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INTRODUCTION AND BACKGROUND
The Foothills District Framework Plan is a collaborative 
effort between the City of Lake Oswego (“City”), 
Foothills Road Redevelopment, LLC, and Williams/
Dame & White (“WDW”). WDW contracted with 
the City through a Predevelopment Agreement 
to manage the planning process for the 107 acre 
Foothills District and deliver a Framework Plan to 
the City. If the City approves this Framework Plan, 
WDW would then develop and deliver a package 
of regulatory amendments implementing key plan 
recommendations.

At the outset of the planning process, the Lake 
Oswego City Council established a Vision Statement 
and Guiding Principles for the project in order to 
provide general direction for the planning effort. 
These elements are described in greater detail in 
Chapter 2, including the Vision Statement for the 
Project:

“The Foothills District is Lake Oswego’s greatest 
opportunity to provide the community with a 
significant riverfront presence. Building upon 
the recent success of Downtown Lake Oswego, 
the District will redevelop in a manner that knits 
Downtown Lake Oswego, Tryon Creek, Old 
Town, the Willamette River, and Oswego Lake 
together, and in the process will establish Lake 
Oswego’s next great residential neighborhood. 
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.  Sustainability 
will be incorporated as a central tenet of the 
District, from the planning phase all the way 
through construction and operations. Given the 
many natural and man-made amenities that 
exist in and around the Foothills District, this new 
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neighborhood will be unique and like no other 
found in the Portland area.”

The Foothills District Planning Process included 
a robust public involvement process, described 
further in Chapter 3. A 14 member Citizens Advisory 
Committee (“CAC”) was formed to help guide the 
process and provide advice to the City and project 
team. An Oversight Committee that included 
Mayor Jack Hoffman, Councilor Bill Tierney, the City 
Manager and two outside development experts was 
formed to provide another layer of input, and a City 
staff team (the Project Advisory Group) met regularly 
to review plan progress and provide technical 
feedback. Two public events were held (March 
and July 2011) to provide additional opportunities 
for public advice and feedback, and the project 
team maintained a project website and published 
a series of articles and inserts in Hello LO over the 
course of the year to provide overall information on 
the project. 

Leading up to the development of a preferred 
concept plan for the District, the project team also 
gathered an extensive amount of background 
information in order to help guide the planning effort 
and identify critical issues that required attention. 
This information is summarized in Chapter 4 of the 

Figure 1: Foothills Park.
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the Oswego Village Center (the “Garden District”) is 
not anticipated to redevelop within the time frame 
of the Framework Plan.  

The Revised Concept Plan includes the potential for 
a new north vehicular and pedestrian/bike portal 
at State Street between D and E Avenues, a new 
pedestrian connection linking downtown to the River 
at B Street, fl oodplain management strategies for 
the north district, good neighbor enhancements to 
the WWTP to control odor and enhance aesthetics, 
high quality pedestrian streetscapes and improved 
access to parks and public spaces set amidst a 
“middle-rise” mixed use community.

SECTION 5.2 TRANSPORTATION
A critical element to the success of the Framework 
Plan will be the establishment of a pedestrian 
friendly network of local streets within the District and 
vehicular, transit, bike and pedestrian con-nections 
linking the District to downtown Lake Oswego, 
adjacent neighborhoods, and the rest of the region.

The Framework Plan recommends the establishment 
of a street plan for Foothills that will guide the 
future placement and design of streets within the 
District. The function of these streets vary, ranging 
from north/south collectors like Foothills Road, 
which will accommodate north/south bike access 
and provide parallel vehicular movement to State 
Street, to neighborhood streets and accessways 
which emphasize local access and establish 
alternative pedestrian and bicycle routes around 
the neighborhood. 

Future growth in Foothills will be accommodated 
through a series of transportation projects that add 
capacity and reduce impacts to State Street. The 
technical analysis, which was undertaken by DKS 
Associates, demonstrates that the proposed zoning 
for the Foothills District will meet the requirements 
of the State’s Transportation Planning Rule (“TPR”), 
ensuring that new development will not increase 
future congestion in the Highway 43 corridor beyond 
what is currently anticipated. 

In order to provide good access to the District and 
meet TPR requirements, a series of potential up-
grades to the transportation system are proposed. 
The most signifi cant new project is the creation of 
a new northern portal at State Street between D 
and E Avenues. This project will utilize the existing at-

report, and full documentation of the Inventory and 
Analysis work is included in Appendix B. 

FRAMEWORK PLAN RECOMMENDATIONS
The recommendations of the Framework Plan are 
contained in Sections 5 and 6 of the Plan and are 
based on the Revised Concept Plan.  The Revised 
Plan was developed collaboratively with the City 
of Lake Oswego, the Citizens Advisory Committee 
(“CAC”), the Oversight Committee and the project 
team following the City’s rejection of the Streetcar 
project.

The Revised Concept Plan assumes that any 
signifi cant redevelopment activity in the District 
will be limited to two primary areas:  (1) the North 
District (industrial area and Tryon Creek Wastewater 
Treatment Plant (“WWTP”); and (2) the Upper Shelf 
(level with State Street and south of the Oswego 
Pointe condominiums). A third area, south of the 
Oswego Pointe condominiums and including most 
of the area of the Oswego Pointe apartments and 

iv
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grade public crossing of the Union Pacific Railroad, 
providing an alternative ingress/egress point to the 
District. Before this plan is finalized, additional design 
work will be required in order to minimize impacts on 
adjacent properties and discourage potential cut-
through traffic in the First Addition neighborhood.

SECTION 5.3 FLOODPLAIN
The Foothills District Plan Area comprises 107 acres.  
Of the 107 acres, 105 are landward of the ordinary 
high water mark.  Of the 105 acres, 27.6 acres are 
located in the FEMA mapped 100-year floodplain.  
Of the 27.6 acres, 26 acres or 94% are developed 
with a combination of parks, the WWTP or industrial uses.

The 100-year floodplain elevation in the District is 33.9 
feet.  The 1996 flood inundation level was 36.2 feet.  
All street grades and habitable floor elevations in 
the District will be established at 37.2 feet (one foot 
above the 1996 flood inundation level and 4.7 feet 
above the 100-year floodplain elevation).  

To assess the impacts of fill within the floodplain, a 
floodplain analysis was performed on the proposed 
grading plan.  The results of the analysis concluded 
that placement of the proposed fill within the 100-
year floodplain will result in “no-rise” to the base 
flood elevation either upstream or downstream of 
the project reach.

The Framework Plan proposes an amendment to 
Lake Oswego Code section 50.44 that exempts the 
currently developed portion of Foothills from the 
balanced cut and fill requirement.

SECTION 5.4 LAND USE AND URBAN DESIGN
The Plan recommends a mix of permitted uses from 
residential to office and retail.  Retail uses are limited 
to less than 35,000 square feet.  Typical industrial 
uses are prohibited as are drive-throughs, however, 
existing uses are permitted to continue with limitations 
on further expansions.  

The recommended maximum height is 90 feet and 
the maximum Floor Area Ratio (“FAR”) is 4:1.  A 90-
foot high building would be approximately 7 stories.  
There is an estimated elevation difference of 80 feet 
between State and B Street and the lowest point in 
the north district of the Plan Area.  Thus, a height of 
90 feet will appear as a 3-4 story building from State 
Street looking east.

The recommended FAR of 4:1 would allow a 230,400 
building on a 240 foot by 240 foot block.  FAR is 
calculated by multiplying the site area by the 
allowed FAR ratio.  For a site that is 240 feet by 240 
feet, the total site comprises 57,600 square feet.  
At an FAR of 4:1 the total development permitted 
would be 4 multiplied by 57,600 or 230,400 square 
feet.  For comparison, within the City’s existing East 
End Commercial Zone (EC), a 3:1 FAR is already 
permitted on a 200 foot by 400 foot block.  That 
existing FAR would permit a building size of 240,000 
square feet (200 multiplied by 400 multiplied by 3).

The FAR and height maximums work with the setback, 
development and design standards to sculpt the 
District into a development that is consistent with 
the overall Vision Statement.  For example, there 
are recommended maximum setbacks from the 
streets that encourage a more urban setting in the 

Figure 3: West Up B Steps.

Figure 4: Urban Design.
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north district and a more garden like, brownstone 
environment in the garden district.  The Plan also 
recommends a vertical setback at the 75 foot 
height elevation to open up the vertical corridor and 
expand the view shed.  Design and development 
standards are recommended to create a rich 
pedestrian environment with high quality materials 
and pedestrian amenities.

Parking is permitted in both structured and surface 
lots but the surface lots are limited in size and both 
types of parking are regulated to minimize the impact 
of parking on the streetscape.  Measures such as 
landscaping requirements, prohibitions on parking 
between a building and a primary street and ground 
floor window requirements are recommended to 
enhance the overall aesthetic of the District while 
providing sufficient parking opportunities.

A material palette is recommended in the Plan.  The 
palette includes only high quality and permanent 
materials consistent with the downtown core.  While 
most of the design and development standards are 
objective, the Plan also recommends a design review 
process if an applicant believes that an alternative 
material meets the high quality objectives of the 
design direction for the District.

Last, the land use and development 
recommendations contained in the Framework Plan 
will be implemented by a new zone – Foothills Mixed 
Use (“FMU”) – that will implement the urban design 
and development regulations outlined in this report.

SECTION 5.5 ENVIRONMENTAL AND 
SUSTAINABLE DESIGN
Using sustainability as a central tenet, the Plan 
aims to encourage conservation and stewardship 
while enhancing the health and well being of the 
community.

The Plan calls for two main sustainability goals.  For 
the horizontal development including all of the 
streets and infrastructure the plans calls for obtaining 
the Leadership in Energy and Environmental Design 
(“LEED”) Neighborhood Development (“ND”) 
certification for each subarea of the District with a 
recommendation to meet the Silver Certification 
level.  The Plan then recommends that all vertical 
development within the District meet at least the LEED 
certification for buildings.  The recommended zoning 
code provisions were influenced at least in part by 

the elements of the LEED-ND program certification.

Lastly, the Plan recommends several additional 
sustainability measures including Salmon Safe 
guidelines for site development, bike parking, transit 
and shower facilities, final storm water management 
measures consistent with Low Impact Development 
principles, Heat Island Reduction measures, diversion 
of wastewater, on-site food production, LEED Dark 
Sky requirements and the like.

SECTION 5.6 INFRASTRUCTURE PLAN
In order to provide adequate utility services to the 
proposed Foothills development, the project team 
undertook an extensive analysis of the infrastructure 
needs for new development. The team studied 
both public (water, storwmater, sanitary sewer) and 
franchise (power, natural gas, telecom) utilities, 
and looked at potential strategies for incorporating 
sustainability and eco-district concepts through 
appropriate storwmater management techniques, 
reclaimed water use, and District energy (chilled/
heated water loops) potential. 

The infrastructure recommendations provide 
locations for primary spine utilities that are required 
to serve new development, and identify any 
potential upgrades or deficiency corrections 
that are necessary. The plan also recommends 
accommodating room within the public rights-of-
way for distribution of reclaimed water from the 
WWTP and for the potential use of heated/chilled 
water loops that utilize the WWTP as the primary 
energy source. 

SECTION 5.7 TRYON CREEK WASTEWATER 
TREATMENT PLANT
The TCWTP comprises 14 acres in the northern part 
of the District.  The Plan assumes that the WWTP will 
stay in its current location but that a myriad of plant 
upgrades and slight boundary changes will mitigate 
the negative characteristics of the WWTP within the 
District and bring it into conformance with modern 
standards.

The Plan recommend a slight boundary change 
on the southeastern edge of the WWTP to 
achieve rational waterfront development blocks 
at the terminus of B Street.  The good neighbor 
recommendations include enclosing the headwork 
structure and installing two cell organic biofilters to 
serve the headworks and primary clarifiers, covering 
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the primary clarifiers, enhancing the landscape 
buffer at the perimeter of the plant, and, among 
other measures, incorporate green screen or living 
wall elements to minimize the utilitarian design.  

The Plan also recommends measures to produce 
District energy through use of the discharged 
heated water from the plant. The thermal load of 
the discharged water can be channeled through a 
heated/chilled water loop in the District that can help 
adjacent development with heating and cooling 
needs and help the plant minimize the discharge of 
heated water to the Willamette River.  

The WWTP also generates between 4 and 40 million 
gallons per day in treated water, releases directly 
to the Willamette River.  The Plan recommends that 
this water be reclaimed for non-potable uses in the 
District such as irrigation, water supply for toilets 
reducing the overall volume of discharge to the River.

To accomplish these objectives the Plan recommends 
that “purple pipe” be accommodated within the 
District to supply future development with reclaimed 
water.

Lastly, the Plan calls for City participation in the WWTP 
Facilities Plan Update that is currently underway 
with the City of Portland’s Bureau of Environmental 
Services.  The Plan recommends a set of design 
criteria for that planning process that are consistent 
with the Vision Statement for the District and will, if 
enacted, bring the WWTP into conformance with its 
surrounding environment.

SECTION 5.8 PARKS AND OPEN SPACE
There are nearly 16 acres of parks in the 107-acre 
Foothills District.  The challenge of the Plan was to 
improve access to these well established areas while 
increasing the opportunities for other kinds of open 
spaces that would complement the existing park 
network.

The Plan recommends improvements to the Curlicue 
Trail, creates a new “vertical park” linking Downtown 
with Foothills via B Avenue (the Willamette Steps), 
recommends a trail connection across Tryon 
Creek connecting Foothills Park to Tryon Cove and 
Tryon Creek State Park, a series of new pedestrian 
connections between Downtown and the Riverfront, 
and a new plaza and entryway to Foothills Park at 
the foot of B Avenue.

SECTION 5.9 PUBLIC ART
The Plan recommends carrying on the rich tradition 
of public art well established in the Lake Oswego 
community.  Specifically, the Plan calls for applying 
the existing zoning code language to development 
in the Foothills District that will require each new 
or substantially remodeled building to include a 
location for installing public art.  Further, in specific 
and higher profile locations within the District 
opportunities for public art must be integrated into 
the approved site or building design.

The Plan also recommends that the Gallery Without 
Walls program administered by the Arts Council of 
Lake Oswego be extended into the Foothills District 
with special attention to these higher profile locations 
in the District.

SECTION 5.10 EDUCATION AND PUBLIC 
FACILTIES
The Plan evaluated the potential impact of new 
development on student populations within the 
Lake Oswego School District (“LOSD”).

The City also conducted an independent analysis 
of the impact of a new urban renewal area on the 
LOSD.  That memorandum is included as Appendix B 
to the Framework Plan.

As far as student populations, the Plan finds that 
there is a reasonable likelihood that new housing 
in the Foothills District will provide opportunities for 
new families in two ways:  (1) indirectly by providing 
a downsizing option for existing residents  opening 
up existing housing for new families; or (2) directly 

Figure 5: Willamette Steps.
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SECTION 6.0 IMPLEMENTATION STRATEGY 
AND ACTION PLAN
The key element that sets this Framework Plan apart 
from other similar planning efforts is the potential to 
immediately move into the implementation process, 
including adopting regulatory amendments and 
putting the appropriate financial tools in place to 
support public and private development efforts. 
Chapter 6 outlines the critical elements related to 
next steps in the process, and outlines the financial 
feasibility of the proposed plan, including cost 
estimates for public infrastructure projects and the 
sources of funds that will be used to pay for these 
projects. This information is summarized in Table E-1 
on the next page.

by creating new housing for new families.  The Plan 
recommends evaluation of appropriate housing 
types through market demand studies as well as 
consideration of housing that will attract more 
students to LOSD.

There are at least two ways the Plan could have a 
beneficial economic impact on the District.  Each 
new student residing in the District brings a state 
allocation of $7,112.  The LOSD also adopted a 
construction excise tax of $1.05 per square foot of 
residential development and $.53 per square foot 
for commercial development.  A 120,000 square 
foot residential building could then yield $126,000 in 
construction excise tax funding to the School District.  
The construction excise tax is used to fund the capital 
improvement needs of the LOSD.

Lastly, the Plan recommends several measures 
to protect and enhance the LOSD including 
the adoption of a mixed use zone that attracts 
downsizing seniors and young families and strategies 
for evaluating the impact of urban renewal funding 
on the LOSD.

SECTION 5.11 AFFORDABLE AND 
WORKFORCE HOUSING
The Revised Framework Plan includes a discussion of 
the potential strategies the City could utilize to pur-
sue affordable housing opportunities in the Foothills 
District. In order to successfully implement any of 
these recommendations, it is critical that the City first 
define a City-wide policy on affordable housing that 
describes the existing need for affordable housing, 
target populations/markets, and overall production 
goals. 

Once these elements are in place, the Foothills 
District can play an important role in helping the city 
achieve its affordable housing goals. Some potential 
strategies that the City should consider pursuing 
in Foothills include securing property for future 
affordable housing projects, identifying potential 
funding partners or sources for gap financing, and 
working with private development partners to 
offer fund-ing/incentives for inclusion of affordable 
housing as part of an overall development program.

 

Figure 6: Foothills Park.
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1.0 INTRODUCTION AND BACKGROUND
The Foothills District Framework Plan is the result of 
a partnership between the City of Lake Oswego 
(“City”), Foothills Road Redevelopment LLC (the 
“LLC”), Williams/Dame & White (“WDW”), and 
two additional Foothills District property owners 
(the Mreen Family Trust and the Colhouer Trust). 
This partnership was formed in order to arrive at a 
broadly-supported vision for redevelopment of the 
Foothills District, and to establish recommendations 
that remove the barriers to achieving that vision, 
including regulatory, infrastructure, and economic 
issues.

The basis for the partnership was a Predevelopment 
Agreement (“PDA”) among the three parties. The 
intent of the PDA was to create a Framework Plan 
for the Foothills District that, if accepted by the City, 
would lead immediately to the consideration of 
regulatory changes consistent with the plan and the 
negotiation of a development agreement between 
the three parties that would help guide development 
for key industrial properties in the northern portion of 
the District.

Specifically, the PDA specified the following 
commitments:

• The City and the LLC would jointly fund the 
Foothills District Framework Plan effort, with 
the LLC and the two other property owners 
contributing 10% of the cost, proportionate to 
their total property ownership in the District. 

• WDW, acting in its capacity as the 
Development Manager, would manage 
the planning process, would (in consultation 
with the City) select and contract with all 
subconsultants, and deliver all work products 
consistent with the Work Plan, Schedule, and 
Budget.

• The City would hire a third party urban renewal 
feasibility consultant (EcoNorthwest) to 
provide independent review and evaluation 
of the Framework Plan recommendations 
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and to determine the feasibility of expanding 
the existing East End Urban Renewal Area or 
establishing a new Urban Renewal Area for 
Foothills.

• The City, LLC, and WDW would negotiate in 
good faith a Development Agreement that 
would establish a public/private partnership 
guiding redevelopment of the LLC’s property 
holdings in the District.

• The planning process would be undertaken 
consistent with the vision statement and 
guiding principles approved by the City 
Council.

The parties further agreed that there were six “Essential 
Conditions” that were necessary to be satisfied in 
order for the planning process to continue, and that 
these Essential Conditions would be periodically 
reviewed to confirm the viability of the project. These 
Essential Conditions, which formed the basis of a 
significant portion of the Work Plan, are:

• Redevelopment of the District consistent with 
the approved Framework Plan is financially 
feasible;

• The City Project Manager and the 
Development Manager agree on the 
selection of consultants;

• The current planning effort by multiple 
jurisdictions to extend Streetcar service to 
Lake Oswego continues;

• Wastewater Treatment Plant modification or 
mitigation is financially feasible; 

• Floodplain mitigation is financially feasible; 
and

• Establishment of a Foothills URA is legally and 
financially feasible.

This document describes the results of an intensive 
public process that explored planning issues for the 
Foothills District, consistent with the commitments 
made under the PDA. 
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1.1 FOOTHILLS DISTRICT OVERVIEW
The Foothills District (“District”) is a 107 acre area 
located along the Willamette River, adjacent to and 
just west of downtown Lake Oswego, Oregon. The 
District is bounded on the north by Tryon Creek and 
Tryon Cove Park; to the west by State Street (Oregon 
Highway 43); to the south by Leonard Street; and to 
the east by the Willamette River.

The physical character of the District is defi ned by 
three signifi cant physical features that present both 
opportunities and challenges to redevelopment 
efforts:

• The Willamette River and Tryon Creek defi ne 
the northern and eastern boundaries, and 
provide a valuable amenity to Lake Oswego 
residents through a series of parks that provide 
river access and habitat function for river-
dependent fi sh and wildlife.

• Steep slopes separate the District from 
Downtown Lake Oswego in the northern 
portion of the District, and split the District 

into two sub-areas in the south. The elevation 
change from the top of this slope to the River 
can be as much as 90 feet in some areas.

• Highway 43 and the Union Pacifi c/Pacifi c and 
Western Rail Line defi ne the western edge 
of the District and place unique constraints 
on potential access points to and from the 
District.

A variety of development types and uses are 
currently found in the District. These uses include:

• Signifi cant parks and open space, including 
Tryon Cove Park, Foothills Park, Roehr Park, the 
Willamette River Greenway, and the Kincaid 
Curlicue;

• The fourteen acre Tryon Creek Wastewater 
Treatment Plant, which is owned by the City 
of Portland and treats sewage from Lake 
Oswego and Southwest Portland;

• Approximately sixteen acres of industrial 
property in the northern portion of the District, 
housing service, light manufacturing, offi ce, 
and storage uses;

• The Oswego Pointe Condominiums, 
occupying approximately six acres in the 
center of the District;

• The Oswego Pointe Apartments, located 
in the southern portion of the District on 
approximately 27 acres;

• Oswego Village Center, a fi ve acre 
neighborhood retail center at the southern 
end of the District; and

• A variety of smaller offi ce and commercial 
uses bordering State Street.

The Framework Plan is intended to recognize the 
unique physical characteristics of the area while 
establishing an economically viable approach to 
redevelopment of the District. The structure and 
intent of this Framework Plan Document is described 
in greater detail below.

Figure 1.1: Aerial of Foothills District, outlining study area.
0’ 200’
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1.2 SCOPE OF FRAMEWORK PLAN 
DOCUMENT

On its own, the Framework Plan does not permit 
redevelopment of the Foothills District. Rather, the 
Framework Plan describes a set of recommendations 
and concepts that, if approved by the City 
Council, will form the basis for amendments to the 
Comprehensive Plan and Development Code. 
The Framework Plan is intended to establish the 
foundation, direction and parameters for those 
Code and Plan amendments.

These later amendments to the Comprehensive Plan 
and Development Code are the entitlements that 
would permit an applicant or property owner to 
redevelop property within the Foothills District.

The studies and analysis that serve as the basis for all of 
the recommendations contained in the Framework 
Plan have one primary objective: to create a vision 
for the Foothills District that will allow the District to 
be “shovel-ready” for new development when 
economic conditions allow. 

The structure of the document is intended to provide 
a thorough exploration and explanation of the 
project team’s recommendations for the Foothills 
District. The project team’s recommendations are 
based on the Foothills District Vision Statement and 
Guiding Principles, which are articulated in Chapter 
2, and the team arrived at these recommendations 
through an intensive, meaningful public involvement 
process, which is described in greater detail in 
Chapter 3.

Chapter 4 describes the detailed inventory and 
analysis work that the project team undertook during 
the early stages of the project to define specifically 
the issues that would need to be addressed 
throughout the planning process. The culmination of 
this effort was the creation of an Opportunities and 
Challenges analysis that helped guide the concept 
planning efforts that followed.

Chapter 5 of the Framework Plan contains all of the 
pertinent recommendations for creating a “shovel-
ready” District, including needed transportation 
improvements, floodplain fill and mitigation, land use 
and urban design concepts to achieve the Vision 
and Guiding Principles approved by the City Council 
and amended by the Citizen’s Advisory Committee, 

the policies for environmental and sustainable 
design, an infrastructure plan, mitigation strategies 
for the Tryon Creek Wastewater Treatment Plant, 
provisions for public art and parks and open space 
as well as the impact of District redevelopment on 
Lake Oswego School Districts.

Chapter 6 provides an implementation strategy and 
action plan including the results of a development 
viability analysis, cost estimates for needed 
infrastructure, a funding and financing strategy and 
an action plan.

The Framework Plan is a development-intelligent 
Plan, not intended to gather dust on a shelf, but 
instead to be implemented through Code and 
Comprehensive Plan amendments to achieve the 
City’s vision for its next great neighborhood. 

1.3 FRAMEWORK PLAN REVISION 
PROCESS

On November 29, 2011, the Lake Oswego City 
Council approved the Foothills District Framework 
Plan. This plan, which was developed collaboratively 
with a Citizens Advisory Committee and District 
property owners, provides the guiding vision for 
redevelopment of the Foothills District and outlined 
specific rec-ommendations on a broad array of 
development-related topics, including land use, 
transportation, floodplain, infrastructure, funding 
and financing, and other critical topics.

Following the adoption of the plan, on January 24, 
2012, the Lake Oswego City Council voted to rescind 
their support for the Portland-Lake Oswego Streetcar. 
This vote resulted in the suspension of further plan-
ning activity related to the Streetcar project. 
Because continued planning for the Streetcar 
project is an Essential Condition in the Foothills District 
Predevelopment Agreement, and the proposed 
streetcar was integral to the recommendations 
contained in the Framework Plan, it was clear 
that this Essential Condi-tion had failed and that a 
reevaluation of the approved Framework Plan was 
required. 

In the event of a failure of an Essential Condition, 
the Predevelopment Agreement (“PDA”) calls for an 
evaluation period where the parties to the PDA (the 
City, WDW, and Foothills Owners) must determine 
if alternative recommendations are viable and 
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acceptable. The key finding that must be made as 
part of this process is whether, in the event of a failure 
of an Essential Condition, there remains a viable ap-
proach to District redevelopment. 

On April 24, 2012, the project team presented an 
analysis to City Council outlining three potentially 
viable approaches to District redevelopment. These 
alternatives do not contain or rely upon a Streetcar 
project. As part of this analysis, the project team 
recommended one of these alternatives as the 
preferred approach moving forward (the “Revised 
Concept Plan” – see Section 5.0, Framework Plan 
Rec-ommendations). City Council voted to support 
that recommendation, and directed the project 
team to return with a revised Framework Plan 
document for their review and action.
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2.0 THE FOOTHILLS VISION

SECTION 2.0: 
VISION STATEMENT & 
GUIDING PRINCIPLES

Figure 2.1: Images showing existing conditions versus proposed changes.

WEST ON B AVENUE - WILLAMETTE STEPS

BEFORE AFTER

EAST ON B AVENUE TO FOOTHILLS PARK

BEFORE AFTER

PLAZA ADJACENT TO STATE STREET

BEFORE AFTER
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The Foothills District is envisioned as Lake Oswego’s 
next great neighborhood. The 107-acre district 
sits between downtown Lake Oswego and the 
Willamette River, and provides a unique opportunity 
to connect downtown with its public waterfront – 
Foothills Park, Roehr Park, and Tryon Cove. Over 
time, the district can be redeveloped in a manner 
that retains Lake Oswego’s unique character and is 
complementary to its emerging Downtown.

In order to establish a viable vision for the Foothills, 
in 2003 the City began working with a group of 
industrial property owners to identify the planning 
issues present in the District and to explore potential 
approaches to District redevelopment. In late 
2008, the owners hired a Development Manager – 
Williams, Dame & White (“WDW”) to assist them in 
their efforts. Together the owners and WDW entered 
a Predevelopment Agreement with the City to 
commence planning efforts in the 107-acre District.

On June 15, 2010, the Lake Oswego City Council 
approved a Predevelopment Agreement 
with Foothills Road Redevelopment LLC and 
Williams, Dame & White – Lake Oswego LLC. The 
Predevelopment Agreement calls for the creation of 
a Framework Plan for the 107-acre Foothills District. 
At that time, the City Council also approved a Vision 
Statement and a set of Guiding Principles that would 
steer the Framework Plan consistent with the City 
Council’s vision.

“The Foothills District is Lake Oswego’s greatest 
opportunity to provide the community with a 
signifi cant riverfront presence. Building upon 
the recent success of Downtown Lake Oswego, 
the District will redevelop in a manner that knits 
Downtown Lake Oswego, Tryon Creek, Old 
Town, the Willamette River, and Oswego Lake 
together, and in the process will establish Lake 
Oswego’s next great residential neighborhood. 
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 neighbor-
hood, complimentary offi ce types, and open 
space and recreational opportunities will provide 
vital activity not only within the District but also 
across State Street into Downtown.  Sus-tainability 
will be incorporated as a central tenet of the 
District, from the planning phase all the way 

through construction and operations. 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.”

While the Vision Statement set a comprehensive 
direction for the Foothills planning effort, the Planning 
Principles were designed to inspire the planning 
effort at a fi ner level, directing the manner in which 
planning options would be employed in the District 
to meet the overall Vision. These Planning Principles 
were adopted by City Council at the outset of the 
Framework Plan process.

The Planning Principles recognize that the success 
of the Foothills District will be felt and experienced 
on the sidewalks and pedestrian pathways that 
wind through the District. Community happens on 
the street. The Planning Principles described below 

Figure 2.2: Develop strong pedestrian connections.

0’ 200’
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are derived from this central tenet. The principles 
focus on how to create a successful pedestrian 
environment, how to energize that environment, 
and how to connect the District to key areas and 
activities adjacent to and beyond the District.
 
Along with a strong emphasis on creating successful 
pedestrian environments, two other values are 
integrated throughout. First, each principle is 
considered with an eye towards maintaining, 
reinforcing, and/or establishing a sense of place that 
is unique to Lake Oswego. Second, each principle 
provides a basic building block that ensures the 
viability of the final vision for the District, leading 
to on-the-ground redevelopment activity and the 
delivery of tangible benefits to the Lake Oswego 
community. 

Lastly, the Council-approved Planning Principles for 
the District were presented to the Foothills District 
Citizen Advisory Committee as it considered its own 
recommendations for the District. The amendments 
in red are those made by the Citizens Advisory 
Committee during the [twelve] months of workshops 
by that Committee on the Foothills Framework 
Plan. The redline amendments to the City Council’s 
original version of the Planning Principles represent 
the CAC’s recommendation to the City Council.

1. Connections – Develop strong connections 

between and among the District and 
surrounding neighborhoods, destinations, and 
places, including Downtown Lake Oswego. The 
success of this district will hinge in large part on 
the strength of its connections, especially at the 
transit, regional, and pedestrian levels. Visual 

Figure 2.4: Incorporation of residential diversity and innovative design.

Figure 2.5: Design quality.

Figure 2.3: Sustainable development.
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connections will also be important including 
those from downtown through Foothills to the 
Willamette River. 

2. Sustainable Development – Implement 
sustainability planning and design principles for 
the District, and strive to establish Foothills as an 
exemplary Eco-district model in the Portland 
region. 

3. Incorporation of Residential Diversity and 
Innovative Design – Ensure that District 
redevelopment provides for a diversity of 
residential types across multiple demographic 
and socio-economic groups. 

4. Design Quality –Establish a standard of quality for 
the District that ensures long-term value, lasting 
quality, and the reinforcement of Lake Oswego’s 

unique sense of place. 
5. Public Open Space – Develop a plan for open 

space and parks in the district, building upon the 
success and character of open space resources 
like Foothills Park and Tryon Creek State Park 
and providing Lake Oswego residents with 
“great good places” to gather, to meet and 
to commune with each other. The plan should 
strive to incorporate a broad variety of spaces, 
ranging from smaller, more intimate courtyards 
and plazas to larger community-oriented 
spaces, and open space should be integrated 
vertically in development to provide light, air, and 
visual relief. 

6. Economically Viable Development – Ensure 

Figure 2.7: Economically viable development.

Figure 2.8: Appropriate scale and design.

Figure 2.6: Public open space.
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that planning recommendations for the 
District are economically sound, leading to 
redevelopment activity that is consistent with the 
City’s and community’s vision for the riverfront 
neighborhood. Achieving the vision for the 
District will may require increased densities and 
heights. 

7. Appropriate Scale and Design – 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. 

8. Good Partnerships – Establish mutually 
beneficial partnerships that will initiate District 
redevelopment, define the public benefits of 
the project and provide clear expectations for 
project delivery on all sides. 

9. Strong and Diverse Ground Floor Retail – Establish 

a strong, locally-oriented retail presence in the 
District to provide unique business opportunities 
for local entrepreneurs and to generate the street 
life that will be essential to the District’s sense of 
identity while maintaining a proper balance with 

Figure 2.9: Good partnerships.

Figure 2.10: Strong and diverse ground floor retail.
Figure 2.11: Balance.

Figure 2.12: Focus on the “first thirty feet.”
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the Downtown and main retail core. 
10. Balance – Create a thoughtful and responsible 

balance between man-made and natural 
environments, providing for the physical needs of 
shelter, home and sustenance while honoring the 
natural beauty of the District and incorporating 
environmentally appropriate design features. 

11. Focus on the “First Thirty Feet” – Establish an overall 
set of design standards that create a unique 
sense of place at the street level throughout 
the district and that integrate the design of the 
public right-of-way with the critical “first thirty 
feet” of development adjacent to the sidewalk. 

12. Transportation Access and Linkages – Ensure 
that strong transportation linkages to and from 
the District are provided for all modes of travel, 
including new roadway connections to State 
Street/Highway 43, pedestrian and bicycle 
connections to adjacent neighborhoods and 
Downtown, and improved access to regional 
transit.

Anchored by the Vision Statement and these 
Guiding Principles, the balance of this Framework 
Plan presents a path to make the Foothills District 
“shovel-ready” for development – in other words, 
there should be no regulatory impediment to 
development and economic conditions allowing a 
property owner or developer to immediately begin 
the development process. 

The importance of doing this work now cannot be 
understated. Until and unless some of the significant 
development barriers are removed – such as 

industrial zoning, floodplain designations, or lack 
of adequate infrastructure – the District will fail to 
attract investment due to the lack of certainty about 
its future. This situation is reinforced by the lack of 
activity in the area over the last ten years, when 
real estate investment avoided the area despite a 
booming real estate economy elsewhere in the City 
and region. By planning now, and removing the 
current barriers to development, the District will be 
poised to attract investment at the earliest possible 
date. 

Figure 2.13: Transportation access and linkages.
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The Foothills District Predevelopment Agreement 
called for the development and implementation of 
a Community Involvement strategy that supported 
District planning efforts and resulted in a meaningful 
and effective public process. 

The intent of the Community Involvement strategy 
was to provide a road-map for the project team 
and community members to follow as the planning 
process unfolded. The strategy and its implementation 
were guided by a few key principles:

•	 Honesty	and	Transparency – In order to build 
trust between the various parties involved in 
this process, team members and participants 
should bring their issues, ideas, and motivations 
to the table honestly and openly. When it is 
unclear, participants should make clear when 
they are representing a personal view and 
when they are representing an organization’s 
view.

•	 Consistent	 Communication – The Project 
Team must endeavor to maintain a consistent 
level of communication with the community 
across a number of channels – individual 
communication, community newsletters, local 
and regional newspapers and news outlets, 
project website, e-mails, and public meetings. 
The team should be bold in promoting project 
information across numerous platforms.

•	 Good	 Listening – The Project Team must 
actively listen to community stakeholders, and 
reflect what is being heard in project work 
products. Community members should be 
able to recognize the effect of their feedback 
in what they see back from the Project Team.

•	 Timely	Sharing	of	Information – Consistent with 
the axiom “Bad news does not get better with 
time,” the Project Team will work to provide 
information in a timely basis to the community, 
even if that information is inconsistent with, or 
does not support, the intended direction of 
the project.

•	 Keep	an	Open	Mind – The project team and 
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public participants should be encouraged to 
keep an open mind to the ideas, comments, 
and concerns that are heard throughout the 
process, and to actively seek to understand 
alternate viewpoints.

Building on these principles, Community Involvement 
occurred in three key areas:

1. Public Communications
2. Citizens Advisory Committee process
3. Community Meetings and Public Events

3.1 PUBLIC COMMUNICATIONS
1. Project Contact List – WDW established and 

maintained a Project Contact List. The list 
was used to provide project communication 
and relevant updates. The list was updated 
throughout the process with new contact 
information provided at public meetings, 
through phone conversations, or by e-mail/
website. A project e-mail address was also 
established – info@wdwlo.com – to receive 
contact information and provide a general 
link between the public and the Project Team.

2. Community Newsletters – The Project Team 
produced articles for community newsletters 
in order to provide general information on 
project issues and project progress to the 
broader Lake Oswego community. The 
primary platform for this effort was the Hello 
LO newsletter, which is published monthly by 
the City and distributed to all City residents. 

3. News Outlets – The Project Team worked with 
Lake Oswego and Portland area news outlets 
to provide updated project information and to 
ensure that the process was being accurately 
portrayed. 

4. Project Website – The Project Team and City 
established a project website for Foothills at 
with a link to “Foothills Planning” from the City 
of Lake Oswego’s home page. The website 
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continues to serve as a means to disseminate 
the latest information on the project, but 
also as a repository for project information, 
including all of the information distributed at 
CAC or other public meetings. 

3.2 CITIZENS ADVISORY COMMITTEE 
PROCESS
A key element to the success of the Foothills planning 
process was the establishment of an effective Citizens 
Advisory Committee (“CAC”) for the project. As part 
of the Predevelopment Agreement between the 
City and WDW, the City established the composition 
of the CAC and appointed members to the CAC.

The primary charge of the CAC was to advise the 
Project Team on the Foothills District Framework 
Plan, and to ensure that the final Framework Plan 
product is grounded in Lake Oswego values. The 
CAC process provided an opportunity to explore 
project and neighborhood related issues in greater 
depth than is possible in larger public settings, and 
the makeup of the CAC ensured that a broad range 
of voices were heard and balanced in the process.

1. CAC Role – The CAC’s primary role was to 
provide guidance to the Project Team and 
ensure that the work products are grounded 
in Lake Oswego values. In support of this 
principle, the Project Team worked closely 
with the CAC to provide the CAC with key 
project information, reflect CAC ideas and 
concerns in the work products, and provide 
opportunities for CAC members to take an 
ownership role in the project (e.g., actively 
participating in public events, presentations 
to neighborhood groups, etc.). 

2. CAC as a Conduit – Many CAC members 
represented larger organizations – 
neighborhood or business associations, 
property owners/businesses, or advocacy 
organizations. The CAC provided a primary 
conduit to these organizations through which 
information was exchanged. 

3. Achieving Consensus –The CAC was asked 
to find those areas where they can generally 
agree and move on to the next set of issues 
that needs to be tackled. Where possible, we 
strived to avoid up-or-down votes by ensuring 
that the CAC’s concerns or ideas are reflected 
in work products. 

The CAC convened for 14 meetings over the 
course of the last year. The CAC meeting notes are 
included here as Appendix A. The CAC met monthly 
at City Hall and took field trips to both the project 
site and to neighboring jurisdictions. These field trips 
were designed to assess existing conditions and to 
evaluate the impact of different design principles 
in a built environment. For example, in a tour of the 
Pearl District, the CAC assessed different height 
limitations, right of way widths, pedestrian treatments 
and design elements such as material choice and 
location.

3.3 COMMUNITY MEETINGS AND PUBLIC 
EVENTS
Beyond the more detailed CAC process, there 
were several opportunities throughout the planning 
process to communicate more broadly with the 
public through community meetings and public 
events. These forums were designed to provide a 
venue for community stakeholders that don’t have 
the time or ability to be involved in the project in a 
more intensive way, but who had ideas and issues 
to offer to the Project Team and CAC for their 
consideration and incorporation in the planning 
process. 

The Project Team held an early Public Workshop 
on March 14, 2011 to invite the broader public 
to share their issues and ideas for the project. The 
forum included structured activities for workshop 
participants that were aimed at getting feedback 
on specific issues. This first workshop was lightly 
attended. Those who attended however provided 
valuable feedback to consider early in the planning 
process. 

Later in the project, on July 14, 2011, as proposals and 
recommendations were brought into sharper focus, 
we held a Public Open House to share progress to 
date and receive public feedback on ideas. Over 
150 people attended this open house. Participants 
were given time to review key information with 
Project Team and CAC members helping to staff 
information stations and help participants with their 
understanding of the material. After the initial review, 
the project team presented an overview of all of the 
key issues and recommendations to date. The open 
house also included a question and answer period. 
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Lastly, the proposed Framework Plan was presented 
to the public on September 15, 2011 for comment 
and discussion. Public comment will continue 
through the public hearing process before the City 
Council and the City’s Boards and Commissions.

3.4 REVISION PLAN PROCESS
After City Council rejected the Streetcar project in 
January, 2012, the project team initiated a reevalua-
tion of the approved Framework Plan to determine 
if there was a viable redevelopment alternative 
that did not include a Streetcar project. The team 
assembled three distinct alternatives which ranged 
from highly consistent with the approved Framework 
Plan (Concept A) to a significant departure from 
previ-ous planning concepts (Concept C). Concept 
B represented a slightly scaled back version of the 
ap-proved Framework Plan.

These alternatives were vetted with the CAC and 
Oversight Committee in order to receive feedback 
and determine if any strong preferences emerged. In 
general, both committees supported plan concepts 
(A and B) that were generally more consistent with 
the approved Framework Plan, assuming that these 
concepts proved to be economically viable. There 
was little support for departing significantly from the 
previous recommendations unless it was necessary 
to create a viable alternative.

Incorporating the advice of the CAC and Oversight 
Committee, and City Council’s subsequent decision 
to support Concept B as the preferred alternative, 
the project team refined the concept plan and 
utilized it as the basis for this Revised Framework Plan. 
Prior to City Council approval, the project team will 
work closely with the CAC, Oversight Committee, 
and City advisory boards to review and refine the 
Revised Framework Plan and its recommendations.

Figures	3.1	&	3.2:	Photos	from	community	meetings	and	public	
events.
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4.0 INVENTORY AND ANALYSIS
In order to inform the proposed Framework Plan with 
accurate information related to the current physical 
and regulatory conditions in Foothills, an extensive 
inventory and analysis of existing conditions was 
performed. This information was used early in the 
process to test the viability of redevelopment efforts 
in Foothills and to identify issues that required further 
study. This section intends to provide a summary 
overview of that analysis; the detailed technical 
reports are compiled and included in Appendix B – 
Inventory and Analysis Technical Reports.

4.1 DISTRICT HISTORY
Because Lake Oswego’s history is directly tied to 
the Willamette River, the history of the Foothills 
District closely parallels the history of Lake Oswego. 
In general, there are six signifi cant periods of history 
that can be described for Lake Oswego in general, 
and for Foothills specifi cally. 

The fi rst historical period is the era leading up to 
white settlement of the Oswego area. Based on past 
inventories of Native American history in the region, 
the Foothills District most likely does not contain historic 
settlement sites for any of the local Native American 
tribes. However, Foothills was certainly within the 
hunting and fi shing range of local native tribes for 
centuries prior to white settlement. Willamette Falls 
was the hub of Native American activity in the area 
and the lands bordering the entire length of the river, 
including the Foothills District, provided a bounty of 
game and salmon along with native fruits and berries. 
Native American history in Foothills, therefore, is part 
of a broader historical narrative focused on the 
Willamette River and its importance to area tribes.

The next signifi cant historical period began with the 
arrival of white settlers in the area. An 1862 map of 
the Donation Land Claims shows that most of the 
Foothills District was part of the Albert Durham claim, 
along with a smaller portion that was within the 
Josiah Franklin Claim. Albert Durham was the founder 
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of Oswego, which he platted in 1850. Durham was 
a very successful businessman and entrepreneur 
who founded Oswego’s only lumber mill just upriver 
at Oswego Creek (then Sucker Creek). John 
Trullinger bought the mill from Durham in 1865, and 
soon thereafter modernized the mill and replatted 
Oswego, including the area that we now refer to as 
Old Town directly adjacent to the southern portion 
of Foothills.

The discovery of iron ore in the Oswego region 
kicked off the next era in the evolution of Foothills. 
This discovery, paired with the fact that Oswego 
enjoyed excellent access to water power, water 
transportation, and an abundance of timber for fuel, 
helped birth the iron industry in Oswego. The original 
furnace, which still stands in George Rogers Park, 
was built shortly after the Civil War. Over the next two 
decades, Oswego’s pig iron industry rode a roller 
coaster of boom and bust, refl ecting the tumultuous 
economic times of the late 1800s. During this twenty 

Figure 4.1.1: Historic plat map.

FOOTHILLS AREA
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year period, little other development activity took 
place in Foothills.

A rebirth of Oswego’s iron industry seemed poised 
to emerge In the early 1880s when two new investors 
- Henry Villard and Simeon Reed (founder of Reed 
College) arrived, bought the ironworks, and renamed 
the business the Oregon Iron and Steel Company. 
Because the original smelter site was out of date and 
required replacement, Villard and Reed decided to 
build a new modern furnace on a site one half mile 
north along the River – in the Foothills District, close to 
the current office complex near Roehr Park. At the 
same time, a new cast iron pipe foundry was built 
about a quarter mile north on the site of the current 
waste water treatment plant and brick charcoal kilns 
were built in the middle of what is now the Oswego 
Pointe Apartments. The newfound prosperity of 
the Oregon Iron and Steel Company was relatively 
short lived due to a severe depression that forced 
the company to cease smelting operations in 1894. 
However, the foundry remained active until 1929, 
at which point both the foundry and the mill were 
disassembled.
 
During this same period of the iron industry’s 
expansion, narrow gauge rail service arrived in 
Oswego. Many of the businessmen involved in the 
iron trade were also involved in the formation of 
the Portland and Willamette Valley Railroad in 1885, 
which eventually linked Oswego to Portland by rail. 
The train depot was located on the west edge of 
the current Foothills Neighborhood, very close to the 
terminus of the existing Lake Oswego - Willamette 
Trolley Line. The rail line was considered a tremendous 
asset for the town, and land adjacent to the line or 

near the depot was highly valued.

Prior to the end of the Oswego iron industry, a new 
phase of history emerged in the Foothills District 
with the construction of the Oregon Portland 
Cement Plant. In 1909, the Oregon Portland Cement 
Company began planning the construction of a 
new cement plant on a large portion of the site now 
occupied by the Oswego Pointe Apartments. The 
primary investors in this new company were Charles 
Boettcher, a banker from Denver, and Canadian 
cement magnate R.P Butchart. It took a few years 

Figure 4.1.2: Oregon Iron and Steel Company mill.
Figure 4.1.3: Portland and Willamette Valley Railroad, train depot.

Figure 4.1.4: Oregon Portland Cement Company plant.
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for the plant to be completed, but by 1916 cement 
production was under way. The plant operated up 
until the mid-1980’s when it was demolished to make 
room for the Oswego Pointe development. 

Around the same time that the cement plant started 
operating, the Southern Pacific rail service between 
Portland and Oswego was electrified. The “Red 
Electric” (technically, the Portland, Eugene and 
Eastern) ran between Portland and Oswego about 
ten times a day, providing quick and convenient 
access between the two cities.

The last significant era of Foothills history has 
occurred over the last 50 years when much of what 
we see today in the area has been built. The iron 
pipe foundry has been replaced by the Tryon Creek 
Waste Water Treatment Plant, and Foothills Park 
occupies the former site of a paper pulp wood chip 
storage facility that served the Crown Zellerbach 
paper mill in Oregon City. Oswego Village Center 
was constructed in the late 1950s with a major 
remodel in the late 1980s. The existing Oswego Pointe 
Development was built in the late 1980s on the site 
of the cement plant. The remainder of the area 
was built up with small industrial and manufacturing 
buildings, including a small ready mix concrete plant. 

As part of our team’s analysis of the historical 
significance of the Foothills District, existing buildings 
and structures in the District were evaluated and 
reviewed. There are two buildings that are worth 
mentioning in this context - the Starbucks Coffee 
building (originally the Murphy Real Estate Building) 
and the Wanfu/old Hollywood Video building 
(originally Lakeside Lumber). These buildings were 
designed by one of Lake Oswego’s most notable 
architects, Richard Sundeleaf, who was also the 

architect for the Lake Theatre directly across State 
Street. Both buildings are notable locally, although 
alterations have erased many of the original 
elements of the Lakeside Lumber structure.

Neither building is listed on the National Register, nor 
does it appear that either building would be eligible 
for such a listing. While neither building is provided 
protection by local ordinance, the project team 
worked to ensure that the Framework Plan would not 
require demolition or modification of either building 
in order to permit redevelopment of the Foothills 
District.

4.2 LAND USE 
As part of the inventory and analysis process, the 
project team reviewed existing land use plans and 
policies in order to identify regulatory opportunities 
and obstacles to meeting the goals and vision for 
the Foothills District. The Framework Plan establishes 
a vibrant and integrated land use and transportation 
plan that consists of a combination of residential 
and commercial uses. Understanding the extent 
to which the project’s goals are in alignment with 
state, regional and local policies is an important 

Figure 4.1.5: Southern Pacific, “Red Electric.”

Figure 4.1.6: Lakeside Lumber, designed by Richard Sundeleaf.
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fi rst step in determining whether the district can be 
redeveloped as envisioned.

The project team reviewed the full range of land use 
plans, policies, and goals that infl uence the future 
redevelopment potential of the Foothills District, 
including:

• State of Oregon 
• Statewide Planning Goals
• Transportation Planning Rule

• Metro
• Urban Growth Management Functional 

Plan
• Regional Transportation Plan
• Lake Oswego to Portland Transit Project 

Draft Environmental Impact Statement
• City of Lake Oswego

• Comprehensive Plan
• Transportation System Plan
• Zoning Code
• East End Development Plan
• Foothills District Refi nement Plan (2004)
• Downtown Design Guidelines
• Neighborhood Plans (First Addition, 

Lakewood, Evergreen, and Old Town)

After a thorough review of the information listed 
above, the project team determined that the 
existing state, regional and local land use plans 
and policies are, for the most part, supportive of 
the project’s goals. Most of the Foothills District is 
within a Metro and City designated Town Center. 
With the development of the Framework Plan, this  
Town Center designation should be expanded to 
include the northern Industrial Area. Lake Oswego’s 
Comprehensive Plan does not currently permit 
the type and intensity of development in Foothills 
consistent with the Vision Statement and Guiding 
Principles. In addition, limitations within the current 
zoning code, such as building height limits, fl oor 
area ratios, allowed uses and parking standards are 
inconsistent with the creation of a vital, mixed-use 
neighborhood, and would require modifi cation in 
order to achieve the stated vision for Foothills.

More specifi cally, current zoning within the Foothills 
District is limited to four primary zoning categories 
and the Willamette River Greenway Zone. The four 
categories are:

• EC/R-0 – East End General Commercial/High 

Density Residential – This zone encompasses 
the entire southern half of the District (exclusive 
of the Willamette Greenway), including the 
Oswego Pointe Condominiums, Oswego 
Pointe Apartments, and Oswego Village 
Center. The zones place limits on building 
heights (40 – 60’) and Floor Area Ratios (3:1) 
that are inconsistent with transit-oriented, 
mixed-use development. Allowing greater 
development intensity within these zones 
will likely be required to achieve the Foothills 
Vision.

• I – Industrial – This zone is inconsistent with 
the City’s vision for a vital, mixed-use urban 
neighborhood, given its restrictions on 
residential uses and inadequate density (1:1 
FAR) for commercial/offi ce uses.

• PNA – Parks and Natural Areas – This zone 
has been applied to existing parks and 
open space within the District. This zone is 
very consistent with and supportive of a vital 
urban neighborhood assuming it is applied in 
a targeted fashion to parcels where public 
open space is desired.

• PF – Public Facilities – This zone encompasses 
the Tryon Creek Wastewater Treatment Plant 
in the northern portion of the District. Assuming 
that the plant remains in its current location, 
the zone would be consistent with Foothills 

Figure 4.2.1: Current comprehensive plan/zoning map.
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redevelopment. However, additional design 
and development standards that regulate 
“good neighbor” design may be necessary in 
order to minimize confl icts between the plant 
and its current and future neighbors.

Lake Oswego is currently in the process of updating 
the Comprehensive Plan. As the planning for 
the Foothills District moves forward, the team will 
work closely with City planners to re-evaluate the 
development standards for the District, which are 
currently more conducive to creating an auto-
oriented environment. In order to create a mixed-
use, pedestrian oriented environment, development 
standards pertaining to density, lot coverage, building 
height and parking will need to be addressed.

4.3 TRANSPORTATION

4.3.1 EXISTING TRANSPORTATION SYSTEM ANALYSIS
As part of the Foothills District redevelopment 
alternatives analysis, the existing transportation 

system was inventoried, analyzed, and documented. 
This included collection of intersection and roadway 
traffi c volumes, speed data, and classifi cation counts, 
along with fi eld visits to verify existing operations and 
defi ciencies of the transportation system. 

The following are the key existing conditions 
information and fi ndings for each mode of travel 
and other pertinent details:

• State Street (OR 43) is under Oregon 
Department of Transportation (ODOT) 
jurisdiction, while all other streets in the study 
area are under the City of Lake Oswego 
jurisdiction. Each jurisdiction uses different 
standards for measuring traffi c operations. 
ODOT uses a volume-to-capacity ratio 
standard (0.99 V/C ratio), while the City of 
Lake Oswego uses a level-of-service standard 
(LOS D). For analysis of the Highway 43 corridor, 
therefore, future transportation analysis will 
measure transportation demands using V/C 
ratios, and non-ODOT intersections will use the 
LOS standard. 

Figure 4.3.1: Map depicting intersection operations, motor vehicle/freight. 1SECTION TITLE |FOOTHILLS DISTRICT FRAMEWORK PLAN Jan 17, 2011
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LOS EF > 0.90 V/C
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• Overall intersection operations during the 
AM and PM peak hours are at or below 
jurisdictional standards, with the most 
congested intersection being A Avenue/State 
Street (OR 43) with volume to capacity ratios 
close to 1.0 during the morning and evening 
peak hours. 

• The Metro regional travel demand model was 
used to determine the origin and destination 
along major roadways to/from the downtown 
Lake Oswego area. The model showed a 
relatively even distribution of trips north and 
south on State Street, and west on A Avenue 
(approximately 25% - 39% in all directions). 
In addition, the model was used to estimate 
the percentage of trips traveling along State 
Street that have a trip that starts or ends in 
the downtown area. It was estimated that 
approximately 20% - 30% of trips along State 
Street start or end in the downtown area 
(and approximately 70% - 80% of the trips are 
through trips). 

• Speed surveys were conducted over a 24 
hour period. The speed survey is aimed at 

measuring how fast vehicles are traveling on a 
roadway and classifying them into categories. 
Two of the most common categories are 50th 
(average) and 85th percentile speeds. The 
85th percentile speed is a measurement used 
for operations and design where 85 percent 
of the surveyed vehicles are traveling at or 
below that speed. It is typically an indication 
of what design speed a roadway would be. 
The surveys indicated that generally both 
the 50th and 85th percentile speeds along 
OR 43 were above the posted speed, while 
Lake Oswego city streets were at or below the 
posted speeds.

• A queuing analysis (verifi ed with a fi eld visit) 
showed that the intersection of State Avenue 
(OR 43)/A Avenue has queuing defi ciencies 
in the northbound direction in the morning 
peak, and southbound direction in the 
evening peak. The eastbound queuing along 
A Avenue has peak-time queues that can 
extend west beyond 1st Avenue as well.

• Sidewalks are generally available throughout 
the study area. Sidewalk gaps exist along the 

Figure 4.3.2: Map depicting trip destinations.

TO DOWNTOWN FROM DOWNTOWN
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south side of C Avenue and the north side of 
D Avenue in Downtown/First Addition, and 
much of Foothills Road is missing sidewalks. 
An at-grade railroad crossing at State Street 
(OR 43) between A Avenue and Foothills Drive 
provides an uneven crossing for pedestrians 
that is also not compliant with the Americans 
with Disabilities Act (ADA). Pedestrian counts 
were conducted during the AM and PM 
peak hours which showed the highest level of 
pedestrian activity was found in the downtown 
area along A and B Avenues between State 
Street and 2nd Street. 

• There are few bike facilities in the study area. 
The only designated bike lane is westbound 
along B Avenue between State Street (OR 
43) and 4th Street. Bicycle use is generally 
low with AM and PM count data showing 
activity of six bicycles at one intersection. The 
Willamette River Greenway trail does provide 
bike access along the river, but the trail ends 
at Tryon Creek in the north due to the lack of 

a connection across the creek. Overall, bike 
access is limited due to the lack of facilities 
to the north and south of downtown Lake 
Oswego, especially along the Highway 43 
corridor.

• State Street (OR 43) is a designated truck route, 
and approximately one to three percent of 
the daily traffi c volume is comprised of heavy 
vehicles. Heavy vehicle peak hours normally 
occur during the midday or off-peak hours. 
However, along State Street (OR 43), the 
heavy vehicle peak hours tend to coincide 
with the motor vehicle peak hours. The heavy 
vehicle volume in the northbound direction 
peaks at 52 trucks from 8:00 – 9:00 a.m. and 
in the southbound direction peaks at 53 trucks 
from 4:00 – 5:00 p.m.

• Collision analysis was evaluated for the 
most recent three years of available data. 
The collision analysis indicated that at study 
area intersections there were a total of 27 
collisions, with the highest number of these 
occurring at B Avenue/1st Street. A collision 
rate was calculated for all of these study area 
intersections, and the highest rate calculated 
was 0.60 at the intersection of B Avenue/1st 
Street (the collision rate is calculated as 
number of collisions per one million miles 
travelled). Problematic collision rates are 
typically at 1.0 or higher. A collision analysis 
was also done along State Street (not just at 
the intersections), and the analysis indicated 
there were approximately 67 collisions on 
the corridor. The rate along the corridor was 
approximately 1.52, as compared to the 
statewide average of 2.53 on similar facilities. 
Rear end and turning collisions comprise 
approximately 73% of the total collisions along 
the corridor (63% rear end and 10% turning). 
This fi nding is typical of collisions on highly 
congested corridors like Highway 43.

4.3.2 PLANNED TRANSPORTATION SYSTEM 
IMPROVEMENTS
Previous studies have identifi ed multiple projects that 
could prove benefi cial to the District. The list on the 
following page summarizes the major improvements 
identifi ed within the area as well as the project or 
planning effort that identifi ed and recommended 
the improvement. This list includes broad scale 
documents like the Regional Transportation Plan or 

Figure 4.3.3: Map depicting bike and pedestrian connections.
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the City’s Transportation System Plan, which have 
funding identified for the projects or have identified 
the projects as part of a financially constrained list 
for implementation. Other projects for smaller scale 
studies (like feasibility and reconnaissance studies) 
have been listed but may not have identified sources 
of funding at this time.

These projects provide benefit to the District in a 

number of different ways. In general, the projects are 
focused on providing connectivity for all modes of 
travel, including trails linking Lake Oswego to Portland 
and Milwaukie, as well as providing additional 
capacity at deficient intersections. The project 
list also includes new modes of travel to and from 
the District, such as high capacity transit (currently 
identified as streetcar), which will help reduce the 
reliance on automobile use and encourage transit-

 
Foothills District Framework Plan  Page 8 of 25 
 

Document/Report Name Project Name 
Metro Regional Transportation System Plan Lake Oswego to Milwaukie Trail  
Metro Regional Transportation System Plan Lake Oswego to Portland Trail 
Metro Regional Transportation System Plan Lake Oswego Transit center 
Metro Regional Transportation System Plan Regional TOD Implementation Program 
Metro Regional Transportation System Plan Streetcar Extension: Portland to Lake Oswego via Willamette 

Shore 
Metro Regional Transportation System Plan Pedestrian access improvements 
Metro Regional Transportation System Plan Regional Trail Master Plans 
Metro Regional Transportation System Plan Regional Travel Options (RTO) Program 
Metro Regional Transportation System Plan Tryon Creek Bridge - Willamette River Shoreline regional trail  
Metro Regional Transportation System Plan Hwy 43 Bike Connection 
Lake Oswego Transportation System Plan State Street/Terwilliger Boulevard 
Lake Oswego Transportation System Plan State Street/North Shore Boulevard 
Lake Oswego Transportation System Plan A Avenue – State Street to 3rd Avenue 
Lake Oswego Transportation System Plan Hwy 43 sidewalks – between Public Storage and Briarwood 
Lake Oswego Transportation System Plan Country Club/A/4th/B between State and Iron Mountain 
Lake Oswego Transportation System Plan A Avenue – State Street to 8th Street 
Lake Oswego Transportation System Plan State Street/B Avenue 
Lake Oswego Transportation System Plan Willamette River Greenway George Rogers Park to Oswego 

Pointe 
Lake Oswego Transportation System Plan Willamette River Greenway, between Roehr Park and Tryon 

Creek connecting to Terwilliger multi-use path 
Lake Oswego Capital Improvement Plan Annual pavement preservation program 
Lake Oswego Capital Improvement Plan Citywide signal improvement and upgrade 
Lake Oswego-Portland Transit Project DEIS State Street/North Shore Road 
Lake Oswego-Portland Transit Project DEIS State Street/Middlecrest Road/Wilbur Street 
Lake Oswego-Portland Transit Project DEIS New overcrossing of Tryon Creek 
Lake Oswego Downtown Mgmt Plan Diverters on SW D and E Avenues 
Lake Oswego Foothills District Reconnaissance 
Memorandum 

State Street/A Avenue 

Lake Oswego Foothills District Reconnaissance 
Memorandum 

Additional Foothills access 

Lake Oswego North Anchor Transportation Study State Street/A Avenue 
Lake Oswego North Anchor Transportation Study State Street/B Avenue 
Lake Oswego North Anchor Transportation Study State Street/D Avenue 

 
These projects provide benefit to the District in a number of different ways.  In general, the projects are focused on 
providing connectivity for all modes of travel, including trails linking Lake Oswego to Portland and Milwaukie, as 
well as providing additional capacity at deficient intersections.  The project list also includes new modes of travel 
to and from the District, such as high capacity transit (currently identified as streetcar), which will help reduce the 
reliance on automobile use and encourage transit-oriented development in the district. 
 
4.3.3 Parking 
 
A previous parking analysis had been completed for the downtown area of Lake Oswego (west of State Street) for 
the Lake Oswego North Anchor Transportation Study (October 2010).  That study identified approximately 780 on-
street and 2,170 off-street parking spaces.  The on-street parking is fairly evenly split between a mix of time 
restricted stalls (from 15 minutes to 6 hours) and non-restricted stalls.  The majority of off-street parking supply is 
privately controlled.  
 

Figure 4.3.4: List of planned transportation system improvements.
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oriented development in the district.

4.3.3 PARKING
A previous parking analysis had been completed 
for the downtown area of Lake Oswego (west of 
State Street) for the Lake Oswego North Anchor 
Transportation Study (October 2010). That study 
identifi ed approximately 780 on-street and 2,170 off-
street parking spaces. The on-street parking is fairly 
evenly split between a mix of time restricted stalls 
(from 15 minutes to 6 hours) and non-restricted stalls. 
The majority of off-street parking supply is privately 
controlled. 

In order to determine the utilization of downtown 
parking, occupancy surveys were conducted in 
the downtown area for both on-street and off-street 
spaces. The on-street survey revealed that the peak 

hour parking utilization was between 2:00 – 3:00 
p.m., with a peak occupancy of approximately 
50%. Peak off-street occupancy occurred between 
1:00 and 2:00 p.m., and had a peak occupancy of 
approximately 62%.

In order to supplement this previous parking survey , 
the project team undertook a similar analysis for the 
Foothills District. The parking supply in the Foothills 
District consists of approximately 90 on-street 
spaces and approximately 1,735 off-street spaces. 
The peak occupancy of the on-street spaces was 
approximately 61% and occurred between 12:00 
and 1:00 p.m., while the peak occupancy of the off-
street spaces was approximately 51% and occurred 
between 2:00 and 3:00 pm.

4.3.4 STREETCAR OPERATIONAL PARAMETERS
Note: Information in this section describes the 
Streetcar options that are contained within the 
Lake Oswego to Portland Transit Project Draft 
Environmental Impact Statement (“DEIS”), published 
November 19, 2010. This information was used as 
the starting point for analysis of streetcar alignment 
options in the Foothills District.

Within the Foothills District, two potential alignments 
have been identifi ed for the proposed Streetcar 
project. One alignment follows the existing Union 
Pacifi c railroad alignment, while the second line is 
located further to the east and is referred to as the 
“Foothills” alignment. Both alignments run north/south 
through the district and have two stations within the 
district. The following details the proposed alignment 
and the operational parameters associated with the 
streetcar. 

Coming from the north, the proposed streetcar 
alignment would cross beneath the existing Union 
Pacifi c Railroad (UPRR) tracks and then across Tryon 
Creek on a new bridge. From Tryon Creek south to 
the PGE Substation, there are two potential streetcar 
alignments – one along the Union Pacifi c rail line, and 
the other within a new roadway 150 – 200 feet east 
of the Union Pacifi c line. Both options would provide 
for a new bicycle and pedestrian connection under 
the existing UPRR tracks. South of the PGE Substation, 
both alignments return to follow the existing Foothills 
Road right-of-way, eventually extending south into 
the Oswego Village Center site (Albertson’s). 

Figure 4.3.5: Aerial showing alternative Streetcar alignments in 
Foothills District.
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Two park-and-ride facilities are proposed to increase 
access to the proposed Streetcar project. One is 
a 100 space surface lot located just south of the 
proposed B Avenue stop. The other is a 300 space 
structured parking garage located on the Oswego 
Village Center property. The parking garage will 
require substantial reconfi guration of the Oswego 
Village property, which would require a fairly complex 
negotiation with the owner of the commercial center 
to undertake this redevelopment project.

Operationally, the Streetcar is planned for 7.5 minute 
headways (time between trains running in a single 
direction) during AM and PM peak hours, and 
15 minute headways in off-peak hours. Ridership 
at the B Avenue station (assuming no change in 
current zoning) would be approximately 3,600-3,800 
(depending on the alignment), and ridership at the 
Oswego Village Center terminus/parking and ride 
would be approximately 2,800-3,000 daily trips. Both 
of these stations represent approximately 51% of the 
total streetcar on/off activity for the entire alignment.

Connectivity to the two stations is critical. The DEIS 
suggests that pedestrian and bicycle access will be 
provided primarily via existing connections, with one 
exception. This exception is the creation of a new 
pedestrian connection between Downtown Lake 
Oswego and the B Avenue Stop via the “Willamette 
Steps,” a vertical stairway connection linking the 
two areas together. The Willamette Steps has been 
considered a critical part of the pedestrian network 

in this area in past studies, and this suggestion has 
been incorporated into the DEIS. 

Leading to the Foothills District, the Streetcar 
alignment would provide a new bicycle and 
pedestrian connection under the existing UPRR 
freight tracks north and east of Terwilliger Boulevard. 
This would provide a new pedestrian and bike 
connection between Fielding Road and Stampher 
Road. 

4.4 PRELIMINARY FLOODPLAIN ANALYSIS
Approximately 40% of the area identifi ed for 
redevelopment within the Foothills district lies 
within the 100-yr fl oodplain of the Willamette River 
and the Lake Oswego Flood Management Area. 
As a fi rst step in the fl oodplain review process, the 
project team conducted a preliminary analysis of 
potential impacts to the 100-year fl oodplain of the 
Willamette River that may result from redevelopment 
of the Foothills District. The purpose of this preliminary 
analysis was to determine whether development 
appeared feasible and if the project team should 
proceed with more detailed and costly fl oodplain 
modeling efforts.

Vigil-Agrimis, Inc. (VAI) was tasked with conducting 
the preliminary modeling efforts. VAI developed 
a HEC-RAS hydraulic model (the standard model 
for evaluating fl ood and hydraulic events) for the 

Figure 4.3.6: Conceptual sketch: Willamette Steps, LORA East End Redevelopment Plan (May 2004).
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project reach of the Willamette River and conducted 
a comparative analysis between existing and 
proposed conditions. This preliminary assessment 
focused specifi cally on the impacts to the FEMA 
regulatory 100-year fl ood elevation. This preliminary 
analysis was conducted using readily available 
topographic and hydraulic modeling information. 
A more detailed analysis was conducted in support 
of the Floodplain Mitigation strategies outlined in 
Section 5 of the Framework Plan document.

Based on this initial analysis, VAI made the following 
fi ndings with respect to the potential impacts of 
Foothills redevelopment on fl ood management 
along the Willamette River:

• Preliminary modeling of the 100-year fl ood 
event indicates what would be considered 
to be a “no-rise” impact (e.g., less than two 
inches) on local and upstream water surface 
elevations as a result of fi ll placement within 
the Foothills District. 

• It is likely that using a more detailed model 
with improved topographic information would 
result in a similar conclusion.

• Therefore, based on this preliminary analysis, 
it seems feasible that development of the 
Foothills District could be accomplished with 
only a minimal rise, or no-rise in water surface 
elevation.

Given the fi ndings of the preliminary fl oodplain 
analysis, the project team determined that 
development within the 100-year fl oodplain 
appeared to be feasible, and that more detailed 
analysis of the potential impacts and mitigation 
alternatives were warranted. Specifi cally, this 
additional work would include:

• Obtain more detailed, current, site-specifi c 
topographic information for the District and 
bathymetry data for the Willamette River.

• Work with the project team to develop 
reasonable site development concepts for 
the District that minimize fl oodplain impacts.

• Using the updated topographic data and 
new site development concepts, complete 
additional hydraulic modeling analysis to 
compare existing conditions with future 
development scenarios.

• Review regulatory requirements with the 
various regulators that have authority 
for fl oodplain and riparian development 
including the City of Lake Oswego, FEMA, 
Metro, Clackamas County, NOAA Fisheries, 
etc.

• Develop strategies for mitigating fi ll within the 
FEMA 100 year regulatory fl oodplain, including 
balanced cut and fi ll requirements, fee-in-lieu-
of programs, exemptions from balanced cut 
and fi ll, or other potential mitigation strategies.

• Develop strategies for addressing all 
regulatory requirements as part of the District 
development plan.

4.5 NATURAL SYSTEMS
As part of the analysis leading to more detailed 
concept planning for the Framework Plan, a thorough 
inventory of existing conditions in the District was 
conducted. Information was gathered on a number 
of issues that affect the natural character and 
function of the District, including potential wetland 
locations, riparian habitat, endangered species, 
climate, topography, and overall soil conditions. The 
results of this inventory are summarized within this 
section, and the detailed technical reports on these 

Figure 4.4.1: Aerial, showing fl oodplain boundaries.
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issues can be found in Appendix B – Inventory and 
Analysis Technical Reports.

The Willamette River and Tryon Creek and associated 
setbacks, habitat functions and fl oodplains are the 
principal natural systems that must be considered in 
master planning for the Foothills District. Topography 
and existing trees are important considerations but 
should not severely constrain development potential.

The Foothills District features temperate winters and 
mild summers. The warmest month of the year is 
August, with an average maximum temperature of 
83F, while the coldest month of the year is January 
with an average minimum temperature of 36F. The 
annual average precipitation at Lake Oswego is 
46”. The wettest month of the year is December with 
an average rainfall of 7.23 inches. Prevailing winds 
trend from the SSW in Autumn and Winter to NNW in 
summer. The prevailing winds are not strong enough 
(over 12 mph) to justify on-site wind generation.

Located at latitude 45 north, the district experiences 

long days, with 16 hours of sunlight at the summer 
solstice. It is recognized that the optimal orientation 
for new buildings to take advantage of daylighting 
and other passive solar energy-saving opportunities, 
is on an east-west axis, with long southern facades 
exposed to natural light and narrow facades on the 
east and west ends of buildings reducing the heat 
load from intense morning and afternoon sunlight.

The topography of the site can be generally defi ned 
by two fl at benches that are divided by steep slopes 
that angle steadily towards the Willamette River. 
There are substantial areas of fl at, developable 
land in the District. Areas above 5% slopes create 
accessibility challenges. New roads above 12-
15% slopes are challenging to emergency services 
and more costly to develop due to shoring and 
excavation costs.

The soils in the Foothills District vicinity can be generally 
characterized as man-made fi lls overlying alluvial 
fl ood deposits comprised of native silts, sands, and 
gravels that are in turn underlain by Columbia River 

Figure 4.5.2: Topographic map.
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Figure 4.5.1: Climate map.
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Basalts. Man-made fills are comprised predominantly 
of gravel, silt, and wood debris (bark chips). The 
basalt formation is likely present at depths greater 
than 50 feet BGS (Below Ground Surface) across 
upper portions of the site. Perched groundwater 
should be anticipated to be localized and present 
at varying depths across the site, varying seasonally. 

The District is already developed and mostly 
covered with impervious surfaces. Tryon Creek forms 
the northern border of the project area and is not 
currently accessible to the public. Tryon Creek State 
Park is a large regional open space with potential 
future connections to the Foothills District. The Tryon 
Cove park property is publicly-owned but not yet 
improved for public access, although some habitat 
restoration work has occurred on the site in the 
recent past.

The Foothills District features one of the newest parks 
in the City’s system, the 9-acre Foothills Park, which 
creates a critical open space connection between 
Roehr Park and George Rogers Park with Tryon Cove 
Park and Tryon Creek State Park to the north. The 
Willamette River Greenway (WRG) setback extends 
150 feet from Ordinary Low Water and much of the 
land within this setback is contained within Foothills 
Park. A system of trails extends through the park. 
The park’s landscape is predominantly lawn, with 
pockets of native vegetation along the river. A 
public art and interpretive piece sits alongside the 
trail north from the park, which ends abruptly above 
Tryon Creek.

4.5.1 WETLANDS AND RIPARIAN HABITAT
There are potential wetland areas within the District, 
including within the industrial area and along Tryon 
Creek and the Willamette River. WDW contracted 
with Vigil-Agrimis, Inc., to identify potential wetlands 
and riparian resources that may be in the District, 
including a preliminary jurisdictional (regulated) 
determination. Tryon Creek and the Willamette 
River are both unique natural resources which help 
define the northern and eastern boundaries of the 
District. They are also unique ecosystems that require 
an understanding of potential impacts resulting 
from redevelopment efforts nearby. This section 
summarizes the wetland and riparian resources that 
exist in the District.

I. Riparian Habitat

The slopes along the Willamette River are steep with 
some patches of active erosion. Historically, these 
banks have been armored in places with large rip 
rap. The steep fill slopes are mostly dominated by 
Himalayan blackberry and western clematis with 
scattered black cottonwood trees and big leaf 
maple trees. There is sign of recent and historic 
beaver activity on the black cottonwood trees. 
The Willamette River is a major travel corridor for a 
variety of migrating and resident wildlife species. 
The forested habitat provides bank stabilization, 
erosion control, hiding cover, and nesting and 
perch sites for a variety of birds. The snags and 
downed trees provide nesting habitat and a 
food source. Resource value could be greatly 
increased with the removal of non-native species.

Tryon Creek is one of the only streams in the 
metropolitan area with a run of steelhead 
trout. Parks and natural areas make up about 
21 percent of the watershed; the rest of the 
area is predominately made up of single-family 
homes. The 645-acre Tryon Creek State Natural 
Area is Oregon’s only state park within a major 
metropolitan area and makes up a large portion 
of the undeveloped area in the Tryon Creek 
Watershed. The area supports good wildlife 
habitat and recreation opportunities. The mouth 
of Tryon Creek was rated as Class II or “medium” 
in the City of Lake Oswego’s Sensitive Lands Atlas. 
Connectivity was the most significant resource 
value attributed to this site because of the 
upstream habitat. 

The City of Portland and the Oregon Department 
of Transportation recently completed two 
separate projects that enhanced about 900 feet 
of Tryon Creek, beginning at its confluence with the 
Willamette River. The first project, conducted by 
ODOT, involved modifying the Highway 43 culvert 
to improve fish passage into the 645-acre Tryon 
Creek State Natural Area. This raised the plunge 
pool and improved low-flow fish passage. The 
second project, conducted by the City of Portland 
through a grant from Oregon Department of Fish 
and Wildlife, included removing invasive plants 
and revegetating about 3.5 acres of land owned 
by the City of Portland, City of Lake Oswego and 
Metro. The stream enhancement along the north 
side of the creek laid back eroding banks and 
created off-channel habitat as refuge for fish 
during high flows. 
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Although some bioengineering was conducted 
at the toe of the south bank as part of the stream 
enhancement project, there are still areas of 
active erosion. The south stream banks are steep 
and dominated by black cottonwood and 
Pacifi c willow with an understory of Himalayan 
blackberry and bittersweet nightshade. The cities 
of Lake Oswego and Portland have entered into 
a 5-year vegetation maintenance agreement to 
have Lake Oswego maintain the property owned 
by Lake Oswego and Metro. The City of Portland 
is still responsible for vegetation management of 
their property.

II. Lake Oswego Sensitive Lands Overlay District
Areas designated as Resource Protection (RP) and 
Resource Conservation (RC) are subject to Article 
50.16 (Sensitive Lands Overlay District) of the 
City of Lake Oswego Community Development 
Code. The Sensitive Lands standards are a map-
based development standard that prohibits or 
restricts most new development within streams 
and wetlands, and limits vegetation removal or 
development to 50% of signifi cant tree groves.
 
Tryon Creek is the only mapped sensitive land 
area in Foothills, and is designated as RP (RP11) 
on the Sensitive Lands Atlas. Tryon Creek is a Class 
II stream and has a buffer of 30 feet from the 
edge of the resource boundary. The RP boundary 
was partially delineated in LU00-0083. The City 
of Lake Oswego is currently working on another 
delineation that will extend all of the way to 
Highway 43. This is being done as part of a seismic 
retrofi t of the sewer pipes in this area.

III. Willamette River Greenway
The Willamette River is designated as Willamette 
River Greenway (WRG) on the Sensitive Lands 
Atlas. The WRG setback extends 150 feet from the 
river’s Ordinary Low Water level (2 ft NGVD29), 
except where it widens to include Roehr Park. Parks 
and other recreational facilities are permitted in 
the WRG as designated in the Comprehensive 
Plan. Any other development is required to 
be reviewed by the City of Lake Oswego’s 
Development Review Commission. Non-water 
related or dependant structures proposed in the 
WRG are required to be located west of and no 

closer than 25 feet from the contour elevation line 
that establishes the Army Corps of Engineers 50-
year fl oodplain line, for the sites located from the 
northern City limits to the northern bank of Oswego 
Creek in George Rogers Park. The 50-year fl ood 
elevation for the site is approximately 31 feet 
NVGD29 (as referenced in FES 2003). The cutting 
of trees in the WRG is subject to Chapters 49 and 
55 of the Lake Oswego Community Development 
Code.

IV. Wetlands
Wetlands are defi ned as meeting the hydric soils, 
hydrologic conditions, and plant community 
parameters defi ned in the 1987 Army Corps of 

Figure 4.5.3: Wetlands/habitat map.
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Engineers Wetland Delineation Manual. VAI 
conducted field work on November 22 and 23, 
2010, to identify potential wetlands in the District 
using these criteria. 

As part of its analysis, one potential wetland was 
identified as occurring in the District on tax lot 
C210632. This open water wetland is isolated (not 
connected to other wetlands or water areas) 
and completely surrounded by development. 
Hydrology appears to be fed from stormwater 
via a culvert and other surface water runoff from 
surrounding development. The reed canarygrass 
is growing around the edge of the water. The 
wetland is surrounded by steep slopes that are 
covered with Himalayan blackberry and black 
cottonwood, Oregon ash, and big-leaf maple. 
Further research on this area confirmed that it is 
a man-made, permitted stormwater retention 
facility. Therefore, the area is not classified as a 
wetland and is not subject to regulatory oversight 
associated with delineated wetlands.

In addition to the location noted above, a 
0.41-acre wetland was delineated by Fishman 
Environmental Services in 2003 as part of the 
Foothills Park project. The forested wetland is 
located on a terrace above the Willamette 
River, but below the active part of the park. 
The wetland is forested and the tree canopy is 
dominated by black cottonwood, Oregon ash, 
and big-leaf maple. The shrub layer is open and 
underdeveloped and consists of small amounts 
of scattered red-osier dogwood, Douglas spirea, 
Pacific ninebark, snowberry, Himalayan blackberry 
tall Oregon grape, and beaked hazelnut. The 
groundcover consists of English ivy with patches 
of scouring rush and slough sedge. The Corps of 
Engineers did not take jurisdiction of this wetland 
(as referenced in OTAK 2004). However, impacts 
to this wetland appear to have been avoided 
with the construction of the Foothills Park, and the 
wetland is still present.

4.5.2 ENDANGERED SPECIES ANALYSIS
There is no suitable habitat for any federally listed 
threatened or endangered wildlife or plants within 
the District. The Evolutionary Significant Units (ESUs) 
of salmonid species listed under the Endangered 
Species Act that may occur in the Willamette River 
or Tryon Creek include:

• Lower Columbia River Coho salmon ESU 
(Threatened);

• Lower Columbia River Chinook salmon ESU 
(Threatened);

• Upper Willamette River Chinook salmon ESU 
(Threatened);

• Lower Columbia River steelhead ESU 
(Threatened);

• Upper Willamette River steelhead ESU 
(Threatened).

The Willamette River and Tryon Creek are Designated 
Critical Habitat for listed salmonids. The National 
Marine Fisheries Service (NMFS) designates the 
boundary of Critical Habitat from Ordinary High 
Water (OHW) to OHW. OHW is at elevation 16.6 feet 
(NGVD29) in the project reach of the Willamette 
River. 

Section 7 of the ESA requires all federal agencies to 
consult with NMFS and USFWS when proposing an 
action that may affect a listed species or its habitat. 
For local governments, any project that requires a 
federal permit (such as a Clean Water Act Section 
404 permit) or receives federal funding is subject to 
Section 7 consultation requirements. The consultation 
process generally requires the preparation of a 
Biological Assessment for review by the services. If 
the action will result in no impacts to listed species, a 
Letter of No Effect may be prepared by the project 
proponent to document the analysis. 
 
Within the context of a federal permitting process, 
federal and state agencies are likely to express 
concern about storm water treatment and detention, 
floodplain fill, and overwater structures (i.e. bridges, 
culverts). These agencies may request detailed 
justification and alternatives analysis, including 
discussion of interrelated and interdependent 
effects. 

Development in the floodplain is regulated under 
Article 50.44 of the City of Lake Oswego Community 
Development Code. However, any potential need 
for a CLOMR (Conditional Letter of Map Revision) 
or LOMR (Letter of Map Revision) would require 
review approval by FEMA. In the recent National 
Flood Insurance Program Biological Opinion (NFIP 
BO), RPA Element 3.A.3.b allows for development 
within the 100-year floodplain provided that the 
fill occurs outside the riparian buffer zone and any 
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loss of floodplain storage is mitigated. In the BO, 
NMFS made the determination that these two 
measures “will provide protection equivalent to the 
no development in the floodplain criteria in most 
cases, thereby maintain the value of existing habitat 
in areas of new development.” Therefore, if the 
development can result in no net loss of floodplain 
function, stormwater is effectively managed, and 
development is outside of the WRG setback, it 
may be possible to prepare a Letter of No Effect to 
document the ESA analysis and avoid the need for 
consultation with NMFS.

If there is no federal nexus but resource agencies are 
concerned there may be an impact to listed species, 
then ESA compliance may be achieved through the 
Section 10 process of a Habitat Conservation Plan 
and Incidental Take Permit. 

I. Essential Fish Habitat
The Magnuson-Stevens Fishery Conservation 
and Management Act (MSA), as amended by 
the Sustainable Fisheries Act of 1996 (Public Law 
104-267), requires federal agencies to consult 
with the National Marine Fisheries Service 
(NMFS) on activities that may adversely affect 
Essential Fish Habitat (EFH). The MSA defines EFH 
as “those waters and substrate necessary to fish 
for spawning, breeding, feeding, or growth to 
maturity.”

The Pacific Fisheries Management Council 
(PFMC) manages EFH for Pacific Salmon, which 
include Chinook, coho, and Puget Sound pink 
salmon. EFH for the Pacific coast salmon fishery 
means those waters and substrate necessary for 
salmon production needed to support a long-
term sustainable salmon fishery and salmon 
contributions to a healthy ecosystem. Freshwater 
EFH for Pacific salmon includes all those streams, 
lakes, ponds, wetlands, and other water bodies 
currently or historically accessible to salmon in 
Washington, Oregon, Idaho, and California, 
except areas upstream of certain impassable 
man-made barriers and longstanding, naturally-
impassable barriers. 

If the project involves a federal nexus, such as 
U.S. Army Corps of Engineers Section 404 Permit, 
impacts to coho and Chinook salmon will 
also need to be evaluated for the purpose of 

complying with the MSA.

II. Bald Eagles
The bald eagle is no longer listed as Threatened 
under the ESA, but it is still protected under the 
Bald Eagle Protection Act. The riparian habitat 
along the Willamette River and the mouth of Tryon 
Creek within the District provides potential habitat 
for bald eagles. There is a known eagle pair that 
uses this reach of the Willamette River for foraging. 
Eagles may use the tall trees as resting perches 
during foraging. The closest nest is over one mile 
away. Eagles have not been documented as 
wintering along this reach of the Willamette.

4.6 PHASE I ENVIRONMENTAL 
ASSESSMENT
Because of the history of the District as a home to 
industrial uses (past and current), it was critical for 
the team to understand the condition of soils in the 
District and determine if there was any cause for 
concern or further analysis of areas that may be 
contaminated with pollutants from past activity. 
For this purpose, GeoDesign was hired to produce 
a Phase I Environmental Site Assessment (“Phase 
I ESA”) for the District. Typically, a Phase I ESA will 
highlight areas of potential concern based on 
past uses of the property as well as an inventory of 
existing environmental studies or remediations that 
may have been undertaken in the past. A Phase I 
ESA is usually sufficient to determine the viability of 
site development at a gross level, and will point to 
additional exploration that may be necessary as 
actual site development work commences.

Key findings of the Phase I ESA for the Foothills District 
include:

• Current site use consists of primarily industrial 
and  residential type development. The 
northern portion of the Foothills District is primarily 
developed with industrial facilities, including 
a cement plant, a recycling facility, the 
Portland-Tryon Creek Wastewater Treatment 
Plant, auto maintenance and repair facilities, 
equestrian equipment manufacturing, and a 
public storage facility. The southern portion 
of the project site is primarily occupied by 
residential condominiums and apartments, 
and commercial facilities. Portions of the 
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project site adjacent to the Willamette River 
have been redeveloped with green spaces, 
including Tryon Cove Park and Foothills Park to 
the north and Roehr Park to the south. Historical 
site uses have consisted of the Oregon Iron & 
Steel Company, Oregon Portland Cement 
Company cement plant, Lake Oswego Chip 
Facility, and other smaller industrial facilities.

• Results of the historical and regulatory 
research and evaluation of existing Foothills 
District conditions completed for the Phase I 
ESA did not reveal environmental conditions 
that would preclude future site development 
as planned. 

• The Phase I ESA identified historical and current 
industrial site uses that represent recognized 
environmental conditions. Because of this, 
we recommend that as site development 
proceeds, the proposed development areas 
should be further evaluated for possible 
environmental concerns, including additional 
site-specific research and completion of 
Phase II ESAs as the current and historical site 
conditions warrant. 

• Prior to site development and demolition, 
lead-based paint, asbestos-containing 
materials, and other hazardous building 
materials should be completed. All identified 
hazardous building materials should be 
properly removed prior to building demolition.

4.7 GEOTECHNICAL CONDITIONS AND 
DEVELOPMENT SUITABILITY
In order to determine the suitability of soil and 
subsurface conditions in the Foothills District for the 
propsed redevelopment of the area, an inventory 
and review of existing geotechnical reports 
produced for projects within and adjacent to the 
District was undertaken by GeoDesign. The purpose 
of this review was to establish whether there were 
any soil or subsurface conditions that would either 
preclude certain types of site development or 
vertical construction, or if there were extraordinary 
subsurface measures that would have to be taken in 
order to provide sufficient foundation designs for the 
proposed height and density of development.

Key findings of GeoDesign’s work include:

• The subsurface soils can be generally 
characterized as man-made fills overlying 

alluvial flood deposits comprised of native silts, 
sands, and gravels that are in turn underlain 
by Columbia River Basalts. The flood deposits 
have been observed to also include larger-
diameter cobbles and basalt boulders.

• Groundwater is variable across the site and 
has been found to occur within the flood 
deposits above the basalt bedrock during the 
rainy months. 

• The Foothills District is geotechnically suitable 
for the proposed development objectives. 
Additional subsurface explorations, laboratory 
testing, and engineering analysis will be 
required once specific development plans 
have been finalized.

• Depending on site programming, support 
of low- to mid-rise structures for future 
development can likely be accomplished 
using shallow foundations. Due to uncertainty 
of the properties of the deeper fill materials 
on the southern portion of the site, additional 
studies will need to be conducted to 
characterize this material and evaluate new 
structures in this area, and it is likely either 
piling-type foundations or complete removal 
and replacement of existing fill material will be 
required

• Seismic site class C can be used for preliminary 
design purposes using the applicable 
provisions of the 2009 International Building 
Code. Depending on intended occupancy 
and height of future structures, it will likely be 
necessary to complete a site-specific seismic 
hazard evaluation to satisfy seismic code 
requirements for high-rise structures (e.g., 
structures whose top occupied floor is 75 feet 
or greater above the ground floor elevation).

• Our study did not reveal seismic hazards 
that would preclude the proposed site 
development.

4.8 DISTRICT INFRASTRUCTURE
One of the most critical elements necessary for 
redevelopment of the Foothills District is adequate 
infrastructure, sized appropriately to serve increased 
development density and located properly to serve 
adjacent development parcels. Otak was engaged 
to review the availability of both public (water, 
stormwater, sanitary sewer) and franchise (power, 
natural gas, telecommunications) utilities in and 
around the District. The analysis sought to identify 
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existing defi ciencies, such as limited capacity or 
over capacity systems, and potential defi ciencies, 
where increasing density or modifying development 
patterns would impact infrastructure capacity or 
function.

The results of this inventory are included within this 
section, along with recommendations of areas for 
further study.

4.8.1 PUBLIC UTILITIES
Reviewing Public Utilities involved the preparation 
of an inventory of existing public water, storm sewer 
infrastructure and wastewater pipeline systems in the 
District, including the interceptor systems that feed 
the Wastewater Treatment Plant. In addition, this 
analysis provides a summary of major infrastructure 
defi ciencies in the district based on the anticipated 

build out program.

I. Capacity
Otak’s analysis revealed the following capacity 
issues within the Foothills study area:

• Storm Conveyance Capacity – A 24-inch 
diameter segment of the Foothills Road 
trunkline between State Street and Foothills 
Road is undersized, causing upstream 
surcharging and fl ooding. 

• Storm Pump Station Capacity – The Foothills 
Road Pump Station is at capacity (potential 
fl ooding during a 100-year storm event if 
one pump fails) and cannot accommodate 
increased fl ows resulting from new impervious 
surface created for redevelopment in the 
drainage basin. 

• Sanitary Pumping Capacity – The Foothills 
Road Lift Station is at capacity and cannot 
accommodate increased fl ows resulting from 
redevelopment. 

• Sanitary Conveyance – A 24-inch diameter 
segment of the Lake Oswego Interceptor in 
Foothills Road is undersized causing upstream 
surcharging. 

II. Infrastructure Condition
Discussions with City of Lake Oswego engineering 
staff have indicated that, aside from the capacity 
defi ciencies identifi ed above, no known service 
condition defi ciencies are outstanding for the 
Public water, sanitary sewer or storm drain pipe 
systems within the Foothills study area. However, 
there are a number of segments of primary 
transmission lines for sanitary sewer leading to the 

Figure 4.8.2: Photo of above-grade sanitary line.

Figure 4.8.1: Diagram, depicting locations of capacity issues.
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Wastewater Treatment Plant that are located 
above grade on structures. The City and BES have 
determined that these above-grade lines require 
seismic reinforcement if they are to remain in their 
current locations.

III. Potential Upgrades Required
Based on Otak’s analysis of existing deficiencies 
and the anticipated development program 
for Foothills, the following upgrades are 
recommended for the District:

• Storm Conveyance – The 24-inch diameter 
segment of storm trunkline under the railroad 
tracks needs to be upsized. Since upsizing 
this pipe has the potential to increase peak 
flows to the lower portion of the Foothills Road 
trunkline, improvements to the Foothills storm 
system will need to accommodate these 
flows. 

• Storm Treatment – Currently, there are very 
few treatment facilities located within the 
study area. Stormwater treatment should 
be incorporated with future redevelopment 
within the study area according to applicable 
standards.

• Storm Pump Station – Several of the 
recommended improvements to the 
Foothill Road stormwater pump station 
are outstanding. These improvements 
may need to be implemented to facilitate 
redevelopment within the study area. 
Furthermore, due to potential flooding if one 
pump fails, more robust flood protection 
measures may need to be considered to 
accommodate redevelopment. These 
measures should include the potential for 
discharging stormwater above the Willamette 
River flood elevations.

• Sanitary Lift Stations – The Foothills Road Lift 
Station will need to be upgraded or replaced 
to facilitate redevelopment in the northern 
half of the study area.

• Sanitary Conveyance – The 24-inch diameter 
segment of the Lake Oswego Interceptor 
in Foothill Road needs to be upsized to 
eliminate upstream surcharging. The required 
replacement pipe diameter is currently unknown.

IV. Next Steps
• Determine if the existing storm drainage 

system is adequate to protect infrastructure 
improvements within the study area and/or 
what improvements should be made to better 
protect the area during flooding.

• Coordinate with the City of Lake Oswego 
regarding capital improvement projects in 
the FAN to reroute stormwater runoff out of 
the Foothill Road trunkline and into other 
drainage systems.

• Verify the required size of replacement pipe 
for the Lake Oswego Sewer Interceptor.

• Verify available water pressures within the 
study area.

4.8.2 FRANCHISE UTILITIES
The assigned task for the Franchise Utilities involved 
the preparation of an inventory of existing franchise 
utility infrastructure in the District. This section provides 
a summary of infrastructure deficiencies as identified 
by the utility providers.
 

I. Capacity/Condition
Private franchise utilities, including PGE (power), 
NWNG (gas), Comcast (telecommunications/
data) and Qwest (telecommunications/data), 
are present adjacent to and throughout the 
project site. There are currently no deficiencies 
identified by these utility providers in the existing 
systems, and no improvements planned to be 
implemented in the future except for routine 
maintenance. The franchise utility systems may 
be re-routed to meet future site layouts, and can 
be designed to serve future anticipated loads as 
development occurs.
Qwest and Comcast are the primary 
telecommunication providers to the area. The 

Figure 4.8.3: Photo of existing substations.
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City of Lake Oswego also maintains franchise 
agreements with Verizon Northwest, AT&T, Electric 
Lightwave, Inc., and NewPath Networks, LLC, 
yet these companies have no existing facilities 
located near the project site. TW Telecom, Inc. 
has a fiber network located along State Street.

PGE’s two existing sub-stations are centrally 
located on-site, near the intersection of State 
Street and A Avenue. Overhead lines run north 
and south from the existing sub-stations to supply 
power to a large surrounding area. 

II. Potential Upgrades Required
Based on Otak’s analysis of existing deficiencies 
and the anticipated development program for 
Foothills, the following franchise utility upgrades 
are recommended for the District:

• Power – Due to the site’s proximity to the 
existing sub-stations, PGE does not anticipate 
any difficulties providing the area with the 
needed future power supply. PGE will design a 
system to meet the anticipated design loads. 
If the Foothills District plan wishes to relocate 
the existing substations this would require 
relocating both the substation facilities and 
the overhead feeder lines to an alternate site 
near the existing substation location.

• Natural Gas – According to NW Natural, the 
main line that dead-ends at the property at 
Foothills Road is the preferred future source 
of gas for the area. The system would then 
branch out from this location to service the 
area, and connect to the additional existing 
northern and southern mainlines. No major 
issues have been identified with the future 
distribution of this utility.

• Telecommunications/Data – The 
telecommunication systems currently located 
onsite are local systems used to supply the 
area. Facilities can likely be relocated and 
redesigned as needed in the future without 
disruption or consideration to a larger regional 
system. 

III. Next Steps
No significant issues were identified for franchise 
utilities in the District. However, the project team 
should determine if the existing PGE substations 

and/or overhead transmission lines will need to 
be relocated for development of the district. 
Any relocations of existing PGE facilities will 
require coordination and negotiation with PGE. 
Also, any relocation of high voltage overhead 
power lines to an underground alignment can be 
problematic due to significant costs, so avoiding 
relocation of primary transmission lines will reduce 
cost challenges for the District.

4.9 OPPORTUNITIES AND CHALLENGES
Before initiating the concept planning phase for the 
Framework Plan, the project team assembled the 
information that had been gathered in the inventory 
and analysis phase and summarized the “lessons 
learned” in the process. This work was presented as 
“Opportunities and Challenges,” and was broken into 
two areas of focus: looking outward from the District 
(“Context and Connections”) and then inward 
(“Development Opportunities and Challenges”). 
These products helped to provide direction for the 
development of initial plan concepts for the District 
and to focus the project team, CAC, and general 
public on the issues of critical importance to the 
success of the District.

4.9.1 CONTEXT AND CONNECTIONS
Perhaps the most important element related to 
the future success of the Foothills District is the way 
that the District will connect to its surroundings. As 
depicted in Figure 4.9.1, there are a number of 
opportunities for the District to connect directly to 
adjacent neighborhoods, including downtown Lake 
Oswego, Old Town, Evergreen, First Addition, and 
Tryon Creek/Stampher Road. 

One of the primary goals of the planning process is to 
seamlessly weave together downtown Lake Oswego 
and the Foothills District. The primary opportunities to 
do this are strengthening pedestrian connections at 
B Street, A Street, and Millenium Plaza. These three 
intersections represent the primary entry points to 
downtown Lake Oswego, and link directly to current 
(e.g., Lakeview Village and 1st Street) and future 
(e.g., North Anchor/Library) downtown destinations. 
The connection at B Street is especially important, 
providing an opportunity to connect downtown Lake 
Oswego directly to Foothills Park and the Greenway. 
Other potential connection points into the District 
include D/E Avenues, Terwillger Boulevard, North 
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Figure 4.9.1R: Context and connections diagram.
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Shore Drive, and Leonard Street.

In addition to the connections between Foothills and 
neighborhoods to the south and west, the extension 
of bike and pedestrian access along the Willamette 
River is an important opportunity. Currently, the 
pathway ends at Tryon Creek due to the lack of a 
crossing of the creek; providing this crossing will allow 
continuation of the path, eventually linking to the 
proposed pedestrian/bike connection paralleling 
the Streetcar project north to the Fielding Road area.

Last, the diagram identifies important gateway 
opportunities leading into Foothills and downtown 
Lake Oswego. These locations – at State/Terwilliger, 
State/A, and State/Leonard, can be enhanced to 
provide both aesthetic (landscaping, public art, 
etc.) and identity (entrance signage, wayfinding, 
etc.) improvements to signal entrance to a special 
and significant part of the City.

The primary challenge to establishing a rich network 
of District crossings and connections is, in fact, the 
transportation system itself. State Street/Highway 
43 provides regional access but is also capacity-
constrained, and will require careful analysis and 
capacity improvements in order to minimize the 
impact of proposed development on the facility. The 
Union Pacific/Pacific and Western rail line restricts 
the location of at-grade crossing opportunities due 
to its difference in grade from State Street.

4.9.2 DEVELOPMENT OPPORTUNITIES AND 
CHALLENGES
Internal to the District, the project team has identified 
opportunities and challenges for the redevelop-
ment of Foothills. As depicted on Figure 4.9.2R, there 
are two primary development opportunity areas 
within the District. In the north, the current industrial 
area presents and opportunity to redevelop an un-
derutilized portion of the District, taking advantage of 
significant elevation changes and a riverfront set-ting 
to provide a vital and unique urban neighborhood. 
To the south, another redevelopment opportunity 
area exists along State Street, north of Oswego 
Village Center. This area, termed the “Upper Shelf” 
by the project team, includes a portion of the 
Oswego Pointe Apartments that sits on the upper 
eleva-tions of the apartment property, roughly level 
with State Street.

Over the long term, there may be additional 
redevelopment opportunities at the Oswego Village 
Center site and on the lower elevation (riverfront) 
portions of the Oswego Pointe Apartment site. 
However, without the catalyst of the Streetcar 
project, it is unlikely that there will be any significant 
alteration to the density of uses in these areas for the 
next two decades. 

Other areas that are assumed to remain within 
their existing configuration include Oswego Pointe 
Condominiums, the Tryon Creek Wastewater 
Plant, and the parks and open spaces along the 
northern and eastern edge of the District (Tryon 
Creek, Tryon Cove Park, Foothills Park, Roehr Park, 
and the Willamette River Greenway). These areas 
were assumed to be “givens” as the project team 
progressed through the planning process.

A number of challenges to redevelopment were 
identified in the inventory and analysis phase and 
are highlighted in Figure 4.9.2. While none of these 
challenges were found to be insurmountable, 
each is critical to overcome in order to successfully 
undertake redevelopment of the District. These 
challenges include:

• FEMA 100-year Floodplain Boundary – 
Development in the northern portion of the 
District is restricted by the presence of the 100-
year floodplain (dashed blue line). As identified 
in Section 4.4, preliminary analysis shows that 
redevelopment can occur in this area without 
significant impact to flood elevations, but 
mitigation strategies for development in the 
floodplain remain to be identified to offset the 
loss of flood storage.

• Steep Slopes – While presenting a 
development opportunity – the potential to 
construct taller buildings below the level of 
State Street – steep slopes in the area also 
pose a challenge to District access. Public 
street slopes would ideally have final grades 
at 8% or below, and maximum grades of 
12%. Meeting this criteria while also working 
to ensure full pedestrian, bike, and disabled 
accessibility will be an important focus of the 
concept planning effort.

• Union Pacific/Pacific and Western Rail Line – 
The freight rail line along the western edge 
of the District provides a unique challenge to 
the District, restricting potential locations for 
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Figure 4.9.2R: Development opportunities and challenges diagram.
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access and requiring collaboration among 
a number of organizations, including Union 
Pacific, Pacific and Western, and ODOT Rail. 
Because the grade of the rail line does not 
match that of State Street, there are only a 
few locations where new at-grade vehicular 
crossings are possible, including at the current 
public crossing at Public Storage (opposite D/E 
Streets in the north), at Terwilliger Boulevard, 
and potentially at A Street.

• Storm and Sanitary Primary Lines – Because of 
the presence of the Wastewater Treatment 
Plant and the location of Foothills along 
the river, a number of regional sanitary and 
storm lines cut through the District. In many 
instances, including in the North District and 
the Lower Shelf (Oswego Pointe Apartments) 
areas, these lines are on private property and 
restrict development potential. Relocating 
these lines into proposed public rights-of-
way will remove development restrictions on 
properties.

• PGE Transmission Line and Substations – 
Similar to the storm and sanitary lines, the 
PGE transmission line cuts through the District, 
often across private property (Oswego Village 
Center and Oswego Pointe Apartments) as it 
leads to and from the PGE Substations located 
just east of the State and A intersection. 
Relocation of these facilities may be necessary 
depending on the final configuration of the 
concept plan.

• Wastewater Treatment Plant – The presence 
of the plant poses a problem in the form 
of odors and visual appearance to both 
existing neighbors (Foothills Park, Tryon Cove 
Park, Oswego Pointe Condos) and potential 
neighbors. Mitigation of these factors will 
help improve the livability of the District. The 
planning effort should also look into District 
Energy potential, using the plant as a potential 
energy source.
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Street (Figure 5.1.2R).

Building off of these new nodes, the plan establishes 
a network of public street and pathway connections 
radiating from these points. B Avenue is extended 
east to Foothills Park, providing a direct physical 
connection between downtown Lake Oswego 
and the Riverfront via a new “vertical park” – the 
Willamette Steps – and a gracious and active street 
corridor. Foothills Road intersects B Avenue just east 
of the Willamette Steps, providing the primary north/
south vehicular and bike access in the District.

The extension of the A Avenue corridor east into the 
District is suggested as a pedestrian connection, 
linking the active pedestrian environment of 
downtown Lake Oswego to Foothills and providing 

5.1 FRAMEWORK PLAN 
OVERVIEW

The Foothills District Framework Plan, as described 
earlier in Chapter 1, is intended to provide a detailed 
approach to redevelopment of the Foothills District, 
consistent with the revised Vision Statement and 
Guiding Principles. The plan seeks to provide the 
conceptual framework that, if approved by the City 
Council, will lead to the subsequent adoption of 
regulatory language required to enact the plan and 
a redevelopment strategy aimed at initiating the 
redevelopment process, including public and private 
fi nancing and the negotiation of development 
agreements.

The recommendations contained in Chapters 5 
and 6 are based on the Revised Concept Plan for 
Foothills. The Revised Concept Plan was developed 
following the removal of the Streetcar from the 
Foothills project by City Council, and is based 
heavily on the Preferred Concept Plan depicted in 
the 11/29 Framework Plan document. This section of 
the chapter provides an introduction to the Revised 
Concept Plan, while the balance of the chapter 
provides a more detailed analysis of the various 
elements of the plan such as transportation, land 
use, fl oodplain, and infrastructure.

The Revised Concept Plan (Figure 5.1.1R) builds on 
the Inventory and Analysis work described in Chapter 
4, including the Opportunities and Challenges 
Analysis. The plan seeks to establish a series of 
strong pedestrian, bicycle, transit and vehicular 
connections in order to seamlessly knit the Foothills 
District in with its context. Most critically, there is an 
effort to develop an intense node of development 
that ex-pands the current “100% corner” (center) 
of Downtown Lake Oswego – 1st and A/Millennium 
Plaza – to include three other key nodes:  North 
Anchor/Library project at 1st and B, the Willamette 
Steps/Plaza at Foothills Road/B Avenue, and a 
potential Transit Center/Plaza at Foothills Road/State 
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Figure 5.1.2R: Key Connections and Nodes.
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Figures 5.1.3 & 4: Conceptual sketches of Willamette Steps and intersection of B Avenue at Foothills Road.
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a direct and attractive connection to the River via 
the Kincaid Curlicue. Further south, the City-owned 
property just north of the Foothills Road/State Street 
intersection provides an opportunity for additional 
public space and/or a transit center, providing a 
bookend on the east side of State Street to Millennium 
Plaza and Sundeleaf Plaza.

The Revised Concept Plan includes two distinct sub-
districts, each with its own character and approach 
(Figure 5.1.6R).  The North District includes the industrial 
area and Wastewater Treatment Plant to the north, 
and is envisioned as a vital, mixed-use development 
anchored by Foothills Park, the Willamette Steps, 
and an active, vibrant pedestrian environment.

To the south, the Upper Shelf is an area that sits level 
with State Street, and is intended to provide the 
active eastern edge to State Street. The Upper Shelf 
is intended to develop in a more urban form, similar 
to the North District, with an emphasis on maintaining 
the current mix of neighborhood retail uses (grocery 
store, hardware, neighborhood services, etc.) that 
are present today.

The Revised Concept Plan embodies a number of 
signifi cant recommendations that will guide future 
redevelopment efforts. These elements, which are 
described in greater detail later in the chapter, 
include:

• A future transportation portal at State Street 
between D and E Avenues, providing alternative 
access to and from the District and helping to 
alleviate traffi c congestion along State Street in 
downtown Lake Oswego; 
• High quality pedestrian streetscape 
standards throughout the District that encourage 
walking and provide for an interesting and varied 
experience;
• Improved access to parks and open spaces, 
including a new bike and pedestrian crossing of 
Tryon Creek;
• Floodplain management strategies that 
permit development to proceed in the District 
without signifi cant impacts on fl oodplain storage;
• “Good Neighbor” enhancements, including 
odor control and aesthetic enhancements, to 
the Tryon Creek Wastewater Treatment Plant that 
help mitigate the impact of the plant on current 
and future neighbors; and
• A realistic and achievable development 
pattern that allows for rational phasing over 

time and fl exibility to adapt to changing market 
conditions.

Figure 5.1.6: Subdistrict map.
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in large part on the strength of its connections, 
especially at the transit, regional, and pedestrian 
levels. Visual connections will also be important 
including those from downtown through Foothills 
to the Willamette River.

Focus on the “First Thirty Feet” – Establish an overall 
set of design standards that create a unique 
sense of place at the street level throughout the 
district and that integrate the design of the public 
right-of-way with the critical “first thirty feet” of 
development adjacent to the sidewalk.

Transportation Access and Linkages – Ensure 
that strong transportation linkages to and from 
the District are provided for all modes of travel, 
including new roadway connections to State 
Street/Highway 43 and improved access to 
regional transit.

These principles indicate what the City Council, 
CAC, and project team believe to be the critical 
transportation issues in the District, in particular the 
importance of connections for all modes (vehicular, 
pedestrian, bike, transit) and the quality of the 
pedestrian environment. To that end, the preferred 
plan established transportation recommendations 
that are supportive of the Vision Statement and 
Principles and that reinforce the urban design vision 
of the preferred plan.

5.2.2 STREET PLAN RECOMMENDATIONS
More than any other element of the Framework 
Plan, the street plan for Foothills will drive the final 
urban form of the area, defining building sites, 
creating connections and circulation patterns, and 
establishing the urban design quality of the primary 
public spaces within the District: the streets and 
sidewalks of Foothills. Future development of the 
public-rights-of-way in the District will be guided by 
the Foothills District Street Plan and Standards, which 
are described conceptually within this section.

5.2 TRANSPORTATION

Throughout the planning process, intense 
community and technical focus was given to 
addressing transportation issues in the Foothills 
District. As outlined earlier in the Existing Conditions 
section, the transportation system in the vicinity 
of Foothills is dominated by State Street, which 
provides the primary regional access to downtown 
Lake Oswego and Foothills. The future success of the 
District will hinge not only on the quality of the built 
environment within Foothills, but also on the quality 
of the connections that can be made to and from 
the District.

5.2.1 GOALS AND PRINCIPLES
At the outset of the planning process, the City 
Council established a Vision Statement and Guiding 
Principles to help provide direction for the Framework 
Plan. The Vision Statement reads, in part: 

“….the District will redevelop in a manner that 
knits Downtown Lake Oswego, Tryon Creek, Old 
Town, the Willamette River, and Oswego Lake 
together… “

“The District will possess a thriving, comfortable 
and inviting pedestrian environment, with clear 
and convenient connections to surrounding 
areas.”

The Guiding Principles for Foothills specifically 
address the linkage between transportation issues 
and the District’s ultimate success (Italics indicate 
modifications suggested by the CAC, including the 
addition of the “Transportation Access and Linkages” 
principle):

Connections – Develop strong connections among 
the District and surrounding neighborhoods, 
destinations, and places, including Downtown 
Lake Oswego. The success of this district will hinge 
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Street Types and Layout

I. Overall Street Plan
The Street Plan for Foothills is based on a few key 
elements. First, wherever possible, connections 
are made to existing streets at the boundary of 
the District to strengthen vehicular, pedestrian, 
and visual connectivity between Foothills and 
surrounding neighborhoods. Second, streets 
have been organized internally to provide 
development-effi cient parcels, maximizing 
the development potential for the District and 
minimizing undevelopable remainders. Last, the 
Street Plan presents a hierarchy of street types 
and uses that accommodate a variety of street 
functions ranging from higher volume vehicular 
movement to quiet, pedestrian-oriented 
connections.

The northern portion of the District was established 
based on two primary axes: the east-west 
extension of the B Avenue right-of-way linking 
State Street to Foothills Park, and the north-south 
axis of Foothills Road, accommodating and 

distributing the primary north/south vehicular 
and bike movements within the District. A grid of 
streets emerges from these two primary organizing 
streets, resulting in a pattern of blocks based on 
a 240’ dimension that accommodates effi cient 
parking templates.

In the south, the Upper Shelf subdistrict provides 
clear connections to and across State Street, 
most signifi cantly at North Shore Drive/State Street 
and Foothills Road/State Street. A grid pattern in 
this area establishes larger block dimensions that 
can accommodate the neighborhood retail uses 
that are the primary development type in the 
area (e.g., Oswego Village Center). A new road 
connection lining up with the Foothills Road/State 
Street intersection connects the lower portion of 
the Oswego Pointe Apartments with the Upper 
Shelf Subdistrict.

II. State Street
As a State Highway (Oregon Highway 43), State 
Street provides regional access linking downtown 
Lake Oswego north to Portland and south to 
West Linn. This regional access is critical not only 
to Foothills, but to Lake Oswego as a whole, and 
the plan recommends ways that Foothills can 
develop while maintaining State Street’s regional 
role (see Section 5.2.3, Transportation Analysis).
 
State Street also acts as a signifi cant barrier 
between downtown and Foothills, especially 
through the downtown area between Millennium 
Plaza and B Avenue. In order to improve east-
west connectivity, increase future capacity, and 
improve the overall pedestrian and aesthetic 
environment along State Street, the plan 
recommends a number of actions:

• Properties along the east side of State 
Street between A and B Avenues should be 
acquired in order to provide for future street 
and/or sidewalk widening;

• Improved pedestrian access along State 
Street should be provided with new sidewalks 
and street furnishings; and

• Landscape improvements along State Street, 
and especially on the east side of State 
between the sidewalk and the UP rail line, 
should be made in order to provide a more 
pleasant streetscape atmosphere through 

Figure 5.2.1R: Foothills Street plan diagram, with subdistricts identifi ed.
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the downtown area.

III. Foothills Road
Foothills Road is proposed to be the primary north/
south street within the District, accommodating 
and distributing vehicular trips to and from the 
north and south portals and providing bicycle 
access through the District. The proposed right-
of-way width of 74’ will accommodate these 
functions while still providing a comfortable 
pedestrian environment that encourages and 
supports active ground fl oor uses on adjacent 
development parcels.

As part of the CAC’s discussion of the Foothills 
Road alignment, there was signifi cant concern 
regarding the relationship between Foothills Road 
and the existing Kincaid Curlicue. Upon further 
evaluation, there appear to be options that would 
help alleviate impacts on the Kincaid Curlicue 
and help enhance connections between the 
Willamette Steps and the Curlicue. With this in 
mind, the plan recommends that the following 
design issues be explored prior to the fi nalization 
of the Foothills Road alignment between Oswego 
Pointe Road and B Avenue:

• Begin the Foothills Road project further south 
and west of Oswego Pointe Drive, on the west 
side of the PGE substations, in order to begin 
dropping the elevation of Foothills Road 
and reduce elevation differences between 
Foothills Road, Oswego Pointe Drive, and the 
Kincaid Curlicue.

• Minimize the Foothills Road cross section 
between B Avenue and Oswego Pointe 
Drive by eliminating on-street parking and 
considering a sidewalk on one side only. 

• Realign Foothills Road as far west as practical 
in order to reduce impacts on Kincaid 
Curlicue. Realignment should be weighed 
against potential future use of Block 1.08, just 
west of Foothills Road.

• Raise the elevation of the B Avenue/Foothills 
Road intersection in order to reduce the 
grade change along the Willamette steps 
and between Foothills Road and the Kincaid 
Curlicue.

• During the design phase, replicate the 
landscape quality of the Kincaid Curlicue as 
part of any Curlicue reconstruction project.

Figure 5.2.2: Plan diagram, highlighting Foothills Road.
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Figure 5.2.4: Cross section of B Street.

Figure 5.2.3 Cross section of Foothills Road.
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the interface with Foothills Park, a new plaza 
is envisioned to help transition to the park 
and provide a more urban, plaza-like setting 
overlooking the park and accommodating 
spillover use from adjacent retail and restaurant uses.

 
V. Oswego Pointe Drive
Today, Oswego Pointe Drive provides access to four 
primary uses: the Oswego Pointe Condominiums, 
Oswego Pointe Apartments, Roehr Park, and a 
riverfront offi ce and conference center. The street 
is paralleled by the Kincaid Curlicue pathway, 
and the eastern portion of Oswego Pointe Drive 
actually splits into two streets – one to access the 
Park, apartments and offi ces, and the other to 
access the condos and connect to the industrial 
area to the North.

The proposed function of Oswego Pointe Drive 
is expected to continue much as it does today. 
However, the Street Plan suggests that the 
segment of street that connects to Roehr Park and 

IV. B Avenue
In the northern portion of Foothills, B Avenue 
provides the primary east-west corridor linking 
downtown Lake Oswego and First Addition to 
Foothills Park and the Willamette River. There 
are two primary elements to this corridor. West 
of Foothills Road, B Avenue accommodates the 
Willamette Steps, a “vertical park” connection for 
pedestrians and bicyclists described later in this 
section.

East of Foothills Road, B Avenue is envisioned as 
a pedestrian-priority street within a 70’ right-of-
way. This three-block section will accommodate 
a broader sidewalk zone, allowing for the 
incorporation of additional landscape features, 
retail displays, and sidewalk seating. Bikes and 
autos will share travel lanes, as denoted by bike 
“sharrows,” encouraging safe use of the street 
and slower traffi c speeds. 

B Avenue will terminate at Foothills Park, turning 
south to connect with Oswego Pointe Drive. At 

Figure 5.2.5: Plan diagram highlighting B Street.
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Figure 5.2.6: Plan diagram highlighting South Loop Drive.
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the office development continue on to connect 
directly to B Street in the northern portion of the 
District. The current connection to the east of 
the Condo access point would be vacated and 
replaced with additional open space, enhancing 
the Curlicue as it approaches Foothills Park.
The proposed cross section for Oswego Pointe 
Drive is proposed to be 60 feet, with two travel 
lanes, on street parking, and a sidewalk/planting 
strip on the south side of the street. The Curlicue 
path will serve as the primary bike and pedestrian 
pathway, running parallel to Oswego Pointe Drive 
between Foothills Park and Foothills Road.

VI. Neighborhood Streets
Throughout the District, a network of neighborhood 
streets will provide local access to adjacent uses. 
Wherever possible, these streets should provide 
public vehicular and bike/pedestrian access, 
connecting a public street to another public 
street or accessway.

In general, Neighborhood Streets will have a right-
of-way width of 60 feet, with on-street parking and 

sidewalks with either landscape strips or special 
paving treatments, depending on the adjacent use.

VII. Shared Use/Low Traffic Streets and 
Pedestrian/Green Accessways
A number of streets in the District are intended to 
provide limited access to adjacent parcels and/
or public bike and pedestrian access to parks, the 
greenway, or other public streets and accessways. 
These street types provide unique opportunities 
for individual design expression that reinforces 
the primacy of the pedestrian in the design and 
function of the street while still providing for limited 
local access to adjacent parcels (e.g., parking 
access, loading zones, etc.). These accessways 
will not provide through vehicular movement. 
For example, the accessway parallel to State 
Street just north of Leonard Street is intended 
to provide pedestrian and bike access only, 
and not a vehicular connection from Foothills 
Road to Old Town. Accessways may also help 
provide emergency access to adjacent parcels, 
consistent with building code requirements.

Figure 5.2.8: Cross section of Oswego Pointe Drive.
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at a minimum of elevation of 37.2 feet in order to 
ensure that the fi nished fl oor elevation of adjacent 
development will meet City Code requirements 
for development in fl ood management areas.

Besides meeting the minimum requirements 
related to fl oodplain management, the North 
District street grading plan is also being driven 
by urban design and development feasibility 
considerations. From an urban design standpoint, 
the project team has recommended utilizing the 
grades of the street to reinforce connections to the 
river; therefore, B Street slopes gradually upward 
from its minimum elevation of 37.2 feet at Foothills 
Park to 54.5 feet at B Street/Foothills Road. This 
slope helps to heighten the visual connection to 
the river, and provides a more intuitive reference 
point for the District – most people will expect an 
area to slope towards the River, rather than be 
fl at or slope away from it.

Right-of-way widths for these accessways may 
vary between 40 and 60 feet, depending on 
their functional requirements. Design standards 
for these areas will encourage a curbless 
approach, utilization of pervious paving surfaces 
where feasible, and incorporation of signifi cant 
landscape space (50% minimum). Accessways 
which lead to public parks or the Willamette 
River Greenway shall prohibit vehicular access 
from the last 100 feet leading to the park/
greenway boundary, although emergency and 
maintenance access must be maintained.

VIII. North District Street Grading
Given the topography of the northern portion of 
the District, and in particular the need to raise 
the industrial area out of the 100-year fl oodplain, 
special attention has been given to establishing 
street grades in the area. As described in greater 
detail in the Floodplain section of this report, the 
street grades in the northern district are being set 

Figure 5.2.9: Plan diagram, highlighting Oswego Pointe Drive, 
including area to be vacated.
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Figure 5.2.10R: Plan Diagram, highlighting Neighborhood Streets.
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From a development feasibility standpoint, 
raising the street grades in the north district 
provides an opportunity to place a level of 
parking underground without excavating a full 
basement. By placing the parking underground, 
developed areas at ground fl oor and above can 
be given over to active, occupiable space rather 
than parking, and greater opportunities arise to 
incorporate public and private open space within 
the block.

Last, although areas of contamination are limited 
within the District, raising the elevation of streets 
in the area ensures that clean fi ll is placed in the 
right-of-way. This is a benefi t to future road and 
utility maintenance efforts, as no special soil 
handling or safety procedures will need to be 
followed for routine maintenance and repairs.

Pedestrian and Bike Circulation

I. Overall circulation plan
As shown on Figure 5.2.27, the street plan 
for Foothills seeks to create a series of strong 
pedestrian connections between Downtown 
and surrounding neighborhoods to Foothills and 
the Willamette River. The strongest pedestrian 

Figure 5.2.11: Photo example of neighborhood street.

Figure 5.2.12: Aerial photo of Curlicue Corridor.

Figure 5.2.13R: Plan Diagram, highlighting Accessways.
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Figure 5.2.14: Cross section of neighborhood streets.

Figure 5.2.15: Cross section of accessways.
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connections run east to west, reflecting the 
predominant public desire lines linking popular 
destinations in the area (Downtown, Millennium 
Plaza, Streetcar stops, Foothills Park, Roehr Park, 
Willamette Greenway, etc.)

In contrast to the pedestrian system, bike circulation 
orients more strongly north to south, utilizing both 

existing routes that could use improvements (e.g., 
the Greenway Trail/proposed Tryon Creek ped/
bike crossing) and new routes that accommodate 
through movements efficiently (Foothills Road). 
Connecting the bike system to other regional 
bike facilities - such as Terwilliger Parkway or the 
planned pathway north into the Fielding Road 
neighborhood – will help encourage greater use 
of the bike facilities and provide safe alternatives 
to more congested routes (e.g., State Street). 

East-west bike movements in the District would 
be accommodated primarily in-street, with 
bikes sharing space with cars. One exception to 
this is the Kincaid Curlicue, which will continue 
to provide a separated pathway connecting 
Foothills Road to Foothills Park and the Greenway 
Trail.

The plan also recommends a new north/south 
bicycle and pedestrian pathway parallel to the 
UP rail line. This pathway would provide dedicated 
bike and pedestrian access from the proposed 
Northern Portal at State and D/E Avenues to 
Foothills/A Avenue, at the level of the UP rail line. 
The pathway would be physically separated 
from the rail line by a low wall/decorative fence, 
similar to the path-way along the lakefront west 
of Millennium Plaza. By physically separating the 
pathway from the rail line, the current issues with 
trespassing on rail property could be eliminated 
while providing a safe, convenient, and level 
pathway north/south through the District.

II. Willamette Greenway Trail/Tryon Cove Park
The Willamette Greenway Trail provides a 
safe and attractive pedestrian and bicycle 
connection, ef-fectively linking Foothills Park on 
the north with George Rogers Park on the south 
with a multi-use bike and pedestrian pathway. 
However, the recent acquisition of Tryon Cove 
Park and the potential day-lighting of Tryon Creek 
at State Street suggest that the extension of the 
Greenway trail across Tryon Creek would be a 
welcome addition to the Greenway trail system. 
The Framework Plan suggests the construction of a 
new bike and pedestrian bridge across the mouth 
of Tryon Creek, linking to a trail system that can 
be easily expanded to the west if a connection to 
Tryon Creek State Park is developed as part of a 
future Tryon Creek daylighting project. The bridge 
and new trail connections should be carefully 

Figures 5.12.16, 17 & 18: Photo examples of Portland neighborhood 
accessways; Pearl District & South Waterfront.
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designed to minimize impacts on the Tryon Cove 
area. 

III. B Avenue/Willamette Steps
A signifi cant new public space will be created 
to help connect downtown Lake Oswego 
through the Foothills District to Foothills Park and 
the Willamette River. The plan recommends that 
the entire B Avenue corridor between State 
Street and Foothills Park be treated as a primarily 
pedestrian-oriented open space. In particular, the 
Willamette Steps are seen as an attractive and 
unique “vertical park,” connecting downtown to 
the River and the generously landscaped urban 
streetscape of B Avenue. The eastern end of 
the corridor will be anchored by an urban plaza 

overlooking Foothills Park and the Willamette 
River.

This pedestrian connection is envisioned as the 
direct, active connection between downtown 
Lake Oswego and the River. Development 
along B Street will be required to include active 
ground fl oor uses – local retail, restaurants, and 
neighborhood services – to help reinforce the 
establishment of an interesting urban environment 
that welcomes pedestrians and draws people 
along the corridor from one unique experience to 
the next.

IV. A Street/Kincaid Curlicue
In contrast to the active and bustling corridor 
envisioned for B Street, the Kincaid Curlicue is seen 
as the quiet and natural connection between 
downtown and the river. While the upper portion 
of the Curlicue - a modest path that currently 
provides an accessible route from Foothills Road 
down to the lower portion of the Curlicue at 
Oswego Pointe Drive - will be supplanted by the 
Willamette Steps, the lower portion will retain its 
current lushly landscaped character. The Kincaid 
Curlicue will now be accessed at grade directly 
from the proposed Foothills Road alignment, and 
will continue downhill to Foothills Park and Roehr 
Park from there. It will also be newly accessible 
via an extension of the A Street corridor, which 
will create a pedestrian stair and pathway on 
the east side of State Street linking directly to the 
beginning of the Curlicue Trail. By opening this 
connection at A Street, the strong pedestrian 
experience that has been created on the west 
side of State can continue east into Foothills, and 
in the process a strong visual connection will be 
created between Downtown and Foothills.

Connections and Crossings
It is imperative that the Foothills District be fully 
integrated with its surrounding context, and 
not allowed to be an island independent from 
and unconnected to Downtown and adjacent 
neighborhoods. To this end, the project team 
carefully analyzed the interface between Foothills 
and its surroundings to look for ways to enhance 
connectivity and continuity between the District and 
adjacent areas. The following projects are seen as 
critical in establishing Foothills as an integral part of 
Lake Oswego.

Figure 5.2.19: Plan diagram showing spot elevations in North District.
0’ 200’

Figure 5.2.20: Photo of fi ll for street grading.
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I. North Portal
Over the long term, it is likely that the Foothills 
District and State Street will benefit from the 
develop-ment of an additional access point in 
the northern portion of the District. By providing 
two primary points of access to the District rather 
than one (at Foothills/State in the southern portion 
of the District), Foothills Road can act as a local 
bypass to the most congested portion of State 
Street, minimizing the impact that Foothills District 
traffic has on the existing transportation system.

During the planning process, the team looked 
at two primary alternatives for a northern access 
point. The primary driver that determines the 
potential access location is the grade of the 
UPRR track parallel to State Street. There are 

currently only two points where the grade of the 
UPRR closely matches that of State Street – at the 
current Public Storage access between D and E 
Avenues, and at the Terwilliger intersection.

Given the expense of developing a new bridge 
across Tryon Creek, required modifications to the 
State/Terwiliger intersection, and the reduction 
in trip volume from the Approved Framework 
Plan to the Revised Framework Plan, the project 
team felt that a new intersection in approximately 
the same location as the current Public Storage 
access would be the best solution. 

This intersection will not be needed until 
development in the District is well underway 
– probably eight to ten years after the first 
development comes on line, depending on the 

Figure 5.2.27R: Plan Diagram, highlighting Primary Pedestrian 
Connections.

Figure 5.2.28R: Plan Diagram, highlighting Bike Routes.
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pace of redevelopment activity.  This will allow 
sufficient time to work with adjacent property 
owners – especially Public Storage as well as other 
nearby properties and businesses – on the final 
design of the project so as to minimize impacts.

Some key features of the conceptual design 
include:

• An at-grade crossing of the Union Pacific rail 
line, which will require concurrence from the 
UP and ODOT rail;

• Movements out of the District limited to right-
in/right-out

• Movements into the District limited to left-in 
(southbound State into the District)

• Protection for the First Addition Neighborhood 
by eliminating left turns to E Avenue from 
Northbound State Street/the Foothills District

As part of the CAC’s discussion about the proposed 
D/E Portal, there were a number of concerns raised 
related to the impacts of this concept on access 
to and from the First Addition neighborhood. Even 
though the project is 8 – 10 years into the future, 
it is important to document a series of design 
directives that must be incorporated into the 
design process when this project is ready to move 
for-ward. These directives include:

• Work with the First Addition Neighborhood from 
the outset of the design process to address 
neighborhood access issues, potential traffic 
calming measures, and overall intersection 
de-sign.

• Ensure adequate left turn lane storage from 
northbound State Street to westbound D 
Avenue (may require removal of center 
median)

• Accommodate left turns from eastbound D 
Avenue to northbound State Street, including 
the potential for a median refuge area for 
cars entering State

• Provide access to existing Car Wash site from 
northbound State Street

• Work with Public Storage on acquisition and 
project timing (8 – 10 years) to minimize 
impacts

• Restrict left turns from northbound State Street 
to E Avenue

• Confirm left turn storage capacity for 
Terwilliger and Foothills intersections (ensure 

that storage will not overlap between the two 
intersections)

II. A Avenue
The A Avenue connection between downtown 
Lake Oswego and the Foothills District will be 
instrumental in tying the two areas together as 
one. The recommended plan shows an at-grade 
pedestrian crossing in this location, providing 
visual and pedestrian access across State Street 
in both directions and enhancing the aesthetic 
appeal at this key intersection.

The A Avenue connection will be a challenge 
to implement given the differences in grade 
between State Street and the UP rail line and the 
difficulty in securing crossing permits of the rail line 
in this location. Even if an at-grade pedestrian 
rail crossing is deemed infeasible at a later date, 
there is a great desire to establish a visually 
striking terminus to A Avenue while improving 
pedestrian crossings of State Street. Future design 
efforts for this intersection should recognize the 
role of A Avenue as Lake Oswego’s Main Street, 
and incorporate design treatments suitable to A 
Avenue’s importance in downtown.

As part of the planning process, the project 
team and the CAC felt that there could be great 
potential in exploring an additional vehicular 
connection at this location in order to further 

Figure 5.2.29R: Conceptual Sketch of Willamette Steps, from below.
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integrate Foothills with Downtown. However, 
grade changes between the UP rail line, difficulty 
in securing rail crossing permits, and the probable 
degradation of the capacity of State Street were 
all seen as extremely problematic in pursuing a 
vehicular connection at this time. As conditions 
change in and around the District over time, any 
opportunity for establishing a viable vehicular 
connection should be fully explored and pursued.

III. State Street Crossings
The signalized crossings of State Street at A Avenue, 
B Avenue, and North Shore Drive provide primary 
access for pedestrians and bicycles to/from the 
Foothills District and could be improved to allow 
for better access.  Treatments to include at these 
crossings to better facilitate access and enhance 
safety include pedestrian countdown timers, 
pedestrian tactile warning pads at all crossing 
corners, audible push buttons, and meeting all 
ADA requirements for ramp grades and crossings.  
These improvements would all enhance the 
safety for pedestrians and bicycles crossing State 
Street.  Other improvements that are not related 
to safety, but could enhance the pedestrian/
bicycling experience would be the installation 
of wayfinding signage at these intersections 
to help users traverse the downtown and the 
Foothills District indicating major destinations and 
connections.

Rail Crossings
Access to and from the Foothills District is impacted 
significantly by the Union Pacific rail alignment. 
Because the rail line sits slightly above or slightly 
below the grade of State Street, there are limited 
oppor-tunities to provide vehicular connections 
across the rail line without significantly altering the 
rail line itself. The two locations where an at-grade 
crossing are physically viable are at the current 
public crossing location at the Public Storage facility 
(proposed location of the new Northern Portal) and 
directly oppo-site the State/Terwilliger intersection.

For areas where there is a grade difference between 
the UP line and State Street, it is not significant 
enough to consider bridging over the tracks (the UP 
requires a 23 foot clear distance to the bottom of 
overpass structures) or tunneling underneath. These 
factors mean that only two locations are truly viable 

in terms of looking at enhancing vehicular access to 
and from Foothills in the northern part of the District.
In addition to the desired vehicular connections, the 
Framework Plan also suggests adding two public 
pedestrian connections across the rail line at A Street 
and B Street. As with the vehicular connections, 
there is inadequate vertical clearance to consider 
going over or under the tracks effectively, and 
urban pedestrian overpasses and underpasses are 
notoriously uncomfortable environments given lack 
of visual access to and from these environments.

Determining the best crossing locations, and the final 
design of the crossings themselves, is not a process 
that is completely under the City’s control. In fact, 
Union Pacific, as the track owner, and ODOT Rail 
Safety will both need to sign off on any crossing 
additions or modifications. For this reason, the project 
team is recommending that the entire UP rail corridor 
between Millennium Plaza and the Willamette River 
be approached as a single rail safety project, with the 
idea of increasing the overall safety of this portion of 
the rail line while accommodating necessary public 
access to and from Foothills.

Taking a corridor approach to this segment of the 
rail line will help address some long-standing issues 
on the line, including pedestrian trespass along the 
rail right-of-way by neighbors to the north of Foothills, 
many of whom use the rail line as a connection 
between their neighborhood and downtown Lake 
Oswego. By providing alternative walking routes 
(e.g., the extended Greenway trail, a new separated 
pathway parallel to the UPRR line, and pedestrian 
connections via the new D/E intersection and 
Foothills Road) and clearly defining and controlling 
safe locations for crossings of the rail line, pedestrian 
access to and along the rail line can be reduced, 
which is a significant safety concern for the UP and 
ODOT Rail.

5.2.3 TRANSPORTATION ANALYSIS
This section provides a summary of the technical 
analysis that was undertaken by DKS Associates in 
support of the Framework Plan. This analysis can 
be found in full in Appendix C to the Framework 
Plan. Where any inconsistencies exist between the 
Framework Plan summary and the full technical 
analysis, the full technical analysis should be given 
priority.
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The goal of the transportation analysis was to 
determine the potential impacts on the transportation 
system that would be created by an increase in 
development density in Foothills. The analysis also 
sought to identify ways to offset or mitigate any 
negative impacts to the transportation system 
such as increases in traffic volumes and associated 
congestion.

Methodology and Assumptions/Current Zoning 
Scenario
One of the most important elements to future 
transportation analysis is the land use(s) assumed 
within and around the study area. It is this land use 
that generates trips that access the transportation 
network and ultimately determines the level of 
operations at intersections.

The Metro regional travel demand model is the tool 
used that houses both land use assumptions as well 
as the level of motor vehicle activity for those land 
uses. Metro develops two travel demand models: 
a 2005 base year, and a future 2035 planning 
horizon. The land uses within these models are in 
three categories represented by housing (number of 
units), retail employees and other employees. These 
categories are then grouped into zones within the 
Metro models that are representative of the land use 
activity within specific areas. These zones are called 
Transportation Analysis Zones (TAZs). In the Metro 
base model, all of Downtown and Foothills reside 
within one TAZ, along with First Addition, Old Town, 
and portions of Evergreen.

Review of the base model and future model indicates 
a growth in land uses within this TAZ of approximately 
1,820 housing units, 820 retail employees, and 2,030 
other employees. In general, these figures represent 
a 90% increase in housing and a 106% increase in 
employees for the downtown and Foothills areas.

Because the Metro TAZ was done at such a gross 
level, its utility as a specific analysis tool for Foothills is 
limited unless it is broken into a series of smaller units. 
Working with City staff to ensure consistency with 
past planning efforts, including the Lake Oswego 
to Portland Transit project, the transportation team 
worked to assign the growth in land uses to subareas 
within the Metro TAZ, maintaining the same overall 
growth total identified above. This refinement 
(“disaggregation”) of the TAZ is shown in Figure 5.2.33.

In addition to the disaggregation of land uses, and 
introduction of smaller TAZs into the downtown and 
Foothills area, the transportation network was also 
refined to add more detail for local streets. This was 
primarily done in the downtown area to allow for 
additional circulation from the smaller TAZs that were 
added to the area.

The next step in the process is to determine the 
assumed land use breakdown under the current 
comprehensive plan. Table 1 shows the existing 
zoning based on the current comprehensive plan for 
the areas that are proposed to be redeveloped. In 
addition, this zoning has been converted to square 
footage and housing units based on an assumed 
floor-to-area ratio (FAR).

The square footage and housing units can be 
converted into potential trip generation for 
development under the “Current Zoning” condition. 
This helps to determine the highest and best use of 
land use potential for the future for comparative 
purposes to the Proposed Zoning Scenario. Table 
2 shows the potential trip generation for the 
Current Zoning land uses based on the Institute of 
Transportation Engineers Trip Generation Manual, 
8th Edition. The EC/R-0 zoning category is a mixed 
use zone and has been split into the two categories 
of “commercial” and “residential.”

As can be seen in Table 3R, the AM peak hour trip 
generation is lower than the projected PM peak 
hour trip generation. It is approximately 50% less than 
the PM peak hour. The existing traffic levels on the 
surrounding roadway network have a similar trend 
with the AM peak hour being approximately 9% 
lower than the PM peak period (on OR 43). 

This trip generation establishes the “highest and 
best use” of land uses for trip generation potential 
for the future no‐build conditions of the Foothills 
study area. The trips in Table 3R are based on 
standard ITE trip generation rates which typically do 
not include a high level of transit service, and they 
are for individual (stand-alone) uses. Typical transit 
mode share from standard ITE rates is approximately 
2%. For the purposes of our analysis, the assumed 
transit mode share for Foothills is estimated to be 
10%, down from the 18% used when Streetcar was 
included in the model. There is also the potential for 
trip reductions due to internal trips (trips within the 
study area between land uses). Table 3R documents 
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potential trip reductions from the standard ITE trip 
generation results in Table 2.

Future Build-Out (Proposed Zoning)
The transportation analysis of future build-out assumes 
a different level of land use within the Foothills 
area compared to the existing comprehensive 
plan zoning. The proposed land use still contains 
a mix of land uses, but at different levels than the 
existing comprehensive plan. The land use build-
out scenario utilized the same assumptions as the 
ECONorthwest team in order to ensure consistency 
throughout the Framework Plan analysis process. 
This means that every block in the concept plan 
was assigned a specific use and density, based on 
a realistic forecast of an appropriate mix of uses and 
development types. 

It should be noted that the entire Foothills Study Area is 
not assumed to be subject to redevelopment beyond 
what is currently considered in the Comprehensive 
Plan. Specifically, the analysis assumed that only the 
North District and Upper Shelf subdistricts would be 
redeveloped consistent with proposed zoning. 

Table 4R shows a summary of land uses proposed 
for redevelopment compared to the existing 
comprehensive plan. This table depicts an emphasis 
on residential uses in the redevelopment process, a 
shift away from more intensive office or retail uses 
that would also generate a high volume of peak 
hour trips. This analysis assumes a mix of residential 
types for the District, consisting of condominiums 
(285 units), senior housing (322 units), and market 
rate apartments (1,128 units), as well as a limited 
amount of office and retail uses.

Utilizing the land use and development assumptions 
assigned to each block in the Foothills District, the 
transportation team calculated trip generation 
for the proposed development using the same 
methodology as the Current Zoning scenario. Where 
applicable, similar land use categories were utilized 
as had been used in the Current Zoning analysis. 
Where necessary, alternative land use categories 
were selected from the Institute of Transportation 
Engineering Trip Generation Handbook when they 
more closely matched the proposed future land 
uses. 

This block-by-block analysis provided the project 

team with an overview of the total trips that could be 
expected to result from the proposed development, 
as shown in Table 5R. A summary comparison of total 
trips in the District is shown in Table 6R.

Once the overall trip generation table was 
completed, the next step in the process was to 
determine how those trips would distribute to the 
transportation network. The Metro regional travel 
demand model was utilized to help determine what 
the origins/destinations were along the street network 
within the study area. Figure 5.2.34 summarizes 
this trip distribution. In summary, this distribution 
analysis enables trips to be assigned to specific 
intersections in the study area, a key component of 
the Transportation Planning Rule analysis described 
in the next section.

Transportation Planning Rule Analysis
When any Oregon jurisdiction is considering 
amendments to its Comprehensive Plan, an analysis 
of the transportation impacts based on those 
amendments must typically be performed. This 
type of analysis is outlined and described by the 
Oregon Department of Transportation and Oregon 
Administrative Rules (OAR) as the Transportation 
Planning Rule (OAR 660-012-0060).

The purpose of the Transportation Planning Rule 
(“TPR”) is to maintain a balance between land 
uses that are currently allowed under the existing 
City comprehensive plan, and the transportation 
system neces-sary to support those land uses. The 
rule establishes regulations to determine what 
a “significant impact” is when considering an 
amendment to the comprehensive plan allowing 
land uses other than those cur-rently approved. 
If a significant impact is met, mitigation must be 
proposed that brings the conditions back to the 
same level (or better) than the no-build condition.

On January 1, 2012, new TPR regulations went into 
effect that allow more leeway for projects that 
are located in areas designated as “Mixed-use 
Multi-modal Areas” (“MMA”). In short, jurisdictions 
can rezone areas to a more intensive use within a 
MMA without first demonstrating that there will be 
no significant impact on the transportation system 
as a result of the rezoning. In the Portland metro 
region, Metro’s Town Center designation is generally 
equivalent to a MMA, and the extension of the Lake 
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Oswego Town Center boundary to coincide with the 
Foothills District boundary would meet the definition 
of a MMA.

Regardless of the alternative path that the MMA 
designation offers, the project team has continued to 
use the typical TPR analysis as the basis for evaluating 
impacts on the local and regional transportation 
system. The process for undertaking this analysis 
is based upon the work done in establishing the 
Current Zoning and Proposed Zoning models. 

Simply put, critical intersections within the Study Area 
– in this case, intersections along State Street and in 
the eastern portion of downtown Lake Oswego (A 
and B Streets east of 2nd Avenue) – are analyzed 
under Current Zoning, and again under Proposed 
Zoning, to determine if there is an adverse impact 
on these intersections. If intersection operations are 
found to be degraded under the Proposed Zoning 
scenario, mitigation projects are then identified and 
analyzed, with the goal of bringing intersection op-
erations back to a level no worse than what would 
be experienced under the Current Zoning scenario.

As demonstrated by Table 7R, the Proposed Zoning 
scenario can be accommodated and will meet TPR 
requirements assuming that the identified mitigation 
projects are constructed. Specifically, these mitiga-
tion projects include, in order of effectiveness in 
mitigating transportation impacts:

• North Portal at D/E Avenue – a new right-
in/right-out/left-in intersection on the east side 
of State Street between D and E Avenues will 
provide an effective alternative access to the 
Foothills District and divert a significant number 
of trips off of State Street that would otherwise 
continue south through the State/A intersection 
(and other State Street intersections). 
• Dual Left Turn Lanes from westbound Foothills 
Road to southbound State Street – As part of the 
re-construction of Foothills Road, an additional 
left turn lane will be added to Foothills Road at 
State Street to accommodate traffic heading 
south on State Street.

Figure 5.2.30R: Conceptual Diagram of State Street/D and E Avenue 
Intersection.
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Table 1:  Existing Comprehensive Plan Zoning Buildable Land Uses 

Zoning  Description  Acres FAR* Square Feet/Area  Units
EC/R‐0  East End Commercial District/Residential 42.14 0.3 431,210  1,725

I  Industrial  18.89 0.6 493,600 
EC  East End Commercial District  11.07 0.3 144,700 

* Assumed FAR based on typical marketplace 

Table 2:  Potential Foothills Study Area Trip Generation from Current Zoning 

Zoning  ITE Code 
Daily 
Trips 

AM Peak Hour Trips PM Peak Hour Trips
In Out Total In  Out  Total

EC/R‐0*       
Commercial  820  17,560 223 142 365 830   864   1,694
Residential  220  10,575 170 679 849 628   338   966

I  110  3,585 434 59 493 66  483  548
EC  820  8,635 117  75  192  399   456   856 

  Totals  40,355  944  955  1,899  1,923  2,141  4,064 

* Mixed use zoning split into commercial and residential for trip generation. 

Table 3:  Potential Peak Hour Trip Reductions and Net New Trip Generation 

Trip Category 
AM Peak Hour Trips PM Peak Hour Trips

In Out Total In Out  Total
Total Trips from Table 2  944 955 1,899 1,923 2,141  4,064
Internal Trip Reduction (24%)1  (231) (234) (465) (471) (524)  (994)
High Capacity Transit (18%)2  (170) (172) (342) (346) (385)  (732)

Net New Trips  543  550  1,092  1,106  1,232  2,338 

Notes:  1 Internal capture rate calculated from Institute of Transportation Engineering Trip Generation Handbook, 
October 1998 

  2 High capacity transit mode share for study area found in Lake Oswego to Portland Transit Project, Table 
4.2‐6, December 2010. 

 
Table 4:  Overview of Existing Comprehensive Plan Compared to Proposed Land Use 

  Current Comprehensive Plan Proposed Plan 
General Description  Square Feet/Area Units Square Feet/Area  Units
Commercial  575,920 247,400
Residential    2,203 3,016
Industrial  439,600 ‐
Office  ‐  497,960
Totals  1,015,520 2,203 745,360 3,016
 

   

 

 
Updated Foothills Framework Plan Figures (6/11/12) 

 
 
Table 1:  Existing Comprehensive Plan Zoning Buildable Land Uses 

Zoning Description Acres FAR* Square Feet/Area Units 
EC/R-0 East End Commercial District/Residential 42.14 0.3 431,210 1,725 

I Industrial 18.89 0.6 493,600  
EC East End Commercial District 11.07 0.3 144,700  

* Assumed FAR based on typical marketplace 
 
 
Table 2:  Potential Foothills Study Area Trip Generation from Current Zoning 

Zoning ITE Code 
Daily 
Trips 

AM Peak Hour Trips PM Peak Hour Trips 
In Out Total In Out Total 

EC/R-0*         
Commercial 820 17,560  223  142  365  830  864  1,694  
Residential 220 10,575  170 679 849  628  338  966  

I 110 3,585 434 59 493 66 483 548 
EC 820 8,635 117  75  192  399  456  856  

 Totals 40,355 944 955 1,899 1,923 2,141 4,064 
* Mixed use zoning split into commercial and residential for trip generation. 
 
 
Table 3:  Potential Peak Hour Trip Reductions and Net New Trip Generation From Current 
Zoning 

Trip Category 
AM Peak Hour Trips PM Peak Hour Trips 

In Out Total In Out Total 
Total Trips from Table 2 944 955 1,899 1,923 2,141 4,064 
Internal Trip Reduction (24%)1 (231) (234) (465) (462) (574) (976) 
High Capacity Transit (10%)2 (94) (96) (190) (192) (214) (406) 

Net New Trips 619 625 1,244 1,260 1,403 2,682 

Notes: 1 Internal capture rate calculated from Institute of Transportation Engineering Trip Generation Handbook, 
October 1998 

 2 High capacity transit mode share for study area found in Lake Oswego to Portland Transit Project, Table 
4.2-6, December 2010. 

 
  Table 3R: Potential Peak Hour Trip Reductions and Net New Trip Generation.

 

 
Table 4:  Overview of Existing Comprehensive Plan Compared to Proposed Land Use 

 Current Comprehensive Plan Proposed Plan 
General Description Square Feet/Area Units Square Feet/Area Units 
Commercial 575,920  72,223  
Residential  2,203  1,735 
Industrial 439,600  -  
Office -  38,000  
Totals 1,015,520 2,203 110,223 1,735 

 
  

Table 4R: Overview of Existing Comprehensive Plan Compared to Proposed Land Use.



SECTION 5.2 FOOTHILLS DISTRICT FRAMEWORK PLAN

WILLIAMS/DAME & WHITE and CITY OF LAKE OSWEGO, OREGON 73

FINAL

Figure 5.2.33: Recommended Foothills TIA TAZ disaggregation.
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Housing
230
209
329
384

1,920
768

3,840

Retail
840
0
0

168
82
590

1,680

Other
1,558
164
213
717
384
824

3,860

TAZ 944
TAZ 2047
TAZ 2048
TAZ 2049
TAZ 2050
TAZ 2051

Totals

2035 Model

TAZ 2047

TAZ 2049

TAZ 2048

TAZ 2050

TAZ 944

TAZ 2051

 

Table 5:  Proposed Development Trip Generation 
 Institute of Transportation Engineers Land Use Code    
 Land Use 

230 
Land Use 

252 
Land Use 

220 
Land Use 

710 
Land Use 

820    
Block Condos1 Senior 

Housing1 
Apartments1 Office2 Retail2 In Trips Out Trips Total Trips 

1.01 55  143  8,333 77 49 126 
1.02     5,556 35 22 57 
1.03  165   5,556 24 20 43 
1.04   91  5,556 54 34 88 
1.05  157   11,111 32 29 61 
1.06 124    13,889 73 49 122 
1.07   141  5,556 72 44 115 
1.083      0 0 0 
1.09      (1) (4) (5) 
1.10   122   55 30 85 
1.11   133   59 32 91 
1.12   104   49 26 75 
1.13   114   52 28 80 
1.14      0 0 0 
2.01   102  5,556 58 36 94 
2.02      0 0 0 
2.03    38,000 5,556 30 111 141 
2.04 106    5,556 52 31 83 
2.05a      0 0 0 
2.05b   108   50 27 77 
2.06   70   36 20 56 

Totals 285 322 1,128 38,000 72,223 809 587 1396 
         

Internal Trip Reduction (3%) (24) (18) (42) 
         

Additional Mode Share Transit Trip Reduction (10%) (81) (59) (140) 
         

New Trips 704 511 1,214 

Notes: 1 Represented in number of dwelling units. 
 2 Represented in square footage of development. 
 3 Includes a 300 space surface park-and-ride for the streetcar transit.   

 

 
Table 6:  Estimated Vehicle Trips Summary 

 Existing 
Conditions2 

(2010) 

Current Zoning 
(2035) 

Proposed 
Zoning 
(2035) 

Net New Trips 
(Proposed – 

Current) 
PM Peak Hour Trips 710 2,682 2,516 (166) 
Average Daily Trips1 7,000 27,000 25,000 (2,000) 

Notes: 1 Assumed approximately 10% of daily trips occurred during the PM peak hour. 

 2 From existing driveway counts collected in 2010. 

 
 

Table 6R: Estimated Vehicle Trips Summary.
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2035 PM Peak Hour Intersection Operations - Proposed Development with Internal Capture and Transit Reduction (10%)

2035 Current 
Zoning

2035 Proposed 
Zoning

2035 Proposed 
Zoning

with Mitigations1

2035 Proposed 
Zoning Public 
Storage Portal 

(RIRO)2

2035 Proposed 
Zoning Public 
Storage Portal 

(RIROLI)
with Mitigations3

State St & Terwilliger Blvd 1.10 1.85 1.86 1.86 1.86 1.86
State St & E Ave 1.10 1.07 1.09 1.09 1.09 1.09
State St & D Ave 1.10 0.99 1.01 1.01 1.01 0.90
State St & B Ave 1.10 1.23 1.18 1.18 1.24 1.14
State St & A Ave 1.10 1.56 1.59 1.59 1.56 1.47
State St & Foothills Rd 1.10 1.24 1.31 1.24 1.22 1.22
State St & Village Ln/ Northshore Rd 1.10 1.28 1.25 1.25 1.25 1.25
State St & Wilbur St/ Middle Crest Rd 1.10 1.36 1.34 1.34 1.34 1.34

1st St & D Ave E (> 35 - 50) A (8.8) A (8.8) A (8.8) A (8.8) A (8.8)

2nd St & B Ave E (> 35 - 50) D (28.1)/A (0.7) D (27.7)/A (0.7) D (27.7)/A (0.7) D (27.7)/A (0.7) D (27.7)/A (0.7)

1st St & B Ave E (> 35 - 50) F (129.7)/A (2.9) F (124.4)/A (3.0) F (124.4)/A (3.0) F (124.4)/A (3.0) F (124.4)/A (3.0)

2nd St & A Ave D (> 35 - 55) B (14.6) B (14.6) B (14.6) B (15.1) B (15.1)

1st St & A Ave D (> 35 - 55) C (20.3) C (21.2) C (21.2) C (21.1) C (21.2)

Indicates an intersection under No Build exceeding performance standard
Indicates an intersection under the Build condition that has an impact beyond the No Build condition

Notes:
A.       Volume-to-capacity (v/c) ratio standards for ODOT intersections are based on Table 7 of the 1999 Oregon Highway Plan .
B.       Level of service (LOS) standards for Lake Oswego intersections are based on Section 2.2.2 of the Lake Oswego Transportation System Plan Resource Document , 1997.
C.       Control delay for LOS is based on Chapters 19 and 20 of the Highway Capacity Manual 2010 . Regardless of control delay, the LOS is F if any approach v/c is greater than 1.0.
D.       Performance standards list the major street approach for two-way stop-controlled intersections.
E.       RIRO = Right in, Right out
F.       RIROLI = Right in, Right out, Left in

Geometric mitigations:
1.       Assumes a flashing yellow left turn arrow for the southbound left turn lane at State St/Foothills Rd
2.       Assumes restricted access at existing public storage access
3.       Assumes restricted access at existing public storage access

Intersection
Performance 

Standard

Intersection Performance: v/c ratio or LOS (delay in seconds)

Table 7R: Future PM Peak Hour Intersection Operations and 2035 Current Zoning and Proposed Zoning.
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5.3 FLOODPLAIN

The primary objective for any development planning 
in Foothills is to ensure that new development is 
constructed above the base flood elevation (“BFE”) 
in the District. There are several methods for ensuring 
that development will be placed safely above the 
BFE and out of the floodplain including fill (raising 
the elevation of the area out of the floodplain) or 
the construction of levees that protect developed 
areas within the floodplain. With any floodplain 
solution or mitigation measure, the objective of this 
planning effort is to either maintain an equivalent 
pre-development flood storage capacity within 
the floodplain to accommodate the 100-year 
flood event or adopt measures to mitigate for any 
reduction of flood storage capacity resulting from 
new development conditions. 

5.3.1 PHYSICAL ENVIRONMENT
The Foothills District comprises a total of approximately 
107 acres. Of the 107 acres, 105 acres are landward 
of the ordinary high water mark. Of the 105 non-
submerged acres, approximately 27.6 acres are 
located in the FEMA mapped floodplain. The 
floodplain acreage is illustrated in Figure 5.3.1. Of the 
27.6 acres in the floodplain, 6.7 acres are currently 
improved with the Foothills Park, 4.8 acres are within 
the Willamette Greenway boundary, 5.0 acres 
with the City of Portland’s Tryon Creek Wastewater 
Treatment Facility and 9.5 acres with industrial uses 
including the roadways used to access those uses. 
Thus, 26 of the total 27.6 acres in the Floodplain 
are already developed with a mix of uses or are 
preserved in natural areas and parks. 

The base flood is defined by FEMA as “the flood 
having a one percent chance of being equaled or 
exceeded in any given year (also referred to as the 
100-year flood). The area subject to the base flood 
is the Special Flood Hazard Area designated on 
the Flood Insurance Rate Maps as Zones “A” or “V” 

including AE, AO, AH, A1-99 and VE.” The Industrial 
Area of the Foothills District is located in Zone AE. 
Similarly, the City of Lake Oswego defines the Base 
Flood as “the flood having a one percent chance of 
being equaled or exceeded in any given year. The 
‘Base Flood’ is also known as the ‘100-year flood’.”

The base flood (or 100-year floodplain elevation – 
“BFE”) in the Industrial Area of the Foothills District 
is 33.9 feet (NGVD29). (All elevations in this chapter 
are referenced to the NGVD29 vertical datum, the 
standard for the City of Lake Oswego. Note that 
FEMA floodplain documentation for the Willamette 
River references the NAVD88 vertical datum. An 
adjustment of 3.5 feet must be added to NGVD29 
to convert to NAVD88.) Within the floodplain zones 
in the Industrial Area, elevations range between 25 
feet and 33.9 feet. As shown on Figure 5.3.1 below, 
the Industrial Area acts like a bowl bordered to the 
south by the Oswego Pointe Condominiums and to 
the north by the Wastewater Treatment Facility. An 
existing bluff on the treatment plant site and previous 
fill at the condo site that raised the development 
above the BFE defined a low point that is currently 
developed with industrial uses. In the 1996 flood, the 
industrial uses located below the 100-year BFE were 
inundated with water.

As a result of the 1996 flood, the City of Lake Oswego 
has defined its Flood Management Area as:

“a. FEMA Mapped Areas:
i. The areas of special flood hazard, as identified 
by the Federal Insurance Administration in a 
scientific and engineering report entitled “The 
Flood Insurance Study for Clackamas County, OR 
and Incorporated Cities” dated June 17, 2008,
ii. The Flood Insurance Rate Map (FIRM), as issued 
by FEMA at the time of last amendment of the 
Flood Management Area Map was effective 
pursuant to LOC 50.44.015, and
iii. The Flood Boundary and Floodway Maps 
created for the National Flood Insurance Program by 
the Federal Emergency Management Agency (FEMA);

SECTION 5.3: 
FRAMEWORK PLAN 
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which are hereby adopted by reference and 
declared to be a part of this ordinance.
b. The area inundated during the February 1996 
fl ood along the Willamette River, the Tualatin 
River, and the Oswego Canal to the south of 
Bryant Road.”

It is the objective of this Framework Plan to ensure 
that redevelopment within the new Foothills District 
is located at least one foot above the 1996 fl ood 
inundation level.

5.3.2 FLOODPLAIN ANALYSIS
Grading
The fl oodplain analysis that was performed for the 
Foothills District is based upon the proposed grading 
plan for the Industrial Area in the northern portion of 
the District. The grading plan for this area builds on 
two critical assumptions:

1. Street Grades will be established at a 
minimum of 37.2 feet (one foot above the 
1996 fl ood inundation level of 36.2 feet), 
ensuring that the fi nished fl oor elevation of 
adjacent development (the ground level 
fl oor) is at least 37.2 feet, consistent with City 
of Lake Oswego code requirements.

2. Street grades will slope back gradually from 
the Willamette River in order to provide 
positive drainage, increase visibility to 
the riverfront, and minimize the elevation 
difference between Foothills Road and the 
Union Pacifi c Rail line.

Federal, State and Local fl oodplain regulations 
require that fi ll placed within the regulatory fl oodplain 
will not result in a rise to the BFE. The intent of these 
regulations is to protect nearby properties and limit 
the affects of cumulative fi ll within the regulatory 
fl oodplain. With this project, approximately 75,000 
cubic yards of fi ll would be placed within the 
industrial district below the BFE. Additional fi ll would 
be required above the BFE to elevate the fi nished 

Figure 5.3.2: Proposed fl oodplain fi ll area.

Figure 5.3.1: 1996 Flood, aerial photo.
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ground surface above the 1996 flood elevation of 
36.2 feet. Figure 5.3.2 illustrates the proposed location 
for fill within the northern portion of the district. 

To assess the impacts of this fill on the BFE, a floodplain 
analysis was performed in accordance with FEMA 
and City of Lake Oswego standards. This floodplain 
analysis included the following steps:

1. Develop a HEC-RAS hydraulic model based 
upon the existing Flood Insurance Study (FIS) 
model.

2. Modify the existing model cross sections to 
reflect the proposed grading, see Figure 
5.3.3.

3. Compare the modeled existing and 
proposed condition BFE to determine if a rise 
in the BFE is observed.

4. If no, or very minimal, change is observed in 
the BFE then a no-rise certificate is prepared 
for the project in support of local land use 
permitting efforts.

The results from this floodplain analysis (included in 
Appendix B-7) indicates that placement of fill within 
the northern part of the Foothills District would result 
in “no-rise” to the BFE up or downstream of the 
project reach.

5.3.3 REGULATORY CONTEXT
Placing fill within the floodplain can trigger a number 
of regulatory requirements. The most common 
requirement is “balanced cut and fill,” which requires 
that any fill placed within the 100-year floodplain 
and below the 100 year flood elevation be replaced 
or mitigated with an equivalent amount of cut. 
The cut must typically be within the same general 
floodplain vicinity and must compensate for the 
loss of floodplain function caused by the fill. In 

some jurisdictions, areas within the floodplain have 
been exempted from this balanced cut and fill 
requirement based on area-specific circumstances, 
while another jurisdiction has preliminarily approved 
a “fee-in-lieu” of program.
 
As an example of the fee-in-lieu program, the City 
of Portland adopted an amendment to its Flood 
Protection provisions that requires anyone who 
places fill in the floodplain in specified locations 
along the Willamette River to pay a fee per cubic 
yard of fill below the 100-year floodplain elevation 
instead of requiring a cut/mitigation action. This fee 
is then used to fund more comprehensive resource 
enhancement projects along the River. This program 
has not yet been implemented.

As another example, Metro’s Title III exempts some 
areas located within the 100-year floodplain from 
the balanced cut and fill requirement. Metro Urban 
Growth Management Functional Plan Section 
3.07.330.D exempts from the balanced cut and fill 
areas within the floodplain that were developed or 
committed to other uses. At the time that exemption 
was adopted, the Foothills District was developed 
and committed to other uses but the area was 
not excluded from the Metro balanced cut and fill 
requirement like other urban areas along the same 
river. 

With this background, the balance of this section 
addresses the federal, regional and local floodplain 
regulations that may apply in the Foothills District.

Federal
The Federal Emergency Management Agency 
(“FEMA”), is responsible for mapping the floodplain 
and the floodway and for administering an insurance 
program, the National Flood Insurance Program 
(“NFIP”). As discussed above, the BFE for the Foothills 
District on the FEMA map is 33.9 feet. The area within 
the floodplain and within the Foothills District ranges 
from 25 feet to 33.9 feet. 
 
FEMA permits fill within a floodplain as part of 
the NFIP. The NFIP is intended to reduce federal 
expenditures for flood losses and disaster assistance 
by providing flood insurance at reasonable rates 
within communities that choose to participate in 
the program. In order to qualify for the program, 
communities must adopt land use controls at least as 

Figure 5.3.3: Typical cross section through Foothills Industrial Area.
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restrictive as the minimum criteria established by FEMA. 

FEMA’s amended Model Ordinance for Floodplain 
Management derives out of a 2008 Biological 
Opinion issued by NOAA Fisheries that addressed 
the habitat of certain threatened and endangered 
species in the Puget Sound area under the 
Endangered Species Act (“ESA”). In short, the 
Biological Opinion offered two ways to meet the ESA 
requirements where a threatened or endangered 
species is at issue: (1) prohibit all development in the 
floodplain and other areas; or (2) enact regulations 
that allow development and that meet the criteria 
specified in the Biological Opinion by either adopting 
FEMA’s Model Ordinance or enforcing the same 
requirements in other ordinances such as zoning 
ordinances. 

For example, development located within the 100-
year floodplain but outside the 200 foot riparian zone 
is permitted. Any loss of floodplain storage must be 
compensated for. An example of compensation 
is the creation of an equivalent area and volume 
of floodwater storage and fish habitat through a 
balanced cut and fill program that provides fish 
refuge habitat and prevents fish stranding. 

NOAA Fisheries has made the determination that 
development within the 100-year floodplain outside 
of the floodway and riparian buffer zone (200 feet 
from OHW), where stormwater is managed on-site, 
and any loss of floodplain storage is mitigated, 
“will provide protection equivalent to the no 
development in the floodplain criteria in most cases, 
thereby maintain the value of existing habitat in 
areas of new development.” 

In the Foothills District, the Industrial Area proposed 
to fill is not located in the floodway. This fill area also 
has limited direct hydrologic connection to either 
the Willamette River or Tryon Creek. The Concept 
Plan shows development and fill located over 200 
feet from the OHW of the Willamette. With these 
factors, the Preferred Concept Plan will likely be able 
to demonstrate conformance with the ESA.

If floodplain mitigation is needed to compensate 
for the amount of fill required in the Industrial Area, 
additional federal regulations will come into play. For 
example, mitigation projects along the Willamette 
River may require a Section 404 permit under the 
Clean Water Act. Such a permit may also require 

a consultation with the NOAA Fisheries under the 
ESA to ensure that the mitigation project does not 
harm a threatened species. The ESA consultation 
process commences by submittal of an application 
for a particular development action to a federal 
permitting agency (such as the US Army Corps of 
Engineers for a Section 404 permit).

If the consultation process is required, it will focus 
on the preservation of floodplain function (i.e., 
balanced cut and fill), storm water management, 
potential effects on listed species, and location 
of the proposed fill or development relative to the 
OHW mark.
 
NOAA Fisheries would then determine whether 
upland fill located over 200 feet from the river has: 
(1) no affect on salmonids in the river; or (2) may 
affect salmonids. If there is no affect, there is no 
further consultation required. If they determine that 
the upland fill may affect the fish, then the agency 
reviews whether the impacts are “beneficial, 
discountable or insignificant.” If there are no impacts 
or they are beneficial, the consultation terminates 
and the agency issues a decision that the action is 
not likely to affect the fish. If they instead find that 
there is some impact that is measurable or significant, 
they then engage in a formal consultation. It is in 
that process that NOAA Fisheries will either decide 
there is “jeopardy” to the species or no jeopardy 
and no adverse modifications to fish habitat. If there 
is a finding of jeopardy, the action must be modified 
by reasonable and prudent alternatives. If there is 
no jeopardy, the action is permitted, but must also 
include reasonable and prudent measures to avoid 
harming the species.

To make a determination of affect, NOAA Fisheries 
would presumably have to find that the fill activity 
itself harms the fish or its habitat. Since the fill requires 
no work on or near the river, it is not likely that NOAA 
Fisheries would find an affect from the fill itself. The 
analysis would more likely focus on the extent the fill 
alters the flow or areas of refuge in the river for the fish 
and in some way harms their ability to migrate in the 
Willamette River. It is difficult to predict that analysis 
at this time but the findings that NOAA Fisheries must 
make to show an affect should serve as guidance 
for any fill proposal strategy.

The only scenario under which FEMA would have 
direct jurisdiction over development in the Foothills 
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District is if an owner/applicant placed fill within 
the floodplain in order to raise the area above the 
33.9 foot BFE and, subsequent to that fill, requested 
approval from FEMA to remove the elevated 
property from the floodplain boundaries. FEMA 
approval is not required to simply fill in the Foothills 
District. The FEMA process for re-mapping the 
floodplain post-fill is called a Letter of Map Revision 
Based on Fill (“LOMR-F”). If we request a LOMR-F, 
any ESA analysis that was completed for the fill itself 
would also likely satisfy FEMA requirements for the 
subsequent LOMR-F. 

Metro Title 3
Section 3.07.340 of Metro’s Title 3 contains Flood 
Management Performance Standards and 
Subsection B of that section contains Water Quality 
Performance Standards. The Flood Management 
standards call for balanced cut and fill, maintenance 
of flood storage and conveyance capacity and 
construction at least one foot above the design 
flood elevation.
 
The Water Quality Performance Standards establish a 
maximum setback or management area of 200 feet 
from a water body and a minimum management 
area of 15 feet depending on the site circumstances. 
Development is allowed in the management areas 
subject to some protective measures. Presently, it is 
not anticipated that any development or fill in the 
Foothills District will occur in these management or 
setback areas.
 
Under Title 3, the balanced cut and fill requirement 
applies to any cut and fill below the 100-year 
floodplain elevation. Title 3 Section 3.07.340(2)(b) 
states:

“All fill placed at or below the design flood 
elevation in Flood Management Areas shall be 
balanced with at least an equal amount of soil 
removal.”

Design Flood Elevation is defined as the “elevation 
of the 100-year storm as defined in the FEMA Flood 
Insurance Studies.” Thus, Title 3 requires that within 
a Flood Management Area, the requirement to 
balance cut and fill is measured from the 100-year 
flood elevation.
 

City of Lake Oswego
The City of Lake Oswego has adopted its own 
regulations in conformance with Title 3 that will 
directly apply to the project. Those regulations are 
found at Chapter 50.44 of the Lake Oswego Code. 
 
The Foothills District is within the FEMA designated 
Zone AE as discussed above. Sections 50.44.030 and 
.036 contain development standards for Zone AE. 
The city permits development or fill within the Foothills 
floodplain when balanced with removal of an equal 
amount of material. 
 

“Fill in quantities greater than 10 cubic yards is 
permitted within the floodplain of Oswego Lake 
and the developed areas of its outlets. Fill in 
quantities greater than 10 cubic yards is permitted 
elsewhere within the Flood Management Area 
when balanced with removal of an equal amount 
of material such as sand, gravel, soil, rock, and 
building material. Only removal of material below 
the base flood elevation shall be counted as 
compensating for fill.” (Emphasis added).

In turn, Base Flood is defined as “the flood having a 
one percent chance of being equaled or exceeded 
in any given year. The “Base Flood” is also known as 
the “100-year flood”.

While slightly ambiguous, this section seems to 
parallel the Metro Title 3 requirement that balanced 
cut and fill is measured from the 100-year floodplain 
elevation. Metro’s provision states it this way: “All fill 
placed at or below the design flood elevation in 
Flood Management Areas shall be balanced with at 
least an equal amount of soil removal.” The fill and 
the balanced cut use the design flood elevation as 
a measurement. The design flood elevation is the 
100-year FEMA mapped floodplain. Lake Oswego’s 
provision states it slightly differently: “Only removal 
of material below the base flood elevation” shall 
qualify as balanced cut and fill.

Because the City’s floodplain ordinance was 
acknowledged by Metro as being consistent with 
Metro’s Title 3, it is most likely that Lake Oswego’s 
provision for balanced cut and fill was intended, like 
Metro’s Title 3, to apply to the 100-year floodplain. 
Further, the balanced cut and fill requirement is 
designed to protect neighboring properties from 
any loss of floodplain storage. All neighboring 
properties whether they are located in Clackamas 
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County, Multnomah County or the City of Portland 
also require compensatory cut and fi ll based on the 
100-year fl oodplain elevation as mapped by FEMA.

In addition to the balanced cut and fi ll requirements, 
LOC Section 50.44 provides standards for residential 
and non-residential construction within the 
fl oodplain. For example, new construction and 
substantial improvement of any habitable residential 
structure must have the lowest fl oor elevated to 
at least one foot above elevation of the base 
fl ood or of the Flood Management Area as either 
applies to the subject property, whichever is higher. 
Nonresidential construction must have the lowest 
fl oor (including a basement which is intended to be 
a regular workplace for people) elevated to at least 
one foot above the elevation of the base fl ood or 
of the Flood Management Area as either applies to 
the subject property, whichever is higher, and must 
meet the standards for enclosed areas below the 
lowest fl oor as described in Residential construction 
(LOC 50.44.030 (2)(d)). 

Here in the Foothills District, the elevation of the 
Flood Management Area includes the elevation of 
inundation of the 1996 fl ood. This Framework Plan 
therefore recommends, consistent with existing code 
standards, that wherever the 1996 fl ood inundation 
level is higher than the 100-year base fl ood elevation, 
development will have the lowest fl oor elevated to 
at least one foot above the 1996 fl ood levels.

The proposed elevations in the Foothills District also 
place the majority of the redevelopment area 
well above the FEMA 100-year fl ood elevation of 
33.9 feet. In fact, all but the two blocks closest to 
the river (Blocks 1.01 and 1.02) are at or above the 
500-year fl ood elevation at Foothills (40.3 feet). The 
fi nished fl oor elevations of Blocks 1.01 and 1.02 are 
approximately 37.5 feet in elevation, substantially 
above the 100-year fl oodplain elevation of 33.9 feet 
and the 1996 fl ood elevation of 36.2 feet.

Lake Oswego Sensitive Lands Overlay District
Areas designated as Resource Protection (RP) and 
Resource Conservation (RC) are subject to Article 
50.16 (Sensitive Lands Overlay District) of the City 
of Lake Oswego Community Development Code. 
The Sensitive Lands standards are a map-based 
development standard that prohibits or restricts most 
new development within streams and wetlands, and 

limits vegetation removal or development to 50% of 
signifi cant tree groves.

Within the Foothills District, Tryon Creek is designated 
as RP (RP11) on the Sensitive Lands Atlas. Tryon 
Creek is a Class II stream and has a buffer of 30 feet 
from the edge of the resource boundary. The RP 
boundary was partially delineated in LU00-0083. The 
City of Lake Oswego is currently working on another 
delineation that will extend all of the way to Highway 
43. This is being done as part of a seismic retrofi t of 
the sewer pipes in this area.

None of the Tryon Creek area designated as RP is 
proposed for fl oodplain fi ll, alteration or development 
under the Preferred Concept Plan, unless part of a 
larger resource enhancement project. 

Figure 5.3.4: Wetland and riparian areas.
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 Willamette River Greenway
The Willamette River is designated as Willamette 
River Greenway (WRG) on the Sensitive Lands Atlas. 
The WRG setback extends 150 feet from the river’s 
Ordinary Low Water level (2 ft NGVD29), except 
where it widens to include Roehr Park. Parks and 
other recreational facilities are permitted in the 
WRG as designated in the Comprehensive Plan. 
Any other development is required to be reviewed 
by the City of Lake Oswego’s Development Review 
Commission. Non-water related or dependant 
structures proposed in the WRG are required to be 
located west of and no closer than 25 feet from 
the contour elevation line that establishes the Army 
Corps of Engineers 50-year floodplain line, for the sites 
located from the northern City limits to the northern 
bank of Oswego Creek in George Rogers Park. The 
50-year flood elevation for the site is approximately 
31 feet (as referenced in FES 2003). The cutting of 
trees in the WRG is subject to Chapters 49 and 55 of 
the Lake Oswego Community Development Code.

None of the WRG Area is proposed for floodplain 
fill, alteration or development under the Preferred 
Concept Plan. To the extent any of this area is subject 
to a resource enhancement project, such a project 
must comply with the WRG provisions.

5.3.4 FLOODPLAIN PROPOSAL
Within this regulatory context, the Framework Plan 
proposes a comprehensive, multi-faceted approach 
to floodplain development and mitigation.

I. Lowest Habitable Floor Elevations
The lowest habitable floor elevations for each 
block located within the floodplain will not only 
be above the BFE (the FEMA mapped 100-year 
floodplain elevation of 33.9 feet) but it will also be 
above the 1996 flood inundation levels. The 1996 
inundation level is an elevation of 36.2 feet. The 
lowest habitable floor space for every block within 
the floodplain shall be at least 4.7 feet above the 
100-year floodplain elevation and 1 foot above 
the 1996 inundation level. This build elevation is 
consistent with LOC Chapter 50.44 which requires 
that all new residential construction shall have 
the lowest floor elevated to at least one foot 
above elevation of the base flood or of the Flood 
Management Area as either applies to the subject 
property, whichever is higher, and commercial 

construction which requires that the lowest floor 
(including a basement which is intended to be a 
regular workplace for people) elevated to at least 
one foot above the elevation of the base flood or 
of the Flood Management Area as either applies 
to the subject property, whichever is higher. 

II. Balanced Cut and Fill
II – Exemption from Balanced Cut and Fill

As described earlier in the chapter, the City of 
Lake Oswego requires balanced cut and fill 
when fill quantities exceeding 10 cubic yards 
are proposed to be placed within the 100 year 
floodplain. This requirement is consistent with 
Metro Title 3.  However, there are also cases where 
providing an ex-emption for balanced cut and fill 
is warranted and supported.

Foothills presents such a case, and the project 
team is recommending that development in the 
North District be exempted from balanced cut 
and fill requirements. The project team’s findings 
supporting this recommendation include:

• The floodplain modeling indicated that fill 
within the floodplain in the northern portion 
of the District would result in a “no-rise” to the 
Base Flood Elevation up or downstream of the 
project reach.

• Metro Title 3 contains provisions that excluded 
properties from balanced cut and fill that 
were already developed and committed, 
such as the northern portion of the Foothills 
District. The decision to exempt an area from 
balanced cut and fill is a local (City of Lake 
Oswego) decision.

• All of the Foothills floodplain fill activity occurs 
outside of the 200 foot riparian zone identified 
by NOAA Fisheries.

• The area proposed for exemption from 
balanced cut and fill does not include any 
sensi-tive lands as identified by the City of Lake 
Oswego’s Sensitive Lands Overlay, nor is there 
any direct or indirect relationship between the 
proposed exemption and properties identified 
as Sensitive Lands elsewhere in the City.

• Exempting Foothills properties, which are 
already developed and committed, from 
balanced cut and fill is consistent with 
the City’s past actions on developed and 
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committed properties, including all properties 
along Oswego Lake and its outlets, which 
are exempt from balanced cut and fill 
requirements.

Implementing this recommendation will require 
an amendment to Lake Oswego’s floodplain 
management code. Specifically, the project 
team recommends modifying LOC 50.44.030(2)
(a)(ii)(2)(b) as follows (language to be added is 
in bold):

(b)  Fill in quantities greater than 10 cubic yards is 
permitted within the floodplain of Oswego Lake 
and the developed areas of its outlets, and within 
those portions of the Foothills Mixed Use Overlay 
Zone located at least 200 feet from the Ordinary 
High Water elevation of Tryon Creek. Fill in 
quantities greater than 10 cubic yards is permitted 
elsewhere within the Flood Management Area 
when balanced with removal of an equal amount 
of material such as sand, gravel, soil, rock, and 
building material. Only removal of material below 
the base flood elevation shall be counted as 
compensating for fill.

5.3.5 CONCLUSIONS
• Proposed grading for the Preferred Concept 
Plan will not result in a rise to the FEMA 100-year 
water surface elevation. 
• An existing “credit” of approximately 10,000 
cubic yards of floodplain cut was created as part 
of the development of Foothills Park and provides 
a partial offset of floodplain fill elsewhere in the 
District.
• All development within the Foothills District 
will comply with the development standards of 
LOC Section 50.44 as amended. 
• The City of Lake Oswego should process an 
amendment to LOC Section 50.44 that provides 
for an exemption from balanced cut and fill for 
property within the Foothills Mixed-Use overlay 
zone and outside of the 200 foot riparian buffer of 
Tryon Creek.
• Those portions of the Foothills District that are 
proposed as exempt from balanced cut and fill 
are not classified as Sensitive Lands by the City’s 
Sensitive Lands Overlay. Additionally, there is 
no re-lationship, direct or indirect, between the 
recommended exemption and areas designated 
as Sensitive Lands elsewhere in the City.
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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 fi ve 
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, modifi cations 
to the existing zoning categories will be required. 
Specifi cally, the base zones in the District are 
recommended to be changed to a new zone, 
FMU (“Foothills Mixed Use”) to ensure that future 
development is consistent with the intent of this plan. 
It is anticipated that upon Council’s acceptance of 
the Framework Plan document, Council will direct 
City staff and the development team to prepare 
and submit zoning code and comprehensive plan 
amendments to implement the recommendations 
of this plan, pursuant to Goal 2, 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.” 

Section 7 of the PDA requires the Development 
Manager to prepare fi nal amendments to the 
relevant codes consistent with the concepts outlined 

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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in the Framework Plan. 

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.

Figure 5.4.3: Site section at B Avenue.
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With a mix of housing uses comes a market diversity 
that attracts a variety of users contemporaneously.  
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
• Day Care
• Schools
• Major and minor public facilities
• Creative Industry2

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

Figure 5.4.5: Existing views on B Avenue.

Figure 5.4.4R: B Avenue View Corridor.
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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 
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 

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.  

Overall retail square footage for the District will likely 
range from a minimum of 4,000 square feet per 
use to a maximum of 14,000 square feet per use, 
with a total of approximately 75,000 square feet of 
total retail space anticipated to be added. This is a 
significant decrease from the previous version of the 
Framework Plan, which anticipated up to 230,000 
square feet of additional retail. Retail uses will likely 
be located on higher visibility locations in the District, 
primarily along B Avenue and Foothills Road. 

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 

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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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 
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.

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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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 – 
specifi cally, the Oswego Pointe Condominiums - 
the project team undertook a shadow study to 
determine whether buildings would block solar 
access. The fi ndings 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 signifi cant 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 fl oor, 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 ABOVE FIRST 75 VERTICAL FEET
A setback standard at or near the top fl oor of 
new development will encourage varied rooftop 
design and perhaps create active spaces at the 
roof level. In addition, setbacks at the top fl oor 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 fl oor building face above 
75 feet in height. This setback standard does not 
preclude additional setbacks at the lower fl oors 
as a design choice. The setback above 75 feet is 
mandatory.

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

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 
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.

Figure 5.4.11: Setback above 75’.

Figure 5.4.12: Ground floor window examples.
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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) 
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 proposed 
parking ratio maximums for the Foothills District 
reflect the desire for the District to redevelop 
as a vital, mixed-use, pedestrian oriented 
neighborhood. With the removal of the Streetcar 
project, however, the availability of transit serving 
the District is assumed to have decreased, and 
as a result the project team has recommended 
adjusting the maximum parking ratios for the 
District as follows:

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 

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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• Residential Uses – Maximum of 1.8 parking 
spaces per unit.

• Non-Residential Uses – Maximum of 3.0 spaces 
per 1000 square feet of floor area.

If transit availability improves significantly in the 
future, these parking ratios should be adjusted 
down to reflect the additional transportation 
choices available in the District. 

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 

Figure 5.4.15: Building entry examples.

Figure 5.4.16: Rooftop examples.
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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:

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 

Figure 5.4.17: Allowable parking location.
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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 
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 

Figure 5.4.18: Surface parking example.

Figure 5.4.19: Outdoor seating examples.
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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 
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 

Figure 5.4.20: Photos of art, Arts Council of Lake Oswego Web site.
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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 
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 

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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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:

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 

Figure 5.4.23: Buildings over 75-feet-tall must be setback and integrate a change in materials.
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design review process through application fees.

RECOMMENDED AMENDMENT TO TOWN CENTER 
BOUNDARY
But for the northern industrial area, the entire 
Foothills District lies within a designated Town 
Center. A Town Center is defined by Metro as 
a district that has, or is planned for, 40 or more 
residents or employees per acre. The proposed 
zoning under this plan achieves that benchmark, 
and also calls for the creation of a pedestrian 
friendly, multimodal transportation network 
serving the District. The plan recommends that the 
City modify the downtown Lake Oswego Town 
Center boundary to be co-terminous with the 
Foothills District boundary. This modification would 
also serve to designate the area as a Mixed-use 
Multi-modal Area (MMA), consistent with the 
State’s Transportation Planning Rule as described 

in Section 5.2.3.

RECOMMENDED ZONING DISTRICT
This plan recommends amending the City’s 
current zoning designations for the Foothills District 
by es-tablishing a new Foothills Mixed Use (“FMU”) 
zone and rezoning the District as shown on Figure 
5.4.24R. The FMU zone will guide the development 
of the District consistent with the concepts 
presented in this plan. Within the northern blocks 
area, the Willamette Steps are proposed to be 
zoned PNA (Parks and Natural Area) reflecting 
the role of the Steps as a public “vertical park” 
connection linking downtown to Foothills. The 
Wastewater Treatment Plant will continue to carry 
the PF (Public Facilities) designation.

To reiterate, the purpose of the FMU 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. 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:

• Recommended Action Measure 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.”

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

• Policy 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.”

Figure 5.4.24: Diagram of recommended zoning district.
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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.
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5.5 ENVIRONMENTAL & 
SUSTAINABLE DESIGN

 “The District will possess a thriving, comfortable 
and inviting pedestrian environment, with clear 
and convenient connections to surrounding 
areas...sustainability will be incorporated as a 
cen-tral tenet of the District, from the planning 
phase all the way through construction and 
operations.”(Excerpt from the Vision Statement)

Integrating sustainability in planning and design 
is a primary goal of the Foothills District. Using 
sustainability as a central tenet, the Framework 
Plan aims to enhance the health and well-being 
of the community, produce positive environmental 
impacts, and encourage conservation and 
stewardship. The Framework Plan offers a number of 
stages where sustainable principles can be applied. 
First, the Framework Plan proposes zoning code 
changes and an infrastructure plan that establish 
a concept for the horizontal development of the 
new Foothills neighborhood. This horizontal layer 
includes the streetscape, parks, utilities, sidewalks, 
pathways, ground level connections and the like. 
Second, the neighborhood will eventually develop 
with vertical infrastructure including buildings and 
other amenities. It is equally important to ensure that 
the vertical development strives to meet sustainable 
principles in design and construction. Thus, this 
Framework Plan makes two recommendations 
relative to sustainability: LEED-ND certification for the 
horizontal development and LEED certification for 
the vertical structures.

I. LEED-ND
This horizontal or first layer of development creates 
the initial neighborhood infrastructure upon which 
the rest of the development is based. As a result, it 
is important to integrate sustainable principles at 
this stage of planning.

SECTION 5.5: 
FRAMEWORK PLAN 

RECOMMENDATIONS

One of the most highly recognized yardsticks for 
community-wide sustainability is the Leadership 
in Energy and Environmental Design (“LEED”) 
for Neighborhood Development Rating System. 
This system integrates the principles of smart 
growth, urbanism and green building into the 
first national system for neighborhood design. 
LEED-ND certification provides independent, 
third-party verification that a development’s 
location and design meet accepted high levels 
of environmentally responsible, sustainable 
development. LEED-ND extends the benefits 
of sustainable building practices beyond the 
building footprint into the neighborhood it serves. 
LEED-ND emphasizes site selection, design, 
and construction elements that relate the 
neighborhood to its landscape as well as its local 
and regional context. There are four categories for 
assessing a LEED-ND certification: Smart Location 
and Linkage, Neighborhood Pattern and Design, 
Green Infrastructure and Buildings and Innovation 
and Design Process.

The allocation of points in each of these categories 
is based on the potential environmental impacts 
and human benefits of each credit in each 
category such as greenhouse gas emissions, fossil 
fuel use, toxins and carcinogens, air and water 
pollution and indoor environmental conditions, 
social and public health benefits. All of these 
impact categories are then applied at the 
neighborhood scale. 

The neighborhood scale that is addressed by 
LEED-ND may constitute whole neighborhoods, 
portions of neighborhoods, or multiple 
neighborhoods. LEED-ND does not mandate a 
minimum or maximum size for a LEED-ND project; 
but the research indicates that a reasonable 
minimum size for a LEED-ND project is 2 habitable 
buildings and that the maximum area considered 
could be 320 acres or half a square mile. The LEED-
ND rating system primarily addresses the planning 
and development of new green neighborhoods 
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whether they are infill sites or new developments 
proximate to or adjacent to previously developed 
land. 

By comparing the zoning code, comprehensive 
plan and infrastructure plan recommendations 
made under this Framework Plan with the LEED-
ND rating system, or equivalent performance 
standards, we can identify opportunities to 
maximize the sustainable features and practices 
of the new Foothills District. Perhaps the most 
appropriate description of our sustainability 
objectives for the Foothills District comes from 
the publication LEED 2009 For Neighborhood 
Development. In that publication’s attempt 
to define best practices for neighborhood 
development, it emphasizes the central 
foundations of the Foothills District Preferred 
Concept Plan:

“A neighborhood should have places where 
the public feels welcome and encouraged to 
congregate, recognizable as the heart of the 
community. A proper center has at least one 
outdoor public space for this purpose, designed 
with pedestrians in mind; this is the most well-
defined outdoor room in the neighborhood. The 
best centers are within walking distance of the 
primarily residential areas, and typically some 
gradient in density is discernible from center to 
edge. The “center” need not be in the geographic 
center of the neighborhood; it can be along the 
edge, on an arterial or transit line. It is important 
for a neighborhood to have boundaries as well as 
a defined center, and this characteristic is often 
achieved through identifiable edges, either man-
made or natural, such as adjacent farmland, 
parks, greenways, schools, major rights of way, or 
other uses.

When a neighborhood has a robust network 
of internal streets and good connections to 
surrounding communities, pedestrians, bicycles 
and drivers can move more efficiently and 
more safely. Multiple intersections and short 
blocks also give pedestrians a more interesting 
environment….

The morphology of a sustainable neighborhood—
the design of its blocks, streets and buildings—
can serve as the foundation of a walkable 
environment. Walkable streets have many 

features …encouraged by the LEED-ND Rating 
System. These features, such as human-scaled 
buildings and street widths, wide sidewalks, 
buildings that are pulled up to the sidewalk to 
create a continuous street wall, retail storefronts 
and other uses, and interesting street furniture 
and trees are meant to create a safe, inviting, 
and well-used public realm with visual interest…

A mix of uses is often integral to the vitality of 
the neighborhood; the mix can include not only 
residential and commercial but also a variety 
of retail establishments, services, community 
facilities and other kinds of diverse uses….small 
neighborhood grocers, coffee shops, pubs or post 
offices that allow residents and workers to mingle 
and have social interactions. A mix of active and 
diverse retail uses on a walkable street can create 
a place that is alive day and night and not closed 
down at 6 p.m.”

The LEED-ND program emphasizes these core 
themes by creating a point system that rewards 
the creation of “compact, walkable, vibrant, 
mixed-use neighborhoods with good connections 
to nearby communities.”

To earn LEED-ND certification, an applicant must 
qualify for a minimum number of points. The point 
scale is provided below:

• Certified: 40-49 points
• Silver:  50-59 points
• Gold:  60-79 points
• Platinum: 80 points and above

Stage one of the approval process is a Conditional 
Approval of a LEED-ND Plan; stage two is a Pre-
Certified LEED-ND Plan; and Stage three is a 
LEED-ND Certified Neighborhood Development. 
In Stage one, the LEED-ND committee will review 
the proposed zoning code, comprehensive plan 
and street plan amendments and determine if 
the amendments qualify for Conditional LEED-ND 
approval.

The LEED-ND Rating System is illustrated in Figure 
5.5.1.
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II. Select Elements of the Framework Plan that 
Meet LEED-ND Guidelines

The LEED-ND scorecard served as a central guiding 
force in developing the recommendations 
for zoning code, comprehensive plan and 
infrastructure amendments in the new Foothills 
District. A complete assessment against the 
LEED-ND rating system will emerge as the City 
Council makes a final decision on the proposed 
amendments. 

For this Framework Plan, we recommend 
that the zoning code and comprehensive 
plan amendments seek and obtain LEED-ND 
certification based on the regulatory changes 
proposed under this Framework Plan. The 

balance of this section provides an example of 
the measures included in the current zoning code 
and comprehensive plan recommendations 
that would qualify the project for LEED-ND 
certification. Each LEED category is followed with 
several examples of how the proposed code 
amendments would meet LEED-ND certification 
in that category. This sample list does not include 
each proposed amendment and its LEED 
qualification. 

SMART LOCATION AND LINKAGES FROM THE LEED-
ND SCORECARD
1. The Foothills District location represents 

an infill site with proximity to water and 
wastewater in-frastructure. The infill site is 
already developed within the floodplain, 

Figure 5.5.1: Sample LEED-ND scorecard.

LEED 2009 for Neighborhood Development Project Name:
Project Scorecard Date:

Yes ? No

0 0 0 Smart Location and Linkage 27 Points Possible Green Infrastructure and Buildings, Continued
Yes ? No

Y Prereq 1 Smart Location Required Credit 1 Certified Green Buildings 5

Y Prereq 2 Imperiled Species and Ecological Communities Required Credit 2 Building Energy Efficiency 2

Y Prereq 3 Wetland and Water Body Conservation Required Credit 3 Building Water Efficiency 1

Y Prereq 4 Agricultural Land Conservation Required Credit 4 WaterEfficient Landscaping 1

Y Prereq 5 Floodplain Avoidance Required Credit 5 Existing Building Use 1

Credit 1 Preferred Locations 10 Credit 6 Historic Resource Preservation and Adaptive Reuse 1

Credit 2 Brownfield Redevelopment 2 Credit 7 Minimized Site Disturbance in Design and Construction 1

Credit 3 Locations with Reduced Automobile Dependence 7 Credit 8 Stormwater Management 4

Credit 4 Bicycle Network and Storage 1 Credit 9 Heat Island Reduction 1

Credit 5 Housing and Jobs Proximity 3 Credit 10 Solar Orientation 1

Credit 6 Steep Slope Protection 1 Credit 11 OnSite Renewable Energy Sources 3

Credit 7 Site Design for Habitat or Wetland and Water Body Conservation 1 Credit 12 District Heating and Cooling 2

Credit 8 Restoration of Habitat or Wetlands and Water Bodies 1 Credit 13 Infrastructure Energy Efficiency 1

Credit 9 1 Credit 14 Wastewater Management 2

Yes ? No Credit 15 Recycled Content in Infrastructure 1

0 0 0 Neighborhood Pattern and Design 44 Points Possible Credit 16 Solid Waste Management Infrastructure 1

Credit 17 Light Pollution Reduction 1

Y Prereq 1 Walkable Streets Required

Y Prereq 2 Compact Development Required 0 0 0 Innovation and Design Process 6 Points
Y Prereq 3 Connected and Open Community Required

Credit 1 Walkable Streets 12 Credit 1.1 Innovation and Exemplary Performance: Provide Specific Title 1

Credit 2 Compact Development  6 Credit 1.2 Innovation and Exemplary Performance: Provide Specific Title 1

Credit 3 MixedUse Neighborhood Centers 4 Credit 1.3 Innovation and Exemplary Performance: Provide Specific Title 1

Credit 4 MixedIncome Diverse Communities 7 Credit 1.4 Innovation and Exemplary Performance: Provide Specific Title 1

Credit 5 Reduced Parking Footprint 1 Credit 1.5 Innovation and Exemplary Performance: Provide Specific Title 1

Credit 6 Street Network 2 Credit 2 LEED® Accredited Professional 1

Credit 7 Transit Facilities 1 Yes ? No

Credit 8 Transportation Demand Management 2 0 0 0 Regional Priority Credit 4 Points
Credit 9 Access to Civic and Public Spaces 1

Credit 10 Access to Recreation Facilities 1 Credit 1.1Regional Priority Credit: Region Defined 1

Credit 11 Visitability and Universal Design 1 Credit 1.2Regional Priority Credit: Region Defined 1

Credit 12 Community Outreach and Involvement 2 Credit 1.3Regional Priority Credit: Region Defined 1

Credit 13 Local Food Production 1 Credit 1.4Regional Priority Credit: Region Defined 1

Credit 14 TreeLined and Shaded Streets 2

Credit 15 Neighborhood Schools 1

Yes ? No Yes ? No

0 0 0 Green Infrastructure and Buildings 29 Points Possible 0 0 0 Project Totals  (Certification estimates) 110 Points
Certified:  4049 points,  Silver:  5059 points,  Gold:  6079 points,  Platinum:  80+ points

Y Prereq 1 Certified Green Building Required

Y Prereq 2 Minimum Building Energy Efficiency Required

Y Prereq 3 Minimum Building Water Efficiency Required

Y Prereq 4 Construction Activity Pollution Prevention Required

LongTerm Conservation Management of Habitat or Wetlands and Water Bodies
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and development within the floodplain has 
been demonstrated to have no impact on 
floodplain function or habitat.

2. The Plan calls for the maintenance of existing 
buffer zones around Tryon Creek and the 
Willamette River wetlands and sensitive 
habitat areas.

3. Proposed code amendments rely on 
reduced automobile dependence by 
incorporating multi-modal design elements 
– an emphasis on bike and pedestrian 
access and increasing accessibility to transit 
resources on State Street. Reduced parking 
ratios and promotion of structured parking 
help reinforce the multi-modal nature of the 
District.

4. The mix of uses promotes improved jobs/
housing balance, with at least 25% of the 
total square footage in the District planned 
for housing and at least 50% of the housing 
being located within a short walk of existing 
pre—project jobs.

NEIGHBORHOOD PATTERN AND DESIGN FROM THE 
LEED-ND SCORECARD
1. Ninety percent of new building frontages and 

entries face the public street, square, parks 
or plazas and a minimum of 15% of internal 
street frontages have at least a 1:3 building 
height to street width. 

2. Density targets within the proposed 
amendment of a maximum 4:1 FAR and 90 
feet in height from finished grade will meet 
the density targets for LEED-ND certification, 
supported by the creation of a multi-modal 
transportation system and a mix of uses.

3. Connections to neighboring streets are at 
least every 800 feet with the noted exception 
under LEED-ND for rail lines, parks and steep 
slopes. 

4. The proposed building line standard to build 
80% of the street facing wall along the street 
lot line, ground floor windows and active 
uses meet the LEED-ND criteria for walkable 
communities.

5. The average density proposed under the 
amendments of 60-70 units per acre meets 
the high target for compact development 
of greater than 63 units per acre and 50% 
or more of the residential units are within 
one half mile of diverse uses under the code 
amendments.

6. All of the off-street parking is proposed to the 
side or rear of buildings, structured parking is 
preferred and no single surface parking lot is 
permitted over 40,000 square feet.

7. Close access to a rich array of public spaces is 
recommended with the proximity of housing 
and other uses to the Curlicue, Foothills Park, 
the new B Avenue vertical park, transit plaza 
and Roehr Park.

8. Tree-lined and shaded streets are 
recommended with the adoption of 
standards for street trees and awnings or 
canopies.

GREEN INFRASTRUCTURE AND BUILDINGS FROM 
THE LEED-ND SCORECARD
This LEED category refers largely to the vertical 
development of buildings. At this early stage of 
the Framework Plan, the focus is on the horizontal 
green infrastructure that will serve as the 
foundation for future development. Thus, while 
the Framework Plan includes recommendations 
on a few elements in this category, most of 
these elements will be reflected in the Further 
Recommendations Section below.

1. The Preferred Concept Plan establishes 
a block pattern on an east-west axis to 
maximize the solar orientation opportunities 
for vertical development.

2. The infrastructure plan provides the 
opportunity to accomplish district heating 
and cooling through a heat loop connected 
to the wastewater treatment facility. 

3. The Plan recommends that the Foothills District 
use the heat that is naturally generated 
in the sewer system to operate a heated/
chilled water loop that can help adjacent 
development with heating and cooling 
needs. This approach can be accomplished 
by incorporating portions of the heating/
chilling loop within the primary lines leading to 
the plant, allowing for heat exchange within 
the sanitary line, or incorporating portions of 
the loop within plant facilities themselves.

4. The Plan calls for use of reclaimed water from 
the treatment plant for non-potable purposes 
(e.g., irrigation, water supply for toilets, etc.). 
Reducing the volume of discharge from 
the plant may also assist with temperature 
control, and water reuse will also reduce the 
impact of adjacent development on existing 
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potable water supplies.
5. The plan recommends that adequate 

infrastructure (e.g., “purple pipe” systems 
for carrying non-potable water) be 
accommodated within the adjacent North 
District to supply future development with 
reclaimed water, and that the City of Lake 
Oswego coordinate these efforts with BES 
through the Facilities Plan Update process to 
determine the amount of reclaimed water 
available for adjacent development and the 
financial viability of incorporating reclaimed 
water use within Foothills.

III. Further Recommendations
This section also includes further recommendations 
to adopt additional sustainability measures 
as a supplement to the zoning code and 
comprehensive plan amendments. 

1. Follow Salmon Safe guidelines for site 
development and pursue Salmon Safe 
certification for the new District. 

2. The zoning code must address bike parking 
requirements and storage requirements with 
the aim of providing bike parking for at least 
10% of the parking space capacity. Promote 
use of alternative transit with bike racks, 
showers, and car-share vehicles. Shower 
facilities can be encouraged through 
zoning code provisions that encourage the 
development of shower facilities in office 
uses. 

3. The Plan should require a final storm water 
management plan based on the Drainage 
Analysis that strives to reduce storm water 
run-off for the 20-40 year event to at 
least the 80th percentile. Use Low Impact 
Development (LID) principles for stormwater 
management, steep slopes, and surface 
materials treatment such as pervious pavers 
versus asphalt in parking areas.

4. The code amendments should strive to 
meet the LEED-ND standards for Heat Island 
Reduction through shade provisions such as 
eco-roofs or high solar reflectance index roof 
treatment for 75% of the roof square footage.

5. The Plan should strive to divert 25% to 50% 
wastewater and reuse to replace potable 
water use. 

6. The infrastructure plan should require that 

street lights, water, and treatment systems 
achieve a 15% energy reduction beyond the 
baseline. Traffic signals should be LED.

7. The code amendments should encourage or 
allow on-site food production;

8. New development should meet LEED-ND 
efficiency, emissions, and material content 
guidelines for public infrastructure; 

9. Follow LEED Dark Sky requirements to limit 
exterior light pollution from street lighting and 
building lighting; 

10. Provide recycling infrastructure and services 
for paper, cardboard, metal, glass, compost, 
and hazardous wastes; 

11. Work in partnership with BES on the 
development of district energy production 
and infrastructure; 

12. Require compliance with LEED standards 
and utility reporting for vertical development; 

13. Encourage use of solar energy as part of new 
vertical development;

14. Ensure that development standards for 
horizontal development do not preclude 
but rather encourage attainment of a higher 
LEED-ND level (Gold or Platinum);

15. Work through the City’s Comprehensive Plan 
update process to identify new locations for 
City recycling centers, including the potential 
for neighborhood recycling hubs.

16. Minimize impacts on migratory birds near the 
river by delineating building corners with solid 
materials to prevent transparent areas where 
birds may impact windows.

IV. Recommendations for Horizontal 
Development
To ensure that these strategies are implemented, 
the following measure should be adopted.

LEED-ND, or an equivalent performance 
measure, should be achieved for the entire 107-
acre Foothills District, or the sub-districts within, 
and strive to qualify for a LEED Silver rating. 
For projects built as part of a Development 
Agreement, the City should require a minimum 
of LEED-ND Gold or equivalent performance 
measure.

V. Recommendations for Vertical Development
Promoting healthy buildings that facilitate energy 
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reduction and respect for the environment will be 
crucial to meeting the sustainability goals of the 
District. There are numerous building standards 
that can assist with implementing this goal. LEED, 
Living Building Challenge, Net Zero, Energy Star, 
Earth Advantage, Passive House, Green Globes 
are all programs that encourage projects to use 
water, energy, and materials more efficiently, 
protect the health of occupants, and reduce 
impacts on nature. While all of these programs are 
noteworthy, USGBC’s LEED program is the most well 
recognized system for comparing and evaluating 
high performance buildings and therefore is the 
recommended vehicle for ensuring that buildings 
within the District meet the goals.

The Framework Plan therefore recommends that 
all new buildings within the District meet a minimum 
of LEED certification, or equivalent performance 
measure, for vertical development. For projects 
built as part of a Development Agreement, the 
City should require a minimum of LEED Silver, or 
equivalent performance measure, for vertical 
development.
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5.6 INFRASTRUCTURE 
IMPROVEMENTS

This section describes the proposed infrastructure 
improvements that are necessary to support the 
proposed redevelopment plan for Foothills. As 
part of its work in establishing these infrastructure 
recommendations, Otak utilized the information 

gathered during the inventory and analysis phase 
to identify existing deficiencies in the infrastructure 
system while also determining what the infrastructure 
requirements of the proposed development 
program would be. The result is a conceptual layout 
of infrastructure facilities that can be used as a 
basis to guide future design and engineering of 
infrastructure improvements in the District.

5.6.1 PUBLIC UTILITIES
Three public utility services are provided in the Foothills 
District: Water, Sanitary Sewer, and Stormwater 
facilities. The presence of both the Wastewater 
Treatment Plant and the Willamette River mean that 
regional Sanitary and Stormwater facilities must also 
be accommodated as part of the overall planning 
for the District. 

I. Water
Due to the District’s location at a low elevation 
and proximity to existing water transmission lines, 
Otak has found that there is adequate water 
pressure to serve the proposed development in 
the District, including sufficient water pressures 
and volumes for the purposes of supplying fire 
systems for the proposed height limit of 90 feet. 
New water facilities will be provided in a looped 
configuration through the District, ensuring 
redundancy of supply and future flexibility for 
accessing the water supply.

II. Sanitary Sewer
There are two primary components to the 
proposed sanitary sewer system in Foothills: primary 
lines (interceptors) leading to the Wastewater 
Treatment Plant, including pump stations that 
may require relocation and capacity upgrades; 
and new secondary lines that will directly serve 
new development projects in Foothills. 

SECTION 5.6: 
FRAMEWORK PLAN 

RECOMMENDATIONS

Figure 5.6.1R: Primary water supply lines in the District.
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Figure 5.6.2R: Sanitary 
System, highlighting 
relocated facilities and 
secondary main lines.
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For the primary system leading to the plant, there 
are a number of lines that are currently located 
on private property that need to be relocated 
in order to accommodate the proposed 
development pattern. In the North District close 
to the plant, there are significant portions of these 
lines that are currently located above grade on 
structures. Changes in the street elevations that 
will bring this area out of the floodplain will enable 
these lines to be placed below ground. 

The new primary line locations will place these 
lines within public rights-of-way leading to and 
from the plant, rather than on easements cutting 
across private property. This includes a portion 
of interceptor line that currently cuts across the 
Oswego Pointe Apartment property. However, 
access to these pipes from adjacent development 
will be limited as much as possible to ensure the 
integrity of these lines. 

The secondary sanitary system will serve adjacent 
development within Foothills, and will tie into the 
primary system in limited locations. These lines 
will be designed as a gravity system serving the 
new development blocks. Portions of this system 
will need to gravity flow to a relocated Foothills 
lift station. The station will need to be relocated 
due to the new street layout and proposed 
development pattern. The system will follow the 
proposed street layout as depicted in Figure 5.6.2.

III. Stormwater Management
A significant element of development in 
waterfront setting like Foothills is the design 
and operations of stormwater systems. Recent 
developments in stormwater management, 
which are based on a more comprehensive 
understanding of how proper stormwater 

management can greatly benefit regional water 
quality, emphasize stormwater treatment as 
much as stormwater conveyance. In the case of 
Foothills, this is especially true given the proximity 
to the sensitive riparian areas along Tryon Creek 
and the Willamette River. 

In general, there are some basic stormwater 
management criteria that are being applied to 
the Foothills District:

• Stormwater treatment must be provided on-
site – development projects will be required 
to incorporate self contained stormwater 
management facilities and provide the 
required level of treatment prior to discharge. 

• The level of stormwater treatment for Foothills 
will be consistent with the City’s current 
stormwater management code in place at 
the time of development 

• “Green Street” design standards will be 
incorporated within the City’s street design 
standards for the District to ensure that 
stormwater from public streets is treated to 
the same level as private development in the 
District. These standards will be incorporated 
into the Street Plan and Street Design 
Standards as part of the regulatory package 
for the Foothills District.

• Because of the District’s proximity to the 
River, detention is not recommended – direct 
discharge (after treatment) will ensure that 
stormwater is released prior to peak flows 
arriving in the District from upstream basins.

• The quality of stormwater discharged to the 
River will increase, and quantities decrease, 
through the implementation of stormwater 
management standards that require on-site 
stormwater treatment with an emphasis on 
vegetated facilities.

Figure 5.6.3: Photos of active stormwater treatment systems.
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Figure 5.6.4R: Stormwater 
Facility Map, showing 
relocations.
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• The stormwater system must be designed 
to prevent surcharge from Tryon Creek or 
the Willamette River and ensure positive 
stormwater flow during heavy rain/flooding 
events.

Like the Sanitary system, the stormwater system 
has both regional and local facilities in the District, 
including regional lines that cut across potential 
development parcels. These lines are proposed to 
be relocated into public rights-of-way in order to 
eliminate conflicts with future development plans.

Secondary lines that will carry treated water 
from development parcels and public streets will 
tie into one of three outfalls in the District –the 
Tryon Creek outflow, located at the northwestern 
corner of the treatment plant; the Evergreen 
outflow, located just south of the riverfront office 
complex near Roehr Park; or the Oswego Pointe 
outflow, located adjacent to the Oswego Pointe 
Apartments close to the rowing center dock. 

As part of the approach to managing stormwater 
flows to Tryon Creek and the Willamette River, 
which includes ensuring stormwater flow during 
flood events, Otak undertook a preliminary 
analysis of the proposed stormwater system in 
the North District, assuming that the area is being 
raised out of the floodplain consistent with the 
grading plan depicted in Section 5.2.2 (IX). This 
analysis is presented in Appendix E – Foothills 
Drainage Analysis, and it recommends splitting 
the stormwater flows in the North District between 
the Tryon Creek and Evergreen outfalls.

5.6.2 FRANCHISE UTILITIES

I. Power
PGE provides power service to all properties within 
the Foothills District. Currently, power is delivered to 
properties via overhead lines, although individual 
properties may run their own underground service 
from their point of connection to PGE. In addition 
to the current local service, PGE also operates 
a substation in the District, near the current 
Foothills Road/Oswego Pointe Drive intersection. 
The substation is split between two parcels and 
bridges Foothills Road, and serves Foothills and 
the greater downtown Lake Oswego areas. 
115KV transmission lines lead to the substation 

from the north and south; these lines interconnect 
the substation with other PGE facilities to provide 
redundancy in power supply.

In order to serve new development in the 
District, power service will be provided via an 
underground conduit and vault system. Like the 
water system, the power supply for the District 
will be looped to provide a redundant supply. 
The primary distribution system for the District is 
depicted in Figure 5.6.6. 

As part of the Preferred Concept Plan, a new 
pedestrian connection into the District at A Street 
is suggested. In order for this connection to be 
effective, including establishing an attractive 
visual corridor between Foothills and A Street, 
the relocation of the PGE substation would be 
desirable. The Concept Plan suggests that the 
substation could be relocated to Parcel 1.13, 
between Foothills Road and the Wastewater 
Treatment Plant. This location would still permit 
the treatment plant to expand to the west if 
necessary, and provide a less visible location for a 
modern power substation.

The plan does not recommend undergrounding 
the transmission line serving the PGE substation 
due to the high cost (Roughly $1,000 per foot). 
However, some realignment of the transmission 
line may be required in order to implement 
the recommended street pattern, including 
relocation of the transmission line parallel to the 
UP rail line in the northern portion of the District.

II. Telecommunications
Cable, phone, and other telecommunications 
facilities will be provided in a shared underground 
conduit run with District power. Typically, the 
design of these facilities – conduit sizes, number of 
conduits, vault locations, etc. – is set when street 
and utility design progresses to the permitting 
stage. At this point in the planning process, the 
critical element is to ensure that adequate space is 
being provided as part of the recommended street 
layout and right-of-way widths. By combining the 
primary telecommunication service in the area 
within a conduit bank for power or other services, 
as depicted in Figure 5.6.6, these facilities will be 
adequately accommodated within the District.
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III. Natural Gas
Natural gas service will be provided utilizing the 
primary gas line in State Street, just west of the 
District, and be distributed via new service lines 
as depicted in Figure 5.6.7. NW Natural may also 
co-locate its distribution lines adjacent to the 
power/conduit run. Typically, the final location of 
the gas line within the right-of-way will be made 
as more detailed design commences for streets 
and infrastructure. There is adequate gas supply 
in the area to provide service to the proposed 
development in Foothills.

IV. Underground Utility District/Vault Placement
An important element of infrastructure design that 
is easily overlooked is the regulatory approach to 
establishing an underground utility district and 

Figure 5.6.6R: Diagram showing primary power/telecom conduit runs. Figure 5.6.7R: Diagram showing primary gas lines.
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ensuring that underground facilities are located 
and designed with minimal impact on the quality 
of the urban and pedestrian environment. Facilities 
that are typically found above ground (power, 
phone, cable, other telecom) are proposed to be 
located underground within the Foothills District. 
Exceptions to this undergrounding requirement 
include service to existing development and the 
115kv power transmission line. 

In order to enact this provision of the Framework 
Plan and ensure consistency with the urban 
design goals of the project, the following items 
are recommended for implementation:

• Establish an underground utility district that 
requires new power, phone, cable or other 
wired facilities be placed below grade as 
new streets are platted and constructed in 
the District.

• Develop street standards that restrict the 
placement of vaults or other underground 
structures so that they do not impede 
pedestrian traffic and are consistent with 
the preferred streetscape standards. At a 
minimum, vaults and similar structures should 
be located on side streets and out of primary 
pedestrian zones as much as possible.

• Encourage existing development to convert 
to underground service as adjacent streets 
are reconstructed consistent with the new 
standards.

• Coordinate placement of public facilities 
(e.g., signal interconnect, street lighting 
conduit, emergency communications, etc.) 

with private facilities in underground conduit 
runs to reduce conflicts and establish a more 
efficient use of limited underground space.

5.6.3 REUSED WATER 
The Wastewater Treatment Plant provides an 
opportunity to provide a supply of treated “gray 
water” that can be used within the District for 
irrigation or other non-potable uses (e.g., toilets). 
As described in the Wastewater Treatment Plant 
chapter, the potential for water reuse may help 
the plant meet temperature limits for water that is 
discharged to the River while reducing demands on 
the potable water supply in the City. 

From an infrastructure standpoint, incorporating 
reused water will require the construction of a 

Figure 5.6.8: Photo of purple pipe installation.
Figure 5.6.9R: North District/WWTP, conceptual loop system.
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separate water supply system within the District. This 
can be accomplished via a “Purple Pipe” system 
that keeps the reused water supply separate from 
the potable water. If the Wastewater Treatment 
Plant Facilities Plan identifies a viable alternative for 
establishing a supply of reused water in the District, 
a final design for the system can be put in place, 
including the determination of the extent of the 
system based on how much volume is available. 

5.6.4 CHILLED/HEATED WATER LOOPS
The new family of streets and development blocks 
lends itself to the idea of a district energy center. A 
district energy center could provide both chilled and 
heated water from a centralized plant to outlying 
buildings for individualized heating and cooling 
needs. The advantages of a centralized plant occur 
with the more efficient production of heating and 
cooling supply to many buildings, the potential 
to control future energy costs and the removal of 
individual mechanical units for each and every 
building served from the plant. 

Another opportunity for utilizing the Wastewater 
Treatment Plant as a utility source in the District is 
the potential to “mine” heat from the treatment 
plant to augment the heat source from a central 
utility plant system. The system uses the resident heat 
that is generated by wastewater and the treatment 
process as an energy source for heating water that is 
then circulated through a closed system as a heating 
source. In very simple terms, this is the same concept 
as a radiator system that would be used in a building 
– water is heated by a boiler (in this case, the “boiler” 
is the treatment plant) and then circulated to the 
radiators (e.g., the buildings) to release heat before 
returning to be reheated. 

As with the reused water system, there is additional 
analysis required through the Facilities Plan Update for 
a central utility plant prior to a final recommendation 
being developed for this concept. From a District 
infrastructure standpoint, a central chilled/heated 
water system will require a separate system of closed 
loop pipes emanating from the central plant to each 
building. The pipe network is typically located either 
in the Public ROW’s under a franchise agreement or 
on private property in easements, and the system 
would require a site for the central utility plant. Given 
the scale of the proposed development and the 
amount of heating/cooling capacity available, this 

system would likely be limited to the North District.
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5.7 TRYON CREEK WASTEWATER 
TREATMENT PLANT

The 14-acre Tryon Creek Wastewater Treatment 
Plant (“WWTP”) provides sanitary sewage treatment 
for all of Lake Oswego and a substantial portion 
of Southwest Portland. In this capacity, the plant 
treats approximately 4 million gallons per day during 
dry weather and up to 40 million gallons per day 
during wet weather. The WWTP is owned by the 
City of Portland and managed by the Bureau of 
Environmental Services (“BES”), and the City of Lake 
Oswego and City of Portland share in the costs of 
managing plant through an Intergovernmental 
Agreement (“IGA”).

From the outset of the project, the planning team’s 
goal has been to maintain the plant in its current 
location in the northern portion of the District and 
plan for plant upgrades that help mitigate the 
negative characteristics of the WWTP, such as odor, 
unsightly views, or plant operations (e.g., truck/
heavy equipment access). A baseline assumption 
to this approach is that mitigation of the plant can 
and should be incorporated within the normal range 
of plant features and upgrades, consistent with a 
Facilities Master Plan for the WWTP that is currently 
being developed by BES. In other words, as necessary 
upgrades or improvements to the plant are made 
over time, these improvements will incorporate 
“good neighbor” features that mitigate the plant’s 
presence and bring the plant into conformance with 
modern standards.

SECTION 5.7: 
FRAMEWORK PLAN 

RECOMMENDATIONS

5.7.1 RECOMMENDED PLANT 
CONFIGURATION
Early in the planning process, the project team 
considered all options for the WWTP, including the 
potential relocation of the plant outside of the 
District. After careful analysis, the conclusion was 
that it would be financially unfeasible, and physically 
difficult, to relocate the WWTP from its current 
location to another location. Even though the Oak 
Lodge plant is located directly across the Willamette 
from the Tryon Creek plant, there was insufficient 
space at the Oak Lodge facility to accommodate 
the Tryon Creek flows, and the initial $150 million 
rough estimate for plant relocation was seen as an 
unattainable figure.

The project team focused instead on working with 
the current location of the WWTP as a “given” 
within the planning process. However, in order to 
achieve the urban design and development goals 
for the District, the team also considered how the 
boundaries of the plant could be reconfigured to 
both accommodate a more rational development 

Figure 5.7.1R: Plan view of North District; proposed changes to WWTP 
boundaries.
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pattern in the northern district while also providing 
the WWTP with opportunities to accommodate future 
plant operations, including potential expansion to 
handle increased wet weather flows.

The proposed reconfiguration of the plant 
boundaries, as shown on Figure 5.7.1, adjust the 
southern property line of the WWTP in order to 
achieve rational development blocks to the 
south (Blocks 1.01 and 1.03). The most significant 
adjustment is at the southeastern corner of the plant, 
where approximately 20,000 SF of the plant property 
would be added to Block 1.01. This area is primarily 
steep slopes associated with the riverfront bluff, and 
the loss of this area would not impact the WWTP’s 
ability to expand its operations.

In addition to the adjustments along the southern 
line of the plant, there is also an opportunity for 
the plant to expand in the future by incorporating 
Block 1.13 into the WWTP. This 51,000 square foot 
parcel has the advantage of being located uphill 
from the balance of the plant, providing flexibility 
for the placement of future facilities and permitting 
gravity flow through the plant (rather than having 
to pump sewage flows). Currently, there are no 
plans to acquire this parcel for the purposes of 
plant expansion. However, if acquisition of the site 
is necessitated by the proposed State Street/D and 
E Avenue intersec-tion, this property may become 
available for incorporation within the WWTP.

5.7.2 GOOD NEIGHBOR DESIGN 
RECOMMENDATIONS
Given the recommendation that the WWTP will 
remain in the Foothills District in its current location, the 
planning team focused its efforts on understanding 
how the plant could become a better neighbor to 
both existing (Foothills Park, Oswego Pointe Condos, 
Tryon Cove Park, Stampher Road) and future uses.  
Modern wastewater plant design standards require 
the incorporation of good neighbor features to 
help minimize the impact of these plants on their 
surroundings and incorporate sustainable design 
features. As reinvestment in the plant occurs, the 
types of good neighbor features that are described 
here can be incorporated as part of the normal 
course of WWTP improvements and operations.

The basis for most of the good neighbor 
recommendations is the Enhancement Master 

Plan for the Tryon Creek Wastewater Treatment 
Plant, completed in October 2007 for the City of 
Lake Oswego and the City of Portland. This plan 
established a primary goal for the enhancement 
program:  “To create a complementary relationship 
between the Tryon Creek Wastewater Treatment 
Plant, the existing Foothills Park and neighborhoods 
and the plans for and timing of new development 
improvements in the vicinity of the Plant.” The plan 
also established guiding principles for the plan that 
addressed the need for odor control, maintenance 
of plant function, improvement of the “edge 
condition” of the plant, and linking the plant to the 
surrounding community and Tryon Creek.
 
In considering this past planning effort and how 
the plant can and should respond to both existing 
and proposed uses in the District, the project team 
generated the following recommendations that will 
enhance the plant’s status as a good neighbor in 
the District:

• Enclose the headworks structure and 
installing two cell organic biofilters to serve 
the Headworks and Primary Clarifiers (Primary 
Odor Control)

• Adding one to two additional cells to the 
organic biofilters to serve the Sludge facilities 
and the Solids building (Secondary Odor 
Control)

• Provide covers for the Primary Clarifiers and 
the Sludge Gravity Thickeners. Covers could 
be fabric, although green roof covers should 
be considered. (Odor Control, Aesthetic 
Enhancement)

• Enhance landscape buffer at the perimeter 

Figure 5.7.2: Illustration of green screen. Image credit: Portland 
Bureau of Environmental Services.
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of the plant to limit views at ground level 
to the plant and provide a more pleasant 
and natural transition between the industrial 
character of the plant and surrounding uses 
and natural areas. (Aesthetic Enhancement)

• Incorporate “green screen” elements (e.g., 
living wall structures that incorporate plants, 
vines, etc. on vertical surfaces) on vertical 
elements within the plant to minimize the 
industrial/utilitarian nature of the plant. 
(Aesthetic Enhancement)

• Ensure consistency of plant improvements/
upgrades and new facilities with development 
and design standards for the Foothills District. 
(Aesthetic Enhancement)

• Integrate educational materials on and 
around the plant facility to broaden public 
understanding of water resource issues and 
the unique natural environment that the 
plant occupies. (Aesthetic Enhancement, 
Community Engagement)

• Consider the addition of publicly accessible 
facilities at the WWTP, including community 
meeting rooms and educational facilities 
and exhibits. These facilities would optimally 
serve as space for WWTP staff and operations 
as well. (Community Engagement, Aesthetic 
Enhancement)

5.7.3 DISTRICT ENERGY AND WATER REUSE 
OPPORTUNITIES
As part of an overall approach to sustainable 
planning and design in the Foothills District, the 
project team considered the unique opportunity 
that the WWTP presents in terms of providing a 
potential source of energy and water for future 
development. By looking at the energy potential 
of the plant, the volumes of treated water that are 
discharged to the Willamette River, and the likely 
imposition of more stringent regulatory requirements 
on the plant in the future, there are potential win-win 
solutions if a broader view of the plant’s relationship 
to its neighborhood is taken.

I. District Energy
One of the primary sources of concern from a 
regulatory standpoint is the discharge of water 
to the Willamette River, and in particular, the 
temperature of the water that is discharged. 
Because the Willamette is home to listed salmonid 

species that require cool water temperatures, 
there has been increased scrutiny of the 
temperature of treated water that is released to 
the river.

In the case of the Tryon Creek plant, there are a 
number of different ways to take this thermal load 
out of the discharged water. One way, which 
adds an aesthetic benefit as well, is to cover the 
clarifiers and ponds that tend to warm up in the 
sun. Another way is to use the heat that is naturally 
generated in the sewer system to operate 
a heated/chilled water loop that can help 
adjacent development with heating and cooling 
needs. This approach can be accomplished by 
incorporating portions of the heating/chilling 
loop within the primary lines leading to the plant, 
allowing for heat exchange within the sanitary 
line, or incorporating portions of the loop within 
plant facilities themselves.

Another potential source of energy is the sludge 
that is generated by the plant.

II. Water Reuse
The WWTP generates between 4 and 40 million 
gallons per day in treated water, which is released 
directly to the Willamette River. This volume 
of water is a potentially valuable resource to 
adjacent uses, who can use the reclaimed water 
for non-potable purposes (e.g., irrigation, water 
supply for toilets, etc.). Reducing the volume of 
discharge from the plant may also assist with 
temperature control, and water reuse will also 
reduce the impact of adjacent development on 
existing potable water supplies.

The plan recommends that adequate 
infrastructure (e.g., “purple pipe” systems for 
carrying non-potable water) be accommodated 
within the adjacent North District to supply 
future development with reclaimed water, and 
that the City of Lake Oswego coordinate these 
efforts with BES through the Facilities Plan Update 
process to determine the amount of reclaimed 
water available for adjacent development and 
the financial viability of incorporating reclaimed 
water use within Foothills.
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5.7.4 FACILITIES PLAN UPDATE DESIGN 
CRITERIA AND COORDINATION
BES has recently selected a consultant team to 
provide a Facilities Plan Update for the WWTP. As 
part of this process, BES will be working closely with 
the City of Lake Oswego and affected stakeholders 
to lay out a detailed plan for the plant that will guide 
ongoing modernization and expansion efforts.

As part of this process, BES and its consultant team 
will be establishing a set of design criteria that will 
help guide the Facilities Plan Update and ensure that 
all of the parties’ needs are being met. With respect 
to the incorporation of good neighbor features at 
the plant and to ensure that the Facilities Plan will 
be consistent with the Framework Plan, the project 
team is recommending that the following criteria be 
incorporated within the BES planning process:

• Eliminate odors that are detectable offsite.
• Provide a pleasing setting that supports 

neighborhood livability. Design facilities that 
complement their setting, or screen them from 
adjacent neighborhoods and natural areas.

• Minimize potential negative impacts of 
development and construction activity at the 
WWTP on surrounding neighborhoods.

• Link the Tryon Creek WWTP with trails and other 
recreational facilities and programs along the 
Willamette River and Tryon Creek.

• Promote the use of reclaimed water, onsite 
and in the community, conserving potable 
water supplies.

• Serve as a center for water resources 
education, interpretation and training. 
Develop and install interpretative displays 
and signage, along with programs to inform 
and educate the public.

• Protect the water quality of the Willamette 
River, and protect and enhance Tryon Creek 
and other nearby natural resources

• Promote sustainable practices and 
apply “green building” design standards, 
construction methods, and materials

• Seek out partnerships with adjacent 
development projects to pursue district energy 
opportunities, including heated and chilled 
water loops and on-site power generation, 
and determine the financial viability of District 
energy and water reuse systems.

In addition, it will be important for the City of Lake 

Oswego to actively engage in the Facilities Plan 
Update process, not only to represent the City’s 
ratepayers as part of the effort, but also to ensure 
that the Facilities Plan is consistent with the City’s 
vision for Foothills and that plan recommendations 
are realistic and financially viable. 

5.7.5 WWTP RECOMMENDATIONS
• Draft design and development standards for 
inclusion in the Foothills Mixed Use Overlay Zone 
that incorporate the Good Neighbor Standards 
identified in this chapter.
• Work with BES to initiate reconfiguration of 
the plant boundaries, consistent with proposed 
Framework Plan.
• Prioritize odor control mitigation of the existing 
headworks and primary treatment ponds in order 
to provide odor control concurrent with the initial 
development phases in Foothills.
• The City should work closely with its partners 
at BES to ensure that investments made in the 
WWTP are consistent with the Framework Plan’s 
recommendations.
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pedestrian connectivity—to these public spaces.  
Currently, there is no direct pedestrian connection, 
for example, from Downtown to Foothills Park. 
 
Yet Foothills Park represents a significant public 
investment by the City and is an exquisitely designed 
public gathering place for passive and active 
recreational pursuits and community events.  Tryon 
Cove Park is another example of a City park that is 
little-used because of its access challenges.  There 
is currently no connection between the Willamette 
Greenway Trail and Tryon Cove.  If this connection 
could be made over Tryon Creek and through Tryon 
Cove, there would be uninterrupted trail access 
from George Rogers Park to Tryon Creek State Park.  
From the southern area, the main pedestrian access 
to Foothills Park is through the Curlicue Trail.  The 
upper portion of this trail is under-designed and 
developed with low level landscaping and surface 
treatments.  The lower portion of the Curlicue is 
surrounded on two sides by streets: Foothills Drive 
and Oswego Pointe Drive.  The presence of the two 
streets impacts the pedestrian experience accessing 
Foothills Park in the south.  
 
The objective of this Framework Plan is to recognize 
the barriers that prevent convenient, safe and 
attractive access to an existing and rich network 

5.8 PARKS AND OPEN SPACE
The 107-acre Foothills District Plan Area is in infill 
development sitting adjacent to 15.97 acres of 
existing Parks and Open Space.

Figure 5.8.1 shows the amount of developed 
acreage to the amount of existing Open Space or 
Parks in the Foothills District Plan Area.
 
The district includes 12.37 acres in Foothills Park and 
the northern part of Roehr Park and 3.6 acres in 
Curlicue Park. Approximately 70 acres are committed 
to development.  While there is a rich supply of Parks 
and Open Space in Foothills, access to these areas 
has been limited by the under-development of the 
surrounding lands, particularly the northern Industrial 
Area, and the lack of public connectivity—especially 

SECTION 5.8: 
FRAMEWORK PLAN 

RECOMMENDATIONS

Figure 5.8.2: Photo of Foothills Park.Figure 5.8.1: Aerial photo of Foothills District plan area.
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of public open space and parks and recommend 
actions in the Foothills District Plan Area that will 
enhance existing parks and open spaces and create 
new opportunities for parks and connections to this 
established network.

I. Existing Comprehensive Plan Policies 
The existing Comprehensive Plan has several 
policies related to this task.  Most relevant among 
them are the policies related to the use and 
access to parks:

• Policy 6:  Plan and develop a system of 
pathways which can connect open space 

and park facilities with neighborhoods.
• Policy 8:  Develop parks that are, where 

possible, accessible by a variety of 
transportation modes including transit, 
bicycling and walking.

• Policy 10:  Provide accessibility to all park 
users, according to applicable state and 
federal laws.

• Policy 13:  Integrate open space, pathways 
and view corridors, with park land and 
facilities.

These are some, but not all, of the current 
Comprehensive Plan policies that could be better 
served by redevelopment of the Foothills District 
in a manner that facilitates new parks and open 
space and enhances access to the existing parks.

II. Recommendations:
1. Adopt the Preferred Concept Plan that 

removes Oswego Pointe Road adjacent to 
the Curlicue Trail.  Foothills Road will provide 
access to the Oswego Pointe condominiums 
and will continue to Foothills Park.

2. Improve the Curlicue Trail.  Realign the 
upper portion of the trail consistent with the 
Preferred Concept Plan.  Widen the Trail in 
the lower reaches and consider pavers and 
other design enhancements consistent with 
the design elements of Foothills Park. Grades 
at the west end of the Curlicue Trail must be 
evaluated in detail to minimize impacts on 
the pathway and connections to other parts 
of the District. The design should recognize 
the signifi cant grade changes and design 
a fi nal integration that meets the pedestrian 
and parks objectives for the District.

3. Create a new “vertical park”  - the Willamette 
Steps – connecting downtown to Foothills 
along the B Street alignment.  Adopt the 
Preferred Concept Plan that illustrates an 80’ 
wide vertical park connecting State Street 
with B Street and Foothills Park.  Require the 
Willamette Steps Park to be landscaped in 
a manner consistent with the illustration in 
Figure 5.8.6 and consistent with the standards 
for other Parks and Open Space in the 
area while permitting generous stair, ramp 
and adjacent elevator access to the lower 
portions of B Street.

4. Negotiate with the City of Portland, the 

Figure 5.8.3: Photo of mouth of Tryon Creek.

Figure 5.8.4: Kincaid Curlicue.
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Bureau of Environmental Services, and Metro 
to partner in the development of a trail 
connection across Tryon Creek to connect 
the Greenway Trail from Foothills Park to Tryon 
Cove Park. 

5. Adopt the pedestrian connections in the 
Preferred Concept Plan that extend Foothills 
Park up through the District in a series of “green 
fingers.”  The pedestrian ways will provide a 
string of transparent and pedestrian friendly 
connections to the public waterfront from all 
locations in the District enhancing the path 
itself and enhancing the spaces connected 
by these pathway systems.   

6. Celebrate the entrance to Foothills Park at 
the terminus to B Street with a new public 
plaza as illustrated on the Preferred Concept 
Plan and in Figure 5.8.10.

The plaza should be designed with materials 
recommended for the District in the Land Use 
Chapter of this Framework Plan.  The materials 
should reflect the design elements of the 

existing Foothills Park and reflect the quality and 
permanence of this new plaza and neighborhood.

Figure 5.8.5R: Highlight of Curlicue Trail Area of Concept Plan.

Figure 5.8.6R: Willamette Steps – Proposed new “Vertical Park”.
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7. Adopt the location and conceptual design 
of the new Streetcar terminus on State Street 
across from Lakeview Village and Millennium 
Plaza.  

 
With this new public plaza, ensure that the 
elements of the design refl ect the quality of 
materials found in Millennium Plaza and that they 
are consistent with the materials list and design 
standards recommended under the Land Use 
Chapter of this Framework Plan.

8. Encourage the establishment of more 
intimate, “pocket-park” scale plazas and 
courtyards within private development, 
especially along the primary pedestrian 
connections leading to the Willamette River, 
and consider locations for active use by dogs 
within the District.

9. Study the integration of Foothills Park 
with  the terminus of B Avenue to ensure 
that the B Avenue terminus operates as a 
design extension of Foothills Park and is not 
inconsistent with the existing entrance to the 
Park.

With these recommendations, access to the wide 
range of parks and open space uses will be valuably 
enhanced while creating opportunities for new and 
unique parks and open areas such as the B Street 
Steps, the Streetcar Plaza and the new plaza at the 
terminus of B Street.

Figure 5.8.7: Site plan showing crossing locations to connect 
Greenway Trail to Tryon Cove Park.

0’ 100’

Figure 5.8.8R: Site Plan, showing pedestrian connection in the District.
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Figure 5.8.9: Proposed new public plaza at B Street.
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5.9 PUBLIC ART AND THE 
FOOTHILLS DISTRICT

The City of Lake Oswego currently maintains a rich 
focus on public art. This is accomplished through 
a variety of means including development code 
standards that encourage the integration of art 
in building and site design, the Percent for Art 
program under LODC Chapter 18, and through the 
work of the Arts Council of Lake Oswego.

The purpose statement of the City’s Percent for 
Art program found in Section 18.020.010 explains 
the motivation behind this City-wide dedication to 
public art:

“The City of Lake Oswego desires to expand the 
experience of its citizenry through public art of 
the highest quality in concept and execution. 
Public art contributes directly to the quality of 
life in the City of Lake Oswego because citizens 
view and interact with it daily in public spaces. 
Public art instills concern for beauty and good 
design in the public and private sectors by setting 

high aesthetic standards. Public art reflects and 
communicates the history, character and values 
of the community and thereby creates a sense of 
place. The public art process involves citizens and 
artists by inviting them to participate in important 
decisions about the design of their environment. 
The City therefore declares its policy to include 
works of art in projects of the City by establishing 
a Percent for Art program.”

Other commentary on the value of public art reflects 
this sentiment.

“The purpose behind public art is to enrich the 
community by evoking meaning in the public 
forum. Public artwork is meant to inspire higher 
thought about the community or thought in 
general, and can help raise awareness or give 
remembrance to events. Public artwork is meant 
to be seen, but more so experienced, as a work of 
art can help inspire and provide perspective no 
matter what the subject at hand.” 

The Arts Council of Lake Oswego was created in 1999 
to ensure the arts will continue to be an integral part 
of life in the community. The Arts Council was initiated 
by members of The Lake Oswego Arts Commission, a 
City Commission, to promote philanthropic support 
of the arts in the City. Organizational goals include:

• Develop philanthropic funding and methods 
of distribution that will benefit locals arts 
programs, expand civic arts acquisitions, and 
further community arts exhibitions. 

• Advance arts education as a means to 
promote lifelong enjoyment of the arts for all 
citizens of Lake Oswego. 

• Work to raise the level of appreciation and 
understanding of all arts forms by people of 
all ages. 

• Increase opportunities for participation in the 
performing, visual and literary arts. 

• Promote the placement and preservation of 
public art in Lake Oswego. 

Figure 5.9.1: Photo of great piece of Lake Oswego art.
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• Convene advocates of the many arts and 
support their endeavors.

Most relevant to the display of public art in Lake 
Oswego’s urban core, the Arts Council has managed 
the Gallery Without Walls program. The Gallery has 
over sixty rotating and permanent sculptures. The 
rotating sculptures are on-loan from artists of national 
and international acclaim for a two-year period, 
and are for sale. A volunteer committee works for a 
year to select the artwork, balancing the exhibition 
to include a wide variety of concepts, forms and 
materials. [Arts Council website].

The Gallery Without Walls has been a huge success 
in improving public access to art, in inspiring the 
community and as a centerpiece for community 
activities and focus. 

The development code also contains provisions 
that encourage the development of public art. For 
example in the Downtown Redevelopment District 
Design Standards, Section 50.65.050 provides: 

“The site design for a new or substantially 
remodeled existing building shall include locations 
for placing public or private art.”

I. Art in Foothills
There is currently one art installation in the 
Gallery Without Walls program within the Foothills 
District: Stafford Stones by Frank Boyden at the 
site of Tokalt Originals. The remainder of the 
Gallery is located in the Downtown core. The 
tour map below shows the historic line of State 
Street separating the vibrant and rich walking 
environment of Downtown with its public art and 
the undeveloped streetscape and public space 
that occupies much of the Foothills District.

Redevelopment of the Foothills District will impose 
new standards within the District that emphasize 
pedestrian friendly streetscapes and human scale 
design. The street and building standards in the 
northern area are designed to create a new major 
connection along B Street directly to Foothills 
Park. In the south, several pedestrian pathways 
are recommended in the Street Plan connecting 
Millennium Plaza to the public waterfront.

These pedestrian ways both major and minor 
will be ideal locations for art installations. If these 
installations are part of the Gallery Without 
Walls program, the art walk and tour could 
be expanded through the downtown core to 

Figure 5.9.2: Photo of sculpture from Lake Oswego Arts Council tour.

Figure 5.9.3: Gallery Without Walls tour map.
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the waterfront. Just as art has helped scores of 
Lake Oswego residents discover new places to 
gather as a community, the Gallery Without Walls 
expansion into Foothills will energize the discovery 
of this new area of the Downtown and create 
new gateways for appreciating art and finding 
community.

II. Recommendations
Adopt the following recommended zoning code 
amendments that would require site design 
for new or substantially remodeled buildings to 
include locations for placing publicly accessible 
art:

1. Within the Foothills District, each new or 
substantially remodeled building must include 
a location for installing public art. Private art, 
not accessible to the public, does not meet 
this criterion. 

2. In significant locations within the Foothills 
District, opportunities for public art must be 
integrated in the approved site of building 
design. These significant locations would 
include the Willamette Steps, the terminus of B 
Avenue at Foothills Park, the Kincaid Curlicue, 
and other significant pedestrian connections 
leading to the Willamette Greenway and the 
Riverfront.

Within the Comprehensive Plan amendment 
process, include at least the following new 
Comprehensive Plan policies under Community 
Design and Aesthetics:

1. In consultation with the Arts Council of Lake 
Oswego, encourage the expansion of the 
Gallery Without Walls program into the 
Foothills District.

2. Encourage the development and placement 
of public art within the Foothills District in 
significant public locations, such as the 
Willamette Steps, the terminus of B Avenue at 
Foothills Park, the Kincaid Curlicue, and other 
significant pedestrian connections leading to 
the Willamette Greenway and the Riverfront.
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5.10 EDUCATION & PUBLIC 
FACILITIES

The Framework Plan evaluated the potential impact 
on student populations from development in the 
Foothills District. That evaluation is the subject of this 
chapter.

The Foothills Framework Plan recommends the 
adoption of a new Urban Renewal Area to help fund 
needed infrastructure improvements in the District. 
The City of Lake Oswego and the Lake Oswego 
School District (“LOSD”) have evaluated the financial 
impacts and benefits of creating an Urban Renewal 
District in the Foothills District. That independent 
analysis is attached in Appendix B. 

I. Student Populations
In 2010, the LOSD continues to be a superior 
public school system in the region. U.S. News and 
World Report has named both Lake Oswego and 
Lakeridge high schools Silver Medal Schools in its 
annual ranking of America’s Best High Schools. 
Of the 18,743 public high schools analyzed, only 
3% were named Gold or Silver Medal Schools. For 
the fourth consecutive year, all 13 LOSD schools 
received the highest rating on the Oregon State 
Report cards.

LOSD has been able to maintain this excellence in 
education even in the face of dramatic funding 
challenges. The share of Oregon’s State Budget 
allocated to education and to LOSD has declined 
steadily since 2003. In the 2003-2005 budget, the 
K-12 State School Fund was 44.8% of the total 
budget. In 2009-2011, that same allocation is 
38.8%, a 6% decline. The percentage increase in 
education expenditures has also fallen short since 
2003. Education has received less than half (16.1%) 
of the total expenditures percentage increase 
(34%) since 2003. At the same time, LOSD has 
experienced a reduction in student population. 

After maintaining enrollment levels above 
7,000 students between 1995 and 2001, LOSD 
enrollment levels have been declining over the 
past 8 years. Between 2001 and 2009, total LOSD 
enrollment declined to 6,702 students. The most 
significant decline occurred at the elementary 
school level, which lost 368 students over the 
2001-2009 time period, while the junior high school 
enrollment dropped by 110 students. This decline 
was countered by a slight increase in high school 
enrollment of 26 students between 2001-2009. The 
State per student funding allocation to LOSD is 
approximately $6,000. In present dollars, the loss 
of 452 students over the last decade represents a 
financial decline of $2.7 million.

Recent enrollment numbers show a possible 
shift in these statistics. The December 1, 2010 
enrollment report shows an overall increase of 66 
students from October 2009. Even with this slight 
but positive shift upward, the LOSD is undergoing 
dramatic changes to its system including staff 
reductions, program elimination and school 
closures. It is within this historic and current context 
that we plan for redevelopment of the Foothills 
District and look for opportunities to support and 
strengthen the LOSD.

The total population within the Lake Oswego 
Urban Services Boundary (“USB”) is estimated at 
43,000 residents. The USB is forecasted to increase 
to 50,000 residents by 2030 and approximately 
52,000 by 2035. This level of population growth is 
expected to require an additional 3,400 to 4,700 
single family and multifamily dwellings. (Source: 
Lake Oswego Population Baseline Analysis: FCS 
Group, August 19, 2010).
 
Today, Lake Oswego’s current senior citizen 
population (over 65) comprises 14% of the overall 
population. Over the next 25 years, the population 
over 65 is expected to increase from 14% to 24% 
of the total population. At the same time, Lake 
Oswego continues to attract and retain working 
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singles and small families (age 25-44 with children 
under age 5) as well as younger Baby Boomers 
(age 46-56). These population segments prefer 
similar housing characteristics; smaller dwellings 
near walkable town centers. (FCS Group Report 
at page 2).

FCS Group recently concluded that in light of 
these trends, Lake Oswego should explore policies 
that promote redevelopment and infill housing 
opportunities to retain seniors and attract young 
families.
 

“Policies that support higher density housing 
near downtown and village centers could 
help optimize land resources, and result in 
enhanced taxable property values, and 
improved return on public infrastructure….
Housing demand can be enhanced by 
providing convenient and safe transit access, 
pedestrian/bicycle facilities, and conveniently 
located civic facilities such as libraries, parks, 
tennis courts, and community garden.” (FCS 
Group Report at page 2).

If Lake Oswego is successful at providing housing 
types for new families and aging seniors in the 
Foothills District as contemplated by the FCS 
Report, then the Foothills District could provide 
an opportunity to increase student populations 
within the USB.

For example, the Revised Framework Plan estimates 
approximately 1,735 new residential units, with 
approximately 1,025 market rate apartments and 
condominiums proposed in the northern portion 
of the district. The average household size in Lake 
Oswego is 2.48 persons, and the average family 
size is 3.10. Based on an average of 2.48 persons 
per household, the northern industrial area alone 
could yield 2,542 new residents, depending on 
unit size, over the long term. The FCS Report found 
that Lake Oswego continues to attract young 
small families (age 25- 44 with children under 5). 
Based on an average family size of 3.10, and this 
trend of younger families attracted to smaller 
housing units close to downtown, it is at least 
reasonable to assume that the new residents in 
the Foothills District have a strong potential to 
feed new students to the Lake Oswego school 
system.
 

The projections indicate that new residential 
development in Foothills can yield new students 
in two primary ways: (1) indirectly by providing a 
downsizing option for existing residents over 65, 
opening up more already existing family housing 
for new residents; and (2) directly by creating 
new housing for new families. Evaluation of 
appropriate housing types should include both 
the market demand for the housing choice as 
well as the possibility that the new housing will 
create opportunities to attract more students to 
the LOSD.

II. Financial Impacts
Aside from the creation of a new Urban Renewal 
Area, there are at least two other means by 
which the Foothills District could impact the 
financial foundation of the LOSD: (1) each new 
student added to the District brings a State 
funding allocation of approximately $6,000; and 
(2) a construction excise tax on new residential 
and commercial development is allocated to the 
LOSD.
 
The Lake Oswego School District adopted a 
construction excise tax of $1.05 per square foot for 
residential development and $.53 for commercial 
development. The 2010-2011 cap per non-
residential development is $26,400. There is currently 
no excise tax cap on residential development. 
Using the example of the 120,000 square-foot 
residential building, the Foothills District could yield 
$126,000 in construction excise tax funding to the 
School District for each similar residential building. 
If we assume that the District can accommodate 
at least 10 such residential buildings, the District 
would yield over $1,200,000 for the Schools based 
on the 2010-2011 residential rate. One ground 
floor of commercial development based on a 
40,000 square foot block could accommodate 
a net increase of approximately 5,000 square 
feet of commercial space. Based on the current 
commercial rate of $.53 per square foot, the 
commercial development per block could yield 
$2,650.00 for the schools. Both the residential and 
the commercial construction excise tax pay for 
the School District’s capital improvement needs 
including technology improvements, books, land 
acquisition, construction and re-construction.

The State funding allocation of $6,000 dollars per 
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student also offers an opportunity to strengthen 
the School District budget. While it is difficult to 
predict how many more students would locate 
in a new Foothills neighborhood or in existing 
housing that becomes available as older families 
downsize into Foothills, it is a least reasonable to 
conclude that a new residential neighborhood 
will have some direct and indirect positive influx of 
student-aged children who will contribute to the 
financial health of the school system. Certainly 
amending the zoning to permit residential uses 
where there is now industrial will increase those 
probabilities.

 
III. Framework Plan Recommendations:
Based on the impacts and benefits of Foothills 
Redevelopment on the LOSD, the Framework 
Plan recommends:

1. Encourage the adoption of a mixed use zone 
with housing types that will attract young 
families and seniors;

2. Apply the “popsicle test” to redevelopment 
efforts: Will the development be of the kind 
that an 8-year old child can walk to the store, 
buy a popsicle and walk home before it 
melts?

3. Encourage policies and regulations in the 
District that respond to the needs of seniors 
and young families, including convenience 
retail and office uses, parks and open space 
and easy pedestrian and ADA access;

4. Ensure that the final adoption of an Urban 
Renewal Plan for the Foothills District 
evaluates the impact on school funding and 
creates strategies for mitigating any negative 
financial impacts, and ensure that the school 
district is provided adequate opportunity to 
comment on those impacts and strategies. 
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5.11 AFFORDABLE AND 
WORKFORCE HOUSING

The Foothills District Framework Plan is intended to 
provide a diverse mix of housing choices for current 
and future generations of Lake Oswegans. From a 
market perspective, there are long term opportunities 
to house seniors, young singles, couples, and families, 
by providing choices ranging from apartments to 
condominiums to senior housing developments.

Within these various types of projects, there will 
also be a range of affordability, depending on the 
loca-tion of the project in the District, the size of the 
units, and the design of the project. As part of the 
discus-sion around creating a diverse mix of uses, 
the issue of affordable and workforce housing has 
emerged as an important consideration for future 
redevelopment efforts.

The Foothills CAC strongly encourages the City to 
develop an affordable housing policy as soon as 
pos-sible. This action would allow specifi c affordable 
and workforce housing goals to be set for the Foothills 
District. While the City currently has no established 
policy for affordable or workforce housing production, 
either on a City-wide basis or for its redevelopment 
areas, the Comprehensive Plan Update is addressing 
this issue, and is expected to provide guidance on 
affordable housing development in Lake Oswego. 
In the absence of such a policy, there is no agreed-
upon defi nition of what comprises “affordable” or 
“workforce” housing, or how much of each the City 
should attempt to develop. 

Typically, affordable housing means housing that is 
attainable to residents earning less than 80% of the 
Median Family Income (MFI) for the City or region. 
Workforce housing typically means housing that is 
attainable to residents earning more than 80% of 
MFI, and most commonly up to 120 – 150% of MFI. 
Most Federal, State, and Local funding that supports 
housing affordability is dedicated to projects 

that serve residents earning less than 80% of MFI.  
Some communities have lower thresholds, such as 
Portland, where affordable housing is typically made 
available at 60% or less of MFI.

5.11.1 POTENTIAL ACTIONS
As part of the City’s Comprehensive Plan update, 
the City is currently evaluating City-wide policies for 
workforce and affordable housing. In the interim, 
it is diffi cult to establish specifi c affordable and 
work-force housing goals for the Foothills District. 
However, there are at least three important actions 
to pursue that would  ensure that affordable housing 
opportunities are not lost in Foothills. These steps 
include:

• Develop a program for affordable and 
workforce housing production within the City of 
Lake Oswego, including identifi cation of funding 
sources that provide gap fi nancing on affordable 
and workforce housing projects.
• Purchase or retain land or development rights 
within the Foothills District in order to preserve 
op-portunities for future affordable or workforce 
housing projects. Currently, the City owns all or 
part of two blocks within the Foothills District that 
represent potential future affordable housing 
sites.
• Initiate discussions with potential affordable 
housing funding partners, including Clackamas 
County, the State of Oregon, and affordable 
housing providers to identify potential sources 
of funds/programs for affordable housing 
development in Foothills.
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Figure 5.11: Potential Affordable Housing Sites
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This chapter describes the financial picture of the 
Foothills District and outlines the critical actions that 
are necessary to achieve the Framework Plan vision 
and initiate the redevelopment process. In fact, 
this plan is just the beginning of a twenty year plus 
transformation of the District, and the primary goal 
of this planning process has been to remove barriers 
to development in Foothills so that redevelopment 
can proceed, consistent with the vision identified in 
this document.

As part of the revision process necessitated by the 
rejection of the Streetcar project, the project team 
went through an intensive financial evaluation 
process utilizing the same methodology deployed 
in the initial Framework Plan effort. The results of 
that analysis are depicted in Section 6.1, and the 
analysis in-dicates that the Revised Framework Plan 
is economically viable.

The project team will move quickly to submit 
a package of regulatory amendments to the 
City for its consideration. These amendments 
will update the City’s Comprehensive Plan and 
Zoning Code consistent with the Framework Plan’s 
recommendations. 

6.1 FINANCIAL FEASIBILITY ANALYSIS
A significant element of the Framework Plan process 
has been the ongoing analysis of the financial 
feasibility of plan recommendations. In order to 
provide a thorough understanding of overall financial 
viability of this plan, the City hired a third party team 
of experts, led by EcoNorthwest, to review plan 
recommendations and cost estimates and develop 
a financial model for the District that would test the 
financial assumptions and determine the feasibility 
of the overall plan.

The work summarized in this section is derived entirely 
from the independent analysis of EcoNorthwest, 
and represents their findings on financial feasibility 
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and their primary recommendations to the City with 
respect to public financing options. 

I. Public Infrastructure Cost Estimates
EcoNorthwest and its subconsultants, Cardno/
WRG, reviewed the public infrastructure cost 
estimates generated by the Framework Plan 
team. After some minor revisions were made 
at the suggestion of Cardno/WRG, the project 
costs were found to be consistent with costs for 
similar projects elsewhere in the Portland region. 
These costs were then spread over time to match 
the development assumptions for the District 
(described below).

II. Development Value Analysis
In a similar evaluation process as was used 
for the project cost estimates, ECONorthwest 
and its subconsultant, Johnson/Reid, reviewed 
the predicted development values that were 
prepared by WDW and were based on the 
overall development plan for the District. These 
values were based on reasonable assumptions for 
site development densities on each block in the 
District, and included an analysis of future rents, 
sales values, cap rates, and development timing. 
Working with Integra, the WDW and EcoNorthwest 
team arrived at a final estimate of development 
values for the District. These development values 
were used as the basis for the urban renewal 
analysis performed by the EcoNorthwest team.

III. Urban Renewal Feasibility Analysis
Based on the public infrastructure cost estimates 
and development value analysis, EcoNorthwest 
developed and analyzed a number of options for 
expanding the existing East End Urban Renewal 
Area or establishing a new Urban Renewal Area 
for Foothills. Some of the factors analyzed as part 
of EcoNorthwest’s work include:
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• Financial impact of a new or expanded URA 
on the existing East End URA;

• Financial capacity of a new or expanded 
URA, including total maximum indebtedness 
and early year funding capacity;

• Projected project investment needs over 
time, based on the project cost estimates 
generated by the WDW team and peer-
reviewed by the EcoNorthwest team;

• Projected tax increment revenue generation 
over time, based on the development value 
analysis generated by the WDW team and 
peer-reviewed by the EcoNorthwest team; 
and

• Availability of other funding resources, 
including private investment, Local 
Improvement Districts, and System 
Development Charges, that could be used to 
help fund public infrastructure investments.

The results of the ECONorthwest analysis confirm 
that the Revised Framework Plan is an econom-
ically viable plan, and further that a new URA 
centered on the industrial properties in the North 
District would be a viable financing vehicle 
for District Redevelopment. Specifically, the 
ECONorthwest report found:
• City funding of public improvements in the 

District could be funded through develop-
ment-derived funding sources – primarily Tax 
Increment Financing (TIF) and Transportation 
System Development Charges (TSDC). 

• Significant private funding would be a part 
of the overall funding strategy for public im-
provements. 

• Over the long term, a new North Blocks URA 
would generate a surplus of revenue beyond 
the public infrastructure projects that are 
required for District development. 

• In the early years of the North Blocks URA, a 
financing deficit of approximately $7.0  million 
would need to be covered through sources 
other than TIF. However, this early deficit 
could be repaid with TIF revenue generated 
in the District within two to three years as new 
development emerges. 

• City risk for any up-front infrastructure funding 
would be minimized by requiring private 
development commitments through legally 
enforceable development agreements prior 
to City investment in public infrastructure. 

• For every TIF/TSDC dollar invested in 

development-related infrastructure in the 
District, nearly 30 dollars of private investment 
will be leveraged. 

• Local taxes will not be raised to help pay for 
Foothills.

6.2 DISTRICT COST ESTIMATES AND 
PHASING
Two significant questions must be answered in order 
to determine the viability of this Framework Plan: 
how much will redevelopment cost, and how will 
redevelopment be paid for. Section 6.2 describes 
the critical public infrastructure projects in the District, 
including the estimated costs for these projects and 
the timing of when these projects will be required. 
Section 6.3 describes an overall funding strategy 
for the District, and describes the recommended 
funding sources for each of the public infrastructure 
projects.

6.2.1 PUBLIC INFRASTRUCTURE PROJECT 
DESCRIPTIONS AND COSTS
Each of the public infrastructure projects identified 
in the Framework Plan is described below. In 
many cases, individual projects or streets have 
been broken into reasonable phases that would 
be tied to the schedule of private development 
activity in the area. In addition, many of the street 
improvements have separated out the permanent 
sidewalk improvements from the “curb-to-curb” 
improvements. This permits the permanent sidewalk 
treatments and street furnishings to be constructed 
concurrent with adjacent development parcels, 
since the adjacent construction activity will often 
remove these improvements during building 
construction or damage these improvements.
 
Unless otherwise noted, these cost estimates were 
generated by the Foothills District Project Team and 
were peer reviewed by the EcoNorthwest team. 
These costs should not be misunderstood as the 
“public costs” of the project. Sections 6.3.1 and 6.3.2 
provide an initial guidance on how these costs could 
be allocated to various parties. Lastly, these costs are 
initially reported in 2011 dollars and later escalated 
at 3% annually to reflect anticipated increases in 
construction costs over time. The 3% escalation is 
illustrated in Section 6.3.2. 
FOOTHILLS ROAD PHASE 1 CURB TO CURB (A TO B) 
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– This project is the first phase of the realignment 
and reconstruction of Foothills Road, and stretches 
from the intersection of Foothills Road and Oswego 
Pointe Drive to its future intersection with B Avenue. 
The project includes infrastructure elements required 
to serve adjacent development, stormwater 
management facilities (including stormwater 
planters), and temporary (e.g., asphalt) walkways 
and street lighting. Total Cost (2011 Dollars): 
$2,375,000 

FOOTHILLS ROAD PHASE 1 FRONTAGE IMPROVEMENTS 
(A TO B) – This project would build out permanent 
streetscape improvements on the east and west side 
of the Phase I section of Foothills Road, concurrent 
with the development of the adjacent blocks to 
the north and south. Improvements would include 
permanent sidewalk treatments, street lighting, street 
furnishing, and landscaping, consistent with District 
street standards. Total Cost (2011 Dollars): $415,000 

FOOTHILLS ROAD PHASE 2 CURB TO CURB (B TO 
PUBLIC STORAGE) – This project would extend the 
Phase I Foothills Road project from B Avenue north to 
the southern property line of the Public Storage site. 
The project includes infrastructure elements required 
to serve adjacent development, stormwater 
management facilities (including stormwater 
planters), and temporary (e.g., asphalt) walkways 
and street lighting. Total Cost (2011 Dollars): 
$1,355,000 

FOOTHILLS ROAD PHASE 2 FRONTAGE IMPROVEMENTS 
(B TO PUBLIC STORAGE) - This project would build out 
permanent streetscape improvements on the east 
and west side of the Phase 2 section of Foothills Road, 
concurrent with the development of the adjacent 
blocks to the north and south. Improvements 
would include permanent sidewalk treatments, 
street lighting, street furnishing, and landscaping, 
consistent with District street standards. Total Cost 
(2011 Dollars): $235,000 

NORTH PORTAL – STATE STREET/D and E AVENUES – This 
project is intended to provide an additional access 
to and from the Foothills District in the location of 
the current public rail crossing on the east side of 
State Street between D and E Avenues. The project 
cost includes a rebuilt intersection with State Street, 
a new median and southbound left turn lane on 
State Street, and a new at-grade crossing of the 
Union Pacific Rail line. New rail safety and crossing 

improvements will be included as part of this project. 
The project will require acquisition of all, or a portion 
of, the Public Storage property. The cost estimate 
for this project assumes that the City will be able 
to acquire only what it needs for the roadway, or 
that if full acquisition is required, that the remainder 
property can be resold to a third party. Total Cost 
(2011 Dollars): $4,070,000 

B AVENUE PHASE 1 CURB TO CURB - This project is the first 
phase of the creation of a new B Avenue connection 
between downtown and the River, and stretches 
two blocks east from the intersection of Foothills 
Road. The project includes fill required to bring the 
street and adjacent development parcels out of the 
floodplain, infrastructure elements required to serve 
adjacent development, stormwater management 
facilities (including stormwater planters), and 
temporary (e.g., asphalt) walkways and street 
lighting. Total Cost (2011 Dollars): $2,195,000 

B AVENUE PHASE 1 FRONTAGE IMPROVEMENTS - This 
project would build out permanent streetscape 
improvements on the east and west side of the 
Phase 2 section of Foothills Road, concurrent with 
the development of the adjacent blocks to the north 
and south. Improvements would include permanent 
sidewalk treatments, street lighting, street furnishing, 
and landscaping, consistent with District street 
standards. Total Cost (2011 Dollars): $695,000 

B AVENUE PHASE 2 CURB-TO-CURB - This project 
completes a new B Avenue connection between 
downtown and the River, constructing the last 
block of B Avenue leading to Foothills Park. The 
project includes fill required to bring the street and 
adjacent development parcels out of the floodplain, 
infrastructure elements required to serve adjacent 
development, stormwater management facilities 
(including stormwater planters), and temporary 
(e.g., asphalt) walkways and street lighting. Total 
Cost (2011 Dollars): $1,185,000 

B AVENUE PHASE 2 FRONTAGE IMPROVEMENTS - This 
project would build out permanent streetscape 
im-provements on the north and south side of the 
Phase 2 section of B Avenue, concurrent with the 
devel-opment of the adjacent blocks to the north 
and south. Improvements would include permanent 
sidewalk treatments, street lighting, street furnishing, 
and landscaping, consistent with District street 
standards. Total Cost (2011 Dollars): $440,000 
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B AVENUE PLAZA AT PARK – At the eastern terminus 
of B Avenue, a new plaza is proposed to serve as 
a transition to Foothills Park and an urban gathering 
space for adjacent neighbors. The project would 
include a new paved plaza, street furnishings, and 
grade transitions (stairs and ramps) from the higher 
elevation of B Avenue. The project would be built 
concurrent with the B Avenue Phase 2 Curb-to-Curb 
project. Total Cost (2011 Dollars): $385,000 

B AVENUE PLAZA AT PARK UPGRADES – In order to 
provide a higher level of finish for the B Avenue 
Plaza public space, consistent with the City’s design 
standards and expectations, an allowance for 
upgrades to the B Avenue Plaza has been identified. 
This allowance can be used to improve the quality of 
mate-rials, street furnishings, and landscaping. Total 
Cost (2011 Dollars): $150,000 

SANITARY/STORM RELOCATIONS/PUMP STATION – 
A number of regional Storm and Sanitary facilities 
in the North District currently cut across private 
property, restricting development potential. This 
project relocates these regional facilities into public 
rights-of-way in the District, and can be broken up 
into three phased components, concurrent with 
other street construction and development activity 
in the area. Total Cost (2011 Dollars): $2,845,000 

NEIGHBORHOOD STREETS – This project includes local 
street improvements in the North District other than 
B Avenue and Foothills Road. Depending on the 
street classifications described in the Framework 
Plan, the final improvements will either be full 
street improvements (roadway, curbs, sidewalks, 
landscaping, street lighting, etc.) or accessway 
improvements (potentially curbless vehicle access, 
pedestrian paths, lighting, landscaping, etc.). All 
projects would include fill required to bring streets 
and adjacent development out of the floodplain. 
Total Cost (2011 Dollars): $4,420,000 

WILLAMETTE STEPS – This significant project provides the 
primary pedestrian connection between Downtown 
Lake Oswego and the Foothills District. The project 
includes new steps within an 80 foot right-of-way, 
beginning on the east side of State Street, crossing 
the UPRR tracks at grade, and continuing down 
steps to the Foothills Road/B Avenue intersection. 
ADA access will take place on a ramp system to the 
south of the steps, including a pathway connection 

leading to the Oswego Pointe Drive/Foothills Road 
intersection; permanent disabled access will be 
provided by a public elevator incorporated within 
the proposed development north of the steps. Total 
Cost (2011 Dollars): $1,380,000 

WILLAMETTE STEPS UPGRADES - In order to provide 
a higher level of finish for the Willamette Steps, 
consistent with the City’s design standards and 
expectations, an allowance for upgrades to the 
Steps has been identified. This allowance can be 
used to improve the quality of materials, wall finishes, 
lighting, street furnishings, and landscaping. Total 
Cost (2011 Dollars): $750,000 

PHASE 2A - SOUTH BLOCKS– This project includes 
the extension of Foothills Road south from its Phase 
1 terminus at Oswego Point Drive to the Foothills 
Road intersection with State Street, and the 
extension of an east/west street leading from the 
Foothills Road/State Street intersection east into the 
Oswego Pointe Apartments property. The project 
is intended to be constructed concurrent with 
adjacent development, and includes curb-to-curb 
street improvements, infrastructure improvements 
for serving adjacent development, stormwater 
management facilities (including stormwater 
planters), street lighting, landscaping, and 
permanent pedestrian improvements. The project 
may be broken into phases depending on the 
progression of redevelopment on adjacent parcels. 
Total Cost (2011 Dollars): $2,315,000 

A AVENUE STEPS – In order to provide pedestrian 
access to and from the Foothills District from the 
State Street/A Avenue intersection. The project 
would require the acquisition of some or all of the 
property just east of the A Avenue intersection, 
new stairs, pathways, and disabled access down to 
Foothills Road, and a new pedestrian crossing of the 
UPRR line, similar to the Millennium Plaza crossing. 
Total Cost (2011 Dollars): $3,740,000 

PGE SUBSTATION RELOCATION – As part of the A 
Avenue Steps project, it may be desirable to relocate 
the PGE Substation to another location in the District. 
This project would include new substation facilities 
in a new location, and realignment of overhead 
transmission lines leading to and from the new 
Substa-tion. Total Cost (2011 Dollars): $5,000,000 

STATE STREET STREETSCAPE – New streetscape 
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improvements are suggested for the east side of 
State Street, between Leonard Street/Oswego 
Village Center and B Avenue. The project would 
include widened sidewalks, landscaping and street 
trees, street furnishings, and locations for public art 

and Downtown/Foothills District identity. Total Cost 
(2011 Dollars): $2,025,000
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6.2.2 PUBLIC INFRASTRUCTURE PROJECT 
PHASING
The establishment of a rational phasing plan for 
the public infrastructure project list is essential to 
implementing the plan recommendations. Simply 
put, there will never be enough financial resources 
to do all of the projects at once, and private 
property owners will not be ready at the same 
time to redevelop their properties. This has led to a 
phasing schedule that provides a flexible approach 
to implementing projects based on redevelopment 
timing or funding availability.

Figure 6.1 provides an overview of recommended 
project timing for the Foothills District, and Figure 
6.2 depicts the location of the various project 
phases within the District. The phasing schedule 
ties public infrastructure projects to the timing of 
specific redevelopment projects or the anticipated 
availability of outside funding sources. For example, 
Foothills Road and B Avenue Phase 1 projects would 
be initiated concurrent with redevelopment of 
adjacent development blocks. The Phasing Plan 
makes an assumption about when those blocks 
may redevelop, and, consistent with the contingent 
relationship principle outlined in the Funding and 
Financing Strategy, if the redevelopment of those 
blocks occurs later, the public infrastructure projects 
would also adjust their timeline to match.

6.3 FUNDING AND FINANCING STRATEGY
In addition to defining project costs, the Framework 
Plan team also worked to establish a funding strategy 
for the District that provides a viable approach to 
implementing critical public infrastructure projects. A 
variety of funding sources is proposed to cover these 
costs, and the funding strategy is based on a series of 
financing principles that are intended to limit public 
risk, protect the City’s General Fund resources, and 
ensure that development pays its way.

6.3.1 FINANCING AND PARTNERSHIP 
PRINCIPLES
A central tenet to the Foothills District’s Funding and 
Financing Strategy is the establishment of effective 
public/private partnerships that will deliver on the 
vision for Foothills. These partnerships rely on a fair 
allocation of responsibilities, risks, and financial 
commitments in order to be successful. It is anticipated 
that the City of Lake Oswego and property owners 

in the District will seek to establish mutually beneficial 
agreements to undertake redevelopment, and the 
project team has recommended a series of guiding 
principles that can help shape these agreements 
as well as the overall funding and financing 
recommendations for the plan. 

These guiding principles include:

• Development Derived Funding Sources – 
City funding should come primarily from 
development derived sources, including 
Tax Increment Financing (“TIF”) or System 
Development Charges (“SDC”) that protect 
existing funding of schools or basic City 
services.

• Contingent Relationships – City investment 
in development-related infrastructure must 
only be made with concurrent private 
commitments for redevelopment projects. 
This contingent relationship – if the City 
commits to invest, the private sector commits 
to invest – is a fundamental term for any 
future development agreement negotiations 
between the City and private parties.

• Leverage of Investment – TIF and SDC 
investments in the District should be prioritized 
to projects that leverage private investment 
and provide the City with a return on its 
investment. 

• Private Participation - Private developers 
and property owners who benefit from 
City investment in public infrastructure 
improvements should help fund these 
improvements in partnership with the City. 
This investment can take the form of private 
investment, Development Fees, or Local 
Improvement Districts (“LIDs”). 

• Outside Partners – The City should aggressively 
seek outside funding partners in order to 
leverage the City’s and private sector’s 
investment in public infrastructure projects in 
Foothills. These partners may include the State 
of Oregon, and federal agencies, as well as 
outside private partners or non-profits. 

6.3.2 SOURCES AND USES OF FUNDS
The project team has drafted a funding strategy that 
identifies the potential funding sources for the District 
and matches these sources to the uses, or identified 
projects. This strategy is intended to form the basis for 



SECTION 6.0 FOOTHILLS DISTRICT FRAMEWORK PLAN

WILLIAMS/DAME & WHITE and CITY OF LAKE OSWEGO, OREGON 165

FINAL

Figure 6.2R: Project 
Phasing Plan.
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future development agreement negotiations in the 
District as well as for determining the cash flow needs 
of the District over time. Consistent with the Financing 
and Partnership Principles, the Sources and Uses 
chart identifies both public and private sources that 
will be used to deliver public infrastructure projects. 

Table 6.1R depicts an overall summary of the 
sources and uses of funds for the various phases 
of development within the District, consistent with 
the phasing strategy outlined in Section 6.3.1. The 
Summary highlights a few key points with respect to 
the overall funding and financing strategy for the 
District: 

• City funding sources are limited to 
“development-derived” sources – specifically, TIF 
and TSDCs. These sources are generated entirely 
by new development within the District.
• Significant private contributions will be made 
through all phases of the project, either through 
di-rect private investment, local improvement 
districts, or property contributions. 
• Federal transportation dollars should be 
sought for the North Portal intersection. Typically, 
there are a number of potential federal sources 
that flow through the State or region (Metro) that 
would fit this project well. State and local (TIF/
TSDC) dollars could be used to provide match/
leverage.

6.4 ACTION PLAN
This Framework Plan contains a significant number 
of recommendations, the majority of which are 
considered critical to the technical and economic 
viability of the District. From the outset, the intent of 
the Framework Plan process was not to simply deliver 
this plan document but, if this plan is accepted, to 
move immediately to the implementation of plan 
recommendations and initiate the redevelopment 
process. 

The Action Plan presented here focuses on these 
immediate next steps in the process that will move 
the plan from vision to reality. These elements include 
the regulatory changes, coordination efforts, and 
partnerships that will be required to implement the 
Framework Plan.

The Action Plan is organized by topic area 
(Transportation, Land Use, Parks and Open Space, 

etc.) and includes a description of the action to be 
taken, the time frame for resolving that item, the lead 
partner or party responsible for the item, and any 
partners or stakeholders who may assist with, or have 
an interest in, that item. The Action Plan is intended 
to be a “living” list, and may require updating as 
new information or actions is identified.
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Figure 6.3R - Foothills District Action Plan

D - Delete Action Item
N - New Action Item

Key 
Number Action Item 0-6 

months
6 - 24 

months Ongoing Lead Partners Stakeholders

TRANSPORTATION

T1

Direct the Bureau of Transportation to help refine the 
recommended Street Plan, substantially consistent with the 
Preferred Concept Plan and Chapter 5.2, including the 
heirarchy of street types, standards for street furnishings and 
pavers and adopt the Street Plan.

x City of LO - 
Transportation WDW

District Property 
Owners, TAB, 
ODOT

T2 Adopt the grading plan and street elevations substantially 
consistent with Chapter 5.2.2. x City of LO - 

Transportation WDW
ODOT, UPRR, 
District Property 
Owners, TAB

T3 D

Approve and forward the preferred Foothills Road 
alignment for the Streetcar extension to Lake O to all 
appropriate planning agencies and advocate for the 
Foothills Road alignment as Lake O’s selected alignment 
throughout the Streetcar planning process.

x x City of LO Metro, TriMet PSI, City of 
Portland, TAB

T4 D

Approve and forward the preferred Streetcar terminus on 
the east side of State Street across from Millenium Plaza as 
shown on the Preferred Concept Plan to all appropriate 
planning agencies and advocate for the new terminus as 
Lake O’s selected terminus throughout the Streetcar 
planning process.

x x City of LO Metro, TriMet

PSI, Downtown 
Businesses, District 
Property Owners, 
TAB

T5 D

Approve and forward the preferred Streetcar park and ride 
location at the base of the B Street steps as shown on the 
Preferred Concept Plan to all appropriate planning 
agencies and advocate for the new park and ride location 
as Lake O’s selected location throughout the Streetcar 
planning process.

x x City of LO Metro, TriMet

Portland 
Streetcar Inc., 
Downtown 
Businesses, District 
Property Owners

T6 D

Commence negotiations with the appropriate agencies 
and parties to create a business plan for the use of 
Streetcar and shared parking on Blocks 1.07 and 1.08 
shown in the Preferred Concept Plan.

x City of LO Metro, TriMet, 
PGE

PSI, Downtown 
Businesses, District 
Property Owners

T7 D

Commence a study of the current use of the City-owned 
parking lot where the new Streetcar terminus is to be 
located and produce a plan that either relocates the 
existing parking need or terminates the parking use.

x x City of LO PSI

Downtown 
Businesses, District 
Property Owners, 
TriMet

T8 D

Initiate discussions with Terramar to devise a strategy for 
eliminating or mitigating the impact of transit parking in the 
Terramar owned parking areas in the southern area of the 
Foothills District.

x City of LO Terramar, Prime 
Group, TriMet PSI

T9

Direct the Parks Department to work in consultation with 
the Floodplain consultant to plan and locate a pedestrian 
and bicycle crossing over Tryon Creek connecting the 
Willamette River Greenway to Tryon Cove Park.

x City of LO Metro, BES

WDW, District 
Property Owners, 
Transportation 
Advisory Board

Timing
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Key 
Number Action Item 0-6 

months
6 - 24 

months Ongoing Lead Partners Stakeholders

Timing

T10

Negotiate with property owners to acquire the land 
necessary to construct the Willamette Steps with the 
objective of dedicating the Willamette Steps as a new 
public park subsequent to construction.  Identify funding 
partners.

x City of LO Property Owners

Downtown 
Businesses, FANA, 
District Property 
Owners

T11

Negotiate with UPRR, P&WRR and ODOT to secure at 
grade crossing permits for the northern portal, and the A 
and B Street at grade crossings of the rail line, in a manner 
susbtantially consistent with the Preferred Concept Plan.

x City of LO WDW, UPRR, 
PWRR and ODOT.

Stampher Road, 
FANA, Downtown 
Businesses, District 
Property Owners, 
TAB

T12 D

Work closely with the Stampher Road residents on the 
proposed Terwilliger Portal design in order to define the 
preferred intersection design including fill/wall treatments 
and landscaping, minimize construction impacts, protect 
neighborhood privacy, and improve safe access to and 
from the neighborhood.

x City of LO
WDW, Metro, BES, 
ODOT, UPRR, 
PWRR

Stampher Road, 
Friends of Tryon 
Creek, FANA, TAB, 
PRAB

T13 D

Work closely with the Stampher Road residents, Friends of 
Tryon and other interested stakeholders on potential 
improvements to Tryon Cove State Park that may be 
incorporated in the overall design of the northern portal 
and realigned Stampher Road.

x City of LO WDW, Metro, BES

Stampher Road, 
Friends of Tryon 
Creek, FANA, TAB, 
PRAB

T14 D

Explore design options for the access from Foothills Road to 
the Old Town neighborhood with the goal of minimizing cut-
through traffic from Foothills Road and preserving Old Town 
access to the Village Center.  

x City of LO Terramar, WDW Old Town NA, TAB

T15

Initiate a rail corridor safety study between Millennium 
Plaza and the intersection with Terwilliger Blvd with the 
intent of obtaining approval for an at grade pedestrian 
crossing at A and B Avenues and a new vehicular crossing 
at the State/D/E Intersection.

x City of LO UPRR, PWRR, 
ODOT, ODOT Rail

FANA, Downtown 
Businesses, 
Stampher Road, 
Friends of Tryon 
Creek, District 
Property Owners, 
TAB

T16

Work with residents of Old Town, First Addition, Lakewood, 
Evergreen and Birdshill to develop neighborhood traffic 
mitigation strategies, which would include identification of 
potential cut-through traffic impacts, appropriate and 
acceptable mitigation measures, and monitoring of traffic 
patterns. 

x City of LO

FANA, Old Town 
NA, Evergreen 
NA, Lakewood 
NA, Birdshill CPO

TAB

T17

Establish a well-designed, viable pedestrian connection 
starting at State/A and continuing to the waterfront via the 
Kincaid Curlicue connection. Special attention should be 
made to the visual terminus of A Avenue at State; at-grade 
crossing of the UP rail line; and the grade transitions 
between the A Avenue connection/Foothills Road and the 

x City of LO UPRR, ODOT

TAB, Oswego 
Pointe Condos, 
Downtown 
Businesses, FANA
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Key 
Number Action Item 0-6 

months
6 - 24 

months Ongoing Lead Partners Stakeholders

Timing

FLOODPLAIN

F1 D

Adopt a clarifying amendment to Section 50.44 that 
requires that all fill placed below the 100 year flood plain 
elevation be balanced with an equal amount of cut, 
provided that only removal of material below the 100 year 
floodplain shall be counted as compensating for fill.

x City of LO WDW
SAB, NRAB, 
Planning 
Commission

F1 - R N
Adopt an amendment to LOC Section 50.44 that exempts 
the developed areas of Foothills, outside of the 200 foot 
Riparian buffer, from balanced cut and fill requirements. 

x City of LO WDW
SAB, NRAB, 
Planning 
Commission

F2
Direct the appropriate agencies to approve the historic 
compensatory cut in Foothills Park as partial mitigation for 
the fill proposed within the Foothills District.

x City of LO WDW

F3 D

Work collaboratively with local partners to design a 
mitigation plan for compensatory cut and resource 
enhancement along Tryon Creek to mitigate for the fill that 
will be required to develop within the Foothills District. 

x WDW

City of Lake O, 
Metro, BES, Army 
Corps of 
Engineers,  NOAA 
Fisheries

PRAB, SAB, NRAB, 
Stampher Road, 
FANA

F4 D
Submit an application and seek approval for the resource 
enhancement and compensatory cut and fill project 
proposed for Tryon Creek.

x City of LO

WDW, Metro, BES, 
Army Corps of 
Engineers, NOAA 
Fisheries

NRAB

F5 D
Work with appropriate outside agencies and City staff to 
develop a code amendment that would permit a fee in 
lieu of program for balanced cut and fill.

x WDW City of LO
Planning 
Commission, 
NRAB

LAND USE

LU1

Develop and adopt a package of zoning code, 
comprehensive and other code amendments that would 
permit the development of the Foothills District substantially 
in compliance with the Preferred Concept Plan and 
Chapter 5.4 of the Framework Plan.

x City of LO WDW

District Property 
Owners, Planning 
Commission, 
FANA, Evergreen 
NA, Lakewood 
NA, Old Town NA

LU2
Amend the boundary of the Town Center designation 
within the Foothills District to make it coterminous with the 
Foothills District boundary.

x City of LO WDW
Planning 
Commission, 
Metro, ODOT

WASTEWATER TREATMENT PLANT

WWTP1 

Negotiate and execute an IGA or IGA amendment with 
the City of Portland that provides opportunities to remove 
the thermal load out of WWTP discharge water through 
cooperative energy practices with Foothills District 
properties and re-use of reclaimed water for potable uses 
in the District.

x City of LO BES

Property Owners, 
Oswego Pointe 
Condos, Friends 
of Tryon Creek, 
SAB, NRAB

WWTP2

Work closely with the City of Portland's Bureau of 
Environmental Services on the Facilities Plan update for the 
WWTP. Ensure that the Facilities Plan includes the critical 
elements that mitigate the plant's presence in the District. 

x City of LO BES

Property Owners, 
Oswego Pointe 
Condos, Friends 
of Tryon Creek

WWTP3
Negotiate and approve a Good Neighbor Agreement with 
the WWTP that incorporates mitigation measures consistent 
with the recommendations of the Framework Plan.

x City of LO BES

Property Owners, 
Oswego Pointe 
Condos, Friends 
of Tryon Creek

WWTP4 N

Working through the ongoing Facilities Plan Update 
process, identify early odor mitigation projects that can be 
impelmented concurrently with the first phase of Foothills 
development

x x City of LO BES, WDW

Property Owners, 
Oswego Pointe 
Condos, Friends 
of Tryon Creek
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Key 
Number Action Item 0-6 

months
6 - 24 

months Ongoing Lead Partners Stakeholders

Timing

PARKS AND OPEN SPACE

POS1

Initiate a design process for the modifications to the 
Curlicue trail that will result in design features that are 
consistent with its function as a connection to Foothills Park 
from Foothills Road and State Street.

x City of LO PRAB, District 
Property Owners

POS2

Negotiate with property owners to acquire the land 
necessary to construct the Willamette Steps with the 
objective of dedicating the Willamette Steps as a new 
public park subsequent to construction.  Identify funding 
partners.

x City of LO
District Property 
Owners, ODOT 
Rail, UPRR, PWRR

PRAB, TAB

POS3 Negotiate with the City of Portland and Metro to partner in 
the development of a trail connection across Tryon Creek. x City of LO Metro, BES

Friends of Tryon 
Creek, PRAB, 
Stampher Road

POS 4 D

Identify potential improvements to Tryon Cove Park that 
will increase habitat function and flood storage and 
minimize or mitigate impacts of the proposed Terwilliger 
Portal on this natural open space. 

City of LO Metro, BES

Friends of Tryon 
Creek, Stampher 
Road, PRAB, 
NRAB

POS5
Adopt standards for the pedestrian connections in the 
Preferred Concept Plan that extend Foothills Park up 
through the District in a series of green fingers.

x City of LO WDW
District Property 
Owners, PRAB, 
TAB

POS6

Develop a conceptual approach, including order-of-
magnitude cost estimates and potential funding 
sources/parternships, for daylighting Tryon Creek at the 
Highway 43 crossing. The daylighting should allow for 
salmonid habitat restoration and pedestrian and bicycle 
access linking Tryon Cove Park/Willamette Greenway with 
Tryon Creek State Park

x City of LO
Oregon State 
Parks, ODOT, 
Metro, BES

PRAB, NRAB, 
Friends of Tryon 
Creek

PUBLIC ART

ART1 Identify key locations within the Foothills District for 
landmark public art installations. x x City of LO Arts Council, 

Property Owners

ART2 Work with the Arts Council of Lake Oswego to extend the 
Gallery Without Walls program into the Foothills District. x Arts Council City of LO, 

Property Owners
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Key 
Number Action Item 0-6 

months
6 - 24 

months Ongoing Lead Partners Stakeholders

Timing

SUSTAINABILITY

SUS1

Work with the Sustainability Commission and appropriate 
City staff to create sustainability performance standards for 
the Foothills District in conformance with the 
recommendations of the Framework Plan.

x City of LO WDW
SAB, Planning 
Commission, 
Property Owners

SUS2

Ensure that the sustainability measures that are 
recommended under the Framework Plan are 
incorporated into the zoning code and comprehensive 
plan amendments and any future development 
agreements to the maximum extent possible.

x x City of LO WDW
SAB, Planning 
Commission, 
Property Owners

SUS3
Identify potential relocation sites for the Far West Fibers 
recycling center in Foothills. Include in analysis the 
potential for creating neighborhood recycling hubs.

x City of LO Far West Fibers SAB, Planning 
Commission

SCH1
Work with the LOSD on all elements of the Framework Plan 
to adequately evaluate impacts and benefits of Foothills 
redevelopment on student enrollment and funding.

x x City of LC LOSD

AFFORDABLE HOUSING

AH1 N
Identify and engage potential Affordable Housing Partners 
that can work with/assist the City in developing and 
implementing an Affordable Housing Program for Foothills. 

x x City of LO

Clackamas 
County Housing 
Authority; Local 
Housing Non-
Profits

Planning 
Commission, 
Property Owners; 
Housing 
Advocates

AH2 N
Identify Specific Parcels/Development Opportunities in the 
Foothills District that could be secured/maintained by the 
City for use as future affordable housing sites.

x x City of LO District Property 
Owners

Planning 
Commission, 
Housing 
Advocates

AH3 N

Upon establishment of a City-Wide policy for Affordable 
Housing, determine the appropriate share of affordable 
housing for Foothills and develop a realistic funding and 
financing strategy for achieving the affordable housing 
production goals for Foothills.

x x City of LO

Clackamas 
County Housing 
Authority; Local 
Housing Non-
Profits

Planning 
Commission, 
Property Owners; 
Housing 
Advocates

BES = City of Portland Bureau of Environmental Services PGE = Portland General Electric City of LO = City of Lake Oswego
FANA = First Addition/Forest Hills Neighborhood Association PSI = Portland Streetcar, Inc. SAB = Sustainability Advisory Board
ODOT = Oregon Department of Transportation PWRR = Pacific & Western Railroad TAB = Transportation Advisory Board
PRAB = Parks and Recreation Advisory Board UPRR = Union Pacific Railroad WDW = Williams/Dame & White

SCHOOLS


