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I I .  S I T E  A N A L Y S I S  

A critical step in developing a master plan is 
understanding a site’s physical features, its 
history and context to develop a solid base of 
information that can be communicated to the 
community and used by the design and 
planning team to develop the master plan. A 
wide variety of background information was 
incorporated into the site analysis for the 
Luscher Area Master Plan. This chapter 
summarizes major inputs that were used in the 
development of the Luscher Area Master Plan 
and key findings of the site inventory. Each 
subsection of this chapter includes key 
findings and references to the relevant 
appendices. 
Note: All site analysis maps produced by MIG 
were created using Geographic 
Information Systems (GIS) data 
layers provided by the City of Lake 
Oswego, Metro and supplemented 
with additional materials as needed. 

S I T E  H I S T O R Y  
Documentation from Lake Oswego’s 
formative eras provides information 
regarding the historic, natural and 
topographic features of the area 
known today as the Luscher Area. 
Notes from an 1852 survey map 
describe the present-day Luscher 
property as having “rolly and hilly 
lands, good second rate clay loam 
soil, scattered woodlands, with an 
understory of hazel, willows and 
ferns.” A road from Tualatin Plains 
to Oregon City ran through the 
present-day Luscher Area. In terms 

of ownership, an 1862 historic survey map 
shows that the original owners of the Luscher 
Area were Jesse Bullock and Edward A. 
Wilson. See Figure 2.1: 1862 Survey Map  

D E E D S  &  P R O P E R T Y  
A C Q U I S I T I O N   
The Luscher Area is comprised of eight 
properties purchased by the City of Lake 
Oswego between 1991 and 2005. Collectively 
the properties total 152.02 acres. See Figure 
2.2: Luscher Area Properties. 

Uses for each property varies depending upon 
the funding and purpose for which it was 
purchased, sale agreements, and deed 
restrictions. Each property’s use restrictions 
are listed in Appendix A – Property Use 
Parameters.   More detail is available upon 
request from the Lake Oswego Parks and 

FIGURE 2.1: 1862 SURVEY MAP (Appendix B –Larger Version) 
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Recreation Department. 

The 41.71 acre Luscher Property was 
purchased by the City of Lake Oswego in 1991 
from the estate of Rudolph (“Rudie”) Luscher 
using 1990 Parks and Open Space Bond funds. 
This property includes the Luscher Farm 
Historic Core (2322.15 acres) and is located 0.2 
miles east of the Stafford/Rosemont Road 
intersection at 125 Rosemont Road. Five 
different owners operated a cattle ranch on 
the Luscher Property between 1900 and 1944. 
Between 1944 and 1969, and corresponding to 
the first part of the Luscher family ownership, 
a dairy farm was active on the property. The 
will of Rudolph Luscher stated that his “wish 
and desire” be  that the City maintain a 
museum at the farmhouse “to show how dairy 

farm people lived from the late 1880’s to 
1950’s”. The purchase agreement, dated 
February 1, 1991, stated that the City of Lake 
Oswego intends to use the property “for 
agricultural, recreational, park and open space 
purposes.” 

The Taylor Farm Property was purchased by 
the City in 1993 from Kenneth and Gladys 
Taylor using 1990 Parks and Open Space Bond 
funds, a total of 2 parcels totaling 7.49 acres. 
There are no restrictions on the use of this 
property.   

The Farr Property was purchased by the City 
in 1994 from David and Frieda Farr using 1990 
Parks and Open Space Bond funds for parks 
and open space. The property totals 8.34 acres 
and is located 0.2 miles south of the 

FIGURE 2.2 

FIGURE 2.2: 

FIGURE 2.2: Luscher Area Properties 
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FIGURE 2.3: LUSCHER FARM PLAN, FROM 
CLACKAMAS COUNTY HISTORIC LANDMARK 
APPLICATION  

Stafford/Bergis Road intersection. There are no 
restrictions on its use. 

The Rassekh Property was acquired by the 
City in June 1996 using 1990 Parks and Open 
Space Bond funds for parks and open space. 
The property totals 9.8 acres and is located 
northwest of the Stafford Road/Atherton 
Drive intersection. Utility and road easements 
are described in the deed. The property was 
added to the Urban Services Boundary in 2005. 
There were no development plans submitted 
with the Urban Services Boundary application, 
but the application notes that athletic field 
development was being considered as part of 
the 1997 Luscher Farm Master Plan. The 
Rassekh Property is zoned PNA (Parks and 
Natural Area) at the time of this report. 

The Firlane Farm was purchased by the City in 
1999 from Violet Lang using 1998 Open Space 
& Athletic Field Bond funds. The two parcels 
total 22.28 acres and the property is located 
0.3 miles east of the Stafford/Rosemont Road 
intersection. The deed language stipulates that 
the allowable uses shall be for the “purpose of 
open space, recreational, instructional and 
similar purposes for the benefit to the general 
public as a whole.”  The deed also states that 
without limiting the generality of these 
restrictions, the property “shall not in any 
event be used for any commercial purposes or 
for construction of a school”. 

The Brock Property was purchased by the City 
in 2001 from Woodrow and Marilyn Brock 
using 1998 Open Space & Athletic Field Bond 
funds, totaling 26.25 acres. The property is 
located 0.7 miles east of the Stafford/Rosemont 
Road intersection. The deed language 
describes a power line easement to Portland 
General Electric on the western portion of the 
property. 

The Stevens Meadows Property was purchased 
by the City in 2003 from Stevens Family 
Enterprises, LLC using 1998 Open Space and 
Athletic Field Bond funds. The property totals 
20.54 acres and is located 0.2 miles southwest 
of the Stafford Road/Atherton Drive 
intersection. The deed language includes a 
stipulation that allowable use must remain 
open space, and describes numerous 
restrictions such as no parking lots, buildings, 
athletic fields, play grounds or commercial 
uses. The City must maintain the property 
continuously to keep vegetation under control.  
In 2012 interpretative signage was placed at 
StevenSteven’s Meadow to recognize the 
Shipley Tree Grove as a significant historic 
feature in the area. 

The Crowell Property was purchased by the 
City in 2005 from John and Margaret Crowell 

See Appendix C – Oregon Historic Site Form 
for Luscher Property 
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using 2002 Park Development, Open Space & 
Pathways Bond funds for open space. The 
property totals 12.36 acres and abuts the north 
side of Rosemont Road. Per the sales 
agreement the Crowell family retains access 
and use rights of the property for 10 years, 
during which time the public can access the 
property, but not use it for dog runs or 
exercise yards. 

H I S T O R I C  L A N D M A R K  A N D  
C O R E  
A 22.15 acres portion of Luscher Farm  was 
designated a Clackamas County Historic 
Landmark on April 27th27, 1995 because it met 
“the criteria of Subsection 707 of the Zoning 
and Development Ordinance” and “Goal 5 for 
designation as a Historic Landmark.” See 
Figure 2.3: Luscher Farm Plan, Clackamas 
County Historic Landmark Application. 

In 2007, an intensive level survey for the 
property was completed which documented 
the historic buildings and structures and 
provided a history of the property. This area is 
identified as the “Luscher Historic Core”. The 
Luscher Historic Core includes several 
buildings.  The structures are a Queen Anne 
style farm house, barn, chicken coop, pump 
house, and workshop. With the exception of 
the workshop which was built c. 1940, all of 
the other buildings and structures were built c. 
1900. The site also includes other historic 
landscape features, though a survey has not 
been completed to identify which features 
date to the historic period. Luscher Farm “is 
noteworthy as the most intact farm complex in 
the [Lake Oswego] area.” Based on the historic 
survey it is presumed that the historic period 
extends from 1900-1969, relating to the period 
of active agricultural use on the property 
relating to cattle and dairy farming. (See 

Appendix C: Oregon Historic Site Form for 
Fletcher-Luscher Farm) 

The Luscher Historic Core has been identified 
in previous city and regional plans as a 
community resource that is important to 
preserve and maintain for future public use. 
Although cattle and dairy farming are no 
longer present on the site, agricultural uses of 
some kind have been active on site for over a 
century. 

P A S T  P L A N N I N G  
E F F O R T S  
Planning and visioning for the Luscher Area 
has involved a wide array of citizens and 
citizen groups, advisory groups, city and 
county departments, and independent 
consultants. The effort dates from 1994 when 
the City Council assigned a task force to 
develop the Luscher Farm Opportunities and 
Constraints Study. Planning efforts continued 
through July 1997 with publication of the 
Master Plan for Luscher Farm. This plan set 
forth recommendations for half of the current 
parcels that comprise the Luscher Area in the 
following areas: transportation, historic zone, 
passive recreation and buffer areas, natural 
resources, and active recreation. (Detailed 
information about this planning process and a 
summary of its recommendations are located 
in Chapter 1.)  

In 2005, the City began exploring the addition 
of a multi-use trail along Rosemont Road. The 
Stafford Basin Multi-Use Pathway project 
finalized the alignment of a trail that borders 
Stafford Road between Overlook Drive and 
Rosemont Road, and borders Rosemont Road 
along the southern edge of the Luscher Area 
properties. This trail’s alignment, was 
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established in 2010, will link the Lake Oswego 
and West Linn parks systems. The Lake 
Oswego portion of the project specifies a ten-
foot wide paved path, with the final phase 
slated for completion in 2013. 

The Hazelia Artificial Sports Field and Off 
Leash Open Space Project was completed in 
2008. This project includes a multi-use athletic 
field, landscaped parking lot, restrooms, off-
leash dog park, and an enhanced wetland in 
the northwest portion of the Luscher Area. As 
a requirement of this project, the Taylor 
Property was brought into the UGB, with the 
stipulation that the boundary be realigned and 
the Rassekh property located outside the UGB. 
Wetlands on the site were delineated as part of 
this process.  

In 2010, the City of Lake Oswego 
commissioned a study to explore the potential 
for introducing an indoor 8-court tennis 
facility on the Rassekh Property, located at the 
northwest the corner of the Stafford Road 
roundabout. As of 2013, the City is in the 
process of refining construction costs, and has 
also applied for a modification of the UGB 
boundary.   to possibly accommodate this 
development. 

P A R K S  P L A N  2 0 2 5  
The planning and design process for the 
Luscher Area Master Plan was conducted 
along with the Parks Plan 2025. Adopted in 
Summer 2012, Parks Plan 2025 is the result of 
a wide-ranging planning effort to establish a 
vision for the future of Lake Oswego’s parks, 
recreation and natural areas. As a major 

community asset, the future of the Luscher 
Area is directly linked to the vision and 
direction set-forth in the 2025 Plan. 
Throughout Plan development, feedback from 
the community was central in identifying the 
desired future offor the Luscher Area. 

Community participation was a fundamental 
element of the plan process and the needs and 
goals identified in Parks Plan 2025 are 
founded on extensive citizen input. Over 1,800 
people contributed to the Parks Plan 2025 
effort. City residents, interest groups, park 
users, City staff and agency representatives 
provided feedback through a variety of 
meetings, open houses, workshops, surveys 
and questionnaires designed to capture the 
diverse interests and needs of the community. 

The process included an examination of new 
and adopted plans and studies that impact the 
park system and the future of the Luscher 
Area. Findings from documents such as the 
Park and Recreation Facility Survey Summary 
Report (2004) and Golf and Tennis Feasibility 
Study are integrated into Parks Plan 2025, 
including needs related to the Luscher Area. 

During the Plan’s development, the City was 
also working on the Comprehensive Plan 
update. As a result, Parks Plan 2025 carries 
forward the overarching goals of the 
Comprehensive Plan into its framework. 
Comprehensive Plan goals that relate to the 
Luscher Area include a focus on educational, 
cultural and recreational opportunities, a 
community where people can live, work and 
play, a healthy environment and inspiring 
natural settings. 
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S I T E  C O N T E X T                  

During the Luscher Area Master Plan process, 
it was important to develop an understanding 
of the property in relationship to the City of 
Lake Oswego and METRO’s urban growth 
boundary.  The following maps illustrate that 
relationship by showing that a majority of the 
Luscher Area is located outside of the City of 
Lake Oswego limits, in unincorporated 
Clackamas County. See Figure 2.4: Project Site.  
The Rassekh property is the exception, as it is 
located outside the UGB but within the city 
limits. See Figure 2.5: City Limits Map. A 
majority of the Luscher Area is also located 
outside the urban growth boundary. The one 
exception is the Hazelia Field site which is 
located within the city limits and the UGB. 
See Figure 2.6: Urban Growth Boundary Map. 

C U R R E N T  Z O N I N G  
The Luscher properties are subject to three 
zoning designations. Most of the acreage is 
zoned Exclusive Farm Use (EFU, Clackamas 
County zoning). The remainder of the 
property is zoned for Park & Natural Area 
(PNA, City of Lake Oswego zoning) and Rural 
Residential & Farm Forest (RRFF-5, 
Clackamas County zoning). There is also a 
Clackamas County Historic Landmark Overlay 
on the 22.15 acres of the Luscher farm site. At 
the time of this report, all of the Luscher Area 
properties are owned by the City of Lake 
Oswego. With the exception of the Hazelia 
Field site, the Luscher Area is located outside 
of the Urban Growth Boundary (UGB) and 
falls under the jurisdiction of Clackamas 
County. See Figure 2.7: Zoning (page 13).. 
 

FIGURE 2.4: PROJECT SITE  

FIGURE 2.5: CITY LIMITS MAP  

FIGURE 2.6: URBAN GROWTH BOUNDARY MAP 
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In Spring 2012, the City of Lake Oswego 
explored the possibility of submitting a major 
UGB amendment to Metro, the regional 
governing authority. The proposal called for 
all of the Luscher Area properties to be 
brought into the UGB for use as park facilities. 
That application was later resubmitted to 
include just the Rassekh site for the possibility 
of a proposed tennis center or other active 
recreation. The existing zoning designations 
do not allow parks and recreational facilities 
identified in the City’s proposal, specifically 
dedicated sports fields, parking lots and 

additional flexible format fields, to occur on 
properties with the current zoning. When the 
properties are brought into the UGB, the City 
will annex, rezone, and implement the master 
plan.1

 

 Some uses, such as hosting large 
gatherings, are currently allowed under special 
permission from Clackamas County.  

 
 
 

                                                      

 

 

 
1 Study Session Worksheet, 13 March 2012 

FIGURE 2.7: ZONING 
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FIGURE 2.9: TOPOGRAPHY 

S L O P E S ,  G E O L O G Y  
&  S O I L S  

The Luscher Area is generally 
characterized by rolling hills with slopes 
ranging between 0-15%. Where 
structures are present, slopes range 
between 0-15%. Cultivated areas 
generally have slopes between 0-8%. 
Areas with slopes between 0-2% are 
generally wet or wetlands and are 
described in more detail in the Wetland 
and Stream Corridor Analysis section. 
See Figure 2.8: Slope Analysis and Figure 
2.9 for Topography. 

There are several significant high points. At 
the northern portions of the Firlane Farm and 

Crowell Properties is a high point where 
slopes approach 25%. Significant views of the 
Luscher Area and surrounding community are 
gained from this vantage point and are 

FIGURE 2.8: 

FIGURE 2.9: 

FIGURE 2.8: SLOPE ANALYSIS 
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described in more detail in the Views and 
Vistas section. The Stevens Meadow Property 
also has a high point exceeding a 25% slope at 
its western boundary, with an overall slope 
approaching 15%. There are significant views 
down slope from the Stevens Meadow 
Property onto adjacent vineyards, open spaces, 
and the surrounding community.  

According to previous City related studies, the 
geology of the Lake Oswego area previous to 
15 million years ago is largely unrecorded.  
Although a pile (possibly an oceanic island) 
believed to be approximately 40 million years 
old, is exposed further north in Tryon Creek 
State Park and Elk Rock Park.  The pile 

consists of Eocene volcanics and sediments. 
The major rock features within the properties 
of the Luscher Area are predominately flows 
of Columbia River basalts. See Figure 2.10. : 
Geology. Within or bordering the park 
properties it is inferred that four faults exist 
see Figure 2.10. : Geology. To the north of 
park is the Bolton Fault running a northwest 
to southeasterly direction approximately over 
one mile away.  To the west of the Park is 
Cooks Butte which consists of Boring Lavas 
(QTb) and is the location of two volcanic 
vents. See Appendix B, page B7.    

FIGURE 2.10: GEOLOGY 

FIGURE 2.10 
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The Luscher Area soils are comprised of four 
USDA soil series: Cascade silt loam, Cornelius 
silt loam, Kinton silt loam and Borges silty clay 
loam. Cascade, Cornelius and Kinton silt loams 
are poorly to moderately well-drained with 
slow to rapid surface runoff characteristics and 
slow to moderate permeability. They are 
naturally suited for growing berries, orchards, 
small grain, seed crops, hay and woodlands. 
Native vegetation for these soils includes 
Douglas fir, big leaf maple, Western red cedar, 
vine maple, salal, Western swordfern, poison 
Oak, grasses and weeds.  

The Borges silty clay loam soils are located on 
the Luscher, Farr, Firlane, Crowell and Brock 
properties and coincide with locations where 

wetlands exist. Borges silty clay loam soils are 
poorly drained with slow permeability. Depth 
to the water table is 0-6”. These soils are most 
suitable for pasture, hay, woodland or wildlife 
habitat. Native vegetation for the Borges silty 
clay loam soils includes red alder, Oregon ash, 
Douglas fir, Western red cedar and Western 
swordfern. See Figure 2.11: Soil Analysis. 

 

 

 

FIGURE 2.11: SOIL ANALYSIS 
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V E G E T A T I O N  
C O M M U N I T I E S  
The Luscher Farm Area has a mostly open, 
rolling grassland/pasture landscape with 
patches of woodland and individual trees. 
Vegetation communities are characterized by 
non-native pasture grasses and forbs, with 
small areas of forest, woody shrubs and some 
wetland areas. Forested areas are found 
primarily at the north end of the Farr 
Property, the west end of the Rassekh 
Property, and the south end of the Brock 
Property. There are seven  areas with wetland 
vegetation, two on the Luscher Farm, one on 
the Raseekh Property, one on the Farr  

 

property, two on Steven’s Meadow and one on 
the Crowell Property.  These are described in 
more detail in the Wetlands and Stream 
Corridors section on page 18. The largest 
portion of the Luscher Area consists of 
grasslands or cultivated fields. See Figure 2.12: 
Forested Areas and Riparian Vegetation and 
Figure 2.1013: Blackberry at Brock Property. 

S T E V E N ’ S  M E A D O W  
Steven’s Meadow is an open, non-native 
grassland area with one stream channel, Pecan 
Creek, on the east edge and a swale near the 
center. Pecan Creek is partly wooded, with 
mixed deciduous and conifer trees growing 
over native and non-native brush. Seedling 

 

FIGURE 2.12: FORESTED AREAS & RIPARIAN VEGETATION 
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FIGURE 2.13: BLACKBERRY AT BROCK PROPERTY 

oak trees have been planted in the meadow.  
The swale is not wooded. 

R A S S E K H  P R O P E R T Y  
The Rassekh property has a semi-native 
woodland along Pecan Creek, which flows 
along the west edge. There is a high amount of 
non native brush, and a scattering of small 
trees in the eastern half of the property.  

B R O C K ,  C R O W E L L  &  
F I R L A N E  F A R M  
P R O P E R T I E S  
All three properties that make up the 
Southeast side of the Luscher Farm complex 
are mostly open, non-native grassland, with 
some scattered trees, tree clumps, and 
fencerows. Two branches of Wilson Creek, 
one north to south, the other northeast to 
southwest flow through these properties. Most 
of the vegetation along Wilson Creek, 
especially the Brock property branch, is non-
native blackberry and other brush. 

The majority of vegetation on all three of 
these properties is non native grasses and 
forbs, with some areas of heavy non-native 
brush, mostly blackberry. A small semi-native 
woodland occupies the south and northeast 
corner of the Brock property. 

W E T L A N D S  &  
S T R E A M  C O R R I D O R S  
Delineated wetlands are found in five 
locations: one is north of Hazelia Field, two 
are along Rosemont Road adjacent to the 
Luscher Farm Historic Core, one  on the west 
side of the Rassekh property and one on the 
southeastern tip of the Crowell Property .  The 
wetland north of Hazelia Field was delineated 
during the process that added a sports field, 

bathrooms and parking facilities to the site in 
2008. Part of it was created to mitigate for 
wetlands removed when Hazelia Field was 
constructed. The two wetlands along 
Rosemont Road near the Historic Core were 
delineated in 2005 as part of the Rosemont 
Trail proposal. The wetland along Rosemont to 
the east of the farm house was also expanded 
to mitigate for the Hazelia Field construction. 
The Pecan Creek stream corridor and wetland 
on the Raseekh property was delineated as 
part of the 2005 Urban Services Boundary 
application. The Crowell Property Wetland 
was delineated as part of the Rosemont Trail 
Construction in 2011. There are also Two 
wetlands and three stream corridors that will 
be designated once the respective properties 
are within the UGB, USB and City Limits or 
when any development would occur.  Steven’s 
Meadow includes the Pecan Creek stream 
corridor and two wetlands, the Crowell 
Property includes a Stream corridor, and the 
Brock Property includes the Wilson Creek 
Stream Corridor. See Figure 2.14: Streams and 
Wetlands for locations. Areas designated will 
need to be formally delineated prior to 
implementation of the master plan. In areas 
near resources such as wetlands and stream 
corridors, planned uses are designed to have 
minimal impact. In some cases there will be no 
impact and in others will be improved. 
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FIGURE 2.14 STREAMS & WETLANDS 

Two north-south running streams are found 
within the Luscher Area. Wilson Creek is on 
the east end, with two forks that flow through 
the Brock and Crowell properties. The east 
fork extends diagonally across the northern 
portion of the Brock property. The west fork is 
a former stream channel that was tiled and 
regraded to facilitate farming. The original 
channel, based on old aerial photos, extended 
along the eastern border of the Crowell 
property.  

Pecan Creek flows along the east side of the 
Stevens Meadow parcel and the west side of 
the Rassekh property. It enters a culvert under 
Atherton Drive and then again under Ridge 

Pointe Drive. A swale in the center part of  

Stevens Meadow also carries water south and 
joins Pecan Creek south of the property 
boundary. Both creeks are part of the Tualatin 
River watershed. A depression which serves as 
a drainage also runs north-south through the 
center of the Stevens Meadow property.  

 

 

Firlane 

Farm 
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FIGURE 2.15: VIEWPOINTS AND VISTAS 

FIGURE 2.16: AT FIRLANE FARM LOOKING 
TOWARD HISTORIC CORE 

V I E W P O I N T S  &  
V I S T A S  
Significant viewpoints and vistas exist both 
from within and outside the Luscher Area and 
contribute to the City of Lake Oswego’s sense 
of place and identity. The 2001 Open Space 
Master Plan made a first effort to formally 
recognize the scenic resources of Lake Oswego 
in terms of viewpoints, scenic drives and 
scenic sites. The Open Space Master Plan 
describes the Luscher Area contributing to all 
three categories of scenic resources: 1) 
viewpoints from within the site westward to 
Cook’s Butte; 2) the scenic corridor along 
Stafford Road; and 3) the farm itself as a scenic 

site. Through field observation, community 
feedback and discussions with City staff, 
additional significant vistas and viewpoints 
specific to the Luscher Area site were 
identified and shown on Figure 2.15. Two 

 

FIGURE 2.16 

+ 
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FIGURE 2.17: VIEWS BEYOND LUSCHER AREA – 
LOOKING TOWARD COOKS BUTTE 

categories of view experiences at Luscher 
Farm arewere noted. First, viewsviewpoints 
experienced within the site of features within 
the Luscher Area. Second, vistas from within 
the site outward to citywide or regional 
features.  
within the site of features within the Luscher 
Area. Second, views from within the site 
outward to citywide or regional features.  
 
Photofigure 
Figure 2.16  provides  an example of these 
typesa type of view experiencesexperience. 
This photo is taken from the north edge of the 
Firlane Farm across the site to the historic 

core, barn and cultivated fields. The second 
photo, which provides an example of vistas, is 
taken  

FIGURE 2.18: EXISTING WATER FACILITIES 
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from the Farr property looking west over 
Hazelia Field and upward to Cook's Butte. See  

U T I L I T I E S  
Locations of existing Luscher Area water and 
wastewater facilities are illustrated in Figures 
2.18 and 2.19. There are six wells in the 
Luscher Area, two of which are located on the 
Luscher farm site., one a commercial and the 
other domestic. The remaining wells are 
located on the Firlane, Farr and Crowell 
Properties. Septic wastewater tanks exist on 
the Luscher, Farr and Firlane Properties. A 
city sewer line runs east-west along Bergis 
Road, diverging southwest through the Farr 

Properties and along the north edge of the 
Hazelia Field Site where it crosses Stafford 
Road and connects to a residential subdivision. 
This sewer line stubs out at the west boundary 
of the Rassekh property where there is also a 
pump station facility. 

S T R U C T U R E S  
A review of existing buildings was conducted 
for each property in the Luscher Area Master 
Plan to determine condition and issues that 
need addressing in the future.  Facilities do not 
exist aton the Farr, Rassekh, and Stevens 

FIGURE 2.16 
FIGURE 2.15 

FIGURE 2.18 

FIGURE 2.19: EXISTING WASTEWATER FACILITIES 
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Meadows park properties.   

HAZELIA FIELD AT LUSCHER FARM 
Facilities in this park were built in 2007.  
Buildings include a public restroom and 
storage facility for park maintenance 
equipment and supplies.  A playground is also 
located on site adjacent to the restroom 
facility.  Two covered shelters are located in 
the dog parks.  All structures are in excellent 
condition and will need routine inspection and 
maintenance. 

BROCK PROPERTY 
This property contains a large metal sided 
arena  previously used for equestrian activities 
by the previous owner. The facility is beyond 
its useful life and efforts to repair or upgrade 
the facility would be very costly.  The facility 
willis recommended to be retrofitted for use as 
an open air, outdoor program structure. 

CROWELL PROPERTY 
This property contains a small outbuilding that 
is in good condition.  Routine maintenance 
should preserve this facility for continued park 
maintenance equipment and supply storage in 
the future.   

FIRLANE FARM 
Three buildings are located at Firlane Farm 
and include a home, garage, and outbuilding 
for storage.  The home is a singlelevelsingle 
level brick building in moderate condition.  
The interior of the building is in need of repair 
and upgrade to make the facility accessible to 
the public including ADA accessible access, 
ADA restrooms, upgraded kitchen facilities, 
and general cosmetic improvements.  The 
foundation on the west side of the building is 
damaged and will also need to be repaired.  
The garage is in fair condition.  The storage 

building is in poor condition and should be 
replaced with more adequate storage facility in 
the future. 

L U S C H E R  F A R M  
The Luscher Farm site contains a number of 
historic and non-historic structures. 

HISTORIC STRUCTURES

BARN 

: 

Currently used for storage of farm equipment 
and supplies to support community gardens, 
parks programming, and CSA farm operations.  
The roof, siding, and structural support system 
were repaired in the late 1990’s to preserve 
structural integrity of this historic facility. 
Routine maintenance (e.g. painting, roof 
cleaning) is performed as needed to maintain 
its current condition.  Upgrades to make this 
facility accessible to the public and more 
functional for the future are outline in 
Chapter 6. 

FARMHOUSE 
Currently used for meetings, occassional 
classes, and park offices.  The facility is in good 
repair. condition. Repairs to the roof, gutters, 
electrical system, and furnace were performed 
between 2009 and 2012.  ADA upgrades for 
access into the building and restrooms are 
needed to make this facility better suited for 
public use.  Routine maintenance will keep 
this facility functional until future upgrades 
outlined in Chapter 6 are implemented. 

GARAGE/BUNKHOUSE 
This facility is two levels and includes a small 
caretaker apartment in the upper floor, and a 
small classroom, restroom, and garage on the 
lower floor.  The building is in good condition 
and received needed repairs to its electrical 
system, roof, and siding between 2009 and 

FIGURE 2.17  
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2011.  Routine maintenance will keep this 
facility functional until future upgrades 
outlined in Chapter 6 are implemented. 

POULTRY COOP- 
This small coop houses chickens and a variety 
of poultry.  It was painted and reroofed in 
2009.  Routine maintenance will keep this 
facility functional. 

TOOL SHED/WORKSHOP 
This building is used for tool and equipment 
storage.  It was painted and reroofed in 2009.  
Routine maintenance will keep this facility 
functional. 

Appendix C – Oregon Historic Site Form 
contains a more detailed discussion of historic 
structures at Luscher Farm. 

NON-HISTORIC 
BUILDINGS/STRUCTURES: 

PUMP HOUSE 
The pump house contains the farm’s well 
which provides water for the farmhouse and 
garage/bunkhouse, plus irrigation for all 
agricultural uses at Luscher Farm.  This 
building is in good condition. Routine 
maintenance will keep this facility functional. 

CLEMATIS COLLECTION GREENHOUSE  
Owned and operated by the Friends of the 
Rogerson Clematis Collection.  This structure 
was built in 2005 and is used for propagation 
and culture of Clematis for the botanic garden 
at Luscher Farm.  It is in good condition, and 
upkeep is the responsibility of the Friends 
group. 

LUSCHER FARM GREENHOUSE 
Formerly operated by Oregon Tilth and used 
for propagation and culture of plants for 
Oregon Tilth’s demonstration organic garden 

at Luscher Farm.  It is in good condition, and 
upkeep will be  the responsibility of the Parks 
and Recreation Department. 

COMMUNITY GARDEN STORAGE SHED 
This facility is a simple wooden and metal 
building used to store equipment, tools, and 
supplies for the City’s community garden 
program.  It is in good condition and routine 
maintenance will keep this facility functional. 

C I R C U L A T I O N  &  
T R A N S P O R T A T I O N  
The results of the transportation analysis 
indicate that the proposed Luscher Area 
Master Plan vision can be developed while 
maintaining acceptable levels of service on the 
surrounding transportation system. 
Modifications to the Stafford Road/Rosemont 
Road intersection will be needed in the future 
but will not be triggered by any 
recommendations made in the Luscher Area 
Master Plan. Modifications to that intersection 
will be prompted by planned growth rates for 
the area. The findings of this analysis and 
recommendations from the transportation 
study are discussed below. A more detailed 
description of the analysis is in Appendix D. 

To ensure that this analysis was based on a 
reasonable worst-case scenario, the peak 15-
minute flow rate during the peak hour analysis 
periods was used in the evaluation of all 
intersection levels of service. Traffic 
conditions during other typical weekday hours 
and throughout most weekends will likely be 
better than those described in this report. 

Level of service analyses in this report for 
signalized and roundabout intersections are  
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TABLE 2.1: 2012 EXISTING TRAFFIC CONDITIONS AT THE STAFFORD RD/ROSEMONT RD INTERSECTION, 
WEEKDAY PM PEAK HOUR 

based on the intersection’s ability to 
accommodate the most difficult, or critical, 
approach. Level of service analyses for 
signalized intersections in this report are based 
on the average control delay per vehicle 
entering the intersection. The City of Lake 
Oswego bases intersection operations on level 
of service (LOS). City of Lake Oswego 
standards require that intersections operate at  

level of service “E” or better (less than 80 
seconds of average per vehicle control delay), 
which includes the Stafford Road/Overlook 
Drive intersection. Clackamas County requires 
that the Stafford Road/Rosemont Road 
roundabout operate at level of service “D” (less 
than 55 seconds of average per vehicle control 
delay). 

Y E A R  2 0 1 2  E X I S T I N G  
C O N D I T I O N S  
All of the study intersections currently operate 
acceptably during the weekday p.m. peak 
hour. (See Table 2.1 

Y E A R  2 0 3 2  B A C K G R O U N D  
C O N D I T I O N S  
The year 2032 background traffic analysis 
identifies how the study area’s transportation 
system may operate without the proposed 
Luscher Area Master Plan vision within a 20 
year time period. This analysis accounts for 
traffic attributed to general growth in the 
region but does not include traffic from the 
proposed Luscher Area Master Plan. 

While no specific development activities were 
noted that will add significantly to existing 
traffic volumes in the immediate site vicinity, 
a three percent annual growth rate was 
assumed along the Stafford Road and 
Rosemont Road corridors to account for 
continued regional traffic growth through the 
study area. This growth rate is a conservative 
representation that is consistent with the 
Metro Regional Travel Demand Model and 
other historical planning efforts in the area. 
The resulting 2032 weekday p.m. peak hour 
background traffic volumes are summarized in 
Table 2.2. 

 
Northbound 
Stafford Rd 

Southbound 
Stafford Rd 

Eastbound 
Atherton Dr 

Westbound 
Rosemont Rd 

Number of Lanes 1 1 1 1 

V/C Ratio 0.86 0.74 0.03 0.31 

Approach Delay 
(sec/veh) 28.8 17.0 20.7 8.2 

Approach LOS D C C A 

Intersection Delay 
(sec/veh) 20.7 

Intersection LOS C 
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TABLE 2.2 - 2032 BACKGROUND TRAFFIC CONDITIONS AT THE EXISTING  
STAFFORD ROAD/ROSEMONT ROAD INTERSECTION, WEEKDAY PM PEAK HOUR 
 • The Stafford Road/Overlook Drive 

intersection is forecast to continue to 
operate acceptably during the p.m. 
peak hour.  

• The Stafford Road/Rosemont Road 
roundabout is forecast to operate over 
capacity during the weekday p.m. peak 
hour. 

• Due to assumed continued growth 
along the Stafford Road and Rosemont 
Road corridors, the northbound and 
southbound approaches are forecast to 
operate over capacity.  

• With an expansion to a double-lane 
roundabout, the Stafford 
Road/Rosemont Road intersection 
would operate acceptably during 2032 

background traffic conditions. See 
Table 2.3. 

• All of the study intersections currently 
operate acceptably during the 
weekday p.m. peak hour. 

P R O P O S E D  L U S C H E R  A R E A  
M A S T E R  P L A N  

• The Master Plan vision includes the 
following elements in addition to the 
existing park facilities: two 
neighborhood parks (Farr and Rassekh 
properties), an 8-court tennis 
centeractive recreation and parking 
lot, multi-use athletic field and 
parking lot, two basketball  

 
Northbound 
Stafford Rd 

Southbound 
Stafford Rd 

Eastbound 
Atherton Dr 

Westbound 
Rosemont Rd 

Number of Lanes 1 1 1 1 

V/C Ratio 1.57 1.47 0.05 0.58 

Approach Delay 
(sec/veh) 278.7 231.5 10.5 13.4 

Approach LOS F F B B 

Intersection Delay 
(sec/veh) 215 

Intersection LOS F 

 
Northbound 
Stafford Rd 

Southbound 
Stafford Rd 

Eastbound 
Atherton Dr 

Westbound 
Rosemont Rd 

Number of Lanes 2 2 1 2 

V/C Ratio 0.44 0.68 0.04 0.39 

Approach Delay 
(sec/veh) 5.7 15.2 9.8 8.8 

Approach LOS A C A A 

Intersection Delay 
(sec/veh) 13.7 

Intersection LOS B 

TABLE 2.3 – 2032 BACKGROUND TRAFFIC CONDITIONS AT A MITIGATED STAFFORD ROAD/ROSEMONT ROAD 
DOUBLE LANE ROUNDABOUT, WEEKDAY PM PEAK HOUR 
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 courts, oak upland and grassland 
restoration, stream and riparian area 
restoration, expanded community 
gardens, expanded urban agriculture 
area, environmental education center, 
agriculture-themed children's play 
area, open-air shelter, ropes challenge 
course, and three new trailheads. 

• It was estimated that full build-out of 
the master plan vision would generate 
a 200% increase in the amount of 

existing trips currently being 
generated by the site. This increase in 
trip generation is reasonable given the 
sizeable increase in amenities and 
activity areas that would be offered at 
full build-out of the master plan 
vision. See Table 2.4. 

Y E A R  2 0 3 2  T O T A L  T R A F F I C  
C O N D I T I O N S  

• The Stafford Road/Overlook Drive 
intersection is forecast to continue to 
operate acceptably.  

• Like 2032 Background conditions, the 
Stafford Road/Rosemont Road 
intersection is forecast to continue to 
operate over capacity as a single-lane 
roundabout. See Table 2.5. 

• With the double-lane roundabout 
mitigation identified under 
Background conditions, the Stafford 
Road/Rosemont Road intersection 
would operate acceptably under 2032 
total traffic conditions. See Table 2.6. 

• With the additional traffic being 

generated by the Luscher Area Master 
Plan vision, no additional mitigation 
measures are needed beyond those 
identified under background traffic 
conditions at the Stafford 
Road/Rosemont Road intersection.  

  

Weekday PM Peak Hour 

Total In Out 

Existing Luscher Area 

Existing Luscher Area  130 65 65 

Proposed Luscher Farms Master Plan 

Assumed Luscher Area Trip 
Increase1  260 130 130 

Tennis Center2 8 tennis courts 30 15 15 

Net New Increase 290 145 145 

Total Trips 420 210 210 
1Assumes the trip increase would be 200% over today’s level. 
2Assumed an 8-court tennis center per direction from the Lake Oswego Parks Department 

TABLE 2.4 – MASTER PLAN TRIP GENERATION ESTIMATE 
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TABLE 2.6 - 2032 TOTAL TRAFFIC CONDITIONS AT A MITIGATED STAFFORD ROAD/ROSEMONT ROAD DOUBLE 
LANE ROUNDABOUT, WEEKDAY PM PEAK HOUR 
 

TABLE 2.5 – 2032 TOTAL TRAFFIC CONDITIONS AT THE EXISTING STAFFORD ROAD/ROSEMONT ROAD 
ROUNDABOUT, WEEKDAY PM PEAK HOUR 
 •  There is adequate intersection sight 

distance at the proposed Rosemont 
Road site access to the Luscher Area.  
The access driveway would be located 
in the approximate location of the 
existing Luscher Farm driveway. This 
location was chosen as it is the only 
location along the Rosemont Road site 
frontage that would provide adequate 
site distance. 

• Based on the results of the left-turn 
lane analysis, it was determined that 
an eastbound left-turn lane is 
warranted at the proposed Rosemont 
Road site access to Luscher Farm. The 
procedures used to determine the need 
for a left-turn lane were based on a 
queuing model titled Volume 

Warrants for Left-Turn Storage Lanes 
and Unsignalized Grade Intersections. 
The procedures take into account left-
turn arrival rates, the volume of 
advancing and opposed traffic, and the 
time interval required to make a left-
turn maneuver. 

 

 

 

 

 
Northbound 
Stafford Rd 

Southbound 
Stafford Rd 

Eastbound 
Atherton Dr 

Westbound 
Rosemont Rd 

Number of Lanes 2 2 1 2 

V/C Ratio 0.48 0.78 0.10 0.44 

Approach Delay (sec/veh) 6.4 22.5 11.2 9.8 

Approach LOS A C B A 

Intersection Delay (sec/veh) 13.7 

Intersection LOS B 

COURSE, AND THREE 
NEW TRAILHEADS.  

Northbound 
Stafford Rd 

Southbound 
Stafford Rd 

Eastbound 
Atherton Dr 

Westbound 
Rosemont Rd 

Number of Lanes 1 1 1 1 

V/C Ratio 1.64 1.56 0.11 0.65 

Approach Delay (sec/veh) 310.5 273.4 11.4 15.9 

Approach LOS F F B C 

Intersection Delay (sec/veh) 242.5 

Intersection LOS F 
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L A N D  U S E  
Development of the Luscher Area Master Plan 
is contingent upon whether the entire site is 
brought within the City or whether the land 
use policies remain as they are today. Areas 
outside of the Urban Growth Boundary (UGB) 
are within Clackamas County’s jurisdiction 
and must comply with County zoning 
requirements.  Properties annexed into the  

City will be required to adhere to City policy, 
code, and zoning requirements.  City and  

County policies and zoning requirements 
differ and have an affect on the types of 
allowable uses and standards for development.  
Table 2.7 lists each property, current zoning, 
and proposed elements of the master plan. 

C I T Y  C O D E  &  P O L I C I E S   
After annexation to the City, master plan 
implementation must comply with City code 
and policies.   

 

 
EXISTING ZONING DESIGNATIONS 

PNA (City) EFU (County) RRFF-5 (County) 
Permitted 
Uses 

Passive and active 
recreation uses and 
accessory uses. 

Farm uses, nonresidential 
buildings. Parks are subject to 
County Planning Director 
review.  

Detached home, general 
farm uses, public parks. 

Designated 
properties 

• Farr (western half) 
• Taylor (Hazelia Field) 
• Rassekh 

• Luscher Farm 
• Firlane Farm 
• Crowell 
• Brock 

• Farr (eastern half) 
• Stevens Meadow 

Proposed 
Uses 

• Parking lot 
• Trailhead (10 spaces) 
• Tennis center 
• Active Recreation 
• Neighborhood park 
• Trails 

• Internal road 
• Community gardens 
• Urban agriculture 
• Urban Ag/Environmental 

education center 
• Clematis garden 
• Play area 
• Ropes challenge course 
• Parking lots 
• Trailhead & Trails 
• Sport fields 
• Natural area restoration 
• Historic structures 
• Museum 

• Neighborhood park 
• Basketball courts 
• Parking lot 
• Trailhead 
• Trails 

Allowable 
Uses In Zone 

All Allowed: 
• Community gardens 
• Urban agriculture 
• Clematis garden 
• Natural area restoration 
• Historic structures 

 
Conditional Use Permit 
Required: 
• Internal road 
• Parking lots 
• Trailhead & Trails 

All 

TABLE 2.7 EXISTING ZONING DESIGNATIONS 
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C O M P R E H E N S I V E  P L A N  
The City of Lake Oswego’s Comprehensive 
Plan establishes city-wide policies thatwhich 
all development must conform with... Based 
on Oregon state-wide planning goals, the 
Comprehensive Plan sets policies to establish a 
growth boundary and meet state and regional 
planning requirements to effectively manage 
land use at the local level. After the City 
annexes the site and phases in improvements, 
all development will be required to comply 
with the goals of the Comprehensive Plan.  

There are seven Comprehensive Plan goals 
thatapply to this project and that are reflected 
in this master plan.   

Goal 2 consists of two parts: 1) to provide a 
basis for all decisions and actions related to 
land use, and; 2) ensure consistency with the 
Comprehensive Plan. 

GOAL 2: LAND USE PLANNING POLICIES 

The Luscher Area Master Plan is based on a 
careful assessment of land use regulations, 
including conformance with underlying 
zoning and development requirements. The 
design recognizes the agricultural and natural 
areas that exist on the site presently, and 
either preserves them or enhances them. New 
structures such as the Tennis Center and 
Urban Agricultural./ Environmental 
Educational Center will comply with City 
development regulations.     

Goal 5 requires development that will: 1) 
ensure open space; 2) protect scenic and 
historic areas and natural resources for future 
generations; and 3) promote healthy and 
visually attractive environments in harmony 
with the natural landscape character. 

GOAL 5: OPEN SPACES, HISTORIC AND 
NATURAL AREAS 

Goal 5 also requires development to address 
impacts to fish and wildlife areas and habitats.  

The Master Plan process has resulted in a 
design that is designed to preservepreserves 
the open spaces, scenic and historic areas, 
natural resources and visual impacts that 
residents value. The majority of the site will be 
protected as open space, preserving and 
enhancing significant views and focusing on 
maintaining the historic significance of the 
site. Existing stream corridors, wetlands and 
wildlife habitat will be preserved and restored 
where possible and will be defining features of 
the site.     

Goal 6 calls for reducing pollution, and 
improving the quality of air, water and land 
resources in Lake Oswego. 

GOAL 6: AIR, WATER AND LAND RESOURCES 
QUALITY 

The majority of the Luscher Area is preserved 
as open space, protecting and enhancing 
existing wetlands and stream corridors, 
planting more trees improving riparian 
corridors and retaining the rural and open 
nature of the site based on its intended use for 
agriculture. The majority of new parking and 
pathways will use pervious surfaces, and new 
buildings will be designed using sustainable 
materials, and with systems designed to reduce 
waste and conserve energy. In the case of 
recommendations for the Urban 
Ag/Environmental Education Center, 
recommendations include exploring the 
adaptive reuse of the Firlane Farm house to 
meet sustainability goals to reuse materials and 
decrease the need for new materials. 
Stormwater runoff will be treated on site, and 
most of the site will be designed to allow 
water to infiltrate naturally into riparian 
corridors and wetlands. Final site design of the 
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site will conform with applicable state and 
local regulations related to air, water and land 
protection.   

Goal 8 calls for the City to plan, acquire, 
develop and maintain a system of park, open 
space and recreation facilities, both active and 
passive, that is attractive, safe, functional, 
available to all segments of the population and 
serves diverse current and long range 
community needs. 

GOAL 8: RECREATIONAL NEEDS 

The Master Plan process sought input from a 
wide cross-section of the community in a 
variety of ways, asking residents about their 
recreation needs and envisioned future for the 
Luscher Area. Their input directly influenced 
the proposed recreational uses and related 
programmatic elements for the site. Overall, 
recreational programming will predominantly 
fulfill passive needs, such as places for 
walking, biking, observing nature and 
gardening, educational classes, and historic 
appreciation. Facilities such as the new multi-
use fields, proposed basketball court, tennis 
center and ropes course will serve more active 
recreational community needs in the areas 
that can accomodate that need. Elements of 
the master plan respond to recreational 
opportunities for all ages, from young children 
to the 50+ population. 

Goal 11 calls for emergency response 
preparedness, flooding and water quality 
management, planned extension of public 
services and coordination with utility and 
public service providers. 

GOAL 11: PUBLIC FACILITIES AND SERVICES 

An internal circulation road was designed to 
provide safe ingress and egress from the site 
during emergency situations and when the site 

is being used for major community events 
which bring the need to move large numbers 
of pedestrians and cars.  New development 
will require minimal extension of public 
utilities. Most of the site includes passive 
features such as pathways, as well as smaller-
scale public facilities such as gravel parking 
areas. The location that will require the most 
upgrades is the proposed Tennis Center site, 
whose inclusion in the Urban Growth 
Boundary is currently being considered. 
Required public utilities are available to serve 
this facility.like gravel parking areas. The new 
multi-use athletic fields will require an 
extension of public utilities for water and 
lighting are the new multi-use athletic fields. 
New utilities will be required to expand the 
urban agriculture and community gardens, 
and the Urban AgAgriculture/Environmental 
Education Center on the Firlane Farm 
property which is currently zoned for 
agricultural-related uses. In particular, water 
rights will need to be reviewed in order to 
provide water for the proposed agriculture 
uses. A more detailed assessment of all of these 
utility needs will be addressed at the time of 
development review. Flooding and water 
quality management will improve when the 
riparian areas and systems on the various 
properties are restored and enhanced. Other 
recommendations related to the public use of 
the site, including roads and trails, are made to 
prevent erosion. 

Goal 12 calls for establishing a street system 
which minimizes impacts to air quality, 
addresses mobility needs and promotes energy 
conservation. 

GOAL 12: TRANSPORTATION 

The Luscher Area Master Plan proposes three 
new access points: 1) paved access for the 
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Tennis Centeractive recreation at Atherton 
Road; 2) gravel access for Stevens Meadow 
parking and trailhead onto Atherton Road; 3) 
and new gravel access and road at Rosemont 
Road east of the existing access for the Luscher 
Farm. The Master Plan includes continuation 
of the regional trail located within the Brock 
Property, which was recently completed. This 
will enhance regional connectivity for non-
motorized use. Community connector trails 
will be included as required along Stafford and 
Rosemont roads. The entire circulation system 
will be designed to meet accessibility 
guidelines to ensure that all users can enjoy 
this resource. New internal roads, such as 
those that exist in the historic zone, 
agricultural and natural resources areas are 
permeable gravel surfaces to reflect both the 
sustainability and preservation guidelines of 
this plan. Due to more frequent and heavy use, 
and to minimize disturbance to the historic 
zone, a new internal road that leads to the 
new multi-use fields on the Farr Property will 
be paved, but the use of sustainable materials 
and stormwater mitigation elements will be 
investigated. Parking is minimized to preserve 
the natural character of the site, and will be 
designed in harmony with the surroundings.  

Goal 14 calls for the orderly control of 
development, ensuring that growth will not 
diminish quality of life. Overall, the goal 
requires that urbanization is restricted to land 
inside the Urban Growth Boundary and that 
new development will pay for the full cost of 
needed services. 

GOAL 14: URBANIZATION 

Currently, much of the area is outside of the 
Urban Growth Boundary and City Limits. The 
existing Hazelia Field is the only portion of 
the project area within the Urban Services 

Boundary and City Limits. The proposed 
tennis centeractive recreation area at the 
Rassekh Property is inside of the City Limits 
but will need to be brought into the Urban 
Services Boundary for it to be developed. 
Based on the Master Plan, the Luscher Area 
will be a community asset and resource that 
will enhance quality of life by providing a 
unique place to learn, play and appreciate 
natural and cultural assets. Wastewater 
services are currently extended to Hazelia 
Field and the proposed synthetic fields, new 
neighborhood park on the Farr property, and 
the Tennis Centeractive recreation area and 
neighborhood park on the Rassekh Property. 
Septic sewer is also available at the location of 
the proposed Urban Ag/Agriculture/ 
Environmental Education Center. Water 
resources needed for the proposed agriculture 
and community garden expansion on the 
Firlane Farm property will need to be 
addressed. The well on the Luscher property 
has enough capacity for this expansion, but the 
water rights do not extend beyond the Luscher 
property at this point. Conformance with 
more specific land use and development 
regulations is provided below.    

Whether inside or outside the Urban Growth 
Boundary, the Luscher Area properties serve 
as a greenbelt between the City and future 
development in Stafford Basin . 

C O M M U N I T Y  
D E V E L O P M E N T  C O D E  
The Lake Oswego Community Development 
Code sets the regulatory standards that all 
development in the City must follow.  
Currently, only a portion of the Luscher Area 
site is within the City limits. The ability of the 
City to implement the master plan proposals 
depends on whether these properties are 
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annexed into the City and whether their 
zoning designations are amended to allow for 
the desired uses. The intent of this Master Plan 
and land use summary is to describe the 
desired future use and design of the area, 
addressing the regulatory challenges that will 
need to be addressed at the time of the land 
use application. The following provides a 
summary of how the design conforms to 
requirements of the Community Development 
Code.2

As addressed earlier, the Luscher Area is 
composed of several properties and is mostly 
outside of the City’s Urban Growth Boundary 
and City Limits. Only the Rassekh property 
and the Hazelia Field area are located within 
the City limits, and only the Hazelia Field area 
is within the Urban Growth Boundary. Table 
6.1 provides an overview of permitted uses for 
current zoning. With different zoning 
designations, there are different land use 
restrictions for the site. Overall, the proposed 
plan fulfills the purpose and intent of the 
underlying zoning. 

 

Based on the proposed design and uses, there 
are also several permitting and review 
procedures that will be necessary. The existing 
zoning determines the type of review process 
that will be required, as addressed in the 
following descriptions.  

                                                      

 

 

 
2 This summary describes how the project 
conforms to the revised code requirements in 
effect on October 2012. 

 

P A R K  &  N A T U R A L  A R E A  
Z O N E   ( P N A )  
The Park & Natural Area Zone (PNA) is a 
special purpose zone in the City Development 
Code for the purposes of protecting, 
preserving, conserving and enhancing natural 
areas, greenways and parks, and permitting a 
wide range of passive and active recreation, 
and accessory uses on propertyproperties for 
the future use and enjoyment of the City and 
its residents. 

Most of the proposed uses for the PNA-zoned 
properties in the Luscher Area will retain their 
natural character which is permitted in the 
existing zoning. 

The existing sports field site (Farr and Taylor 
properties) and Rassekh property are currently 
zoned PNA.  The proposed tennis centeractive 
recreation area, parking area and 
neighborhood park at the Rassekh property 
are within the City’s Urban Services Boundary 
(USB), but are currently outside of the Urban 
Growth Boundary (UGB).    

• Setbacks. Based on the code, PNA-
zoned properties are required to 
comply with the minimum setbacks of 
adjacent sites. The Rassekh property 
abuts R-15-zoned properties, which 
have a minimum setback of 25’ (front) 
and 30’ (rear). Street-side setbacks are 
less. Along the north side of the 
proposed Tennis Center.active 
recreation area.  

• Height of Structure. The maximum 
permitted height is either 35’ or a 
height as determined by the ratio of 
one foot in height for every 3.5 feet5’ 
of distance from an abutting 
residentially zoned property up to 75’. 
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The maximum height of the Tennis 
Center would be built to meet this 
requirement.  

• Lot Coverage. The maximum lot 
coverage is 35% or as established by 
the Master Plan. Lot coverage for each 
of the PNA-zoned properties could be 
greater than the required maximum 
andbut will need to be addressed 
during the application review. 

S E N S I T I V E  L A N D S  
O V E R L A Y  
The City of Lake Oswego protects important 
natural areas such as wetlands, trees and 
wildlife habitat and controls impacts to them 
through its Sensitive Lands Overlay. There are 
two types of sensitive land designations within 
the Luscher Area: Stream Corridors and 
Wetlands (RP), and Tree Groves (RC). Impacts 
to protected tree canopies or more than a 
quarter-acre of ground disturbance within 
sensitive areas will require in-depth 
assessment and will likely require mitigation.  

To protect these resources, the proposed 
design shift impacts away from existing creeks, 
wetlands and trees. However,necessary 
impacts to  wetlands along Rosemont Road for 
safe access to the Luscher Area will require 
permits from federal and state agencies. 
Designated sensitive areas are present on the 
Farr, Luscher, Crowell, Brock, Rassekh and 
Stevens Meadow properties and described 
below.  

FARR PROPERTY 
There is a designated wetland adjacent to the 
existing Hazelia Field site. A wetland is also 
present to the north of the proposed 

neighborhood park near the existing field, but 
outside the property. No impacts are proposed 
to these wetlands. The site also includes a tree 
grove along the north side andwhich will be 
designated/delineated when the property is 
brought into the UGB, USB and City Limits 
(See Appendix E for resource survey forms). 
Development of the neighborhood park will 
be designed to meet required setbacks from 
the designated wetlands and tree groves.  

STEVENS MEADOW 
There is one stream corridor and two low 
value wetlands which will be designated/ 
delineated if the property is brought into the 
UGB, USB and City Limits (See Appendix E for 
resource survey forms). Impacts to the creek 
and wetlands will not be affected by the 
master site plan,. Pecan Creek will be 
protected during construction of an adjacent 
trail that is located outside the buffer zone. 
Otherwise, no impacts will occur to the 
wetlands.  

RASSEKH PROPERTY 
There is a delineated wetland and tree grove 
located along the western border of the 
proposed Tennis Centeractive recreation 
sitearea. The design of the Tennis Centeractive 
recreation amenities and adjacent 
neighborhood park will be designed around 
these features and will meet required setbacks 
while protecting existing trees.  

LUSCHER, BROCK AND CROWELL PROPERTIES 
Several small wetlands exist along the area’s 
boundary with Rosemont Road, namely near 
the Luscher Historic Core. The new public 
road alignment off Rosemont Road, which was 
positioned at the only point in this area with 
adequate sightlines and which meets traffic 
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safety standards, will require the access road to 
cross a designated wetland. Placing the new 
access on the opposite side of the wetlands to 
avoid any impacts would not meet permitting 
requirements. The location and alignment of 
the road was positioned adjacent to the 
existing Rosemont Trail so as to minimize 
impact on the wetland. The City will obtain 
permits from federal and state agencies and 
mitigate the impacts to the wetland. 

A section of Wilson Creek courses through the 
Brock property and a previously tiled tributary 
of Wilson Creek is located on the Crowell 
Property. All future design development wasin 
the master plan is located outside the required 
buffer zone for the creek and tributary. Based 
on a preliminary review of the proposed 
impacts, a more detailed assessment of the 
impacts will be needed to determine design 
requirements and development limitations. 
These resources will also be designated/ 
delineated when the properties are brought 
into the UGB, USB and City Limits  and. Any 
construction of amenities that occur prior to 
this will follow City code requirements, 
regardless (See Appendix E for resource survey 
forms).  Issues relating to the extension of the 
Rosemont Trail through the wetland and 
stream corridors on the Brock property were 
investigated and mitigated during the design 
and construction of that trail. 

D E V E L O P M E N T  
S T A N D A R D S  
The Luscher Area Master Plan provides a 
comprehensive guide for future uses as well as 
an assessment of existing conditions and 
proposed impacts. The Master Plan includes 
recommendations and provides overarching 

guidelines for more detailed analysis that will 
be conducted during the design of specific 
improvements and new development. Details 
for some improvements, such as the design of 
parking areas, trails, and building facilities will 
require a more thorough and separate study in 
order to obtain a more accurate understanding 
of regulatory compliance. A preliminary 
review of applicable development standards 
related to parking, access and vision clearance 
provides a starting point for understanding 
how improvements meet the intent of the 
development code.   

PARKING 

Existing parking includes the 125-space paved 
parking lot for Hazelia Field, the seven-space 
parking lot on the Brock property that is used 
as a trailhead, and parking that currently exists 
around the Luscher property that is not 
defined, but probably includes 15+ parking 
spaces. New parking will include 302 new 
parking spaces with 125 spaces (paved) for the 
neighborhood park and sports fields on the 
Luscher and Farr properties, 70 spaces (paved) 
for the Tennis Centeractive recreation area on 
the Rassekh Property, 75 spaces (gravel) for 
the community gardens and environmental 
education center, two ADA spaces near the 
environmental education center, 10- spaces 
(gravel) for the Luscher historic core and 
clematis garden, and two 10-parking space 
parking areas for trailheads: one on the 
Luscher property (paved) and one at Stevens 
Meadow (gravel).  

Many of the proposed uses are new to the City 
and therefore are not addressed in existing 
code regulations. Parking code requirements 
allow for interpretation by the City Manager 
or through a parking study. Currently, only 
parking for the proposed Tennis Centeractive 
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recreation area is within City Limits and is 
required to comply with City standards. After 
the City annexes the remainder of the site, 
new development will be required to conform 
with parking standards at the time of 
development review. At that time, the City 
will provide a separate parking study to 
address the number and design of parking 
areas proposed in the Master Plan. 

ACCESS 
Access is any ingress and egress point within 
the development site that create vehicular 
traffic. There are three existing access points 
within the Luscher Area and the 
proposalmaster plan includes an additional 
two access points. The three current access 
points include the historic driveway to the 
Luscher Farm off Rosemont Road, the road 
leading to the trailhead on the Brock property, 
and the entrance to Hazelia Field off Stafford 
Road. The new access points include one to 
the east of the Luscher Farm driveway, and 
one on the Rassekh property off Atherton 
Road. The Master Plan does not propose any 
new land division and each parcel currently 
abuts a street with a minimum width of 25 feet 
as currently required by City access standards. 
Other criteria for determining design 
conformance relate to topography, nearby 
streets and anticipated traffic volume. 
Conformance with specific access standards, 
such as driveway requirements and 
construction standards, will be required 
during development review with submittal of 
a traffic study. A preliminary traffic study 
(Appendix D) evaluated theand helped 
determine ideal locations of the proposed 
ingress/egress points. 

VISION CLEARANCE 

Intersections and access points are required to 
comply with City vision clearance standards. 
The development code currently requires 
abutting intersections to remain clear of 
obstructions that limit visibility of on-coming 
traffic. All new access points will be designed 
to conform with the City’s vision clearance 
standards and will be determined during 
development review. A preliminary traffic 
study (Appendix D) evaluated the locations of 
the proposed ingress/egress points. 

C O U N T Y  Z O N I N G    
As mentioned, the majority of the Luscher 
Area properties are currently under Clackamas 
County’s jurisdication and, until annexation to 
the City, must comply with County zoning.    

EXCLUSIVE FARM USE (EFU) 
The majority of the property is zoned EFU, 
including the Luscher, Firlane, Crowell and 
Brock properties. This is the most restrictive of 
the existing County zoning types in the 
Luscher Area. Because the primary purpose of 
this zoning is to protect and preserve 
agricultural uses, proposed improvements 
within this zoning will require greater 
scrutiny. Structures such as the Urban 
Agricultural/Environmental Education Center, 
sports fields and related infrastructure are not 
allowed within the EFU zone and must wait 
until annexed into the City for their 
development.  

The majority of the proposed and expanded 
uses within EFU-zoned land would retain the 
existing agricultural and natural character. 
Additions including the community garden, 
urban agriculture expansion, grasslands and 
trees would serve to enhance this character. 

Proposed improvements to the EFU-zoned 
properties will require County Planning 
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Director review. Depending on the review 
process, the director will either make a 
decision, or forward a recommendation to the 
County’s Design Review Committee for a 
decision. Key elements to be considered are: 
the size and scale of the project, presence of 
natural features, visual significance, and 
impact on neighboring properties.   In some 
cases, a conditional use permit will be required 
for improvements such as trails and trailheads. 

• Setbacks. Based on the code, EFU 
zoning setbacks are 30 feet for the 
front and rear of a structure and ten 
feet for the side. Proposed uses in 
properties zoned EFU are designed to 
meet this standard.  

• Height of Structure. There are no 
structure height limitations prescribed 
in the underlying zoning.  

• Lot Coverage. There is no lot coverage 
requirement described in the 
underlying zoning.  

RURAL RESIDENTIAL & FARM FOREST (RRFF-5) 
The Farr (eastern half) and Stevens Meadow 
properties have RRFF-5 zoning. This zoning is 
the least restrictive of the existing County 
zoning types within the Luscher Area. The 
purpose of this zoning is to create uses that are 
compatible with farm and forest uses, conserve 
natural scenic beauty, protect watersheds and 
avoid potential hazards caused by 
urbanization. Public parks, playgrounds, trails 
and related uses are allowed. 

Within properties zoned RRFF-5, all of the 
proposed uses would be permitted in that 
zone. The open grass areas that are proposed 
for Stevens Meadow, would fulfill the purpose 
of the underlying zoning. The neighborhood 
park, basketball courts and trails proposed on 

the Farr property are also permitted. Proposed 
development within the existing RRFF-5 zone 
would likely require a land use and zoning 
review. A design review with Clackamas 
County may be required. 

• Setbacks. Based on the code, RRFF-5 
zoning setbacks are 30 feet for the 
front and rear of a structure and 10 
feet for the side. Setbacks for proposed 
structures within the existing RRFF-5 
zoning will be met.   

• Height of Structure. There are no 
structure height limitations prescribed 
in the underlying zoning. 

• Lot Coverage. There is no lot coverage 
requirement described in the 
underlying zoning. 

HISTORIC OVERLAY 
Along with base zoning, 22.15 acres of the 
Luscher Farm property has an Historic 
Overlay administered by the County that 
protects the historic resources on the site. 
Within this overlay, alterations to designated 
historic landmarks or contributing resources 
are not permitted unless approved through the 
County.  

Depending on the nature of any proposed 
changes, the process may require a public 
hearing and review process. Demolition or 
movement of noncontributing resources, and 
water quality projects, public safety concerns, 
maintenance and interior alterations are 
exempt from the Historic Overlay restrictions. 
No changes are proposed in the master plan 
that would adversely affect the historic 
resources in this overlay zone. 
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L U S C H E R  A R E A  
M A S T E R  P L A N  
I M P L E M E N T A T I O N  
With the exception of the Rassekh park 
property (Figure 2.5 and 2.6 page 12), the 
entire Luscher Area site is outside of the City, 
and is required to comply with County zoning 
and land use regulations. However, many of 
the proposed master plan elements would 
comply with existing County zoning, current 
zoning isas noted in figure 2.7 on page 13.  

There are two ways implementation of the 
master plan can be carried forward:  

1. Either through review by the County 
and approval based on existing County 
zoning and land use requirements, 
which would not allow for all the 
improvements proposed in this master 
plan, or 

2. By modification of the Urban Growth 
Boundary and annexation of the entire 
site into the City, then review and 
approval under City zoning and land 
use requirements, which would allow 
full implementation of the plan since it 
was developed to conform with the 
PNA zoning criteria.  

C O U N T Y  J U R I S D I C T I O N  
( N O  U G B  M O D I F I C A T I O N )  
County review has been discussed above 
under “County Zoning” and requires review 
by the County’s Planning Director. 

C I T Y  J U R I S D I C T I O N  ( U G B  
&  A N N E X A T I O N )  

In order for the City to have zoning and land 
use jurisdiction over all of its park properties 
and implement the entire master plan, the 
following steps are required. 

1. URBAN GROWTH BOUNDARY EXPANSION 
(UGB) 
An expansion of the UGB is necessary in order 
for the Luscher Area site to be annexed by the 
City.  This may occur by one of two ways.  

1. The City may make a request during 
Metro’s legislative review process, 
which occurs every five years (Dec. 
2014 or Dec. 2019); or 

2. Submit an application to Metro for a 
“Major Amendment” of the UGB, 
which is allowed in between 
legislative review periods, assuming  
the area under question meets Major 
Amendment criteria. The criteria for 
the two processes is slightly different. 

2. URBAN SERVICES BOUNDARY AMENDMENT 
Following approval of the UGB expansion, the 
City will modify its Urban Services Boundary 
(USB) to allow City services (e.g. water, sewer, 
etc.) to be provided to the properties, and to 
allow annexation. This involves a modification 
of the City’s Comprehensive Plan, which 
requires public hearings before the Planning 
Commission and City Council, and approval 
by the City Council. 

3. ANNEXATION & REZONING TO PNA 
An application for annexation is submitted to 
the City’s Planning Department.  The 
application states the intended zone for the 
properties; in this case, Park & Natural Area 
(PNA), which is the zone applied to all park 
property in the City. A public hearing process 
is conducted and the City Council determines 



 L U S C H E R  A R E A  M A S T E R  P L A N  

C H A P T E R  2  S I T E  A N A L Y S I S  39 

compliance with the Lake Oswego 
Comprehensive Plan. 

The City Charter, Sec. 57, requires voter 
approval prior to annexation of most 
properties outside the then 1998 Lake Oswego 
Urban Services / Urban Growth Boundary.  
Therefore, the City Council must place a 
measure on the ballot to obtain voter approval 
to annex the properties into the City. 

H I S T O R I C  O V E R L A Y  
A portion of Luscher Farm is currently 
designated as an Historic Landmark in 
Clackamas County and contains an Historic 
Overlay on 22.15 acres of the site. This 
designation and overlay provide protections 
that will remain in effect as long as the 
property is in the County. 

The intent of the master plan is to comply 
with the County historic landmark 
requirements. As a part of the annexation 
process, the City would take steps to apply the 
City’s Landmark Designation status to this site. 
This would involve designation of the site to 
the City’s Landmark list by the City’s Historic 
Resources Advisory Board prior to annexation. 
It is important to note that the City’s historic 
preservation code generally provides a higher 
level of protection than the County’s 
Landmark Designation in regards to 
modifications and impacts to historic 
resources.  

In anticipation of future annexation of the 
Luscher Area properties into the City of Lake 
Oswego, steps will  be taken to investigate and 
establish a mechanism that provides similar 
levels of protection as the County’s Historic 
Overlay zone to preserve the 22.15 acre 
historic resource area identified in the site 
plan (e.g. overlay, zone, district, etc.). This will  

be done in coordination with urban 
agriculture protections.   

U R B A N  A G R I C U L T U R E  
Urban agriculture is a popular and relatively 
new use on City park property.  It is an 
allowed use in the Park & Natural Area (PNA) 
Zone.  Master plans for PNA zoned property 
designate and provide certainty about future 
use and development, and require additional 
public process for any major modification of 
the plan. This ensures that the public’s wishes 
for the site are implemented.  

Urban agriculture is an important element in 
the Luscher Area master plan. In addition to 
protections provided by the PNA Zone and 
adopted master plan, consideration will be 
given to establishing a mechanism in the City 
code for additional protection (e.g. overlay, 
district, zone, etc). An analysis will be 
undertaken to determine the most appropriate 
vehicle and update the City’s code in advance 
of annexation, then applied following 
annexation. 
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