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Introduction:   Project Background and Purpose  
 
This Code Concepts Report, prepared by Clarion Associates and SERA Architects, presents findings from 
two concurrent efforts tasked with evaluating and refining portions of the Lake Oswego Community 
Development Code addressing commercial zones and uses and mixed use development.  
 
The first effort, led by Clarion Associates, is to simplify the menu of base and overlay districts regulating 
commercial and mixed use development, as well as modernize the list of land uses permitted in these 
districts. This Phase 2 Code Streamlining continues the work of the 2010 Community Development Code 
Audit and the Phase 1 Code Reorganization completed earlier this year, and supports the 
Comprehensive Plan update. The purpose of this project is to make the code easier for the public to 
navigate, use and understand and to eliminate repetitive, confusing and out-of-date standards. 
 
The second effort, led by SERA Architects, is to evaluate current design and development standards 
regulating mixed-use development for potential barriers to development, and to update these standards 
to better facilitate mixed-use development. This work is intended to help implement the 2035 
Community Vision, which calls for future commercial, mixed use, and high-density housing development 
to be focused within identified Town Centers, Employment Centers, and Neighborhood Villages. This 
portion of the project examines each of the commercial zoning districts applied to the 2035 Vision Map 
in order to determine whether current dimensional standards and other development regulations are 
inhibiting the provision of new residential mixed use projects within these commercial districts.  
 
In August of 2012, a Focus Group was convened to solicit input on the challenges of developing mixed-
use and commercial projects in Lake Oswego, and how the City could better accommodate this type of 
development. The Focus Group was comprised of members of the development, building, real estate, 
and business community who have experience planning or building mixed-use developments within 
Lake Oswego or other jurisdictions, leasing commercial space, or redeveloping commercial land in Lake 
Oswego. Their feedback was sought to assist the project consultants in evaluating the potential 
problems with the code relating to commercial zones and the commercial use table, and identifying 
code barriers to mixed-use development.  
 
Building on their own professional experience and the comments of the Focus Group, Clarion Associates 
and SERA Architects then produced a Code Evaluation Report identifying overly-complicated CDC 
approaches to the commercial and mixed use zone districts and use classifications and barriers to mixed 
use development. The Code Evaluation Report is available at 
http://www.ci.oswego.or.us/sites/default/files/fileattachments/planning/cityprojects/16183/consolidat
ed_code_evaluation_report_10-18-12_final.pdf. 
 
In October of 2012, an Advisory Committee was appointed by the City Council to review and comment 
on the Code Evaluation Report. The Advisory Committee is made up of members of the Planning and 
Development Review Commissions, neighborhood association representatives, development 

http://www.ci.oswego.or.us/sites/default/files/fileattachments/planning/cityprojects/16183/consolidated_code_evaluation_report_10-18-12_final.pdf.�
http://www.ci.oswego.or.us/sites/default/files/fileattachments/planning/cityprojects/16183/consolidated_code_evaluation_report_10-18-12_final.pdf.�
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representatives, and a business association representative and is expected to meet throughout the 
course of the commercial consolidation and barriers to mixed use work to review the progress and draft 
products in these efforts. Based on the comments of the Advisory Committee, the consultant team has 
now prepared a second product – this Code Concepts Report -- which outlines proposed solutions to the 
weaknesses identified in the Code Evaluation.  Following review and comment on this document, the 
consultant team plans to begin drafting CDC amendment in early 2013.   
 
This Code Concepts Report does not repeat the text of the Code Evaluation, but simply summarizes the 
weaknesses identified in that report and focuses on recommended directions for CDC change. The 
report is structured as follows: 
 

• Section 1 addresses the consolidation of commercial districts; 
• Section 2 addresses the modernization of use tables; and 
• Section 3 addresses the design and development standard barriers to mixed-use development 

within commercial districts. 
 
Note that the recommended concepts presented in this report still need to be vetted with the Advisory 
Committee, Planning Commission, City Council, and the community at large. 

 

It is important to remember that any consolidation of commercial/mixed use districts 
will involve a decision to either (a) remove existing differences between them so that a 
single set of uses and dimensions can apply to more than one district, or (b) move 
some of the design standards that differ between districts into an overlay zone that 
can reflect those differences, or a combination of those two approaches.  Consistent 
with the goal of promoting mixed use development, our general approach is to use a 
more flexible set of uses for the consolidated districts and use dimensional and 
development standards (rather than use restrictions) to address issues of scale and to 
mitigate impacts wherever possible. 
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SECTION 1: Consolidation of Commercial Zone Districts 

A. Background 

The Lake Oswego Comprehensive Plan Update envisions three different categories of employment 
land:1

• Employment Centers are the city’s economic drivers, providing land primarily for office, 
research, education, and industrial uses. Employment Centers focus on higher intensity 
employment uses in the city, and can accommodate medium and large employers (50+ jobs per 
business) that seek business park, industrial, or institutional settings. The Kruse Way district is 
Lake Oswego’s commercially-zoned Employment Center. 

 

• Town Centers are the city’s mixed use anchors, with the Lake Grove Village Center on the west 
side of the City, and Downtown (including Foothills) on the east side. These Centers provide a 
mix of commercial uses (for example, restaurants, offices, retail, grocery stores, services) and 
residential development. 

• Neighborhood Villages provide goods and services to meet the daily needs of nearby residents. 
They serve as neighborhood centers of commerce and community. Neighborhood Villages allow 
for a mix of residential with retail, services, and other employment but with less intensity than 
Town Centers and Employment Centers.   

The city’s current menu of commercial and mixed use districts does not clearly align with or implement 
this three-tiered breakdown of employment land uses.  The number of commercial/mixed use zone 
districts is large for a city of Lake Oswego’s size and the relatively small amount of land zoned for those 
uses, and several of the existing commercial districts appear to be only slight variations of each other.  
The current list of 12 commercial/mixed use districts could be improved and simplified through selective 
consolidation of some of the existing districts, and doing so would clarify the alignment of these districts 
with the Comprehensive Plan Update.  In addition, Lake Oswego’s commercial districts are subject to 
three different overlay design districts – the Downtown Redevelopment Design district, the Lake Grove 
Village Center district, and the West Lake Grove Design district – which are anticipated to remain in 
place and are not recommended for changes as part of this Phase II streamlining effort. 

B.    Recommendations 

We recommend that the current Lake Oswego menu of commercial/mixed use districts be revised and 
simplified as shown in the following summary table. More detail about the recommended changes is 

                                                           
1 As part of its current Comprehensive Plan update, Lake Oswego is considering a fourth Vision Map designation – 
Commercial Hub – which would have a lower scale and intensity than the Neighborhood Village designation. Since 
the Commercial Hubs need additional discussion and are located primarily within Planned Developments where 
additional restrictions apply, these designations are not addressed as part of this project. 
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provided in the paragraphs that follow. The proposed changes (when combined with the dimensional 
standard changes outlined in Section 3 of this report) may increase development intensity in some areas 
while reducing them in others.  Our goals will be (a) to ensure that the changes “balance out” and do not 
create additional traffic congestion (as required by Oregon’s Transportation Planning Rule – TPR), (b) 
protect adjacent neighborhoods from any adverse impacts from traffic and any additional development 
permitted by the changes, and (c) clarify that all development legally completed under the earlier zone 
districts and standards is treated as a “conforming” rather than “non-conforming” development for 
purposes of future development or redevelopment.  
 

 
a. Employment Center Districts 

Lake Oswego currently has five different base zone districts that roughly equate to the “employment 
center” Comp Plan category; their uses and permitted intensities of development are significantly 
larger than those anticipated for the Neighborhood Village category, and they do not permit the 
wide variety of general commercial uses allowed in the Town Center category.  Most of these 
districts were designed for development in the Kruse Way corridor on the west side of the city and 
we recommend that they be consolidated into three districts:  Office Mixed Use, Commercial Mixed 
Use, and Campus Institutional for the Marylhurst and Mary’s Woods campus. 

Comprehensive 
Plan Category 

Current Base Zone Districts Recommendation 

Employment 
Centers 

HC – Highway Commercial Consolidate HC and OC districts based largely 
on OC use list and HC dimensions as discussed 
in Section 3 of this report, and rename Office 
Mixed Use 

OC – Office Campus 

CR&D – Campus Research & 
Development 

Rename to Commercial Mixed Use 

MC – Mixed Commercial  Delete this district and rezone  portions of the 
land into the GC and  Commercial Mixed Use 
districts 

CI – Campus Institutional Remains – see Section 2 for changes in 
permitted uses 

Town Centers GC – General Commercial Remains – rename General Mixed Use 
EC – East End General Commercial Remains – rename East End Mixed Use 

Neighborhood 
Villages 

NC - Neighborhood Commercial Remains -- renamed Neighborhood Mixed Use 
WLG/RMU – West Lake Grove 
Residential Mixed Use Consolidate -- renamed Limited Mixed Use WLG/OC – West Lake Grove Office 
Campus 
WLG/R-2.5 – West Lake Grove 
Townhome Residential Consolidate WLG/R-2.5 and WLG/RLW as a 

new residential zone district R-2.5 WLG/RLW – West Lake Grove 
Residential Live Work 
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• Office Mixed Use 
The HC and OC districts were adopted in 1982, take similar approaches to permitted uses and 
building dimensions (although the dimensional standards themselves are different), and should 
be consolidated into a single district reflecting the character of existing development in the OC 
zone and the Centerpointe office area of the HC zone.. The consolidated district would have 
permitted uses based largely on those in the current OC district (which is how most of the 
Centerpointe area of the HC zone has developed as well).  Dimensional standards would be as 
described in Section 3 of this report. Current footnotes in the use and dimensional tables 
intended to avoid or mitigate impacts in specific locations would be replaced by general 
conditions addressing those same impacts where possible. 
 

• Commercial Mixed Use 
The MC and CR&D districts were adopted in 1986 to reflect development that had occurred or 
would occur in the county prior to annexation.  Both of these zones use a very similar approach 
to permitted uses that differs from the HC and OC districts; however, the dimensional standards 
differ and the development that has occurred in each district is distinctly different.  The MC 
zone has developed primarily with commercial and highway-oriented uses, with the exception 
of office buildings on four parcels at the west end of the district on Meadows Road, while the 
CR&D zone has developed as high intensity office uses.  The CR&D district should continue in its 
current form but should be renamed to Commercial Mixed Use to reflect the range of permitted 
uses and should include the four MC-zoned parcels at the east end of the CR&D district that are 
developed as office buildings.  
 

• Mixed Commercial  

Lands currently zoned MC have in fact developed with uses more similar to the range allowed in 
the GC district, with the exception of four parcels at the eastern edge of the district that 
developed consistent with the adjacent CR&D zone. Rather than revising this district in ways 
that would make the MC district very similar to the GC district, the MC district should be deleted 
and the lands in the western portion of that district rezoned into the GC district, but with taller 
height limits to reflect the existing development pattern.  
 
Dimensions should be based largely on the MC district to avoid creating non-conformities. 
The four parcels developed as office buildings at the eastern edge of the district would be added 
to the CR&D zone directly to their east. 

 
• Campus Institutional 

This district applies only to the Marylhurst University/Mary’s Woods campus, and allows uses 
and development unique to those facilities.  It should be retained and it is not clear that any 
changes are needed, with one exception.  A portion of the Marylhurst lands are zoned CI/OC, 
which allow for more traditional office uses (i.e. office uses unrelated to university 



 
 
Lake Oswego Code Concepts Report       6 
 

administration). Rather than continuing to combine the CI and OC zone districts, the list of 
permitted uses in the CI district should simply be revised to accommodate the office-type uses 
included in the new Office Mixed Use district. Locational requirements on those uses (including 
those in the adopted Overall Development Plan & Schedule for the property) can ensure that 
impacts on surrounding properties are no greater than those under the current CI/OC 
designation. 

 
b. Town Center Districts 

• General Mixed Use 
The GC district was established in 1961, and allows a broader range of commercial uses than the 
employment center districts. The district is applied primarily along Boones Ferry Road and the 
east end of Kruse Way. This district should be retained, but should be renamed to General 
Mixed Use, because it already allows the mix of residential and non-residential uses that are the 
essence of mixed use development.  
 

• East End Mixed Use 
The district was created in 1982 and is used exclusively for the older downtown areas east and 
west of State Street at the eastern edge of the city. Although the permitted use list is almost 
identical to that of the GC district, the dimensional approaches are very different. That is not 
surprising in light of the fabric of the area, which includes many buildings built up to the front lot 
lines, and often sharing party walls or narrow side setbacks with their neighbors, when 
compared with the more auto-oriented land use patterns in the areas zoned GC.  This district 
could not be easily consolidated with the GC districts, and should be retained with a change of 
name to indicate its already-mixed-use character. 

c. Neighborhood Village District 

• Neighborhood Mixed Use 
This district was originally adopted in 1961 and should be retained. Most cities need a lower 
scale commercial district with a limited list of uses that can be used at key corners and nodes to 
put convenience goods and services near residential neighborhoods that do not want those uses 
mixed into the neighborhood fabric. Since this district already allows residential uses, it should 
be renamed to indicate that.  
 
The four West Lake Grove districts will be converted to two base zone districts that would be 
available throughout the city (not just in West Lake Grove), but the existing WLG lands would be 
subject to the current WLG Design Overlay district to retain their existing scale and visual 
character. Although the WLG zone districts were created through an intensive process in 1998 
intended to guide development into more context-sensitive patterns, redevelopment has been 
slow to occur. Changes are being recommended to the menu of districts in the area and to the 
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dimensional standards for that development (see Section 3, below), but not to the WLG Design 
Overlay that links the area together with a common aesthetic. 
 

• Limited Mixed Use 
The current WLG-RMU and WLG-OC districts will be merged and renamed Limited Mixed Use, 
and will become available outside the current WLG area where consistent with the 
Comprehensive Plan.  Permitted uses will include those currently listed for both districts, in 
order to encourage redevelopment and investment on the small and oddly-shaped parcels that 
characterize the current West Lake Grove area. Those uses include restaurants, specialty food 
stores, professional offices, other small-scale commercial uses, and townhouses – which is still 
significantly more limited than the Office Mixed Use district. The new district will be integrated 
with the other commercial/mixed use districts in both the permitted use table (grouped near 
the NC district) and the dimensional table. 
 

• Residential-2.5 
The current WLG/R-2.5 and WLG/RLW will be consolidated into a new Residential 2.5 district 
that will appear in the residential (not commercial/mixed use) permitted use and dimensional 
tables. The current WLG/R-2.5 zone only allows residential and related minor utility/ 
telecommunications uses, and will still be subject to the WLG Design Overlay controls, so the 
base zoning should be categorized with other residential districts.  The WLG/RLW district has 
never been mapped. Its uses are identical to those in the WLG/R-2.5 district except for 
professional offices, personal services, and specialty retail, all of which are subject to special 
live/work standards requiring the operator of the non-residential use to reside on in the 
building.  The three permitted live-work occupations will be added to the list of permitted uses 
in the R-2.5 district but will be subject to the same live/work standards stated in the current 
code. 

C. Conclusion  
 
The recommendations above would simplify Lake Oswego’s current approach to commercial/mixed use 
zoning. The current menu of 12 base zoning districts would be reduced to seven through the 
consolidation of similar districts. All but one of the resulting districts would be renamed as mixed use 
districts, since they all allow a mix of residential and non-residential development. Two existing WLG 
districts would be renamed as residential districts to reflect their character and permitted uses. Finally, 
the spectrum of new commercial/mixed use districts would better align with the Comprehensive Plan 
categories for employment centers. 
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SECTION 2: Modernization of Permitted Use Tables 

A. Background 

LOC Table 50-03.002-2 lists all of the uses permitted by right or with conditional use approval in each of 
Lake Oswego’s commercial, mixed use, industrial, and special purpose zone districts. In addition to 11 
residential uses, the table lists 28 public/institutional/civic uses, 85 commercial uses, and 13 industrial 
uses. The list of commercial uses, in particular, is very “fine-grained” and contains outdated terminology 
(i.e., upholstery shop, tailor shops, telephone answering services, and radio and television repair shop).  
In recent years, most medium and large cities that update their community development codes have 
moved towards a shorter list of more flexible uses in order to allow more flexibility for businesses to 
respond to market pressures, to keep the terminology from becoming outdated, and to simplify 
administration. 

B. Recommendations 

The list of permitted and conditional uses and related use-specific standards in LOC Table 50-03.002-2 
should be consolidated into fewer, broader use categories in order to encourage reinvestment and 
repurposing of commercial/mixed use development and to remove barriers to the types of mixed use 
development called for in the Comprehensive Plan Update.  Currently, many of the listed uses are very 
similar, and in other cases identical uses are subject to slightly different size limitations, and it appears 
that many of these differences are not intentional but instead simply reflect the accretion of many 
different amendments over time. The work of consolidating uses should be guided by the following 
principles: 

• Use broad use categories that include uses with similar land use impacts on surrounding areas, 
and list in the definition of that use (not in the use table itself) all of the use names previously 
used in the CDC that are now included in the broader use as examples of that use. 

• Define each use category and use that appears in the use table. For broader categories or more 
complex uses the definition s may contain (a) a narrative defining the use or its characteristics 
(b) examples of activities that are included in that use, or uses that fit in that category, (c) any 
exclusions – i.e. uses that are not included (for example, general retail does not include pawn 
shops), and (d) a list of accessory uses that are permitted for that use or category.  Portland uses 
this approach for its broader use categories.  Simpler uses and categories may only require a 
single sentence description.2

                                                           
2 Lake Oswego currently uses an Authorization for Similar Use process in LOC 50.03.002.1.f, which requires public 
notice of the City’s decision and a right to appeal that decision. Most cities have the ability to make these 
determinations administratively without formal notice (although an increasing number post the decision on the 
web sites). If the City decides that the use does not fit any use category, or categorizes it as a type of use that 
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o Do not use separate names for similar uses that differ only in their parking 
requirements. Instead, specify the different parking requirements that apply to different 
included uses in the parking regulations (LOC 50.06.002) where necessary.  For example, 
general office uses require 3.33 parking spaces per 1,000 sq. ft. of gross floor area, while 
medical offices require 3.9 spaces per 1,000 sq. ft., but that difference could be stated in 
the parking regulations rather than listing each as a separate use.3

o Where two or more existing zone districts are being consolidated, generally allow any 
use allowed in either district unless adverse impacts of specific uses are foreseen. If so, 
try to address those impacts through use-specific standards or operational standards 
(hours of operation, points of access, etc.) or by requiring conditional use approval 
rather than prohibiting the use entirely. 

 

o Where uses are consolidated, the use-specific standards (if any) applicable to any of the 
included uses should be carefully reviewed to identify whether they are still relevant to 
the consolidated use, and should be revised to apply where adverse impacts of any 
included use are anticipated. 

o Once the uses have been consolidated, the three design overlay districts should be 
reviewed to determine whether additional design controls are needed to address 
anticipated impacts of the broader range of allowed uses in the underlying base zone 
districts. 

Specific changes to the commercial/mixed use permitted use table are outlined below, and are 
organized to match the general order of uses found in Table 50-03.002-2.4

• Residential Uses 

 

o The requirement in LOC 50.03.003.1.e.i.(1) and (2) restricting ground floor residential 
developments should be limited to ground floor frontages facing the primary street 
frontage (and not the side streets), as described in Section 3 of this report.  

                                                                                                                                                                                           
disappoints the applicant for that use, only the applicant for that use would know about that decision and be able 
to appeal it. 
3 Although revisions to the parking controls in LOC 50.06.002 are beyond the scope of this project, it should be 
reviewed by staff at the same time that revisions to the permitted use table are adopted. 
4 In addition to these listed changes, we will correct an inadvertent error that occurred in the Phase 1 code 
reorganization completed earlier this year. Currently, the permitted and conditional uses in the IPO district are 
listed in both Table 50.03.002-2 (the Permitted Use Table) and the IPO overlay district text in LOC 50.05.008.3. For 
consistency with the treatment of other zone districts, the list in LOC 50.05.008.3 will be deleted and replaced with 
a cross-reference to the Permitted Use Table. 
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o The map heading in LOC 50.03.003.1.e.ii (Area of Residential Use Prohibition in EC 
District) should be revised to clarify that only ground floor residential units (not all 
residential) is prohibited, which is what the accompanying text requires. 

o An error in LOC 50.03.003.1.a. should be corrected to provide that residential uses are 
permitted in the new Limited Mixed Use districts (formerly the WLG-RMU and WLG-OC 
districts) provided that there is 2,500 square feet of lot area per residential unit (without 
the further requirement that the residential units be townhomes located in the same 
building that also contains office uses).  

• Public, Institutional and Civic Uses 

o Eliminate the two ‘membership organization’ categories. These are just office or 
meeting facility uses and should be included as examples in the definitions of those 
uses. 

o The use categories for ‘public buildings’, ‘libraries’, and ‘other public facilities’ should be 
deleted and those examples included in the definition of a major public facility. Table 
50.03.002-2 Footnote 2 on public buildings should move into the definition of that use. 

o The CDC uses the terms ‘religious agency,’ ‘religious institution,’ and ‘churches’ without 
defining them or distinguishing one from the other. The term ‘religious institution’ 
should be used instead to cover all religious institutions (not just churches), and should 
appear in the definition of “Institutional Uses” which already appears in the residential 
use table and will be added to the commercial/mixed use table. Any terms used to refer 
to religious administration buildings should be eliminated. Religious administration 
facilities are either office uses (if they are freestanding on a parcel) or accessory uses to 
a church, synagogue, or other religious institution (if they are located on the same site 
and secondary and subordinate to that use).   

o The music school use should be combined into a broader category of private and public 
educational institutions, and the permitted use table should allow smaller facilities in 
the less intense commercial districts (like Neighborhood Mixed Use). 

o ‘Educational uses associated with private or public institutions’ does not need to be 
listed as a separate use. It is an accessory use to the primary institutional use, and can 
be listed as such in the definition of that use.  

o ‘School district office buildings’ should be deleted as a separate use. This is simply office 
uses that should be allowed in the Public Facilities district and other commercial/mixed 
use districts. Use specific standards will clarify that only office uses associated with 
public facilities of functions (like schools) are allowed in the PF district. 

o ‘Hospitals’ have traditionally been large institutions appropriate for more intense 
commercial and mixed use districts, but smaller private hospitals are increasingly 
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common and they can be accommodated in the employment center districts with use-
specific standards limiting the size of the facility if necessary. 

o The ‘park’ and ‘natural areas’ uses should be deleted, as they are already listed in the 
major public facilities category. Similarly, ‘Minor park improvements’ (currently listed as 
a permitted use) should be deleted from the list of primary land uses, since they are just 
actions taken in parks, and should be added to the list of ministerial developments in 
LOC 50.05.003.13.   

o ‘Concession facilities,’ which is permitted only in the Parks and Natural Areas district, 
should be deleted from the permitted use list. This is an accessory use and/or structure 
to a primary use of the land as a park or natural area that can be controlled through 
permits or licenses issued by the parks department rather than a zoning designation.  

o ‘Major utilities’ should be allowed as conditional uses in the Limited Mixed Use and 
Residential 2.5 districts (formerly the four WLG districts) as they are in all other zone 
districts. 

• Commercial Uses 

o Many of the separate listings of office uses should be combined into a single office use. 
The uses to be combined include ‘accounting,’ ‘adjustment and collection agencies,‘ 
‘advertising,’ ‘artists’ studio,’ business and management services,’ ‘employment 
agencies,’ ‘financial institutions,’ ‘insurance and bond’, ‘regional offices and corporate 
headquarters,’  ‘employment and secretarial,’ ‘professional offices,’ ‘offices providing 
specialized services,’ ‘ real estate brokers, agents and services,’ ‘business services,’ 
‘photographic studios,’ and ‘telephone answering services,’ and the definition should be 
broad enough to include other office uses.  Broad definitions of office uses (except for 
medical offices) is an emerging best practice, distinctions between the type of office 
activities allowed in different commercial zone districts is becoming more rare, and 
cities are increasingly relying on dimensional and design standards to address the 
impacts of various uses. This is a category that requires a detailed definition outlining 
characteristics, examples, exclusions, and accessory uses. 
 

o Some types of financial services and retail uses have drive-through services, but it is not 
necessary to identify each of those as a distinct use (for example ‘financial services’ and 
‘financial services with drive through’) in the Permitted Use Table. Instead, a single use 
can be listed, and use-specific standards can be used to limit drive throughs to those 
districts and locations where they are appropriate. 
 

o The industrial park office uses should be combined and clarified as to whether they are 
primary or accessory uses. 
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o ‘Private social service agency structures and related accessory uses’ should be deleted 
as a separate use. This is simply office uses that should be allowed in the Public Facilities 
district and other commercial/mixed use districts, but with a use-specific standard that 
only office uses related to a public agency or function are permitted in the PF district. 
 

o The definition of ‘research and testing facilities and laboratories’ should be limited to 
those using hazardous processes or materials, and then limited to the IP district. 
Research and testing facilities that use non-hazardous processes or facilities are office 
uses, and should be included in the definition of that use.  This is an emerging best 
practice that will require Lake Oswego to adopt a definition for ‘hazardous materials and 
processes.’  
 

o Similarly, ‘studios and offices for radio and television transmission’ should be broken 
into two uses. Radio and television towers are a separate use, and offices are accessory 
to them if they are located on the same parcel. Studios and offices for radio and 
television transmission that do not have towers are simply offices.  
 

o Several of the listed uses should be combined into a general ‘repair, rental, and 
servicing’ use. The uses to be combined include ‘clothing rental,’ ‘computer services,’ 
‘equipment rental,’ ‘equipment repair,’ ‘home appliance repair,’ ‘office equipment 
rental and repair,’ ‘radio and television repair,’ ‘services to buildings,’ ‘tailor shops and 
related uses,’ and ‘upholstery,’ and the definition should be broad enough to include 
other similar uses. In addition, this category would include emerging and evolving uses 
such as Goodwill dropoff/recycling centers. This use would not include vehicle or heavy 
equipment repair, rental, or servicing (which will be listed as a separate use). Instead of 
distinguishing between the specific types of materials being repaired or rented (except 
for vehicles and heavy equipment), the emerging practice is to use a general category 
but to exclude heavy equipment, vehicles, and facilities with outdoor storage of fleet 
vehicles or the goods or equipment being repaired, rented, or serviced. 
 

o The ‘duplicating, addressing, blueprinting, photocopying, mailing & stenographic 
services’ and ‘printing, publishing and lithograph’ should be combined and then 
reorganized into two uses; a Kinko’s-type use for retail/storefront like services that 
should be included in the retail sales category, and a heavier industrial printing plant 
use.  
 

o ‘Laundries and cleaning places’ use should be divided into two different uses; a 
storefront/small-scale/coin operated laundry use (which is a commercial use), and a 
laundry/dry-cleaning plant (which is an industrial use). 
 

o ‘Art galleries’ should be grouped with retail uses not recreation and entertainment uses. 
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o ‘Food stores,’ ‘special orthopedic equipment,’ and ‘specialty retail’ should be combined 
into the retail use category, and then should be divided into the three size categories 
and allowed as permitted uses in zone districts of different intensities. If the specific 
included uses need different parking standards, that can be clarified in the parking 
standards, and any specific size limitations for different zone districts can be stated in 
use-specific standards. 
 

o ‘Sign shop’ should be divided into two uses -- a retail sales store (which is included in the 
definition of a retail use, but may include production/assembly of smaller signs as an 
accessory use), and a manufacturing/fabrication facility (which is included in the 
definition of light industrial uses permitted in the IP district). 
 

o The ‘incidental retail use,’ which is only allowed in the IP district, does not need to be 
listed as a separate use. It is an accessory use to the primary industrial or commercial 
uses in that district, and can be subject to a size limit or a percentage-of-gross-floor-area 
limit through use-specific standards. The term ‘incidental use’ should not be used 
because of the likelihood of confusion with ‘accessory use.’ The accessory use definition 
needs to be strengthened and made more objective so the City can more consistently 
and objectively determine what qualifies in this category. The inclusion of an accessory 
use subsection in definitions of complex uses will help clarify this issue. 
 

o New ‘urban agricultural’ uses need to be added to the agriculture section – with 
standards governing the use themselves, accessory structures, sales of agricultural 
products, and buffering from adjacent residential uses.  
 

o The uses for indoor and partially outdoor pet care uses can be combined by simply 
requiring a conditional approval for outdoor activities in some zones.  Veterinarian 
facility uses can also be combined, with outdoor operations limited to two districts 
through a use-specific standard. 
 

o The raising of livestock use should be combined with agricultural uses, not listed as 
separate uses. 
 

o The three bakery categories should be combined into a single use, and size limitations 
should be applied through use-specific standards to address the scale of the facility in 
the Neighborhood Villages districts. 
 

o Similarly, the ‘delicatessen’ and ‘restaurant’ uses should be combined. Restaurants with 
drive-throughs should not be listed as a separate use. As discussed for financial service 
uses above, drive-throughs should be allowed in some areas (but not others) through 
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use-specific standards or by making them subject to conditional use approvals in some 
areas.  
 

o ‘Nursery and day care centers’ should be allowed in the commercial/mixed use districts 
where they are not currently permitted (namely, the current WLG districts) and should 
not be subject to specific minimum space or play area requirements. The emerging best 
practice is not to attempt to specify minimum amounts of outdoor play area, etc. 
through zoning, but to allow state or city licensing agencies to determine whether the 
facilities are adequate.  Instead of establishing physical standards, the development 
code simply requires that the occupant have a valid license in effect at all times. 

 
As in the CDC reorganization, the work of consolidating and simplifying the commercial/mixed use 
permitted use table will also involve (a) moving all phrases that are actually definitions of the use out of 
the use table and into the definitions chapter, and (b) moving all conditions on the use (for example, 
restrictions on the size of the use in a specific zone district) into the use specific standards column of the 
table and LOC 50.03.003 (Use-specific Standards) that follows the table.    

Finally, we recommend the addition of new definitions for many of the CDC uses that are currently 
undefined –particularly for those that are being consolidated into a single use or split into different uses 
– in order to simplify public understanding and city administration of the CDC. Where uses are being 
consolidated, the definition will include a list of examples and will include all of the current CDC terms 
being consolidated.  Some definitions may go further to identify similar uses that are not included (such 
as pawn shops) in a general retail definition.  Where the availability (or not) of certain accessory uses 
has caused confusion in the past, the definition may include a list of accessory uses that are (or are not) 
permitted. Terms that have historically been clear to users of the Lake Oswego code and have not 
provoked questions or needed interpretation will not need to be defined.  

C. Conclusion 

The recommendations above will significantly simplify, clarify, and modernize the permitted use table 
for commercial/mixed use districts (Table 50.03.002-2).  Consolidating similar uses (while retaining 
different parking requirements where necessary), separating use definitions from conditions, 
restrictions, and examples, and using broader and more intuitive use categories will all make the CDC 
easier to use.  They will also provide more clarity for investors, residents, and neighbors while allowing 
more flexibility for businesses to respond to market forces when the change will not have significant 
land use impacts, and will encourage the types of mixed use development envisioned by the 
Comprehensive Plan update.   
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SECTION 3:  Design and Development Standard Barriers to Mixed Use 
Development 

A. Background 

The Lake Oswego 2035 Vision Map calls for future commercial, mixed use, and high-density housing 
development to be focused within identified Town Centers, Employment Centers, and Neighborhood 
Villages (the “Centers”). However, while the existing commercial zoning districts within these Centers 
have been in place for some time, not many new mixed use developments have occurred within these 
areas as hoped for. The Code Evaluation examined each of the commercial zoning districts applied to 
the 2035 Vision Map Centers in order to determine whether current dimensional standards and other 
development regulations affecting buildable square footage are inhibiting the development of 
residential mixed use buildings within these commercial districts. The following code concepts present 
recommendations, and in some instances, options, for approaching the barriers to mixed use 
development identified in the Code Evaluation. These recommended approaches are based on input 
from the Advisory Committee and staff, as well as consultant recommendations. Section B below 
presents recommendations for zone specific dimensional standards, while Section C presents 
recommendations for more globally applicable barriers to mixed use, as identified within the Code 
Evaluation. 

B. Recommended Dimensional Requirements for Consolidated Zoning Districts 

Section 1 of this report outlines the recommended zone consolidations for Lake Oswego’s commercial / 
mixed use districts. The recommendations presented below pertain to dimensional standards that are 
directly tied to these new zones (as opposed to more broadly applicable development regulations that 
apply to several or all of the proposed commercial / mixed use districts, which will be discussed in the 
next section).  As outlined within the Code Evaluation and discussed with the Advisory Committee, some 
of the existing FAR, lot coverage, and building height standards present potential barriers to mixed-use 
development. In particular, that report noted that current FAR and lot coverage requirements for 
commercial districts generally do not seem to work in tandem with other dimensional requirements and 
development standards (for example, many of the commercial zones have unlimited FAR, but are limited 
by significant height and open space restrictions resulting in overall low development intensity; see the 
Evaluation Report for specific examples). Nor do the existing FAR and lot coverage standards clearly 
communicate the desired building form for each zoning district. Furthermore, the Code Evaluation 
noted that the maximum 25%-50% lot coverage currently associated with the OC and GC zones 
significantly limit development potential. The table below proposes higher lot coverage in these zones, 
which will help enable the provision of structured parking and higher density mixed use development.  
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Existing and Draft Revised Dimensional Standards for Proposed Commercial / Mixed Use Districts: 
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Note that the table above does not propose residential density as a regulating tool for Lake Oswego’s 
commercial / mixed use districts. The Code Evaluation suggested that the current method for 
determining which residential densities apply within which commercial districts is confusing and a 
potential barrier to determining buildability within a given zoning district. The report suggested that the 
City consider removing residential density requirements for development within commercial zones, and 
instead rely upon dimensional standards (such as height, lot coverage, and FAR, (as well as attainable 
on-site parking) to regulate building intensity. This approach focuses on regulating the bulk of the 
building as perceived from the outside, and allows the developer to respond to market demand when 
carving the interior into units (both in terms of the number and size of units). The Advisory Committee 
generally supported this approach, and as such, residential density is not included within the 
recommended dimensional table below. 

While the rationale for each of the dimensional recommendations is discussed further below, note that 
there are various options for regulating building size in commercial /mixed use zones.  

In the existing code, some zones use maximum floor area ratios (FAR) to regulate building bulk, and 
others rely on maximum heights and lot coverage. The EC and NC zones currently have standards for 
FAR but not for lot coverage, while most other zones rely on lot coverage and height to regulate 
buildable floor area (the OC zone uses all three controls, and the MC zone relies only on height). The 
draft table above shows proposed maximum lot coverage and height for all zones, with the exception of 
the EC zone where the standards remain unchanged. FAR has not been proposed for the 
commercial/mixed use zones in the table above.  

Establishing FARs, however, can provide an additional tool to articulate the desired level of development 
in commercial zones. Following are some potential applications for FAR regulations, which could be 
added to the draft dimensional table above. 

Incentives for Housing in Commercial Developments:  

Beyond removing barriers to mixed use development, the Complete Neighborhoods & Housing action 
area of the Comprehensive Plan includes a policy to provide incentives for the development of medium 
and higher density housing as part of stand along housing or mixed use housing and commercial 
developments in Town Centers, Employment Centers and Neighborhood Villages. One way to provide 
this incentive is to allow additional FAR, height or lot coverage when development in these areas 
includes housing.  

 Additional FAR could be awarded in a manner proportional to the number of housing units provided. A 
similar approach could be used for a height or lot coverage incentive. FAR bonus may be tied to a 
minimum amount of square footage (net or gross) of residential uses provided (e.g. a bonus of 1.0 FAR 
for each 20,000 square feet of residential uses provided), or to a minimum number of units (e.g., a 
bonus of 1.0 FAR for every 20 residential units provided). Assuming approximately 1,000 square feet per 
unit, these two approaches amount to roughly the same amount of bonus (though using the first 
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approach, the total number of units could vary depending upon unit size). In order to ensure that small 
lots can be developed using this residential FAR bonus, this report suggests establishing a small award 
increment. For example, by awarding an additional ¼ FAR for each 5,000 square feet (or 5 units) of 
residential uses provided, small lots can provide smaller amounts of residential uses proportional to 
their lot size and still take advantage of an FAR bonus. 

Questions for consideration include which dimensional bonus provides an appropriate incentive for 
housing, which zones would benefit from the incentives, and how the housing bonus should differ from 
dimensional standards required for commercial-only development in mixed use zones.  

Minimum Building Dimensions: 

While the draft dimensional table provides maximum building heights and lot coverage for each zoning 
district, an additional option is to establish minimum heights or minimum FARs in some or all of the 
commercial / mixed use zones. This strategy is intended to support the Comprehensive Plan Economic 
Vitality policy to maximize use of employment land through optimizing the development of vacant 
employment land. Setting minimums would discourage “underbuilding” on commercially zoned parcels. 
There is precedent within the Lake Oswego Community Development Code for establishing minimum 
development parameters. The Downtown Redevelopment Design District requires a minimum building 
height of two stories with some exceptions, while the Lake Grove Village Center Overlay requires that 
buildings fronting Boones Ferry be at least 27 feet high for 50% of the building frontage (along all other 
streets, buildings must be at least 18 feet tall for 50% of the building frontage).  

Minimum building heights, though beneficial in terms of preventing low density, one-story buildings, can 
present challenges. Minimum building story requirements can lead to “false” second stories if not 
carefully written. Likewise, minimum heights required along a portion of the building frontage (as 
required in Lake Grove) can lead to unused portions of the structure and/or strange architectural 
features. Using building stories rather than building height can prevent unusable towers, turrets, and 
other out of place architectural elements provided solely to meet minimum building height 
requirements. One approach may be to require that buildings provide a minimum of two “true” stories. 
Another approach is to use FAR to establish minimum building size. The development code for the 
Foothills District establishes a minimum FAR of 1:1 along with a minimum lot coverage of 50% (with a 
maximum FAR of 4:1 and a maximum lot coverage of 100%). Assuming 50% lot coverage, this essentially 
translates to a minimum building height of 2 stories. However, the large lot coverage allowance (50-
100% coverage) creates some degree of flexibility, as a development could provide 1.5 or 1 story if the 
development is able to increase its footprint (presumable by structuring parking). 

Establishing minimum building heights or FARs would help to prevent low-intensity, low-density, single-
story / single use buildings. However, there are trade-offs associated with this strategy. It should be 
noted that many successful mixed use districts do have one-story commercial structures that positively 
contribute to the look and function of the district, and establishing minimum height / FARs could 
preclude desirable commercial – only developments (including banks, grocery stores, etc.). Another 



 
 
Lake Oswego Code Concepts Report       19 
 

approach to consider may be establishing minimum lot coverage requirements along with maximum 
front setback and minimum building frontage requirements in all commercial zones. Taken together, 
these three elements can help to ensure that buildings adequately address the street and create a more 
solid, substantial “street wall.” Alternatively, minimum building heights / FARs could be used to 
strategically target only those zoning districts where underbuilding is a significant problem, thereby 
allowing single-story commercial structures in other zones. 

Summary of Recommended Dimensional Standards: 

• Office Mixed Use (HC/OC consolidation): Section 1 of this report recommends applying the 
development standards associated with the HC district to the newly consolidated Office 
Mixed Use zone. As such, the maximum building height suggested for this zone is 60 feet, 
and the maximum lot coverage 50%, the current standards associated with the HC zone. 
This would allow buildings to achieve a maximum FAR of 3.0:1, while accommodating on-
site parking and landscaping/open space at the ground plane. However, it is important to 
note that the 50% lot coverage standard may not be generous enough to allow for 
structured parking, particularly on smaller parcels.  
 

• Commercial Mixed Use (CR&D): Currently, there is a maximum lot coverage of 55%. The 
table above suggests a more generous maximum lot coverage of 70%, which allows for 
structured parking as well as ground level landscaping / open space. 

 
• General Mixed Use (GC): The table suggests modifying the current lot coverage standards 

for the GC zone in order to work together with the 45-foot height standard. This limited 50% 
lot coverage can preclude the ability to provide structured parking. Increasing the maximum 
lot coverage to 75% allows buildings to provide structured parking and also preserves a 
portion of the ground plane for landscaping and open space.  
  

• East End Mixed Use (EC): No recommended changes. 
 
• Neighborhood Mixed Use (NC): No change to the 35-foot height limitation is 

recommended, due to the district’s proximity to single-family residential zones. The zone 
currently limits FAR to 0.25:1, with no maximum lot coverage. Given this limited FAR, it will 
be difficult to provide more than a 1-story building. The table suggests setting a maximum 
lot coverage of 65%. Buildings constructed to the full 35-foot height allowance with 65% lot 
coverage implies a maximum 2:1 FAR and allows on-site parking and landscaping at the 
ground plane.   
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• Residential 2.5 (WLG-2.5/WLG-RLW consolidation): No recommended changes. The draft 
standards apply the lot coverage and height standards currently associated with the WLG-
2.5 zone.  

 
• Limited Mixed Use (WLG-RMU/WLG-OC consolidation): Current maximum building height 

within all WLG zones is 35 feet, which is designed to facilitate townhouse development. 
While the table recommends applying this 35-foot limit to the proposed Residential 2.5 
district (WLG-2.5/WLG-RLW), it suggests increasing the allowable building height within the 
proposed Limited Mixed Use district from 35 feet to 45 feet in order to allow for 4-story 
mixed use buildings.  

 
The code currently does not specify maximum FAR or lot coverage in these zones. Setting a 
maximum lot coverage of 85% would allow for structured parking and landscaping/open 
space at the ground plane, and implies a maximum FAR of 3:1.  

 
C. Recommended “Global” Changes 

The code concepts presented in this section of the report pertain to barriers to mixed use development  
that impact several or all of the proposed consolidated commercial / mixed use zones. Unlike the 
dimensional recommendations presented above, the recommended code approaches below are more 
universal in nature, and as such are not zone specific. 

Residential Uses in Commercial Zones: The Code Evaluation noted that currently, housing is permitted 
within most commercial zones, with the exception of WLG-OC and MC. Comments from the Focus 
Group and Advisory Committee supported allowing residential uses in all commercial zones, such that all 
commercial zones become mixed use. Accordingly, sections 1 and 2 of this report recommend allowing 
residential uses in all of the proposed commercial / mixed use zones (with the exception of detached 
single family dwellings or duplexes). 
 
The Code Evaluation further noted that currently within the NC zone, housing above 5 units/acre is a 
conditional use, and that the uncertainty and additional cost associated with the conditional use process 
is a barrier to providing medium and high density housing and mixed use projects within the NC zone. 
Focus Group and Advisory Committee comments support making medium and high density residential 
uses a permitted use within the NC district, provided that development standards limit potential 
negative impacts on surrounding residential zones. Sections 1 and 2 of this report recommend allowing 
residential uses by right in all commercial zones, including the NC zone.  
 
Limitations on Residential Units on the Ground Floor: Currently in the GC and NC zones (and some 
areas of EC), a residential use may occupy the ground floor only if a commercial use is located along the 
street frontage and the residential use is located behind the commercial use, with exceptions for 
identified areas (50.03.003.1.e.i). While this provision has the benefit of preserving important street 
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frontages for ground floor commercial uses, it can also serve as a barrier to providing higher density 
housing, particularly if market demand for new retail or commercial services is low and new retail space 
unlikely to lease.  
 
Section 2 of this report recommends that the requirement in LOC 50.03.003.1.e.i. (1) and (2) restricting 
ground floor residential developments be limited to ground floor units on frontages facing the primary 
street frontage (and not the side streets). This approach will require designating “key streets” where 
ground floor commercial will be required, thereby removing the ground floor commercial requirement 
from non-“key streets” within the OC and NC zones (within the EC, ground floor residential is currently 
prohibited within the central core of the downtown, and this provision makes sense given the 
commercial function of this part of town). Currently within the OC zone, the LGVC Overlay only allows 
for ground floor residential uses in area designated Park Lane, Crossroads Gateway, or Campus Woods 
within Figure 50.05.007-D. These frontages roughly coincide with Kruse Way, Kruse Way Pl., and the 
northern portion of Boones Ferry Road within the Lake Grove Village area. The remainder of the streets 
within Lake Grove zoned OC are not allowed to provide ground floor residential uses along the street 
front, even along the side streets. Designating “key streets” where commercial uses should be required 
(and removing the provision against ground floor residential uses on other streets) will require revisiting 
the OC zoning district within Lake Grove to determine which street should be designated as “key” 
commercial streets. For example, one approach may be to designate Boones Ferry Rd. a “key street” and 
maintain the prohibition against ground floor units on this street frontage, but to allow ground floor 
residential units along all other street frontages within the district. This approach has the benefit of 
maintaining important streets for commercial uses, but allowing the market to decide the highest and 
best use in other areas (while commercial uses will be required along designated “key streets,” 
residential lobbies should be allowed). Residential units may be provided along ground floors fronting 
side streets. However, in order to preserve important street corners and encourage commercial and/or 
residential lobby uses to “wrap” the corner, ground floor residential units should not be allowed within 
30 feet of a building corner at the intersection of a “key street” and a side street. 
 
Methodology for Measuring Building Height: The Code Evaluation noted that the current methodology 
for measuring building height in Lake Oswego is a potential barrier to mixed use development. Because 
building height is measured to the highest point of a pitched roof (50.10.003), structures within the GC 
and EC (where pitched roofs are required) will likely be limited to three stories, making high-density 
residential and mixed use development potentially unfeasible in this area. The Code Evaluation noted 
that this approach is somewhat atypical, as most cities (including the Cities of Hillsboro and Portland) 
measure height to the mid-point of the hipped or gabled roof. Furthermore, this method of 
measurement serves as a disincentive to providing sloped roofs in other zones where they are optional.  
 
This report therefore recommends that for commercial zones, the City adjust the point on the roof to 
which building height is measured to the midpoint of a pitched or hipped roof, as is common among 
surrounding jurisdictions.  
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The Code Evaluation as well as Focus Group participants also noted that the current methodology for 
measuring building height on sloped sites limits development potential. LOC 50.10.003 indicates that 
building height is measured from the lowest natural or artificial grade elevation. This methodology 
makes developing on sloped sites difficult, as building height will be limited on sites with significant 
changes in grade. Other nearby jurisdictions use a somewhat more traditional method for measuring 
building height on sloped sites. For example, Portland’s zoning code stipulates that when the highest 
site grade is 10 feet or less above the lowest site grade, building height is measured from the elevation 
of the highest adjoining sidewalk or ground surface within a 5-foot horizontal distance from the building. 
When the highest site grade is more than 10 feet above the lowest site grade, building height is 
measured from the elevation 10 feet above the lowest grade. This is the method that was used in Lake 
Oswego’s code in the 1980’s and is somewhat more forgiving for sloped sites than Lake Oswego’s 
current method, as it creates a 10-foot allowance (sufficient for an additional building story) when a site 
is significantly sloped. The following diagram is excerpted from the City of Portland’s Zoning Code, and 
illustrates the measurement methodology: 
 

 
 
The consultants recommend that the code adjust the methodology for measuring building height (both 
the point from which height is measured on sloped sites, and the point on the roof to which it is 
measured) for all structures within commercial, mixed use, and industrial zoning districts. This 
adjustment would help to increase development potential within commercial, mixed-use, and industrial 
zones. 
 
Height and Setback Limitations Adjacent to Residential Zones: In terms of building height regulations, 
the additional height restrictions for development within the NC, GC, HC, and OC zones on parcels 
adjacent to residential zones seem to be the most significant barrier to higher-density residential and 
residential mixed use development.  For each of these districts, structures placed closer than 60 feet to 
the property line abutting a residential zone are limited to 28 feet. This 60-foot distance makes it 
difficult to develop on many parcels, and it might be worthwhile to explore a reduced proximity. Note 
that the NC zone and parcels in West Lake Grove are particularly affected by this provision, given that 
these areas are typically located adjacent to residential neighborhoods and parcels tend to be smaller. 
Provisions limiting building height within 60 feet of an R zone, therefore, will significantly impact mixed 
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use and housing development within the NC zone and within West Lake Grove (note that it may be 
worthwhile to clarify within the code that the restricted building height applies only for that portion of 
the structure that is within a given distance of a residential zone).  
 
Additionally, the majority of the zones require a 25-foot setback when adjacent to a residential zone. 
Note that this requirement is in addition to the additional height limitations within 60 feet of a 
residential zone. These two standards taken together may be excessive, and the Code Evaluation 
suggested that these may need to be adjusted to allow for greater development potential. Setback and 
height requirements should work in tandem to ensure that buildings adjacent to residential zones 
provide for sufficient transition in scale between zoning districts.  
 
One potential solution may be to more closely tie together setback requirements and height limitations 
so as to create a finer-grained transition between residential and commercial districts (as opposed to a 
flat 60-foot height stepback overlaid with a flat 25-foot setback requirement). For example, the City of 
Portland directly ties building setback requirements adjacent to residential zones to the height of the 
building, creating a more fine-grained system for stepping down in building height adjacent to 
residential zones. The following table, excerpted from the Portland Zoning Code, outlines how height 
and setback requirements can work in tandem to ensure that commercial development provides a 
transition adjacent to residential zones:  
 

 
 
Using an approach such as this in Lake Oswego would likely require establishing somewhat more 
generous setback/height requirements than what is required in the City of Portland. A potential 
structure for Lake Oswego could potentially be based on the following: 
 

Height of Building Wall Adjacent 
to Residential Zone 

Minimum Setback (Side & Rear) 
From Residential Zone 

15 ft. or less 10 ft. 
16 ft. – 25 ft. 15 ft. 
26 ft. –  30 ft. 20 ft. 
31 ft. – 35 ft. 25 ft. 
36 ft. – 45 ft. 30 ft. 
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The proposed minimum setback/stepback of 15 feet for building walls ranging from 16-25 feet has 
precedent within the Lake Oswego code. Currently, any development within the EC zone abutting 
dissimilar uses in the R-DD zone must provide a minimum of 15 feet of landscaped area to screen and 
buffer between the two uses.  
 
The chart above proposes extending this minimum 15’ setback/stepback for building walls greater than 
15 feet to all commercial / mixed use zones abutting a residential zone. The approach outlined above 
then essentially requires 1 foot of additional setback (or stepback) for every 1 foot increase in building 
height adjacent to residential zones, effectively reducing the current limitation of 28 feet in height 
within 60 feet of an adjacent to R zone (given that residential zone height limits range from 28 ft. to 35 
ft.5

 
, 60 feet of distance between structures of similar heights could be a bit excessive).  

According to the table above, most residential structures would be more or less equivalent in height to 
commercial structures that are located no less than 15-20 feet away. This approach increases 
development potential for all commercial zones (and minimizes negative impacts to small commercial 
parcels) while creating a transition to residential zones that is calibrated to the actual difference in 
height between the two zones (note that the current 25-foot setback requirement is increased when 
building walls range from 36-45 feet in height). In addition to this minimum setback/stepback 
requirement, the screening requirements in 50.06.004 should be amended to require that the first 15 
feet of setback adjacent to a residential zone be landscaped in order to provide buffering and screening 
between commercial and residential uses.  
 
The figures on the following page illustrate how this proposed transition in height would apply, and 
compares the proposed methodology against the current requirement. 
 

                                                           
5 Residential building heights are limited to 28 feet in the RDD, R6, and R7.5 zones; 30 feet in the R10 zone, and 35 
feet in the R15 zone. 
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In evaluating the impacts of current setback and height limitations adjacent to residential zones, staff 
prepared a series of GIS maps illustrating the impacts of these requirements on small parcels. These 
maps are attached to the end of this report (see Appendix 2). Within several of these small parcels, 
most, and in some cases, all of the lot is subject to a limited maximum height of 28 feet due to their 
small size. One potential solution is to allow flexibility from existing height and setback standards for 
these identified small parcels. However, given the barrier to mixed use development that the current 
60-foot height stepback requirement creates across the board for all parcels (as identified within the 
Code Evaluation), it is recommended that the City adjust the requirement for all parcels as described 
above, rather than provide exemptions for small parcels only. 

Open Space and Landscaping Requirements: Current open space and landscaping requirements may be 
one of the most significant barriers to residential and mixed use development. 50.06.005 and 50.06.004 
require that residential and residential mixed use developments set aside 20% of the gross land area of 
the site for open space plus another 20% for landscaping (40% total). Because this effectively eliminates 
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any development potential for 40% of the site, this is one of the most significant barriers to higher 
density mixed use development (particularly for small sites).   

Commercial, institutional, and industrial developments have been able to count landscaping against the 
required open space (thereby only setting aside 20% of the land area for both). Recently adopted code 
changes now require a combined minimum of 15% landscaping/open space for commercial, industrial 
and institutional uses, and this combined 15% minimum should be extended to mixed use development.   

Although the Code Evaluation proposed allowing this minimum landscaping/open space to be met as a 
combination of at grade and upper level spaces, because this report proposes significantly reducing the 
minimum required amount, this 15% should be required to be met at the ground plane (including 
landscaping/open space within setbacks and/or courtyards). Currently, the types of open space allowed 
to count toward the minimum requirement are not well defined within the code. The Code Evaluation 
suggests that the code should specifically outline the types of open space allowed to count toward the 
requirement.  

Reduction of Minimum Parking Requirements for Mixed Use Buildings: The Focus Group, the Code 
Evaluation, and the Advisory Group all recognized that minimum parking standards are one of the 
primary factors limiting development within Lake Oswego’s commercial /mixed use districts. While 
changes to current parking requirements are discussed within the Code Evaluation, detailed 
recommendations to these sections of the code are outside the scope of this project. That said, this 
paper does recommend reducing off-street parking requirements for mixed-use developments.  
 
LOC 50.06.002.2.iii.(4) currently stipulates that in the case of mixed uses, the total requirements for off-
street parking facilities shall be the sum of the requirements for the various uses computed separately. 
50.06.002.iii.iv notes that shared parking is allowed between uses, provided that a parking study can 
demonstrate that the combined peak use is provided for. This provision will reduce some of the required 
parking requirements for mixed use buildings, particularly given that parking demand for ground floor 
commercial uses and upper floor residential uses often do not occur during the same hours of the day. 
However, an automatic reduction to minimum parking standards for mixed-use buildings within LOC 
50.06.002.2.iii.(4) could help to provide more certainty, enabling developers to work with (and be 
confident of) reduced parking requirements during the early feasibility stages of the project.    
 
The City may therefore consider adding a provision to Table 50.06.002-2 “Parking Requirement 
Modifiers” that allows for reductions for mixed use developments that provide a housing component. 
Following the logic established by the table and already in practice in Lake Oswego, this reduction 
should be at least 10%, which is consistent with the reduction permitted for commercial buildings within 
1,000 feet of 100 or more residential units (a reduction, it is presumed, which is intended to account for 
the decrease in parking demand associated with mixed use areas). This across the board 10%  reduction 
could be further reduced when a parking study demonstrates that combined peak use can be met with 
less parking (according to 50.06.002.iii), however, extending the automatic 10% reduction to mixed use 
buildings will create some certainty for developers as they determine project viability.  
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This approach of automatically reducing off-street parking requirements for mixed-use buildings is 
consistent with practices in other jurisdictions. For example, for the residential portion of mixed use 
developments within its Commercial Mixed use zone, the City of Hillsboro requires only 1 off-site 
parking space per dwelling unit, regardless of bedroom count. This reduction helps to account for the 
decrease in parking demand associated with pedestrian-oriented, mixed use districts. Following this 
example, a second option for facilitating housing development in Lake Oswego’s commercial/mixed use 
zones may be to reduce current off-street parking requirements for multi-family developments to one 
parking space per dwelling unit (current requirements are 1 space/unit for studios, 1.25 spaces per unit 
for one-bedrooms, and 1.5 spaces per unit for two or more bedrooms; single family dwellings require 1 
space). This approach would result in greater reductions than the across-the-board 10% reduction 
discussed above, as a 1 space per unit equates to a 20% reduction from current requirements for one-
bedrooms, and a 33% reduction from current requirements for two-bedrooms.  

 
D. Conclusion 

The code concepts presented above are intended to address the barriers to mixed use development 
identified within the Code Evaluation Report, and have been created with input from the Advisory 
Committee and staff. It is important to note that the recommended concepts still need to be vetted with 
the Advisory Committee, Planning Commission, City Council, and the community at large. Furthermore, 
it is important to note that the particular dimensions and metrics associated with the concepts (such as 
the exact percentage of landscaping/open space required at the ground plane for each zone, the 
particular height/setback combinations adjacent to residential zones, etc.) still need to be discussed and 
refined, as needed. 
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Appendix 1: Summary of current dimensional standards for existing commercial districts. 
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Appendix 2: Impact of 60-foot height limitation and 25-foot setbacks on small parcels 

 


