
SECTION 6.0 
FOOTHILLS DISTRICT FRAMEWORK PLAN: 

IMPLEMENTATION STRATEGY & ACTION PLAN





SECTION 6.0 FOOTHILLS DISTRICT FRAMEWORK PLAN

WILLIAMS/DAME & WHITE and CITY OF LAKE OSWEGO, OREGON 163

DRAFT

This chapter describes the financial picture of the 
Foothills District and outlines the critical actions that 
are necessary to achieve the Framework Plan vision 
and initiate the redevelopment process. In fact, 
this plan is just the beginning of a twenty year plus 
transformation of the District, and the primary goal 
of this planning process has been to remove barriers 
to development in Foothills so that redevelopment 
can proceed, consistent with the vision identified in 
this document.

Assuming the acceptance of this report by the 
City Council, the project team will move quickly to 
submit a package of regulatory amendments to 
the City for its consideration. These amendments 
will update the City’s Comprehensive Plan and 
Zoning Code consistent with the Framework Plan’s 
recommendations. 

6.1 FINANCIAL FEASIBILITY ANALYSIS
A significant element of the Framework Plan process 
has been the ongoing analysis of the financial 
feasibility of plan recommendations. In order to 
provide a thorough understanding of overall financial 
viability of this plan, the City hired a third party team 
of experts, led by EcoNorthwest, to review plan 
recommendations and cost estimates and develop 
a financial model for the District that would test the 
financial assumptions and determine the feasibility 
of the overall plan.

The work summarized in this section is derived entirely 
from the independent analysis of EcoNorthwest, 
and represents their findings on financial feasibility 
and their primary recommendations to the City with 
respect to public financing options. 

I. Public Infrastructure Cost Estimates
EcoNorthwest and its subconsultants, Cardno/
WRG, reviewed the public infrastructure cost 
estimates generated by the Framework Plan 
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team. After some minor revisions were made 
at the suggestion of Cardno/WRG, the project 
costs were found to be consistent with costs for 
similar projects elsewhere in the Portland region. 
These costs were then spread over time to match 
the development assumptions for the District 
(described below).

II. Development Value Analysis
In a similar evaluation process as was used for 
the project cost estimates, EcoNorthwest and its 
subconsultant, Integra Realty Advisors, reviewed 
the predicted development values that were 
prepared by WDW and based on the overall 
development plan for the District. These values 
were based on reasonable assumptions for site 
development densities on each block in the 
District, and included an analysis of future rents, 
sales values, cap rates, and development timing. 
Working with Integra, the WDW and EcoNorthwest 
team arrived at a final estimate of development 
values for the District. These development values 
were used as the basis for the urban renewal 
analysis performed by the EcoNorthwest team.

III. Urban Renewal Feasibility Analysis
Based on the public infrastructure cost estimates 
and development value analysis, EcoNorthwest 
developed and analyzed a number of options for 
expanding the existing East End Urban Renewal 
Area or establishing a new Urban Renewal Area 
for Foothills. Some of the factors analyzed as part 
of EcoNorthwest’s work include:

• Financial impact of a new or expanded URA 
on the existing East End URA;

• Financial capacity of a new or expanded 
URA, including total maximum indebtedness 
and early year funding capacity;

• Projected project investment needs over 
time, based on the project cost estimates 
generated by the WDW team and peer-
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reviewed by the EcoNorthwest team;
• Projected tax increment revenue generation 

over time, based on the development value 
analysis generated by the WDW team and 
peer-reviewed by the EcoNorthwest team; 
and

• Availability of other funding resources, 
including private investment, Local 
Improvement Districts, and System 
Development Charges, that could be used to 
help fund public infrastructure investments.

The results of the EcoNorthwest analysis confirm 
that the proposed Framework Plan is an 
economically viable plan, and further that a new 
URA centered on the industrial properties in the 
North District would be a viable financing vehicle 
for District Redevelopment. Specifically, the 
EcoNorthwest report found:

• City funding of public improvements in 
the District could be funded through 
development-derived funding sources – 
primarily Tax Increment Financing (TIF) and 
Transportation System Development Charges 
(TSDC). 

• Significant private funding would be a part 
of the overall funding strategy for public 
improvements.

• Over the long term, a new North Blocks URA 
would generate a surplus of revenue beyond 
the public infrastructure projects that are 
required for District development.

• In the early years of the North Blocks URA, a 
financing deficit of up to $8.5 million would 
need to be covered through sources other 
than TIF. However, this early deficit could 
be repaid with TIF revenue generated in 
the District within two to three years as new 
development emerges.

• City risk for any up-front infrastructure funding 
would be minimized by requiring private 
development commitments through legally 
enforceable development agreements prior 
to City investment in public infrastructure.

• For every TIF/TSDC dollar invested in the District 
by the City, leverages around 30 dollars of 
private investment.

• Local taxes will not be raised to help pay for 
Foothills.

6.2 DISTRICT COST ESTIMATES AND 
PHASING
Two significant questions must be answered in order 
to determine the viability of this Framework Plan: 
how much will redevelopment cost, and how will 
redevelopment be paid for. Section 6.2 describes 
the critical public infrastructure projects in the District, 
including the estimated costs for these projects and 
the timing of when these projects will be required. 
Section 6.3 describes an overall funding strategy 
for the District, and describes the recommended 
funding sources for each of the public infrastructure 
projects.

6.2.1 PUBLIC INFRASTRUCTURE PROJECT 
DESCRIPTIONS AND COSTS
Each of the public infrastructure projects identified 
in the Framework Plan is described below. In 
many cases, individual projects or streets have 
been broken into reasonable phases that would 
be tied to the schedule of private development 
activity in the area. In addition, many of the street 
improvements have separated out the permanent 
sidewalk improvements from the “curb-to-curb” 
improvements. This permits the permanent sidewalk 
treatments and street furnishings to be constructed 
concurrent with adjacent development parcels, 
since the adjacent construction activity will often 
remove these improvements during building 
construction or damage these improvements.
 
Unless otherwise noted, these cost estimates were 
generated by the Foothills District Project Team and 
were peer reviewed by the EcoNorthwest team. 
These costs should not be misunderstood as the 
“public costs” of the project. Sections 6.3.1 and 6.3.2 
provide an initial guidance on how these costs could 
be allocated to various parties. Lastly, these costs are 
initially reported in 2011 dollars and later escalated 
at 3% annually to reflect anticipated increases in 
construction costs over time. The 3% escalation is 
illustrated in Section 6.3.2. 
 
FOOTHILLS ROAD PHASE 1 CURB TO CURB (A TO B) – 
This project is the first phase of the realignment and 
reconstruction of Foothills Road, and stretches from 
the intersection of Foothills Road and Oswego Pointe 
Drive to its future intersection with B Avenue. The 
project builds out Foothills Road to a Streetcar-ready 
state, allowing for future extension of the Streetcar 
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project into the District, and includes infrastructure 
elements required to serve adjacent development, 
stormwater management facilities (including 
stormwater planters), and temporary (e.g., asphalt) 
walkways and street lighting. Total Cost (2011 
Dollars): $2,270,000

FOOTHILLS ROAD PHASE 1 FRONTAGE IMPROVEMENTS 
(A TO B) – This project would build out permanent 
streetscape improvements on the east and west side 
of the Phase I section of Foothills Road, concurrent 
with the development of the adjacent blocks to 
the north and south. Improvements would include 
permanent sidewalk treatments, street lighting, street 
furnishing, and landscaping, consistent with District 
street standards. Total Cost (2011 Dollars): $380,000

FOOTHILLS ROAD PHASE 2 CURB TO CURB (B TO 
TERWILLIGER) – This project would extend the Phase 
I Foothills Road project from B Avenue north to the 
proposed north portal intersection at Terwilliger. The 
project would likely be constructed as part of the 
Streetcar project, and would include infrastructure 
elements required to serve adjacent development, 
stormwater management facilities (including 
stormwater planters), and temporary (e.g., asphalt) 
walkways and street lighting. The estimated cost 
for this project also includes the widening of the 
proposed Streetcar bridge across Tryon Creek to 
accommodate a dedicated left turn lane to the 
proposed Terwilliger intersection, out of the path of 
the northbound Streetcar. Total Cost (2011 Dollars): 
$8,700,000

FOOTHILLS ROAD PHASE 2 FRONTAGE IMPROVEMENTS 
(B TO TERWILLIGER) - This project would build out 
permanent streetscape improvements on the east 
and west side of the Phase 2 section of Foothills Road, 
concurrent with the development of the adjacent 
blocks to the north and south. Improvements 
would include permanent sidewalk treatments, 
street lighting, street furnishing, and landscaping, 
consistent with District street standards. Total Cost 
(2011 Dollars): $660,000

TERWILLIGER PORTAL – This project is intended to 
provide alternative access to and from the Foothills 
District and a new connection to the Stampher Road 
neighborhood, removing the current Stampher 
undercrossing of the UPRR near State Street. The 
project cost includes a new eastern leg of the 
Terwilliger intersection connecting Foothills Road to 

State Street, a new at-grade crossing of the Union 
Pacific Rail line, and the addition of a dedicated 
left turn lane from southbound State Street into the 
Foothills District. The project also includes up to an 
additional ten feet of fill in order to match grades 
at State and Terwilliger, and up to three feet of fill 
in existing State Street in order to establish an at-
grade UPRR crossing. New rail safety and crossing 
improvements will be included as part of this project, 
and the project is anticipated to be built as part 
of the Streetcar project. Total Cost (2011 Dollars): 
$5,250,000

B AVENUE PHASE 1 CURB TO CURB - This project is the first 
phase of the creation of a new B Avenue connection 
between downtown and the River, and stretches 
two blocks east from the intersection of Foothills 
Road. The project includes fill required to bring the 
street and adjacent development parcels out of the 
floodplain, infrastructure elements required to serve 
adjacent development, stormwater management 
facilities (including stormwater planters), and 
temporary (e.g., asphalt) walkways and street 
lighting. Total Cost (2011 Dollars): $2,200,000

B AVENUE PHASE 1 FRONTAGE IMPROVEMENTS - This 
project would build out permanent streetscape 
improvements on the east and west side of the 
Phase 2 section of Foothills Road, concurrent with 
the development of the adjacent blocks to the north 
and south. Improvements would include permanent 
sidewalk treatments, street lighting, street furnishing, 
and landscaping, consistent with District street 
standards. Total Cost (2011 Dollars): $690,000

B AVENUE PHASE 2 CURB-TO-CURB - This project 
completes a new B Avenue connection between 
downtown and the River, constructing the last 
block of B Avenue leading to Foothills Park. The 
project includes fill required to bring the street and 
adjacent development parcels out of the floodplain, 
infrastructure elements required to serve adjacent 
development, stormwater management facilities 
(including stormwater planters), and temporary 
(e.g., asphalt) walkways and street lighting. Total 
Cost (2011 Dollars): $1,180,000

B AVENUE PHASE 2 FRONTAGE IMPROVEMENTS - This 
project would build out permanent streetscape 
improvements on the north and south side of the 
Phase 2 section of B Avenue, concurrent with the 
development of the adjacent blocks to the north 
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and south. Improvements would include permanent 
sidewalk treatments, street lighting, street furnishing, 
and landscaping, consistent with District street 
standards. Total Cost (2011 Dollars): $440,000

B AVENUE PLAZA AT PARK – At the eastern terminus 
of B Avenue, a new plaza is proposed to serve as 
a transition to Foothills Park and an urban gathering 
space for adjacent neighbors. The project would 
include a new paved plaza, street furnishings, and 
grade transitions (stairs and ramps) from the higher 
elevation of B Avenue. The project would be built 
concurrent with the B Avenue Phase 2 Curb-to-Curb 
project. Total Cost (2011 Dollars): $380,000

B AVENUE PLAZA AT PARK UPGRADES – In order to 
provide a higher level of finish for the B Avenue 
Plaza public space, consistent with the City’s design 
standards and expectations, an allowance for 
upgrades to the B Avenue Plaza has been identified. 
This allowance can be used to improve the quality of 
materials, street furnishings, and landscaping. Total 
Cost (2011 Dollars): $150,000

SANITARY/STORM RELOCATIONS/PUMP STATION – 
A number of regional Storm and Sanitary facilities 
in the North District currently cut across private 
property, restricting development potential. This 
project relocates these regional facilities into public 
rights-of-way in the District. Total Cost (2011 Dollars): 
$2,850,000

NEIGHBORHOOD STREETS – This project includes local 
street improvements in the North District other than 
B Avenue and Foothills Road. Depending on the 
street classifications described in the Framework 
Plan, the final improvements will either be full 
street improvements (roadway, curbs, sidewalks, 
landscaping, street lighting, etc.) or accessway 
improvements (potentially curbless vehicle access, 
pedestrian paths, lighting, landscaping, etc.). All 
projects would include fill required to bring streets 
and adjacent development out of the floodplain. 
Total Cost (2011 Dollars): $4,420,000

FLOODPLAIN MITIGATION – As described in Section 
5.3, development in the 100-year floodplain will likely 
require mitigation to offset the 75,000 cubic yard fill. 
While the specific details of the project, including 
location, scope, and permitting requirements, are 
yet to be identified, the cost for the project has been 
based on similar mitigation projects in the Willamette 

watershed, which include the creation of floodplain 
storage, establishment and restoration of riparian 
habitat, and federal permitting. Total Cost (2011 
Dollars): $4,950,000

WILLAMETTE STEPS – This significant project provides the 
primary pedestrian connection between Downtown 
Lake Oswego and the Foothills District. The project 
includes new steps within an 80 foot right-of-way, 
beginning on the east side of State Street, crossing 
the UPRR tracks at grade, and continuing down 
steps to the Foothills Road/B Avenue intersection 
and proposed Streetcar stop. Temporarily, disabled 
access will take place on a ramp system to the north 
or south of the steps; permanent disabled access 
will be provided by a public elevator incorporated 
within the proposed Park and Ride to the north 
and/or south of the steps. Total Cost (2011 Dollars): 
$1,380,000

WILLAMETTE STEPS UPGRADES - In order to provide 
a higher level of finish for the Willamette Steps, 
consistent with the City’s design standards and 
expectations, an allowance for upgrades to the 
Steps has been identified. This allowance can be 
used to improve the quality of materials, wall finishes, 
lighting, street furnishings, and landscaping. Total 
Cost (2011 Dollars): $750,000

PHASE 2A - SOUTH BLOCKS/STREETCAR – This project 
includes the extension of Foothills Road south from 
its Phase 1 terminus at Oswego Point Drive to the 
Foothills Road intersection with State Street, as well 
as the proposed Streetcar Plaza/Terminus on the 
northeastern corner of the Foothills Road/State 
Street intersection. The Foothills Road portion of the 
project is intended to be constructed concurrent 
with the Streetcar, and includes curb-to-curb 
street improvements, infrastructure improvements 
for serving adjacent development, stormwater 
management facilities (including stormwater 
planters), street lighting, landscaping, and 
permanent pedestrian improvements. The Streetcar 
Plaza will provide space for end-of-line facilities for 
the Streetcar, including space for transit transfers 
(bus to and from Streetcar) and plaza paving, 
landscaping, lighting, and furniture. Total Cost (2011 
Dollars): $6,030,000

PHASE 2B - SOUTH BLOCKS UPPER SHELF – The balance 
of the public street and utility projects on the Upper 
Shelf will be included in the Phase 2B project. This 
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would extend Foothills Road south from the Streetcar 
Plaza to Oswego Village Center, and include the 
internal streets through the Center and connecting 
to Old Town. Total Cost (2011 Dollars): $3,560,000

PHASE 3A - SOUTH BLOCKS LOWER SHELF RIVERFRONT 
– The Lower Shelf, or Garden District, area is 
anticipated to be the final significant phase of 
development in Foothills. This project will provide 
public street connections through the Oswego 
Pointe Apartments property, connecting to Foothills 
Road near the Streetcar plaza and through the 
apartment property on South Loop Drive before 
connecting to Oswego Pointe Drive adjacent to 
Roehr Park. The project includes new public streets, 
sidewalks, and landscaping, as well as relocation of 
storm and sanitary facilities off of private property. 
Total Cost (2011 Dollars): $7,230,000

Figure 6.1: Project phasing schedule.

Table 6.1 - Public Infrastructure Phasing

Public Infrastructure Projects 0-4 Years 4 - 8 Years 8 - 12 Years 12 Years +
Phase 1 - North Blocks

Foothills Road Phase I Curb to Curb (A to B)
Foothills Road Phase I Frontage Improvements (A to B)
Foothills Road Phase II Curb to Curb (B to Terwilliger)
Foothills Road Phase II Frontage Improvements (B to Terwilliger)
Terwilliger Portal
B Avenue Phase 1 Curb to Curb
B Avenue Phase 1 Frontage Improvements
B Avenue Phase 2 Curb-to-Curb 
B Avenue Phase 2 Frontage Improvements
B Avenue Plaza at Park
B Avenue Plaza at Park Upgrades
Sanitary/Storm Relocations/Pump Station
Neighborhood Streets
Floodplain Mitigation
Willamette Steps
Willamette Steps Upgrades
Foothills Road Extension and Streetcar Plaza
Streetcar Plaza Upgrades
Streetcar

Phases 2 and 3 - Upper Shelf and Garden District
Phase 2A - South Blocks/Streetcar
Phase 2B - South Blocks Upper Shelf
Phase 3A - South Blocks Lower Shelf Riverfront
Phase 3B - South Blocks Lower Shelf Interior

Other Projects
A Avenue Steps
PGE Substation Relocation
State Street Streetscape

Project Timing
Figure 6.1: Public Infrastructure Phasing
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PHASE 3B - SOUTH BLOCKS LOWER SHELF INTERIOR 
– Phase 3B of the Lower Shelf project provides a 
second connection for South Loop Drive to Oswego 
Pointe Drive, west of the current connection near 
Roehr Park. The project will convert the existing 
private vehicular accessway to a public street 
with sidewalks and landscaping, and finalize utility 
relocation on the Oswego Pointe property. Total 
Cost (2011 Dollars): $2,650,000

A AVENUE STEPS – In order to provide pedestrian 
access to and from the Foothills District from the 
State Street/A Avenue intersection. The project 
would require the acquisition of some or all of the 
property just east of the A Avenue intersection, 
new stairs, pathways, and disabled access down to 
Foothills Road, and a new pedestrian crossing of the 
UPRR line, similar to the Millennium Plaza crossing. 
Total Cost (2011 Dollars): $2,860,000

PGE SUBSTATION RELOCATION – As part of the A 
Avenue Steps project, it may be desirable to relocate 
the PGE Substation to another location in the District. 
This project would include new substation facilities 
in a new location, and realignment of overhead 
transmission lines leading to and from the new 
Substation. Total Cost (2011 Dollars): $5,000,000

STATE STREET STREETSCAPE – New streetscape 
improvements are suggested for the east side of 
State Street, between Leonard Street/Oswego 
Village Center and B Avenue. The project would 
include widened sidewalks, landscaping and street 
trees, street furnishings, and locations for public art 
and Downtown/Foothills District identity. Total Cost 
(2011 Dollars): $2,020,000

STREETCAR – The proposed Streetcar line would 
extend from its current terminus in the South 
Waterfront District to its proposed terminus on 
the northeast corner of State Street and Foothills 
Road (the proposed Streetcar Plaza). Costs for this 
project were not generated by the Framework Plan 
team, but were derived from the Lake Oswego to 
Portland Transit Project Draft Environmental Impact 
Statement. The project overlaps with a number of 
Foothills District elements, including the Streetcar 
Plaza, Foothills Road, the Willamette Steps, and the 
Terwilliger Portal. This cost estimate represents the 
balance of the remaining costs for Streetcar within the 
Foothills District (e.g., those costs that are not already 
included within the projects listed above), such as 

streetcar tracks, catenary wires, stop improvements, 
vehicles, Tryon Creek Bridge, property acquisition, 
engineering, design, and project management, or 
other project costs. These costs are currently being 
studied by the Streetcar project team as part of a 
Streetcar Refinement project initiated in September, 
2011. It is anticipated that the source of funds for 
this item will be a Federal Transit Authority grant, the 
value of the Willamette Shore right-of-way, and/or 
other non-City funding sources. Total Cost (Year of 
Construction Dollars): $36,000,000

6.2.2 PUBLIC INFRASTRUCTURE PROJECT 
PHASING
The establishment of a rational phasing plan for 
the public infrastructure project list is essential to 
implementing the plan recommendations. Simply 
put, there will never be enough financial resources 
to do all of the projects at once, and private 
property owners will not be ready at the same 
time to redevelop their properties. This has led to a 
phasing schedule that provides a flexible approach 
to implementing projects based on redevelopment 
timing or funding availability.

Figure 6.1 provides an overview of recommended 
project timing for the Foothills District, and Figure 
6.2 depicts the location of the various project 
phases within the District. The phasing schedule 
ties public infrastructure projects to the timing of 
specific redevelopment projects or the anticipated 
availability of outside funding sources. For example, 
Foothills Road and B Avenue Phase 1 projects would 
be initiated concurrent with redevelopment of 
adjacent development blocks. The Phasing Plan 
makes an assumption about when those blocks 
may redevelop, and, consistent with the contingent 
relationship principle outlined in the Funding and 
Financing Strategy, if the redevelopment of those 
blocks occurs later, the public infrastructure projects 
would also adjust their timeline to match.
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Figure 6.2: Project phasing plan.
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6.3 FUNDING AND FINANCING STRATEGY
In addition to defining project costs, the Framework 
Plan team also worked to establish a funding strategy 
for the District that provides a viable approach to 
implementing critical public infrastructure projects. A 
variety of funding sources is proposed to cover these 
costs, and the funding strategy is based on a series of 
financing principles that are intended to limit public 
risk, protect the City’s General Fund resources, and 
ensure that development pays its way.

6.3.1 FINANCING AND PARTNERSHIP 
PRINCIPLES
A central tenet to the Foothills District’s Funding and 
Financing Strategy is the establishment of effective 
public/private partnerships that will deliver on the 
vision for Foothills. These partnerships rely on a fair 
allocation of responsibilities, risks, and financial 
commitments in order to be successful. It is anticipated 
that the City of Lake Oswego and property owners 
in the District will seek to establish mutually beneficial 
agreements to undertake redevelopment, and the 
project team has recommended a series of guiding 
principles that can help shape these agreements 
as well as the overall funding and financing 
recommendations for the plan. 

These guiding principles include:

• Development Derived Funding Sources – 
City funding should come primarily from 
development derived sources, including 
Tax Increment Financing (“TIF”) or System 
Development Charges (“SDC”) that protect 
existing funding of schools or basic City 
services.

• Contingent Relationships – City investment 
in development-related infrastructure must 
only be made with concurrent private 
commitments for redevelopment projects. 
This contingent relationship – if the City 
commits to invest, the private sector commits 
to invest – is a fundamental term for any 
future development agreement negotiations 
between the City and private parties.

• Leverage of Investment – TIF and SDC 
investments in the District should be prioritized 
to projects that leverage private investment 
and provide the City with a return on its 
investment. 

• Private Participation - Private developers 

and property owners who benefit from 
City investment in public infrastructure 
improvements should help fund these 
improvements in partnership with the City. 
This investment can take the form of private 
investment, Development Fees, or Local 
Improvement Districts (“LIDs”). 

• Streetcar Funding – The City of Lake Oswego 
will determine what it is willing to spend on 
the proposed Streetcar. If the City chooses 
to participate in the Streetcar project, its 
investment must be clearly identified and 
capped. Several funding sources should be 
made available for Streetcar costs including 
TIF, LIDs, and federal funding.

• Outside Partners – The City should aggressively 
seek outside funding partners in order to 
leverage the City’s and private sector’s 
investment in public infrastructure projects in 
Foothills. These partners may include the State 
of Oregon, and federal agencies, as well as 
outside private partners or non-profits. 

6.3.2 SOURCES AND USES OF FUNDS
The project team has drafted a funding strategy that 
identifies the potential funding sources for the District 
and matches these sources to the uses, or identified 
projects. This strategy is intended to form the basis for 
future development agreement negotiations in the 
District as well as for determining the cash flow needs 
of the District over time. Consistent with the Financing 
and Partnership Principles, the Sources and Uses 
chart identifies both public and private sources that 
will be used to deliver public infrastructure projects. In 
addition, the Sources and Uses chart seeks to clarify 
the overlap between proposed Foothills projects 
and the Streetcar by identifying the specific sources 
for Streetcar-related projects.

Table 6.1 depicts an overall summary of the 
sources and uses of funds for the various phases 
of development within the District, consistent with 
the phasing strategy outlined in Section 6.3.1. The 
Summary highlights a few key points with respect to 
the overall funding and financing strategy for the 
District:

• City funding sources are limited to 
“development-derived” sources – specifically, 
TIF and TSDCs. These sources are generated 
entirely by new development within the District.
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• Significant private contributions will be made 
through all phases of the project, either through 
direct private investment, local improvement 
districts, or property contributions.

• Federal transportation grants will be targeted 
for the Streetcar project as well as significant 
intersection/portal improvements such as the 
State/Terwilliger intersection. 

• The Streetcar project provides a unique 
opportunity to leverage federal dollars 
to assist with the establishment of District 
improvements that are a necessary part of 
the Streetcar project, including Foothills Road, 
the Willamette Steps, and the new Streetcar 
plaza.

There are a number of public infrastructure projects 
that overlap with the proposed Streetcar alignment 
in Foothills. In order to clarify these areas of overlap, 
Table 6.2 includes a list of projects which are 
anticipated to be included within the Streetcar 
scope of work. Including these projects would allow 
the City to leverage its TIF and TSDC investments 
as local match for federal Streetcar funding while 
delivering needed District infrastructure at the same time. 

It is worth noting that Table 6.2 provides for a total 
potential local match of $19,260,000 through a 
combination of TIF, TSDC, a Local Improvement 
District, and property contributions/dedications. 
This total potential match exceeds the previously 
identified local match range of $11,500,000 - 
$17,500,000, providing a total potential Streetcar 
overmatch of $1,760,000 – $7,760,000. 

6.4 ACTION PLAN
This Framework Plan contains a significant number 
of recommendations, the majority of which are 
considered critical to the technical and economic 
viability of the District. From the outset, the intent of 
the Framework Plan process was not to simply deliver 
this plan document but, if this plan is accepted, to 
move immediately to the implementation of plan 
recommendations and initiate the redevelopment 
process. 

The Action Plan presented here focuses on these 
immediate next steps in the process that will move 
the plan from vision to reality. These elements include 
the regulatory changes, coordination efforts, and 

DRAFT
Foothills District Framework Plan
Sources and Uses
October 27, 2011

Project List
Tax Increment 

Financing 2

System 
Development 

Charges 3
Federal 4

Private/LID/ 
Property 

Contributions/ 
Other

Total Cost (2011 
Dollars)

Total Cost (Nominal 
Dollars) 5

Public Infrastructure Improvements 6

North Blocks (Phases 1A/1B) 17,610,000$           4,190,000$             11,380,000$           11,100,000$           36,650,000$              44,280,000$              
South Blocks Upper Shelf (Phases 2A/2B) 2,630,000$             4,200,000$             3,980,000$             4,830,000$             9,590,000$                15,640,000$              
South Blocks Garden District (Phases 3A/3B) 5,020,000$             4,095,000$             -$                         9,115,000$             9,880,000$                18,230,000$              

Subtotal Public Infrastructure Improvements 25,260,000$          12,485,000$          15,360,000$          25,045,000$          56,120,000$             78,150,000$             

Optional Projects 10,280,000$           -$                         -$                         3,550,000$             9,880,000$                13,830,000$              
Streetcar 7 1,500,000$             -$                         28,500,000$           6,100,000$             36,100,000$              36,100,000$              

Urban Renewal Overhead and Administration 8 6,640,000$             -$                         -$                         -$                         6,640,000$                6,640,000$                

Private Investment 9 -$                        -$                        -$                        1,590,000,000$    1,010,000,000$       1,590,000,000$       

Total Public and Private Investment 43,680,000$          12,485,000$          43,860,000$          1,624,695,000$    1,118,740,000$       1,724,720,000$       

Notes
1  Development Derived Sources are sources of funds that are generated directly by development within the District
2  Tax Increment Financing includes $3,500,000 from East End URA for Streetcar-related improvements within the East End boundaries
3  Transportation SDC's only - does not include other City SDCs (Parks, sewers, water, etc.)
4  Federal Funding includes both Federal Transit Adminstration (Streetcar) and Federal Highway Administration (Roadway) grants
5  Nominal Dollars assume 3% escalation per year until year of expenditure

7  Streetcar costs from City of Lake Oswego based on LOPT DEIS, inlcuding trackway, catenary lines, vehicles, park and ride, and other Streetcar-specific elements
8  URA Overhead and Administration costs from EcoNorthwest
9  Private investment represents estimated Real Market Value of private development/redevelopment projects

6  Public Infrastructure Improvements includes roads, utilities, and other development 
supportive improvements that will be provided in a phased manner only when private 

Project Costs
Development Derived Sources 1 Other Sources

Sources of Funds

Table 6.1: Sources & Uses Summary
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partnerships that will be required to implement the 
Framework Plan.

The Action Plan is organized by topic area 
(Transportation, Land Use, Parks and Open Space, 
etc.) and includes a description of the action to be 
taken, the time frame for resolving that item, the lead 
partner or party responsible for the item, and any 
partners or stakeholders who may assist with, or have 
an interest in, that item. The Action Plan is intended 
to be a “living” list, and may require updating as 
new information or actions is identified.

DRAFT
Foothills District Framework Plan
Streetcar Project - Proposed Sources and Uses
October 27, 2011

Streetcar Related Project List
Tax Increment 
Financing (N 

Blocks)

System 
Development 

Charges (N Blocks) 

Tax Increment 
Financing (East 

End) 8

Local 
Improvement 

District

Property 
Contribution 9 Federal 10 Total

Streetcar 1  $                         -    $                         -    $          1,500,000  $       2,000,000  $       4,100,000 28,500,000$    36,100,000$     

Streetcar Related Infrastructure Projects 2

Foothills Road Phase I Curb to Curb (A to B) 3 2,010,000$           540,000$              -$                   2,550,000$        
Foothills Road Phase II Curb to Curb (B to Terwilliger) 3 3,140,000$           1,170,000$           6,470,000$       10,780,000$      
Sanitary/Storm Relocations/Pump Station 3 2,100,000$           -$                   2,100,000$        
Phase 2A - South Blocks/Streetcar 4, 5 2,000,000$           3,980,000$       5,980,000$        
Willamette Steps 3 700,000$              1,040,000$       1,740,000$        

Subtotal - Streetcar Related Infrastructure Projects 7,950,000$          1,710,000$          2,000,000$          -$                   -$                   11,490,000$    23,150,000$     
Total 7,950,000$          1,710,000$          3,500,000$          2,000,000$       4,100,000$       39,990,000$    59,250,000$     

Potential Available Local Match 11 19,260,000          

Local Match Requirements 12 11,500,000$        17,500,000$        

Total Potential Overmatch 7,760,000$          1,760,000$          

Notes
1  Streetcar costs from City of Lake Oswego based on LOPT DEIS, inlcuding trackway, catenary lines, vehicles, park and ride, and other Streetcar-specific elements
2  "Streetcar Related Infrastructure Projects" means projects that overlap with/are directly related to the Streetcar project
3  Project is part of the Phase 1A/1B North Blocks Line Item, as shown on the Sources and Uses Summary
4  Project is part of the Phase 2A South Blocks Line Item, as shown on the Sources and Uses Summary
5  Project includes new Streetcar plaza/terminus, and other Streetcar elements south of Oswego Pointe Drive

7  Development Derived Sources are sources of funds that are generated directly by development within the District
8  East End URA contribution assocated with portion of Streetcar project within East End boundaries
9  Property contributions include value of publicly owned properties used for Streetcar Plaza/Terminus and Park and Ride, and potential right-of-way contributions from private owners
10  Federal sources assumed to be Federal Transit Administration grant
11  Total of all sources under "Local Match" category
12  From LOPT project materials, December 2010

Local Match 6

Development Derived Sources 7 Private Sources

6  "Local Match" means those project funding sources that can be used as the City of Lake Oswego's share of the local match requirements for Streetcar

Table 6.2: Streetcar Sources & Uses
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Figure 6.3 - Foothills District Action Plan

Key 
Number Action Item 0-6

months
6 - 24 

months Ongoing Lead Partners Stakeholders

TRANSPORTATION

T1

Direct the Bureau of Transportation to help refine the 
recommended Street Plan, substantially consistent with 
the Preferred Concept Plan and Chapter 5.2, including 
the heirarchy of street types, standards for street 
furnishings and pavers and adopt the Street Plan, 

x City of LO - 
Transportation WDW

District Property 
Owners, TAB, 
ODOT

T2 Adopt the grading plan and street elevations 
substantially consistent with Chapter 5.2.2. x City of LO - 

Transportation WDW
ODOT, UPRR, 
District Property 
Owners, TAB

T3

Approve and forward the preferred Foothills Road 
alignment for the Streetcar extension to Lake O to all 
appropriate planning agencies and advocate for the 
Foothills Road alignment as Lake O’s selected alignment 
throughout the Streetcar planning process.

x x City of LO Metro, TriMet PSI, City of 
Portland, TAB

T4

Approve and forward the preferred Streetcar terminus on 
the east side of State Street across from Millenium Plaza 
as shown on the Preferred Concept Plan to all 
appropriate planning agencies and advocate for the 
new terminus as Lake O’s selected terminus throughout 
the Streetcar planning process.

x x City of LO Metro, TriMet

PSI, Downtown 
Businesses, District 
Property Owners, 
TAB

T5

Approve and forward the preferred Streetcar park and 
ride location at the base of the B Street steps as shown on 
the Preferred Concept Plan to all appropriate planning 
agencies and advocate for the new park and ride 
location as Lake O’s selected location throughout the 
Streetcar planning process.

x x City of LO Metro, TriMet

Portland 
Streetcar Inc., 
Downtown 
Businesses, District 
Property Owners

Timing

p g p

T6

Commence negotiations with the appropriate agencies 
and parties to create a business plan for the use of 
Streetcar and shared parking on Blocks 1.07 and 1.08 
shown in the Preferred Concept Plan.

x City of LO Metro, TriMet, 
PGE

PSI, Downtown 
Businesses, District 
Property Owners

T7

Commence a study of the current use of the City-owned 
parking lot where the new Streetcar terminus is to be 
located and produce a plan that either relocates the 
existing parking need or terminates the parking use.

x x City of LO PSI

Downtown 
Businesses, District 
Property Owners, 
TriMet

T8

Initiate discussions with Terramar to devise a strategy for 
eliminating or mitigating the impact of transit parking in 
the Terramar owned parking areas in the southern area of 
the Foothills District.

x City of LO Terramar, Prime 
Group, TriMet PSI

T9

Direct the Parks Department to work in consultation with 
the Floodplain consultant to plan and locate a 
pedestrian and bicycle crossing over Tryon Creek 
connecting the Willamette River Greenway to Tryon Cove 
Park.

x City of LO Metro, BES

WDW, District 
Property Owners, 
Transportation 
Advisory Board

Figure 6.3: Foothills District Action Plan
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Key 
Number Action Item 0-6

months
6 - 24 

months Ongoing Lead Partners Stakeholders

Timing

T10

Negotiate with property owners to acquire the land 
necessary to construct the B Street steps with the 
objective of dedicating the B Street steps as a new public 
park subsequent to construction.  Identify funding 
partners.

x City of LO Property Owners

Downtown 
Businesses, FANA, 
District Property 
Owners

T11

Negotiate with UPRR, P&WRR and ODOT to secure at 
grade crossing permits for the northern portal, and the A 
and B Street at grade crossings of the rail line, in a 
manner susbtantially consistent with the Preferred 
Concept Plan.

x City of LO WDW, UPRR, 
PWRR and ODOT.

Stampher Road, 
FANA, Downtown 
Businesses, District 
Property Owners, 
TAB

T12

Work closely with the Stampher Road residents on the 
proposed Terwilliger Portal design in order to define the 
preferred intersection design including fill/wall treatments 
and landscaping, minimize construction impacts, protect 
neighborhood privacy, and improve safe access to and 
from the neighborhood.

x City of LO
WDW, Metro, BES, 
ODOT, UPRR, 
PWRR

Stampher Road, 
Friends of Tryon 
Creek, FANA, TAB, 
PRAB

T13

Work closely with the Stampher Road residents, Friends of 
Tryon and other interested stakeholders on potential 
improvements to Tryon Cove State Park that may be 
incorporated in the overall design of the northern portal 
and realigned Stampher Road.

x City of LO WDW, Metro, BES

Stampher Road, 
Friends of Tryon 
Creek, FANA, TAB, 
PRAB

T14

Explore design options for the access from Foothills Road 
to the Old Town neighborhood with the goal of 
minimizing cut-through traffic from Foothills Road and 
preserving Old Town access to the Village Center.  

x City of LO Terramar, WDW Old Town NA, TAB

FANA, Downtown 

T15

Initiate a rail corridor safety study between Millennium 
Plaza and the intersection with Terwilliger Blvd with the 
intent of obtaining approval for an at grade pedestrian 
crossing at A and B Avenues and a new vehicular 
crossing at Terwilliger. 

x City of LO UPRR, PWRR, 
ODOT, ODOT Rail

Businesses, 
Stampher Road, 
Friends of Tryon 
Creek, District 
Property Owners, 
TAB

T16

Work with residents of Old Town, First Addition, Lakewood, 
Evergreen and Birdshill to develop neighborhood traffic 
mitigation strategies, which would include identification 
of potential cut-through traffic impacts, appropriate and 
acceptable mitigation measures, and monitoring of 
traffic patterns. 

x City of LO

FANA, Old Town 
NA, Evergreen 
NA, Lakewood 
NA, Birdshill CPO

TAB

T17

Establish a well-designed, viable pedestrian connection 
starting at State/A and continuing to the waterfront via 
the Kincaid Curlicue connection. Special attention should 
be made to the visual terminus of A Avenue at State; at-
grade crossing of the UP rail line; and the grade 
transitions between the A Avenue connection/Foothills 
Road and the Kincaid Curlicue trail.

x City of LO UPRR, ODOT

TAB, Oswego 
Pointe Condos, 
Downtown 
Businesses, FANA
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Key 
Number Action Item 0-6

months
6 - 24 

months Ongoing Lead Partners Stakeholders

Timing

FLOODPLAIN

F1

Adopt a clarifying amendment to Section 50.44 that 
requires that all fill placed below the 100 year flood plain 
elevation be balanced with an equal amount of cut, 
provided that only removal of material below the 100 
year floodplain shall be counted as compensating for fill.

x City of LO WDW
SAB, NRAB, 
Planning 
Commission

F2
Direct the appropriate agencies to approve the historic 
compensatory cut in Foothills Park as partial mitigation for 
the fill proposed within the Foothills District.

x City of LO WDW

F3

Work collaboratively with local partners to design a 
mitigation plan for compensatory cut and resource 
enhancement along Tryon Creek to mitigate for the fill 
that will be required to develop within the Foothills 
District. 

x WDW

City of Lake O, 
Metro, BES, Army 
Corps of 
Engineers,  NOAA 
Fisheries

PRAB, SAB, NRAB, 
Stampher Road, 
FANA

F4
Submit an application and seek approval for the 
resource enhancement and compensatory cut and fill 
project proposed for Tryon Creek.

x City of LO

WDW, Metro, BES, 
Army Corps of 
Engineers, NOAA 
Fisheries

NRAB

F5
Work with appropriate outside agencies and City staff to 
develop a code amendment that would permit a fee in 
lieu of program for balanced cut and fill.

x WDW City of LO
Planning 
Commission, 
NRAB

LAND USE

LU1

Develop and adopt a package of zoning code, 
comprehensive and other code amendments that would 
permit the development of the Foothills District x City of LO WDW

District Property 
Owners, Planning 
Commission, 
FANA  E  LU1 permit the development of the Foothills District 

substantially in compliance with the Preferred Concept 
Plan and Chapter 5.4 of the Framework Plan.

x City of LO WDW FANA, Evergreen 
NA, Lakewood 
NA, Old Town NA

LU2
Amend the boundary of the Town Center designation 
within the Foothills District to make it coterminous with the 
Foothills District boundary.

x City of LO WDW
Planning 
Commission, 
Metro, ODOT

WASTEWATER TREATMENT PLANT

WWTP1 

Negotiate and execute an IGA or IGA amendment with 
the City of Portland that provides opportunities to remove 
the thermal load out of WWTP discharge water through 
cooperative energy practices with Foothills District 
properties and re-use of reclaimed water for potable uses 
in the District.

x City of LO BES

Property Owners, 
Oswego Pointe 
Condos, Friends 
of Tryon Creek, 
SAB, NRAB

WWTP2

Work closely with the City of Portland's Bureau of 
Environmental Services on the Facilities Plan update for 
the WWTP. Ensure that the Facilities Plan includes the 
critical elements that mitigate the plant's presence in the 
District. 

x City of LO BES

Property Owners, 
Oswego Pointe 
Condos, Friends 
of Tryon Creek

WWTP3

Negotiate and approve a Good Neighbor Agreement 
with the WWTP that incorporates mitigation measures 
consistent with the recommendations of the Framework 
Plan.

x City of LO BES

Property Owners, 
Oswego Pointe 
Condos, Friends 
of Tryon Creek
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Key 
Number Action Item 0-6

months
6 - 24 

months Ongoing Lead Partners Stakeholders

Timing

PARKS AND OPEN SPACE

POS1

Initiate a design process for the modifications to the 
Curlicue trail that will result in design features that are 
consistent with its function as a connection to Foothills 
Park from Foothills Road and State Street.

x City of LO PRAB, District 
Property Owners

POS2

Negotiate with property owners to acquire the land 
necessary to construct the B Street steps with the 
objective of dedicating the B Street steps as a new public 
park subsequent to construction.  Identify funding 
partners.

x City of LO
District Property 
Owners, ODOT 
Rail, UPRR, PWRR

PRAB, TAB

POS3
Negotiate with the City of Portland and Metro to partner 
in the development of a trail connection across Tryon 
Creek.

x City of LO Metro, BES
Friends of Tryon 
Creek, PRAB, 
Stampher Road

POS 4

Identify potential improvements to Tryon Cove Park that 
will increase habitat function and flood storage and 
minimize or mitigate impacts of the proposed Terwilliger 
Portal on this natural open space. 

City of LO Metro, BES

Friends of Tryon 
Creek, Stampher 
Road, PRAB, 
NRAB

POS5
Adopt standards for the pedestrian connections in the 
Preferred Concept Plan that extend Foothills Park up 
through the District in a series of green fingers.

x City of LO WDW
District Property 
Owners, PRAB, 
TAB

POS6

Develop a conceptual approach, including order-of-
magnitude cost estimates and potential funding 
sources/parternships, for daylighting Tryon Creek at the 
Highway 43 crossing. The daylighting should allow for 
salmonid habitat restoration and pedestrian and bicycle 
access linking Tryon Cove Park/Willamette Greenway with 
Tryon Creek State Park.

x City of LO
Oregon State 
Parks, ODOT, 
Metro, BES

PRAB, NRAB, 
Friends of Tryon 
Creek

y

PUBLIC ART

ART1 Identify key locations within the Foothills District for 
landmark public art installations. x x City of LO Arts Council, 

Property Owners

ART2 Work with the Arts Council of Lake Oswego to extend the 
Gallery Without Walls program into the Foothills District. x Arts Council City of LO, 

Property Owners
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Key 
Number Action Item 0-6

months
6 - 24 

months Ongoing Lead Partners Stakeholders

Timing

SUSTAINABILITY

SUS1

Work with the Sustainability Commission and appropriate 
City staff to create sustainability performance standards 
for the Foothills District in conformance with the 
recommendations of the Framework Plan.

x City of LO WDW
SAB, Planning 
Commission, 
Property Owners

SUS2

Ensure that the sustainability measures that are 
recommended under the Framework Plan are 
incorporated into the zoning code and comprehensive 
plan amendments and any future development 
agreements to the maximum extent possible.

x x City of LO WDW
SAB, Planning 
Commission, 
Property Owners

SUS3
Identify potential relocation sites for the Far West Fibers 
recycling center in Foothills. Include in analysis the 
potential for creating neighborhood recycling hubs.

x City of LO Far West Fibers SAB, Planning 
Commission

SCH1

Work with the LOSD on all elements of the Framework 
Plan to adequately evaluate impacts and benefits of 
Foothills redevelopment on student enrollment and 
funding.

x x City of LC LOSD

BES = City of Portland Bureau of Environmental Services PGE = Portland General Electric City of LO = City of Lake Oswego
FANA = First Addition/Forest Hills Neighborhood Association PSI = Portland Streetcar, Inc. SAB = Sustainability Advisory Board
ODOT = Oregon Department of Transportation PWRR = Pacific & Western Railroad TAB = Transportation Advisory Board
PRAB = Parks and Recreation Advisory Board UPRR = Union Pacific Railroad WDW = Williams/Dame & White

SCHOOLS








