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Opportunities and Constraints Memorandum 
 
On December 9, 2004 the Citizen Advisory Committee (CAC) and consultant team engaged 
in small group discussions to identify key characteristics and opportunities for 
redevelopment of the Foothills District. The work session was the first of three work 
sessions with the CAC that will culminate in the first decision point of the project. 
 
• Opportunities and Constraints Brainstorming  December 9, 2004 
• Opportunities and Constraints Review Meeting  January 13, 2005  
• Development Themes for Alternatives  January 27, 2005 
 
Redevelopment Opportunities 
 
The following summary of development opportunities is organized around the four general 
topics of the small group discussions.  A detailed summary of each group’s discussion can 
be found in Appendix A, along with the maps created by each table. 
 
Natural Resources and Open Space 
There are opportunities for three fundamental typologies for open space within the 
Foothills District: natural resource areas, civic open spaces integrated with the street grid 
and buildings, and view corridors. Tryon Creek and the Willamette River present the two 
greatest opportunities to integrate natural resource areas into redevelopment planning.  
We suggest that the principle of resource protection be assumed and plan alternatives 
focus on the following opportunities: 
 
• Enhance natural resource conditions and qualities. 
•   Maintaining and possibly increasing the physical size where possible, particularly with 

respect to the Tryon Creek riparian corridor. 
• Providing connectivity to resource areas for pedestrian/bike trails. 
• Providing connectivity in resource areas for wildlife movements... 
• Preserve visual access to resource areas from downtown and surrounding 

neighborhoods. 
 
Pursuing these opportunities will capitalize on valuable and marketable amenities for 
development, maintain valuable resource areas for the ecological interactions of terrestrial 
and aquatic species and provide a “signature” element for the district.  Additionally, 
providing continuous and useable corridors will create a sense of attachment to the 
riverfront for the community as a whole. 
 
Development of civic open spaces is a critical element of the redevelopment master plan.  
These spaces will complement the natural resource areas.   We suggest the following key 
planning principles: 
 
• Define a program of open space types and uses but allow flexibility of design as 

development occurs. 
• Civic open spaces as hardscape or plaza designs as well as additional green spaces. 
• Treat new streets as linear open space through design. 
• Use new open space to reinforce primary access into and through the district.  
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• Integrate building design and location with complementary open spaces as a perceived 
aspect of scale, density and architectural quality. 

 
Integrated natural and civic open spaces can provide opportunities for:  
 
• “Green infrastructure” strategies to link building, site, street and open space designs to 

development objectives such as on-site stormwater run-off management, environmental 
clean-up and restoring pre-development rainfall infiltration. 

 
• Open space areas to mitigate for the loss of flood storage area from increased 

development. 
 
View corridors are also a category of open space.  Careful consideration of building location 
and street alignment can preserve key views of the riverfront and the landscape beyond.  
Those views will play a critical role in creating a sense of attachment to the riverfront.  
They will also influence the perceived density of redevelopment. 
 
The need to attract significant new development, along with tax increment financing 
potential for the City, should be carefully considered in finding the best balance for the 
amount of land utilized for open space versus new buildings.  That financially feasible 
balance is also likely to result in the most appealing urban character for the district. 
 
Circulation and Access 
Higher intensity retail and employment uses within the Foothills District will require a 
comprehensive system of streets and trails.  The system can provide the following 
opportunities for the district as well as for downtown and the surrounding neighborhoods: 
 
• Extending a grid of urban streets and trails into the Foothills District will connect the 

established downtown core to the river and the waterfront parks.  In addition to 
circulation for new development, these new connections can provide comfortable 
pedestrian and recreational travel between downtown and the riverfront utilizing 
multiple access points to State Street. 

• Integrate plazas and stairways into the street grid as part of the urban identity for the 
district. 

• Use street design as “character” and element for the district. 
• Use street alignments to preserve view corridors. 
• Support high quality transit service, including future streetcar service, with a balanced 

street system on either side of State Street. 
• The extension of selected streets from the downtown grid into the Foothills District will 

disperse traffic volumes and allow for better and more convenient circulation options 
for local travel. Options to be explored should connect existing streets for parallel 
travel to State Street on the waterfront side.  

• Higher intensity uses will also require solutions to some intractable bottlenecks on 
State Street.  Previous transportation studies have identified the intersections at State 
Street and “A” Avenue and State Street and North Shore Drive as critical bottlenecks 
to long-term growth.  This planning effort can provide new opportunities to develop 
strategies that consider circulation options east of State Street to reduce demands for 
local trips on State Street. 
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Mix of Land Uses 
The Existing Conditions Report (December 7, 2004) included a market overview of the 
Foothills District.  It concluded that from a financial return perspective, the most viable 
use is probably high-end condominiums with limited amounts of support or neighborhood 
serving retail and office development for small professional and financial service firms.  
However, market conditions may change between now and eventual redevelopment of the 
district. 
 
Other opportunities in the mix of land uses include: 
 
• Development of distinctive subdistricts within the overall district. 
• Siting land uses where amenities of the district  principally natural resources and 

future streetcar  increases the market appeal of the uses. 
• Eventually relocate the Tryon Creek Treatment Plant which would free up high value 

development land and potentially increase the price points of surrounding 
redevelopment. 

• Reinforce the pedestrian-scale of the district through ground floor uses and 
architectural design.  This opportunity will be closely linked to opportunities for open 
space and street design. 

 
 
Character and Identity of the District 
The primary opportunity is to create a new and identifiable district within the City.  The 
challenge that goes with the opportunity is to not isolate or divorce this new district from 
downtown.  Maintaining a strong visual and physical connection will support commercial 
and office uses on each side of State Street and provide a wide range of housing options 
that support downtown.  If future streetcar service is desired, this unique identity needs to 
be transit-oriented in character rather than auto-oriented. 
 
Other identifiers for the district might be an artist community expressed in both public 
events and housing/studio options, a substantial affordable housing component or an 
urban village environment that capitalizes on the riverfront and civic open spaces to 
become an event area for the City  perhaps for the region as well. 
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Evaluation Criteria 
 
Based on the initial work session with the Citizen Advisory Committee (CAC), the 
Consultant Team developed criteria for evaluating land use and transportation plans.  The 
criteria will provide measures of effectiveness for the CAC, Technical Advisory Committee 
(TAC) and the Consultant Team when evaluating specific elements of alternative plans.  
The criteria will also provide a useful set of planning and design principles. 
 
We suggest effectiveness in meeting the criteria to be evaluated as follows: from Low (L), 
Medium (M) to High (H) using the following scale: 
 
High (H) – very effective    
Medium (M) – moderately effective 
Low (L) – little or no effect    
 
 
Natural Resources and Open Spaces  
 

Criteria Rating 

Enhance Natural Resources  

Improve Accessibility and Linkages  

Provide New Open Spaces  

Protect View Corridors  

Cumulative Score  
 

 

 
Circulation and Access  

 

Criteria Rating 
Improve Access to State Street 
 

 
Maintain Highway Functions  
Provide Connectivity to Downtown  
Provide Connectivity Within the District  
Meet City TSP Goals  
Provide Access to Transit  
Cumulative Score  
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Mix of Land Uses  
 

Criteria Rating 

Provide a Range of Housing Options  

Provide a Range of Retail/Office Opportunities  

Maximize Location Advantages/Amenities  

Minimize Negative Neighborhood Impacts  

Cumulative Score  
 

 
 

Character and Identity for the District 
 

Criteria Rating 

Create a Unique District  

Complementary to Downtown Character  

Plan for a Mix of Height/Scale for Buildings  

Plan for Pedestrian-Friendly Streets/Plazas  

Cumulative Score  
 
 
Implementation and Phasing 
 

Criteria Rating 

Complexity of Agency Coordination/Permits  

Potential for Phased Development  

Private/Public Financially Feasibility  

Cumulative Score  
 
 
Constraints and Development Strategies 
 
At this point in the project, constraints should not be viewed as insurmountable or “fatal 
flaws”.  The intent is to provide information to the TAC and CAC that will assist them in: 
 
• Working with the Consultant Team to define conceptual development themes and 

plans. 
• Understanding and applying evaluation criteria for specific land use and 

transportation alternatives. 
• Endorsing a final preferred plan. 
 
Not all opportunities appear to face significant constraints. Other opportunities may face 
one or more significant constraints.  Potential strategies for overcoming or mitigating 
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those constraints have been suggested.  Further exploration of these strategies will be the 
focus of later tasks in the project.   
 
Topography 
 
60 feet of elevation change east to west across the site and confined areas of steep slopes 
are fundamental characteristics of the project area.  It is a primary physical constraint 
that will influence street connections and alignments and the location and design of new 
buildings (including parking structures). 
 
Street Connections and Alignments  
 
• Achieving acceptable design gradients for streets (generally 6% or less) and 

intersections (2% or less) will influence location of new access points to Highway 43. 
• Acceptable design gradients will also affect the internal street network and 

connectivity. 
• Railroad crossing standards that will impact the gradient of any new intersection with 

a roadway approach that crosses the existing tracks.  Similar design standards must be 
considered for street crossings of future streetcar service. 

  
Pedestrian Connections  
 
• Pedestrian connections from State Street and the riverfront will face challenges in 

meeting ADA guidelines, as well as cognitive perceptions of comfort, time and distance 
for pedestrian travel between downtown and the Foothills District. 

 
Building Design  
For each plan alternative, location and programmatic design of new buildings will need to 
respond to the assumed topographic conditions for the plan.  The responses may be 
expressed in the following ways: 
 
• Ground floor uses where the “back side” of the first (and possibly second) floors would 

not have windows or natural daylight due to the steep slopes at the bench areas. 
• Streetscape qualities of ground floor architecture (for instance, active uses versus 

podium parking). 
• Access and exit points for structured parking. 
• Perceived height of buildings from outside the district.  
• Building construction costs. 

 
Flood Plain Development  
Existing topography leaves approximately 75% of the project area within the limits of the 
100 year flood.  Ground floors of new buildings below the flood elevation will face 
restrictions on occupancy and uses.  Current regulations require the habitable floor 
elevation of future development to be elevated at least one foot above the 100-year 
floodplain.  Metro’s Title III Functional Plan requirements call for balanced cut and fill 
within floodplains and a minimum setback of 50 feet from water bodies.  Frequently the 
design response to this condition is some combination of underground and “podium” 
parking, which raises the habitable floors above flood elevation.  However, there is 
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significant building cost associated with this and it may result in architecture that does not 
contribute as hoped to the streetscape and pedestrian-friendly environment. 
 
In addition to site development and building costs, there are flood insurance costs to be 
considered by potential residents or tenants and by financial lenders that back private 
development.  
 
New buildings and streets that exceed the cumulative “footprint” areas of the existing 
development within the district will constitute a fill within the flood reach of the 
Willamette River.  Mitigation for that loss of flood area will need to be addressed by future 
redevelopment.  Mitigation measures are likely to be both technical and “political” in 
nature.  Since protection of the riverfront resource and the existing Foothills Park have 
been assessed as not having floodway impacts (impacts of great concern to Division of State 
Lands and the Core of Engineers), any future development that effects floodplain and 
floodways will need to be consistent with Metro’s Title III Functional Plan.   
 
Both Metro and the City have adopted the 1996 inundation elevations as the standard for 
all floodplain development, which are lower than FEMA’s 1987 100-year floodplain 
elevations.  Flood Management Area Overlay Zones have been established by Metro to 
guide the Stream and Floodplain Protection Plan (Goal 6 and 7).  New development is 
limited, including filling and removal of earth, to public and private open space and 
recreational uses, water-dependant structures, and public facilities including unpaved 
roads and private access.     
 
Potential Development or Mitigation Strategies  
 
Option 1 – Minimize New Development Footprint 
 
Design structural development to minimize the extent of the new “footprints” in the 
floodplain area, with first floor elevations above the flood elevation of 34 feet.  Mitigation 
requirements for this option would likely be minimal and the enhancement of open space 
and connectivity would be sufficient. 
 
Key Mitigation Measures 
 
• The development of open space incorporates protection of resource values, connectivity, 

and compatibility with floodplain and floodway changes and effects.   
• Design and incorporate ecological enhancements to visually screen and connect the 

perimeter of the Tryon Creek Treatment Plant to integrate and compliment the new 
development. 

• Structural support should effectively withstand floodplain impacts and retain some 
flood storage capability. 

• Hazardous material remediation as needed. 
 

Option 2 – Floodplain Fill 
 

Elevate the existing floodplain along the flood fringe to approximately 1 foot above the 100-year 
floodplain for 30 plus feet.  Design retention of fill to withstand increases in flood velocity from 
decreases in the existing area of the floodplain.   
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Key Mitigation Measures 
 
• The development of the remaining open space incorporates protection of resource 

values, connectivity, and compatibility with floodplain and floodway changes and 
effects.   

• Design and incorporate ecological enhancements to visually screen, protect, and 
connect the perimeter of the treatment plant to integrate and compliment the new 
development.  Impacts of changes on the existing floodplain may have a significant 
impact on the treatment plant from flood velocity changes based on a 100-year event. 

• Incorporate structural retention design to provide access to floodplain open space and 
connectivity to the riverfront and Tryon Creek.   

• Mitigation for this option would be significant and will increase as the area of fill 
increases.  Offsite mitigation must be in close proximity and would require detailed 
design to offset upstream changes.  The City owned property north of Tryon Creek 
could be used as a mitigation site.   However, this area has specific floodplain and 
floodway functions that add to the complexity of mitigation viability.  

• Loss of habitat structure, wetlands, riverfront, and connectivity would require 
mitigation. 

 
Option 3 – Removal of the Tryon Creek Treatment Plant 
 
This option would include the future location of the treatment plant and expansion of new 
development on the plant site.  The objective would expand the area of potential new 
development and potentially provide for additional areas for floodplain, riverfront, and 
habitat mitigation.  This option could be combined with either option 2 or 3.  Compared to 
option 1, it would provide more open space and development land and increase the area 
that could be used for floodplain and floodway mitigation. 
 
 Agency Coordination and Permitting to Achieve Redevelopment 
 
Regardless of the options outlined above, coordination with all regulatory agencies (see 
enclosed table) will be required.  Permitting will vary depending on the degree of change to 
the floodplain.  If option 2 were implemented, 404 permitting with the Army Corps of 
Engineers and Department of State Lands (DSL) would be extensive and require public 
input.  NOAA Fisheries, United States Fish and Wildlife (USFW), and Oregon Department 
of Fish and Wildlife (ODFW) would also be contacted to provide input and concurrence on 
any biological assessment that would be required for all the options.  The list of permits 
that are required are also listed in the enclosed table and would be needed regardless of the 
option chosen.  The degree of involvement and success for permitting is relative to the 
degree of change to the floodplain.   
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TABLE 1- PERMITTING 
 

 
Potential Regulatory Requirements Foothills Development Project    10/11/04 

 
Regulation/Permit Responsible Agency Resource Studies Regulated Resources 
Federal 
National Environmental Policy 
Act (NEPA) 

The federal agency proposing an 
action, granting a permit, or 
agreeing to fund a project.   
 
 

NEPA EIS addressing natural resource 
conditions, impacts, and mitigation 

All, as addressed in this 
table.   

Clean Water Act (CWA) 
Section 404 Individual Permit; 
Section 10 (Rivers and Harbors 
Act) 

U.S. Army Corps of Engineers 
(COE) 

Alternatives analysis; wetland 
delineation study; wetland functional 
assessment and impact analysis; 
mitigation plan 

Navigable Waters (Waters 
of the U.S.), including 
wetlands 

Endangered Species Act (ESA) National Marine Fisheries 
Service (NOAA Fisheries); U.S. 
Fish and Wildlife Service 
(USFWS) 

Biological Assessment (BA) 
addressing project impacts to listed 
species, species proposed for listing, 
and candidate species (formal or 
informal consultation) 

Wildlife, plants, fisheries, 
and their habitat 

Fish and Wildlife Coordination 
Act  

USFWS; NOAA Fisheries; 
Oregon Department of Fish and 
Wildlife (ODFW) 

Agency consultation; identify impacts 
to fish and wildlife resources; 
recommend mitigation 

Wildlife and fisheries and 
their habitat 

National Flood Insurance 
Program 

Federal Emergency Management 
Agency (FEMA) 

Most recent study was completed in 
1987 (before the 1996 100-year flood) 

Willamette River and 
Tryon Creek floodplains 

Migratory Bird Treaty Act 
(MBTA) 

USFWS Identify impacts to migratory birds Migratory birds  

State 
Collaborative Environmental 
and Transportation Agreement 
for Streamlining (CETAS) 

Various state and federal 
resource agencies 

Environmental stewardship, agency 
collaboration, project scoping, and 
NEPA documentation 

Environmental resources 
relevant to traffic and train 
aspects of project 
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Oregon Removal – Fill Permit Oregon Department of State 

Lands (DSL) 
Alternatives analysis; wetland 
delineation study; wetland functional 
assessment and impact analysis; 
mitigation plan 

Waters of the state, 
including wetlands 

Oregon State ESA ODFW; Oregon Department of 
Agriculture (ODA) 

Identify project impact to state-listed 
and candidate species 

Wildlife, plants, fisheries, 
and their habitat 

Goal 5 Land Use Planning  Municipality  Goal 5 inventory and incorporation 
into Comprehensive Plan  

Locally Significant 
Resources (stream, wetland, 
riparian vegetation buffer) 

Goal 7 Land Use Planning Municipality Requires safeguards for development 
in known natural hazard areas 

Areas subject to flooding, 
erosion, landslides, 
earthquakes, weak 
foundation soils 

Goal 15 Willamette River 
Greenway 

County/City Requires permit to develop within the 
Willamette Greenway 

150 feet buffer of the 
Willamette River  

Wharf Registration Developer/owner  Structures in or above 
Waters of the State 

CWA Section 401 Water 
Quality Certification 

Oregon Department of 
Environmental Quality (ODEQ); 
U.S. Environmental Protection 
Agency (EPA) 

Assess project compliance with state 
water quality standards; implement 
mitigation measures 

Rivers, streams, other 
bodies of water 

Local 
County/City Stormwater & 
Municipal Floodplain Policies 

County/City Flood maps; compare standards 
against FEMA 

Rivers, streams, and 2- and 
100-year floodplain 

Title 3  Metro (regional) Flood maps; compare standards 
against FEMA 

Floodplain/Floodway 
development standards.  
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Transportation and Access Needs 
 
Topography is not the only transportation challenge facing redevelopment of the district. 
New traffic added by development in the Foothills District would further compound 
forecasted severe congestion. Previous studies for the Lake Oswego Transit Center 
demonstrated that there is not sufficient carrying capacity under the current street 
configuration and traffic control scheme in downtown Lake Oswego to maintain minimum 
performance standards through to 2020.  That analysis evaluated adding a new leg to the 
existing State Street intersections at “A” Avenue and “B” Avenue, and it was found to be 
below the minimum Level of Service required for the city.    
 

 Potential Development or Mitigation Strategies  
As north-south travel demands continue to grow in the State Street corridor, alternative 
facilities and services should be explored to alleviate the forecasted severe congestion 
between McVey Avenue and Terwilliger Boulevard. Options for expanded corridor capacity 
could include local street connections and extensions that parallel State Street to allow for 
short, local trips to not have to access Highway 43. This would free up vital capacity for 
longer, regional trips.  
 
A comparable solution would be to increase transit services, especially during peak 
commute hours to help reduce single-occupant vehicle demands. Higher capacity transit 
could include frequent bus service (every 15 minutes), or commuter rail or street car 
services into downtown Portland. Streetcar stations could, in turn, be an attractive feature 
for the Foothills District employment, and facilitate transit commutes in the opposite 
direction from the typical peak patterns. Implementing both of these approaches would 
maximize opportunities to service long-term travel demands on State Street.  
 
Other strategies to consider would be more efficient circulation patterns in the downtown 
grid area to better service traffic flows. One concept could be a series of one-way street 
couplets to reduce conflicts at major junctions, and eliminate the need for additional turn 
lanes, as has been suggested with conventional two-way traffic circulation flows.  A 
variation of this concept could also include circulation patterns that involve grade 
separated crossings to State Street, either over or under the existing roadway. The 
alignments of any grade separated crossing would require modest grades, no more than 5 
or 6 percent slopes, and 15 foot vertical clearance between road surface and top of tunnel.  
 
Circulation design must also address how the street system is compatible with the rail 
line, which runs east of State Street.  Primary challenges will be:  
 
• Railroad regulations that do not support new crossings to the rail lines.  Current 

regulations do recognize the possibility of a ‘swap’ an existing crossing with a new one 
at a better location, but there must not be a net gain in the number of rail crossings. 

• If the roadway is grade-separated from the rail line, there must be a minimum of 20 
feet clearance from the top of rail to the roof of the tunnel. In the case of the Foothill 
District area, it would be more likely that any grade separation scheme would cross 
under the rail line, rather than over it. 

 
Another potential strategy would be to change over the ownership of State Street to the 
City, instead of ODOT, to allow for more flexibility in design and performance standards. 
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This approach would not be useful because the overlying requirements in the Regional 
Transportation Plan are the same as the ODOT requirements, and these would apply 
regardless of who owns the facility. 
 
Financial Feasibility 
 
Financial feasibility of the District Plan should be considered for two distinct groups: 
 

1. Property owners and developers (private sector) that wish to redevelop their 
property under the plan. 

2. The City of Lake Oswego (public sector) that must provide public services to the 
Foothills District. 

 
Private Sector 
 
The question of financial feasibility is fundamentally different for the private and public 
sectors. The private sector must assess the demand for residential and commercial growth 
and the supply of land and built space that will govern how that demand will be met. 
There are several ways that the creation of a district plan or other city policy may be able 
to reduce the costs for private developers, including: 
 
• Potential for a greater return on investment: Upzoning. The private-sector 

benefits of a Foothills District Plan may result in a greater return on investment due to 
upzoning.  A Foothills District Plan (and the associated zoning changes) will allow 
greater densities in the district.  The degree to which that density potential is realized 
depends on the market demand for the development type at the time the development 
is proposed.  

 
• Potential for a greater return on investment: City provided infrastructure 

improvements. Private developers can realize a greater return on their investment if 
the local jurisdiction provides necessary infrastructure at reduced or no-cost to the 
developer. For example, the City may decide to reduce or waive SDCs or other fees. 

 
• Regulatory relief: expedited permitting or fee reduction. Permitting and other 

regulatory requirements can take several months, depending on the complexity of a 
project. Anything that the City can do to expedite this process may result in cost 
savings to developers. In addition, reductions of fees will reduce the development costs, 
assuming that it does not correspond to an equal (or greater) reduction in capital 
improvements or services. 

 
• Greater certainty to developers. The Foothills District Plan can address a number 

of issues that provide uncertainty for developers, including environmental issues, 
floodplain issues, transportation issues, and public support (or at least mitigating 
opposition) for the plan. 

 
Public Sector 
 
To determine the financial feasibility of the Foothills District Plan for the City of Lake 
Oswego, the City must consider the capital improvement and operations and maintenance 
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costs of servicing the district (costs), and weigh it against the forecasted revenue (benefits). 
In order to justify providing incentives to property owners and developers (such as 
expedited permitting, reduced fees, or providing infrastructure), there must be a public 
benefit. Benefits may be primarily fiscal, such as increased future tax revenues (for a 
higher valued use), or primarily non-fiscal, such as increased environmental benefits or 
improving public access. 
 
Compliance with the District Plan 
 
Properties in the Foothills District are owned by 14 private and public property owners, 
including the PGE substation and the Tryon Creek Treatment Plant. The high number of 
property owners increases the potential complexity of implementing a district plan. There 
are several tools the City can use to improve the chances that the District will redevelop 
according to the District Plan:  
 
• Property owner participation in creation of the District Plan. Property owner 

participation in the district planning process will help to reduce future conflicts and 
devise implementation strategies that are beneficial to property owners and achieve 
the district plan goals.  

 
• Incentives for property owners and developers. The City could provide 

incentives, such as fee reduction or waivers, bonuses, or provide infrastructure (that 
the property owners would otherwise be required to provide) if the property owner or 
developer develops their property in accord with the district plan. 

 
• Land assembly. Land assembly is a tool that could improve the implementation of the 

plan. Land assembly could be conducted by a public or a private entity. The City can 
acquire land within the district through voluntary negotiations or eminent domain, to 
create a large developable tract. Or, an individual property owner could purchase the 
private holdings and consolidate the properties, assuming that there are willing sellers 
in the district.  

 
Existing City Zoning and Development Codes 
 
Existing zoning does not allow for the type and intensity of redevelopment consistent with 
the opportunities and characteristics identified in the CAC work session.  The R-O and EC 
zones, which promote the highest residential and mixed use development, have limits on 
FARs and building heights that may not result in the intensity of development necessary 
to create the needed public and private financial strategies to revitalize the Foothills area.  
In addition, the minimum parking ratios and open space requirements will be evaluated to 
determine if they are supportive of creating a pedestrian and transit oriented district. 
 
Assessment of Costs Associated with Redevelopment 
  
The following are preliminary and general costs to be considered when assessing the 
feasibility of redevelopment.  They may be refined or expanded as specific plan 
alternatives are developed. 
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Transportation Costs 
The following are typical per unit costs for a variety of transportation improvements that 
could be incorporated into the Foothills District Plan. 
 

• Two-lane local street     $800-1,000 per linear foot 
• Three-lane collector/arterial street   $1,800-2,000 per linear foot 
• Roadway bridge structure (two-lanes, sidewalks) $8,000 per linear foot 
• Multi-use trail / pathway    $100 to 200 per linear foot 
• Traffic signal      $150,000 to 250,000 
• Roundabout      $500,000 to 750,000 
• At-grade rail crossing    $250,000 each 
 

Note: Street costs include drainage, lighting, street trees and typical intersection costs. 
 
Public Utility Costs 
Water System Upgrades     $100-110 per linear foot 
Sanitary Sewer System Upgrades    $100-100 per linear foot 
Relocation of PGE substation    $3-4 million 
 
Demolition/Relocation Costs 
Buildings       $10 per square foot 
Roadways       $2 per square foot  

 
Natural Resource Options Cost Assessment 
Cost for natural resources consistency and permitting are limited to the assessment of 
impacts, regulatory agency coordination and consultation, and permitting requirements 
outlined in the environmental permitting table.  These costs are for comparison only and 
are based on limited information and the average of similar projects.  Indications of the 
construction costs are given but are dependent on type and design of structures and 
modifications.  They do not include any specific construction costs or design changes that 
might effect permitting.  Environmental compliance includes any NEPA or impact 
assessments, biological assessments and consultation, and mitigation planning.  
Permitting includes final mitigation plans, all required environmental permits, and 
coordination with permitting agencies.  Mitigation site costs include securing and 
developing the appropriate mitigation for the site.  Hazardous material remediation 
includes the assessment costs and a range for costs of remediation of this type.  This is 
based on limited information as to the type and degree of materials that might be found on 
the site.   
 
Option 1 – Minimize New Development Options 
Environmental Compliance - $150,000 - $350,000 
Permitting - $100,000 -$200,000 
Mitigation Site Costs – Could be done onsite and incurred in the construction costs 
Hazardous Material Remediation - $100,000 - $250,000 
 



  Opportunities and Constraints 

 

Option 2 – Floodplain Fill 
Environmental Compliance - $500,000 -$1,000,000 
Permitting - $500,000 - $750,000 
Mitigation Site Costs – $1M – $2M 
Hazardous Material Remediation - $100,000 - $250,000 
Structural Fill (imported) – $25 per cubic yard 
 
Option 3 – Removal of Tryon Creek Treatment Plant 
This includes the environmental costs of the plant removal.  If incorporated with any other 
option it would include these costs plus those associated with that option.  This does not 
include land acquisition or relocation costs.   
 
Environmental Compliance - $75,000 - $100,000 
Permitting - $50,000 - $100,000 
Mitigation Site Costs – Would be done with the new construction option 
Hazardous Material Remediation - $350,000 - $750,000 
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As part of the CAC workshop, small group discussions were facilitated by the Consultant 
Team. The intent was to identify key redevelopment opportunities and characteristics for 
the Foothills District. Each table was asked to focus on four topics: 
• Natural Resources and Open Spaces 
• Circulation and Access 
• Mix of Land Uses 
• Character and Identity of the District 
 
The summaries below are organized by table and by the four topic questions.  The 
summaries represent key themes, concerns and ideas discussed by CAC members. 
 
Table 1 (Tom Litster, Otak, Facilitator) 
 
Topic 1  Natural Resources and Open Spaces 

• Tryon Creek is a primary resource and open space, particularly when future 
development of Tryon Cove Park occurs to the north of the creek. Consider 
widening the effective riparian corridor of the creek and “daylighting” under 
Highway 43. 

• If “daylighting” of Tryon Creek occurs make useable pedestrian and wildlife 
connections to the upper segment of Tryon Creek (west of the highway). 

• Natural resource areas should be accessible to pedestrian and bike use, and linked 
to the future Tryon Cove Park and to George Rodgers Park. 

• Restore the river bank where damage from past industrial use has occurred. 
• Use “green infrastructure” as an organizing principle for both open space and 

development. 
• Views are also a category of open space. 
• Streets and alleys should be considered open space and designed with that in mind. 
• The borrowed landscape of the river and beyond are part of the district’s open 

space. 
• Both natural and civic open spaces are needed.  All open space doesn’t have to be 

“green”. 
 
Topic 2  Circulation and Access 

• Link all open spaces and provide a continuous pathway along the riverfront. 
• Comfortable and safe pedestrian/bike travel parallel to Highway 43 is essential. 
• At least one pedestrian east-west “spine” connecting downtown to the riverfront is 

needed.  Creating safe passage across Highway 43 is critical to that concept. 
• Alleys make good pedestrian circulation. 
• The street system might combine traditional streets with “woonerf” type streets. 
• Keep the streets narrow.  Don’t overbuild them and waste land for cars. 
• Good transit service is very important. 
• Create some kind of central plaza that organizes buildings and circulation. 
• New access points at Highway 43 is absolutely essential. 
• Provide pedestrian access out of the district to common destinations like downtown 

or the Albertson’s shopping center. 
 
 
 



  

     

Topic 3  Mix of Land Uses 
• The market overview sounded reasonable.  There were no great concerns expressed. 

• The district probably has subdistricts, with locational and topographic aspects or 
amenities that will attract different uses.  Transportation infrastructure such as 
the highway or rail transit isn’t the same amenity as the riverfront. 

• Residential uses that want to be near the riverfront or Tryon Creek are probably 
different than uses wanting to be next to the streetcar.  It could be a difference is 
density, building type or price. 

• With the BES Treatment Plant gone, very valuable development land would open 
up.  With the plant there, the “price point” of surrounding uses will go down.  At 
least screen and buffer it effectively. 

• Land use in the center of the district is the “heart”.  In needs a fine-grain and good 
pedestrian scale.  Along with the riverfront, it should be a place where people can 
gather and linger. 

• Make sure there are some walk-to retail or office services. 

 
Topic 4  Character and Identity of the District 

• This is a new district with its own identity.  It should be visually beautiful with 
strong open space and pedestrian circulation systems. 

• It should be attractive to live and to be in temporarily. 
• Perhaps it could be an “artist’s colony”, providing affordable housing or studios and 

a vibrant place to be in. 
• Development should not be auto-oriented. 

 
Table 2 (Joe Dills, Otak, Facilitator) 
 
Topic 1  Natural Resources and Open Spaces 

• The Willamette River is a primary resource and open space.   
• Capitalize on the river greenway as a regional waterway corridor. 
• Incorporate the BES property into the riverfront amenity. 
• The trail corridor along the river is important.  Connect it to Tryon Creek trail and 

to the south. 
• Daylight Tryon Creek at Hwy 43 with a bridge and trial underneath. 
• Foothills Park :  use it to create a high quality environment that supports the entire 

Lake Oswego Town Center. 
• Tryon Creek is a key resource and open space.   
• No one will take care of Tryon Creek if this plan doesn’t do it. 
• Need places to see Tryon Creek. 
• For the river to creek trail, separate the bike and walking components of it. 
• Trails should connect up to the Lake. 
• Views:  there are opportunities for improving the views of the Foothills District, 

river and east bank of the Willamette River as seen from State Street. 
• Look for ways to pull the natural resource amenities of Foothills District up into the 

downtown. 
• Consider the “return trip” to downtown (visually and literally) in planning for 

Foothills. 



  

     

• The types of open spaces needed in Foothills will change depending on the scale and 
height of the buildings . 

• Flexibility:  define a program of open space and then allow flexibility for design by 
the private sector 

• Define the park goals and think long term. 
 
Topic 2  Circulation and Access 

• Summer concerts cause people to park in Foothills and walk through Oswego 
Pointe. 

• The internal circulation for Foothills District should complement what is built 
today and create connections for the future. 

• Map shows two potential “south” access options, and, three potential north access 
options. 

• An A Avenue  access would be a signficant gateway. 
• Can State Street become a wider Boulevard? 
• The B Avenue alignment provides a potential main axis of circulation.  The steps 

component of this would be an important open space.  
 
Topic 3  Mix of Land Uses 

• Most promising land use:  residential.  Lead with residential and office will come in 
over time. 

• Concern:  how many more cars can Hwy 43 handle? 
• Challenge:  providing affordable choices of housing.   
• Include retail along the streets in Foothills to activate them. 
• Place density close to the transit on the east side of the District. 
• Residential with views close to Tryon Creek is a good fit. 
• Restaurants and related uses adjacent to  Foothills Park. 

 
Topic 4  Character and Identityof the District 

• The District is BOTH an extension of downtown and its own unique district. 
• It should distinquish itself AND connect to the downtown. 
• The entry character along the main access and upper levels will be essential to 

establishing a positive identity for the district.  Be sure to preserve the views. 
 
Table 3 (Sinan Gumusoglu, Otak, Facilitator) 
 

Topic 1  Natural Resources and Open Spaces 
• Tyron Creek needs to be protected. 
• Opportunity to restore fish habitat and native vegitation. 
• Remove blackberries. 
• Explore the possibilitiy of bringing people and bikes under Highway 43 along Tyron 

Creek. 
• Open space is very important and should be addressed in the future plan. 
• Two types of open spaces: 

 Natural and organic along Tyron Creek 
 Integrated into the neighborhood grid system 

• Roof gardens could be placed in top of the buildings to create more open space. 
• Linear open space could be located along the street corridors 



  

     

• Possibile dual-use of amphitheater location as open space, as well as a performance 
venue. 

 
Topic 2  Circulation and Access 

• Waterfront access is important. 
• Connect George Rogers Park with Tyron Creek. 
• Connection should be explored on A or B or C or all streets. 
• Hwy 43 pedestrian overpass 

 Safety (funicular could be located adjacent to footbridge to allow easy 
pedestrian and bicycle access from bridge to river) 

 A bridge could become a landmark that Lake Oswego could use for identity. 
• Hwy 43 on-grade pedestrian crossing 

 Interrupts traffic flow. 
 Dangerous 

• Hwy 43 pedestrian underpass 
 If done right, it is  the preferred option. It would need to be open with no 

“tunnel effect’. 
 Extension of Millennium Park into the Foothills area would be a benefit. 

• Transit service is very important to the district.  
 If it is not accessible, people will not use it. 
 Attractive, easy and safe to use. 

 
Topic 3  Mix of Land Uses 

• High-end residential would be most desirable. 
• Should have affordable units and subsidized housing. 
• Small business (20–40 people) should be encouraged to locate in the area (i.e. 

medical facilities, attorney offices, etc.). 
• Treatment plant must go. 
• 8 to 9 stories should be the limit on building height, with the taller buildings 

located closer to Highway 43. 
• More commercial development adjacent to the east side of State Street. 

 
Topic 4  Character and Identity of the District 

• Foothills District should have its own distinct identity with an urban feel. 
• River frontage should define the character of the area. 
• The district should encourage lively activity through interactivity, sidewalk cafes 

and outdoor eating areas. 
• Architectural style can be minimalist/modern to emphasize the contrast with 

existing development.  
 Explore buildings with glass 
 Buildings should be set back away from the street to minimize “canyon” 

effect. 
 
Table 4 (Steve Dixon, Otak, Facilitator) 
 
Topic 1  Natural Resources and Open Spaces 

• The open space and grassy terraces on south bank of Tryon Creek between Hwy 43 
and river is an asset. 



  

     

• The 100 year flood plain on a portion of the District is a potential constraint on 
development.  

• The timing of construction of Foothills Park is an issue because it may preclude the 
extension of water features into the District (such as an inlet) from the Willamette 
River. 

• The potential for diking a portion of the District as a means to allow development 
should be discussed further. 

• Aseries of open spaces or water features could form an important open space 
connection to the river from the heart of the District along the Willamette Steps 
axis. 

• The low area in the center of the District could be enhanced and retained as a 
natural resource. 

 
Topic 2  Circulation and Access 

• The opportunity to extend a bike/ped trail up Tryon Creek from the District is 
recognized as being of the highest importance. 

• A bike/ped trail extending from the District across the railroad bridge is an 
important concept. 

• Direct street access to the District from the existing downtown street grid is 
important. 

• Opportunities for vehicular access to the District exist at Foothills Road, A Avenue, 
and Terwilliger. Another access possibility exists coming from the intersection of 
Fielding and Highway 43 under the railroad bridge approach and across Tryon 
Creek. 

• Don’t discard the possibility of some sort of Highway 43 bypass through a portion of 
the District. 

• The previously proposed  Willamette Steps could be a strong pedestrian connection 
from downtown at ‘B’ Avenue to the District. 

• A Trolley extension from Portland would be an important extension. 
 
Topic 3  Mix of Land Uses 

• The District must have a mix uses. 
• An opportunity exists for more specialty retail than was discussed. 
• A portion of the District, perhaps near Foothills Park, could have some sort of 

cultural attractor.  Parking and traffic would be an issue. 
• A potential restaurant use could be located on the high ground on the south end of 

the treatment plant site. This area has excellent views downriver. 
• New development in the District can serve as a catalyst for the east end of 

Downtown. 
• A component of relatively affordable housing in the District should be considered. 

 
Topic 4  Character and Identityof the District 

• The District should have it’s own character but still be tied to downtown 
• Put the the most dense development near Highway 43, against the embankment. 
• 3 story mixed use bldgs could be located in the center of the District. 
• Buildings taller than 3 stories, with smaller ‘floor plates’ could be located in the 

center of the District. 
• There are two ways of looking at view protection and character: 

 Lower, bulkier buildings allow folks to look over roof tops to the River 



  

     

 Taller skinnier buildings allow folks to look between the ‘towers’ perhaps 
over more open space, towards the River. 

• New development in the District should respect the existing view corridors toward 
the River from Downtown. 

• District could have a village feel, with 3 story buildings and ‘skewed’ street 
alignments.  Emergency access should not be constrained. 



  

     

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

     

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

     

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

     

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

     

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

     

 




