
           

TIGARD CITY COUNCIL 
MEETING DATE AND TIME: FEBRUARY 24, 2026 - 6:30 p.m. Business Meeting
MEETING LOCATION: Hybrid - City of Tigard - Town Hall - 13125 SW Hall Blvd., Tigard, OR

97223
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: https://www.tigard-or.gov/your-government/video-public-testimony-registration
 

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 contacting: City Recorder Carol Krager at 503-718-2419 (voice) / carolk@tigard-or.gov 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/your-government/video-public-testimony-registration
https://www.tigard-or.gov/boxcast


           

TIGARD CITY COUNCIL 
MEETING DATE AND TIME: FEBRUARY 24, 2026 - 6:30 p.m. Business Meeting
MEETING LOCATION: Hybrid - City of Tigard - Town Hall - 13125 SW Hall Blvd., Tigard, OR

97223

  

           
6:30  PM
 
 

1. BUSINESS MEETING 
 

A. Call to Order 
 

B. Roll Call 
 

C. Pledge of Allegiance 
 

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

 

2. RECOGNITION - PRESENTATION OF POLICE LIFESAVING AND UNIT COMMANDER AWARDS 
6:35 p.m. estimated time

 

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

4. PUBLIC COMMENT 6:45 p.m. estimated time
 

A. Public Comment – Written 
 

B. Public Comment – In Person 
 



C. Public Comment – Phone-In or Video 
 

5. LEGISLATIVE PUBLIC HEARING CONTINUATION: RIVER TERRACE 2.0 ANNEXATION 
6:50 p.m. estimated time

 
6. RECEIVE BRIEFING ON FINDINGS AND RECOMMENDATIONS RELATED TO KINGSTON TERRACE

ADDENDUM TO 2020 WATER SYSTEM PLAN  7:20 p.m. estimated time
 
7. DOWNTOWN REIMAGINED ALTERNATIVES DISCUSSION 7:50 p.m. estimated time
 
8. NON-AGENDA ITEMS 
 

9. 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. 

 

10. ADJOURNMENT 8:30 p.m. estimated time
 



   
AIS-6055     5.        
Business Meeting
Meeting Date: 02/24/2026
Length (in minutes): 30 Minutes  
Agenda Title: Legislative Public Hearing Continuation: River Terrace 2.0 Annexation 
Authored By: Schuyler Warren 
Presented By: Assistant Community Development Director Warren 

Item Type: Motion Requested
Ordinance
Public Hearing - Legislative

Information
EXPLANATION OF ISSUE 
The properties that are collectively part of the River Terrace 2.0 planning area have petitioned to be
annexed to the City of Tigard's jurisdictional boundaries as part of an area brought into the Urban
Growth Boundary in 2023.

ACTION REQUESTED
Staff are requesting a continuance of this hearing to a date and time certain of June 2, 2026, at 6:30
p.m.

Since the last hearing (December 2, 2025), City staff worked to address comments received from
Metro on December 1, 2025. While progress was made on addressing Metro’s comments, the
complexity of the comments requires more time to resolve fully.

BACKGROUND INFORMATION
The City of Tigard proposes to annex 39 parcels located between SW Scholls Ferry Rd. to the north,
SW Beef Bend Rd. to the south, SW Vandermost Rd. to the west, and SW 150th Ave. to the east.
These properties are collectively part of the River Terrace 2.0 area that was brought into the Urban
Growth Boundary through a legislative action taken by Metro in February 2023. The properties are
currently under Washington County zoning and land use authority and will remain so until the city
adopts the River Terrace 2.0 Community Plan.

The River Terrace 2.0 area consists of two former Urban Reserves that were collectively the focus of a
Concept Plan prepared by the City of Tigard and submitted to Metro in October 2021, in support of an
application to expand the Urban Growth Boundary. The Metro Council voted to add these areas to
the regional Urban Growth Boundary in February 2023, through a land swap that removed a roughly
equivalent amount of land from elsewhere in the region. The city is currently preparing a Community
Plan that will apply new zoning and development standards to this area, and will include
infrastructure plans and a financing strategy to support development and growth. Until this planning is
complete, the current Washington County zoning and development standards will continue to apply.

At the November 12, 2024 meeting, City Council directed staff to pursue annexation with a property
tax phase-in as an incentive for annexing to the city. That property tax phase-in will give property
owners of the 39 parcels making up this annexation a full discount of city property taxes in the first



year following annexation. They will receive a 50 percent reduction in year two, and full property
taxes will be assessed every year thereafter. If a property redevelops prior to the end of the phase-in,
the full rate would apply to that property.

Property owners were notified in June 2025 of the option to complete a legislative annexation of the
River Terrace 2.0 area. Annexation requires a triple majority of the following: a majority of property
owners within the proposed annexation area, property owners representing the majority of the land
area, and property owners representing a majority of the assessed value. The city received well over
50 percent in all three categories.

Dates of Previous and Potential Future Considerations
11/12/24 - Council directed staff to proceed with annexation and offer a property tax phase-in to
owners.

Public Involvement
Staff has conducted significant and ongoing engagement about annexation with property owners in
the River Terrace 2.0 planning area. Notice of the annexation was sent to over 900 properties
surrounding the area.

Impacts (Community, Budget, Policies and Plans/Strategic Connection)
There is expected to be only a minor impact on the budget to provide interim city services to the area
until development occurs. Most properties are extremely low-density and rural in use. The properties
will contribute no city property taxes in year one, 50 percent of the assessed property taxes in year
two, and full property tax in year three. Full property taxes will also apply at the time of development.

ALTERNATIVES & RECOMMENDATION
Alternatives to continuing the hearing to a date and time certain of June 2, 2026 at 6:30 pm include: 

The Council could instead opt to hold the hearing tonight. In this event, the Planning
Commission has forwarded a recommendation to annex the properties as proposed. Staff
concur with this recommendation.
The City Council could instead opt not to annex these properties, which would require property
annexation at a later date in order to allow development.

ADDITIONAL RESOURCES
N/A

Fiscal Impact

Cost: N/A 
Budgeted (yes or no): No 
Where Budgeted (department/program): General Fund 
Additional Fiscal Notes:
The estimated city property tax revenue for the subject properties is as follows:
2026 - $40,904
2027 - $42,132
2028 - $43,395 



Applying the discounted rates from the phase-in reduces these revenues to:
2026 - $0
2027 - $21,06
2028 - $43,395

The phase-in represents a reduction in overall revenue of approximately $61,970. However, if these
properties were not to annex at this time, no additional revenue would be generated and so the
annexation still represents an overall net increase in revenue over baseline. 

Attachments
Presentation 
Ordinance 
Exhibit A - Legal Description 
Exhibit B - Planning Commission Recommendation 
Public Comments 



City Council
February 24, 2026

Public Hearing: ANX2025-00001
River Terrace 2.0 Annexation



The 5 E’s – Tigard’s Community Promise:
Equity l Environment l Economy l Engagement l Excellence

Annexation Proposal

• City has received petition to annex approximately 500 acres of
land

• Subject properties are two former urban reserves collectively
known as the River Terrace 2.0 planning area

• Brought into Urban Growth Boundary in February 2023





The 5 E’s – Tigard’s Community Promise:
Equity l Environment l Economy l Engagement l Excellence

Annexation Process and Criteria

• ORS 222 – state procedures
• Metro Code 3.09 – Metro procedures
• Tigard Comprehensive Plan – city policies
• Tigard Community Development Code 18.710 and 18.720 – city

procedures



The 5 E’s – Tigard’s Community Promise:
Equity l Environment l Economy l Engagement l Excellence

Annexation Petitions Under ORS 222.170

• “Triple Majority”
• Requires assent from:

oMajority of property owners
oMajority of owners of land area
oMajority of owners of assessed value.



The 5 E’s – Tigard’s Community Promise:
Equity l Environment l Economy l Engagement l Excellence

Triple Majority Criteria Are Met

• Petitions received from:
oOwners of 28 of 39 properties (71.8%)
oOwners of 407.37 of 487.29 acres (83.6%)
oOwners of $94M of $110M of assessed property value (85%)



The 5 E’s – Tigard’s Community Promise:
Equity l Environment l Economy l Engagement l Excellence

Legislative Process

• Two local criteria
oComplies with Metro Code 3.09 –demonstrated in staff report
o Is in the city’s best interest



The 5 E’s – Tigard’s Community Promise:
Equity l Environment l Economy l Engagement l Excellence

City’s Interest in Annexation

• Predictability and Certainty
• Orderly Deployment of Infrastructure
• Streamlining the Development Process
• Saving City, Developers, and Property Owners Money



The 5 E’s – Tigard’s Community Promise:
Equity l Environment l Economy l Engagement l Excellence

Interim Zoning

• Typically city Comprehensive Plan and Zoning Map will be applied
to newly annexed areas

• No Comprehensive Plan yet for these areas
• Interim Washington County zoning map and standards will

continue to apply
• Local designations will be changed with adopted Community Plan



The 5 E’s – Tigard’s Community Promise:
Equity l Environment l Economy l Engagement l Excellence

Public Comments

• Concerns about the Urban Growth Boundary and urgency
• Traffic and transportation
• Environment and natural areas
• Housing findings



The 5 E’s – Tigard’s Community Promise:
Equity l Environment l Economy l Engagement l Excellence

Staff Recommendation

• Planning Commission forwarded a recommendation to annex
these properties to City Council.

• Staff concur with the Planning Commission recommendation.
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CITY OF TIGARD, OREGON 

TIGARD CITY COUNCIL 

ORDINANCE NO. 26- 

 

AN ORDINANCE ANNEXING THIRTY-NINE (39) PARCELS OF LAND TOTALING APPROXIMATELY 487 ACRES, 

APPROVING THE RIVER TERRACE 2.0 ANNEXATION (ANX2025-0001), AND WITHDRAWING PROPERTIES 

FROM THE TIGARD WATER DISTRICT, WASHINGTON COUNTY ENHANCED SHERIFF'S PATROL DISTRICT, 

AND WASHINGTON COUNTY URBAN ROAD MAINTENANCE DISTRICT. 

 

 

WHEREAS, the City of Tigard is authorized by ORS 222.111(2) and ORS 222.170 to annex contiguous territory 

upon receiving written consent from owners of land in the territory proposed to be annexed; and 

 

WHEREAS, the City of Tigard is authorized by ORS 222.120(5) and 222.520 to withdraw properties which 

currently lie within the boundaries of the Tigard Water District, Washington County Enhanced Sheriff's Patrol 

District, and Washington County Urban Road Maintenance District upon completion of the annexation; and 

 

WHEREAS, the Tigard Planning Commission held a public hearing on November 3, 2025, and Tigard City 

Council held a public hearing on December 2, 2025, to consider the annexation of thirty-nine (39) parcels of 

land consisting of those properties reflected in the exhibits to this ordinance and withdrawal of said parcels 

from the Tigard Water District, Washington County Enhanced Sheriff's Patrol District, and Washington 

County Urban Road Maintenance District; and 

 

WHEREAS, pursuant to Metro 3.09, ORS 222.120, and 222.524, notice was given and the City held two (2) 

public hearings on the issue of annexation into the City on November 3, 2025 and December 2, 2025; and 

 

WHEREAS, pursuant to ORS 222.524, the City must declare the withdrawal of the annexed properties from 

the Tigard Water District, Washington County Enhanced Sheriff's Patrol District, and Washington County 

Urban Road Maintenance District; and 

 

WHEREAS, the annexation has been processed in accordance with the requirements of Metro 3.09, and has 

been reviewed for compliance with the Tigard Community Development Code and the Comprehensive Plan, 

and the annexation substantially addresses the standards in Metro 3.09 regulating annexations; and 

 

WHEREAS, the current zoning and development standards of Washington County will continue to apply to 

these properties until the city completes Comprehensive Planning and Zoning maps; and 

 

WHEREAS, the City intends to apply a property tax phase-in as allowed under OAR 150-222-0100; and 

 

WHEREAS, the Council desires to expedite development of the River Terrace once the comprehensive 

planning process is complete; and 

 

WHEREAS, the Tigard City Council has carefully considered the testimony at the public hearing and 

determined that withdrawal of the annexed properties from the applicable service districts is in the best 

interest of the City of Tigard. 
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NOW, THEREFORE, THE CITY OF TIGARD ORDAINS AS FOLLOWS: 

 

SECTION 1: The Tigard City Council hereby annexes the subject parcels as described and shown in 

the attached Exhibit A and withdraws said parcels from the Tigard Water District, 

Washington County Enhanced Sheriff's Patrol District, and Washington County Urban 

Road Maintenance District. 

 

SECTION 2: The Tigard City Council adopts the “Planning Commission Recommendation to the City 

Council” (ANX2025-0001) as findings in support of this decision; a copy of the 

recommendation is attached hereto as Exhibit B, and incorporated herein by this 

reference.

 

SECTION 3: City staff is directed to take all necessary measures to implement the annexation, 

including filing a certified copy of this ordinance with Metro for administrative processing, 

filing with state and county agencies as required by law, and providing notice to utilities. 

 

SECTION 3: City staff is directed to take all necessary measures to implement a phase-in of city 

property taxes equivalent to zero percent (0%) in the first tax year following annexation, 

fifty percent (50%) in the second tax year following annexation, and one hundred percent 

(100%) in the third tax year and all subsequent tax years following annexation. This phase-

in will end and the full tax rate will be assessed for any eligible property or properties at 

the time of any tax reassessment triggered by development or redevelopment of that 

property or properties. 

 

SECTION 4: If any provision of this ordinance or the application thereof to any person or circumstance 

is held invalid, such invalidity does not affect the other provisions or applications of the 

ordinance which can be given effect without the invalid provision or application, and to 

this end the provisions of this ordinance are severable. This City Council hereby declares 

that it would have adopted this ordinance irrespective of the invalidity of any particular 

portion thereof and intends that the invalid portions should be severed and the balance 

of the ordinance be enforced. 

 

SECTION 5: Pursuant to ORS 222.120(5), the effective date of the withdrawal of the properties from 

the Tigard Water District, Washington County Enhanced Sheriff's Patrol District, and 

Washington County Urban Road Maintenance District will be the effective date of this 

annexation. 

 

SECTION 6: In accordance with ORS 222.180 and ORS 308.225, this ordinance will be effective on June 

30, 2026 following its passage by the Council, signature by the Mayor, posting by the City 

Recorder, and filing with the Secretary of State and Department of Revenue. 

 

PASSED: By                                  vote of all council members present after being read by number 

and title only, this            day of                                  , 2026. 
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  Carol A. Krager, City Recorder 

 

 

APPROVED: By Tigard City Council this             day of                                        , 2026. 

 

 

    

  Yi-Kang Hu, Mayor  

 

Approved as to form: 

 

  

City Attorney 

 

  

Date 

 



 
 
 
 
 

AKS Job #8470‐01 

EXHIBIT A 
City Annexation 

River Terrace South 
 
A tract of land located in the Southeast One-Quarter of Section 7, the Southwest One-Quarter of 
Section 8, the Northeast One-Quarter and the Northwest One-Quarter of Section 17, and the 
Northeast One-Quarter of Section 18, Township 2 South, Range 1 West, Willamette Meridian, 
Washington County, Oregon, and being more particularly described as follows: 
 
Beginning at the southwest corner of the plat of “River Terrace Crossing”, also being the south 
one-quarter corner of said Section 8 and also being on the City of Tigard city limits line 
(Assessor’s Map 2S.1.08DC);  
 

1. Thence along the south line of said Section 8 and said city limits line, Easterly 1,365 feet, 
more or less, to the easterly right-of-way line of SW 150th Avenue (Assessor’s Map 
2S.1.17AA);  

2. Thence leaving said city limits line along said easterly right-of-way line, Southerly 834 
feet, more or less, to the northerly right-of-way line of SW Beef Bend Road, also being 
on the City of King City city limits line (Assessor’s Map 2S.1.17AA);  

3. Thence along the southerly extension of said easterly right-of-way line and said city 
limits line, Southerly 25 feet, more or less, to the centerline of SW  Beef Bend Road 
(Assessor’s Map 2S.1.17AA);  

4. Thence along said centerline and said city limits line, Westerly 1,479 feet, more or less, 
to the northerly extension of the east line of Document Number 2012-061969 (Assessor’s 
Map 2S.1.17);  

5. Thence leaving said city limits line and continuing along said centerline, Westerly 675 
feet, more or less, to the northerly extension of the west line of said Deed and said city 
limits line (Assessor’s Map 2S.1.17);  

6. Thence continuing along said centerline and the westerly extension thereof and said city 
limits line, Westerly 3,303 feet, more or less, to the westerly right-of-way line of SW Roy 
Rogers Road (Assessor’s Map 2S.1.18);  

7. Thence leaving said city limits line along said westerly right-of-way line, Northerly 2,634 
feet, more or less, to the westerly extension of the southerly line of the plat “South River 
Terrace No. 2”, also being on the City of Tigard city limits line (Assessor’s Map 
2S.1.07DA);  

8. Thence along said westerly extension and the southerly line of said plat and said city 
limits line, Easterly 1,325 feet, more or less, to the northwest corner of Partition Plat No. 
2021-008 (Assessor’s Map 2S.1.08CC);  

9. Thence along the westerly line of said Partition Plat and said city limits line, Southerly 
656 feet, more or less, to the southwest corner thereof (Assessor’s Map 2S.1.08CC);  

10. Thence along the southerly line of said Partition Plat and said city limits line, Easterly 
1,314 feet, more or less, to the northwest corner of Document Number 2003-126171, also 
being on the westerly line of Partition Plat No. 1990-006 (Assessor’s Map 2S.1.08CD);  

SchuylerW
Typewriter
EXHIBIT A



11. Thence along the westerly line of said Partition Plat and said city limits line, Southerly 
660 feet, more or less, to the south line of said Section 8 (Assessor’s Map 2S.1.08CD);  

12. Thence along said south line and said city limits line, Easterly 60 feet, more or less, to the 
easterly line of Tract “A” of said Partition Plat (Assessor’s Map 2S.1.08CD);  

13. Thence along said easterly line and said city limits line, Northerly 110 feet, more or less, 
to the southerly line of Parcel 3 of said Partition Plat (Assessor’s Map 2S.1.08CD);  

14. Thence along said southerly line and the southerly line of Parcel 2 of said Partition Plat 
and said city limits line, Easterly 1,363 feet, more or less, to the Point of Beginning. 

 
The above described tract of land contains 200.3 acres, more or less. 
 

9/15/2025 
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AKS Job #8470‐01 

EXHIBIT A 
City Annexation 

River Terrace West 
 
A tract of land located in the Northwest One-Quarter and the Southwest One-Quarter of Section 
6, the Northeast One-Quarter and the Northwest One-Quarter of Section 7, Township 2 South, 
Range 1 West, Willamette Meridian, Washington County, Oregon, and being more particularly 
described as follows: 
 
Beginning at the southwest corner of the plat of “Riverside at Scholls Meadow”, also being the 
south one-quarter corner of said Section 6, and also being on the City of Tigard city limits line 
(Assessor’s Map 2S.1.06DC);  
 

1. Thence along the southerly line of said plat and said city limits line, Easterly 1,297 feet, 
more or less, to the westerly right-of-way line of SW Roy Rogers Road (Assessor’s Map 
2S.1.07);  

2. Thence along said westerly right-of-way line and said city limits line, Southerly 2,640 
feet, more or less, to the northerly line of Document Number 2004-146737 (Assessor’s 
Map 2S.1.07);  

3. Thence leaving said city limits line along said northerly line, Westerly 2,613 feet, more 
or less, to the southwesterly corner of Document Number 98-066690 (Assessor’s Map 
2S.1.07);  

4. Thence along the westerly line of said Deed, Northerly 2,636 feet, more or less, to the 
northwesterly corner thereof (Assessor’s Map 2S.1.07);  

5. Thence along the northerly line of said Deed, Easterly 664 feet, more or less, to the 
southeasterly corner of Document Number 2021-037967 (Assessor’s Map 2S.1.06);  

6. Thence along the easterly line of said Deed, Northerly 330 feet, more or less, to the 
easterly northeast corner thereof (Assessor’s Map 2S.1.06);  

7. Thence along the northerly line of said Deed, Westerly 1,421 feet, more or less, to the 
northerly northwest corner of said Deed, also being on the easterly line of Document 
Number 2000-045804 (Assessor’s Map 2S.1.06);  

8. Thence along said easterly line, Northwesterly 350 feet, more or less, to the northeasterly 
corner thereof (Assessor’s Map 2S.1.06);  

9. Thence along the northerly line of said Deed and the westerly extension thereof, Westerly 
695 feet, more or less, to the westerly right-of-way line of SW Vandermost Road 
(Assessor’s Map 2S.2.01);  

10. Thence along said westerly right-of-way line, Northerly 1,874 feet, more or less, to the 
centerline of SW Scholls Ferry Road per County Road Note 3278 and Survey Number 
31940, also being on the City of Beaverton city limits line (Assessor’s Map 2S.1.06B); 

11. Thence along said centerline and said city limits line, Easterly 2,729 feet, more or less, to 
the westerly line of the plat of “River Terrace Northwest”, also being on the City of 
Tigard city limits line (Assessor’s Map 2S.1.06DB); 



12. Thence leaving said City of Beaverton city limits line along said westerly line and the 
west line of said “Riverside at Scholls Meadow” and said City of Tigard city limits line, 
Southerly 2,720 feet, more or less, to the Point of Beginning. 

 
The above described tract of land contains 300.8 acres, more or less. 
 

9/15/2025 
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    Hearing Date: December 2, 2025 Time: 6:30 P.M. 
 PLANNING COMMISSION 

RECOMMENDATION TO CITY COUNCIL 
FOR THE CITY OF TIGARD, OREGON 

 

120 DAYS = N/A 
 
SECTION I. APPLICATION SUMMARY 
 
FILE NAME:  RIVER TERRACE 2.0 ANNEXATION 
CASE NO: Annexation (ANX) ANX2025-0001 
 
 
PROPOSAL: The City of Tigard proposes to annex into its corporate boundary 39 parcels located 

between SW Scholls Ferry Rd. to the north, SW Beef Bend Rd. to the south, SW 
Vandermost Rd. to the West, and SW 150th Ave. to the East. These properties are 
collectively part of the River Terrace 2.0 area that was brought into the Urban Growth 
Boundary through a legislative action taken by Metro in February of 2023. The 
properties are currently under Washington County zoning and land use authority and 
will remain so until the City adopts the River Terrace 2.0 Community Plan. 

 
APPLICANT: City of Tigard 

13125 SW Hall Blvd. 
Tigard, OR 97223 

 
OWNER:  Multiple owners 
 
LOCATION:  Shown in attachments 
 
COUNTY ZONE: FD-20: Future Development, 1 units/20 acres  
 
CITY ZONE: None, County Zoning will continue to apply until the adoption of the River Terrace 

2.0 Community Plan. 
APPLICABLE  
REVIEW  
CRITERIA:  Tigard Community Development Code Chapters 18.710 and 18.720; Tigard 

Comprehensive Plan Policies 1.1 and 14.2, Metro Code Chapter 3.09; Statewide 
Planning Goal 10; and Oregon Revised Statutes (ORS) Chapter 222 

 
 
SECTION II. PLANNING COMMISSION RECOMMENDATION 
 
The Planning Commission find that the proposed annexation (ANX2025-0001) meets all the approval 
criteria as identified in ORS Chapter 222, Statewide Planning Goal 10, Metro Code Chapter 3.09, 
Comprehensive Plan Goals 1 and 14, and Community Development Code Chapters 18.710 and 18.720. 
Therefore, the Planning Commission recommends APPROVAL of ANX2025-0001 to City Council. 
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SECTION II. BACKGROUND INFORMATION 
 
The River Terrace 2.0 area consists of two former Urban Reserves that were collectively the focus of a 
Concept Plan prepared by the City of Tigard and submitted to Metro in October 2021 in support of an 
application to expand the Urban Growth Boundary. The Metro Council voted to add these areas to the 
regional Urban Growth Boundary in February of 2023 through a land swap that removed a roughly 
equivalent amount of land from elsewhere in the region. The City is currently preparing a Community Plan 
that will apply new zoning and development standards to this area, and will include infrastructure plans and 
a financing strategy to support development and growth. Until this planning is complete, the current 
Washington County zoning and development standards will continue to apply. 
 
SECTION III.        APPLICABLE REVIEW CRITERIA AND FINDINGS 
 
State:  ORS Chapter 222 
Regional: Metro Code Chapter 3.09 
City:  Comprehensive Plan Goals 1 and 14 
  Tigard Community Development Code (TCDC) Chapters 18.710 and 18.720 
 
 
OREGON REVISED STATUTES 
ORS Chapter 222 — City Boundary Changes; Mergers; Consolidations; Withdrawals 
  
222.111 Authority and procedure for annexation. 

(2) A proposal for annexation of territory to a city may be initiated by the legislative body of the 
city, on its own motion, or by a petition to the legislative body of the city by owners of real 
property in the territory to be annexed. 

 
Finding: The City of Tigard is initiating this annexation on petition to the Council under the provisions of 
ORS 222.170.  
 

(5) The legislative body of the city shall submit, except when not required under ORS 222.120, 
222.170 and 222.840 to 222.915 to do so, the proposal for annexation to the electors of the 
territory proposed for annexation and, except when permitted under ORS 222.120 or 222.840 
to 222.915 to dispense with submitting the proposal for annexation to the electors of the city, 
the legislative body of the city shall submit such proposal to the electors of the city. The 
proposal for annexation may be voted upon at a general election or at a special election to 
be held for that purpose. 

 
Finding: The City of Tigard is not required to submit the proposal for annexation to the electors of the 
territory proposed for annexation or the city because it is exempted by the provisions of ORS 222.170 and 
ORS 222.120 as detailed below. 
 
222.120 Procedure for annexation without election; hearing; ordinance subject to referendum. 

(1) Except when expressly required to do so by the city charter, the legislative body of a city is 
not required to submit a proposal for annexation of territory to the electors of the city for 
their approval or rejection. 

 
Finding: The City of Tigard is not required by its charter to submit a proposal for annexation of territory to 
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the electors of the city for approval or rejection. The city is utilizing the process of ORS 222.120 to annex 
the subject territory without an election. 
 

(2) When the legislative body of the city elects to dispense with submitting the question of the 
proposed annexation to the electors of the city, the legislative body of the city shall fix a day 
for a public hearing before the legislative body at which time the electors of the city may 
appear and be heard on the question of annexation. 

 
Finding: The City has fixed a day for a public hearing before the legislative body on December 2, 2025 at 
which time the electors of the city may appear and be hear on the question of annexation. 
 

(3) The city legislative body shall cause notice of the hearing to be published once each week 
for two successive weeks prior to the day of hearing, in a newspaper of general circulation 
in the city, and shall cause notices of the hearing to be posted in four public places in the 
city for a like period. 

 
Finding: City staff published a public hearing notice was published in The Tigard Times for two successive 
weeks (with publish dates on October 23 and October 30, 2025) prior to the November 3, 2025 public 
hearing before the Planning Commission. Public hearing notices were posted in seven public places on 
October 9, 2025 (Tigard City Hall, Tigard Permit Center, Tigard Public Works, and at four locations around 
the subject site). 
 
ORS 222.170 Annexation by consent before public hearing or order for election 

(1) The legislative body of the city need not call or hold an election in any contiguous territory 
proposed to be annexed if more than half of the owners of land in the territory, who also own 
more than half of the land in the contiguous territory and of real property therein 
representing more than half of the assessed value of all real property in the contiguous 
territory consent in writing to the annexation of their land in the territory and file a statement 
of their consent with the legislative body on or before the day: 

(a) The public hearing is held under ORS 222.120 (Procedure for annexation without 
election), if the city legislative body dispenses with submitting the question to the 
electors of the city; or 
(b) The city legislative body orders the annexation election in the city under ORS 
222.111 (Authority and procedure for annexation), if the city legislative body submits 
the question to the electors of the city. 
 

Finding: The public hearing for this annexation is being held under the procedures of ORS 222.120 as 
detailed above. Petitions have been submitted to the city from owners of property in the area. The petitioners 
represent more than half of the owners of land in the territory (28 of 39 properties, or 71.8 percent), who 
also own more than half of the land in the contiguous territories (407.37 of 487.29 acres, or 83.6 percent), 
who also represent more than half of the assessed value of all real property in the contiguous territory 
($94,171,330 of $110,772,600, or 85.0 percent.) 

 
Public hearings for deliberations on this proposed annexation were scheduled before Planning Commission 
(on November 3, 2025) and before City Council (on December 2, 2025). City staff published, posted, and 
mailed notice of the public hearings as follows: a public hearing notice was published in The Tigard Times 
for two successive weeks (with publish dates on October 23 and October 30, 2025) prior to the November 
3, 2025 public hearing before the Planning Commission; public hearing notices were posted in four public 
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places on October 9, 2025 (Tigard City Hall, Tigard Permit Center, Tigard Public Works, and at the subject 
site); and public hearing notices were mailed to all interested parties, and neighboring property owners within 
500 feet of the subject site on October 8, 2025. 
 
Conclusion: Based on the foregoing, staff find that the applicable requirements of ORS 222 are met. 
 
 
STATEWIDE PLANNING GOAL 10 
3.09.030 Notice Requirements 
 
Finding: This annexation is part of the process of the urbanization of the River Terrace 2.0 planning area. A 
Concept Plan was prepared for this area in 2021. As part of that Concept Plan, the city adopted an updated 
Housing Needs Analysis (HNA). That HNA identified a need of 7,416 housing units by 2040. The city 
currently has a capacity for only 4,206 of those units according to the same HNA. This annexation will allow 
the city to proceed with urbanizing these lands to accommodate the identified housing need, which is likely 
to be even higher than originally identified due to changes in the way housing need is determined under the 
Oregon Housing Needs Analysis.  
 
Conclusion: Based on the foregoing, staff find that Statewide Planning Goal 10 is satisfied. 
 
 
METRO CODE CHAPTER 3.09 LOCAL GOVERNMENT BOUNDARY CHANGES 
3.09.030 Notice Requirements 

A. The notice requirements in this section apply to all boundary change decisions by a 
reviewing entity except expedited decisions made pursuant to section 3.09.045. These 
requirements apply in addition to, and do not supersede, applicable requirements of 
ORS Chapters 197,198, 221 and 222 and any city or county charter provision on boundary 
changes. 

B. Within 45 days after a reviewing entity determines that a petition is complete, the entity 
shall set a time for deliberations on a boundary change. The reviewing entity shall give 
notice of its proposed deliberations by mailing notice to all necessary parties, by 
weatherproof posting of the notice in the general vicinity of the affected territory, and by 
publishing notice in a newspaper of general circulation in the affected territory. Notice 
shall be mailed and posted at least 20 days prior to the date of deliberations. Notice shall 
be published as required by state law. 

C. The notice required by subsection (B) shall: 
1. Describe the affected territory in a manner that allows certainty;  
2. State the date, time and place where the reviewing entity will consider the boundary 

change; and  
3. State the means by which any person may obtain a copy of the reviewing entity's 

report on the proposal. 
 
Finding: This proposed annexation is considered a boundary change decision by a reviewing entity, and will 
not be processed as an expedited decision; therefore, these notice requirements apply. City staff determined 
this application was complete on September 24, 2025. Notice was provided to the subject properties that 
deliberations on this proposed boundary change were scheduled before Planning Commission (scheduled 
for November 3, 2025) and before City Council (scheduled for December 2, 2025). City staff posted public 
hearing notices in seven public places (Tigard City Hall, Tigard Permit Center, Tigard Public Works, and at 
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four intersections around the subject site) on October 9, 2025, more than 20 days prior to the first hearing; 
city staff mailed public hearing notices to all interested parties, and neighboring property owners within 500 
feet of the subject site on October 8, 2025, more than 20 days prior to the first hearing; and the city published 
a public hearing notice in The Tigard Times for two successive weeks (with publish dates on October 23, 
and October 30, 2025) prior to the November 3, 2025 public hearing before the Planning Commission. 
These notices provide a mapped description of the affected territory, the date, time, and place of the 
hearings, and the contact information for obtaining more information and the staff report. 
 
3.09.045 Expedited Decisions 
This proposed annexation is not being processed as an expedited decision, but Metro Code 3.09.050.D 
requires that the standards in Sections 3.09.045.D and 3.09.045.E be addressed. 
 

D. To approve a boundary change through an expedited process, the city shall: 
1. Find that the change is consistent with expressly applicable provisions in: 

a. Any applicable urban service agreement adopted pursuant to ORS 195.065; 
 
Finding: The Tigard Urban Service Agreement is between the City of Tigard, Washington County, Metro, 
and the service districts for water, sewer, public safety, parks, and transportation. The agreement outlines 
the role, provision, area, and planning/coordination responsibilities for service providers operating in the 
Tigard Urban Services Area. The Community Plan will include plans and funding mechanisms for all urban 
services and the same will be made available to the proposed annexation territory. The proposed annexation 
complies with the provisions of that agreement, which designates Tigard as the planning authority for 
urbanization of these lands. 
 
The Urban Planning Area Agreement between the City of Tigard and Washington County provides 
coordination of comprehensive planning and development, defines the area of interest, and includes policies 
with respect to the active planning area and annexation. The applicable annexation policies include  
acknowledgements that the city is the ultimate planning, annexation, and urban services provider within the 
subject territory. 

b. Any applicable annexation plan adopted pursuant to ORS 195.205; 
 
Finding: There is no adopted annexation plan associated with this proposal. Therefore, this provision does 
not apply. 

c. Any applicable cooperative planning agreement adopted pursuant to ORS 
195.020(2) between the affected entity and a necessary party; 

 
Finding: ORS 195.020(2) speaks to cooperative agreements between counties or Metro with each special 
district that provides an urban service within the boundaries of the county or the metropolitan district. 
Examples of special districts include those for utilities, police, fire, and schools. Upon approval of this 
proposed annexation, the City of Tigard will provide sewer and stormwater services to the site; the City of 
Tigard Police Department will provide public safety services, instead of the Washington County Sheriff’s 
Office; and the subject site will be removed from the Washington County Urban Road Maintenance District. 
City of Tigard will continue to provide water services to the site, and Tualatin Valley Fire and Rescue 
(TVF&R) will continue to provide fire protection and emergency medical services to the site. The special 
districts serving this territory have been notified of this annexation and are participating  
 

d. Any applicable public facility plan adopted pursuant to a statewide 
planning goal on public facilities and services; 
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Finding: The City of Tigard Public Facility Plan was adopted in 1991, in compliance with Statewide Planning 
Goals and Guidelines, and Oregon Administrative Rules Chapter 660, Division 11. The city makes 
appropriate updates to the Public Facility Plan on a regular basis as part of the Periodic Review process as 
required by Oregon Administrative Rules Chapter 660, Division 25. The completion of the River Terrace 
2.0 Community Plan will make further amendments to these plans and Goal 11 of the Tigard Comprehensive 
Plan. 

e. Any applicable comprehensive plan; 
 
Finding: There is not yet a Comprehensive Plan for this territory. The City is currently in the process of 
completing a Community Plan for this territory and it will be applied upon adoption. This standard is not 
applicable. 

f. Any applicable concept plan; and 
 
Finding: The properties in this territory are the subject of the River Terrace 2.0 Concept Plan, which 
supported the City’s application to Metro for inclusion of this territory into the Urban Growth Boundary. 
Annexation of this territory will not conflict with the goals and vision of the Concept Plan, and will advance 
the work related to the Community Plan and the mutual goals of Metro and the City to expedite housing 
development to address regional housing need.  
 

2. Consider whether the boundary change would: 
a. Promote the timely, orderly and economic provision of public facilities 

and services; 
b. Affect the quality and quantity of urban services; and 
c. Eliminate or avoid unnecessary duplication of facilities or services. 

 
Finding: The Concept Plan approved by Metro through its action to add the subject territory to the Urban 
Growth Boundary demonstrated that these areas could be added to the city’s jurisdiction and urbanized in 
an orderly and timely manner, while providing for sustainable infrastructure funding. Urban services will be 
provided to the area in a similar manner to the current provision. The City of Tigard Police Department will 
provide public safety services, instead of the Washington County Sheriff’s Office; and the subject site will 
be removed from the Washington County Urban Road Maintenance District. Clean Water Services will 
continue to provide stormwater and sewer service. Tualatin Valley Fire and Rescue will continue to provide 
fire protection and emergency medical services to the site. Library services will continue to be provided 
through the Washington County Cooperative Library Service. City of Tigard will add water service to the 
area.  
 

E. A city may not annex territory that lies outside the UGB, except it may annex a lot or 
parcel that lies partially within and outside the UGB. 

 
Finding: The subject territory is not located outside the UGB. 
 
3.09.050 Hearing and Decision Requirements for Decisions Other Than Expedited Decisions 

A. The following requirements for hearings on petitions operate in addition to requirements 
for boundary changes in ORS Chapters 198, 221 and 222 and the reviewing entity's 
charter, ordinances or resolutions. 

B. Not later than 15 days prior to the date set for a hearing the reviewing entity shall make 
available to the public a report that addresses the criteria identified in subsection(D) and 
includes the following information: 
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Finding: This staff report was made available to the public on October 16, 2025, more than 15 days prior to 
the public hearing before Planning Commission. 
 

1. The extent to which urban services are available to serve the affected territory, 
including any extra territorial extensions of service; 

 
Finding: As addressed in the River Terrace 2.0 Concept Plan, infrastructural urban services can be provided 
to the territory with development. The Community Plan will include refined infrastructure system plans for 
implementing this service expansion.  
 

2. Whether the proposed boundary change will result in the withdrawal of the affected 
territory from the legal boundary of any necessary party; and 

 
Finding: The proposed annexation territory will remain within Washington County, but will be withdrawn 
from the Washington County Enhanced Sheriff’s Patrol District, and the Washington County Urban Road 
Maintenance District upon completion of this annexation request.  
 

3. The proposed effective date of the boundary change. 
 
Finding: A public hearing regarding this annexation request will take place before Tigard City Council on 
December 2, 2025. Council will make a decision on this application, with a recommendation from Planning 
Commission. If Council adopts findings to approve Case No. ANX2025-0001, the effective date of this 
annexation will be upon filing with the Oregon Secretary of State, as outlined in ORS 222.180. 
 

C. The person or entity proposing the boundary change has the burden to demonstrate that 
the proposed boundary change meets the applicable criteria. 

 
Finding: The proposed boundary change meets the applicable criteria, as demonstrated through the findings 
in this staff report. 
 

D. To approve a boundary change, the reviewing entity shall apply the criteria and consider 
the factors set forth in subsections (D) and (E) of section 3.09.045. 

 
Finding: The factors set forth in Metro Code Sections 3.09.045.D and 3.09.045.E have been previously 
addressed in this report. 
 
Conclusion: Based on the foregoing, staff find that the applicable requirements of Metro Code 3.09 
are met. 
 
 
CITY OF TIGARD COMPREHENSIVE PLAN 
 
Goal 1.1: Provide citizens, affected agencies, and other jurisdictions the opportunity to participate 
in all phases of the planning process. 
 
The City of Tigard maintains an ongoing citizen involvement program. To ensure citizens were provided an 
opportunity to be involved in all phases of the planning process, city staff issued public notices for this 
proposed legislative annexation. City staff posted public hearing notices in seven public places on October 9, 
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2018 (Tigard City Hall, Tigard Permit Center, Tigard Public Works, and at four intersections around the subject 
site); city staff mailed public hearing notices to all interested parties, and neighboring property owners within 
500 feet of the subject site on October 8, 2025; and the city published a public hearing notice in The Tigard 
Times for two successive weeks (with publish dates on October 23, and October 30, 2025) prior to the 
November 3, 2025 public hearing before the Planning Commission. Additionally, this staff report was made 
available to the public on October 16, 2025, more than 15 days prior to the public hearing before Planning 
Commission. 
 
Goal 14.2: Implement the Tigard Urban Services Agreement through all reasonable and necessary 
steps, including the appropriate annexation of unincorporated properties. 
Policy 1: The City shall assign a Tigard zoning district designation to annexed property that most 
closely conforms to the existing Washington County zoning designation for that property. 
 
Finding: The City does not maintain a zoning district equivalent to the Future Development – 20 zoning 
designation currently applied to the subject properties. Washington County Zoning will continue to apply until 
the adoption of the River Terrace 2.0 Community Plan.  
 
Policy 2: The City shall ensure capacity exists, or can be developed, to provide needed urban level 
services to an area when approving annexation. 
 
Finding: The River Terrace 2.0 Concept Plan demonstrated that urban level services can be developed to serve 
the area. Refined urban services plans including infrastructure plans will be adopted with the River Terrace 2.0 
Community Plan.  
 
Policy 3: The City shall approve proposed annexations based on findings that the request: 
A. Can be accommodated by the City’s public facilities and services; and 
B. Is consistent with applicable state statute. 
 
Finding: The River Terrace 2.0 Concept Plan demonstrated that annexation and development of this area can 
be accommodated by the City’s public facilities and services.. Refined urban services plans including 
infrastructure plans will be adopted with the River Terrace 2.0 Community Plan.  
 
As addressed earlier in this report, staff finds the applicable provisions of ORS 222 have been met, consistent 
with this policy. 
 
Policy 4: The City shall evaluate and may require that parcels adjacent to proposed annexations be 
included to: 
A. Avoid creating unincorporated islands within the City; 
B. Enable public services to be efficiently and effectively extended to the entire area; or 
C. Implement a concept plan or sub-area master plan that has been approved by the Planning 

Commission or City Council. 
 
The subject territory is bordered by areas that are either already annexed to the City of Tigard or other cities, 
are under the planning authority of other cities, or are undesignated lands or rural reserves ineligible to be 
annexed to the Urban Growth Boundary and the City. 
 
Conclusion: Based on the foregoing, staff find that the applicable requirements of the Tigard 
Comprehensive Plan are met. 
__________________________________________________________________________________ 
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CITY OF TIGARD COMMUNITY DEVELOPMENT CODE (TITLE 18) 
 
Chapter 18.710 Land Use Review Procedures 
18.710.120 Type IV Procedure 
 
Finding: A legislative annexation is processed through a Type IV Legislative Procedure, as governed by 
Chapter 18.710 of the City of Tigard Community Development Code (TCDC), using the approval criteria 
contained in TDC 18.720.030. City Council will make a decision on this application, with a recommendation 
from Planning Commission. Additionally, TCDC 18.710 requires two public hearings: one before Planning 
Commission (on November 3, 2025), and one before City Council (on December 2, 2025). City staff followed 
public noticing requirements, in accordance with TCDC Section 18.710.090, Metro Code Chapter 3.09, and 
ORS Chapter 222. City staff posted public hearing notices in four public places on October 9, 2025 (Tigard 
City Hall, Tigard Permit Center, Tigard Public Works, and at major intersections around the subject site); city 
staff mailed public hearing notices to all interested parties, and neighboring property owners within 500 feet 
of the subject site on October 9, 2025; and the city published a public hearing notice in The Tigard Times 
for two successive weeks (with publish dates on October 23, and October 30, 2025) prior to the November 
3, 2025 public hearing before the Planning Commission. 
 
Chapter 18.720 Annexations 
18.720.030 Approval Process 
A. A legislative annexation application is processed through the Legislative procedure, as provided 

in Section 18.710.120. 
 
Finding: This application is for a legislative annexation and is being processed through a Type IV Procedure, 
as governed by TCDC 18.710, using the approval criteria contained in TDC 18.720.030. City Council will 
make a decision on this application, with a recommendation from Planning Commission. 
 
18.720.030 Approval Criteria 
A. Approval Criteria. The approval authority will approve or approve with modification an 

annexation application when all of the following are met: 
1. The annexation complies with Metro Code 3.09;  and  

 
Finding: As demonstrated through the findings in this staff report, this proposed quasi-judicial annexation 
is in compliance with Metro Code Chapter 3.09. The specific sections of Metro Code Chapter 3.09 that 
apply to this application are addressed above. 
 

2. The annexation is in the city’s best interest. 
 
Finding: As addressed under Metro Code Section 3.09.045.D.2 of this staff report, this proposed annexation 
will help to promote the timely, orderly and economic provision of City of Tigard public facilities and 
services; affect the quality and quantity of urban services; and eliminate or avoid unnecessary duplication of 
facilities or services. Additionally, the addition of these lands will help the City, the region, and the State of 
Oregon to meet their housing goals, including the provision of undersupplied housing types.  
 
Conclusion: Based on the foregoing, staff find that the applicable requirements of the Tigard 
Community Development Code are met. 
 
___________________________________________________________________________________ 
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   November 6, 2025 
PREPARED BY: Schuyler Warren 
   Assistant Director of Community Development 
 
 
 
 
___________________________________________ 
Nathan Jackson, Planning Commission President 
 
Dated this                   day of November 2025. 
 
 
Attachments: 

Attachment 1: Map and Legal Description 
 

SECTION V.  OTHER STAFF  AND AGENCY  COMMENTS

The City of Tigard Engineering Division, Police Department, and Public Works Department  were 
sent copies of  the applicant’s  proposal and had no objections.

Tualatin Valley Fire and Rescue  was sent a copy of the applicant’s proposal and had no objections.

SECTION VI.  PUBLIC COMMENTS

City staff  mailed public hearing notices to all interested parties, and  neighboring property owners within 500 
feet of the subject site on  October 8, 2025. On October 10, 2025, staff received  an email from Robin van 
der Hoest  asking general questions of what was being proposed.  On October 11, 2025, staff received an 
email from Raja Vellanki expressing concern about the urban growth boundary, asking questions about the 
urgency  behind  annexation,  and  expressing  concern  about  planning  for  traffic  and  transportation.  On 
October 29, staff received comments from Housing Land Advocates suggesting expanded Goal 10 findings.
On October 31, staff received comments from Peng Li expressing concerns about traffic and infrastructure,
environmental and natural areas, scale,  timing, and risk, and neighborhood  compatibility  and community 
impact. Peng Li also provided recommendations.  As of  October 31, 2025, no other public comments were 
received.

SECTION VII.  CONCLUSION

The  Planning Commission finds that the  proposed annexation meets all applicable approval criteria, outlined 
in ORS Chapter 222, Statewide Planning Goal 10,  Metro Code Chapter 3.09, Comprehensive Plan Goals 1 
and 14, and  Tigard Community Development  Code  Chapters 18.710 and 18.720. Therefore,  the  Planning 
Commission recommends  approval of this annexation  by  City Council.

12th
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Schuyler Warren

From: Robin van der Hoest <robin.van.der.hoest@gmail.com>
Sent: Monday, October 13, 2025 8:23 AM
To: Schuyler Warren
Subject: Re: River Terrace 2.0 annexation letter

Hi Schuyler, 
 
Thanks for clarifying. Good to know no changes to current state. 
 
Have a good week! 
 
 
 
 
Sent from Gmail Mobile 
 
 
On Mon, Oct 13, 2025 at 08:17 Schuyler Warren <SchuylerW@tigard-or.gov> wrote: 

Good morning Robin. 

  

The letter you received is regarding the annexation of lands near you. There is no action being taken related to the 
jurisdictional boundaries that apply to your property. 

  

For clarification, your property and all of the others on Clementine Street are within the City of Tigard, not the City 
of Beaverton. 

  

If you have further question, please don’t hesitate to reach out. 

  

Thanks, 

Schuyler 

  

------------------------------- 

 You don't often get email from robin.van.der.hoest@gmail.com. Learn why this is important   
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Schuyler Warren (he/him) 

Assistant Director 

Community Development 

City of Tigard 

schuylerw@tigard-or.gov | 503.718.2437 

  

From: Robin van der Hoest <robin.van.der.hoest@gmail.com>  
Sent: Friday, October 10, 2025 5:18 PM 
To: Schuyler Warren <SchuylerW@tigard-or.gov> 
Subject: River Terrace 2.0 annexation letter 

  

Hi Schuyler, 

  

We received the notice letter of the annexation of river terrace 2.0. 

  

We live on clementine street in the current river terrace community, which sits within the Beaverton 
boundary today. 

  

Does the letter indicate that in the future our neighborhood is planning to fall within the Tigard 
boundary? 

  

The included map is a bit confusing to me. 

  

Thanks for clarifying. 

  

 You don't often get email from robin.van.der.hoest@gmail.com. Learn why this is important   
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Robin 
 
 

Sent from Gmail Mobile 

 

 
DISCLAIMER: E-mails sent or received by City of Tigard employees are subject to public record laws. If requested, e-
mail may be disclosed to another party unless exempt from disclosure under Oregon Public Records Law. E-mails are 
retained by the City of Tigard in compliance with the Oregon Administrative Rules “City General Records Retention 
Schedule.” 
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Schuyler Warren

From: Schuyler Warren
Sent: Monday, October 13, 2025 8:12 AM
To: 'Raja S V'
Subject: RE: Land use annexation -River Terrracd 2.0

Hello Raja, 
 
Thank you for your comments and questions. I want to clarify that the notice you are responding to does not 
involve an Urban Growth Boundary decision. The Urban Growth Boundary was amended through a land swap by 
Metro in February of 2023. 
 
The land involved in that land use action is currently the subject of a Community Plan. There is no development 
currently happening on the land and there won’t be until planning is complete.  
 
The Community Plan considers infrastructure and roads along with other policy matters such as funding. 
 
You can get more information about the planning here: https://www.tigard-or.gov/your-
government/departments/community-development/planning/projects/river-terrace-2-0 
 
If you would like the applications for annexation, please file a public records request here: https://www.tigard-
or.gov/community-support/public-records/public-records-request-form 
 
Thanks, 
Schuyler 
 
------------------------------- 
Schuyler Warren (he/him) 
Assistant Director 
Community Development 
City of Tigard 
schuylerw@�gard-or.gov | 503.718.2437 
 
From: Raja S V <rajasekharv@yahoo.com>  
Sent: Saturday, October 11, 2025 10:00 PM 
To: Schuyler Warren <SchuylerW@tigard-or.gov> 
Subject: Land use annexation -River Terrracd 2.0 
 

The primary purpose of  Urban Growth Boundary (UGB) to separate urban and rural lands, and by 
using planning tools and forecasts to guide future development in a sustainable and strategic way.  

 

There is lot of money to be made by a few parties based on the decisions related to UGB.  

The land swaps should be made only under extremely rare circumstances. Otherwise this can lead to 
corruption. 

 You don't often get email from rajasekharv@yahoo.com. Learn why this is important   
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There are lot of homes already being built in the opened up land. What is dire urgency for 
bringing  the proposed land also for development? What are the disadvantages of not annexing the 
land for now? I am concerned that there is too much development happening at a rapid space with 
out proper planning of roads and infrastructure. Where there any studies as far as traffic patterns if 
this land swap is made? 

 

 

How can I get access to alll of the applications for Annexation? 

 
 
Regards, 

Raja Vellanki 



1

Schuyler Warren

From: Mathew Hogan from Fair Housing Council of Oregon <mathew.jamesfhco@gmail.com>
Sent: Wednesday, October 29, 2025 8:40 AM
To: Schuyler Warren
Subject: ANX2025-0001

Follow Up Flag: Follow up
Flag Status: Flagged

 
Good morning Schuyler, 
I have reviewed the staff report for ANX2025-0001 from the City's website. It's a great amendment, I 
think the board here would just like to see a section addressing Goal 10 and to be a bit specific. 
It currently says, "As addressed under Metro Code Section 3.09.045.D.2 of this staff report, this 
proposed annexation will help to promote the timely, orderly and economic provision of City of Tigard 
public facilities and services; affect the quality and quantity of urban services; and eliminate or avoid 
unnecessary duplication of facilities or services. Additionally, the addition of these lands will help the 
City, the region, and the State of Oregon to meet their housing goals, including the provision of 
undersupplied housing types. ." 
How, specifically, will ANX2025-0001 meet the city's housing goals? Many cities make reference to 
Housing Needs Assessment (HNA) or their Buildable Lands Inventory (BLI). 
This may be helpful to you, Findings Guidance. Let me know if I can help in some way, we would love 
to submit a positive letter in support of this amendment for the hearing on 11/3/25. 
 
 

Powered by HubSpot.   
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Schuyler Warren

From: Peng Li <lipengit@gmail.com>
Sent: Friday, October 31, 2025 10:49 PM
To: Schuyler Warren
Subject: Strong Opposition to River Terrace 2.0 Annexation (ANX2025-0001)

Follow Up Flag: Follow up
Flag Status: Flagged

Dear Members of the Planning Commission: 
 
I am writing to express my strong opposition to the proposed annexation identified as ANX2025-0001 (commonly 
known as River Terrace 2.0) and to urge the City of Tigard to carefully reconsider whether this project, in its current 
form and at its proposed scale, is appropriate. My concerns revolve around traffic and infrastructure impacts, 
environmental sustainability and natural-area preservation, and the ability of the City and region to absorb the scale of 
development rather than rely solely on ambitious planning documents. 
 
1. Traffic, Transportation & Infrastructure Strain 
The proposed annexation would bring major new development to the area between Scholls Ferry Road and Roy Rogers 
Road. Given the existing traffic conditions on those corridors and neighboring cities (including Beaverton, where I 
reside), adding a large number of new units—and presumably new vehicle trips—risks exacerbating congestion, 
increasing travel times, and placing undue burden on our transportation network. 
 
Beyond traffic, there is my concern about whether utilities (water, sewer, storm-water) and public service infrastructure 
(fire, schools, parks) are sufficiently planned and funded. The Housing Plan for River Terrace 2.0 anticipates ~20 
dwelling units per net acre and at least 3,000 units in the area. Achieving such density will require massive 
infrastructure investment. I ask: who bears the risk if costs escalate or development timelines are delayed? What 
assurances exist that infrastructure will keep up with growth, not lag behind it? 
 
2. Environmental and Natural Areas / Urban Growth Boundary (UGB) Considerations 
The annexation involves land in the urban reserve and UGB expansion area. Converting greenfield land to high-intensity 
residential development carries environmental risks: loss of natural habitats, increased impervious surface and runoff, 
potential strain on downstream drainage systems, and diminished buffer zones between developed areas and open 
space. Given the priority that our region places on sustainability, climate adaptation, and preserving natural systems, I 
believe the City needs to provide stronger guarantees that these factors will be addressed proactively. 
 
While the Housing Plan document mentions climate-resilient development, green infrastructure, and natural area 
integration, it also candidly notes that “implementing a bold, innovative vision … will require both thoughtful regulations 
and intentional support outside the zoning code” and that “new greenfield contexts … are particularly challenging.” That 
phrasing suggests risk. I believe that annexation should not proceed until those risks are mitigated and infrastructure 
and service commitments are fully guaranteed and transparent. 
 
3. Scale, Timing & Development Risk 
The scale of this proposed annexation and neighborhood development is considerable. The project references roughly 
500 acres of land for future neighborhoods. The opportunity—and challenge—is that such large-scale planning requires 
long-term commitment, phasing, and flexibility for market fluctuations. If market conditions shift, the community might 
be left with unfinished infrastructure, piecemeal development, or less than envisioned public amenities. 
 
The question for the City and for stakeholders like myself is: are we ready to commit to the full build-out and do we 
have assurances—not just aspirational statements—that public benefits (parks, affordable housing, transit access) will 

 You don't often get email from lipengit@gmail.com. Learn why this is important   
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materialize, not be deferred indefinitely? The Planning Commission should ensure that annexation approvals include 
enforceable conditions and timelines, not just conceptual commitments. 
 
4. Neighborhood Compatibility and Community Impact 
As a resident of the broader metro area, I value stable, livable neighborhoods with amenities, green space, and 
comfortable transitions—not sudden dense infill without context. The annexation area should ensure compatibility with 
adjacent neighborhoods, minimize adverse impacts on quality of life, ensure adequate public services, and maintain 
green buffers. I worry that without robust safeguards, the newly annexed area could place stress on nearby existing 
communities—not only in Tigard but across boundary lines (including Beaverton). 
 
Recommendations 
Given my concerns, I respectfully request the following actions before proceeding with annexation: 

1. Require a detailed phasing and infrastructure delivery plan, with defined triggers 
for each development phase (e.g., roads, utilities, parks, schools). 

2. Assure financial accountability: identify who pays for off-site infrastructure, 
storm‐water mitigation, transit enhancements, and ensure that costs are not 

deferred or passed onto existing neighborhoods or future taxpayers without full 

transparency. 

3. Guarantee environmental protections, including conservation of natural areas, 
adequate buffers, low-impact development standards, and clear monitoring and 

enforcement. 

4. Maintain commitment to community benefits that are concretely defined (parks, 
trails, affordable housing, transit access) with timelines and binding agreements—

not vague intentions. 

5. Ensure engagement with adjacent jurisdictions and neighborhoods (including 
Beaverton) so that regional impacts are assessed, and the project is not siloed 

within Tigard’s boundary but considers cross-border effects. 

In conclusion, I believe that annexation of the River Terrace 2.0 area has potential—but 

only if the City of Tigard proceeds with caution, transparency, and rigorous commitments. 

As currently proposed in ANX2025-0001, I remain unconvinced that the necessary 

infrastructure, phasing safeguards, and community benefit assurances are sufficiently 

robust. I urge the Planning Commission to either delay approval until these issues are 

resolved or require stronger conditions tied to annexation. 

 

Thank you for the opportunity to provide comment and for your careful consideration of 

these matters. I hope the City will ensure that growth is equitable, sustainable, and 

respectful of existing neighborhoods and natural systems. 

 

Sincerely, 

Peng Li 
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December 1, 2025 
 
 
Schuyler Warren, Assistant Director of Community Development 
City of Tigard 
13125 SW Hall Blvd 
Tigard, OR 97223 
 
RE: Annexation Application ANX2025-0001 
 
Dear Schuyler: 
 
This application proposes to annex to the city the nearly 500-acre “River Terrace 2.0” (“RT2.0”) 
area added to the regional urban growth boundary (UGB) in 2023 by Metro Council Ordinance 
No. 23-1488. The subject territory is already entirely within Metro’s service district boundary. 
Ongoing comprehensive urban planning by the city, including development of a habitat 
protection program, is being supported by a Metro 2040 Planning and Development Grant. 
Metro staff are excited about the progress the city is making toward completion of this planning 
work, which will create opportunities for thousands of new housing units in region and for the 
protection of valuable resources. 
 
Section 3.07.820 of the Metro Code requires that “an amendment to a comprehensive plan or 
land use regulation” be sent to Metro at least 35 days in advance of the first evidentiary hearing. 
Additionally, sections 3.09.020 and 3.09.030 require notice of public deliberations on proposed 
annexations be provided to Metro 20 days in advance. The first evidentiary hearing on this 
annexation application may have been on November 3. However, our records show that Metro 
was first notified of this application, and of the past and scheduled Planning Commission and 
City Council deliberations, only last week, on November 25.  
 
Therefore, Metro staff respectfully request that further consideration of this application 
be postponed until at least December 16 so that we have more time to review the proposal 
and consider with you and our other regional partners the important related issues below. 
 
Possible Removal of Inventoried Regionally Significant Habitat 
Metro was recently informed that multiple acres of logging/vegetation clearing may have 
occurred within the RT2.0 area earlier this year. It is not yet fully known to Metro what the 
extent of this logging/clearing was (if any) or whether land use approvals from Washington 
County were required and obtained for this alleged activity.  
 
However, Metro understands that the logging/vegetation clearing might have been in or near 
locations that have been formally inventoried and mapped as regionally significant riparian and 
upland wildlife habitat since 2005 and that may have been subject to important protection and 
restoration requirements adopted by Washington County in compliance with Title 13 of Metro 
Code chapter 3.07. Washington County CDC section 422: regulates vegetation removal within 
defined Significant Natural Resource Areas, which include the inventoried regionally significant 
habitat in the UGB; limits habitat removal; and has retention and restoration requirements.  
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Clearing of protected habitat without prior county approval may have been a violation of these 
provisions, which are required by law to be consistent with the protection and restoration 
requirements of Title 13. Prior to a decision on this annexation application, Metro staff 
requests that the record include available information on any regionally significant 
habitat removed following the area’s addition to the UGB and the measures the city 
and/or other parties will take towards habitat restoration in annexed areas. Any available 
aerial imagery, arborists’ reports, and Oregon Department of Forestry (ODF) logging records 
might be useful documentation.  
 
To be sure, Metro Code chapter 3.07 requires cities and counties to limit removal of vegetation 
in regionally significant habitat areas. It also requires cities and counties to ensure mitigation of 
vegetation removal in order to restore the ecological functions that were lost or damaged by the 
removal. With additional information on what, if any, habitat may have been removed, Metro 
staff are willing to advise on what constitutes appropriate restoration. 
 
City vs. County Land Use Authority in Annexed Territory 
The city has yet to adopt a comprehensive land use plan and implementing regulations for the 
area proposed for annexation, but is working diligently to complete that work by February of 
2027. An October 2025 staff report to the Planning Commission states that the subject territory 
will retain Washington County zoning and remain under the county’s “land use authority” until 
the city adopts the necessary land use plan and regulations.  
 
It is unclear how the county will retain land use authority over areas annexed to the city, and 
whether the county or the city will be enforcing county code in the subject territory until the 
city adopts its land use plan and implementing regulations. It is also unclear how any 
unmitigated county code violations that may have occurred prior to annexation will be resolved 
after or as a condition of annexation, particularly if the land use laws are not practically 
changing by way of the proposed annexation. 
 
Metro staff therefore recommend the following be identified: 
 
 The specific land use laws, particularly those governing protection of regionally 

significant habitat, that will apply after annexation; 
 The process, submittal requirements, approval criteria, and review authority for 

permits to encroach in (e.g., log) or otherwise disturb regionally significant habitat; 
 The entity/entities who will be responsible for enforcing land use laws in the annexed 

area; and 
 How continuity in county habitat protection and restoration requirements will be 

maintained following annexation. 
 
Sincerely, 
 
 
 
Glen Hamburg 
Senior Regional Planner 
Department of Planning, Development and Research, Metro 
 
CC: Eryn Kehe, Urban Policy and Development Manager, Metro 
 Roger Alfred, Senior Assistant Attorney, Metro 
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Brittany Gada

From: Lindsey Obermiller <ObermillerL@CleanWaterServices.org>
Sent: Monday, December 1, 2025 11:44 AM
To: Brittany Gada
Cc: Schuyler Warren; Sambo Kirkman
Subject: RE: Logging Activity in RT2.0

Good morning, Brittany and team,  
 
Hope you all had a nice holiday. 
 
Regarding the recent logging activity at 17576 SW Bull Mountain Rd, Washington County, which is also in the 
process of annexation, please consider the following Clean Water Services comments: 
 

1. Below is the language that has been consistently used when Cities are processing annexations to include 
concurrent annexation to CWS jurisdiction: 

 
“Pursuant to ORS 199.510(2)(c), the property is also being annexed into the boundaries of Clean Water 
Services for the provision of sanitary sewer, storm and surface water management.” 

 
The concurrent annexation process is efficient from a process and timing perspective. If the property is not 
annexed to CWS concurrent with the City, then there is a separate process to annex to CWS which is 
managed by the County.  

 
2. CWS design requirements necessitate all development activities be evaluated by the CWS to prevent or 

reduce adverse impacts to Water Quality Sensitive Areas (Sensitive Areas) and Vegetated Corridors, 
including tree and native vegetation removal. Such evaluation requires a site delineation of the limits of 
Sensitve Areas and mapping of the adjacent Vegetated Corridor to a variable width up to 200 feet which is 
dependent on the existing topography and resulting slope analysis of steep slopes. Additionally, 
enhancement of the resulting onsite Vegetated Corridor and protection of the Vegetated Corridor and 
Sensitive Area in perpetuity through easement is required. In combination with other state, federal, and 
local laws and ordinances, these requirements are intended to protect the beneficial uses of waters within 
the Tualatin River Basin.  

 
Please let me know if there are any questions.  
 
Warmly,  
 
Lindsey Obermiller (she, her) | Senior Environmental Plan Reviewer  
Clean Water Services | Planning & Development Services  
2550 SW Hillsboro Hwy | Hillsboro OR 97123 
o 503.681.3653 | email: obermillerl@cleanwaterservices.org 
engage news | facebook | twitter 
 

From: Brittany Gada <brittany.gada@tigard-or.gov>  
Sent: Tuesday, November 25, 2025 9:56 AM 
To: Lindsey Obermiller <ObermillerL@CleanWaterServices.org> 

 Some people who received this message don't often get email from obermillerl@cleanwaterservices.org. Learn why this is important   



   
AIS-6081     6.        
Business Meeting
Meeting Date: 02/24/2026
Length (in minutes): 30 Minutes  
Agenda Title: Receive Briefing on Findings and Recommendations related to Kingston Terrace

Addendum to 2020 Water System Plan
Authored By: Ross Horton 
Presented By: Senior Project Engineer Horton 

Item Type: Update, Discussion, Direct Staff

Information
EXPLANATION OF ISSUE 
Staff will provide a briefing to Council on the findings and project recommendations of the Kingston
Terrace addendum to the 2020 Water System Plan.

ACTION REQUESTED
Briefing only. No action requested.

BACKGROUND INFORMATION
In 2020, the City of Tigard updated its Water System Plan (WSP). The WSP is a comprehensive study of
the City's drinking water system, addressing water supply capacity needs and guiding water system
infrastructure improvements in the Tigard Water Service Area. The WSP is scheduled to be updated
again in Fiscal Year 2027. Major changes to the Tigard water system in between Water System Plan
updates are addressed as addendums. In March 2024, King City annexed Urban Reserve Area (URA)
6D through their adoption of the Kingston Terrace Master Plan. This area of western King City is
known as Kingston Terrace. Per the 2014 intergovernmental agreement between Tigard and King City,
Tigard is obligated to supply water to King City, including areas annexed into the King City limits.

The 2020 WSP did account for future water supply requirements in URA 6D using assumed housing
development densities. However, it did not address how water service would be delivered to the area.
Additionally, the housing development densities in the Kingston Terrace Master Plan are different
than those assumed in the 2020 WSP. The attached Kingston Terrace Addendum to the 2020 WSP (KT
Addendum) addresses those issues. The KT Addendum found that Tigard can serve the Kingston
Terrace area by expanding the 410-foot pressure zone. The City's current water supply and storage
infrastructure are sufficient to meet the initial water demands of Kingston Terrace. However, supply
and storage improvements are needed in order to supply water to the Kingston Terrace area at its
expected full buildout, which are summarized in Section 6 of the KT Addendum. Cost summaries of
these improvements are included in Section 7 of the KT Addendum. Because the 2020 WSP included
preliminary assumptions for serving Kingston Terrace, the required capital improvement projects
related to storage and supply are already included in the Capital Improvement Plan.

Dates of Previous and Potential Future Considerations
This is the first time this issue has been brought to Council. Staff will ask council to approve a
resolution to adopt the Kingston Terrace Addendum to the 2020 WSP at the 3/10/2026 Council
meeting.



The Water Advisory Board (WAB) was briefed on the Kingston Terrace WSP Addendum at the
1/8/2026 WAB meeting, and will provide a recommendation to the Council to adopt the Addendum at
the 2/11/2026 WAB meeting.

Impacts (Community, Budget, Policies and Plans/Strategic Connection)
Results from the KT Addendum will be incorporated into the 2027 WSP update. After the 2027 WSP
update is complete, A System Development Charge Analysis will be completed to ensure adequate
funding for required water system improvements.

ALTERNATIVES & RECOMMENDATION
Alternatives
Council could choose not to adopt the KT Addendum, though Tigard would still be obligated to
provide water to Kingston Terrace. Not adopting the KT Addendum could affect the 2027 Water
System Plan and subsequent System Development Charge Analysis.

Recommendation
Staff recommends Council review the KT Addendum for further discussion at the 3/10/2026 Council
meeting.

ADDITIONAL RESOURCES
N/A

Fiscal Impact

Cost: $58,144 
Budgeted (yes or no): Yes 
Where Budgeted (department/program): Water Capital Improvement Project #96062 
Additional Fiscal Notes:
Water Capital Improvement Project #96062 "Water System Plan Addendums." The Kingston Terrace
Addendum to the 2020 WSP was completed for $58,144. Total CIP project budget is $315,496 and
includes funds for future River Terrace 2.0 WSP Addendum. 

Attachments
Kingston Terrace WSP Addendum, Redacted 
KT WSP Addendum Council Briefing Presentation 
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REDACTED COPY

Certain portions of this document that locate or
describe critical drinking water system
infrastructure have been redacted for security
purposes in accordance with ORS 192.355(33).
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������� !""!�#$�%&'� (�)*+,+-.******�*-/$0�! 12/�3(/415(&02�*)/60"&70 �8"02�9((03(5:/1!/)*)*/;4<�9((03(5:=)*)*;4</

>?@AB@ACD

EF>GHIJDKD HJGLIMN>GHIJD KD

KOKD P�@QCA?@DGBRRSTBDIUBRU�BVD KD

EF>GHIJDWD XYZJJHJ[D>LHGFLHZD KD

WOKD EA?RSQBDLB\]�RB̂ B@ACD KD
WOWD E]__̀aDLB\]�RB̂ B@ACD KD
WObD X]̂ _�@QDLB\]�RB̂ B@ACD KD
WOcD d�RBDd̀?VDLB\]�RB̂ B@ACD WD
WOeD d]A]RBDX�_B̀�@BDLB\]�RB̂ B@ACD WD

EF>GHIJDbD MFfZJMDXLIgF>GHIJED WD

bOKD LBC�hB@A�S̀DMB@C�A�BCDS@hDi]�̀h?]ADMBUB̀?_̂ B@ADZCC]̂ _A�?@CD bD
bOWD P�@QCA?@DGBRRSTBDi]�̀h?]ADN@�ACD bD
bObD E]̂ ^SRaD?jDkSABRDMB̂ S@hDXR?lBTA�?@CD eD

EF>GHIJDcD mnMLZNYH>DfIMFYDNXMZGFEDZJMDJFkDE>FJZLHIED eD

cOKD mahRS]̀�TDf?hB̀DN_hSABCD oD
cOWD JBVDf?hB̀DETB@SR�?CD pD

EF>GHIJDeD EnEGFfDZJZYnEHED pD

eOKD EA?RSQBDZ@S̀aC�CD pD

eOKOKDEA?RSQBDZ@S̀aC�CD>?@T̀]C�?@CD KqD

eOWD E]__̀aDS@hDX]̂ _�@QDZ@S̀aC�CD KqD

eOWOKDE]__̀aDZ@S̀aC�CD KqD
eOWOWDX]̂ _�@QDZ@S̀aC�CD KWD

eObD mahRS]̀�TDf?hB̀DZ@S̀aC�CD KbD

eObOKDP�@QCA?@DGBRRSTBDWqbqDZMMD KbD
eObOWDP�@QCA?@DGBRRSTBDWqcqDXmMD KeD
eObObDP�@QCA?@DGBRRSTBDWqcqDfMMDrDddD KsD
eObOcDP�@QCA?@DGBRRSTBDi]�̀h?]ADXmMD WqD
eObOeDP�@QCA?@DGBRRSTBDi]�̀h?]ADfMMDrDddD WWD
eObOoDmahRS]̀�TDf?hB̀DZ@S̀aC�CD>?@T̀]C�?@CD WeD

EF>GHIJDoD LF>IffFJMFMDHfXLItFfFJGED WeD

oOKD EA?RSQBD WeD
oOWD E]__̀aDS@hDX]̂ _�@QD WoD
oObD X�_B̀�@BDJBAV?RuD WoD
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������ !"! ����!����#$���! %&!

"'(! �)*+,-.!�*/)!�/)�0,)./! %&!
"'%! �12234!,56!7102�5-!�*/)!�/)�0,)./! %8!

"'%'(!7�2.3�5.!�*/)!�/)�0,)./! 9:!
"'%'%!�*),3!�*/)!�/)�0,)./! 9:!

$22.56�;./!
$77� <�=!$! �>77�?�� @!<��>#� ��!A?�#!B� @!���C!$ <!�� �>D�$ �!

�,E3./!

�,E3.!(! �)*+,-.!�*02*5.5)!?.F1�+.0.5)/! (!

�,E3.!%! G,).+!<.0,56!7+*H.;)�*5!$//102)�*5/!I+*0!%:%:!G�7! %!

�,E3.!9! ?./�6.5)�,3!$//102)�*5/! 9!

�,E3.!J! B�5-/)*5!�.++,;.!<.K.3*20.5)!7L,/.!$//102)�*5/! J!

�,E3.!M! B�5-/)*5!�.++,;.!<.0,56!7+*H.;)�*5/! M!

�,E3.!N! �100,+4!*I!B�5-/)*5!�.++,;.!<.0,56/!E4!73,55�5-!C.,+! M!

�,E3.!"! �O�/)�5-!$K,�3,E3.!�)*+,-.!�5!)L.!J(:!7P! 8!

�,E3.!&! �)*+,-.!$5,34/�/!Q!�;.5,+�*!$! 8!

�,E3.!8! �)*+,-.!$5,34/�/!Q!�;.5,+�*!R! (:!

�,E3.!(:! �)*+,-.!$5,34/�/!�100,+4! (:!

�,E3.!((! �O�/)�5-!�12234!�,2,;�)4! ((!

�,E3.!(%! �12234!$5,34/�/! ((!

�,E3.!(9! �O�/)�5-!7102�5-!�,2,;�)4! (%!

�,E3.!(J! 7102�5-!$5,34/�/! (%!

�,E3.!(M! �100,+4!*I!7�2.3�5.! .)S*+T!)*!/.+K.!B�5-/)*5!�.++,;.! %N!

�,E3.!(N! UVG!�56�;./!*I!G,).+!>)�3�)4!�*5/)+1;)�*5!�5!)L.!7,;�I�;!?.-�*5! %&!

�,E3.!("! �)*+,-.!7+*H.;)!�*/)!�/)�0,)./! %8!

�,E3.!(&! 7�2.3�5.!�*/)!�/)�0,)./! 9:!

�,E3.!(8! �*),3!�*/)!�/)�0,)./! 9(!

A�-1+./!

A�-1+.!(! G,).+!�.+K�;.!$+.,!#,2! %!

A�-1+.!%! 7+.//1+.!P*5./! %!

A�-1+.!9! B�5-/)*5!�.++,;.!7L,/./! J!

A�-1+.!J! U46+,13�;!#*6.3!>26,)./! "!

A�-1+.!M! B�5-/)*5!�.++,;.!Q!#,O�010!7+.//1+./!156.+!%:9:!$<<!�*56�)�*5/! (J!

A�-1+.!N! B�5-/)*5!�.++,;.!Q!#�5�010!7+.//1+./!156.+!%:J:!7U<!�*56�)�*5/! (N!

A�-1+.!"! B�5-/)*5!�.++,;.!Q!%:J:!A�+.!A3*S!?.F1�+.0.5)/! (&!

A�-1+.!&! B�5-/)*5!�.++,;.!Q!?./�61,3!7+.//1+./!156.+!%:J:!#<<!W!AA!�*56�)�*5/! (8!

A�-1+.!8! B�5-/)*5!�.++,;.!Q!#�5�010!7+.//1+./!156.+!R1�36*1)!7U<!�*56�)�*5/! %(!

A�-1+.!(:! B�5-/)*5!�.++,;.!Q!R1�36*1)!A�+.!A3*S!?.F1�+.0.5)/! %9!

A�-1+.!((! B�5-/)*5!�.++,;.!Q!?./�61,3!7+.//1+./!156.+!R1�36*1)!#<<!W!AA!�*56�)�*5/! %J!

A�-1+.!(%! B�5-/)*5!�.++,;.!Q!?.;*00.56.6!R1�36*1)!�+,5/0�//�*5!7�2.3�5.! .)S*+T! %"!
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�������� �!"#$
%&%&'()*' +,-.'/0'1,234567'%&%&'(3-84').7-89':37-84'*;3<'

=>>' 3?84328'53.'5893<5'

=)@' 3AB,084'7-/4328'3<5'48C/?84.'

+,-.'' +,-.'/0'1,2345'

D*)' 8E-8<585'F84,/5'7,9B;3-,/<'

GG' 0,48'0;/H'

0F7' 088-'F84'78C/<5'

2F5' 23;;/<7'F84'53.'

2F9' 23;;/<7'F84'9,<B-8'

IJK' L.543B;,C'24358';,<8'

M,<2'+,-.' +,-.'/0'M,<2'+,-.'

KG' ;,<834'088-'

KN1' K3O8'N7H82/'1,2345'*34-<847L,F'

:>>' 93E,9B9'53.'5893<5'

:J' 9,;;,/<'23;;/<7'

925' 9,;;,/<'23;;/<7'F84'53.'

*I>' F83O'L/B4'5893<5'

*@P' F4877B48'485BC,<2'?3;?87'

F7,' F/B<57'F84'7AB348',<CL'

*Q' F4877B48'R/<8'

S@=' S4T3<'@8784?8'=483'

(1*' H3-84'-483-98<-'F;3<-'

$

$
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������������������ ��

������ !�"� �#�$%���� !
�&'(!)*+,-./0!'(!1/!1))./),-!0*!0&.!�'02!*3!�'415)6(!7�'028!9:9:!;10.5!�2(0.-!<1(0.5!=>1/?!/*@!5.3.55.)!

0*!1(!0&.!9:9:!;10.5!�2(0.-!=>1/!7;�=8A!

�'/+.!0&.!�'02!1)*B0.)!0&.!;�=!'/!9:9:?!0&.!�'02!*3!C'/4!�'02!7C'/4!�'028!&1(!>1,/+&.)!0&.!C'/4(0*/!

�.551+.!<1(0.5!=>1/?!1/!.33*50!0*!4,').!3,0,5.!45*@0&!1/)!).D.>*B-./0!'/!0&.!E9FG1+5.!C'/4(0*/!�.551+.!

15.1A!�&.!�'02!+,55./0>2!(,BB>'.(!@10.5!0*!C'/4!�'02?!1/)!0&.!C'/4(0*/!�.551+.!15.1?!@&'+&!@'>>!H.!@'0&'/!

C'/4!�'02?!@'>>!1>(*!H.!(.5D.)!H2!0&.!�'02A!

�&'(!1))./),-!)*+,-./0(!0&.!).D.>*B-./0!*3!).-1/)!B5*I.+0'*/(!3*5!C'/4(0*/!�.551+.?!1/1>2('(!*3!

B,-B'/4?!(,BB>2?!1/)!(0*514.!+1B1+'02?!1/)!0&.!5.+*--./)10'*/(!3*5!1!B'B.>'/.!/.0@*5J!0*!(.5D.!0&.!

15.1A!

�&'(!1))./),-!)*.(!/*0!,B)10.!0&.!9:9:!;�=!3*5!1/2!B150!*3!0&.!@10.5!(2(0.-!*,0(').!C'/4(0*/!�.551+.A!

KLKM NOPQRSTPUVWXXYZWU[\WX\OW]U

�/!0&.!9:9:!;�=?!0&.!C'/4(0*/!�.551+.!15.1!'(!')./0'3'.)!1(!C'/4!�'02!;.(0!7%5H1/!#.(.5D.!̂5.1!_%#̂ !̀a$8?!

1(!(&*@/!'/!b'4,5.!�!7b'4,5.!�G�!35*-!0&.!9:9:!;�=8A!�&.!15.1!'(!H*,/).)!H2!0&.!+,55./0!C'/4!�'02!>'-'0(!

0*!0&.!.1(0?!c..3!c./)!#*1)!*/!0&.!/*50&?!0&.!�,1>10'/!#'D.5d�>(/.5!#*1)!*/!0&.!(*,0&?!1/)!#*2!#*4.5(!

#*1)!0*!0&.!@.(0A!

�&.!�'026(!(.5D'+.!15.1!'(!(B>'0!'/0*!B5.((,5.!e*/.(!7=f8!0*!(.5D.!+,(0*-.5(!10!)'33.5./0!&2)51,>'+!451).!

>'/.(!7ghi8!1(!(&*@/!'/!b'4,5.!9!7b'4,5.!�Gj!35*-!0&.!;�=8A!C'/4(0*/!�.551+.!@'>>!H.!B150!*3!0&.!�'026(!

k�:!B5.((,5.!e*/.A!

C'/4!�'02!1/)!'0(!+*/(,>01/0(!&1D.!B5*D').)!0&.!�'02!@'0&!).01'>.)!B>1/(!3*5!).D.>*B'/4!0&.!�*@/!�./0.5?!

'/!0&.!/*50&@.(0!B*50'*/!*3!C'/4(0*/!�.551+.?!1/)!4./.51>!).D.>*B-./0!+&151+0.5'(0'+(!3*5!0&.!5.-1'/'/4!

15.1A!
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'()*+,-.- /01,+-2,+3(4,-5+,0-607-

�
����� !"#$#$"%�&"

'()*+,-8- 9+,::*+,-;<=,:
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������������������ ��

������ !"#$%&  � '!�(���(�&!
�)*+!+,-.*/0!+12234*5,+!.),!67300*08!-4*.,4*3!/1.7*0,9!*0!.),!":":!;�$<!*0-719*08!+./438,<!6126*08<!=*4,!

=7/>!?@@A<!309!=1.14,!6*6,7*0,!4,B1*4,2,0.+<!>)*-)!>*77!C,!1+,9!./!,D3713.,!64/D*9*08!>3.,4!+,4D*-,!./!

E*08+./0!�,443-,F!

GHIJ KLMNOPQRSQTUVNQWQXLYR

�),!�*.Z[+!":":!;�$!9,=*0,+!-4*.,4*3!=/4!3++,++*08!39,B13.,!+./438,!-363-*.Z!*0!,3-)!/=!.),!64,++14,!5/0,+!

*0!.),!=/77/>*08!=/14!+./438,!-/26/0,0.+\!

]# �6,43.*/037!+./438,\!D/712,!/=!>3.,4!C,.>,,0!.),!/0!309!/==!+,.!6/*0.+!=/4!.),!+1667Z!+/14-,+!109,4!

0/4237!-/09*.*/0+F!

]# �B137*5*08!+./438,\!D/712,!/=!>3.,4!9,9*-3.,9!./!+1667Z*08!9,2309!=71-.13.*/0+!.)4/18)/1.!.),!93ZF!

]# @*4,!+1664,++*/0!+./438,\!D/712,!/=!>3.,4!+./4,9!./!2,,.!.),!+*087,!2/+.!+,D,4,!@@!9,2309!>*.)*0!

,3-)!64,++14,!5/0,F!

]# �2,48,0-Z!�./438,\!D/712,!/=!>3.,4!+./4,9!./!+1667Z!>3.,4!914*08!,2,48,0-*,+!+1-)!3+!6*6,7*0,!

=3*714,+<!,B1*62,0.!=3*714,+<!6/>,4!/1.38,+<!/4!03.1437!9*+3+.,4+F!

�3C7,!�!+12234*5,+!.),!4,B1*4,2,0.+!=/4!,3-)!+./438,!-/26/0,0.F!

_̂̀abcdc efgh_ibcjgklgmbmfcnbopqhbkbmfrc

efgh_ibcjgklgmbmfc sgapkbcnbopqhbkbmfc

tlbh_fqgm_acefgh_ibc u_rbvcgmcf_mwcabxbacrbfclgqmfryc

zop_aq{qmicefgh_ibc |}clbh~bmfcg�c���c

�qhbcepllhbrrqgmcefgh_ibc nbopqhbvc��cfqkbrc�ag�cvph_fqgmc�c�����cilkc�ghc�c�gphr�cghc�y}�c��c�ghcf�bc�d�c��c

zkbhibm~�cefgh_ibc |cfqkbrc���c
�gfbr�c
���c�c_xbh_ibcv_�cvbk_mv�cilkc�ci_aagmrclbhckqmpfb�c���c�ck_�qkpkcv_�cvbk_mv�c��c�ckqaaqgmci_aagmryc

GHGJ KU����RSQTUVNQWQXLYR

�),!�*.Z[+!":":!;�$!9,=*0,+!.),!+1667Z!+Z+.,2!-4*.,4*3!3+!)3D*08!+1667Z!-363-*.Z!./!64/D*9,!���!./!.),!

+Z+.,2F!�),!+1667Z!+Z+.,2!21+.!37+/!C,!-363C7,!/=!64/D*9*08!&��!671+!>3.,4!=/4!3B1*=,4!+./438,!

4,-/D,4Z!?&�(A!4,-)348,!=4/2!/07Z!.),!%3�,!�+>,8/!�*8349!$34.0,4+)*6!?%��A!;3.,4!�4,3.2,0.!

$730.!?;�$A!914*08!.),!/==�6,3�!+,3+/0+!?73.,!�30134Z!./!2*9��3ZAF!

GH�J �UW�VXPRSQTUVNQWQXLYR

�),!�*.Z[+!6126*08!-363-*.Z!4,B1*4,2,0.+!D34Z!9,6,09*08!/0!64,++14,!5/0,!*0=43+.41-.14,F!�),!6126*08!

4,B1*4,2,0.!3667*-3C7,!./!.),!��:!$�!=4/2!.),!":":!;�$!*+!.),!�6126*08!./!+./438,!4,B1*4,2,0. <!>),4,!

.),!=*42!6126*08!-363-*.Z!+)/179!C,!,B137!./!.),!64,++14,!5/0,[+!���F!@*42!6126*08!-363-*.Z!*+!9,=*0,9!

3+!3!6126!+.3.*/0[+!6126*08!-363-*.Z!>*.)!.),!7348,+.!6126!/1.�/=�+,4D*-,F!;),0!.),4,!34,!217.*67,!

6126!+.3.*/0+!+,4D*08!.),!+32,!5/0,<!=*42!-363-*.Z!*+!-/0+*9,4,9!3+!.),!-/2C*0,9!-363-*.Z!>*.)!/07Z!.),!

7348,+.!6126!/1.�/=�+,4D*-,<!43.),4!.)30!.),!7348,+.!6126!3.!,3-)!+.3.*/0!/1.�/=�+,4D*-,F!
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���� �� !"�#$%"&!'(� !)!*+,"

-./01234567/45/286/�9�9/:;<=/286/>42?@./AA/B6C14B6D652./EB6/FE.67/05/3E57/1.6/2?G6/E./.1DDEB4H67/F630IJ/

KL ;45M36/NED43?/E57/71G36O/B6.476524E3J/P=Q99/MGD/N0B/2I0/801B.R/

KL S6741D/765.42?/B6.476524E3=/564M8F0B8007=/E57/T0DD1542?/.6BU4T6.J/�=Q99/MGD/N0B/2I0/801B.R/

KL V4M8W765.42?/B6.476524E3=/T0DD6BT4E3=/4571.2B4E3R=/E57/45.24212405E3J/X=999/MGD/N0B/28B66/801B.R/

��Y� �(+( !"Z�[!#�*!"&!'(� !)!*+,"

\86/�9�9/:;</.2E26./28E2/286/>42?@./ETT6G2EF36/.6BU4T6/GB6..1B6/BE5M6/1576B/50BDE3/0G6BE245M/

T05742405./]-̂ _̂/4./̀9/20/a9/G0157./G6B/.C1EB6/45T8/]G.4_R/V0I6U6B=/716/20/MB0157/636UE2405./45/.0D6/

GB6..1B6/H056.=/.0D6/T1.20D6B./B6T64U6/.6BU4T6/GB6..1B6./012.476/284./BE5M6R/;6BU4T6/GB6..1B6./.80137/

DE452E45/E/D454D1D/GB6..1B6/0N/X9/G.4/1576B/G6Eb/801B/76DE57/]<V̂ _/T05742405.R/:86B6/DE453456/

GB6..1B6./6OT667/a9/G.4=/.6BU4T6./EB6/6C14GG67/I428/4574U471E3/GB6..1B6/B671T45M/UE3U6./]<cd_/20/DE452E45/

2864B/.2E24T/GB6..1B6./E2/50/D0B6/28E5/a9/G.4R/

1̂B45M/E5/AA/6U652/0B/6D6BM65T?=/286/D454D1D/.6BU4T6/GB6..1B6/4./�9/G.4/E./B6C14B67/F?/eB6M05/V6E328/

-1280B42?=/̂B45b45M/:E26B/<B0MBED/B6M13E2405.R/

\86/GB6..1B6/B6C14B6D652./6UE31E267/45/284./E776571D/EB6/.1DDEB4H67/F630IJ/

KL SEO4D1D/GB6..1B6/71B45M/-̂ Ĵ/a9/G.4R/
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_� W3C3>:917817/01234567841.099:;01��K�1@AB16789:5016;04:9381PR1:??37384:>16789:501D:61400?0?1
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;B��\$/6] ��7�7�W Ĉ�#</-$)� �/4#�)�4� <==-6�=!#[�1/ _�̂'&�̀Z;�̂<==-6�a>=() $#)�()*�Ê��+9�b#!�=!#[�1/�
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(**$/$#)�#��(� $>/B�=<,=�(/�Ĉ�d%�()*�$) /(--(/$#)�#��(==!#>$,(/�-6��d7�̀b�#���+'$)1B'*$(,�/�!�=$=�-$)��

(1!#  �b())#�\!��e9�

2( �*�#)�/B���>$ /$)0� <==-6%�*�,()*�=!#[�1/$#) %�()*�̂'&%�/B��1(=(1$/6�#��Ê��+�4#<-*�)��*�/#�5��
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�VcaeẐZwxYiVXXZwXXZUk}YeZZ ��sZ [tttZ [[[yZ

���� �����������������������

�:*"8'5()/G8)+'5"8'()"*()+,-)*"4'/"3/'N*8)">C�"E>*(*/1'+/"K�F"4/',"):*"�;�;"<�="+582G0*0"):*"4'22'.+57R"

S$ >*(*/1'+/"()/G8)G/*"-50"-33G/)*5-58*("E&<<&"�KK;"=/*()/*((*0"8+/8G2-/"8'58/*)*"/*(*/1'+/F@"

S$ >*(*/1'+/"4'G50-)+'5"-50"*D8-1-)+'5@"



������������	
	
�������
�
���������

�����	
	��������������������

���������������
����
������������������
�
������������������ ���

�� ��� !"#"#$%&!

�� '#()!*+�,!�$ !-�$ ./�"#$%&!

�� 0-)/(�#/�-!�$ !#$.(�12)$(�(#+$!�$ !/+$(�+-.&!

�� �3444!-#$)��!5))(!6789!+5!:;<#$/=< #�2)()�!"#")&!

�� �3444!78!+5!.1�5�/)!�)"-�/)2)$(&!

�� >+?#-#@�(#+$3!?+$ .3!#$.1��$/)3!.=+"! ��*#$%.&!

A=)!/+$.(�1/(#+$!/+.(!).(#2�()!*�.!� B1.() !1.#$%!(=)!C�D)��%)!5+�!*�()�!1(#-#(E!/+$.(�1/(#+$F!G<H!I$ #/).!

5�+2!A�?-)!:;!�$ !(=)$!./�-) !(+!2�(/=!(=)!"�+"+.) !.(+��%)!D+-12).!#$!A�?-)!:4&!

A�?-)!:J!.122��#@).!(=)!(+(�-!/+$.(�1/(#+$!/+.(!).(#2�()!6#$/-1 #$%!(=)!K4!")�/)$(!/+$.(�1/(#+$!

/+$(#$%)$/E9!�$ !(=)!(+(�-!"�+B)/(!/+.(!).(#2�()!6#$/-1 #$%!�--!+(=)�!#$ #�)/(!/+.(.9!5+�!)�/=!.(+��%)!

./)$��#+!?�.) !+$!(=)!�4�4!H'L!/+.(!).(#2�().&!A=)!(+(�-!"�+B)/(!/+.(!).(#2�()!�-.+!#$/-1 ).!MK&�>!�.!�$!

�..12"(#+$!5+�!-�$ !�/N1#.#(#+$!5+�!�--!�).)�D+#�!.#@).3!*=#/=!)N1�-.!(=)!).(#2�()!5+�!-�$ !�/N1#.#(#+$!5+�!

O).)�D+#�!:�!#$!(=)!P#(EQ.!PIL&!
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Kingston Terrace Addendum 
to 2020 Water System Plan
Council Briefing

February 24, 2026



Water System Planning

Water System Plan

• Reviews & Identifies:

• Existing water system facilities and operational strategies

• Current water system demands

• Improvements to water system for operational 
optimization and future growth

• Needed capital improvement projects

• Complies Oregon Law regarding water system planning 
requirements 

• Water System Plan Updated every 5-10 years

• Next review in FY27. Project kickoff Q3 2026.

• Major water system changes between WSPs are handled as 
WSP Addendums

• Last WSP Addendum was in 2014 for River Terrace 1.0

Kingston Terrace Addendum to 2020 Water System Plan |  February 24, 2026



Water Supply Obligations

King City Intergovernmental Agreement

• Tigard is obligated to supply water to King 
City per Section VI of IGA

Kingston Terrace Addendum to 2020 Water System Plan |  February 24, 2026



Kingston Terrace WSP Addendum

Kingston Terrace Addendum to 2020 Water System Plan |  February 24, 2026

Kingston Terrace (KT) Master Plan

• Urban Reserve Area 6D incorporated into King City

• 528 Acres with ~4,100 dwelling units

• KT Town Center (north-westernmost area of KT) already being 
developed. Full KT Town Center development by 2033. 

• Remainder of KT to be developed between ~2035 and 2053. 

Water Planning Criteria

• KT WSP Addendum utilizes same planning criteria as 2020 
WSP

• Storage 

• Supply

• Fire Flow

• Pumping



• ADD: Average Daily Demand

• Average daily water use across the whole year

• Currently 6.45 MGD

• MDD: Maximum Daily Demand

• Maximum water used in a single day (June/July)

• Currently 12.67 MGD

• PHD: Peak Hour Demand

• Maximum water used in a single hour

Kingston Terrace WSP Addendum

Kingston Terrace Addendum to 2020 Water System Plan |  February 24, 2026

KT Water Demands

• Demands based on housing densities outlined in 
Kingston Terrace Master Plan (~4,100 dwelling units, 
~55 commercial customers)

• Demand Assumptions:

• Entirety of KT served by 410 pressure zone

• KT will increase size of Tigard Water System by ~20%

KT Water Demands at Buildout MGD

Average Daily Demand (ADD) 1.12

Maximum Daily Demand (MDD) 2.20

Peak Hour Demand (PHD) 4.39



Kingston Terrace WSP Addendum

Kingston Terrace Addendum to 2020 Water System Plan |  February 24, 2026

Water System Storage Analysis



Kingston Terrace WSP Addendum

Kingston Terrace Addendum to 2020 Water System Plan |  February 24, 2026

Water System Supply Analysis

Without LO-T Expansion Project LO-T Expansion Project Completed in 2031

NOTE: KT WSP Addendum did not consider LO-T Expansion project, which will add 4 MGD of supply in ~2031 and onwards. Actual MDD 
supply deficit starts in ~2050.



Kingston Terrace WSP Addendum

Kingston Terrace Addendum to 2020 Water System Plan |  February 24, 2026

Water System Pumping Analysis

NOTE: KT WSP Addendum did not consider LO-T Expansion project, 
which will add 6th pump at Bonita PS with a capacity of 4.5 MGD. No 
pumping deficit within planning horizon

Water System Fire Flow Analysis
• Sufficient fire flow at MDD + FF conditions for entirety of 

Kingston Terrace



River Terrace 2.0

Kingston Terrace Addendum to 2020 Water System Plan |  February 24, 2026

River Terrace 2.0 Concept Plan

• Urban Reserve Area 6C to be incorporated into City of Tigard

• 525 Acres total with 4,500 dwelling units

• Includes RT West and RT South areas

• RT 2.0 Community Plan and Water System Plan Addendum 
currently in development 

• Plans will be presented to Council later in 2026

River Terrace 2.0 Water Demands

• Preliminary analysis indicates RT 2.0 will require additional

• 1 MGD ADD

• 2 MGD MDD

• RT 2.0 will increase size of Tigard water system by ~22%



Required Water System Improvements

Kingston Terrace Addendum to 2020 Water System Plan |  February 24, 2026

Piping Upgrades
• New transmission and distribution pipelines to be 

installed during development. 

• Plans reviewed by PW-Engineering for compliance with 
WSP Addendum conceptual piping networks. 

Additional System Storage
• 7.5 MG Additional 410 PZ storage needed by 2050 

(including RT 2.0 projections)

Additional Water Supply
• 4 MGD Additional Supply Required by 2050 (including 

RT 2.0 projections)



Capital Improvement Projects

Kingston Terrace Addendum to 2020 Water System Plan |  February 24, 2026

• LO-T Expansion

• Increase capacity of Bonita PS from 14 MGD to 18 MGD

• Installation of 6th pump at Bonita PS in design.

• Transmission main project to kickoff in Spring 2026, 

construction complete by 2031

• Reservoir 19 

• Construction of ~7.5 MG Reservoir on south side of Bull 

Mountain

• Siting study complete. Land acquisition process to start in 

Spring 2026. Construction scheduled to start in 2030.

• Water System Plan & SDC Rate Study

• Complete comprehensive evaluation of water system

• Will include KT and RT 2.0 in planning

• SDC Rate Study to fund newly identified CIPs

• Kickoff in Q3 2026. SDC Rate Study to follow WSP 

completion.

• 560 East Pressure Zone Consolidation

• Will develop preliminary plan for new ~4.5 MG reservoir at 

Site 1 (410’ PZ). Reservoirs 1-1 and 1-2 already identified 

for replacement due to age. 

• Future CIP for Site 1 reservoir will be developed based on 

plan

• Kickoff in Q1 2026

• ASR Expansion Feasibility Study

• Existing ASR license allows for up to 5 wells. Identify 

locations of and drill test wells for 2 additional ASR wells. 

• ASR-4 and ASR-5 potential capacity: 3 to 4 MGD

• CIP for new ASR(s) will be developed based on results of 

study. 

• Kickoff in Q3 2026



Review & Requested Council Action
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• Tigard is obligated to provide water to Kingston Terrace

• Kingston Terrace will increase size of Tigard Water System by ~20%

• Kingston Terrace WSP Addendum

• Has been developed in conjunction with and reviewed by City staff. 

• Identifies likely water system deficiencies and required improvements.

• Capital Improvement Plan

• Projects are in place and currently funded to make water system improvements necessary to support 
expansion of Tigard Water Service Area.

• City Staff request the Council review the Kingston Terrace WSP Addendum. Resolution to adopt the KT WSP 
Addendum is on agenda for March 10, 2026 Council meeting.



Title/Headline Here

Sub Headline

Lorem ipsum dolor sit amet, consectetur adipiscing elit. Phasellus

congue ipsum vitae sem egestas, sed congue neque suscipit. Cras 

blandit convallis orci tempor consectetur. Lorem ipsum dolor sit 

amet, consectetur adipiscing elit. Phasellus congue ipsum vitae sem

egestas, sed congue neque suscipit. Cras blandit convallis orci

tempor consectetur.
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THANK YOU!

Questions?



   
AIS-6027     7.        
Business Meeting
Meeting Date: 02/24/2026
Length (in minutes): 40 Minutes  
Agenda Title: Downtown Reimagined Alternatives Discussion
Authored By: Susan Shanks 
Presented By: Senior Planner Shanks 

Item Type:

Information
EXPLANATION OF ISSUE 
The Downtown Reimagined Project is a long-range planning project to update the vision, policies, and
regulations that govern development in Downtown Tigard. The first phase updated the vision for
downtown and culminated in the adoption of Comprehensive Plan amendments in 2024. The current
phase seeks to implement that vision by updating the regulations governing new and existing
development. These regulations include, but are not limited to: land use, site design, building design,
and street design standards.

ACTION REQUESTED
The Council expressed a few concerns and questions about the proposed regulatory framework from
the first phase of the project in 2024. Since that time, staff has re-evaluated the original proposal and
developed some possible alternatives. In this meeting, staff will review the original proposal, present
the proposed alternatives, and request Council’s feedback for the purpose of finalizing the regulatory
framework. Staff will then use this feedback to begin drafting new land use and transportation
regulations. These will be brought back to Council in a future work session and ultimately a public
hearing.

BACKGROUND INFORMATION
In the 2024 hearing for the Comprehensive Plan amendments, Council supported the overall spirit of
the Draft Land Use and Recommendation Report but not all the specifics. Below is a summary of
Council's concerns and questions from 2024 and staff's proposed alternatives. 

Cyclist comfort and safety, specifically the lack of dedicated bike facilities on some streets in
combination with relatively high speed limits.

1.

Staff did a comprehensive re-evaluation of the original transportation network proposal. We
initially analyzed the proposed location of each new street and path and how well they met the
needs of cyclists and pedestrians, including their likely destinations. We then considered
numerous interrelated factors such as topography, natural resources, block size and shape, lot
size and shape, lot access, development patterns, property ownership, land use, and the
environmental and financial impacts of requiring additional right-of-way. After extensive
iterations, staff proposes the following strategic refinements to the original proposal. See 
Attachments 1-4 for details.

Add dedicated bike facilities to an existing street (Ash Ave) and a proposed future
east-west street between Hall Blvd and the Tigard Transit Center.
Remove two paths between Burnham St and the Fanno Creek Trail to reduce sensitive



Remove two paths between Burnham St and the Fanno Creek Trail to reduce sensitive
lands impacts.
Add one path between Burnham St and the Tigard Heritage Trail to: (1) reduce block size,
and (2) improve active transportation connectivity.
Add a one-way street between the RR tracks and Burnham Street to: (1) maximize
connectivity for all modes, (2) increase on-street parking opportunities, (3) reduce block
size and right-of-way impacts, and (4) improve visibility of Universal Plaza.
Remove several street segments or convert them to paths to: (1) reduce right-of-way
impacts while maintaining vehicle connectivity, (2) maximize active transportation
connectivity, and (3) maximize redevelopment opportunities and the efficient use of land.

Regarding the issue of vehicle travel speed, staff began the lengthy process of petitioning the
state to reduce posted speed limits in downtown soon after Council raised their initial concern
in 2024. Staff is pleased to report that our efforts were successful. The following streets now
have 20 mile-per-hour (mph) speed limits: Main St, Burnham St, and Commercial St.
Additionally, speed limits on Scoffins St and Ash Ave are now 25 mph.

Land use zoning, specifically how downtown zoning will address the zoning map changes
adopted as part of the Tigard MADE Project.

2.

Staff proposes to eliminate the Mixed-Use - Central Business District (MU-CBD) zone and use
the new mixed-used zones developed by the Tigard MADE Project instead. These zones are as
follows: Mixed-Use Commercial (MUC), Mixed-Use Residential (MUR), and Mixed-Use
Employment (MUE). The standards associated with these zones will be tailored for Downtown
Tigard through the use of a Plan District, which is how the city currently implements
downtown's unique set of standards. See Attachments 5-6 for details.
 

Building height along Hall Blvd, specifically the 6 – 12-story height range in the Hall Gateway
land use area where a future light rail station is planned but on indefinite hold due to a
significant regional funding gap.

3.

The status of the light rail project has not changed, and the land where a light rail station and
operations and maintenance facility (OMF) are planned continues to be at low risk for
redevelopment. If the light rail project were to return, the city would have adequate time to
re-evaluate the height standards in this area. In the meantime, and based on the height of
buildings being constructed in the Tigard Triangle, staff proposes to apply the same height
standard throughout downtown (including Mixed-Use Employment (MUE) land east of Hall Blvd
where light rail facilities are planned) to simplify implementation.

New building height proposal:

Minimum height = 2 stories (with exceptions for small 1-story buildings)
Maximum height = 6 stories (with state-mandated height exceptions for housing)

Dates of Considerations
Previous: 

Jan 2024 - Metro 2040 Town Center Boundary Amendment (Legislative Hearing)
July 2024 - Comprehensive Plan Text Amendments (Legislative Hearing)
Sep 2025 - Project Overview & Next Steps (Memorandum)

Potential Future: 

Jun 2026 - Development Code Text & Map Amendments (Work Session)

https://www.tigard-or.gov/your-government/departments/community-development/planning/projects/tigard-made


Sep 2026 - Development Code Text & Map Amendments (Legislative Hearing)

Public Involvement
A rough schedule of public involvement milestones is provided below. 

Mar–Apr 2026: Stakeholder Outreach
May 2026: Draft Code Amendment & Zoning Map Proposal Posted
Jun 2026: Public Notification & Comment Period
Jul 2026: Final Code Amendment & Zoning Map Proposal Posted
Aug–Sep 2026: Legislative Hearings

Outreach to stakeholders will be personal and direct, such as small group meetings and presentations,
informational emails, and walking field trips. Stakeholders include, but are not limited to: 

Tigard Chamber of Commerce
Tigard Downtown Alliance
Town Center Advisory Commission (TCAC)
Tigard Transportation Advisory Committee (TTAC)
Tigard Planning Commission
Potential Developers
Downtown Businesses

Impacts (Community, Budget, Policies and Plans/Strategic Connection)
There have been many efforts over the past 20 years to revitalize downtown including, but not limited
to, creating a shared community vision, a tax increment financing district, and an infrastructure plan.
Despite these efforts, there has been very little redevelopment in downtown over the past two
decades that has occurred without some form of financial assistance from the city. The city needs
more private investment from the development community to realize the community’s vision for
downtown, and the development community has been telling the city that some of its regulations are
hampering or outright blocking redevelopment projects. The city can’t overcome the existing market
challenges that developers face today. However, it can evaluate and revise its development
regulations to create more redevelopment opportunities in downtown while continuing to support
the community’s vision for downtown.

ALTERNATIVES & RECOMMENDATION
Staff recommends the alternative approaches proposed. Council may recommend modification of the
proposed alternative or direct staff to prepare different alternatives.

ADDITIONAL RESOURCES
N/A

Attachments
Att 1 - Current Proposal - Transportation Network 
Att 2 - Original Proposal - Transportation Network 
Att 3 - Current Proposal - Bike Network 
Att 4 - Current Proposal - Bike Network Street Design 
Att 5 - Current Proposal - Land Use 
Att 6 - Original Proposal - Land Use 
Presentation 





Downtown Reimagined   ATTACHMENT 1 

CURRENT PROPOSAL | Transportation Network 
 
MAP LEGEND 

Existing Street  Proposed Street   Street w/ Proposed Bike Facility 
Existing Trail / Path          Proposed Trail / Path Proposed One-Way Street          
                                                                                                                                   w/ Two-Way Ped/Bike Facility 

Hall Blvd 

99W 

Hunziker 

Hall Blvd 

Main St 

Heritage Trail 

Greenburg 

Fanno Ck Trail 

Burnham 



    

 
 
 

                     

Shift to the East and Extend Path 

to Burnham. Avoid sensitive lands 

impacts by utilizing existing path. 

Remove Path. Sensitive 

lands and property impacts 

outweigh benefits. 

Change Path to Street. Minimize 

property impacts and reduce intersection 

conflicts by changing this path segment 

to a street and removing the two street 

segments on either side of it. 

Add Path btwn Burnham and 

Heritage Trail. Improve ped/bike 

connectivity and reduce block length. 

Shift Street to align w/ Plaza 

and Create One-Way Vehicle 

Connection w/ Ash Ave along 

Heritage Trail. Improve 

multimodal connectivity and 

minimize property impacts. 

Change Street to Path. 

Minimize property impacts. 

Change to One-Way Street. 

Minimize property impacts and 

cut-through vehicle travel. 

Add Bike Facilities to Ash Ave to 

Connect Fanno Ck & Heritage Trails. 

Improve bike network for all users. 

Shift Network to the South. 

Allow more flexibility upon 

redevelopment and ensure 

access to Industrial properties. 

Change to Path. Minimize 

property impacts and avoid 

intersection safety issues at 

Hall Blvd. 

Remove Street. Property 

impacts outweigh benefits. 

Remove Street. Property 

impacts outweigh benefits. 

Downtown Reimagined                                                                                                             ATTACHMENT  2

ORIGINAL PROPOSAL | Transportation Network

The callout boxes describe staff’s proposed refinements to the original transportation 
network  concept.



Downtown Reimagined     

CURRENT PROPOSAL | Bike Network 
 
MAP LEGEND 

Existing On-Street1 Bike Facility Proposed On-Street Bike Facility 
Existing Off-Street2 Bike Facility  Proposed Off-Street Bike Facility          
1) An example of an on-street facility is a bike lane on a street w/ cars in their own vehicle lanes. 
2) An example of an off-street facility is a paved trail or path that does not allow cars.                                                                                                                                

Hall Blvd 

99W 

Hunziker 

Hall Blvd 

Heritage Trail 

Greenburg 

Fanno Ck Trail 

Transit Center 

ATTACHMENT  3



Downtown Reimagined   ATTACHMENT 4 

CURRENT PROPOSAL | Bike Network Street Design 
 
 
 
 
 
 
         
 

              
 

 
 

 
 
 

 
 

 

Sample Cross Section – Angled Parking on One Side of the Street w/ Consolidated Bike Lanes 

 
Sample Cross Section – Parallel Parking on Both Sides of the Street w/ Separate Bike Lanes 

 
 
 

 
 

 
 

Property Impacts of Number & Type of On-Street Parking Spaces 

Street Cross Section  Right-of-Way Width # of Parking Spaces 

Baseline Cross Section w/ Bike Lanes 64 ft 0 

+ Parallel Parking 1 side*** 72 ft 45 

+ Parallel Parking 2 sides*** 80 ft 90 

+ Angled Parking 1 side 81 ft 83 

+ Angled Parking 1 side & Parallel Parking 1 side 89 ft 127 

+ Angled Parking 2 sides 98 ft 166 

*** Staff Recommendation                                                                                                          

Transit Center 

H
al

l B
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d 



Downtown Reimagined   ATTACHMENT 5 

CURRENT PROPOSAL | Land Use 
 
MAP LEGEND 

Existing Downtown Zone: Mixed-Use Central Business District (MU-CBD) 
Existing Lots Proposed to be Rezoned and Removed from Downtown Tigard Plan District        

                Proposed Downtown Tigard Plan District Boundary                                                                

(MUC

RESIDENTIAL 

Proposed Zone Change 
from MU-CBD/MUE to 
COMMERCIAL (COM) 

Proposed Zone Change from 
MU-CBD to INDUSTRIAL (IND) 

Proposed Zone Change 
from MU-CBD to MUE 

RESIDENTIAL 

Proposed Zone 
Change from  
MU-CBD to MUC 

Existing Mixed-Use Employment 
(MUE) Lots Proposed to be Added 
to Downtown Tigard Plan District 



Downtown Reimagined   ATTACHMENT 6 

ORIGINAL PROPOSAL | Land Use Concept 
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Project Background



Study Area



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.

Downtown Tigard Vision 2020



Phase 1Phase 2
Current Phase



 Concern about lack of dedicated bike facilities in 

combination with higher speed limits on some streets

 Ensuring alignment between downtown zoning and 

changes adopted as part of the Tigard MADE Project

 Minimum and maximum building heights along Hall 

Blvd. were too high.

Previous Council Feedback



Alternatives



Original Proposal
Transportation Network



Refined Proposal
Transportation Network

Existing Street

Existing Trail/Path

Proposed Street

Proposed Trail/Path

Street w/ Proposed 
Bike Lanes

Proposed One-Way 
Street w/ Two-Way 
Ped/Bike Travel



Refined Proposal
Bike Network



Refined Proposal
Bike Network



Street Cross Section  Right-of-Way Width # of Parking Spaces 

Baseline Cross Section w/ Bike Lanes 64 ft 0 

+ Parallel Parking 1 side*** 72 ft 45 

+ Parallel Parking 2 sides*** 80 ft 90 

+ Angled Parking 1 side 81 ft 83 

+ Angled Parking 1 side & Parallel Parking 1 side 89 ft 127 

+ Angled Parking 2 sides 98 ft 166 

 *** Staff Recommendation

Property Impacts of On-Street Parking Spaces



Original Proposal
Land Use



Refined Proposal
Land Use

Proposed Downtown Tigard 
Plan District Boundary



Next Steps



 Stakeholder Outreach Mar – Apr 2026

 Draft Code Amendment Proposal Posted May 2026

 Public Notification & Comment Period Jun 2026

 Final Code Amendment Proposal Posted Jul 2026

 Legislative Hearings Aug – Sep 2026

Next Steps



Thank you!
Comments and Questions
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