
SECTION 5.4 
FOOTHILLS DISTRICT FRAMEWORK PLAN: 

LAND USE & URBAN DESIGN





SECTION 5.4 FOOTHILLS DISTRICT FRAMEWORK PLAN

WILLIAMS/DAME & WHITE and CITY OF LAKE OSWEGO, OREGON 97

DRAFT

5.4 RECOMMENDATIONS FOR 
LAND USE AND URBAN DESIGN 
CONCEPTS
As described earlier in the Existing Conditions chapter, 
the 107-acre Foothills District currently carries five 
zoning designations: (1) Public Functions (PF) covering 
the area of the Tryon Creek Wastewater Treatment 
Facility; (2) Park and Natural Area (PNA) covering 
the area of Foothills and Curlicue Parks; (3) Industrial 
General (I) covering the area currently developed 
with industrial uses; (4) East End Commercial and 
High Density Residential (EC/R-0) covering the area 
of the Oswego Pointe condominiums and Village 
Center commercial area; and (5) the Willamette 
River Greenway Zone.

In order to implement the Vision Statement for Foothills 
and achieve the recommendations contained within 
this Framework Plan, two of these four zones will need 
to be significantly amended: the I zone and the EC/
R-0 zone, and two zones will need minor boundary 
amendments: the PF and PNA zones. It is anticipated 
that upon Council’s acceptance of the Framework 
Plan document, Council will direct City staff and 
the development team to initiate zoning code and 
comprehensive plan amendments to implement the 
recommendations of this plan, pursuant to Section 1, 
Policy 16 of the Comprehensive Plan. 

As part of the Pre-Development Agreement to 
produce the Foothills District Framework Plan, the 
City anticipated that the Plan would “identify and 
recommend how the City may implement changes 
anticipated by the Framework Plan to the City’s 
zoning and development codes, and comprehensive 
plan and design guidelines.” Under Section 2.15 of 
the PDA, the Framework Plan is to include “planning 
and design concepts for the District containing, at 
a minimum, recommendation for uses, densities, 
building heights, design standards for both public 
and private improvements, and other development 
standards.” 

If the City Council adopts the Framework Plan, 
Section 7 of the PDA requires the Development 
Manager to prepare final amendments to the 
relevant codes consistent with the concepts outlined 
in the Framework Plan. 

SECTION 5.4: 
FRAMEWORK PLAN 

RECOMMENDATIONS

Figure 5.4.1: Existing zoning map.
0’ 200’
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Figure 5.4.2: Proposed zoning map.
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The balance of this chapter presents the “planning 
and design concepts for the District containing, at 
a minimum, recommendation for uses, densities, 
building heights, design standards for both public 
and private improvements, and other development 
standards, ” in accordance with these requirements.

5.4.1 LAND USE AND DESIGN CONCEPTS
“The District will possess a thriving, comfortable and 
inviting pedestrian environment, with clear and 
convenient connections to surrounding areas. A mix 
of uses including a variety of housing options, local 
retail to support the neighborhood, complimentary 
office types and open space and recreational 
opportunities will provide vital activity not only 
within the District but also across State Street into 
Downtown. Given the many natural and man-
made amenities that exist in and around the Foothills 
District, this new neighborhood will be unique and 
like no other found in the Portland area.” (Excerpt 
from the Vision Statement)

This excerpt from the Vision Statement sets the 
standard for the zoning code and comprehensive 
plan amendment concepts that are recommended 
as part of this Framework Plan. The objective of the 
Framework Plan is to establish concepts for zoning 
code provisions and comprehensive plan policies 
that aim to implement the vision for the Foothills 
District. If the City adopts the Framework Plan, the 
City will then lead a process to draft and adopt new 
zoning code language and comprehensive plan 
policies that implement the concepts discussed 
here.
 
The recommended code and plan concepts 
derive from the Vision Statement, the Planning 
Principles, feedback from the CAC throughout 

the planning process, advice of the expert design 
and development team and public comment and 
review. 
 

I. Recommended Purpose and Characteristics 
of the Foothills District 
This zone is intended to foster a mix of housing, 
retail and office uses in a central location 
proximate to downtown and along the 
Willamette River. Commercial uses are allowed 
but are not intended to dominate or set design or 
development standards for other uses in the area. 
Retail uses are limited in size to complement the 
downtown core and facilitate the development 
of neighborhood-serving retail, richly served by 
transit. The design and development standards 
are intended to create a unique Lake Oswego 
community. 

The Plan recommends a mixed use environment 
with a diversity of housing, retail and office uses.  
The concept here is to create a neighborhood 
where community happens at the street.  Small 
footprint, neighborhood serving retail will 
accommodate the resident who would rather 
walk down the street for a cup of coffee or a meal 
than get in their car and drive to a more distant 
location.  While that resident is in their car, they 
are isolated from their neighbors.  If that resident is 
on the street, walking past other homes and retail 
uses, they are engaging with their community and 
creating the active streetscape.  The mix of uses 
with a variety of housing and neighborhood scale 
retail encourages community building and a 
sense of place and belonging through familiarity 
and repetition.

With a mix of housing uses comes a market diversity 
that attracts a variety of users contemporaneously.  

Figure 5.4.3: Site section at B Avenue.



SECTION 5.4 FOOTHILLS DISTRICT FRAMEWORK PLAN

WILLIAMS/DAME & WHITE and CITY OF LAKE OSWEGO, OREGON100

DRAFT

For example, a pure condominium environment 
will only attract users who are interested or can 
afford fee ownership.  Providing the opportunities 
for apartments, condominiums and senior 
living create a diverse user group and a better 
opportunity to create momentum in the District 
and a catalyst for office and retail development.

II. Recommended Permitted Uses
The intent of the Foothills District is to create a 
vibrant mixed use community with an active 
streetscape. Such a community is formed, at 
least in part, by the types of uses permitted in the 
District. This is not to say that use selection alone 
creates the desired environment. The manner 
in which buildings “behave at the street level”1 
is at least of equal importance to the success 
of the pedestrian environment as the type of 

use contained in the building. With the intent of 
creating a vibrant mix of uses, the following uses 
are recommended as permitted uses:
• Household Living
• Residential Care
• Senior Housing
• Grocery stores no greater than 35,000 square 

feet
• Deli, bakeries and restaurants
• Bars
• Business services
• Equipment repair and sales
• Parking garages
• Hotels
• Medical office, clinics, dental offices
• Veterinarian
• Art galleries
• Pool halls
• Bowling alleys
• Racquet and health clubs
• Theatres
• Changes to non-conforming uses with 

limitations

1Quotation of the late Greg Baldwin in discussing the 
importance of the pedestrian environment in building 
community.

Figure 5.4.4 (top): Proposed development view on B Avenue; Figures 5.4.5 (bottom): Existing views on B Avenue.
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footages are assumed for the Garden District.  

III. Recommended Height Maximum
“Achieving the vision for the District may require 
increased densities and heights, with base Floor 
Area Ratios between 4:1 and 6:1 and base building 
heights between 75 and 125 feet.” (Excerpt from 
Planning Principles) 

“Create design standards that encourage 
responsive design and a high level of quality and 
authenticity, ensuring that new development is 
responsive to its context and minimizes negative 
impacts on adjacent neighborhoods.” (Excerpt 
from Planning Principles) 

Height works in concert with Floor Area Ratio 
(“FAR”), building setbacks and building coverage 
to regulate the overall mass of buildings. The 
recommended maximum height in the District 
is 90 feet (measured from finished grade), with 
one exception. All buildings within 100 feet of 
State Street and Leonard Street should observe a 
maximum height of 45 feet as measured from the 
center line of State and Leonard Streets. This will 
ensure that development along the “edges” of 
the District is consistent with the scale of existing 
development along State Street and Leonard 
Street. For reference, the current EC/R-0 District 
in the southern section of the District already 
allows a maximum height of 60 feet. This stepping 
down to 45 feet along State and Leonard is 
complementary to the existing built environment.

The recommended height limitation of 90 feet and 
45 feet is appropriate for the District for several 
reasons. First, the District enjoys a significant 
topographical shift with an elevation of +/- 110 
feet at State and B Street and an elevation of 
+/- 27 feet at the lowest point within the industrial 
area of the Foothills District directly to the east. 

This elevation differential allows buildings of 90 
feet within the District (outside the 100-foot State 
and Leonard Street setbacks where the 45-foot 
height applies) while providing an appropriate 
scale of development on the western edge of 
the District. Due to this elevation change, a 90 
foot building, set back east of the Union Pacific 
Railway, will feel like a three- or four-story building 
from the pedestrian level along State. This height 
above State will help frame in the east side of 

• Day Care
• Schools
• Major and minor public facilities
• Creative Industry2

Types of Uses Not Permitted:
• Manufacturing and Production
• Wholesale Sales
• Industrial
• Drive-throughs (fast food, gas stations)

The Vision Statement calls for an amount of retail 
use within the Foothills District that is complementary 
and supplemental to the downtown core but does 
not compete with the downtown core.  One of the 
primary urban design objectives of the Plan is to 
create a walk-able, convenient new neighborhood 
within the Foothills District that will one day emerge 
as a relatively seamless expansion of the downtown 
core.  Small footprint, neighborhood serving retail 
will be instrumental in creating this walk-able urban 
feel in the District.  Accordingly, the Framework Plan 
places a purposeful limitation on non-grocery retail 
uses within the District of 5,000 square feet per single 
use.  Grocery stores will be subject to a maximum 
of 35,000 square feet per use.  This 5,000 square foot 
limitation on non-retail grocery uses is proposed for 
all areas of the District outside of the existing Village 
Center.  

The transportation analysis for the District also 
assumes that the overall retail square footage for 
the District will likely range from a minimum of 4,000 
square feet per use to a maximum of 17,000 square 
feet per use as shown on Table 5, Section 5.2.3, 
supra.  Table 5 represents what we would reasonably 
expect to occur with retail development within the 
District.  The higher retail square footage would be 
located on high visibility blocks adjacent to the 
Streetcar line such as the corner of Foothills Road 
and B Avenue while the lower retail square footage 
would be located midblock on B Avenue between 
Foothills and the River.  The same allocation holds 
true in the southern end of the District.  The highest 
concentrations of retail use are in the Village Center 
and along the upper shelf, while lower square 

2Creative industry would include the kind of uses that 
traditionally fall between Office and Industrial, such as software 
development, film-making, glass blowing, welding, etc. This 
definition will be further developed in the code amendment 
process.
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State Street and meet the scale of the existing 
built environment on the west side of State Street. 
Because of the topography, the 45/90 height 
maximums will protect and preserve existing views 
to Mt. Hood from Downtown Lake Oswego.

Second, height will not act alone to determine 
the overall scale of buildings in the District. Design 
and development standards will influence how 
the overall building is designed to meet the 
objectives of the Vision Statement and Planning 
Principles. For example, height is regulated along 
with building setbacks, pedestrian level design, 
floor area ratios, building coverage, ground 
floor windows, and active storefronts to create 
a diverse and richly designed community. The 
balance of these standards is addressed later in 
this section.

Third, the Foothills District Framework Plan is 

required to recommend an economically viable 
development while promoting appropriate scale 
and design. The height limitation of 45/90 feet, 
when combined with the recommended FAR 
allowances, will accommodate development 
densities sufficient to establish economically 
viable development and generate enough 
revenue to help fund the infrastructure needs of 
the District. The recommended height limit is also 
consistent with the Vision Statement and Planning 
Principles that were set out at the initiation of the 
planning process.

IV. Recommended Floor Area Ratio (“FAR”)
FAR, under these recommendations, is defined as 
the amount of site area relative to the amount of 
floor area. The purpose of the FAR maximum is to 
regulate the amount of use on a site, matching 
the potential density of the use with the desired 

Figure 5.4.6: Typical downtown block at 3:1 FAR. Figure 5.4.7: Typical Foothills block at 4:1 FAR.

Figure 5.4.6: FAR transfer diagram.
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character of the area. FAR works in concert 
with the height, setback and building coverage 
standards to control the overall bulk of uses.

The recommended maximum FAR for the Foothills 
District is 4:1. For comparison, the current allowed 
FAR in the southern area of the District zones EC/
R0 is 3:1. Based on the typical downtown Lake 
Oswego block size of 200 feet by 400 feet, the 
current 3:1 FAR would permit development of 
240,000 square feet.

The typical block size proposed within the Foothills 
District is 240 feet by 240 feet. At a recommended 
FAR of 4:1, this block size would permit 
development of 230,400 square feet, less but 
roughly equivalent to the FAR already permitted 
for downtown development or development in 
the southern area of the District. This comparison 
is illustrated below.

The illustration demonstrates that FAR working in 
concert with height and other design standards 
can yield a variety of building forms. The overall 
mass proposed under the new Foothills District 
is not a significant departure from the massing 
permitted under the existing downtown code 
provisions. However, the new Foothills District also 
proposes a variety of development standards that 
will ensure that the FAR and height allowances 
result in a high quality design and require the 
building to “behave at the street level.” These 
standards include building setbacks, pedestrian 
amenities, ground floor windows and material 
selections.

 
To encourage varied building form, it is 
recommended that the new zoning code permit 
transfers of floor area between sites within the 
District. As an illustration, if one site wanted to 
build to 6:1 FAR it would be required to purchase 
unused FAR from another site. In this case with a 
maximum FAR of 4:1, the site would need to secure 
FAR of 2:1 from another site within the District. The 
receiving site would be required to conform to all 
other development regulations, including height 
maximums as described previously. The sending 
site would then be reduced from a 4:1 maximum 
FAR to a 2:1 maximum FAR as illustrated in Figure 
5.4.8. This transfer provision would encourage 
multiple building forms, as it has in other cities, 
by allowing a site owner to sell unused FAR and 
develop less on-site density in exchange.

Encouraging a variety of massing may also 
result in a variety of heights.  For instance, a 2:1 
building on a 40,000 square foot site area would 
permit 80,000 square feet of total development.  
If the floor-plate for each story was 10,000 square 
feet, the 2:1 FAR building may still be 8 stories or 
approximately 90 feet in height.  However, if the 
floor-plate for each story was 20,000 square feet, 
the building may only be 60 feet in height.  It is 
this variety in building form that could add design 
interest to the District. 

Figure 5.4.7: 85’ setback acts as buffer.
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V. Recommended Setbacks
The setback standards promote the desired 
streetscape and view corridors. Setbacks 
promote light, air and privacy between uses and 
can create a diverse sidewalk environment that is 
inviting to pedestrians and transit users. Setbacks 
also work in concert with height and massing to 
articulate the building facade.

Oswego Pointe Condominiums 
The Framework Plan acknowledges that the 
Oswego Pointe Condominiums will continue in 
their current form within the District. As existing 
residential uses within the District, it is important to 
consider how building setbacks can help protect 
the livability of this area. To accomplish this, the 
plan recommends the establishment of an 85’ 
(minimum) buffer between the closest existing 
building within Oswego Pointe and adjacent 

proposed development. (See Figure 5.4.9). For 
comparison, the Foothills Road and B Street 
rights-of-way are 70 feet in width, and other rights 
of way in the District are 60 feet or less. This 85-
foot setback will help mitigate any differences in 
scale and provide additional privacy for Oswego 
Pointe residents. 

As part of the analysis of building heights and 
potential impacts on adjacent development – 
specifically, the Oswego Pointe Condominiums - 
the project team undertook a shadow study to 
determine whether buildings would block solar 
access. The findings of this study demonstrated 
that there are very limited windows of time where 
the proposed development would cast shadows 
long enough to impact the condo buildings. 
During the balance of the year, it was determined 
that proposed development would not block 
sunlight from the condos. It is worth pointing out 

Figure 5.4.8: Allowable building setback from lot line.
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that during the times noted, when the sun is at 
extreme angles (low in the sky to the north or 
south), existing trees, buildings, and even slopes 
are casting significant shadows as well, and even 
a two or three story building can end up casting 
a long shadow on a neighboring structure (as 
currently occurs within the condo site).

Setback from B Street and Foothills Road 
In order to encourage an active interface 
between pedestrians and the built environment, 
the Plan recommends a maximum setback 
standard at the ground level. Along B Street 
and Foothills Road, this recommendation would 
require that the ground level, (B Street or Foothills 
Road) street-facing façade of a building wall 
extend to the street lot line along at least 80% 
of the length of the ground-level street facing 
façade. As an alternative, where residential use 
occupies the ground floor, the building could 
extend to within 15 feet of the street lot line and 
the space between the building and the street 
lot line should be designed as an extension of 
the residential space and committed to outdoor 
private spaces such as gardens, patios, access, 
and entrance stoops. Where there is more than 
one building on site, this standard should apply to 
the combined ground level, street facing facades 
of all of the buildings on site. In the 20% of the 
building area allowed to be setback further, the 
maximum setback is 25 feet.

Setback from Streets in the Southern District
Building on the plan’s intent to create a “garden 
district” in the southern portion of Foothills, building 
setbacks along streets in the south attempt to 
maintain the existing landscape character of 
the area with meandering streets and walkways 
and an emphasis on front yards, gardens and 
extensive tree canopy. This is achieved in part 
through the Preferred Concept Plan, which builds 
upon the existing vehicular circulation in the 
southern portion of the District.

To encourage landscaped front yards, on 
the streets marked in Figure 5.4.11, the Plan 
recommends a front yard setback of 10 feet to 
15 feet, landscaped with a mix of permanent 
landscape features (deciduous and evergreen 
shrubs and trees) and flower beds. The setback Figure 5.4.10: Precedent image from NW Hoyt and 10th—garden 

district setback.

Figure 5.4.9: Streets with garden district setback.
0’ 200’
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would also allow pervious hardscape, sitting areas 
or patios in order to encourage occupancy and 
activity of the setback area. The intent here is to 
foster the gradual redevelopment of a “garden 
district” in the southern portion of Foothills that 
reflects the existing heavy canopy and furthers 
the development of this garden feel at the street level.

 
SETBACK ABOVE FIRST 75 VERTICAL FEET
A setback standard at or near the top floor of 
new development will encourage varied rooftop 
design and perhaps create active spaces at the 
roof level. In addition, setbacks at the top floor will 
open the right of way corridor up to an expanded 
view shed providing more air, light and a sense 
of openness. For every building above 75 feet in 
height, the Plan recommends a minimum 10 foot 
setback from the ground floor building face above 
75 feet in height. This setback standard does not 

preclude additional setbacks at the lower floors 
as a design choice. The setback above 75 feet is 
mandatory.

Ground Floor Windows. In the Foothills District, 
blank walls on the ground floor should be restricted 
to ensure a pleasant, rich and diverse pedestrian 
experience.

All exterior walls that are 10 feet or closer to a 
street lot line, sidewalk, plaza, public open space 
or right-of-way should have windows. The windows 
must be at least 75% of the length and 50% of the 
ground level wall area. The ground level wall area 
is defined as the interior floor to finished ceiling. 
The requirement should not apply to the walls of 
residential units or to the walls of parking structures 
when setback at least 5 feet and landscaped to 
the approved standard, except for along B Street 
and Foothills Road, where the requirement is 
mandatory regardless of use. 

Awnings and Canopies. Awnings and canopies 
should be required in order to provide refuge 
from weather conditions and to create a human 
scale storefront appearance at the ground floor. 
All ground floor retail and office space should 
use awnings or canopies below the second 
story to encourage pedestrian activity in the 
District. Awnings or canopies should extend at 
least 5 feet from window walls and should be 
proportionate to the width of the pedestrian way 
or sidewalk to ensure adequate coverage and 
appropriate scale. Awnings and canopies should 
be designed in a manner that ensures they are 
permanent fixtures to the building; temporary 
or roll-up awnings would not be permitted. 
Where a building design provides passive solar 
opportunities, consideration should be given to 
translucent canopy design.

Figure 5.4.11: Setback above 75’.

Figure 5.4.12: Ground floor window examples.
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be screened by either a parapet or rooftop 
treatment along the building facades that is at 
least as tall as the equipment, a screen around 
the equipment that is as tall as the tallest part of 
the equipment, or setting back the equipment 
from the roof edges sufficient to restrict views of 
the equipment, and at a minimum of 3 feet for 
each foot of height of the equipment. Solar or 
other renewable energy systems would be exempt 
from this screening requirement.

Pedestrian Connections. To ensure seamless and 
unimpeded connectivity, the Plan recommends 
at least one straight line connection between the 
main entrance of a building and a connecting 
public street. The connection should be hard 
surfaced and at least 8 feet wide. The on-site 
pedestrian system should be lit sufficiently to be 
used at night by employees, residents and customers.

In areas of potential vehicle/pedestrian conflict, 
safety enhancements should be incorporated to 
help create a “protected zone” for the pedestrian. 
Such safety enhancements may include bollards, 
street furnishings, material changes that signify a 
potential conflict area, or visual or audio devices 
that signal the presence of a car.

Main Entrance. The Plan recommends that at least 
one main entrance to the building must be within 
10 feet of the adjacent street. The main entrance 
may be located in the portion of the building that 
is permitted to be setback from the street lot line 
in order to accentuate the entrance and carry a 
varied building line down the street. 

Rooftops. Due to the topography of the Foothills 
District rooftops may be visible from surrounding 
higher elevations. The Plan therefore recommends 
that new buildings incorporate one or more of the 
following features in its rooftop: (1) eco-roof; (2) 

Screening. Exterior garbage cans, collection 
areas, recycling areas and ground level 
mechanical equipment should be screened from 
the street and any abutting use by walls, fences 
or permanent landscaping. Enclosures should 
be large enough to accommodate commercial 
organics containers as well as all recycling and garbage.

Rooftop mechanical equipment should not 
be visible from both sidewalks along public 
streets adjacent to the proposed development. 
Consideration should also be given to views 
of rooftops from State Street, where rooftop 
equipment may be more readily visible. To 
accomplish this, rooftop equipment should 

Figure 5.4.13: Awnings and canopies, diagram and photo of existing 
precedent.

Figure 5.4.14: Examples of pedestrian connections.
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roof garden; (3) rooftop rainwater catchment 
and renewable energy systems; (4) plaza or 
landscaped open space; (5) public or private 
viewpoint; (7) or similar active or landscaped 
feature. The balance of the rooftop area not in 
active or landscaped use shall ensure through the 
use of appropriate materials that the roof does not 
detract from the architecture of the District. The 
required setback above 75 feet can also be used 

to activate the top floors of the building through 
the use of balconies, landscaping and occupied 
space. Rooftops should also be designed for 
energy efficiency and urban heat island reduction 
including the use of reflective rooftops.

Vehicle Parking Requirements. The parking ratios 
within the Foothills District should reflect the 

Figure 5.4.15: Building entry examples.

Figure 5.4.16: Rooftop examples.
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nearby multi-modal transit environment provided 
by the streetcar, bus service, and pedestrian and 
bicycle amenities in and around the District.

• Residential Use-maximum of 1.6 parking 
spaces per unit.

• Office Use-maximum of 2.4 parking spaces 
per 1000 square feet.

• Retail Use-maximum of 3 spaces per 1000 
square feet of floor area.

• Restaurants and Bars-1 per 75 square feet of 
floor area.

When computing parking spaces based on 
floor area, areas used for parking should not 
be counted. Spaces should also be computed 
based on the primary uses on the site. If there 
is more than one primary use, the maximum 
number of spaces on the site should be the sum 
of the allowed parking for each allowed use. 
To maximize efficiency and reduce the space 
committed to parking, tandem, stacked or valet 
parking should also be allowed if an attendant is 
present to move vehicles, or if both of the stacked/
tandem spaces are under single ownership/use.

Joint parking may be allowed where two or more 
uses on the same or separate sites are able to share 
the same parking spaces because their parking 
demands occur at different times. Permission to 
use joint parking should be based on an analysis 
showing that the peak parking time of users occur 
at different times and that the parking area will be 
large enough to accommodate both uses.

Location of Parking. In order to reduce the 
visual impact of parking areas and enhance 
the pedestrian experience, parking areas should 
not be allowed between a building and any 
adjacent public street. If a building is a through 
lot or has three frontages, vehicle areas could 
be permitted between the building and the 
secondary street. On a full block site, vehicle 
areas could be located between the building 
and two of the secondary streets.

Surface parking should be allowed in the District 
but regulated to ensure that the sight lines to 
surface parking areas are minimized. However, 
surface parking should be prohibited within 100 
feet of a streetcar or light rail alignment. In the 
Foothills District, surface parking areas up to 40,000 
square feet should be permitted. Surface parking 
areas greater than 40,000 square feet should be 
subject to a conditional use review to ensure that 
the impacts created by the surface parking are 
mitigated to the maximum extent practical.

Surface parking areas adjacent to a street should 
be screened from view and landscaped with both 
interior and exterior landscaping. Landscape 
screening (interior and exterior) should include a 
minimum number or area of shrubs, groundcover 
and trees. Masonry walls could also be integrated 
with the landscaping to create a more diverse 
screen. For example, the following provisions 
would appropriately screen surface parking 
areas:

Figure 5.4.17: Allowable parking location.
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1. Interior Landscaping. One large tree per 
4 parking spaces, one medium tree per 
3 parking spaces or one small tree per 2 
parking spaces. At least 20% of the trees must 
be evergreen. Two shrubs per space and 
shrubs may be evergreen or deciduous. The 
remainder of the area should be planted in 
groundcover plants.

2. Exterior Landscaping. High shrubs sufficient 
to form a 3 foot screen. The shrubs must be 
evergreen. One large tree per 30 linear feet 
of landscaped area, one medium tree per 22 
feet or one small tree per 15 feet.

3. It is recommended that surface parking 
areas be paved with pervious surfaces, other 
than gravel, to reduce stormwater runoff and 
encourage on-site detention and treatment 
of stormwater. 

Structured Parking should be permitted and 
encouraged within the District. Regulations are 
required to ensure that structured parking “behaves 
at the street” and creates an active pedestrian 

friendly environment. It is recommended that the 
zoning code amendments include the following 
provisions related to structured parking:

1. Active uses. 50% of the street-facing façade 
must be developed with retail sales and 
service or office uses; or

2. The parking structure must be setback at 
least 5 feet and landscaped with a mix of 
evergreen shrubs, deciduous or evergreen 
trees and groundcover. If the landscaped 
standard is met then the structure should 
not need to meet the ground floor window 
requirement in the landscaped area.

Outdoor Relationships. New buildings with a 
ground floor restaurant, café or bar use shall be 
designed to open up to outdoor seating areas 
accessory to an indoor retail use.

Street Trees, Street Furniture and Lighting. New 
and substantially remodeled buildings shall 
incorporate street trees, furnishings and lighting 
within the public right of way and in private areas 
open to public pedestrian activity. The standards 
for these design elements should be consistent 
with dark-sky and energy efficient lighting 
standards and street tree selection should be 
based on species characteristics for stormwater 
management and shading. The detailed 
standards shall ensure a pedestrian friendly high 
design quality environment at the street level and 
should be complementary to the existing Lake 
Oswego Streetscape standards, applicable in the 
Downtown core.

Sidewalk Paving. Where a development is 

Figure 5.4.18: Surface parking example.

Figure 5.4.19: Outdoor seating examples.
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adjacent to a public sidewalk or street intersection, 
special paving treatments shall be required for 
sidewalk surface detail on Foothills Road, B Street, 
State Street, and other significant pedestrian 
streets. Sidewalk treatments should specifically 
encourage the use of permeable surfaces to 
reduce stormwater runoff. 

Art. The site design for new or substantially 
remodeled existing buildings shall include 
locations for placing public or private art. 
Additional recommendations on Public Art can 
be found in Section 5.9.

Hanging Baskets. In order to blend the streetscape 
environment within the Foothills District with the 
Downtown, any required landscaping should 
also include seasonal hanging flower baskets 
placed within parking lots and along streets and 
sidewalks. This will require a maintenance and 
irrigation plan to achieve the desired result. 

 
Design and Materials. While the development 
standards will set objective standards for street lot 
line setbacks, ground floor windows, height, mass 
and top floor setbacks and articulation, material 
choice will be equally important in setting the 
high quality standards intended for the District. 
Material choice tends to be more qualitative and 
discretionary in application rather than objective 
and prescriptive. For example, while regulations 
can ensure active ground floor space by requiring 
active ground floor uses in the zoning code or 
by requiring a numerical percentage of window 
space on the ground floor, there is less certainty 
that an applicant will pick an appropriate material 
for the façade that supplements and enhances 
the quality of the architecture or ensures an 
appropriate design diversity in the community.

 
There are two well used solutions for regulating 
material choice: (1) an objective palette of 
permitted and prohibited materials; or (2) 
design review of each material choice. The 
Framework Plan recommends adoption of an 
objective palette of materials, both permitted 
and prohibited. This recommendation is based on 
several factors.

First, a prescribed palette, if well composed, 
will ensure a consistency of quality. High quality 
materials and design should be the hallmark of the 
Foothills District. New buildings and public spaces 
should use quality materials that are long lasting 
and reflect the permanence of the community. 
A material palette would, for example, prohibit 
plywood and EFIS but permit brick and stone. 

A sample material palette by category is 
recommended here: as well as some notable 
prohibited materials:

• Prohibited materials should include EIFS, plain 
concrete block, plain concrete, corrugated 
metal, plywood, sheet press board or vinyl 
siding as exterior siding materials. 

• Permitted materials should include stone, 
brick, aluminum composite, architectural 
precast CFRC, curtain wall, storefront, and 
window wall. 

 
Second, the material choices should be further 
regulated by requiring certain materials to 
dominate the façade and by prescribing a 
variety of materials for each development. In 
other words, the material selection could include 
a requirement that the façade use a mix of 
materials from the approved list in a manner 
that articulates the façade - particularly in the 
first 30 feet and at the top floors - with horizontal 
and vertical treatments that break the façade 

Figure 5.4.20: Photos of art, Arts Council of Lake Oswego Web site.
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plane down to a pedestrian scale. The following 
sample language should guide the zoning code 
amendments on this subject:

Section XX. Material Selection and Location
1. Within the first 30 feet of the street-facing 

building façade, measured from the nearest 
sidewalk elevation, the building must use 
at least two materials from the material list 
to horizontally or vertically articulate the 
façade. This can be accomplished through 
horizontal banding, articulated columns or 
other similar methods. 

2. For buildings over 75 feet in height, in addition 
to the top floor setback required under 
Section XY, the building must integrate a 
change in materials or treatment above 75 
feet that accentuates the floor change and 
top of building. This can be accomplished by 
a change in materials, by a change in the 
treatment of the same material such as a 
change from horizontal brick to vertical brick 
or other similar methods. 

Third, design variety within the District should 
be encouraged through the material choice 
provisions. To create visual interest to the 
pedestrian, the District design should strive to 
avoid a “cookie cutter” or standard approach. 
For instance, rather than requiring that each 

building entrance include a brick entryway, 
the standards should require that each building 
entrance be expressed through material choice 
and building articulation, as demonstrated in the 
following example:

Section XW. Material Choice and Building 
Entrances
1. Under Section X above, 80% of the length 

of a building along Foothills Blvd. or B Street 
must be located along the street lot line. If 
the entrance to the building is located in an 
area of the building permitted to be set back 
from the street lot line under this standard, 
the applicant shall express the entrance to 
the building through a change in materials 
or through the use of architectural elements 
such as columns, horizontal banding and 
awnings/canopies.

Last, the recommendation of clear and objective 
standards for material choice in the District is 
consistent with the City’s current regulatory 
structure. In most jurisdictions that have true 
design review, there is no specific list of materials. 
Rather, there is a reference in “design guidelines 
to high quality materials or materials that express 
permanence.” In those cases, an applicant 
usually chooses their own materials without 
limitation of a prescribed list and then goes before 
a specifically composed design commission to 

Figure 5.4.22: Materials at the first 30 feet help articulate the facade.

Figure 5.4.21: Examples of permitted materials.
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review that material choice. While this method 
can result in cutting edge material choice, it also 
leaves critical design decisions to a later stage in 
the development process and can be a costly 
program to administer with the addition of design 
review staff, a new design review commission and 
the development of design guidelines that will be 
enforced differently on each project depending 
on what material choices are submitted for review.
 
In order to minimize these results and bring more 
certainty to the applicant, the City and the 
community the Plan recommends a prescribed 
list of materials, and objective regulations as 
to how those materials are used on buildings 
within the Foothills District. However, this Plan also 
recommends that where justified, departures 
from the prescribed list can bring superior design 
results in the District. 

Alternative Design Review process. To the extent 
a design solution goes outside the boundaries of 
the prescribed materials list and location, it may 
be valuable to afford an applicant a means to 
seek approval of that alternative design through 
a discretionary design review process. Such a 
process would include a design evaluation team 
and review by the Development Review Board.

DESIGN EVALUATION TEAM (DET)
Evaluation of the adjustment to allow an 
alternative design could be made by a three-
person professional design team contracted by 
the City for professional design review. The DET shall 
consist of design professionals with experience in 
architecture, landscape architecture and civil 
engineering. This team is charged with balancing 
the purpose statements, goals and standards 
of the Foothills District Design process with the 
alternative proposal submitted by the applicants. 
The DET shall accept design proposals that vary 
from any of the Foothills District Design Standards. 
This process is to be applied only to the Foothills 
District Design Standards. The DET will prepare a 
report outlining conditions and recommendations 
in response to the applicant’s proposal(s) for 
submission to the Development Review Board 
within 30 days of meeting on the proposal.

APPROVAL CRITERIA
For guidance in evaluating the purpose of 
the design standards, the DET shall refer to the 
Planning Director’s Interpretation that provides 
purpose statements for the Foothills District design 
standards. All adjustments to allow an alternative 
design are subject to the following criteria:

Figure 5.4.23: Buildings over 75-feet-tall must be setback and integrate a change in materials.
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1. Granting the adjustment will continue to 
meet the purpose of the standard(s) to 
be modified in an acceptable alternative 
manner; and

2. The proposal will not significantly detract 
from the livability or appearance of an area 
and the proposal will be consistent with the 
desired character of the area; and

3. If more than one adjustment is being 
requested, the cumulative effect of the 
adjustments as well as each individual 
adjustment results in a project which is still 
consistent with the overall purpose, goals 
and standards of the zone; and

4. Granting the adjustment is the minimum 
necessary to allow the proposed use of 

the site, and any impacts resulting from 
the adjustment are mitigated to the extent 
practical.

It is possible to cover all or some of the costs of the 
design review process through application fees.

RECOMMENDED AMENDMENT TO TOWN CENTER 
BOUNDARY
But for the northern industrial area, the entire 
Foothills District is within a Town Center designation, 
defined as 40 or more residents or employees per 
acre. With the new zoning recommended under 
this plan, the City should amend the northern 
boundary of the existing Town Center to be 
co-terminus with the northern boundary of the 
Foothills District.

RECOMMENDED ZONING DISTRICT
This Plan recommends an amendment to two 
zoning districts within the Foothills Plan Area. In 
large part, both the Industrial District and the 
High Density Residential/East End Commercial 
District EC/R-0 do not permit the mix of uses or 
provide the development and design parameters 
recommended here. These two zones should be 
replaced with a Foothills District Mixed Use Zone 
consistent with the recommendations of this 
Framework Plan.

Again, the purpose of the Foothills District Mixed 
Use Zone is to:

“Foster a mix of housing, retail and office uses in 
a central location proximate to downtown and 
along the Willamette River. Commercial uses are 
allowed but are not intended to dominate or 
set design or development standards for other 
uses in the area. Retail uses are limited in size to 
complement the downtown core and facilitate 
the development of neighborhood-serving 
retail, richly served by transit. The design and 
development standards are intended to create a 
unique Lake Oswego community.”

A review of Lake Oswego’s Comprehensive 
Plan demonstrates that such a zone change 
recommendation is consistent with existing 
policies of the Comprehensive Plan. For example, 
Goal 9, Economic Development states:

Figure 5.4.24: Diagram of recommended zoning district.
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• Policy vii: “Encourage a mix of commercial, 
residential, entertainment, cultural and public 
land uses within the City’s general commercial 
districts to enhance the vitality of these areas.”

• Policy xi: “Encourage public uses of the 
Willamette River as part of Downtown business 
district redevelopment efforts.”

• Recommended Action Item 17: “Allow mixed 
use development within Downtown and 
the Lake Grove Business Districts to provide 
opportunities for commercial, entertainment, 
professional, cultural, public, and residential 
activities.”

While these policies and others are consistent with 
the vision and zoning code concepts contained 
in the Framework Plan, it is also recommended 
that new comprehensive plan policies directly 
related to the Foothills District be incorporated 
into the City’s Comprehensive Plan update. Such 
recommendations should include:

URBAN USE AND FORM
1. Encourage the development of a new mixed 

use zone in the Foothills District that permits 
the development of commercial, residential 
and public uses.

2. Recognize that the Foothills District provides 
an opportunity for increased densities and 
height because of its unique topography 
and location adjacent to Downtown and 
rich transit options.

3. Encourage levels of density in the Foothills 
District and a range of housing types to 
accommodate increased densities while 
protecting existing residential neighborhoods.

4. Strengthen the role of the Foothills District 
as a retail area that can supplement and 
complement the Downtown retail area and 
provide additional neighborhood serving 
retail for the convenience of existing and 
future residents.

TRANSPORTATION:
1. Zoning in the Foothills District should 

encourage a mix of commercial and 
residential uses at transit-supported densities 
that encourage lively and intense pedestrian 
activity. Auto oriented development such 
as drive-throughs should be prohibited or 

discouraged.
2. Establish off-street paths and pedestrian 

paths on secondary streets that encourage 
continuous open space and green walkways 
connecting larger parks with smaller public 
destinations.

3. At multi-modal intersections, careful 
attention should be given to the interaction 
of pedestrians, autos, transit and bicycles.

4. Ensure that redevelopment in the Foothills 
District is consistent with the planned capacity 
of infrastructure in the Foothills District.

5. Encourage the development of strong 
pedestrian connections or series of 
connections between Downtown and the 
Willamette River.

URBAN DESIGN:
1. Give form to the Foothills District and extend 

the human scale that typifies Downtown. 
Preserve public access to light and air by 
regulating building mass and height. Retain 
the variety of routes between blocks by 
managing block size.

2. Encourage the development of attractive 
and unique characteristics which help 
Foothills District develop its own identity.

3. Integrate into public and private development 
appropriate design elements that reinforce 
the quality of the Lake Oswego community. 
Ornamental street lighting, hanging baskets, 
street pavers, water fountains and quality 
materials which identify or enhance the 
Foothills District as an attractive and unique 
place

4. Ensure that redevelopment in the Foothills 
District applies the highest standards for 
sustainable design in construction and 
operations.

These policy recommendations are specific to 
the Foothills District. The City is also undertaking 
a review and renewal of its Comprehensive 
Plan. It is anticipated that these proposed new 
Comprehensive Plan policies can be incorporated 
in that effort. It is also expected that additional 
City-wide Comprehensive Plan amendments 
will apply to the Foothills District as that process 
ensues, informed by this Framework Plan.




