designated and developable properties; 
 
FINDING: No new land use designations are proposed as part of these Comprehensive Plan. This criterion 
does not apply. 
 
D. Demonstration that there is an inadequate amount of developable, appropriately designated, land 
for the land uses that would be allowed by the new designation; 
 
FINDING: No changes to land uses are proposed with these development code amendments. This criterion 
does not apply. 
 
E. Demonstration that land uses allowed in the proposed designation could be developed in 
compliance with all applicable regulations and the purposes of any overlay district would be fulfilled; 
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FINDING: All land uses allowed outright in the Downtown Plan District have been allowed for the past 20 
years and no compatibility issues have arisen. No concerns about allowed uses were raised by members of the 
public. This criterion is satisfied. 
 
F. Land uses permitted by the proposed designation would be compatible, or capable of being made 
compatible, with environmental conditions and surrounding land uses; and 
 
FINDING: All land uses allowed outright in the Downtown Plan District have been allowed for the past 20 
years and no compatibility issues have arisen with the surrounding natural areas. No concerns about allowed 
uses were raised by members of the public. This criterion is satisfied. 
 
G. Demonstration that the amendment does not detract from the viability of the City’s natural 
systems. 
 
The proposed amendments consider the health and viability of the City’s natural systems, particularly Fanno 
Creek and the urban tree canopy, of high importance. Accordingly, particular emphasis is placed on the health 
and access to these natural areas in the proposed policies. This criterion is satisfied. 
 
Policy 2.1.19: The Planning Commission may at any time recommend to the City Council that it 
consider initiating legislative amendments to the Comprehensive Plan, Plan/Zoning Maps, and/or 
Community Development Code. 
 
FINDING: The recommendation of the Planning Commission regarding the proposed changes will be 
brought to the City Council for consideration of adoption. This policy is satisfied through the provisions of 
18.710.110 (Legislative Procedure).  
 
Policy 2.1.20: The City shall periodically review and, if necessary, update its Comprehensive Plan and 
regulatory maps and implementing measures to ensure they are current and responsive to community 
needs, provide reliable information, and conform to applicable state law, administrative rules, and 
regional requirements. 
 
FINDING: The proposed policies will update the Comprehensive plan, its maps, and implementing measures 
to better comply with new state laws and regional requirements, as well as locally adopted plans and policies 
including the Affordable Housing Plan, the updated Housing Needs Analysis, the updated Economic 
Opportunities Analysis, the Complete Streets Policy, and others. This policy is satisfied. 
 
Policy 2.2.1: The City shall maintain and periodically update policies, regulations, and standards to 
inventory, manage, preserve, mitigate the loss of, and enhance the community’s tree and vegetation 
resources to promote their environmental, aesthetic, and economic benefits. 

 
FINDING: The proposed policies expand the city’s commitment to tree preservation and tree canopy 
expansion explicitly. This policy is satisfied.  
 
Policy 9.1.5: The City shall promote well-designed and efficient development and redevelopment of 
vacant and underutilized industrial and commercial lands. 

 
FINDING: The proposed policies will be intended to guide the city’s updates to the Development Code to 
lower barriers to redevelopment of vacant and underutilized commercial lands within the Downtown. A 
particular emphasis is placed on ensuring that properties redevelop in a way that promotes the city’s urban 
design goals. This policy is satisfied.  
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Policy 9.2.2: The City shall periodically review and update its policies, land use regulations, and other 
efforts to ensure the City’s land use program is responsive to changes in the economic structure, and 
is adaptable to businesses[‘] changing development needs. 
 
FINDING: The proposed policies will update the Comprehensive plan, its maps, and implementing measures 
to better comply with new state laws and regional requirements, as well as locally adopted plans and policies 
including the updated Economic Opportunities Analysis. This policy is satisfied.  
 
Policy 9.3.1: The City shall focus a significant portion of future employment growth and high-density 
housing development in its Metro-designated Town Center; Regional Center (Washington Square); 
High Capacity Transit Corridor (Hwy 99W); and the Tigard Triangle. 

 
FINDING: The proposed policies will update the Comprehensive plan to encourage greater employment 
growth in the Downtown Metro 2040 Center. The focus on mixed-use development will ensure that employees 
are near jobs and transportation opportunities, meeting regional and local goals. This policy is satisfied.  
 
Policy 9.3.2: 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. 

 
FINDING: The proposed policies focus on the design of the pedestrian realm to ensure that the Downtown 
redevelops with a focus on walkability and livability through attractive urban design features. This policy is 
satisfied.  
 
Policy 10.1.7: The City shall provide for high and medium density housing in areas such as town 
centers (Downtown), regional centers (Washington Square), the Tigard Triangle, and along transit 
corridors where employment opportunities, commercial services, transit, and other public services 
necessary to support higher population densities are either present or planned for in the future. 
 
FINDING: The proposed policies focus on preserving existing medium- and high-density housing while lifting 
the cap on density to encourage more housing development. In addition, the proposed policies encourage 
affordable housing in the Downtown through investment and incentives. This policy is satisfied.  
 
CONCLUSION: Based on the findings above, the Planning Commission concludes that the proposed 

comprehensive plan amendments are consistent with applicable provisions of the 
Tigard Comprehensive Plan. 

 
APPLICABLE PROVISIONS OF THE TIGARD DEVELOPMENT CODE 
 

Section 18.790: Zoning Map and Text Amendments  
 
18.790.020 Legislative Amendments 
Legislative amendments are processed through a Legislative procedure, as provided in Section 
18.710.110. 
 
FINDING: The proposed amendments are legislative in nature. Therefore, the amendments will be reviewed 
under the Legislative Procedure as set forth in the chapter. This standard is met. 
 
Section 18.710: Decision Making Procedures 
 
18.710.110 Type IV Procedure 
Notice of hearing. 
 

1. All Legislative applications require two hearings, one before the Planning Commission and one 
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before the City Council. 
 
FINDING: This procedure requires public hearings by both the Planning Commission and City Council.  
These public hearings will be conducted on April 1, 2024, and May 14, 2024 respectively. This standard is met. 
 
2. A notice of hearing will be provided as required by state law, and an affidavit of mailing will be 
included in the record that identifies the mailing date and the names and addresses of the mailing 
recipients. 
 
FINDING: State law provides for specific noticing requirements for legislative changes. Notice must be 
provided to DLCD of a proposed Post Acknowledgement Plan Amendment at least 35 days prior to the first 
hearing. Notice meeting this requirement was provided to DLCD on February 26, 2024, 35 days prior to the 
first hearing. This standard is met. 
 
CONCLUSION: Based on the findings above, the Planning Commission concludes that the proposed 

Comprehensive Plan amendments and transportation recommendations are consistent 
with applicable provisions of the Tigard Development Code. 

 
SUMMARY   As shown in the findings above, the Planning Commission concludes that the proposed 
CONCLUSION: amendments are consistent with the applicable Statewide Planning Goals; Metro’s 

Urban Growth Management Functional Plan; applicable Tigard Comprehensive Plan 
goals and policies, and the applicable provisions of the City’s implementing ordinances.  

 
SECTION V. AGENCY COMMENTS 
 
TVF&R, METRO, ODOT, DLCD, CWS, TTSD, Tigard Water District, City of Beaverton, City of 
King City, City of Lake Oswego, and Beaverton School District were notified of the proposed 
Comprehensive Plan amendments. 
 
SECTION VI. PUBLIC COMMENTS 
 

No public comments have been received at the time of the staff report. 
 
ATTACHMENTS: 
 

Attachments:  
1. Comprehensive Plan Amendments (Strikethrough) 
2. Downtown Reimagined Land Use and Transportation Recommendations Report 

 
 
    April 17, 2024  
PREPARED BY: Schuyler Warren   DATE 
 Senior Planner 
 
    April 17, 2024   
APPROVED BY: Agnes Lindor   DATE 
 Interim Assistant Community Development Director 
 
    April 17, 2024  
APPROVED BY: Nathan Jackson   DATE 
 Planning Commission President 
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City Council
July 16, 2024

Legislative Hearing:
CPA2024-00005
Downtown Reimagined
Comprehensive Plan Amendments 



The 5 E’s – Tigard’s Community Promise: Equity l Environment l Economy l Engagement l Excellence

• Work product of the Downtown Reimagined project
• Implement the recommended policies of the Land Use and 

Transportation Recommendations Report
• Will inform the next stage of work

Comprehensive Plan Amendment Package
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2040 Center 
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Highway Impact 
Summary



The 5 E’s – Tigard’s Community Promise: Equity l Environment l Economy l Engagement l Excellence

• Goal 15.1.1 – extraneous, included in other goals
• Compatibility along commuter rail line – included in other 

policies
• Form-based code action item – included in earlier policy

Amendment Summary – Removed Items
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• Wording changes for better clarity
• Parks and open space goals and policies

• Goal rewritten to focus on provision of parks and integration of 
Fanno Creek

• Equity and access to parks and open spaces
• Preservation and expansion of tree canopy
• Implement scaling of building massing along Fanno Creek

Amendment Summary – Edited Items
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• Parking policies required by Transportation Planning Rule (CFEC)
• Focus on carbon responsible development
• Policy supporting jurisdictional transfer of Hall Boulevard

Amendment Summary – Added Items
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• Development code amendments
• Implement the Land Use and Transportation recommendations
• Informed by and builds on Tigard MADE

• Map amendments
• Comprehensive Plan Map
• Zoning Map

Next Steps – What to Expect
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Recommendation

• Planning Commission unanimously recommends City Council 
adopt the amendments as proposed.
• The Community Development team concurs with this 

recommendation.
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Discussion and questions

Thank You
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