1 ey Lo ol . )
| & R 3
2
3 PORTLAND
& )
r. st %, ‘
AS o b, )0\\'1“
& e 63RD
/"' S8TH ST
& \ % : st B _F [} b
& Island \ 2 3 & amst 2 57 & e
: . SRS em (T i §
Metropolitan Region 5 W st g
o b |" ; -
%, g 00 o b
- Central City G\ o SROST - -  w
o C
) ’ ) 4 FodrH [pan|_feuvo |- E 3 ¢ —
- o Light Rail Stations Burlington ) 8 /,/ 3 \ Eé
Regional Centers Y 4 . Sk sensn -
3 2 -
(O  Potential Light Rail Stations % \ o @ l"% ) gl o0 . § 2 L
§ . % 3 g £ T
Town Centers e Y, , GREEN Ay % gl z
Z &}
ol A 2 = 2
@  ntemational Airports G | 3
Inner Neighborhoods % - > B 4 -
[} Regional Airports 4 £
4 g
) & ~ d :
Pz Outer Neighborhoods ® Terminals . J‘L WASH!NGTON ~ . E
> OREG, ~ 5,
©  Intermodal Rail Yards ) U, ON ey
\ Employment Areas . =
. P . A K N
Rail Distribution Network — \ 3
) A D
- Industrial Areas KAISER L) ’ ﬂ Portland
. - Resource Land 2 - ) ' i ‘s International 0
Regionally Significant & o .| Airport
g Industrial Areas S & u - -
I RMANTOWN < SR Y > :
8 Rural Reserves N 4| )
ly Corridors ~ - g < )
. U z .
- . @ . DA
- Main Streets 0 5 | || &
GLE & Z, & N } | S »&/
Open space » e % T
! ; B
Station Community 3 2 s [
1 N oG bRESCOTT st s
Urban Growth Boundary L 0 L % u R = 7 o \ Majywood
. . O\ So = H § g /d Park
Station Community Core . X » % 2 THOM LDl \ EREMONT. 53 = \ |
Horne] Neighboring Cities \ 1 3 N () | == 4
Potential Regional Throughways - X
= o
| P g i
) z
A Green Corridors §.m -y = w = asey st -
O Planned & Existing Light Rail Li ] 2 . 2 g {
lanne xisting Light Rail Lines > R - ’ § \!
B - o q
======== Proposed Light Rail Alignments I é — P as0E- =) -
. 5 L < st s |0 e
me—— Potential HCT Facilities N 2 p3 b st 1
_1 4 -
Gnes $ e ’
o [~ ¢
0 045 09 18 2.7 3.(?v“ 700 S E'g [ 1 (
e P e 4 5ROAD! : 3 E y
i i 2 D .
% Y = Gy s %@9 W 4 > - Ny, . ‘
- - © oo ‘J; ¢ power ) | suo |
- Aloha v - " 2 ‘“"x’ o . - E T
LE 3 - HOLGATE. BLVD 5
L] r &2 L | & § SUM% % ‘ |
. " u Y w© BEAVERTON tuso X k (o] - E
: ) I N — ) N R e e P
T x
y £ £ B o8 | ). e & - Y . 7 E " .
z $ <] 5 <5 -+ o > Len R8ivo VERMONT | sT & 3 | ). i
H 3 g i g z S | 2 = 3 m
P— g 8 g e ' R A 2 z 5 % o (4 g | = i i
8 ROSEDALE _ RD | 3 DENNEY RO - € | 4 H 2 | FLAVEL st Al 2
Bl - {3 MULTNOMAK z | 3 9 £
5 TR 0 £ A - g
e « TouE N & g A
%'"4 & I Y ® - g b7 4 \ | Mrg
g o z| 1 r‘l i 5 | ) B Jos X \ 2 1 & %
B78% o 'u ol (KB PRI -
cooper | SRR g - 3 % = 3 f i ] o .
ROBINSON RO < < ‘ 2 5 ks 2 e &,
mﬂ""‘c‘l [ WER RO C b = ‘ a3 #l e 23 X
o E z
v B z
T Segar £ MONROE, RD Happy-falley
&l o < w o N L
4 E g H STERHENSEN o, it |8 P/ g
H S B > H N4 o 5
& El N 2 = 3 B\, 5 i f 3 . AE
% e H | %, N o %, ) 0
S ¥ E 8 o 3 aus ko
§ »% ‘.’ o8 | . o 9 1 B Mt
FERRY. — - SBERG, &l S ‘ Talbert D
O ¥
o 9 Tig ) A aub_su, -2Ke Qcourmes ”
S, % Bull % RI ) NS < w
LAUREL Ro. g scrous e veoonawost_| |, el 4 © g TR 3
H e e i " % RO RO \
$ OUNTAN 4,y ] 3 - Crm sz | gRoN = a S »\
E E H & 2
sw £ e g r
Q’%&% % " z Z y Lo Y : ‘
£l 3 B L] 20 ® |\
2 % 8 : > 5 Iy : v g Nes- i ¢ i
H SR o lir&;,; ; o GReCATREE RO, " L 5
. - &5 P 9\
§ Scholls 2 ° A T Z 0l seRcls e S\ .
£ 7 = N %
X g L uth P r - S\ N\ o 3
SHERWOOD _ RD. 8 Y TuALATIN 4 € L TS wON | \
L
g SN i 0 < £ 9 \ -
oo RiVergrove;
% v ) oo at latin =R S o ! 3 \ B f =
= 5 ' .
&< * Teomwo & H B Y0
%, St f 1o w | & B
% 2 g .
) 2 &) : 1205 \ (I i A ) Hotc,
o : 3 s
eov R0 - S ¢ % § ¥ -
= i,
" . z| 2 e,
%, X < \ ) 5
H rihcAl ol £ &
o o 8 4 o Bl 2 . \
& J “ Sherwo { = L. 3 ND
r e - Sl e West Linn N,,l
sl <| O/ 2 % &
& N 2 N .
CHAPMAN RD o & N = i
L on 4 - " |
L) 2 S 9(7 \ \
South Alignment &, et |0 N o
w rf@’ _etlicsen &0 % PARIOTRD \iINERD |
BELL RD 7 /] HOMESTEADER . \% =\ > Spaver o
2 7
i 3 3
’ 5 X
A WA Tooze R0 S )
& \ & %,
z < 3 \ 2 "%
\ et ) g wesrea AovANGE RO %,
------ z 2 %
ot g LN & &
g > 5 3
& H
3|
E
e 7\4/ L 53
g
newera ©/ ro u
5 RS Ao,
o K —
(] & Y/
=) < jg © %

REGIONAL AND
LOCAL CONTEXT

Downtown Tigard is
identified as one of

Metro’s 2040 Plan Town
Centers, envisioned as a
mixed-use neighborhood
that combines housing,
employment, retail, cultural,
and recreational activities in
a walkable environment that
is well-served by transit.
Downtown Tigard’s
transportation network, and
combination of existing land
uses and physical features,
present both opportunities
and challenges for
redevelopment.



A2.1 Greater Metro Region Context
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Water was the first transporter to the west.
It was vital to the new settlers brought to
Oregon in the 1800’s. Many town centers
in the Metro Region are adjacent to bodies
of water. These water sources, like Fanno
Creek, can shape the character of a
downtown.

The railroad also played a critical role in

the development of the Portland region.

In the early 1900s, the interurban electric
railroad connected Downtown Tigard to the
region. Now, almost a century later, the rail
returns as a vital transportation connection
for the citizens of Tigard in the form of a new
commuter rail line.

Major regional road connections that carry
high traffic loads are in close proximity to
Downtown Tigard. However, there is limited
access to the Downtown from these arterials
and a lack of street connectivity within the
Downtown area.

Roads are also crucial for pedestrians and
bicyclists. There are bike lanes on Hall
Boulevard and for parts of Hwy 99W. There
are several major gaps in the sidewalk
network of Downtown, notably on Burnham
Street.

The Fanno Creek Greenway connects
Downtown Tigard to a larger regional riparian
system. Tigard envisions preserving this
green open space and natural habitat, while
parts of it will also serve as a recreational
amenity.
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Urban Network

Downtown Tigard is one of several Metro
designated “design types” where infill is
expected to be concentrated.

Commuter Rail

The context of the Commuter Rail would
stretch to Salem, if there is a future
extension of the Westside Express Service
(WES) commuter rail .

O@=’Beaverton ?

Hall/Nimbus O) Washington Square Mall
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-
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WES stations
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Transit Center

Other railroad
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A2.2 Tigard Context

The City of Tigard encompasses 12 square
miles at the southwestern edge of the Urban
Growth Boundary. It contains major retail
centers, employment districts, residential
areas, and major transportation connections.

DOWNTOWN URBAN RENEWAL DISTRICT

RETAIL

HALL/NIMBUS STATION =
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Fanno Creek

Downtown Tigard is bordered to the
southwest by Fanno Creek and its
associated riparian features. Fanno Creek
flows from the vicinity of Wilson High School
in Portland to the Tualatin River. Fanno Creek
and its tributaries drain about 7,800 acres

of residential, industrial, and commercial
land, open space and undeveloped forested
areas. The watershed supports diverse
wildlife species including amphibians,
reptiles, birds, fish, and mammals. Although
half the land is open space or undeveloped,
the area’s steep slopes and clay soils create
relatively high stormwater volumes. The
lower portion of the watershed is heavily
urbanized.

Fanno Creek flows for approximately one
mile within the Urban Renewal District
along its southwestern boundary. Several
delineated wetlands are associated with
Fanno Creek within the Downtown, and
Fanno Creek’s 100-year floodplain ranges
from approximately 50 feet on either side of
the creek’s centerline near Main Street to
approximately 375 feet on either side of the
creek’s centerline near Ash Avenue.

Tigard sees Fanno Creek as a park amenity
to benefit the community and as a major
catalyst for town center redevelopment.
Tigard also has a responsibility to the quality
of water that enters Fanno Creek. Green
street and creek restoration projects are
currently planned for the area.



99W/Hall Blvd.

Hwy 99W through the Downtown is a six-
lane roadway under ODOT’s jurisdiction.

It carries over 50,000 vehicles per day.
Metro is currently conducting a study which
could identify 99W as High-Capacity Transit
Corridor.

Hall Boulevard varies between three lanes
and two lanes bordering the Downtown.
There are bike lanes on both sides of

Hall Boulevard. The Metro Regional
Transportation Plan calls for widening Hall
Boulevard to a five-lane road through the
Downtown area.

HIGHWAY 99W VIADUCT FROM
COMMERCIAL STREET

Commuter Rail

In early 2009, the Westside Express
Service (WES) will start service between
Wilsonville and the Beaverton Transit
Center (with connection to the Metropolitan
Area Express (MAX). It will run every 30
minutes during morning and afternoon

rush hours and will share the rail corridor
with Portland & Western freight trains. The
station in Downtown Tigard could attract new
housing and/or employment transit-oriented
development.

Residential

More than two-thirds of the land area of
Tigard is zoned for residential uses, mainly
low and medium density single family
housing. 81% of the housing units in Tigard
were built after 1970. The Downtown Urban
Renewal District (along with Washington
Square Regional Center and the Tigard
Triangle) are areas where higher density
residential and mixed use projects could be
focused.

Most of the Urban Renewal District currently
has mixed-use zoning (CBD) and allows a
wide range of uses including office, retail,
and residential. Residential development

in Downtown has been limited. There are
several low-rise, multi-family developments
in the area, along with a mobile home park,
and a small number of single family homes
and duplexes. Adjoining the Urban Renewal
District there are areas of predominantly
single family houses with some multi-family
developments. Directly bordering the District
is Main Street Village, a 237-unit apartment
complex that commands some of the higher
rents in Tigard.

MAIN STREET VILLAGE APARTMENTS

Retail

There are two major shopping centers at the
northern and southern boundaries of Tigard:
Washington Square and Bridgeport Village.
Additionally, there is a significant amount of
retail development along Hwy 99W and in
the western portion of the Tigard Triangle.

Currently, the retail market in Downtown
Tigard is comprised of smaller, independent
retailers and commercial service businesses.
There are also two larger shopping centers
at the intersection of Hall and Hwy 99W

- Tigard Plaza and the Rite Aid/ Value Village
shopping center. Most of the existing
commercial buildings in Downtown are of
older stock, and some are in substandard
condition.

Employment

Tigard has a high jobs-to-household ratio,
which means that Tigard has a healthy
balance of residences and employment.
However, most residents (70%) commute
outside the City so, conversely, many
employees of Tigard firms commute in from
throughout the region.

The top three employment sectors in Tigard
are Retail Trade, Finance and Insurance,
and Construction. Major employment areas
include Washington Square, Tigard Triangle,
and the industrial area in the southeastern
portion of the City between Interstate-5 and
Fanno Creek.

Businesses in Downtown employ
approximately 1300 people. The larger
employers are mainly light industrial. The
Burnham Storage and Business Park houses
over 50 small and start-up businesses. Main
Street is home to many small, independently
owned and operated, retail and service
businesses.

PARK 217



A2.3 Tigard Downtown Context

Urban Renewal District
Location and Topography

Tigard’'s approximately 193- acre Urban
Renewal District is located approximately

seven miles southwest of downtown Portland.

Two major arterials run through it (Hwy

99W and Hall Boulevard) and it is a short
distance from Hwy 217 and Interstate 5. The
Portland and Western rail line bisects the
district. The existing Fanno Creek Trail forms
the southern boundary and also connects
the District with the Regional Trails System
and the residential areas to the south of the
Downtown core.

From the intersection of Hall Boulevard and
Hwy 99W, the elevation slopes gradually
down through the Downtown until reaching
the Fanno Creek floodplain. Continuing south
past Fanno Creek, the elevation gradually
rises again. Given this topographical setting,
the Downtown Tigard core rests in a small,
shallow valley and is considerably lower than
Hwy 99W, which displays very little grade
change from the north to south ends of the
Downtown.

A2-6

Tigard’s Downtown as an
urban place to live and work

The context of Downtown Tigard sets the
stage for new development and makes
creating a place to live, work, and play
Downtown a feasible goal.
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