
Foothills District Refinement Plan
Opportunities and Constraints

CAC Workshop #1 on December 9, 2004

Market Overview (Jerry Johnson, Johnson Gardner)
An assessment of market conditions that might influence development in the district was summarized by Jerry
Johnson of Johnson Gardner.  The summary overview focused on:
• Locational, site and demographic factors that might appeal to residential, office and commercial uses.
• Potential price points that might determine the mix of housing types.
• The probable market perception of regional versus locally-serving retail and office use.
• The likelihood that residential uses would make up the majority of the viable mix of land uses in a

redeveloped Foothills District.
• Streetcar service would have greatest financial benefit for residential uses, and might support higher

densities.

Comments by the CAC included:
• Requests for clarification about some of the basic assumptions of the market analysis.
• Acknowledgement that long-range market predictions are difficult and may change over time or through

influence of high-quality redevelopment planning.
• Residential uses were an good fit for the district and may, in fact, create the tallest new building in the

district.
• Planning to maximize the natural assets of the site  riverfront and views  would seem to support some

“high end” residential.
• Office uses would be likely be smaller and of a different type than Kruse Way office development.
• Can this district follow the model of the South Waterfront District, perhaps serving as an “incubator” for bio-

tech uses related to OHSU if a streetcar link is available?
• No strong objections or concerns about the preliminary findings of the market assessment were expressed.

The full maket analysis can be found in the Existing Conditions Report prepared by the Consultant Team for the
City of Lake Oswego.  Further discussion of the best mix of land uses was part of the small group discussions
summarized below.

To: Sidaro Sin, City of Lake Oswego , and Ross Kevlin, ODOT TGM Program

From: Tom Litster, Otak

CC: Denny Egner, City of Lake Oswego

Date: 12/16/04

Re: Task 3 Workshop Summary
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Small Group Opportunities and Constraints Discussion
The Citizen Advisory Committee broke into four discussion groups. The intent was to identify key
redevelopment opportunities and characteristics for the Foothills District. Each table was asked to focus on four
topics:
• Natural Resources and Open Spaces
• Circulation and Access
• Mix of Land Uses
• Character and Identity of the District

The summaries below are organized by the four topic questions.  The summaries represent key themes, concerns
and ideas discussed.

Table 1 (Tom Litster, Otak, Facilitator)

Topic 1  Natural Resources and Open Spaces
• Tryon Creek is a primary resource and open space, particularly when future development of Tryon Cove

Park occurs to the north of the creek. Consider widening the effective riparian corridor of the creek and
“daylighting” under Highway 43.

• If “daylighting” of Tryon Creek occurs make useable pedestrian and wildlife connections to the upper
segement of Tryon Creek (west of the highway).

• Natural resource areas should be accessible to pedestrian and bike use, and linked to the future Tryon Cove
Park and to George Rodgers Park.

• Restore the river bank where damage from past industrial use has occurred.
• Use “green infrastructure” as an organizing principle for both open space and development.
• Views are also a category of open space.
• Streets and alleys should be considered open space and designed with that in mind.
• The borrowed landscape of the river and beyond are part of the district’s open space.
• Both natural and civic open spaces are needed.  All open space doesn’t have to be “green”.

Topic 2  Circulation and Access
• Link all open spaces and provide a continuous pathway along the riverfront..
• Comfortable and safe pedestrian/bike travel parallel to Highway 43 is essential.
• At least one pedestrian east-west “spine” connecting downtown to the riverfront is needed.  Creating safe

passage across Highway 43 is critical to that concept.
• Alleys make good pedestrian circulation.
• The street system might combine traditional streets with “woonerf” type streets.
• Keep the streets narrow.  Don’t overbuild them and waste land for cars.
• Good transit service is very important.
• Create some kind of central plaza that organizes buildings and circulation.
• New access points at Highway 43 is absolutely essential.
• Provide pedestrian access out of the district to common destinations like downtown or the Albertson’s

shopping center.

Topic 3  Mix of Land Uses
• The market overview sounded reasonable.  There were no great concerns expressed.
• The district probably has subdistricts, with locational and topographic apsects or amenities that will attract

different uses.  Transportation infratructure such a the highway or rail transit isn’t the same amenity as the
riverfront.

• Residential uses that want to be near the riverfront or Tryon Creek are probably different than uses wanting
to be next to the streetcar.  It could be a difference is density, building type or price.
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• With the BES Treatment Plant gone, very valuable development land would open up.  With the plant there,
the “price point” of surrounding uses will go down.  At least screen and buffer it effectively.

• Land use in the center of the district is the “heart”.  In needs a fine-grain and good pedestrian scale.  Along
with the riverfront, it should be a place where people can gather and linger.

• Make sure there are some walk-to retail or office services.

Topic 4  Character and Identityof the District
• This is a new district with its own identity.  It should be visually beautiful with strong open space and

pedestrian circulation systems.
• It should be attractive to live and to be in temporarily.
• Perhaps it could be an “artists colony”, providing affordable housing or studios and an vibrant place to be.
• Development should not be auto-oriented.

Table 2 (Joe Dills, Otak, Facilitator)

Topic 1  Natural Resources and Open Spaces
• The Willamette River is a primary resource and open space.
• Capitalize on the river greenway as a regional waterway corridor.
• Incorporate the BES property into the riverfront amenity.
• The trail corridor along the river is important.  Connect it to Tryon Creek trail and to the south.
• Daylight Tryon Creek at Hwy 43 with a bridge and trial underneath.
• Foothills Park :  use it to create a high quality environment that supports the entire Lake Oswego Town

Center.
• Tryon Creek is a key resource and open space.
• No one will take care of Tryon Creek if this plan doesn’t do it.
• Need places to see Tryon Creek.
• For the river to creek trail, separate the bike and walking components of it.
• Trails should connect up to the Lake.
• Views:  there are opportunities for improving the views of the Foothills District, river and east bank of the

Willamette River as seen from State Street.
• Look for ways to pull the natural resource amenities of Foothills District up into the downtown.
• Consider the “return trip” to downtown (visually and literally) in planning for Foothills.
• The types of open spaces needed in Foothills will change depending on the scale and height of the buildings .
• Flexibility:  define a program of open space and then allow flexibility for design by the private sector
• Define the park goals and think long term.

Topic 2  Circulation and Access
• Summer concerts cause people to park in Foothills and walk through Oswego Pointe.
• The internal circulation for Foothills District should complement what is built today and create connections

for the future.
• Map shows two potential “south” access options, and, three potential north access options.
• An A Avenue  access would be a signficant gateway.
• Can State Street become a wider Boulevard?
• The B Avenue alignment provides a potential main axis of circulation.  The steps component of this would

be an important open space.

Topic 3  Mix of Land Uses
• Most promising land use:  residential.  Lead with residential and office will come in over time.
• Concern:  how many more cars can Hwy 43 handle?
• Challenge:  providing affordable choices of housing.
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• Include retail along the streets in Foothills to activate them.
• Place density close to the transit on the east side of the District.
• Residential with views close to Tryon Creek is a good fit.
• Restaurants and realted uses adjacent to  Foothills Park.

Topic 4  Character and Identityof the District
• The District is BOTH an extension of downtown and its own unique district.
• It should distinquish itself AND connect to the downtown.
• The entry character along the main access and upper levels will be essential to establishing a positive identity

for the district.  Be sure to preserve the views.

Table 3 (Sinan Gumusoglu, Otak, Facilitator)

Topic 1  Natural Resources and Open Spaces
• Tyron Creek needs to be protected.
• Opportunity to restore fish habitat and native vegitation.
• Remove blackberries.
• Explore the possibilitiy of bringing people and bikes under Highway 43 along Tyron Creek.
• Open space is very important and should be addressed in the future plan.
• Two types of open spaces:

– Natural and organic along Tyron Creek
– Integrated into the neighborhood grid system

• Roof gardens could be placed in top of the buildings to create more open space.
• Linear open space could be located along the street corridors
• Possibile dual-use of amphitheater location as open space, as well as a performance venue.

Topic 2  Circulation and Access
• Waterfront access is important.
• Connect George Rogers Park with Tyron Creek.
• Connection should be explored on A or B or C or all streets.
• Hwy 43 pedestrian overpass

– Safety (finnicular could be located adjacent to footbridge to allow easy pedestrian and bicycle access
from bridge to river)

– A bridge could become a landmark that Lake Oswego could use for identity.
• Hwy 43 on-grade pedestrian crossing

– Interrupts traffic flow.
– Dangerous

• Hwy 43 pedestrian underpass
– If done right, it is  the preferred option. It would need to be open with no “tunnel effect’.
– Extension of Millennium Park into the Foothills area would be a benefit.

• Transit service is very important to the district.
– If it is not accessible, people will not use it.
– Attractive, easy and safe to use.

Topic 3  Mix of Land Uses
• High-end residential would be most desirable.
• Should have affordable units and subsidized housing.
• Small business (20–40 people) should be encouraged to locate in the area (i.e. medical facilities, attorney

offices, etc.).
• Treatment plant must go.
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• 8 to 9 stories should be the limit on building height, with the taller buildings located closer to Highway 43.
• More commercial development adjacent to the east side of State Street.

Topic 4  Character and Identity of the District
• Foothills District should have its own distinct identity with an urban feel.
• River frontage should define the character of the area.
• The district should encourage lively activity through interactivity, sidewalk cafes and outdoor eating areas.
• Architectural style can be minimalist/modern to emphasize the contrast with existing development.

– Explore buildings with glass
– Buildings should be set back away from the street to minimize “canyon” effect.

Table 4 (Steve Dixon, Otak, Facilitator)

Topic 1  Natural Resources and Open Spaces
• The open space and grassy terraces on south bank of Tryon Creek between Hwy 43 and river is an asset.
• The 100 year flood plain on a portion of the District is a potential constraint on development.
• The timing of construction of Foothills Park is an issue because it may preclude the extension of water

features into the District (such as an inlet) from the Willamette River.
• The potential for diking a portion of the District as a means to allow development should be discussed

further.
• Aseries of open spaces or water features could form an important open space connection to the river from the

heart of the District along the Willamette Steps axis.
• The low area in the center of the District could be enhanced and retained as a natural resource.

Topic 2  Circulation and Access
• The opportunity to extend a bike/ped trail up Tryon Creek from the District is recognized as being of the

highest importance.
• A bike/ped trail extending from the District across the railroad bridge is an important concept.
• Direct street access to the District from the existing downtown street grid is important.
• Opportunities for vehicular access to the District exist at Foothills Road, A Avenue, and Terwilliger. Another

access possibility exists coming from the intersection of Fielding and Highway 43 under the railroad bridge
approach and across Tryon Creek.

• Don’t discard the possibility of some sort of Highway 43 bypass through a portion of the District.
• The previously proposed  Willamette Steps could be a strong pedestrian connection from downtown at ‘B’

Avenue to the District.
• A Trolley extension from Portland would be an important extension.

Topic 3  Mix of Land Uses
• The District must have a mix uses.
• An opportunity exists for more specialty retail than was discussed.
• A portion of the District, perhaps near Foothills Park, could have some sort of cultural attractor.  Parking and

traffic would be an issue.
• A potential restaurant use could be located on the high ground on the south end of the treatment plant site.

This area has excellent views downriver.
• New development in the District can serve as a catalyst for the east end of Downtown.
• A component of relatively affordable housing in the District should be considered.

Topic 4  Character and Identityof the District
• The District should have it’s own character but still be tied to downtown
• Put the the most dense development near Highway 43, against the embankment.
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• 3 story mixed use bldgs could be located in the center of the District.

• Buildings taller than 3 stories, with smaller ‘floor plates’ could be located in the center of the District.
• There are two ways of looking at view protection and character:

- Lower, bulkier buildings allow folks to look over roof tops to the River
- Taller skinnier buildings allow folks to look between the ‘towers’ perhaps over more open space,

towards the River.
• New development in the District should respect the existing view corridors toward the River from

Downtown.
• District could have a village feel, with 3 story buildings and ‘skewed’ street alignments. Emergency access

should not be constrained.


