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Key Findings from Previous Plans 
 
Three previous planning efforts involving the future of the Foothills District were reviewed. The 
review focused on key projects, major infrastructure needs and redevelopment themes that are 
likely to be considered again by the Foothills District Refinement Plan.  A recent planning effort by 
a small group of property owners, with some participation by City staff and City Council, has also 
provided input for potential development themes and mix of uses.  That planning effort is not 
reviewed in this document but will be carefully considered during the alternatives development 
phase of this project. 
 
East End Redevelopment Plan 
 
In 1979 the Lake Oswego Redevelopment Agency was created.  In 1986 the Redevelopment Plan 
and Report was completed and has subsequently been updated as the East End Redevelopment 
Plan.  Key projects relevant to Foothills District revitalization but not yet completed include: 

• Transit Center  
• State Street Pedestrian/Bikeway Improvements 
• State Street Mixed Use Development 
• East of State Street Mixed Use Development 
• Willamette Steps 
• Streetscape and Pedestrian Improvements to A and B Avenues 

 
Key principles for implementing the plan include tax increment financing (no bonded indebtedness 
issued after 2029) and real property acquisition and disposition.  Specific objectives to consider 
with regard to this project include: 

• Encourage redevelopment of the Foothills District leading to its eventual inclusion in the 
East End Redevelopment Area. 

• Maintain view corridors of Mt. Hood from A and B Avenues. 
• Provide public views and access to the Willamette River and other natural features. 
• Encourage intensified residential density and provide high quality housing, including 

“affordable” housing. 
• Provide sensitive linking of redevelopment with adjacent neighborhoods. 
• Provide transit options to, from and within downtown, and transit orientation to new 

development. 
 
Foothills Design District Study 
 
In July 2001, the City initiated the Foothills Design District Plan (FDDP) to identify opportunities 
to expand the town center to the east of Highway 43. The Foothills District is approximately 19 
acres east of the highway and currently under fourteen separate ownerships. Industrial uses, the 
BES Wastewater Treatment Plant and the former wood chip storage facility (currently being 
developed as Foothills Park) are the dominant land uses.  The Willamette River and Tryon Creek 
are the major natural resource features and form two of the district’s boundaries. 
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Refinement of the FDDP is the primary focus of this project.  Key recommendations of the FDDP 
are: 
Circulation Framework  Primary purposes were to capitalize on Tryon Creek and the 
Willamette River as natural assets and improve connections within the district and with 
downtown. 
 
Circulation Elements  To achieve those objectives several key circulation elements were 
identified: 

• Development of the Willamette Steps would provide the primary pedestrian connection 
between the downtown retail core and the Foothills District.  

 
• Willamette Boulevard would become the primary east-west street, extending from the 

Willamette Steps to the riverfront.  Foothills Road would be extended north to a potential 
new intersection with Highway 43.  This intersection location was not conclusively 
identified and would require a new rail crossing. 

 
• The Rogers/Tryon Loop would provide a continuous pedestrian route for the district and 

adjacent neighborhoods.  Key segments of the loop are the Willamette River Walk, 
conversion of the unused rail spur to a pathway (recently constructed as the Kincaid 
Curlicue) and a “Park Avenue” concept for State Street (Highway 43). 

 
• The Tryon Gate Bridge over the Tryon Creek was proposed as an opportunity to enhance 

the natural environment quality of the creek and would be considered in the context on 
future extensions of Foothills Road and rail/streetcar lines. 

 
Land Use Areas  The Land Use Framework Plan identified six planning areas with distinctive 
characteristics and varying uses. Future planning and regulatory evaluations would be required to 
refine the plan and more specifically address issues of transportation and access, regulatory 
requirements and environmental issues. 

• Mixed use areas were defined as Commercial/Retail/Employment/Housing.  Development 
would capitalize on adjacency to downtown and future streetcar, as well as natural 
amenities at the waterfront. 

 
• Open Space would provide improved access to the Willamette River and provide new 

interpretive and recreational opportunities. 
 
• The Tryon Creek Wastewater Treatment Plant will continue operations, including a 

projected 15 year expansion identified by the Bureau of Environmental Services.  Near-
term development would require buffering or substantial redesign of the facility itself.  
There may be long-term redevelopment opportunities. 

 
• A small boat basin for small non-motorized boats could create an amenity for development 

within the district.  It would be publicly developed and operated. 
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• A new transit center would integrate bus, streetcar and commuter rail services and 
provided for mixed use development surrounding it.  The transit would include public 
spaces and plazas. 

 
As part of the Highway 43 Transit Center Alternatives Project (2003) the City provided the 
following general estimates of future employment and housing densities in the Foothills District: 

• Most scenarios project a maximum of 11 to 12 acres of multi-family housing at an average 
density of 22.5 units per acre. 

 
• Potential employment uses (assumed to be general office or light manufacturing, and 

limited retail) range in size from 110,000 sq. ft. to 160,000 sq. ft. maximum. 
 
• Development in the area of the transit center could include 50,000 sq. ft. – 75,000 sq. ft. of 

general office and retail. 
 
• All scenarios project 8 to 15 acres set aside for park and open space uses. 

 
Those estimates are provided here as background information only and should not be construed as 
recommendations of this project.  Recommendations from the Foothills District Refinement Plan 
will occur in later tasks of the project based on the evaluation measures unique to this project. 
 
Interviews 
In addition to the review of previous planning efforts, interviews were conducted with 
representatives of City Council and the City Manager’s office.  The intent of the interviews was to 
review the objectives and tasks of the Foothills District Refinement Plan and to gain from them a 
fuller understanding of the visions for development and the best public process for the project.  On 
October 21, 2004, Councilors Lynn Peterson and John Turchi were interviewed.  Key issues 
discussed included: 

• The need to use the public process to effectively communicate the vision, character and 
scale of potential redevelopment within the district.  The intensity of development that 
would support streetcar service are likely to be a new type of development for the City.  If 
perceptions of that are to change among some of the concerned citizens, allowing them to 
find a level of comfort with the vision, the presentation of information and graphics will be 
very important.  Completely achieving those objectives may, in fact, be beyond the scope of 
this project, requiring some additional effort by the City and/or the CAC. 

 
• There needs to be clarity about the role of the CAC versus the public at-large in helping 

establish the vision and direction for Foothills District redevelopment.  Both Councilors 
expressed concern that the schedule and process for the project may not allow that CAC 
role to fully form.  However, they acknowledged the difficulty in “slowing down” given the 
June deadline for completed all tasks and work products. 

 
• There was also strong encouragement to avoid perceptions of this plan as driven only by 

“constraints”. The project needs to express and create excitement for the opportunities and 
the urban development vision, not merely an analysis of all the constraints to development. 
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On October 26, 2004, City Manager Doug Schmitz and Assistant City Manager Jane Heisler were 
interviewed.  Key issues raised by Doug and Jane included: 

• Access and street alignment within the developed district will be critical issues.  Street 
alignment may be one strategy for maintaining important view corridors. 

 
• Streetcar service is a key ingredient in the success and identity of the district.  Some 

intensification of land use beyond what currently exists in the downtown is probably an 
essential part of the strategy to get streetcar service. 

 
• Intensification of use should be achieved through a fairly fine grain of both vertical and 

horizontal mixing of uses.  The previous Foothills Design District Plan was not clear or 
specific enough about the vertical mixing of uses. 

 
• The district needs its own identity rather than simply being an extension of “downtown”.  

New zoning and development standards will likely be needed to accommodate the intensity 
of uses and building heights that will make redevelopment financially feasible and 
attractive to streetcar. 

 
• Creating a positive public perception of the character and attractiveness of redevelopment 

will be critical to successful planning for the district.  Helping citizens understand the 
financial and transportation issues, as well as the potential benefits of redevelopment, 
should be a priority of public communication. 

 
Transit Center Alternatives Project 
 
As a way of improving alternative transportation, the FDDP explored six design alternatives for 
development of a multimodal transit center along the Highway 43 corridor. The transit center 
would provide for streetcar and/or trolley as well as a future commuter rail service, with the 
relocation of the existing bus transit center for better integration with the rail modes of transit.  
Currently, the TriMet bus transit center borders a supermarket parking lot, four blocks from the 
intersection of Highway 43 and A Avenue. 
 
In the spring of 2003, The Highway 43 Transit Center Alternatives Project analyzed and evaluated 
FDDP transit center alternatives through greater technical analysis of bus operations, circulation 
and parking for transit users, and Highway 43 transportation operations.  The project also 
developed and evaluated additional alternatives for an integrated transit center.  Design objectives 
for refinement of the alternatives included: 

• Planned land uses and urban design character that might influence transit center location, 
access or design. 

• Potential “fatal flaws” specific to development of a transit center in project area. 
• Transit center elements, operational efficiency and safety requirements desired by  
 TriMet. 
• Specific design criteria applicable to the transit center and Highway 43. 
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The project Technical Advisory Committee and  the Foothills Road Citizens Advisory Committee 
commented on refined alternatives with regard to the location, scale and potential for a desired 
urban design character.  Given the design criteria for a transit park-and-ride facility and 
integration of bus and streetcar stations on the same site, the resulting scale of the transit center 
was deemed to large for the surrounding area and inconsistent with urban design objectives for the 
Foothills District.  No preferred alternative was endorsed and further program and design study 
will be required. 
  
Summary of Traffic Analysis 
Transportation analysis for Highway 43 operations was an additional technical task of the Transit 
Center Alternatives Project.  Focus of the analysis was on potential access, traffic impacts and 
mitigation measures for those impacts.  After screening alternatives through a feasibility/fatal 
flaw evaluation, this project chose three alternatives and provided an assessment of the mitigation 
needed to meet operational requirements in the year 2020 for each alternative under three 
different scenarios for development of the Foothills area: No-Build, Preferred Land Use 
Alternative, and Secondary Land Use Alternative.   
 
From the analysis conducted, it was found that Highway 43 at A Avenue would be the critical 
intersection during the p.m. peak hour and that Highway 43 at North Shore Road would be the 
critical intersection during the a.m. peak hour.  Both intersections are operating within 
performance standards today, but in 2020, they will fail to do so under the No-Build scenario.   
 
The key findings of this study were that significant mitigation would be necessary to serve the No-
build condition in the year 2020.  This mainly consisted of additional turning lanes at the Highway 
43 intersections with A and B Avenues and the construction of third northbound and southbound 
through lanes along the highway between Leonard Street and Middlecrest Road.  The additional 
traffic resulting from either Foothills land use alternative assumed resulted in a need for further 
mitigation, including an extension of the third northbound and southbound through lanes on 
Highway 43 to B Avenue and McVey Avenue, as well as the addition of an exclusive northbound 
left turn lane on the highway at McVey Avenue.  The inclusion of the transit center alternatives 
had no impact on the mitigation needed under any scenario.  The study recognized that roadway 
widening would be very costly. 
 
As with the scale and urban design character of the integrated bus/streetcar transit center, some 
of the preliminary mitigation measures for increased traffic from intensification of land use were 
deemed unacceptable by the City and the Citizen Advisory Committee.




