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Memorandum


TO:	Mayor Craig Dirksen and Members of the City Council		

FROM:	Ron Bunch, Community Development Director 

RE:	River Terrace Community Plan

DATE:	May 2, 2012

INTRODUCTION
The following summarizes the status of the River Terrace community plan.  It provides a brief history of the River Terrace vicinity, and reviews the numerous issues and tasks associated with developing the land use, public facility plans, regulations and funding mechanisms necessary for the area to urbanize.  A general timeframe is also provided consistent with the schedule and work plans that were developed during the city’s annexation of Area 64.
Please note that the term “River Terrace” is used synonymously /interchangeably with Areas 63, 64 and the Rural Element to describe the area brought into the Urban Growth Boundary (UGB) and the area included in Washington County’s West Bull Mountain Concept Plan.  At the time of Area 64 annexation, staff felt it important to use the term “River Terrace” to ensure a distinction between the subject area and unincorporated urban Bull Mountain.
BACKGROUND/DISCUSSION
Recent History
Area 63 and 64 comprise about 470 acres of rural lands that were brought into the Metro Urban Growth Boundary (UGB) during Metro’s2001 -- 2002 UGB expansion.  At about that time the City Of Tigard was working with Washington County to annex West Bull Mountain. The prevailing thought was that once this was accomplished the city would be contiguous to Areas 63 and 64 and annexation would follow.  Tigard would have then been in a position to do the required planning and ultimately annex the two areas. 
The West Bull Mountain annexation did not occur, which prevented the city from obtaining contiguity with Area’s 63 and 64.  Washington County then took responsibility for doing the necessary planning to urbanize the area.  During this process the county decided to add the 250 acre Rural Element area, which was not in the UGB, to the Concept Plan. This was done with the concurrence of Metro staff.  Addition of the “Rural Element” was necessary to make it possible to realistically plan for the provision of transportation, sewer and water facilities for both Area 63 and 64.
The prospect of additional unincorporated urban land on its boundaries was very concerning for Tigard.  Tigard participated in the concept planning tasks at the Technical Advisory Committee level and consistently expressed that Washington County and Tigard should work together to find a way to provide municipal government services to the Areas 63 and 64. The issue expanded in 2010 as Washington County and Metro, with Tigard’s participation, designated several hundred additional acres in the vicinity as future urban reserves.
Washington County completed the Concept Plan in November 2010. A primary finding was that there was no way for the county or service districts to provide all urban services to the area, especially domestic water. However the county adopted the West Bull Mountain Concept Plan by resolution as a guide to future urban development.  Because the plan was not adopted by ordinance, it left the door open for Washington County and the city to discuss what jurisdiction should have governance authority.
In October 2011 Tigard, with the assistance of the City of Beaverton, and the concurrence of Washington County, annexed Area 64 via a triple majority annexation.  Over 75% of property owners signed petitions for annexation to occur.   Metro Council also voted in October to expand the Urban Growth Boundary.  This expansion included 50 acres of the Rural Element (known as Roy Rogers West).  This small area was added to increase the feasibility of service extension and provide contiguity between Areas 63 and 64.  
Over the months following the annexation, Tigard and Washington County developed an intergovernmental agreement for coordination of governance activities and transfer of road ownership.   To complete the necessary planning, the county agreed to assign its remaining Construction Excise Tax Planning Grant funds (approx. $134,000).  At this time, the city is poised to initiate the community planning process on July 1, 2012.  Once adopted by council, the tools created by the Community Plan will allow urbanization to occur.
Annexation of Area 63 
The city has not yet received a request form property owners to annex Area 63.  Furthermore, annexation is complicated by a possible remand of Metro’s Urban Growth Boundary expansion decision by the Land Conservation and Development Commission (LCDC).  Staff at the Department of Land Conservation and Development (DLCD)  has recommended LCDC  remand Metro’s decision for additional findings that it comply with Statewide Planning Goal 14, Urbanization and other errors.  The primary concern associated with this decision is that it might, at a later date, negate the inclusion of the 50 acre piece of Roy Rogers West that provides contiguity between River Terrace (Tigard) and Area 63.  However, the 90 day enactment period of the Metro ordinance that adopted the UGB expansion has passed.  The local decision is valid and the downside of potentially waiting many months for this issue to be resolved outweighs the risks associated with moving ahead with annexation.  City staff is discussing this matter with the city attorney and hopes to have a strategy soon as how to best proceed.


Relationship of the River Terrace Community Plan and the Preferred West Bull Mountain Concept Plan
The Preferred West Bull Mountain Concept Plan was developed over a period of five and a half years from about 2005 to 2010 by Washington County in partnership by Metro. As above, the West Bull Mountain Concept Plan does not have legislative land use authority. Instead it provides the framework within which the River Terrace Community Plan will be developed. In other words, the Community Plan will consist of specific regulatory land-use maps; public facility and transportation master plans; infrastructure financing mechanisms; codes and regulations etc. to implement the West Bull Mountain Concept Plan. 
Policy Questions
To date, the following five policy questions have been discussed by the City Council.  Council’s direction on these matters will guide development of the River Terrace Community Plan.
1. Will the River Terrace Community Plan honor the work done on the West Bull Mountain Concept Plan? During the process of annexing Area 64, the question was posed to the city regarding whether it would honor the West Bull Mountain Concept plan or change it.  The Concept Plan required significant agency and public input during the five year process.  It was approved by the Technical Advisory Committees and Citizen Advisory Groups that worked on it.  The city’s response was that it has an obligation to respect the public process and develop the Community Plan in accordance with the Concept Plan.  The exception being that some changes may be necessary, based on the more detailed level of analysis required by the Community Plan.
2. Will certain areas of the West Bull Mountain Concept Plan be given preference to develop sooner than the other?  Tigard Tualatin School District at a recent joint meeting with the City Council sought assurance that both Areas 63 and 64 would be available for development at the same time (for the purposes of facility planning and development). Council expressed the view that no preference should be given to one area over another regarding timing of development opportunities.
3. Will Tigard continue to involve stakeholders when it develops the River Terrace Community Plan?  Agencies and property owners have posed the question to the city whether it will involve stakeholders including property owners, abutting jurisdictions and agencies in developing the Community Plan.  Tigard has assured that this will occur. 
4. Will River Terrace be subject to brand new land-use regulations or will Tigard utilize its existing land-use regulatory framework?  Staff has been asked by council to use, to the extent possible, the city’s existing land use policy and regulatory framework in developing the River Terrace Community Plan.  This means that there will not be wholesale development of new land-use districts and policies specific to River Terrace.  The city’s Comprehensive Plan and Zoning Map designations will be applied where applicable as well as its Community Development Code.  However, there will also be numerous amendments to city master plans such as the Transportation System Plan (TSP), Water Master Plan, and Parks, Trails, Recreation and Open Space Plan.
5. The City of Beaverton is concept planning North Cooper Mountain, which is adjacent to River Terrace (north of Scholl’s Ferry Road).  Will Tigard ensure coordination of the Community Plan development with the City of Beaverton’s concept planning efforts? The Tigard City Council at the recent joint meeting with the Beaverton City Council stressed the importance of close coordination with the City of Beaverton and others that have interests in planning for new urban development including Clean Water Services (CWS) and Washington County.

River Terrace Community Plan 
The River Terrace Community Plan will implement, to the extent practical, the West Bull Mountain Concept Plan.  It will cover the currently annexed area of River Terrace (Area 64), Area 63 and the 50 acre portion of the Rural Element (Roy Rogers West). The remainder of the rural element will not be included in the Community Plan because it is not in the Metro UGB and cannot be annexed to the city.
As part of the Community Plan, the City Council and/or the Planning Commission will have responsibility for holding legislative public hearings to accomplish the following items.  Attachment 2 shows a list of tasks and the necessary hearings for each task.  
· Establish land-use designations, regulations, and standards on about 515 acres 
Residential densities will be consistent with those of the West Bull Mountain Concept Plan and will provide the development opportunity for about 2,800 housing units. The main housing types will be low and medium density residential on about 90 percent of the net buildable acreage.  The remaining residential lands will accommodate high density development. 
· Designate approximately 8 acres of neighborhood commercial sites
Other than a 19 acre school site in Area 63, no other employment land is proposed.
· Apply natural resource protections
Identify and modify existing maps for wetlands and potential Clean Water Services Vegetated Corridors and natural hazard areas (lands subject to landslides).
· Amend the following City Master Plans and regulatory maps to address River Terrace infrastructure requirements:
· Parks, Recreation and Trails 
· Storm/Surface Water Quality
· Water Master Plan
· Sanitary Sewer (CWS)
· Urban Forestry 
· Transportation System Plan
· Develop a Financial Strategy
In addition, the City Council will need to approve a River Terrace financial plan which will pay for the construction of required new infrastructure and its operations and maintenance.  This plan may include changes to system development charges (SDCs) to implement the River Terrace plan elements for parks, storm water management, sanitary sewers, water, and transportation improvements.  It may also be necessary to consider an SDC for major street improvements that specifically benefit development in River Terrace. 

In addition to system development charges, it will be important to address whether or not different utility rates for water, sewer, and storm/surface water quality will also be assessed because of the area’s special characteristics.  For example, pumping stations are required for sanitary flows.  The council may wish to evaluate other fees and charges such as whether or not to levy a community planning surcharge on new land-use permits and/or for building permits to ultimately recoup the investment the city makes in providing the development entitlements associated with the Community Plan.

Community Plan Timeframe
Staff anticipates development of the Community Plan will take between 12 and 18 months.  There are several variables that will affect the timeframe, such as the efficiency of the local legislative process (Planning Commission and City Council hearings); stakeholder opposition and possible appeals; and the fate of Metro’s UGB Decision, etc. The River Terrace Timeframe chart (Attachment 2) summarizes the sequence of tasks and timeframe. The timeframe does not take into account these factors and it may have to be adjusted if unanticipated issues arise.as work progresses.

Staff understands that council wishes to adopt an effective and useful Community Plan, but also has a desire to complete the plan as soon as possible.  One way to do this is to not wait until the whole package of proposed amendments are completed before starting the public hearing process.  Hearings can be held as soon as each legislative element is completed with a specified enactment date upon acknowledgment of the entire package by the Land Conservation and Development Commission and approval of Metro. 
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