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1. Introduction and Context 

Introduction 

River Terrace 2.0 is an urban growth area that will become a new neighborhood in the City 

of Tigard. In 2021, the River Terrace 2.0 Concept Plan laid out an ambitious vision for how 

this area will contribute to local and regional housing production and set a new standard 

for equitable, climate-resilient development. The vision is for an innovative approach to 

greenfield development that creates a livable and sustainable mixed-income community 

while delivering housing in the near term. 

This type of innovation can be challenging to implement due to financial, regulatory, and 

other types of barriers, and will require both thoughtful regulations and intentional support 

outside the zoning code to succeed. ECOnorthwest and Code Studio worked with the City of 

Tigard to translate guidance from the Concept Plan into direction for development 

regulations and recommendations for non-zoning strategies to support the desired housing 

and land use outcomes for River Terrace 2.0. The team also worked with several advisory 

committees to refine concepts, including a Housing Advisory Committee, Community 

Advisory Committee, and Technical Advisory Committee (see section below for more detail).  

This report refines the original vision for housing in River Terrace 2.0 to set the course for 

development with housing strategies and a density and zoning approach.  The Housing Plan 

will inform the creation of a Community Plan, code amendments, and other implementation 

actions to achieve the housing objectives of River Terrace 2.0.  

Policy objectives for housing in River Terrace 2.0 

The River Terrace 2.0 Concept Plan envisions the future of development in the community 

with specific goals related to housing affordability, housing mix, and density as well as 

commercial uses. In addition, the River Terrace 2.0 community planning effort has set 

goals for climate resilience, including several focused on housing and development.  

The Concept Plan principles and goals and climate goals that informed this housing plan 

have been articulated as policy objectives below. 

Density and Housing Options 

 Deliver an overall density of 20 dwelling units per net acre (du/ac) and at least 

3,000 units in River Terrace 2.0 to achieve City and regional goals for housing 

production. 

 Design an integrated mix of densities and housing types throughout River Terrace 

2.0, limiting reliance on designated high-density areas to achieve the average density 

goal. 
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 Provide a diversity of housing choices to serve a full range of housing needs for 

Tigard’s current and future residents.  

 Integrate opportunities for market-rate and regulated affordable housing across a 

wide range of income levels with market-rate and regulated affordable 

homeownership and rental units integrated into future neighborhoods. 

Walkable Neighborhoods 

 Design residential areas to support and provide walkable access to future 

commercial centers and mixed-use nodes. 

 Design future neighborhoods and commercial areas to maximize walkability and 

transit service potential. 

 Locate private parking and automobile infrastructure away from the street and 

public view as much as possible, while prioritizing space for high-quality, permanent 

transit stations.  

 Incentivize or support commercial uses and businesses focused on daily goods and 

services for RT2.0 residents, emerging small businesses with green practices, and 

spaces or businesses that can serve as resiliency hubs.  

Climate-Resilient Development and Integrating Natural Areas 

 Design future neighborhoods to thoughtfully incorporate adjacent natural areas and 

provide equitable access to nature for future residents of all types of housing.    

 Integrate green infrastructure and shade into future development.  

 Encourage housing with shared walls and ceilings/floors and smaller unit sizes per 

person that reduce energy use and greenhouse gas emissions. 

 Incentivize electrification, energy efficiency, and climate-friendly and carbon-

responsible building techniques beyond those required under building code, such as 

passive heating and cooling, high-efficiency envelopes, and zero-emissions climate 

control system, while disincentivizing natural gas hookups.  

 Promote microgrid renewable and shared energy opportunities for neighborhood 

resiliency at key locations.    

State & Regional Legal and Planning Framework 

State and regional housing and land use regulations also provide important context that will 

guide housing development standards and approval processes for River Terrace 2.0. Some 

state regulations have either changed or been adopted since the River Terrace 2.0 Concept 

Plan. In general, these rules require local jurisdictions to allow for a wider range of housing 

types, provide flexibility for affordable housing, and remove barriers for housing 

development. 
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KEY STATE STATUTES AND RULES 

Several state laws and rules apply to how the City regulates housing in River Terrace 2.0.  

 Housing must be allowed under clear and objective standards and procedures.  

Under Oregon statute, cities may only apply clear and objective standards to housing, 

and those standards and the procedures for approval must not create ‘unreasonable 

cost or delay’ through discretionary review.  

 Middle housing and accessory dwelling units (ADUs) must be allowed on every lot 

that allows for single dwellings. This includes housing types like duplexes, triplexes, 

quadplexes, cottage clusters, and townhouses. The City of Tigard is above the 

population threshold of state legislation (25,000 residents or more) required to allow 

all identified middle housing types. The City’s current code complies with this rule.   

 Affordable housing must be allowed in commercial zones regardless of other existing 

development standards. By state requirement, affordable housing owned by a public 

agency or nonprofit must be allowed without a zone change or conditional use permit 

on commercial, religious, or public land regardless of other existing development 

standards. Additionally, affordable housing developments automatically qualify for 

height and density bonuses.  

 Cities must provide flexibility on certain types of standards for affordable housing 

and other qualifying housing to make development more feasible. This includes 

adjustments for height and density requirements to allow for development of regulated 

affordable units. 

 

Appendix A includes a more detailed summary of relevant state and regional rules.  

What input informed housing recommendations? 

These recommendations were developed through an iterative process with City staff and 

Advisory Committee members. The development process focused on achieving community 

goals while supporting development feasibility. Appendix B includes supporting materials 

and photos from related activities. Engagement for developing these strategies included:  

 Housing Advisory Committee: a group of experts with multiple perspectives on 

housing and the development process. This group met four times to discuss the 

following topics: 

➢ Housing Opportunities and Barriers: Challenges around developing desired 

housing mix and densities and potential solutions.  

➢ Other Development Considerations: Implications of planning for parks, 

natural resources, and stormwater on development. 

➢ Housing Strategies: Refinements to zoning and other strategies and feedback 

on what will be most effective for achieving goals. 
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➢ Land Use Concept and Recommended Strategies: Initial concepts for zoning 

and strategy recommendations. 

 Community Advisory Committee: a group of residents from around Tigard reflecting 

a range of lived experiences. This group discussed housing at two meetings:  

➢ Housing Mix and Density: Participants engaged in an interactive game to 

envision different pathways for achieving the plan goals around density, 

housing mix, affordability, and other objectives while evaluating tradeoffs.  

➢ Land Use Concept and Zoning Strategy: Feedback on a preliminary land use 

map and code concepts related to housing mix. 

 Technical Advisory Committee: Representatives from adjacent jurisdictions and 

partner agencies, including TriMet, ODOT, Metro, Clean Water Services, and others.  

This group provided feedback on a preliminary land use map and concepts related to 

housing mix and housing strategies. 

 Housing Conversations. Stakeholders participated in one-on-one conversations with 

the project team to give expert technical insight on community land trusts and 

considerations for various ownership models. 

 Open Houses. A broad community audience gave feedback on desired housing 

outcomes and highlighted importance of homes for purchase at a range of prices 

that are affordable to households of all sizes and incomes and visitability.  

What are the key development challenges for achieving River 

Terrace 2.0’s housing goals? 

A bold, innovative vision for future development like that for River Terrace 2.0 can be 

challenging to implement as it stretches the development industry outside of the models 

that are familiar and established. This plan aims to set the course for implementation that 

considers these challenges for desired types of development to identify appropriate 

solutions to help overcome those barriers for River Terrace 2.0.  

Historic regulatory environments have hindered middle housing 

development in areas like River Terrace 2.0. 

Decades of regulatory norms in the United States have prioritized single-detached homes 

on fee-simple lots in suburban areas like River Terrace 2.0. As a result, much of the 

infrastructure for delivering housing, from financing to construction, is geared for this 

housing type alone. This means that there is a lack of institutional knowledge of how to 

successfully develop middle housing, and developers often find it more challenging to 

finance middle housing types compared to large-scale multi-unit or single-family 

subdivisions. Lenders and investors may be concerned about the desirability of other 

housing types and consider developments that emphasize new forms of middle housing too 

risky for financing. 
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Regulated affordable housing most often takes the form of higher-density multi-unit 

buildings. Most units developed through the predominant funding source for affordable 

housing in the United States today, the Low-Income Housing Tax Credit or LIHTC, are built 

as apartments (multi-unit rental housing).1 LIHTC developers generally must achieve 

sufficient density to justify pursuing a project, satisfy program requirements, and attract 

other public and private financing sources to make the project financially viable. As a result, 

affordable housing development under this program typically tends towards larger 

apartment buildings. 

Middle housing types are often more associated with infill 

development in established areas than greenfield contexts. 

Middle housing types like duplexes, triplexes, quadplexes, townhomes, and cottage 

clusters are more typically developed in areas where infrastructure and services are 

already in place. Existing road networks, water and sewer systems, transit access, schools, 

and nearby commercial amenities or job opportunities can reduce development costs and 

increase the market appeal of these housing types. Infill development in more established 

areas allows developers to more easily integrate middle housing into walkable 

neighborhoods with lower demand for parking. Another contributing factor is that many 

production builders that have experience and access to capital to develop at scale in a 

greenfield context have limited experience developing and marketing middle housing 

(particularly for forms beyond townhouses), while small builders that have more experience 

with middle housing often do not the same access to capital and ability to operate at scale 

as the production builders.  

Planned community features that will reduce reliance on cars (including future transit 

service and walkable commercial services) will likely lag initial housing development, 

which could make it harder to market housing designed for walkable places in early 

development phases. The area’s location at the edge of the Urban Growth Boundary (UGB) 

and the more auto-oriented character of surrounding existing development may create a 

perception during early phases of housing development that the area is more auto-

dependent than it will ultimately be when fully developed and served. This could make 

housing with little or no parking less desirable initially, and deter developers and 

homebuilders from producing low- or zero-parked housing in early phases.  

Land and infrastructure costs (including System Development 

Charges) can be challenging for developing regulated affordable 

housing and other needed housing options. 

Holding costs and infrastructure needs can pose financial challenges for regulated 

affordable housing developers. Affordable housing developers typically rely on a complex 

funding stack that often includes public subsidies and/or equity from tax credit investors 

 
1 Urban Institute 2023 https://www.urban.org/urban-wire/lihtc-provides-much-needed-affordable-housing-not-

enough-address-todays-market-demands.  

https://www.urban.org/urban-wire/lihtc-provides-much-needed-affordable-housing-not-enough-address-todays-market-demands
https://www.urban.org/urban-wire/lihtc-provides-much-needed-affordable-housing-not-enough-address-todays-market-demands
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through LIHTC. Assembling this funding stack takes time and means that affordable housing 

developers may need to hold the land for an extended period before development, which can 

increase the cost of development. Areas with comparatively high costs for System 

Development Charges (SDCs) can also make it harder to deliver affordable projects, which 

are often subject to subsidy limits and other funding requirements that limit their ability to 

absorb these costs. In addition, neither land nor off-site infrastructure costs can generally 

be covered with LIHTC, making it important to keep these costs low for much affordable 

housing development. Uncertainty in infrastructure costs (and other costs) also creates 

challenges for affordable housing developers who may have few options to close late-

emerging funding gaps. This can make building affordable housing in newly planned areas 

like River Terrace 2.0 where infrastructure may not yet be in place at time of development 

particularly challenging.  

High land and/or infrastructure costs can also make middle housing types less feasible 

and less affordable in greenfield development areas. Compared to market-rate single-

detached homes (which can sometimes absorb higher costs), prior analysis by 

ECOnorthwest shows that the lower sales prices typical of smaller middle housing units 

often result in tighter financial margins. While middle housing allows developers to spread 

fixed costs such as land and infrastructure across a larger number of units, each unit tends 

to have less ability to absorb these costs compared to a larger and higher-priced unit where 

a marginal increase in sales price may be less of a deterrent to buyers. This can make the 

feasibility of developing middle housing more sensitive to increases in land and 

infrastructure costs. Costs like SDCs that are charged per unit can also disproportionately 

impact smaller middle housing units.2  

 

 

 

 
2 OREGON SYSTEM DEVELOPMENT CHARGES STUDY: WHY SDCs MATTER AND HOW THEY AFFECT HOUSING 

(December 2022), by ECOnorthwest, Galardi Rothstein Group, and FCS GROUP; prepared for Oregon Housing 

and Community Services (OHCS). 

https://www.oregon.gov/ohcs/development/Documents/Oregon%20SDC%20Study_FinalReport_121422.pdf  

https://www.oregon.gov/ohcs/development/Documents/Oregon%20SDC%20Study_FinalReport_121422.pdf
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2. Density and Zoning Strategy 

 A well-calibrated approach to land use and zoning will be critical for meeting the objectives 

of River Terrace 2.0 for housing diversity and density. This section includes an 

implementable strategy for achieving the City’s goals for housing mix and overall density of 

20 dwelling units per net acre. The neighborhood typologies presented in the housing 

component of the River Terrace 2.0 Concept Plan are the foundation of this strategy, with 

refinements to specify and expand on the City’s approach. The strategy presented in this 

plan informs future code amendments. 

 The zoning strategy assumes the City will create area-specific zones applicable only in 

River Terrace 2.0  that have been configured to meet Concept Plan goals, rather than 

changing citywide standards to meet project goals. This strategy also assumes the City will 

create a Plan District with requirements that are not zone-specific or are better addressed 

outside of the framework of specific zones.  

This chapter also provides an overview of two options for approval processes which offer a 

clear and objective pathway for residential development in all zones, as well as a more 

flexible option for planned development. 

Land Use Map 

Exhibit 1 shows the Concept 

Plan’s original land use 

concept developed for River 

Terrace 2.0, including the 

general location and 

distribution of three housing 

typologies: Main Street, Even 

Mix, and Feathered Edge as 

well as the Commercial and 

Neighborhood Nodes.  

The proposed land use map in 

Exhibit 2 below generally 

aligns with the Concept Plan 

but has refined the potential 

locations and land areas of the 

higher and lower intensity 

residential areas and the 

commercial and mixed use 

areas. This land use map will 

be further refined with the 

Exhibit 1. Concept Plan Land Use Map 

 

Source: River Terrace 2.0 Concept Plan 
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creation of a zoning map, which will be the regulatory map applied to these areas with 

adoption of the Community Plan.  

Exhibit 2. Proposed River Terrace 2.0 Land Use Map 

 

Residential Areas 

To achieve Concept Plan goals of a mix of housing types and achieving an overall density of 

20 dwelling units per net acre, residential areas in River Terrace 2.0 would be divided into 

three different residential zones with varying levels of development intensity that emphasize 

compact development and housing variety in all neighborhoods. These new zones would 

have some parallels to existing residential zones used elsewhere in the city; the lower 

intensity residential, medium intensity residential, and higher intensity residential 

designations are similar to the existing RES-C, RES-D, and RES-E zones. Residential 

development in all zones would have the option of meeting a set of clear and objective 

standards to proceed through a staff-level administrative review process or a more 

flexible pathway through a discretionary review process (additional detail included in 

Section 3 of this report). 

Key features for all proposed residential zones include: 
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 Minimum Density: All zones would require developers to meet an overall minimum 

density, calculated across all developable land within each development site. The 

minimum density requirement would vary slightly across the different zones. 

 Integrating Under-Supplied Housing Options: All residential zones would require 

development to integrate under-supplied housing options based on a menu of 

options, such as: 

➢ Small units (e.g., <1,200 square feet) 

➢ Less common housing forms (e.g., quads, ADUs, units with shared open space 

like courtyards and cottage clusters, etc.) 

➢ Accessible/adaptable units (e.g., single-story and zero-step units, units that 

meet accessibility/adaptability standards under building code) 

➢ Climate-resilient units (e.g., based on certifications that consider 

electrification, energy efficiency, and/or climate-friendly and carbon-

responsible building techniques) 

➢ Deed-restricted affordable units  

The required share of units that must offer under-supplied housing options would 

vary across the different zones (see potential percentages by zone below in the 

summary of proposed residential standards). The requirement would provide 

incentives to include deed-restricted affordable units. While incentives have not yet 

been confirmed, an example could include allowing those units to count double 

towards meeting the housing options requirement (in addition to financial incentives 

available for regulated affordable units). This requirement would also be structured 

to ensure that larger phased developments include units meeting housing options 

rules as development occurs, rather than deferring them to later phases. 

 Pedestrian-Friendly Design Standards: Residential development in all zones will be 

subject to design standards that prioritize pedestrian-friendly design on street-facing 

portions of the development. Examples of this include limitations on street-facing 

garages and driveway access, building width limits, and window and entrance 

requirements. The approach to these standards is described further in Section 4. 

Proposed Residential Standards 

The potential new residential areas in River Terrace 2.0 are summarized in brief in Exhibit 

3. Note that ranges are provided for some numerical standards that will be further 

calibrated as the land use map is refined to become a zoning map and as the standards 

themselves are refined to determine how compliance will be measured. 
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Exhibit 3. Summary of Proposed Standards in River Terrace 2.0 Residential 

Standards Purpose  Direction for Clear and Objective Standards 

Lower 

Intensity Res. 

Medium 

Intensity Res. 

Higher 

Intensity Res. 

Overview of Intended 

Development 

 A mix of small 

form 

residential lots 

allowing 1-3 

units and other 

middle 

housing, with 

some 

undersupplied 

housing 

options 

Middle 

housing, small-

lot single-unit 

detached 

housing, multi-

plex housing 

with a 

substantial 

share of 

undersupplied 

housing 

options 

Larger-scale 

multi-unit 

housing and 

higher-

intensity 

middle 

housing with 

some 

undersupplied 

housing 

options and 

options for 

small-scale 

commercial  

Allowed Residential and Nonresidential Development 

Dwelling Unit Types 

To allow and 

encourage a 

range of housing 

types that align 

with the intended 

scale and 

intensity of 

development 

Small Form 

Residential  

(up to 3 units), 

Cottage Cluster, 

Quad, Rowhouse 

(up to 4 per 

building) 

Small Form 

Residential  

(up to 3 units), 

Cottage Cluster, 

Quad, 

Rowhouse, 

Courtyard Unit, 

Multiplex,  

Quad, 

Rowhouse, 

Courtyard Unit, 

Multiplex,  

Apartment 

Undersupplied 

Housing Option 

Requirement 

To include 

housing that 

serves a range of 

households with 

different housing 

needs integrated 

within future 

neighborhoods. 

Outside range: 

5-25% of units 

Likely range: 

10-15% of units 

Outside range: 

20-50% of units 

Likely range: 

25-35% of units 

Likely range: 

15-25% of units 
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Standards Purpose  Direction for Clear and Objective Standards 

Lower 

Intensity Res. 

Medium 

Intensity Res. 

Higher 

Intensity Res. 

Nonresidential uses 

To provide 

opportunities for 

compatible 

nonresidential 

uses that meet 

residents’ needs 

within future 

neighborhoods. 

Childcare, 

institutional 

Childcare, 

institutional, 

small “corner 

store” allowed 

abutting a 

Collector Street 

or 

Neighborhood 

Route 

Childcare, 

institutional, 

small ground 

floor 

commercial or 

“corner store” 

allowed abutting 

a Collector 

Street or 

Neighborhood 

Route, 

accessory 

commercial 

uses 

Scale and Intensity 

Minimum Density per 

Project (du/net acre) 

To ensure 

compact 

development at 

transit-

supportive 

densities and 

deliver an overall 

average of 20 

units per acre 

across RT 2.0 

[12-16] [18-20] [24-28] 

Maximum Height 

To create a 

building scale 

that is 

pedestrian-

friendly and 

encourages 

active 

transportation 

2.5 stories (3 

stories as a 

bonus) 

2.5 to 3 stories 

(4 stories as a 

bonus) 

3 stories (4 or 5 

stories as a 

bonus) 

Setbacks (front) 5-20 feet 5-15 feet 0-10 feet 

Maximum Building 

Width at Street 

House-Scale Rowhouse-Scale 

 1/4-block max. 

width 

Apartment-

Scale,  

1/2-block max. 

width (or other 

articulation / 

break) 

 

Commercial and Mixed-Use Areas 

To implement the Concept Plan goals for walkable, neighborhood-serving commercial 

development, the preliminary recommendation is to designate three areas for commercial 

development - one larger area that will consist of primarily commercial uses, with very little 

stand-alone residential development, and two smaller mixed-use areas that would allow 

more flexible mixes of residential, commercial, or mixed-use development. Smaller mixed-



      Tigard River Terrace 2.0 Housing Plan  12 

use areas include requirements for ground floor retail on key frontages that would align 

with commercial standards. 

The purpose of having one large area that allows very little residential use is to protect that 

land for future larger-scale commercial development of community-supported uses like a 

grocery store. Commercial development typically follows after much of the residential 

development has been completed; if earlier development of this area is desired then 

incentives should be considered. One of the factors suggesting the attractiveness of this 

type of commercial area in River Terrace 2.0 is that many of the adjacent areas that have 

recently been developed have planned for but not successfully delivered commercial areas, 

creating potential to capture demand from the housing in those areas as well as future 

residential in River Terrace 2.0. 

Exhibit 4. Summary of Proposed Standards in River Terrace 2.0 Commercial/Mixed Use 

Standards Purpose Direction for Clear and Objective Standards 

Mixed-Use Commercial  

Overview of 

Intended 

Development 

 Mixed-use buildings, 

neighborhood-serving 

commercial development, 

and higher-intensity 

residential development 

Community-serving 

commercial development, 

mixed-use buildings with 

substantial ground-floor 

commercial 

Allowed Residential and Nonresidential Development 

Non-Residential 

Use Types 

To provide 

opportunities for 

a range of 

commercial and 

nonresidential 

uses that meet 

the daily needs of 

nearby residents 

Childcare, Institutional, 

Retail, Services, 

Office/Employment, more 

flexible home-occupation 

options 

Childcare, Institutional, 

Retail, Services, 

Office/Employment 

Residential 

Allowance 

To balance 

residential uses 

with needed 

commercial and 

employment 

areas to support 

a walkable 

community 

Commercial ground floor 

frontage required on key 

street frontages;  

other areas allow 

standalone residential use 

using higher intensity 

residential zone 

residential development 

standards 

Only allowed in mixed-use 

buildings with ground floor 

commercial on the primary 

street frontage.3 

Standalone residential use 

allowed for regulated 

affordable housing only.4 

Scale and Intensity 

Height 
To create a 

building scale 
3 stories (4 as a bonus) 

3 stories (5 stories as a 

bonus) 

 
3 Consistent with SB 1537 (2024), Sections 38 to 41. 
4 Meets requirements of ORS 197A.445. 
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Standards Purpose Direction for Clear and Objective Standards 

Mixed-Use Commercial  

Building Width 

at Street 

that is 

pedestrian-

friendly and 

encourages active 

transportation 

1/2-block max. width (or 

other articulation / break) 
1-block max. width 

Residential 

Density 

To ensure 

compact 

development at 

transit-supportive 

densities and 

deliver an overall 

average of 20 

units per acre 

across RT 2.0 

Same as higher intensity 

residential for standalone 

residential 

N/A 

 

Approval Processes 

Tigard will offer two development approval processes for most development in River Terrace 

2.0. As required by law, a clear and objective path will be made available. In addition, where 

variation from the standards is desired, applicants may choose an alternate path through 

the Planned Development process. While this latter process will require more time in the 

permitting process, it will also create more flexibility to tailor a project the way the applicant 

feels is most fitting. This trade-off will be at the applicant’s discretion.  

Residential development in all zones will include an option to meet a set of clear and 

objective standards through a staff-level administrative review process. The concepts 

informing the clear and objective pathway are identified above in Sections 2 and 3. Specific 

final numerical requirements and clear and objective language will be established as part of 

the code drafting process. 

Alternatively, developers may choose a more flexible path through a discretionary review 

process. Residential standards listed in Section 2 may be relaxed or adjusted through the 

Planned Development process. This flexible option will allow variation from some of the clear 

and objective standards, provided that the development meets the purpose of the standards 

and provides public benefits that exceed minimum code requirements.  
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3. Preliminary Form-Based Code 
Approach 

Approach 

The key feature of the proposed form-based approach is the improvement of the walkability 

of the community through managing form elements not typically included in traditional 

zoning. The intent is to deliver housing goals for River Terrace 2.0 through a hybrid form-

based approach with three key levels of regulation: 

 Zoning Districts will set the boundaries for areas treated similarly with regard to 

minimum required density, use, and housing types. Will be mapped like existing 

zoning districts. Specific parameters of these standards are outlined above in 

Section 2. 

 Frontage Types will set rules for the form of elements facing streets such location of 

parking, yard depth, yard landscaping, entrances, and windows. Concepts for 

frontage-based standards are further summarized below. 

 Dwelling Unit Types will apply the City’s existing housing types with different 

development and design standards, in some cases splitting existing categories into 

multiple subtypes with differing standards. The approach is further discussed below. 

Frontage Type Standards 

Frontage is a term used here to denote the relationship of a street and adjacent property. 

The following standards are proposed to be tied to frontage on different street types: 

 Options for site access or driveway entrances  

 Whether parking or service areas are allowed in front or side yards 

 Whether the site has landscaping or buffer behind the sidewalk (screening the 

building or other site elements) or buildings with entrances and windows 

There are several different street types included in the River Terrace 2.0 Community Plan 

which serve different purposes, including: 

 Arterial Roads. Major roads carrying primarily regional traffic. Scholls Ferry and Roy 

Rogers are arterials; no new arterials are planned for River Terrace 2.0. 

 Collectors. Primary routes connecting to Arterial roads and providing connections 

throughout River Terrace 2.0. 

 Neighborhood Streets. Secondary routes connecting parts of the neighborhood to 

collectors and providing connections between adjoining neighborhoods.  
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 Local Streets. Streets providing access to individual properties. 

 Access Streets. Local street alternatives or alleys that provide property access and 

space for utilities/services with minimal vehicle uses (these are addressed primarily 

through alleyway standards). 

Not all of the streets within River Terrace 2.0 have known locations at this time: future 

collectors have mapped routes, but locations of other more internal streets will be 

determined during subdivision review. The flexibility in tying standards to street type will 

allow developers and the City to apply appropriate standards as new streets are platted, 

without the need to rezone the property in order to apply additional rules for the relationship 

of the street and proposed yards and buildings, because they will be pre-packaged as part of 

the frontage rules. 

Exhibit 5. Summary of Standards by Frontage Type 

FRONTAGE TYPES 
ACCESS/ 

DRIVEWAYS 

STREET 

INTERACTION 

PARKING/ SERVICE 

AREAS 
SETBACKS 

Arterial Roads None allowed 
Landscaping/ 

Buffers 

Parking Lots Located 

Beside or Behind 

Buildings 

Deeper Side 

Setbacks 

(min) 

Collector Roads None allowed 

Street-Facing 

Entrances and 

Windows 

No Parking or Service 

Areas Between Building 

and Street 

Front 

Setback 

(min/max) 

Neighborhood Routes 

and Key Bike/Ped 

Connection Streets 

Limited 

Access/ 

Driveways 

Street-Facing 

Entrances and 

Windows 

No Parking or Service 

Areas Between Building 

and Street 

Front 

Setback 

(min/max) 

Local and Access 

Streets 

Allowed/ 

Consolidated 

Street-Facing 

Entrances and 

Windows 

Parking Allowed in 

Driveways/ Parking Lots 

Located Beside or Behind 

Buildings 

Screened Service Areas 

Allowed Adjacent to 

Street 

Front 

Setback 

(min only) 

 

Note that alleys can be used to provide access to properties that cannot take access from 

other types of roads; alleys are not “frontages” in this context, as they typically abut the 

rear of a property. Parking and service areas will typically be oriented towards alleys where 

available. 

Housing Type Standards 

Tigard already uses a series of housing types to apply particular form-based rules within 

each zoning district. This technique varies the rules depending on the housing type. For the 
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purposes of supporting mixing housing types within a single proposed development, several 

new subtypes are proposed within the City’s existing set of dwelling unit types to manage 

the following: 

 The extent of single-unit dwellings 

 The scale of apartment buildings when mixed with other smaller building types  

 The potential for required ground floor commercial  

Exhibit 6. Summary of Standards by Dwelling Unit Type 

DWELLING UNIT TYPES CONFIGURATION KEY DESIGN CONSIDERATIONS 

Accessory Dwelling Unit Attached or Detached 
Unit Size (max) 

Height (max) 

Small Form Residential 

[NEW subtypes] 

1 Unit 

1 Unit + ADU or 2 Units, 2 

Units + ADU, 3 Units 

Lot Dimensions (min/max) 

Lot Coverage (max, variable with # of units) 

Rear Setback (min) 

Landscape Area (min) 

Cottage Cluster Detached 

Lot Dimensions (min/max) 

Courtyard/Common Open Space Area (min) 

Landscaping (min) 

Building Orientation Courtyard/Open Space 

Parking Area Design 

Pedestrian Access 

Unit size/floor area (max) 

Courtyard Unit Attached 

Lot Dimensions (min/max) 

Courtyard Area (min) 

Landscaping (min) 

Building Orientation (to courtyard/open space) 

Parking Area Design 

Pedestrian Access 

Unit size/floor area (max) 

Quads 

Stacked  

(2 Units Up, 2 Units 

Down) 

Lot Dimensions (min/max) 

Common Open Space Area (min) 

Landscaping (min) 

Parking Area Design 

Pedestrian Access 

Rowhouse 

[NEW subtypes] 

Attached Side to Side: All 

Street-Facing  

 

Attached Side to Side: 

Mixed Street + Internal-

Facing 

Lot Dimensions (min/max) 

Height in Stories (max) 

Common Open Space Area (min) 

Landscaping (min) 

Parking Area Design 

Pedestrian Access 
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DWELLING UNIT TYPES CONFIGURATION KEY DESIGN CONSIDERATIONS 

Apartment 

[NEW subtypes] 

Multiplex  

 

Multi-Unit 

Lot Dimensions (min/max) 

Height in Stories (max) 

Common Open Space Area (min) 

Landscaping (min) 

Parking Area Design 

Pedestrian Access 

Mixed-Use Development 
With Ground Floor 

Commercial 

Lot Dimensions (min/max) 

Height in Stories (max) 

Parking Area Design 

Pedestrian Access 

Landscaping (min) 
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4. Complementary Strategies 

The 2021 River Terrace 2.0 Concept Plan set ambitious goals for affordability and diverse 

housing types in this new UGB expansion area. In most housing markets it is difficult to 

achieve a fine-grained housing mix at a variety of price points without intentional 

interventions like public investment, incentives, or targeted programs. The City of Tigard has 

made a commitment to achieving these goals and can proactively implement strategies that 

support housing diversity, affordability, and density targets. 

The recommended strategies in this report build on both the Concept Plan and the 2019 

Tigard Affordable Housing Plan, which outlines strategies to support housing affordability 

citywide. It also includes recommendations that build on strategies the City has 

implemented in the years since those plans and focuses on those most likely to have the 

greatest impact in a greenfield development setting. It is also informed by recent similar 

efforts by other jurisdictions seeking to support affordability and/or specific housing 

options in new development areas, including Beaverton, Wilsonville, Bend, and Hood River.  

Recommended strategies fall into four categories of potential tools:  

 Local Funding Sources and Direct Financial Support. Providing local funding for 

desired housing options is often the most direct way that jurisdictions can guide 

development toward community goals. However, finite resources, restrictions from 

different funding sources, and competing citywide priorities can limit the flexibility 

and scale of these tools. 

 Financial Incentives & Cost Savings. Beyond direct funding for housing 

development, there are several incentives and cost saving options that can encourage 

affordable housing and middle housing. While incentives are not guaranteed to 

produce desired units, they can influence what types of housing are feasible or 

appealing for developers. 

 Programs and Other Initiatives. A range of local efforts like technical assistance and 

building partnerships can also support housing goals. These actions typically help to 

facilitate a range of private or nonprofit sector partnerships. They are often effective 

when paired with other strategies like local funding or incentive programs.  

 Regulatory Incentives. Flexibility in standards or additional allowances can reduce 

costs, increase certainty for projects, and make a wider range of housing more 

financially feasible for developers. Like financial incentives, these incentives do not 

guarantee that desired housing types will be built but can make them more feasible.  

Oregon state law already requires jurisdictions to provide additional regulatory flexibility 

and incentives for affordable housing in several ways. Tigard is compliant with these 

requirements but could integrate additional considerations or flexibility in the plan area. 

Section 2 of this report covers density and zoning recommendations designed to support 

housing goals. 
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Recommended Strategies 

The following recommendations describe strategies that the City could use to maximize 

impact in River Terrace 2.0. Some actions build on existing housing strategies that are 

available citywide or being used elsewhere in Tigard with modifications to make them 

stronger tools for achieving specific plan goals. Others may have broader citywide 

implications that should be carefully balanced with other objectives.  

Key strategies for achieving the River Terrace 2.0 Concept Plan goals include: 

 Use funding from the City’s existing Construction Excise Tax (CET) that supports 

the City’s affordable housing programs to offer financial incentives or gap financing 

for deed-restricted affordable housing (in addition to existing exemptions from 

System Development Charges).  

 Scale any new area-specific system development charges based on the size of a 

housing unit to reduce the impact of those fees on middle housing and smaller 

housing units. Consider using CET to “buy down” existing citywide SDCs for middle 

housing and smaller housing units. 

 Modify the City’s existing Middle Housing Revolving Loan Fund program terms to 

make it a more valuable incentive and a more powerful tool to support desired 

middle housing development. 

 Explore property tax exemption programs for low-cost homeownership housing, 

mixed-income housing, and/or vertical mixed-use development. 

 If the City offers tax exemptions for low-cost homeownership housing or mixed-

income housing, consider expanding exemptions from system development charges 

for affordable housing to apply to affordable units covered under those programs. 

 Use public benefits as part of the planned development process to incentivize 

desired outcomes in exchange for flexibility on other standards. 

 Support community land trust participation through capacity building and support.  

Each of these strategies alone can be effective for achieving housing mix and/or affordability 

goals. Implementing a range of actions can help to provide multiple pathways for 

incentivizing desired housing types for market-rate developers and reducing challenges for 

affordable housing providers. 

1. Use CET funds for financial incentives. gap financing, or pre-

development costs. 

CET is an existing source of local funding for housing incentives and affordability programs. 

The City of Tigard currently imposes a 1% Construction Excise Tax (CET) on commercial and 

residential developments (assessed on the value of construction) to generate funding for 

affordable housing. Certain improvements are currently exempted, such as affordable 

housing, ADUs, school improvements, and care facilities. 
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Tigard’s CET already backfills SDC exemptions for affordable housing, supports affordable 

home ownership, and provides a flexible source of funds to allow the city to pursue the 

strategies in its Affordable Housing Plan. Planning staff estimates that CET will generate 

roughly $500,000 per year going forward, which can be leveraged in River Terrace 2.0. CET 

could be used intentionally in River Terrace 2.0, but since the resource is shared throughout 

Tigard, funds spent in River Terrace 2.0 must be balanced against affordable housing needs 

in other areas of the city. 

As a powerful tool for direct local funding, the City should pursue allocating CET revenue 

to fund incentives or gap financing for affordable housing in the River Terrace 2.0 area, 

including pre-development costs to reduce risks for affordable housing development. The 

City may make this allocation based on the estimated future CET revenues from market-rate 

development in River Terrace 2.0 (“capturing” the value of future development) or using 

available CET to proactively ensure funding. These investments could support upfront 

elements of affordable housing that can often be difficult to finance from common funding 

sources like Low Income Housing Tax Credits (LIHTC). These include site acquisition fees, 

entitlement, or other specific costs that affordable housing development faces.  The City 

could offer this support through pre-development grants or zero-cost services to cover due 

diligence and vetting preliminary designs. 

2. Apply new system development charges based on the size of a 

housing unit. 

The cost of SDCs tends to impact smaller and lower-cost units more than larger and more 

expensive ones. For middle housing in Tigard, total SDCs per unit are roughly 75% of the 

amount for single-unit detached housing. Depending on the type of middle housing and 

other aspects of these units, costs for SDCs can still be proportionately higher. This 

contributes to difficulties for making middle housing types feasible and achieving plan goals 

for a fine-grained housing mix throughout River Terrace 2.0. 

New infrastructure funding sources (e.g., area-specific supplemental SDCs or other 

infrastructure fees) will likely be needed to pay for infrastructure development in River 

Terrace 2.0. As part of establishing the methodology and rate structure for any new fees, 

this project will at a minimum continue the existing pattern of differentiating rates for 

single-unit detached and middle housing types. The City should also consider tiered SDCs 

by unit size, particularly where there is evidence that smaller units will have less impact on 

public infrastructure. This adjustment would only impact the incremental new fees in River 

Terrace 2.0, not existing SDCs with citywide rates. The City could potentially use CET 

(Strategy 1) or other funding sources to “buy down” the cost of existing SDCs for smaller 

units and/or middle housing in River Terrace 2.0. 



      Tigard River Terrace 2.0 Housing Plan  21 

3. Modify the City’s existing Middle Housing Revolving Loan Fund 

program terms. 

The City of Tigard currently offers a Middle Housing Revolving Loan Fund that provides a 

direct funding source for middle housing. However, it has not yet been used for any projects 

since its inception in 2021. The program includes short-term construction loans to develop 

for-sale middle housing that meet small form and square footage requirements. The fund 

can be used for acquisition, pre-development (including infrastructure), and construction. At 

least 30% of the developed units must be affordable to buyers at 100% of area median 

income (AMI) or below and made available first to buyers through specific affordable 

homeownership nonprofits. If 100% of units are offered at this affordability level, the 

development is eligible for an interest rate reduction. City staff estimates that the fund could 

finance one or two modest-sized middle housing projects at a time. 

The City should consider modifying the program eligibility requirements and engaging 

with developers to make it a more effective program for promoting middle housing either 

in River Terrace 2.0 or citywide. This may include adjustments like increasing the income 

threshold for affordability, expanding the program to apply to rental middle housing, and/or 

adjusting loan terms to make the program more attractive to developers.  

4. Explore property tax exemption programs. 

There are several state-enabled, locally-adopted programs that provide partial property tax 

exemptions for specific types of qualifying development that could align with Tigard’s goals 

for River Terrace 2.0. Additional information on these programs and how they could apply 

within River Terrace 2.0 is provided below. Property tax exemptions reduce general fund 

revenue, but cities can set a limit for the amount of foregone revenue on an annual basis or 

apply a unit cap.  

SINGLE UNIT HOUSING PROPERTY TAX EXEMPTION 

Note: This program is also called ‘HOLTE’ or Homebuyer Opportunity Limited Tax Exemption  

HOLTE provides a 10-year exemption on the improvement (building) value of qualifying new 

or rehabilitated for-sale housing.  Any housing type (including single-unit detached, middle 

housing, and condominiums) may qualify if the units are sold individually, provided the sales 

price is no more than 120% of the city’s median sales price. Cities may include required 

design elements or public benefits that would be required for qualifying properties, such as 

minimum bedroom count, income qualification requirements, owner occupancy 

requirements, and green building requirements. 

This program supports affordable homeownership for low- and moderate-income households 

by reducing their property tax bill and increasing their borrowing power. However, the 

expiration of the abatement after 10 years can create challenges for homeowners if not 

supported through that transition. While the affordability does not necessarily last over the 

long-term (unless the program is limited to buyers working with a CLT or nonprofit 
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developer), by incentivizing smaller entry-level units, it increases the supply of such units 

that are likely to remain comparatively more affordable than larger units over time.  

HOLTE does not create an effective incentive for developers on its own, since the tax 

abatement goes to the homebuyer, but it can be paired with other incentives such as SDC 

exemptions, downpayment assistance, or other programs. It could be offered for middle 

housing in River Terrace 2.0 that meets the sales price criteria and additional income-

related or other criteria. The exemption applies only to City taxes (which represent a 

relatively small share of the total tax rate) unless there is sufficient support from 

overlapping taxing districts to apply the exemption to all districts. 

MULTIPLE UNIT PROPERTY TAX EXEMPTION (MUPTE) 

Note: This program is sometimes called ‘MULTE’ or Multiple-Unit Limited Tax Exemption  

MUPTE provides a 10-year partial property tax exemption on new or rehabilitated multi-unit 

rental housing (or middle housing rentals like duplexes, triplexes, etc.) that meets locally set 

criteria. It can be used for market-rate multi-unit or middle housing with specific features 

located in certain geographies (such as core areas, light rail station areas, or transit-

oriented areas), or for mixed-income or fully regulated affordable housing. If used for 

housing with affordability restrictions, the exemption can last longer than 10 years and 

continue as long as the restrictions remain in place. This program is flexible, with City 

discretion over many aspects of eligibility, including the level of affordability requirements, 

the minimum number of units in the property, and any design requirements or other public 

benefits required. Regardless of the local eligibility criteria, the exemption applies to 100% 

of the residential portion of the property’s improvement value but does not apply to the land 

value.5 A number of cities in Oregon have implemented tax abatement programs under these 

statutes, though the program names vary between jurisdictions. Some cities use the 

program to incentivize affordable housing or housing in specific areas with specific design 

features rather than affordability. 

MUPTE can provide an effective incentive if the affordability or public benefit requirements 

are established appropriately and if there is sufficient support from overlapping taxing 

districts for the exemption to apply to all districts. MUPTE reduces general fund revenues 

for the City, and (if there is sufficient support from other districts) for all overlapping taxing 

districts. 

Because the City is planning for future transit service through the River Terrace 2.0 area, 

Tigard should explore designating portions of the area for MUPTE as a transit-oriented area 

(defined in statute as “an area defined in regional or local transportation plans to be within 

one-quarter mile of a fixed route transit service”). The City should also consider the 

exemption as an incentive for small-scale rental housing (e.g., multiplex) development, for 

 
5 This program applies only to the City’s taxes unless the boards of other taxing districts representing at least 

51% of the combined levy agree to the exemption, in which case all districts are included. 
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rental middle housing or multi-unit offering climate-friendly design (e.g., green building 

certification), and/or for mixed-income rental housing. 

VERTICAL HOUSING DEVELOPMENT ZONES 

A Vertical Housing Development Zone (VHDZ) provides a 10-year property tax abatement for 

qualifying multi-story mixed-use development. The abatement is scaled to the share of 

residential use in the building (roughly 20 percent of the building value exempt per floor of 

residential use) but requires ground floor commercial use (at least 50 percent of the ground 

floor that fronts a primary public street must be committed to nonresidential use). The 

program also offers a small additional tax abatement for affordable or mixed-income 

housing. 

Tigard’s VHDZ program has been moderately successful in supporting market -rate mixed-

use development in the areas where it is currently available—Downtown Tigard and the 

Tigard Triangle. The additional affordability incentives associated with VHDZ are generally 

not enough to incentivize mixed-income or affordable housing development.  

The City should consider adopting one or more new VHDZs in River Terrace 2.0 in relevant 

areas. This would be most appropriate in the planned neighborhood mixed-use nodes and/or 

in the larger planned commercial area. 

5. Consider expanding SDC exemptions for affordable housing.  

SDCs are one-time fees charged on development to help pay for the public facilities 

(transportation, water, sewer, stormwater, and parks) required to meet growth-related 

needs. Tigard currently offers exemptions for ADUs6 and affordable housing7 on City 

Transportation and Parks SDCs. Other SDCs (including City water SDCs, sanitary sewer and 

stormwater SDCs set by Clean Water Services and Washington County’s Transportation 

Development Tax) do not currently offer comparable exemptions,8 but rates are generally set 

outside of the City’s control. Middle housing already generally pays lower rates than single-

unit detached housing for most SDCs.9 The City also collects SDCs later in the development 

process than many other jurisdictions, which reduces developers’ financing costs associated 

with the SDCs. 

An exemption for these fees is a financial incentive that can help make affordable 

development more feasible, but often not sufficient on its own to fully offset the higher 

costs and lower returns associated with income-restricted housing. In Tigard, SDCs overall 

add roughly $25,000 to $50,000 per unit to development costs depending on housing type. 

Exempting SDCs for income-restricted affordable housing can help reduce the funding gap 

 
6 To qualify, the ADU must be within city limits, 1,000 sq ft or less, and have a restrictive covenant stating that 

it will not be used as an STR for 10 years.  
7 To qualify, the affordable unit must have an agreement or contract of affordability, be affordable at or below 

80% AMI, and remain regulated affordable for 20 years.  
8  If ADUs share a meter with the primary unit, there is only one fee for water, sanitary, and stormwater SDCs 

but TDT still applies.  
9 Tigard SDC Rate Sheet: https://www.tigard-or.gov/home/showpublisheddocument/96/638569101383070000  

https://www.tigard-or.gov/home/showpublisheddocument/96/638569101383070000
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for affordable housing. The value of the existing exemptions and reductions is approximately 

$14,000 per unit, which represents roughly half of the total cost of SDCs for multi-unit 

buildings or ADUs.  

The City should consider extending the existing exemption for affordable housing to units 

that qualify under other affordability programs but would not meet the existing 

affordability criteria, such as the units that qualify for tax exemption programs if they are 

implemented (see Strategy 4 above). Like reduced fees for smaller units (Strategy 2), the 

City could also explore using CET (Strategy 1) or other funding sources to “buy down”  or 

backfill these costs. 

6. Use public benefits as part of the planned development process. 

Section 2 of this report details an approach to density and zoning in River Terrace 2.0, 

including considerations for two types of plan review processes: a clear and objective 

pathway and a discretionary review option. The discretionary pathway allows a mechanism 

for greater flexibility when development meets established objectives for the area. Tigard’s 

existing planned development process requires that development provides some form of 

public benefit to warrant the requested flexibility. Examples of public benefits could include 

affordable units, public open space, green building features, accessibility features, and 

others as allowed by the development code. 

The City should continue to require the inclusion of public benefits in planned 

developments for the discretionary pathway in River Terrace 2.0. Existing planned 

development regulations could be modified to require or incentivize certain types of public 

benefits be provided in River Terrace 2.0 planned developments that align with Concept 

Plan goals. While this might not ensure that a developer will choose to provide one type of 

public benefit over another unless explicitly required, it presents an opportunity for 

negotiation between City staff and developers about more flexible standards. 

7. Support community land trust participation and capacity building. 

A Community Land Trust (CLT) is a model where a nonprofit community organization owns 

land and provides long-term ground leases to low-income households to purchase the homes 

on the land, agreeing to purchase prices, resale prices, equity capture, and other terms. The 

CLT model lowers the cost of homeownership by reducing or eliminating the land acquisition 

cost (and sometimes other costs) from the building ownership costs and decreases the 

likelihood of displacement in areas where land values are increasing. 

The City has an existing partnership with Proud Ground as part of the Middle Housing 

Revolving Loan Fund to provide down payment assistance to homebuyers (Strategy 3). 

However, limited capacity with nonprofit partners can limit the impact of housing support 

initiatives. The City should consider strategies to ease capacity issues with Proud Ground 

and other partners, such as offering support for pre-development and planning processes. 
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Additional Strategies Analyzed 

Exhibit 78 summarizes the full list of strategies evaluated, including existing, planned, and 

potential strategies that could address goals for desired housing types and/or income-

qualified housing. Planned strategies are identified in the River Terrace 2.0 Concept Plan 

and are currently being developed within other components of this project. Some existing 

housing strategies are available citywide and will automatically apply within the River 

Terrace 2.0 area. The City could make potential modifications to some of these actions to 

make them stronger tools for achieving plan goals (detailed below with relevant actions). 

Other existing strategies are being used elsewhere in Tigard and could be applied within 

River Terrace 2.0 but would require the City to intentionally implement them in the plan 

area (marked with an asterisk (*) below). Some actions would have flexibility to be applied 

to desired housing types and/or income-qualified housing depending on how the City 

configures a program. 

Strategies shown in grey text below were evaluated as lower priority actions. Appendix C 

includes additional detail for existing and lower priority strategies. 

Exhibit 7. Summary Assessment of Existing and Potential Strategies 

TYPE STRATEGIES 

APPLICABLE GOALS 

STATUS DESIRED 

TYPES 

INCOME 

QUALIFIED  

Local 

Funding 

Sources 

and Direct 

Financial 

Support 

Construction Excise Tax (CET) X X Existing* 

Land Acquisition & Site Control  X X Existing* 

Middle Housing Revolving Loan Fund X X Existing 

Accessory Dwelling Unit (ADU) 

Financing 
X  Potential 

Tax Increment Financing (TIF) 

District Infrastructure Investments & 

Development Assistance 

X X Potential 

Financial 

Incentives 

& Cost 

Savings 

System Development Charge (SDC) 

Exemptions & Discounts 
X X 

Existing / 

Planned 

Vertical Housing Development Zone 

(VHDZ) 
X  Existing* 

Site Readiness & Infrastructure 

Investments 
X X Potential 

CET Exemption & Discounts X X Existing 

Non-Profit Low Income Housing 

Property Tax Exemption 
 X Existing 

Multiple Unit Property Tax 

Exemption (MUPTE) 
(sometimes called ‘MULTE,’ Multiple Unit Limited 

Tax Exemption) 

X X Potential 
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TYPE STRATEGIES 

APPLICABLE GOALS 

STATUS DESIRED 

TYPES 

INCOME 

QUALIFIED  

Single Unit Housing Property Tax 

Exemption (sometimes called ‘HOLTE,’ 

Homebuyer Opportunity Limited Tax Exemption) 

X X Potential 

Small Home Construction Incentive X  Potential 

Development Fee Reductions for 

Affordable Housing 
 X Potential 

Regulatory 

Incentives 

Incentive Zoning to Support 

Affordable Housing 
 X 

Existing / 

Planned 

Zoning for Multi-unit Housing  X Planned 

Annexation Agreements  X Potential 

Programs 

and Other 

Initiatives 

Support Community Land Trust 

Participation 
 X Potential 

Match-Making & Information Sharing X X Existing 

*Existing citywide strategy that the City would need to choose to apply in River Terrace 2.0. 

  



      Tigard River Terrace 2.0 Housing Plan  27 

Appendix A. Summary of State 
and Regional Requirements 

State Housing Goals  

Oregon has had a statewide planning program since 1973. This program is built on 19 

Statewide Planning Goals that cover a wide range of topics. Goal 10 guides housing 

planning in Oregon and establishes the overarching objective “to provide for the housing 

needs of citizens of the state.” (OAR 660-015-0000(10)) Goal 10 guides the approach for 

Oregon jurisdictions to plan for housing needs and implement housing initiatives. As 

required by state law, Tigard has adopted its Comprehensive Plan including housing 

policies to implement the applicable statewide goals at a local level.  

State Statutes and Rules  

Key sections of Oregon Revised Statutes (ORS) and Oregon Administrative Rules (OAR) that 

relate to housing are summarized below. The City of Tigard’s existing Community 

Development Code is consistent with these requirements. They are identified here to ensure 

new regulations for River Terrace 2.0 maintain consistency. The table below summarizes 

these relevant sections with an emphasis on sections which have changed with recent 

legislation and relevance for River Terrace 2.0 as an area planning effort.   

Exhibit 1. Applicable State Statutes and Rules  

ORS/OAR 

REQUIREMENTS  
SUMMARY  RELEVANCE FOR RT2.0  

Clear and Objective 

Standards, Optional 

discretionary 

pathways  

ORS 197.307(4) & 

(6)  

OAR 660-008-0015  

Cities may only adopt and 

apply clear and objective 

standards, conditions, and 

procedures for housing 

development within UGBs. 

These may not create 

‘unreasonable cost or delay.’  

Discretionary pathways for 

approval processes must meet 

required statutory conditions. 

This includes retaining the 

option for a clear and objective 

process and compliance with 

statewide goals. Approval 

processes that have 

Tigard’s existing Community 

Development Code (CDC) is 

consistent with these 

requirements.   

New standards for River Terrace 

2.0 must comply with this rule 

and provide clear and objective 

standards related to housing. 

This includes subdivision, 

partition, and engineering 

standards, where providing 

clear and objective standards 

can be more challenging. Any 

discretionary pathways (e.g., 
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ORS/OAR 

REQUIREMENTS  
SUMMARY  RELEVANCE FOR RT2.0  

discretionary standards must 

still at minimum authorize the 

same density level in the 

applicable zone.   

planned developments) must be 

optional.  

Middle Housing in 

Master Planned 

Communities  

ORS 197.758  

OAR 660, Division 

46  

All cities with a population of 

25,000 or more (including 

Tigard) must allow “middle 

housing” (including duplexes, 

triplexes, quadplexes, cottage 

clusters, and townhouses) in 

‘areas zoned for residential use 

that allow for the development 

of detached single-family 

dwellings’ within a UGB. Siting 

and design standards for 

middle housing must not 

discourage the development of 

Middle Housing through 

unreasonable costs or delay, 

based on specific criteria 

defined in rule.  

New urban areas like River 

Terrace 2.0 have specific rules 

that allow cities to regulate 

development of middle housing 

by allowing development of all 

middle housing types in OAR 

660-046 and/or providing 

urban water, sanitary sewer, 

stormwater, and transportation 

systems that accommodate at 

least 20 du/net 

acre. Jurisdictions may require 

applications for residential 

development within new urban 

areas to develop a mix of 

residential types (including at 

least two middle housing types 

beyond duplexes). Jurisdictions 

may also provide variable rate 

The City of Tigard adopted new 

standards to allow for a wider 

range of middle housing in 

2018 before the requirements 

of HB2001 took effect. The City 

made additional adjustments to 

be in compliance with HB2001 

in 2022.  

River Terrace 2.0 is considered 

a Master Planned Community. 

The City intends to allow a full 

range of middle housing types,  

plan infrastructure for at least 

20 du/ac, and require a mix of 

housing types. The City may 

also consider use of variable 

fees for infrastructure in this 

area.  

The City will need to structure 

housing mix requirements 

appropriately to ensure that 

they meet the requirements of 

the rules.  

https://www.tigard-or.gov/your-government/departments/community-development/housing/housing-options
https://www.tigard-or.gov/your-government/departments/community-development/housing/housing-options
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ORS/OAR 

REQUIREMENTS  
SUMMARY  RELEVANCE FOR RT2.0  

infrastructure fees, SDCs, or 

impact fees to incentivize 

middle housing.  

Middle Housing Land 

Divisions  

ORS 92.031  

Middle housing land divisions 

that meet specific statutory 

requirements must be 

approved by cities and counties 

through an expedited land 

division process. This includes 

applications that result in 

exactly one dwelling unit on 

each resulting lot or parcel.  

Tigard CDC Chapter 18.840 

Sublot Plats is the city’s local 

implementation of this 

requirement. Middle housing 

land divisions must be done 

sequentially and cannot be 

combined with a partition or 

subdivision application under 

the current code and state 

statute. There is currently 

legislation pending that would 

allow concurrent middle 

housing land divisions with 

subdivisions. If passed, the city 

could explore streamlining this 

process by allowing concurrent 

applications.  

Planning for partition and 

subdivision requirements in 

River Terrace 2.0 should 

consider the interaction with 

Middle Housing Land Divisions.  

Accessory Dwelling 

Units  

ORS 197.312(5)  

OAR 660-046-0205  

  

A city above a population 

threshold of 2,500 may not 

prohibit the development of at 

least one accessory dwelling 

unit (ADU) per detached single-

family dwelling.  

Tigard meets the threshold for 

a Large City (25,000 or more 

residents) and may allow ADUs 

on parcels with duplexes, 

triplexes, or quadplexes.  

ADUs are defined as ‘an 

interior, attached or detached 

Tigard’s Community 

Development Code allows for up 

to two ADUs per property (one 

detached) with standards 

regulating their size, height, 

setback, and lot coverage. The 

City offers a streamlined 

permitting process with no land 

use approval requirement.  

Development standards in River 

Terrace 2.0 will also need to 

include allowances for ADUs.   

https://www.tigard-or.gov/your-government/departments/community-development/housing/accessory-dwelling-units-adus
https://www.tigard-or.gov/your-government/departments/community-development/housing/accessory-dwelling-units-adus
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ORS/OAR 

REQUIREMENTS  
SUMMARY  RELEVANCE FOR RT2.0  

residential structure that is 

used in connection with or that 

is accessory to a single-family 

dwelling.’ Jurisdictions must 

have ‘reasonable local 

regulations relating to siting 

and design’ but may maintain 

owner-occupancy or off-street 

parking requirements.  

Affordable Housing 

in Commercial and 

Industrial Zones and 

Siting  

ORS 197.308, 

197.286 to 197.314  

Local governments are limited 

in the standards and conditions 

of approval that may apply to 

certain affordable housing. 

They are required to allow 

development of such housing 

on lands not zoned for 

residential uses and at 

increased densities. Affordable 

housing10 owned by a public 

agency or nonprofit must be 

allowed without a zone change 

or conditional use permit on 

commercial, religious, or 

public land within the UGB.  

SB8 (which passed in 2021) 

authorized this state rule and 

created a statewide density 

bonus for affordable housing. 

This requires local 

governments to approve 

heights and densities for 

affordable housing either in 

consistency with an existing 

local affordable housing 

bonuses or up to 200% 

percentage of existing density 

Affordable housing development 

must be allowed throughout 

River Terrace 2.0 including 

commercially zoned areas. 

State rules for affordable 

housing density bonuses must 

also apply for any applicable 

projects in River Terrace 2.0.  

 
10 defined as properties that are ‘available to own or rent to families with incomes of 80 percent or less of the 

area median income… based on information from the United States Department of Housing and Urban 

Development; or the average of all units on the property is made available to families with incomes of 60 

percent or less of the area median income.’ 
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ORS/OAR 

REQUIREMENTS  
SUMMARY  RELEVANCE FOR RT2.0  

and additional floors. This 

incentive is scaled based on 

existing density of the 

property.  

Child Care and 

Rental Homes   

ORS 90.385, 

329A.280, 

329A.330  

Oregon SB 599 passed in 2023 

prohibits property owners from 

restricting tenants from using 

residential dwellings as a 

family childcare home.  

Residential dwellings in River 

Terrace 2.0 must be permitted 

for use as a family childcare 

home.  

Limited Land Use 

Decisions for Zoning 

Adjustments  

ORS 197.195  

SB 1537 was passed by the 

Oregon legislature in 2024, 

which includes a requirement 

for local governments to 

approve certain adjustments to 

land use regulations for 

housing development within the 

UGB as a limited land use 

decision.  

This applies for development of 

housing on land zoned for 

residential or mixed use that 

will do at least one of the 

following: enable development 

of housing that is not otherwise 

feasible (due to cost or delay) 

under unadjusted land use 

regulations, reduce the sale or 

rental price per unit, increase 

the number of housing units in 

the application, enable 

provision of accessibility or 

visitability features that would 

not otherwise be feasible, or 

create affordable units in 

alignment with ORS 456.270 to 

456.295.  

Applicable standards may be 

adjusted to the extent detailed 

These standards for approving 

adjustments to land use 

regulations for eligible types of 

housing development will apply 

within River Terrace 2.0. If a 

property owner or developer 

applies for an adjustment that 

meets the criteria, the City 

must approve the request. The 

city is currently applying for an 

exemption to the state process 

and would provide for the 

adjustments through the land 

use process. 
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ORS/OAR 

REQUIREMENTS  
SUMMARY  RELEVANCE FOR RT2.0  

in the legislation including 

setbacks, landscaping, parking 

minimums, minimum or 

maximum lot sizes, lot 

coverage, building height, and 

design standards.  

Flexibility for Ground 

Floor Commercial 

Requirements  

ORS 197.195  

SB 1537 also requires that 

local governments provide 

adjustments for housing that 

meets certain criteria (see 

above) to allow for ground floor 

residential uses in commercial 

or mixed-use areas that 

otherwise require ground floor 

commercial. One building face 

may retain non-residential 

requirements. Currently, these 

provisions are scheduled to 

sunset on January 2, 2032.   

This requirement means that 

commercial areas of River 

Terrace 2.0 will not be able to 

exclude ground floor residential 

if it meets the criteria of SB 

1537.  

Metropolitan 

Housing Rule  

ORS 197.040  

OAR 660-007-0030, 

660-007-0035  

  

Jurisdictions in the Metro 

region must provide for an 

overall minimum density in 

their residentially zoned land 

and allow for at least 50 

percent of new housing units to 

be attached or multi-unit 

units.  

Tigard is included in the list of 

cities in the Metro region 

required to provide for an 

overall density of ten or more 

dwelling units per net buildable 

acre.  

Tigard already complies with 

these rules, and the planned 

density and mix for River 

Terrace 2.0 will ensure the City 

maintains compliance.  

Sources: Oregon Revised Statues, DLCD Key Housing Statues and Legislation, Tigard Community 

Development Code  
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Metro Rules  

Metro is the regional government body for Clackamas, Multnomah, and Washington 

Counties which assesses the capacity of the urban growth boundary (UGB) at least every six 

years and, if necessary, increases it to ensure the region’s capacity for housing and 

employment for the next 20 years. Tigard is within Metro’s jurisdiction. Metro’s 2040 

Growth Concept is a 50-year plan for growth in the Portland metropolitan area, adopted by 

the Metro Council in 1995.  

Metro guides growth and consistency with Oregon Planning Goal 10. Metro does this 

through Title 1 its Urban Growth Management Functional Plan (UGMFP). Each jurisdiction 

within the Metro area is required to determine its housing capacity and adopt minimum 

density requirements that meet Title 1. The UGMFP guides requirements for existing land 

and land added to the Metro UGB. Exhibit 2 summarizes key rules related to housing 

development and new master planned areas added to the UGB like River Terrace 2.0.  

Exhibit 2. Urban Growth Management Functional Plan Requirements  

UGMFP RULES  SUMMARY  RELEVANCE FOR RT2.0  

Housing Capacity 

and Densities  

3.07.120(b)  

  

Cities and counties within 

Metro must adopt minimum 

dwelling unit densities for 

each zone in which dwelling 

units are permitted (except for 

mixed-use zones).  

The City of Tigard is compliant 

with minimum densities in its 

residential development 

standards; these must also be 

consistent for housing 

development in River Terrace 

2.0.  

Accessory Dwelling 

Units  

3.07.120(g)  

  

Consistent with state law 

(detailed above) cities within 

Metro must allow at least one 

ADU for each detached single-

family dwelling and may be 

subject to some reasonable 

regulation for siting and 

design.  

Development standards in River 

Terrace 2.0 will also need to 

include allowances for ADUs in 

the master planned area.  

Conditions of 

Approval   

3.07.1455, 

3.07.1120, 

3.07.620  

Ordinance No. 23-

1488  

Land added to the Metro UGB 

is subject to specific 

conditions, including 

assignment of a jurisdiction 

for adopting amendments, 

comprehensive plans, and 

land use regulations to allow 

urbanization.  

In 2021, the City of Tigard 

submitted a proposal to the 

Metro Planning Department 

seeking to add approximately 

490.6 acres of land in River 

Terrace 2.0 to the UGB through 

Metro’s mid-cycle amendment 

process with the concept plan 

consistent with Title 11.  
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Jurisdictions must establish 

design type designations 

consistent with Metro’s 2040 

Growth Concept within two 

years.  

The City of Tigard is required 

to complete a comprehensive 

planning process in 

coordination with Metro 

Planning and Development 

staff for land added to the 

UGB by Ord. 23-1488 by 

February 2027. This process 

must include broad-based and 

equitable public engagement 

and address:  

• Concentrating mixed-use 

and higher density 

development in existing or 

planned centers  

• Increasing use of transit  

• Increasing active 

transportation options  

Conditions of Approval for River 

Terrace 2.0 require that the City 

plan for at least 3,000 homes in 

the newly added area, which will 

be added as a Neighborhood in 

Metro’s Growth Concept Map. 

The City may also propose the 

addition of Corridors.  

These rules also require that 

River Terrace 2.0 must be 

consistent with standards 

adopted by CWS that reduce and 

mitigate erosion impacts caused 

by stormwater.  
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Appendix B. CAC Engagement 
Activity 

For the third meeting of the River Terrace 2.0 Community Advisory Committee, the group 

participated in an activity to consider distribution of different housing priorities. The group 

was split into three smaller groups with one staff notetaker for each. Each team was given a 

set of markers that had one or more of the housing types on them along with the density 

provided. The group was then meant to place the markers on a game board representing 

the neighborhood “map” to decide how best they would layout the  housing mix for RT2. 

They were tasked with considering what housing types should go where and reaching a 

housing density of 20 u/a or at least 1,000 units for the whole board. 

Housing Activity Discussion Results 

GROUP 1 

 

Group 1, placed 1,004 units. Group 1 thought it would be good to place higher density 

near the main street. They thought this would make the neighborhood safer, and keep more 

people closer to transit. This could be especially helpful for people who are younger and 

may be more likely to take transit. They also thought this could help invite people into the 
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neighborhood. Group 1 wanted to keep lower density units (like cottage clusters) further 

back in the neighborhood, and provide more family friendly units here. This also means 

that the lower density units would be closer to natural areas which would have less of an 

impact on wildlife. This also keeps wildlife further from traffic for protection. Density would 

be closer to services and parks for better access. A main priority for this group is that the 

neighborhood be inviting. They see this in mixed use areas that are welcoming with trees, a 

courtyard, and easy access to parks and trails.   

GROUP 2 

 

Group 2, placed 1,004 units with one open space for pocket parks. Equal split between 

rentals and owner occupied.    

Group 2 decided to maximize the number of people who can be near nature/parks and put 

higher density here. They used some single family units with ADU throughout. Group 2 

really prioritized a mix of height profiles and configurations, with no monolith blocks.  
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GROUP 3 

 

Group 3, placed 1,024 with one free square.   

Group 3 placed the housing types that come with greenspace (single detached, cottage 

cluster, courtyard) further from the shared greenspaces like parks and natural area. They 

would like to provide access to this public greenspace for apartments, multiplex or others 

that don’t have their own private area. This group went for a highly mixed neighborhood 

with the same types not appearing next to each other. They want a lot of smaller units and 

only placed single family units that come with an ADU. They would like many ADUs for 

elderly family members to be close by. They would also like some ADUs to be near the 

commercial areas, so older people or those with disabilities can still access services. This 

group suggested that having some of the single family units near the main streets might 

also help keep costs down on those units, making it more accessible to lower-income 

families.   

The priority for this group was mostly on affordability and also climate, but they were not 

concerned with market feasibility.   
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Appendix C. Additional Housing 
Strategies  

The City of Tigard has additional tools available for supporting development of affordable 

housing and diverse housing types desired in River Terrace 2.0, beyond the priority 

recommendations listed in Section 4. Some of these strategies are already applicable for 

development citywide.  

CET Exemptions & Discounts 

Description: In Tigard, ADUs and affordable housing (80% AMI or less) are fully exempt 

from the CET (described above); middle housing receives a 75% discount on the CET. These 

options slightly reduce the cost of development by approximately 1% of the permit value of 

construction.   

Impact: CET exemptions and discounts in Tigard intend to incentivize and eliminate barriers 

to development types not supported by the current housing market. The amount of the 

exemption/discount is relatively small (roughly $1,200 to $2,300 per affordable housing 

unit based on typical permit value per unit) but is targeted to housing types that are most 

cost sensitive. 

Status and Considerations: This tool is available on an ongoing basis for affordable housing, 

ADUs, and middle housing in Tigard. The City could consider expanding the full exemption 

to middle housing eligible for the Middle Housing Revolving Loan Fund either in River 

Terrace 2.0 or citywide. 

References: 

• City of Tigard Code, Chapter 3.90: https://ecode360.com/43650013#43650031   

• Tigard Affordable Housing Plan, 2019  

Nonprofit Low-Income Housing Property Tax Exemption 

Description: Tigard Municipal Code Chapter 3.50 allows nonprofit-owned low-income 

housing properties to qualify for a property tax exemption. To qualify as low-income, the 

initial occupant(s) must have income at or below 60% AMI, then no more than 80% AMI in 

the subsequent, consecutive years that they occupy the unit. The exemption application 

must be filed annually, but the exemption may last as long as the property qualifies. It can 

also apply to land held by nonprofits for future low-income housing development. 

Impacts: In 2024, City Council granted exemption to 15 non-profit, low-income housing 

owned and operated by Community Partners for Affordable Housing (CPAH), Reach, New 

https://ecode360.com/43650013#43650031
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Narrative, NW Housing Alternatives, and Resident Resources. This reduced general fund 

revenues by $405,235.11 

Status and Considerations: This exemption can currently support nonprofit affordable 

housing development in River Terrace 2.0, as in the rest of the city. If the City were able to 

support a nonprofit in acquiring land in River Terrace 2.0, the exemption would reduce their 

holding costs during pre-development.  

References:  

• City of Tigard Code, Chapter 3.50, https://ecode360.com/43649669  

 

Zoning for Multi-Unit Housing  

Description: Most units developed through the most prominent funding source for 

affordable housing in the United States today (the Low-Income Housing Tax Credit or LIHTC) 

are built as apartments (multi-unit rental housing).12 LIHTC developers generally must 

achieve sufficient density to justify pursuing a project, satisfy program requirements, and 

attract other public financing sources to make the project financially viable. As a result, 

affordable housing development under this program typically tends towards larger 

apartment buildings. Although regulated affordable housing may come in other forms 

through other funding sources (including Oregon’s Local Innovation and Fast Track or LIFT 

program), allowing for multi-unit housing and minimizing development barriers in the code 

can support affordability goals by ensuring LIHTC-funding projects do not face regulatory 

obstacles. 

Impact: Zoning that permits multi-unit housing outright can remove regulatory barriers for  

income-qualified development. Development would still need to secure land and financing 

but would expand the range of sites that could be suitable.   

Status and Considerations: This project is establishing zoning for River Terrace 2.0, which 

will include specifications for where and how multi-unit housing can be built in the area. This 

project will ensure that zoning allows multi-unit development at a scale that is efficient for 

LIHTC-funded development, both in commercial areas (where affordable housing must be 

allowed under state law) and in some or all residential areas in River Terrace 2.0.  

References:  

• Wilsonville Frog Pond East and South Affordable Housing Analysis, 2022 

• Bend Stevens Road Tract Concept Plan Affordable Housing Memorandum, 2022 

 

11City Council Business Meeting (April 2024), 

https://public.destinyhosted.com/tigardocs/2024/CCBSNS/20240402_2323/5465_tax_exemption_matrix.pd 

12 Urban Institute 2023 https://www.urban.org/urban-wire/lihtc-provides-much-needed-affordable-housing-not-

enough-address-todays-market-demands.  

https://ecode360.com/43649669
https://public.destinyhosted.com/tigardocs/2024/CCBSNS/20240402_2323/5465_tax_exemption_matrix.pd
https://www.urban.org/urban-wire/lihtc-provides-much-needed-affordable-housing-not-enough-address-todays-market-demands
https://www.urban.org/urban-wire/lihtc-provides-much-needed-affordable-housing-not-enough-address-todays-market-demands
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Incentive Zoning to Support Affordable Housing 

Description: Incentive zoning seeks to encourage developers to provide a community benefit 

(such as affordable housing), in exchange for the ability to build a project that would not 

otherwise be allowed by the code. State law already requires additional regulatory flexibility 

and allowances for affordable housing as a baseline, including adjustments to setbacks, 

landscaping, parking minimums, minimum or maximum lot sizes, lot coverage, building 

height, and design standards.13  

Impact: Zoning incentives can support affordable housing development by allowing it to be 

built at higher intensity than market-rate development, allowing for land costs to be 

distributed across more units, and/or removing other requirements that could increase 

development costs.  

Status and Considerations: The City already has incentives in its code such as density and 

height bonuses and expedited review processes available for regulated affordable housing 

(which are now superseded by state requirements). Opportunities for incentive zoning in 

River Terrace 2.0 could focus on flexibility on building scale, tree preservation, housing mix, 

or other requirements in addition to or instead of maximum density, given that the density 

targets for the area are above what is typical for most market-rate development.  

References 

• Tigard Affordable Housing Plan, 2019 

• Beaverton Cooper Mountain Community Plan, 2024 

Match-Making & Information Sharing 

Description: The City can play a proactive role in connecting affordable housing developers 

and developers experienced in building middle housing to development opportunities. 

Impact: Alleviates some of the capacity burden on smaller and non-profit developers 

associated with seeking out opportunities and information. Increases likelihood of executing 

on the River Terrace 2.0 vision with intentional outreach to and partnership with deve lopers 

aligned with the vision.  

Status and Considerations: The City of Tigard has engaged affordable housing developers 

and developers experienced in building middle housing in the planning process for River 

Terrace 2.0. The City does not currently have full visibility into ongoing land assembly 

activity in River Terrace 2.0 but could reach out to property owners to attempt to identify 

those that might be willing to partner with or sell to a nonprofit or middle housing 

developer. In the meantime, preparing developers through education about the vision and 

the available funds and incentives is a good starting point.  

 
13 Cities must provide density and height bonuses for affordable housing under ORS 197A.445(9), and 

additional flexibility on certain types of standards for affordable housing and other qualifying housing 

development as a temporary measure through 2032 pursuant to SB 1537 (2024), Sections 38-41. 
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References: 

• Tigard River Terrace 2.0 Concept Plan, 2021 

Land Acquisition / Site Control 
Description: Involves purchasing land for affordable housing with the option to bank the 

property for extended periods of time without development plans to preserve for future use 

as affordable housing or other strategies to support site control for affordable housing 

developers. There are several potential approaches including: 

• Purchase properties for the purpose of building affordable housing and convey that 

land to affordable housing developers. 

• Provide funds (grants or loans) to support land banking done by another organization 

(such as a Community Land Trust or affordable housing developer) with the purpose 

of building affordable housing in the future.  

• Ask the current owner to ground lease the property to the City and have the 

development pay for it in future or seek an option on a property rather than acquiring 

it outright. 

Impact: Site control allows the City to determine the type of development that occurs or to 

connect property to a developer that will build in line with the City’s vision. If sites are 

purchased early, before land prices escalate fully, this can reduce costs for affordable 

housing development. Land acquisition can be a key step in enabling affordable housing.  

Considerations: Acquisition requires a funding source, identification of a willing seller, and a 

disposition strategy. The City of Tigard has pursued land acquisition and disposition on a 

limited basis primarily in existing TIF districts. Acquiring and banking land in the River 

Terrace 2.0 area would require an intentional decision and site selection process before 

moving forward. The City could use its funds (e.g., CET, CDBG, or other) to assist.   

References: 

• Tigard River Terrace 2.0 Concept Plan, 2021 

• Tigard Affordable Housing Plan, 2019 

• Wilsonville Frog Pond East and South Affordable Housing Analysis, 2022 

• Beaverton Cooper Mountain Community Plan Market Analysis, 2020 

• Hood River Affordable Housing Strategy, 2022 

Site Readiness & Infrastructure Investments 

Description: Funding or construction of infrastructure or other site development actions that 

prepare the site for development. The City could identify outside funding sources to pay for 

key infrastructure needed to serve sites that are committed to affordable or mixed-income 

housing development. The City could also potentially build key infrastructure improvements 
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directly to reduce the time and uncertainty associated with infrastructure design, permitting, 

and construction. 

Impact: City-led site readiness would remove significant costs and unknowns associated 

with the pre-development phase and development completion timeline. This strategy is 

especially effective for challenging sites with slopes or other difficult -to-develop features. 

These cost savings for the development can reduce the overall cost of the housing unit(s).  

Considerations: This would require an outside funding source for infrastructure and a 

mechanism to ensure that the sites benefitting from the investment deliver affordable 

housing or other needed housing types.  

References: 

• Tigard River Terrace 2.0 Concept Plan, 2021 

• Hood River Affordable Housing Strategy, 2022 

Small Home Construction Incentive 

Description: City of Hood River launched a Small Home Construction Incentive that 

reimburses small home developers who spend more than 7% of the home’s construction 

cost on development fees. The reimbursement is paid when the project is completed and 

put on the tax rolls. The incentive is funded with the additional tax revenue generated from 

each new home through an existing TIF district. 

Impact: SDC rates often do not vary with the size of the home. This can result in smaller 

home types paying a higher share of construction cost in development fees than a large 

single-family home (in Hood River, this was estimated at 14% for smaller homes vs. around 

7% for large single-family homes). This incentive removes an unintended barrier to the 

creation of smaller homes that are often more attainable for first-time home buyers. 

Considerations: The program is new and untested to date. Tigard could implement a 

similar program, but it overlaps with existing programs such as SDC reductions and the 

Middle Housing Revolving Loan Fund and may be duplicative of those programs. However, 

the City could potentially use CET funds to further “buy down” SDCs or other development 

fees for small housing units in River Terrace 2.0. 

References:  

• Hood River Newsletter, Fall 2024: https://cityofhoodriver.gov/addressing-housing-

needs-fall-2024/   

Development Fee Reductions for Affordable Housing 

Description: Reduce or exempt development fees, such as permit fees, for regulated 

affordable housing.  

Impact: Reducing or exempting certain development fees or permit fees for affordable 

housing can reduce the upfront cost of development. Building permit fees in Tigard can cost 

https://cityofhoodriver.gov/addressing-housing-needs-fall-2024/
https://cityofhoodriver.gov/addressing-housing-needs-fall-2024/
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roughly $500 to $5,000 per unit for residential development given estimated permit values 

and current fees. Other fees are variable depending on the specifics of the project. 

Considerations: Although this strategy was evaluated in Tigard’s Affordable Housing Plan, it 

ultimately was not recommended because its relatively small impact towards reducing 

development costs. The Plan found that Permit fees generally represent a lower share of 

overall cost to the developer than SDCs, sometimes by a factor of five or more, and 

therefore fee reductions will tend to have a proportionately lower impact than SDC 

reductions. 

References:  

• Tigard Affordable Housing Plan, 2019 

Tax Increment Financing (TIF District) Infrastructure Investments and 

Development Assistance  

Description: TIF Districts are tools that allow jurisdictions to make investments that address 

identified problems in specifically defined areas based on the growth in property value in the 

area. In Oregon, these districts must be established within a geographic boundary and 

include a corresponding plan and report to be adopted by the local governing body of a 

jurisdiction. These materials must demonstrate that the TIF District meets the definition of a 

“blighted area”14 and include required elements such as a description of current conditions, 

proposed projects, and financial analysis. There are legal limitations on the amount of a 

jurisdiction’s area and assessed value that can be included within TIF districts. TIF districts 

allow for funding capital investments, including infrastructure and development assistance 

programs that encourage private investment in the area.  

Impact: A TIF district can provide substantial funding for infrastructure investments and 

development assistance programs, depending on its scale and the pace of growth in the 

area. Development assistance and infrastructure can be targeted to help overcome barriers 

for new development that meets certain local goals. TIF districts can also support affordable 

housing development, but because such development often does not pay property taxes, this 

must be balanced against investments that support increases in taxable value to help repay 

the investments over time. 

Considerations: Tigard currently has two TIF districts in City Center (Downtown) and the 

Tigard Triangle. Both have been relatively successful in supporting public and private 

investment in these areas through infrastructure investments and development assistance 

programs. Given the limitations on TIF, further analysis would be needed to determine 

whether an additional TIF district would be possible for River Terrace 2.0. TIF districts in 

greenfield areas can be challenging because even with bonding there are limits on the 

jurisdiction’s ability to invest in needed infrastructure or other supports until development 

 
14 “Blighted areas” are defined in ORS 457.010 as “areas that, by reason of deterioration, faulty planning, 

inadequate or improper facilities, deleterious land use or the existence of unsafe structures, or any 

combination of these factors, are detrimental to the safety, health or welfare of the community” 
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begins to generate additional property value. However, Hood River adopted a TIF district to 

support development in the Westside Concept Plan expansion area that will support 

infrastructure investments and development incentives to support middle housing.   

References: 

• Oregon City Urban Renewal Study, Urban Renewal Development Assistance 

Programs, https://mccmeetingspublic.blob.core.usgovcloudapi.net/oregoncity-meet-

44ea0f5aad8b4b119f5dfb0d8ff21a64/ITEM-Attachment-001-

4d64654fa22740d48c232abeb3d4e377.pdf  

• A New Tigard Triangle, Planning for Equitable Economic Development: 

https://www.tigard-

or.gov/home/showpublisheddocument/1156/637624825843800000  

• Tigard Website, https://www.tigard-or.gov/your-

government/departments/community-development/housing/affordable-housing 

• Oregon Revised Statutes Chapter 467 – Urban Renewal: 

https://www.oregonlegislature.gov/bills_laws/ors/ors457.html  

ADU Financing 

Description: Collaborate with local nonprofits such as Craft3 to provide affordable loans to 

homeowners interested in adding an ADU to existing single-family home lots. Craft3’s loan 

programs offer interest rates that vary by household income, with the lowest rates for 

homeowners who agree to rent their ADU at an affordable rate to households with incomes 

less than 80% of the area median. 

Impact: ADU financing could support future homeowners to increase housing options in 

River Terrace 2.0. However, lots may to be too small to accommodate ADUs if not included 

with the initial development. Lending options have also expanded for homeowners looking 

for ADUs since this option was initially considered as a strategy including through 

community development financial institutions (CDFIs).  

Considerations: City of Tigard already offers SDC and CET exemptions for ADUs as well as a 

Revolving Loan Fund for middle housing. The existing resources are aimed at developers in a 

greenfield context, whereas a new financing program could target homeowners developing 

ADUs. 

References:  

• Tigard River Terrace 2.0 Concept Plan, 2021 

Annexation Agreements 

Description: Use annexation agreements to negotiate affordable housing commitments from 

property owners when land is later developed. The City can negotiate a form of an 

inclusionary policy that is tailored to the greenfield development area and selected 

developer’s needs. 

https://mccmeetingspublic.blob.core.usgovcloudapi.net/oregoncity-meet-44ea0f5aad8b4b119f5dfb0d8ff21a64/ITEM-Attachment-001-4d64654fa22740d48c232abeb3d4e377.pdf
https://mccmeetingspublic.blob.core.usgovcloudapi.net/oregoncity-meet-44ea0f5aad8b4b119f5dfb0d8ff21a64/ITEM-Attachment-001-4d64654fa22740d48c232abeb3d4e377.pdf
https://mccmeetingspublic.blob.core.usgovcloudapi.net/oregoncity-meet-44ea0f5aad8b4b119f5dfb0d8ff21a64/ITEM-Attachment-001-4d64654fa22740d48c232abeb3d4e377.pdf
https://www.tigard-or.gov/home/showpublisheddocument/1156/637624825843800000
https://www.tigard-or.gov/home/showpublisheddocument/1156/637624825843800000
https://www.tigard-or.gov/your-government/departments/community-development/housing/affordable-housing
https://www.tigard-or.gov/your-government/departments/community-development/housing/affordable-housing
https://www.oregonlegislature.gov/bills_laws/ors/ors457.html
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Impact: The ability to secure affordable housing commitments from property owners 

through annexation agreements depends on the circumstances. 

Considerations: Effectiveness of annexation agreements will be impacted by the timeline for 

annexation. The City intends to annex the area all at once, making annexation agreements 

unlikely to be a viable option.  

References 

• Beaverton Cooper Mountain Community Plan, 2024 
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