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Phase 2 Community Development Code Streamlining and Updates 

 
Consolidated Code Concepts Report Summary 

 
 
 
Project Background and Purpose  
 
The City of Lake Oswego Phase 2 Community Development Code Streamlining and Update continues the work 
of the 2010 Community Development Code Audit and the Phase 1 Code Reorganization completed earlier this 
year, and supports the ongoing We Love LO Comprehensive Plan update.  The purpose of this project is to 
make the code easier for the public to navigate, use and understand, eliminate repetitive, confusing and out-
of-date standards, and remove barriers to mixed use development. This project also supports the 2035 
Community Vision and Map by facilitating the development of future housing and job growth in existing 
commercial and mixed use areas, rather than in low-density neighborhoods. 
 
The Consolidated Lake Oswego Code Concepts Report presents findings intended to evaluate and refine 
portions of the Community Development Code (CDC) to achieve two goals: 

• Simplifying the menu of commercial base zone districts, as well as modernizing the list of land uses 
permitted in these districts.  

• Updating current design and development standards to remove potential barriers in order to better 
facilitate mixed-use development.  

 
The Code Concepts Report summarizes the weaknesses identified in the Code Evaluation Report (available at 
http://www.ci.oswego.or.us/planning) and focuses on recommended options for revising the CDC. The report 
is structured as follows: 

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

commercial districts. 
 
SECTION 1: Consolidation of Commercial Zone Districts 
 
The Lake Oswego Comprehensive Plan Update envisions three different categories of employment land: 

• 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 and 
can accommodate medium and large employers 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 and allow for a mix of residential with 
retail, services, and other employment but with less intensity than Town Centers and Employment 
Centers.   
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The number of commercial zone districts in the CDC 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 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 (WLG) Design district – which are anticipated to remain 
in place and are not recommended for changes as part of this Phase 2 effort. 
 
Report Recommendations 
The current Lake Oswego menu of commercial districts should be revised and simplified as shown in the 
following summary table. 
 

 
These recommendations would simplify Lake Oswego’s current approach to commercial zoning. The current 
menu of 12 base zones would be reduced to eight through the consolidation of similar districts. All but one of 
the resulting districts would be renamed as mixed use districts, since most already allow residential 
development. Finally, the spectrum of new commercial/mixed use districts would better align with the 
Comprehensive Plan categories for employment centers. 
 
SECTION 2: Modernization of Permitted Use Tables 
 
The existing commercial use table lists all of the uses permitted by right or as a conditional use in each of Lake 
Oswego’s commercial, mixed use, industrial, and special purpose zones. There are approximately 137 uses 
listed in the table. The list is very “fine-grained” and contains outdated terminology.  In recent years, most 

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 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 
WLG/RLW – West Lake Grove 
Residential Live Work 
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medium and large cities that update their CDCs have adopted a shorter list of 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. 
 
The list of permitted and conditional uses and related use-specific standards in the use table 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 
envisioned in the Comprehensive Plan Update.   
 
Report Recommendations 
Primary recommendations for consolidating the use table are as follows: 

• Consolidate similar uses while retaining different parking requirements where necessary.  This includes 
but is not limited to consolidating: 

o Office uses, relying on dimensional and design standards to address the impacts of various 
uses 

o Repair, rental, servicing for non-vehicles and non-heavy equipment 
o Retail uses into three size categories based on the scale of desired development in the area 
o Personal services uses, based on size. 
o The three bakery uses. 
o Restaurants and delis, based on size. 

• Separate use definitions from conditions, restrictions and examples. 
• Use broader and more intuitive use categories, such as dividing ‘research and testing facilities’ into 

those using hazardous processes or materials and those that use non-hazardous processes or facilities 
(office uses). 

o Allowing residential uses in all commercial zones subject to dimensional, density, and design 
standards, rather than listing a specific type of housing; classify all as mixed-use zones. 

o Allowing public facilities in commercial/mixed use districts beyond the Public Functions zone. 
 
The recommendations above will significantly simplify, clarify, and modernize the Permitted Use Table for 
commercial/mixed use districts.  They also will 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.   
 
SECTION 3:  Design and Development Standard Barriers to Mixed Use Development 
 
While most of the existing commercial zoning districts have allowed mixed use development for some time, 
not many new mixed use developments have occurred in these zones. The Code Concepts Report examined 
each of the commercial zoning districts in order to determine whether current dimensional standards and 
other development regulations affecting buildable square footage are inhibiting mixed use development. 
 
Report Recommendations 

• Residential Uses by Right in Commercial Zones.  Housing above five units/acre is a conditional use in 
the NC zone, and the uncertainty and additional cost associated with the conditional use process is a 
potential barrier to providing mixed-use housing in this zone. Medium and high density residential 
uses should be a use by right in the NC district.  
 

• Measuring Building Height: The current methodology for measuring building height in commercial 
zones is a potential barrier to mixed use development. Because building height is measured from the 
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lowest natural or artificial grade elevation to the highest point of a pitched roof, the number of stories 
that can be achieved for structures on even moderately sloped lots is constrained (especially in zones 
where pitched roofs are required).  In commercial zones, building height should instead be measured 
to the midpoint of a pitched or hipped roof, as is common among surrounding jurisdictions. In 
addition, revising the methodology for measuring height on sloped lots can provide flexibility for up to 
ten additional feet in height compared to the current methodology. This approach can provide height 
needed to improve building design and achieve the same number of stories across the site. 
 

• Lot Coverage and Floor to Area Ratio (FAR).  Current FAR and lot coverage requirements for 
commercial districts generally do not work in tandem with other dimensional requirements and 
development standards.  Nor do the existing FAR and lot coverage standards clearly communicate the 
desired building form for each zoning district. Furthermore, the maximum 25%-50% lot coverage 
currently prescribed by the OC and GC zones, and 0.25:1 FAR in the NC zone significantly limit 
development potential. Revising these standards to increase allowed lot coverage and building square 
footage can provide the development potential needed to make a mixed use project feasible. 
 
The City should also consider removing residential density requirements for development within 
commercial zones. 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. 
 

• Height and Setback Limitations Adjacent to Residential Zones:  Additional height restrictions for 
development within the commercial zones on parcels adjacent to residential zones is one of 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. 
 
In addition to this height limitation, the majority of the zones require commercial/mixed use buildings 
to maintain a 25-foot setback from adjacent residential zones. These two standards taken together 
may need to be adjusted to allow for greater development potential on small or oddly shaped sites. 
The City should consider refining and aligning setback requirements and height limitations 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.  
 

• Open Space and Landscaping Requirements: Current open space and landscaping regulations require 
commercial development to set aside 15% of the gross land area of the site for open space and 
residential or residential mixed use developments to 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 any 
development potential for 40% of the site if residential is proposed, this is one of the most significant 
barriers to mixed use development, particularly for small sites.  The Code Concepts Report 
recommends that all development in commercial zones be permitted to combine the required 
percentages for open space and landscaping, such that a minimum of 15% of the total site area is 
required for open space and landscaping.  
 

• Reduction of Minimum Parking Requirements for Mixed Use Buildings:  The CDC currently stipulates 
the total requirements for off-street parking facilities in mixed use developments shall be the sum of 
the requirements for the various uses computed separately.  This is an unusual provision, and many 
cities allow parking reductions to recognize that parking spaces can be used by different users at 
different times of the day.  An automatic reduction to minimum parking standards for mixed-use 
buildings could help to provide more certainty, enabling developers to work with (and be confident of) 
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reduced parking requirements during the early feasibility stages of the project.  This reduction should 
be at least 10%, which is consistent with the existing reduction permitted for commercial buildings 
within 1,000 feet of 100 or more residential units. This 10% reduction could be further reduced when a 
parking study demonstrates that combined peak use can be met with less parking.  Alternately, the 
requirement could be reduced to require one space per unit, consistent with single family 
requirements, rather than basing the parking requirement on the number of bedrooms in the unit as 
required today.   

 
Conclusion 
 
The recommendations presented above are intended to address the barriers to mixed use development 
identified within the Code Evaluation Report. 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. The concepts will be discussed and refined with the Advisory Committee, Planning and Development 
Review Commissions, and City Council to inform the development of draft code amendments in Spring 2013. 
 
For a complete copy of the Consolidated Lake Oswego Code Concepts Report or for more information about 
the Phase 2 Community Development Code Streamlining and Update, visit the project website at 
http://www.ci.oswego.or.us/planning or contact Jessica Numanoglu (jnumanoglu@ci.oswego.or.us, 503-635-
0283) or Sarah Selden (sselden@ci.oswego.or.us, 503-697-6524). 
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