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1 introduction
BACKGROUND AND PURPOSE

This report was prepared as one step in the City of Lake Oswego’s 
implementation of House Bill 2001 (“HB 2001”) and its associated 
requirements to allow “middle housing” broadly in residential zones. HB 2001 
is a landmark legislation with far-reaching implications for residential zoning. 
The law requires the City to allow duplexes on every lot where a detached 
single-family dwelling is allowed. Additionally, the City is required to allow 
triplexes, quadplexes, townhomes, and cottage clusters in areas zoned for 
residential uses that allow for single-family detached dwellings, with limited 
options to restrict these uses to certain locations or lots.

The purpose of the Neighborhood Character Report is to describe the visual 
and physical character of Lake Oswego’s various residential neighborhoods. 
The report will be used to inform future code and plan amendments to allow 
middle housing types in these neighborhoods, in compliance with HB 2001. 
By analyzing and describing the character of Lake Oswego’s neighborhoods, 
and identifying elements of that character that are highly valued by the 
community, the report can support the City’s effort to successfully integrate 
a wider variety of housing types into neighborhoods that are predominantly 
made up of detached, single-family houses. In order to produce middle 
housing developments that are sensitive to neighborhood context, code 
regulations must reflect the essential elements of neighborhood character 
as they vary across the city.

Existing examples of “missing middle” housing in Lake Oswego.

ORGANIZATION OF THE REPORT

The Neighborhood Character Report is organized into five sections:

1. Introduction and Background: This section of the report provides 
background information that is pertinent to understanding the purpose of 
the report and how it will be used by the City. This section also includes 
a discussion of the relationship between neighborhood character and 
historical practices of social exclusion that are pertinent to this topic.

2. Neighborhood Profiles: This section of the report presents a concise 
profile of each of the City’s recognized neighborhood associations. The 
profiles identify the boundaries of the neighborhood and summarize 
key development patterns. The profiles also present key excerpts from 
neighborhood plans and a neighborhood character survey in order to 
provide a snapshot of the characteristics of the neighborhood that are 
valued by residents.

3. Elements of Neighborhood Character: This section of the report provides 
a brief summary of the elements of neighborhood character that are the 
focus of this report. These elements are Landform and Natural Features, 
Streets and Blocks, Lot Patterns and Building Placement, and Building 
Form.

4. Character Area Profiles: “Character Areas” are groupings of neighborhoods 
with a similar character. This section of the report proposes seven 
character areas in Lake Oswego and provides a more detailed profile of the 
development patterns and characteristics that distinguish each.

5. Building Form Profiles: This section of the report proposes a typology 
of five building form types that are present in Lake Oswego. These form 
types encompass a range of architectural styles that share certain 
commonalities which make them compatible with each other. This section 
also provides a map which identifies the form types that are predominant in 
each neighborhood or character area.
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Figure 1.1 Map of neighborhoods in Lake Oswego
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neighborhoods, diversity, and exclusionary practices

This report focuses on the built form and character of Lake Oswego’s 
neighborhoods. However, this focus on the physical form of a place should 
not be entirely separated from a conservation about people and communities 
that inhabit and are affected by these places. This includes the people who 
live in the community today, but it should also consider the people that 
have been excluded from or otherwise not able to live in that community 
throughout its history and into the present day. =

Many Lake Oswego residents are aware that many people with lower 
incomes or less wealth do not have the resources to live in many of the city’s 
beautiful and cherished neighborhoods. As illustrated in the demographic 
information in the table below, Lake Oswego as a whole is a more socially 
exclusive community than many other parts of the Portland metro region. 
The level of exclusivity varies within the community, as well. For more 
information, see the Neighborhood Conditions Analysis (Appendix A).

Historical practices of racial exclusion affect Lake Oswego’s 
neighborhoods today

The social makeup of Lake Oswego and its neighborhoods today reflect, in 
part, the vestiges of many decades of explicit social and racial exclusion. 
There is a well-documented history of discriminatory practices at the local, 
state, and national level that determined where people of color or lower 
income households could choose to live. The intent of this report is not to 
summarize all of these practices, but to promote an awareness that these 
practices existed so as to provide vital context to today’s decisions about 
zoning policy.

Statewide exclusionary laws
The state of Oregon passed a series of laws that excluded people of color 
from living in the state or from owning property. The Donation Land Claim 
Act of 1850 allowed single white men to claim 320 acres and married men 
to claim 640 acres. A woman or person of color could not claim land. The 
Oregon constitution, adopted in 1857, banned slavery but also excluded 
Blacks from legal residence. The Alien Land Law of 1923 prohibited Oregon 

residents ineligible for citizenship from owning property or entering into 
leases. The law was meant to ban land ownership by Chinese and Japanese 
immigrants.

Racially restrictive covenants
Private developers and property owners placed racially restrictive covenants 
on their properties. The covenants were legal clauses written into a deed 
that restricted who could own or live on a property based on their race. 
Racially restrictive covenants were used extensively across the country 
in the early 1900s, including in Lake Oswego. The original property owner 
of much of the land area in the town, the Oregon Iron and Steel Company, 
sold lakefront lots with racially restrictive covenants. Recent research by 
students at Portland State University found similar covenants on properties 
in the Lakeview-Summit, Forest Hills, Lake Forest, Bryant, and Rosewood. 
These covenants were declared unenforceable in 1948 by the U.S. Supreme 
Court. By that time, however, most of the restrictions had been enforced for 
decades.

Home loan discrimination (“redlining”)
In the 1930s, the Home Owners Loan Corporation (HOLC) assessed the 
desirability of neighborhoods in order to inform which properties could 
qualify for government-sponsored mortgages. The HOLC categorized 
neighborhoods into four grades: A - Best, B - Still Desirable, C - Definitely 
Declining, and D - Hazardous. Redlined areas typically had concentrations 
of people of color. This made it difficult or impossible for residents 

the form of our neighborhoods affects the diversity of our community

Example of a racially restrictive covenant typically found in Lake Oswego deeds beginning in 
the early 1900s.
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living in “redlined” neighborhoods to 
receive loans.“Greenlined” areas, on 
the other hand, tended to have a more 
homogenous, white, higher-income 
population, and were zoned single-family. 
Residents of greenlined areas had much 
greater access to government-sponsored 
home loans. 

HOLC grading was more typical in the City 
of Portland, but the maps did extend into 
some neighborhoods that are now in Lake 
Oswego. Portions of the Birdshill and First 
Addition neighborhood were graded green 
(“A - Best”) by the HOLC. The grade was assigned, in part, because the 
area had no “infiltration” of foreign-born families, no Black residents, and 
no other “subversive” populations. The remarks of the HOLC official show 
the exclusionary intent of the grade: “Highly deed restricted. Land values, 
location and pattern of district also offer protection. Probably Portland’s 
most exclusive district.”

The physical form of neighborhoods, and the zoning rules that 
regulate it, are linked to social and racial diversity
While the direct exclusionary practices noted above originated in the first 
half of the 20th century, contemporary building and zoning practices 
continue to exclude certain people in indirect ways. Zoning regulations and 
private covenants often limit new development to detached, single-family 
houses on relatively large lots. Given the cost of land and construction, 
this form of housing is simply not financially accessible for households 
with lower incomes. And communities of color are disproportionately 
represented among lower income households. Thus, although single-family 
zoning does not directly or explicitly exclude certain people, it indirectly 
influences that social and racial makeup of neighborhoods.

Breaking the link: Preserving character and promoting inclusion
The passage of House Bill 2001 offers an opportunity to “break the link” 
between the physical form of housing and neighborhoods and their social 
and racial makeup. That link is dependent, in part, on strictly controlling 
the number of housing units that can be built on a given parcel of land. 
Allowing more units, particularly smaller units, can allow for lower cost 
housing types that may be accessible to a broader range of people, 
including more low or moderate income households and people of color

Allowing more units and higher density housing does not mean the City 
must stop regulating the physical form of housing. HB 2001 still gives the 
City the authority to control the size, bulk, architecture, and other physical 
characteristics of housing. The law places new limits on the City’s authority 
to control the number of dwelling units on any site, which may influence 
the form and character of a building, but does not solely determine it. 
Essentially, “breaking the link” between the physical form of housing and 
the social makeup of neighborhoods means focusing zoning controls more 
on the form of the buildings and less on the number of units in the building.

Map of the portion of Lake Oswego 
that was "greenlined" by the HOLC

For more information on the history of exclusionary land use and development 
practices, see the following sources:

Rothstein, Richard. The Color of Law: A Forgotten History of How Our 
Government Segregated America. New York: Liveright Publishing, 2017.

Bureau of Planning and Sustainability, City of Portland. Historical Context of 
Racist Planning. September 2019. Available at: https://www.portland.gov/bps/
history-racist-planning-portland

Colver, Marylou. Building Blocks: A Pictorial History of Lake Oswego’s 
Neighborhoods. Lake Oswego Preservation Society. Available at: http://
lakeoswegopreservationsociety.org/pdf/exhibit-building-blocks.pdf

History Department, Portland State University. Invisible Walls: Housing 
Discrimination in Clackamas County. 2019. Available at: https://dochub.
clackamas.us/documents/drupal/7638817e-34db-4f47-85db-9d9ba4f6ed53

For information on how to remove racial covenants from your property, see:  
https://www.ci.oswego.or.us/planning/removal-racial-covenants
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OVERVIEW OF NEIGHBORHOOD PROFILES

This section of the report presents a concise profile of 
each of the City’s recognized neighborhood associations. 
The purpose of this section is to compile key background 
information on each neighborhood and present a brief 
portrait of the neighborhood design and character issues 
that are important in that neighborhood. For a more detailed 
discussion of the physical form of each neighborhood, 
see the Character Area Profiles and Building Form Profiles 
(Chapters 4 and 5).
The neighborhood profiles include the following information:
• Map of Neighborhood Boundaries
• Summary of Key Development Patterns: The zoning, 

median lot size, and median floor area ratio are presented, 
as well as any special zoning overlays that apply in the 
neighborhood. 

• Excerpts from Neighborhood Plans: If the neighborhood 
has adopted a neighborhood plan, an excerpt from the 
plan is provided which helps to illustrate the qualities and 
character of the neighborhood that is valued by residents.

• Community Voices from Character Survey: This 
section provides an excerpt from written comments 
submitted for the Neighborhood Character Survey. The 
comments were written in response to the question: 
What characteristics of your neighborhood do you hope 
are preserved as new residential development occurs 
over time?

• Character Area(s): This section identifies the Character 
Area(s) that apply to this neighborhood. See Chapter 4 for 
a detailed profile of each Character Area.

2 neighborhood profiles
Neighborhood Neighborhood 

Plan
Overlay 
District Character Areas

Birdshill (City & County) No No Large-Lot Hillside
Blue Heron No No Oswego Canal Lakeside Edge
Bryant (City & County) No No Cooks Butte Lakeside Edge
Childs No No Cooks Butte
Evergreen Yes (2005) Yes Historic Core Lakeside Edge
First Addition - Forest Hills Yes (1996) Yes Historic Core
Forest Highlands (City & County) No No Large-Lot Hillside
Glenmorrie Yes (2000) Yes Large-Lot Hillside
Hallinan No No Historic Core
Holly Orchard No No Mountainside
John’s Woods No No Mountainside
Lake Forest (City & County) Yes (2002) Yes Groves West End
Lake Grove Yes (1998) Yes Groves Lakeside Edge
Lakeview-Summit No No Large-Lot Hillside Mountainside
McVey-South Shore No Yes Cooks Butte Historic Core
Mountain Park No Yes Mountainside
North Shore Country Club No No Large-Lot Hillside

Oak Creek (City & County) No No West End
Old Town Yes (1998) Yes Historic Core
Palisades Yes (2009) No Cooks Butte
Rosewood (City & County) No No Groves
Skylands (City & County) No No Large-Lot Hillside
Uplands Yes (2017) Yes Large-Lot Hillside
Waluga Yes (2002) No Groves
Westlake No Yes West End
Westridge (City & County) No No Cooks Butte
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93% of respondents felt trees and landscaping 
were dominant visual elements on their 
neighborhood’s streets. Respondents rated 
this as highly desirable (4.5 out of 5).

People want to preserve greenery, especially trees 

of respondents felt their neighborhood 
featured visually dominant garages, but  
respondents rated this attribute only a 2.3 
out of 5 in terms of desirability.

71%
People see imposing garages, but don’t like them

People seem more flexible with building aesthetics
Respondents assigned middling desirability scores to 
building attributes like architectural uniformity, specific 
facade types, porches and columns to frame entrances, 
and consistent house-to-lot proportions.

Key findings of the neighborhood character survey
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Birdshill 67% 33% 67% 0% 33% 0% 100% 0% 100% 100% 100% 33% 33% 33% 100%

Blue Heron 85% 33% 81% 70% 48% 78% 56% 37% 48% 78% 63% 78% 37% 67% 81%

Bryant 89% 51% 62% 84% 47% 82% 44% 31% 49% 71% 22% 69% 64% 33% 96%

Childs 73% 73% 33% 73% 33% 67% 80% 53% 7% 67% 40% 87% 80% 53% 93%

Evergreen 71% 18% 75% 89% 7% 57% 18% 29% 64% 79% 29% 50% 32% 18% 86%

First Addition 91% 35% 89% 98% 26% 15% 10% 13% 58% 78% 20% 51% 15% 14% 95%

Foothills 50% 75% 38% 25% 38% 25% 25% 0% 38% 88% 50% 50% 75% 25% 100%

Forest Highlands 74% 27% 80% 61% 48% 73% 85% 44% 42% 92% 74% 62% 44% 59% 96%

Glenmorrie 55% 50% 45% 41% 27% 73% 59% 50% 55% 77% 50% 64% 59% 41% 86%

Hallinan 77% 27% 40% 40% 23% 60% 57% 27% 47% 73% 33% 67% 57% 67% 90%

Holly Orchard 94% 61% 72% 83% 6% 100% 39% 44% 33% 56% 11% 89% 44% 78% 78%

John's Woods 100% 45% 73% 64% 27% 82% 73% 18% 73% 91% 27% 91% 36% 100% 91%

Lake Forest 48% 32% 32% 58% 26% 58% 65% 52% 52% 71% 42% 58% 81% 16% 94%

Lake Grove 73% 33% 79% 69% 69% 83% 50% 29% 60% 81% 44% 46% 35% 19% 92%

Lakeview-Summit 100% 14% 71% 57% 43% 86% 29% 0% 57% 71% 43% 43% 57% 71% 86%

Lakewood 96% 26% 87% 74% 4% 48% 48% 9% 87% 83% 22% 70% 30% 83% 100%

McVey-South Shore 77% 41% 73% 55% 23% 80% 50% 36% 41% 70% 36% 75% 32% 57% 98%

Mountain Park 84% 53% 53% 61% 23% 91% 50% 13% 39% 81% 33% 75% 73% 84% 94%

North Shore-Country Club 88% 25% 94% 56% 19% 56% 50% 6% 75% 94% 50% 56% 13% 44% 94%

Oak Creek 93% 100% 73% 87% 7% 93% 7% 53% 53% 53% 0% 87% 47% 53% 60%

Old Town 100% 57% 86% 100% 14% 57% 29% 14% 86% 100% 14% 57% 43% 43% 100%

Palisades 86% 38% 64% 77% 25% 86% 72% 41% 47% 81% 51% 81% 64% 73% 100%

Rosewood 75% 75% 42% 67% 42% 75% 67% 58% 42% 58% 58% 67% 75% 17% 92%

Skylands 100% 0% 100% 100% 33% 0% 100% 67% 33% 100% 100% 100% 0% 33% 100%

Uplands 88% 27% 81% 65% 35% 65% 77% 27% 73% 85% 65% 54% 38% 81% 88%

Waluga 62% 38% 31% 62% 54% 92% 31% 31% 69% 62% 31% 77% 62% 38% 92%

Westlake 98% 70% 81% 84% 23% 100% 23% 53% 28% 60% 19% 98% 51% 19% 77%

Westridge 96% 41% 89% 78% 19% 81% 85% 26% 15% 85% 41% 89% 22% 81% 96%

Residents vary significantly in terms of how they perceive the 
existing character of their neighborhoods...

Percentage of survey respondents that felt their 
neighborhood had this characteristic.
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Birdshill 3.3 3.7 3.0 2.3 2.3 2.3 4.7 2.7 3.0 4.7 4.7 2.3 2.7 2.7 5.0

Blue Heron 3.7 2.9 3.5 3.3 1.9 2.4 3.9 2.8 2.7 3.9 3.4 3.5 2.5 2.7 4.0

Bryant 4.0 3.2 3.5 3.7 2.4 2.6 4.0 2.9 2.7 4.2 3.3 3.8 3.1 2.6 4.5

Childs 4.2 3.8 3.1 3.8 2.4 2.3 4.9 3.1 2.0 4.1 4.0 4.1 3.4 2.5 4.6

Evergreen 3.8 3.1 3.5 4.0 2.0 2.0 3.3 2.8 2.5 3.8 2.8 3.6 2.4 2.3 4.2

First Addition 3.9 3.3 3.5 3.9 1.6 1.9 3.5 2.3 2.5 4.1 2.7 3.3 2.6 2.2 4.5

Foothills 3.5 3.6 3.5 3.3 2.8 2.1 4.1 1.9 1.6 4.6 3.5 4.0 3.1 3.0 4.9

Forest Highlands 3.8 2.9 3.5 3.2 2.3 2.2 4.7 2.9 2.3 4.4 4.0 3.9 2.8 2.9 4.7

Glenmorrie 3.2 2.9 2.9 3.0 2.2 2.5 4.0 2.9 3.0 4.4 3.6 4.0 3.0 2.7 4.5

Hallinan 3.3 2.7 2.9 2.7 1.9 1.8 4.0 2.4 2.4 4.1 3.2 3.4 2.5 2.7 4.3

Holly Orchard 4.2 3.1 3.9 3.8 1.7 2.2 4.2 3.0 2.3 4.1 3.2 3.8 2.5 2.8 4.3

John's Woods 3.8 3.3 3.5 3.7 1.9 2.6 4.5 2.9 2.5 4.4 3.0 4.3 2.6 3.8 4.5

Lake Forest 3.3 2.5 2.9 3.2 2.1 2.3 4.2 3.1 2.3 4.2 3.4 3.2 2.6 2.1 4.6

Lake Grove 3.7 3.1 3.6 3.6 2.4 2.3 4.3 2.8 2.4 4.2 3.5 3.2 2.8 2.4 4.6

Lakeview-Summit 4.3 2.4 3.4 2.9 2.3 2.3 3.9 2.1 2.4 3.6 3.7 3.1 2.3 3.7 4.3

Lakewood 4.2 2.7 3.8 3.6 1.6 2.1 3.8 2.3 2.3 4.2 3.0 3.5 2.6 2.8 4.7

McVey-South Shore 3.9 3.3 3.5 3.5 1.9 2.2 4.3 2.9 2.1 3.9 3.0 3.8 2.6 2.7 4.4

Mountain Park 3.7 2.8 3.3 3.4 2.4 2.3 4.0 2.3 2.5 4.2 3.3 3.3 2.8 3.1 4.5

North Shore-Country Club 4.2 3.1 3.3 3.4 1.6 1.9 4.1 2.6 2.6 4.1 3.6 3.8 2.7 2.7 4.3

Oak Creek 3.6 3.4 3.5 3.5 2.6 2.5 3.7 2.9 2.0 3.5 3.2 3.5 2.9 2.9 3.3

Old Town 4.6 3.1 3.6 3.9 2.3 2.4 3.4 2.4 3.0 4.7 3.1 3.6 3.3 2.6 4.4

Palisades 4.1 3.1 3.5 3.7 2.1 2.5 4.2 2.8 2.3 4.1 3.4 4.0 3.0 3.1 4.5

Rosewood 3.5 3.3 3.1 3.3 1.9 2.5 4.2 2.8 2.3 4.0 3.4 3.2 2.8 2.7 4.3

Skylands 3.7 2.7 3.7 2.7 3.7 2.7 4.7 4.0 3.0 4.0 4.7 5.0 3.0 2.3 3.7

Uplands 3.9 2.9 3.8 3.0 2.0 2.1 4.3 3.1 2.3 4.3 3.8 3.5 2.7 2.6 4.5

Waluga 3.2 2.5 3.5 3.4 2.4 2.1 4.0 2.5 2.1 3.9 3.0 3.5 2.8 2.8 4.4

Westlake 4.1 3.3 3.9 3.8 2.2 2.4 4.2 2.9 2.3 4.1 3.4 4.2 3.0 2.8 4.4

Westridge 4.1 2.9 3.9 3.8 1.7 2.2 4.4 2.6 2.0 4.2 3.2 4.0 2.6 3.0 4.7

Average rating of desirability of each 
characteristic (1-5 scale)

...but the characteristics that are see as desirable are more 
consistent across various neighborhoods.
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BLUE HERON

 
Summary of Key Development Patterns

• Zoning: R-7.5
• Median Lot Size: 13,269 sq ft
• Median Floor Area Ratio: 0.32

Community Voices from Character Survey

Key to the neighborhood are the trees and the natural landscapes 
planted with Oregon natives. The towering Douglas firs are an 
endowment of this area which needs to be preserved. 

Neighborhood Association Interview Key Takeways

Streets function as “parks” in Blue Heron, many canal-adjacent 
homes are oriented towards the rear, and not many lawns, especially 
in the front yard.

Character Areas
   Oswego Canal

BIRDSHILL (CITY & COUNTY)

 
Summary of Key Development Patterns

• Zoning: R-10 or County zoning. 
• Median Lot Size: 35,786 sq ft
• Median Floor Area Ratio: 0.12

Community Voices from Character Survey

Love our large lots and natural habitat, large trees! 

Character Areas
   Large-Lot Hillside

BLUE 
HERONBIRDSHILL
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CHILDS

 
Summary of Key Development Patterns

• Zoning: R-10, R-15
• Median Lot Size: 15,124 sq ft
• Median Floor Area Ratio: 0.22

Community Voices from Character Survey

Specifically, Olson Ct and Olson Ave. in Childs which are two streets 
distinct and different from the Childs area. Large lots. Single family 
homes. A lot of space between homes. 1970’s exteriors or simple 
architecture. Tree lined street with trees shrubs etc in front back and 
to the sides of many homes.

Character Areas
   Cooks Butte

BRYANT

 
Summary of Key Development Patterns

• Zoning: R-3, R-5, R-7.5
• Median Lot Size: 8,334 sq ft
• Median Floor Area Ratio: 0.22

Community Voices from Character Survey

Quiet streets, uniform housing styles, walkability, large ratio of 
lot size to house size

Neighborhood Association Interview Key Takeways

Lots of variation, different styles depending on the era - built in “style 
du jour” of the time, tree canopy frames architecture

Older homes have larger front setbacks and lake-view homes, 
homes along canals more likely to face the lake, are set back from 
street to accommodate this

Character Areas
   Groves

CHILDS

BRYANT



11

FIRST ADDITION-FOREST HILLS 

Summary of Key Development Patterns

• Zoning: R-7.5
• Median Lot Size: 6,000 sq ft
• Median Floor Area Ratio: 0.44
• Overlay District: Downtwon Redevelopment Design District

Excerpts from Neighborhood Plan

Protect the character of the neighborhood by encouraging new 
residences and residential alterations to be compatible with the 
building size and proportion of existing dwellings

Community Voices from Character Survey

A mix of styles, large trees maintained, and flexibility in design to 
accommodate different styles, sizes to maintain trees and save 
unique older homes. 

Neighborhood Association Interview Key Takeways

Friendliness in neighborhood tied to front-facing porches and 
country feel to the streets in First Addition. Lots of homes built in 
the ‘60s and ‘70s, ranch style is predominate, even newer tend to be 
single story and internal courtyards are common in Forest Hills.

Character Areas
   Historic Core

FIRST
ADDITION-

FOREST-HILLS

EVERGREEN (CITY & COUNTY)

 

Summary of Key Development Patterns

• Zoning: R-7.5, R-0, R-W
• Median Lot Size: 5,459 sq ft
• Median Floor Area Ratio: 0.41
• Overlay District: Evergreen R-7.5 Overlay District

Excerpts from Neighborhood Plan

The styles of dwellings coupled with large, old trees create the 
atmosphere of a small, safe, quiet, rural village

Community Voices from Character Survey

The preservation of scale, i.e., the houses that are allowed to be built 
or remodeled on a given lot retain the original scale of the homes in 
that neighborhood

Character Areas
   Historic Core

EVERGREEN
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FOREST HIGHLANDS (CITY & COUNTY)

Summary of Key Development Patterns

• Zoning: R-5, R-10, R-15
• Median Lot Size: 18,876 sq ft
• Median Floor Area Ratio: 0.18
• Planned Developments: Wetland

Community Voices from Character Survey

Set backs from streets; green areas; architectural diversity; 
separated pedestrian sidewalks. 

Neighborhood Association Interview Key Takeways

A lot of variety in Forest Highlands - some larger estates, some 
smaller homes; all on large lots, generally, other than R-5 along 
Country Club; mature vegetation is common

Character Areas
   Large-Lot Hillside

FOREST
HIGHLANDS

FOOTHILLS

Summary of Key Development Patterns

• Zoning: R-0
• Median Lot Size: N/A
• Median Floor Area Ratio: N/A

Community Voices from Character Survey

Conservation of indigenous trees and under story

Character Areas

Foothills was not included in the character areas analysis because it 
is not subject to the HB 2001 middle housing requirements.

FOOTHILLS
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HALLINAN

Summary of Key Development Patterns

• Zoning: R-0, R-7.5, R-15
• Median Lot Size: 7,501 sq ft
• Median Floor Area Ratio: 0.22

Community Voices from Character Survey

Trees, village like streets without sidewalks, diverse buildings styles 
old and new, and maintaining large lot sizes with small footprint. 

Neighborhood Association Interview Key Takeways

Landscaping is important - more of a mix of landscaping styles - 
Hallinan doesn’t necessarily have a dense tree canopy, gardens are 
fairly common.

Character Areas
   Historic Core

GLENMORRIE

Summary of Key Development Patterns
• Zoning: R-15
• Median Lot Size: 21,980 sq ft
• Median Floor Area Ratio: 0.11
• Overlay District: Glenmorrie R-15 Overlay District

Excerpts from Neighborhood Plan

The low vertical scale of much the built environment contrasts 
significantly with the abundance of mature trees, which impart a 
sense of spatial dominance.

Community Voices from Character Survey

I love that our neighborhood have a similar home design--mid 
century modern ranch style. I also love the privacy and space that 
we have. The greenspaces, trees and foliage are beautiful and 
contribute to our quality of life. 

Character Areas
   Large-Lot Hillside

HALLINANGLENMORRIE
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JOHN’S WOODS

Summary of Key Development Patterns

• Zoning: R-10
• Median Lot Size: 10,876 sq ft
• Median Floor Area Ratio: 0.24

Community Voices from Character Survey

The natural impact of trees and greenery.  Simplicity of the small 
coziness of the neighborhood. Preservation to maintain homes in 
similar size (new builds or remodel additions). 

Character Areas
   Mountainside

JOHN’S
WOODS

HOLLY ORCHARD

Summary of Key Development Patterns

• Zoning: R-5, R-10
• Median Lot Size: 9,741 sq ft
• Median Floor Area Ratio: 0.34

Community Voices from Character Survey

Interesting and different architecture and bigger lots so houses are 
not too close to one another . 

Character Areas
   Mountainside

HOLLY 
ORCHARD
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LAKE GROVE

Summary of Key Development Patterns

• Zoning: R-0, R-2.5, R-3, R-5, R-7.5, R-10
• Median Lot Size: 10,475 sq ft
• Median Floor Area Ratio: 0.19
• Overlay District: Lake Grove R-7.5/10 Overlay District, West Lake 

Grove Design District

Excerpts from Neighborhood Plan

Preserve Lake Grove Neighborhood’s natural resources and wooded 
character.

Community Voices from Character Survey

A mix of property sizes and values, thus a mix of affordability levels 
and a mix of people! Walkability & bikeability essential. Easy, safe, 
close access to both commercial conveniences & natural expanses.

Neighborhood Association Interview Key Takeways

Balance of architecture and landscaping, street trees a dominant 
feature - Variety of architecture is a characteristic of the 
neighborhood

Character Areas
  Groves

              Lake Edge

LAKE FOREST (CITY & COUNTY)

Summary of Key Development Patterns

• Zoning: R-0, R-7.5, R-15
• Median Lot Size: 11,214 sq ft
• Median Floor Area Ratio: 0.21
• Planned Developments: LGVC Overlay District
• Overlay District: West Lake Grove Design District

Excerpts from Neighborhood Plan

Lake Forest is characterized by tall evergreen trees, narrow streets 
and fairly large lots.

Community Voices from Character Survey

Affordable, environmentally-friendly, racially diverse neighborhoods. 
Space for trees and gardens, play areas for children, expression of 
architectural whimsy without extravagance. Community gathering 
areas. Paths for walking and bike riding.

Neighborhood Association Interview Key Takeways

Maintaining existing characteristics such as country feel and large 
trees more important than architecture style

Character Areas
        Groves

LAKE 
GROVE

LAKE FOREST
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LAKEWOOD

Summary of Key Development Patterns

• Zoning: R-0, R-7.5
• Median Lot Size: 2,759 sq ft
• Median Floor Area Ratio: 0.22

Community Voices from Character Survey

Houses smaller in proportion to lot size, that is not taking up every 
bit of the lot. Plenty of trees and plantings. A variety of housing 
types. 

Neighborhood Association Interview Key Takeways

Mid-century split-level architectural style for older homes, this is 
characteristic - neighborhood transitioning to more detailed facades, 
complexity, etc. Not many lawns, more front-facing landscaping on 
homes that do not border the lake

Character Areas
   Historic Core

              Lake Edge

LAKEWOOD

LAKEVIEW-SUMMIT

Summary of Key Development Patterns

• Zoning: R-7.5, R-15
• Median Lot Size: 9,290 sq ft
• Median Floor Area Ratio: 0.33
• Planned Developments: Village on the Lake PUD

Community Voices from Character Survey

Lovingly maintained green spaces & homes. 

Character Areas
   Mountainside

              Lake Edge

LAKEVIEW-
SUMMIT
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MOUNTAIN PARK

Summary of Key Development Patterns
• Zoning: R-0, R-3, R-7.5, R-10
• Median Lot Size: 3,418 sq ft
• Median Floor Area Ratio: 0.30
• Overlay District: Mountain Park Town Center Design District

Community Voices from Character Survey

Mt Park was specifically designed to provide multiple housing 
options for people of various income levels, from apartments to 
condos and townhouses, to duplexes and single family homes, 
modest to expensive hilltop homes.  Architecture tends to be 
generic but varies within Mt Park (fairly relaxed) “standards”.  It’s 
a successful model that could be replicated to meet affordable 
housing requirements.

Character Areas
   Mountainside

MCVEY-SOUTH SHORE

Summary of Key Development Patterns

• Zoning: R-0, R-3, R-5, R-7.5, R-10, R-15
• Median Lot Size: 9,416 sq ft
• Median Floor Area Ratio: 0.26
• Overlay District: Grimm's Corner Neighborhood Commercial Design 

District

Community Voices from Character Survey

Older trees, larger lot sizes, green spaces, neighborhood parks, and 
compatible architecture.

Neighborhood Association Interview Key Takeways

Three different “zones” with similar characteristics:

1. Lake-front homes - more custom, each is different, larger lots

2. Palisades Terrace - larger homes in proportion to the lot

3. Kilkenny and streets named after trees - homes more modest, 
‘70s vintage, single or split level

Character Areas
   Cooks Butte

   Historic Core

MOUNTAIN
PARK

MCVEY-SOUTH
SHORE
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OAK CREEK (CITY & COUNTY)

Summary of Key Development Patterns

• Zoning: R-5, R-7.5
• Median Lot Size: 7,715 sq ft
• Median Floor Area Ratio: 0.32
• Planned Developments: Bay Creek Estates PD

Community Voices from Character Survey

Retention of trees and multistory canopy. Brick chimneys. Sidewalks. 
Street trees. Native plantings where possible. 

Neighborhood Association Interview Key Takeways

Homogenous styles with two stories, wood siding; most entrances 
are right up to the street and visible

Character Areas
   West End

OAK CREEK

NORTH SHORE-COUNTRY CLUB

Summary of Key Development Patterns

• Zoning: R-10, R-15
• Median Lot Size:26,680 sq ft
• Median Floor Area Ratio: 0.18
• Planned Developments: Village on the Lake PUD

Community Voices from Character Survey

Thoughtful well built homes with good lot sizes to include yards and 
streets that are wide with sidewalks. 

Character Areas
   Large-Lot Hillside

NORTH SHORE-
COUNTRY CLUB
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PALISADES

Summary of Key Development Patterns

• Zoning: R-7.5, R-10, R-15
• Median Lot Size: 12,703 sq ft
• Median Floor Area Ratio: 0.23
• Planned Developments: Edgecliff Terrace

Excerpts from Neighborhood Plan

Primary character-defining features for the Palisades neighborhood
are stunning views, mature evergreen trees and wildlife habitat,
adjacent rural land, detached, single-family homes, and the lake.

Community Voices from Character Survey

A mix of architectural styles, good landscaping, not having the 
garage be the dominant feature on the streetscape. 

Neighborhood Association Interview Key Takeways

The complexity and amount of materials on facades varies 
throughout the large neighborhood, large tress and garages in front 
are dominant visual element from street

Character Areas
   Cooks Butte

              Lake Edge

OLD TOWN

Summary of Key Development Patterns

• Zoning: R-DD
• Median Lot Size: 5,400 sq ft
• Median Floor Area Ratio: 0.35
• Overlay District: Old Town Design District

Excerpts from Neighborhood Plan

The purpose of the standards is to “develop a cohesive and orderly 
relationship between existing and proposed buildings in the Old 
Town Neighborhood by providing visual connections defined by the 
predominant architectural characteristics of the Old Town Styles.

Community Voices from Character Survey

Diversity of housing. Walkability. Compatible height..

Neighborhood Association Interview Key Takeways

Most yards are heavily planted; eclectic mix of architecture styles; 
higher lot coverage with houses closer to the street

Character Areas
   Historic Core

PALISADES

OLD
TOWN
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SKYLANDS (CITY & COUNTY)

Summary of Key Development Patterns

• Zoning: R-15
• Median Lot Size: 41,239 sq ft
• Median Floor Area Ratio: 0.12
• Planned Developments: Viewpoint Lane

Community Voices from Character Survey

Privacy, quiet, lack of through traffic, architectural variety, large lots. 

Character Areas
   Large-Lot Hillside

SKYLANDS

ROSEWOOD (CITY & COUNTY)

Summary of Key Development Patterns

• Zoning: R-7.5, R-10
• Median Lot Size: 11,266 sq ft
• Median Floor Area Ratio: 0.20

Community Voices from Character Survey

Space in between houses, enough street parking, nice landscape. 

Neighborhood Association Interview Key Takeways

Relatively flat neighborhood, this makes walking easier - pathways 
and safe access to school are very important.

Character Areas
   Groves

ROSEWOOD
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WALUGA

Summary of Key Development Patterns

• Zoning: R-0, R-3, R-5, R-7.5
• Median Lot Size: 2,253 sq ft
• Median Floor Area Ratio: 0.28
• Planned Developments: LGVC Overlay District, Kruse Way Place, 

Kruse Way and Carman Drive

Excerpts from Neighborhood Plan

The Waluga Neighborhood is striving to create a “small town” 
atmosphere which supports mass transit, maintains the current 
balance of land uses and densities, and provides clear transitions 
from different types of land uses.

Community Voices from Character Survey

The variety of architecture and size of the homes. This variety 
include older homes, newer or brand new homes. It also includes a 
wide range of prices. It also includes townhomes and apartments. 

Neighborhood Association Interview Key Takeways

Not much homogeneity in facades, generally - developed “street by 
street”; lots can be narrow and deep; and combination of “mature 
trees” and “gardens” for landscaping

Character Areas
   Groves

UPLANDS

Summary of Key Development Patterns

• Zoning: R-5, R-10
• Median Lot Size: 15,191 sq ft
• Median Floor Area Ratio: 0.23
• Overlay District: Uplands R-10 Overlay District

Excerpts from Neighborhood Plan

We are a heavily wooded, organically developed, low-traffic, 
residential neighborhood which allows an intimate relationship with 
nature.

Community Voices from Character Survey

The defining characteristic of Uplands is large lushly landscape lots 
with notable separation between homes on at least 2 sides.

Neighborhood Association Interview Key Takeways

Large lots with homes “floating” in the lot is a neighborhood 
characteristic; some consistency to neighborhood facades, but 
becoming more varied over time, and lots of landscaping - lawns, 
trees, mature white oaks and Doug-firs.

Character Areas
   Large-Lot Hillside

WALUGAUPLANDS
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WESTRIDGE

Summary of Key Development Patterns

• Zoning: R-10
• Median Lot Size: 12,642 sq ft
• Median Floor Area Ratio: 0.18

Community Voices from Character Survey

Architectural variety, mature trees and landscaping, community 
space (e.g., parks). 

Neighborhood Association Interview Key Takeways

Side yard setbacks vary. Sometimes a house is closer on one side 
and further on the other side. Houses are generally similar distances 
from the street but not as visible as other neighborhoods. 

Character Areas
   Cooks Butte

WESTRIDGE

WESTLAKE

Summary of Key Development Patterns

• Zoning: R-5
• Median Lot Size: 8,196 sq ft
• Median Floor Area Ratio: 0.29
• Planned Developments: Westlake PUD, Kruse North Neighborhood 

Commercial
• Overlay District: I-5 Kruse Way Highway Commercial Design District

Community Voices from Character Survey

Character of houses, houses in proportion to lot sizes, space 
between houses. 

Neighborhood Association Interview Key Takeways

Condition of architecture and landscaping more important than 
scale or size - balance of architecture and landscaping from street

Character Areas
   West End

WESTLAKE
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NEIGHBORHOOD CHARACTER AND MIDDLE HOUSING.

Neighborhood character is subjective, and each person may define the character 
of their neighborhood in unique ways. However, when thinking about how future 
housing could integrate well within existing neighborhoods, there are a few key 
elements of the physical environment of neighborhoods that can help to guide us. In 
this Neighborhood Character Report, we define four key elements of neighborhood 
character: 

• Landform and Natural Features
• Street and Block Pattern
• Lot Pattern and Building Placement
• Building Form

These four elements of physical neighborhood character tend to define how people 
experience neighborhoods as residents or as visitors passing through. Though 
they do not exclusively define neighborhood character, the broad patterns of these 
elements that occur across neighborhoods will help to inform updates to codes 
and regulations for future middle housing. Each of the elements of neighborhood 
character are described in more detail in figures 3.1 through 3.4.

LANDFORM AND NATURAL FEATURES.
This character element refers to the shape of the terrain, tree canopy, and other 
natural features that often visually define the character of a neighborhood or 
area. For example, an area could be flat with many tall doug fir trees in front 
yards, steeply sloped with buildings close to the street and mature trees in 
backyards, or it might include street trees in the sidewalk but less tree canopy 
on private properties. The image above marks examples of landform and 
natural features that inform neighborhood character.

3 elements of neighborhood  
 character

terrain and slope
tree canopy and other 

natural features

Figure 3.1
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STREET AND BLOCK PATTERN.
This character element refers to the layout, spacing, 
and width of streets and the typical size and shape of 
“blocks” created by this network of public streets. Areas 
with curvilinear streets and cul-de-sacs differ from areas 
with rectilinear grid of blocks. Some areas have smaller, 
regularly spaced blocks and alleys, some have diverse 
block shapes and sizes, and others may have a grid 
pattern that shifts depending on slopes or other factors. 
The character of a neighborhood also differs depending 
on the design of public streets and level of improvements; 
for example, the presence or absence of sidewalks, space 
for on-street parking, or alleys. The image above illustrates 
how block patterns might differ between two adjacent 
areas.

LOT PATTERN AND BUILDING 
PLACEMENT.
This character element refers to the size and shape of 
individual properties or lots, along with the typical distance 
between homes and the street. Areas with homes close 
to each other and the street can feel more dense and 
urban, while areas with large lots and homes placed far 
from the street can feel suburban or rural. Some areas 
may have unique lot shapes, like “flag lots”, where a 
property is accessed by a private drive and the building 
may not be visible from the street. Also, the character of 
flat areas, where buildings are placed at the level of the 
street, is different from the character of areas with steep 
slopes, where homes may be perched above or below the 
street. “Lot coverage”, or the amount of a property that is 
covered by the building, can also help define neighborhood 
character. The image above illustrates an example of 
different lot patterns and building placements.

BUILDING FORM.
This character element refers to the general size and 
shape of buildings in an area, as well as more detailed 
design features of buildings. The typical height, width, and 
proportion of buildings can help to define neighborhood 
character. For example, some areas are characterized by 
mostly single-story houses with flatter roof angles, while 
others are characterized by mostly multi-story dwellings 
with steeper roof pitches. Occasionally, more detailed 
elements of building design, like porches, windows, and 
eaves, are consistent in a particular area. These details can 
also influence the visual character of a neighborhood from 
the street. The image above illustrates examples of the 
general form and design features that might contribute to 
neighborhood character. For more details on building form, 
see Chapter 5, Building Form Profiles.

regular, orthogonal grid 
of blocks with alleys, 
narrower right-of-way

deeper setback, wider 
lot dimension

“flag lot”

general form including 
bulk, massing, and roof 

pitch

curvilinear blocks laid 
out based on slope, 
wider right-of-way

Figure 3.2 Figure 3.3 Figure 3.4

tighter setback, 
narrower lot 
dimension

design features like 
stoops, porches, or 
window style and 

placement
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WHAT ARE CHARACTER AREAS?

By observing patterns in landform, street and block pattern, lot pattern and 
building placement, and building form, this report defines broad “character 
areas” that occur in Lake Oswego’s neighborhoods. While each neighborhood 
has unique features as outlined in Chapter 2, Neighborhood Profiles, there 
are many areas where character elements are consistent across formal 
neighborhood boundaries. For example, two different neighborhoods could 
contain subdivisions of a similar era that have similar street and block 
patterns, lot sizes, building placement, and building form. These broader 
patterns are defined as character areas in order to help planners and 
regulators to guide how new middle housing types can best integrate with 
the existing physical environment of neighborhoods. 

This report defines eight character areas:

• Historic Core
• Large Lot Hillside
• Mountainside
• West End
• Groves
• Oswego Canal
• Cooks Butte
• Lakeside Edge

Each character area is described in detail in the following pages in Character 
Area Profiles.

4 character area profiles
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NOT SUBJECT TO HB 
2001 MIDDLE HOUSING 
REGULATIONS BUT MAY 
INCLUDE OTHER TYPES 
OF HOUSING, SUCH AS 
APARTMENTS.

Figure 4.1 Map of conceptual Character Areas in Lake Oswego
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historic core

CHARACTER STATEMENT.

The historic core character area is located on the terraces of land 
surrounding the lake’s convergence with the Willamette River. Bordered by 
densely forested uplands and the lakeside, the area’s gentle slopes down 
toward the water provide striking views to Mt. Hood. 

The primary distinguishing feature of this character area is its consistent and 
historic street and block pattern. Within its gridded layout platted starting 
in the late 1800s, houses have been built in many different eras. In the 
area closest to the historic downtown core, alleys run through each block, 
providing access and view corridors. 

This character area already contains a notable range of existing middle 
housing types, such as duplexes and townhomes.

CHARACTER AREA PROFILE:

Historic block grid pattern 
with garages along alleys 
in some locations

Consistent lot pattern and 
typically tighter setbacks 
from public street (~10') 
and side setbacks 
between homes

Streets are often unpaved 
or have gravel shoulders; 
pedestrians typically see 
a row of houses along the 
block

Mix of buildings from 
different eras, including 
some middle housing 
types

PUBLIC STREET

PUBLIC ALLEY
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LANDFORMS AND NATURAL FEATURES

• Views to Mt. Hood on certain corridors
• Terraced, gentle slopes down toward the lake and the Willamette 

River, some steeper slopes in Hallinan and McVey South Shore
• Northern edge oriented to forests of Tryon Creek 
• Large, mature trees at west end of the area

STREET AND BLOCK PATTERNS

• Pre-war street grid with regular, rectangular blocks in most locations
• Block sizes are typically 280’ x 400’
• Alleyways bisect blocks in some locations, primarily First Addition
• Minimal sidewalk network; typical condition is narrow asphalt street 

with gravel shoulder

FIRST ADDITION-
FOREST HILLS

HALLINAN

EVERGREEN

McVEY-
SOUTH
SHORE

LAKEWOOD

OLD TOWN

Example street and block patterns found within the character area
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LOT PATTERNS AND BUILDING PLACEMENT
• Prototypical lot depth ~125’ and lot width ~65’
• Larger corner lots in many areas
• Deeper lots than newer subdivisions
• Most lots range from 5,000 sf to 75,000 sf
• Characterized by smaller front setbacks, less than 10’

BUILDING FORM

• Predominant building form types are Early 20th Century Traditional, Mid 
Century Modern, Traditional Revival, and Modern Revival. See Chapter 5 
for detailed profiles.

• Unlike most other character areas, garages are placed along alleys in 
most locations, creating a pedestrian-friendly street environment.

• Building massing and proportions are typically more vertical or balanced.
• Floor area ratios are widely distributed but skew higher than other areas.

20 21 40

331

639

433

265

127
70 45

121
85

166

772

549

183
74 45 17 13 9 36

20 21 40

331

639

433

265

127
70 45

121
85

166

772

549

183
74 45 17 13 9 36

15

125

245
290 277

213
171

133 147

58
36 38 22

118

Lot size distribution, developed single-family residential lots

Floor area ratio distribution, developed single-family residential lots



30



31

large lot hillside

CHARACTER STATEMENT.

The Large Lot Hillside character area exists in the sloped areas up the hill 
from the lake and downtown areas, often offering views of the forested hills 
around the lake. Neighborhoods are characterized by large rural lot sizes with 
houses set far back, sometimes far enough that homes are not visible from 
the street. Structures are typically large single-family custom homes in a 
diversity of architectural styles. Most lots have lower lot coverage and more 
available land. Lots are sometimes gated. 

This character area has typically large block sizes, with a rural street pattern 
where lots are largest, and only major public streets connect as a grid. 
Local streets off of main corridors tend to provide access only to individual 
subdivisions or private properties.

CHARACTER AREA PROFILE:

Larger custom homes on 
rural-size large lots, often 
greater than 25,000 sf

Buildings are often set 
back far from the public 
street, meaning homes 
may not be visible to 
passers-by

Major public streets may 
connect as a grid, but 
local streets off of main 
corridors tend to provide 
access only to individual 
subdivisions or private 
properties.

LARGER PUBLIC STREET CORRIDOR SM
ALLER LO

CAL STREET
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GLENMORRIE

BIRDSHILL
FIRST ADDITION-

FOREST HILLS

SKYLANDS

FOREST
HIGHLANDS UPLANDS

NORTH SHORE
COUNTRY CLUB

LANDFORMS AND NATURAL FEATURES

• This character area is generally found along the slopes above historic 
core area

• Mature trees are often preserved within large individual properties 

STREET AND BLOCK PATTERNS

• “Rural” road pattern where a few major streets create a connected 
network, but local streets only access individual subdivisions or 
properties

• Large block sizes with a mix of street patterns, but most are 
curvilinear streets that generally follow topography

• Street conditions include curbless, curbed with no sidewalks, and 
curbed with sidewalks.

Example street and block patterns found within the character area
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LOT PATTERNS AND BUILDING PLACEMENT

• Very large lot sizes, many larger than 20,000 sq. ft., particularly lots that 
are under County jurisdictions. 

• Lot shapes are irregular and varied, reflecting topography as well as the 
historic rural development patterns. Flag lots are common.

• Deep front setbacks which can result in some homes not being visible 
from the street. Some lots are gated.

BUILDING FORM

• Predominant building form types are Mid Century Modern and Late 
20th Century Eclectic, with some Early 20th Century Traditional and 
Traditional Revival in North Shore Country Club and Birdshill. 

• Many custom homes contributes to architectural diversity.
• Floor area ratios skew lower than other areas; however, given large lot 

sizes, houses are typically very large.
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mountainside character area

CHARACTER STATEMENT.

The Mountainside character area occurs where very steep slopes create 
winding street and block patterns that are cut into the topography. When 
streets are cut into a steep slope, structures are often set below and close to 
the street level on the downward slope and perched above the street on the 
upward slope. Setbacks are often tight against the downward sloping side of 
the street, and structures often have lower levels that are set below the street 
and look out over the slope. 

When streets go up or down a hill, the houses on either side are stepped 
down along the street. These areas often have preserved clusters of mature 
trees in steeply sloped areas that were not developable due to topography. 
Homes in this character area are often situated allong stream corridors with 
steep ravines.

CHARACTER AREA PROFILE:

Building placement 
is affected by steep 
topography

Pedestrians typically see houses 
perched above the street on the 
upslope and roof forms along the 
downslope

Streets and blocks are 
curvilinear to follow 
topography

Clusters of mature trees 
preserved on steep slopes

Lots are smaller than other areas 
with similar topography (typically 
7,500-10,000 sf)
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AREA NOT IN A 

NEIGHBORHOOD 

ASSOCIATION

MOUNTAIN 
PARK

JOHNS
WOODS

HOLLY
ORCHARD

LAKE
GROVE

LAKEVIEW-
SUMMIT

LANDFORMS AND NATURAL FEATURES

• Steep slopes with sweeping views of lower lands from above and 
views of forested hillsides from many areas.

• Clusters of mature trees often preserved on the steepest slopes, 
creating green corridors that bisect neighborhoods. These help to 
create a sense of seclusion for some neighborhoods.

STREET AND BLOCK PATTERNS

• Curvilinear street and block pattern that is defined by topography and 
follows the slope.

• Loops or cul-de-sacs are common and often necessary to design 
around topographical constraints.

• Block length varies from 300’ to 600’ or more, with no consistent 
block width or shape. Some blocks have a circular shape created by 
streets winding up steep slopes.

Example street and block patterns found within the character area
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LOT PATTERNS AND BUILDING PLACEMENT

• Most lots range from 7,500 to 12,500 square feet. Smaller 2,500 to 5,000 
sq. ft. lots are also common in the Mountain Park neighborhood, which 
includes townhome-style lots. 

• Some lots are slightly shallower (about 100') and more square in shape 
than other neighborhoods in the city, partly due to topography.

• Building placement is affected by topography, and this in turn affects 
the views of buildings from the street. When lots are on a upslope from 
the street, buildings are perched above and can appear more massive 
or front yard landscaping can be more prominent. When lots are on a 
downslope from the street, roofs are more prominent.

20 21 40

331

639

433

265

127
70 45

121
85

166

772

549

183
74 45 17 13 9 36

116
30 29

143

275
219

179
126

183
115

537

249

402
376

283

184
130

60
29 7 9 4 1 8

91

10
37

106

226

303

237
190

131
89

59
32 17

61

123
111

338

145

493

342

112
51 28 15 8 24

20 21 40

331

639

433

265

127
70 45

121
85

166

772

549

183
74 45 17 13 9 36

116
30 29

143

275
219

179
126

183
115

537

249

402
376

283

184
130

60
29 7 9 4 1 8

91

10
37

106

226

303

237
190

131
89

59
32 17

61

123

BUILDING FORM

• Predominant building forms include Mid Century Modern and Late 20th 
Century Eclectic.

• Floor area ratios skew somewhat higher than other areas of the city. 
This may be the result of concentrating or clustering floor area on the 
buildable portions of the land.

Lot size distribution, developed single-family residential lots

Floor area ratio distribution, developed single-family residential lots
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west end character area

CHARACTER STATEMENT.

The West End character area is found in newer subdivisions toward the 
western edge of the city around the commercial corridors of Kruse Way 
and Boones Ferry Road. These areas tend to have smaller lot sizes and 
higher lot coverage and floor area ratio than older neighborhoods. In some 
locations, more dense infill has occurred closer to commercial areas. With 
larger building footprints on smaller lots, these areas typically have less 
mature tree canopy preserved within public streets and frontages, but some 
subdivisions have consistent street trees.

CHARACTER AREA PROFILE:

Streets and blocks laid out 
within individual subdivisions, 
often with cul-de-sacs and 
dead ends as typical in the 
1980s and 1990s

Homes are typically set 
back less than 20 from 
the public street; garages 
and driveways are 
prominent to passers by

Buildings cover more of the 
lot area than in many other 
neighborhoods, and houses 
are large relative to the size 
of lots.

PUBLIC STREET

CUL-DE-SAC
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WESTLAKE

LAKE
FOREST

WALUGA

LAKE
GROVE

BRYANT

LANDFORMS AND NATURAL FEATURES

• Topography is generally flat or with rolling, gentle slopes.
• Fewer large, mature trees preserved between homes and the 

public street. However, clusters of mature trees sometimes visible 
in backyards or adjacent areas and some subdivisions planted 
consistent street trees.

• Deciduous trees are more prominent in these neighborhoods than 
in other areas

STREET AND BLOCK PATTERNS

• Curvilinear block patterns typical of subdivisions built in the 1980s 
and 1990s.

• Cul-de-sacs and dead ends are common
• Street design is consistent within each individual subdivision. 

Some streets have sidewalks and some do not. Streets are 
typically wide enough to accommodate on-street parking.

Example street and block patterns found within the character area
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LOT PATTERNS AND BUILDING PLACEMENT

• The West End character area has a very consistent pattern of lot sizes. 
The great majority of lots are either between 5,000-7,500 sq. ft. or 7,500-
10,000 square feet. 

• Lot shapes are somewhat irregular due to the curvilinear street network 
and wide use of cul-de-sacs.

• Homes are placed closer to the street than some older neighborhoods. 
Front setbacks are commonly less than 20 feet.
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BUILDING FORM

• The dominant building form type in this area is Late 20th Century 
Eclectic. No other form types are present in large numbers in this area.

• Garages are a prominent visual element. Most garages include 2-3 bays 
are placed flush with the front of the house.

• Floor area ratios skew higher (0.30-0.40) than some other character 
areas as most houses are relatively larger than older neighborhoods.

Lot size distribution, developed single-family residential lots

Floor area ratio distribution, developed single-family residential lots
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groves character area

CHARACTER STATEMENT.

The Groves character area is found in flatter areas on the west side of the 
city. A defining element of these neighborhoods is the prominent stands 
of mature evergreen trees, particularly Doug Fir trees, and the continuous 
tree canopy they provide in many neighborhoods. Trees are often preserved 
within the front yards of homes; setbacks are sometimes determined by 
large trees as houses were placed to avoid being too close to a large mature 
tree. 

Street and block patterns are typically a modified and disconnected grid with 
large blocks. Larger street corridors feed into narrower, slower streets. Many 
older homes are single-story, though new infill homes are becoming more 
prominent in some areas and are often larger two-story structures.

CHARACTER AREA PROFILE:

Setbacks from the public 
street and other houses 
vary widely, reflecting 
the incremental, rural 
residential development 
pattern of the area

Groves of doug firs and other 
large, mature trees are often 
preserved within private 
lots and front yards, giving 
pedestrians the experience 
of walking through a forest 
understory

Long blocks, sometimes as 
long as 800', are common 

Some lots are very deep, 
allowing for large and usually 
forested backyards

LARGER PUBLIC STREET CORRIDOR

SMALLER LOCAL STREET
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LAKE
FOREST

LAKE
GROVE

BRYANT

ROSEWOOD

LANDFORMS AND NATURAL FEATURES

• Many large, mature trees are preserved on private properties, often 
between the home and the street.

• The terrain is typically flat and level. The flat terrain seems to 
accentuate the height and prominence of the large, mature evergreen 
trees and gives this area a forested, natural character.

STREET AND BLOCK PATTERNS

• Typical street networks are a modified rectilinear grid pattern, with 
some long diagonal streets that interrupt the regular grid pattern. 
Linear groves of mature trees run parallel to many streets, forming a 
green backdrop behind houses when viewed from the street. 

• There are typically long blocks between major street corridors, 
ranging between 800’ to 200’. Informal trails are common in some 
locations to provide pedestrian connections between streets. 

• Within long blocks, shorter dead-end streets or loops provide access 
to homes.

• Major street corridors are paved with curbs, while narrower local 
access streets may not have curbs; sidewalks are rare.

Example street and block patterns found within the character area
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LOT PATTERNS AND BUILDING PLACEMENT

• Lot sizes typically range from 7,500 to 12,500 square feet, with many lots 
in the range of 10,000 to 12,500 square feet. 

• Lot shapes vary widely. Some lots are relatively wide (100') and 
square shaped. Other lots are narrower (50-70') but may be very deep 
(200-250'). This lot pattern reflects the incremental, rural residential 
development pattern of the area. 

• Front building setbacks vary widely. Some houses are set closer to the 
street (10-20') with a large, forested back yards. Other houses are set 
further back (30' or more). 
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BUILDING FORM

• Building form types are diverse. The Rosewood and Lake Forest 
neighborhoods feature many Mid Century Modern types, particularly one 
story ranch homes. The Bryant and Lake Grove neighborhoods include 
all five form types, including a significant amount of newer infill homes. 

• Floor area ratios skew lower than many other areas of the city, a 
measure of the prominence of one story homes on larger lots.

Lot size distribution, developed single-family residential lots

Floor area ratio distribution, developed single-family residential lots
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oswego canal character area

CHARACTER STATEMENT.

The Oswego Canal character area encompasses the homes along the 
slopes down toward the canal and the Tualatin River to the north. Deeper, 
narrower lots are common along the canal, accessed along streets parallel 
to the water with deep setbacks. Small garages are sometimes located at 
the street with the man structure placed closer to the back of the lot. Dense 
tree canopy is common, and the treeline surrounding the canal is sometimes 
visible behind homes.

CHARACTER AREA PROFILE:

Deep, narrow lots with 
garages or boathouses 
close to the public street 
are common

Dense tree canopy is common, and 
treeline of the canal can be seen 
behind homes from the public street; 
however, there is generally no public 
access between private properties 
from the street to the canal

Homes orient to the canal and often 
include water access. Homes are 
relatively large compared to lot sizes.

PUBLIC STREET

CANAL

PUBLIC STREET
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BRYANT

BLUE HERON

LANDFORMS AND NATURAL FEATURES

• Oswego Canal and surrounding tree canopy and open space 
are  often visible from the surrounding streets, which are perched 
slightly above the canal, creating a visible, central feature for the 
neighborhood.

• The land slopes gently down to the canal, creating the feeling of a 
valley that seems to define this area as its own place separate from 
the surrounding neighborhoods.

• There is a relatively dense tree canopy throughout the neighborhood, 
however, there is a wider mix of tree species than in neighborhoods 
upland from the canal. There are more deciduous trees and riparian 
vegetation in the understory of the large evergreen trees.  

STREET AND BLOCK PATTERNS

• Streets follow the linear shape of the canal with infrequent bridge 
crossings. There is generally no public access through blocks of 
private properties from the street to the canal.

• Most streets are relatively narrow (20-25') and do not have sidewalks, 
with the exception of a few major streets that bisect the area, such 
as Bryant Rd. or South Shore Blvd. 

Example street and block patterns found within the character area
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LOT PATTERNS AND BUILDING PLACEMENT

• Deep, narrow lots (around 40’ x 300’) are common at the canal edge
• Lot sizes are typically 7,500-12,500 square feet. Lots that are smaller or 

larger are uncommon.  
• Main structures are typically set far back from the street, but small 

garages or boathouses are often placed close to the street.

BUILDING FORM

• The "fronts" of houses are often oriented toward the canal and not the 
street. Given the typically narrow lots, long and narrow structures are 
common, making garages more prominent than main entrances. This 
can make the street feel more like a rear alley, with the canal being the 
more sociable and public "street". 

• The predominant form type in this area is Late 20th Century Eclectic. 
Diverse styles of garages and sheds give a unique character to the street.

• Floor area ratios vary widely but tend to skew higher than some areas, 
with many properties in the range of 0.30 to 0.50.
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cooks butte character area

CHARACTER STATEMENT.

The Cooks Butte character area is comprised of several contiguous 
subdivisions that were each built in a single decade with very little infill over 
time. These neighborhoods were developed on the northern slopes of Cooks 
Butte and the gently sloping hillsides between the butte and Oswego Lake. 

The area is characterized by medium to large size lots with lower floor area 
ratios and relatively modest sized houses. The block pattern is distinctly 
curvilinear and streets follow the topographic contours of the land. Mature 
evergreen trees are prominent in this character area. Many trees seemed 
to have been preserved during the initial development of this area in the 
1950s-1970s. Homes in this character area are often situated along stream 
corridors with steep ravines, and the forested hillsides of Cooks Butte 
provide green backdrop to many parts of this character area. 

CHARACTER AREA PROFILE:

Curvilinear blocks and 
streets follow topography 

Gently sloping hillsides with mature 
trees preserved during initial 
development 

Homes were built between the 1950s 
and 1970s with very little infill over 
time. Homes tend to be 1 or 1.5 
stories and more modestly sized than 
some other neighborhoods

Buildings are typically set back more 
than 10' from the public street

PUBLIC STREET

PUBLIC STREET
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WESTRIDGECHILDS PALISADES McVEY-SOUTH 
SHORE

LANDFORMS AND NATURAL FEATURES

• The land generally slopes down from Cooks Butte to the lake. The 
hillsides around the butte and along the lakefront are more steep. The 
land between the butte and the lake have more gradual slope, with 
flat plateaus in some places. 

• Mature evergreen trees are prominent throughout the neighborhood. 
However, this area also has many mature deciduous trees which 
form a understory to the evergreen canopy.

STREET AND BLOCK PATTERNS

• The area has a curvilinear street and block grid which follows the 
topographic contours of the land. 

• Typical block sizes are approximately 350’ x 1000’.
• Some streets have cul-de-sacs and dead-ends, however, the street 

network is largely well-connected and there are many ways to access 
and travel through the area. 

• Sidewalks are present on some streets in newer subdivisions in the 
McVey South Shore and Westside neighborhoods. These streets are 
also wide enough to accommodate on-street parking. Most streets in 
the Palisades neighborhood do not have sidewalks. 

Example street and block patterns found within the character area
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LOT PATTERNS AND BUILDING PLACEMENT

• This area has relatively larger lots compared to both the older and newer 
neighborhoods in the city. The most common lot sizes are between 
10,000 and 12,500 square feet.   

• Front building setbacks vary but are generally greater than 10 feet. In 
newer subdivisions in McVey South Shore and Westridge, setbacks are 
typically 20' or less. In the Palisades neighborhood, front setbacks are 
larger and often greater than 30'. 
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BUILDING FORM

• Building form types vary by neighborhood. In newer subdivisions in 
McVey South Shore, Westridge, and Childs, the Late 20th Century 
Eclectic form type is predominant. The Palisades neighborhood has a 
distinct and consistent pattern of Mid Century Modern type housing.

• Floor are ratios are relatively low, with many properties in the range of 
0.10-0.20. 

Lot size distribution, developed single-family residential lots

Floor area ratio distribution, developed single-family residential lots
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lakeside edge character area

CHARACTER STATEMENT.

The Lakeside Edge character area is found where private lots are located 
directly along the water’s edge, either low to the lake edge with direct water 
access or perched above on a slope. Homes are typically renovated or 
custom designed to maximize views and orientation to the lake. Structures 
must be designed to accommodate access from both the public street and 
the water’s edge, resulting in unique lot patterns and building placements.

LANDFORMS AND NATURAL FEATURES

• The lake is the central natural feature for this area. Lots are positioned 
between the street and the lake. The slope from the street to the lake 
may be gentle or very steep.

• The lake is often visible in between houses from the street, creating 
interesting views and defining the sense of place in relation to the water.

STREET AND BLOCK PATTERNS

• The area is a defined by long, contiguous rows of properties along the 
water’s edge accessed from a linear public street. 

• There is generally no public street access through private properties to 
the water’s edge.

LOT PATTERNS AND BUILDING PLACEMENT

• Lot patterns and building placement vary widely due to constraints and 
characteristics of each area. 

• A common feature of these lots is they are typically more narrow than 
lots in the upland areas that surround them. Narrow lots maximize the 
number of properties with lake access.

BUILDING FORM

There is a wide range of building form types and sizes. Generally these 
properties have very large houses on smaller lots, and therefore floor area 
ratios vary widely. 

CHARACTER AREA PROFILE:

BLUE
HERON

BRYANT PALISADES

NORTH SHORE-
COUNTRY CLUB

McVEY-SOUTH 
SHORE

LAKEWOOD

EVERGREEN

LAKE
GROVE

Example street and block patterns found within the character area

LAKEVIEW-
SUMMIT
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This section of the report provides a typology of residential building form 
types in the city and describes the key elements of each form type. The 
purpose of this section of the report is to distill the essential patterns in 
architecture and building design that contribute to the visual character of 
each neighborhood. This typology is not intended to represent and precisely 
describe the entirety or architectural styles and house forms that are 
present throughout the city. Rather, the goal of this analysis is to identify 
broad categories of building forms that are distinct from each other and 
can be used to describe how building form varies broadly across and within 
neighborhoods and character areas. 

The building form types are organized by era of development. Eras are useful 
for describing building form because buildings from a similar era often 
exhibit similar characteristics, materials, and patterns. The five building form 
types are:

1. Early 20th Century Traditional (1890-1930)

2. Mid-Century Modern (1930-1970)

3. Late 20th Century Eclectic (1980-2020)

4. Traditional Revival (1980-2020)

5. Modern Revival (1990-2020)

This section of the report begins with a map that identifies the predominant 
building form types within each character area. In some places, building 
form types may vary within character areas or by neighborhood. Following 
the map, a brief profile is provided of each building form type. The profiles 
describe the architectural style influences of each type and typical patterns 
of building massing, proportions, roof forms, materials, windows, garages, 
and other design elements. 

5 building form profiles

Modern Revival

Late 20th Century Eclectic

Early 20th Century Traditional

Mid Century Modern

Traditional Revival
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OSWEGO LAKE

FOOT-
HILLS

CHILDS

NEIGHBORHOOD ASSOCIATION BOUNDARIES

PCC Sylvania
Campus

Golf
Course

Boones Fy Rd

HW
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First Addition

Type 1: Early 20th Century Traditional

Type 4: Traditional Revival

Type 5: Modern Revival

Glenmorrie/Skylands

Forest Highlands/Uplands/Lakeview-Summit

Type 2: Mid Century Modern

Type 3: Late 20th Century Eclectic

Type 2: Mid Century Modern

Type 3: Late 20th Century Eclectic

Type 2: Mid Century Modern
Palisades

Type 3: Late 20th Century Eclectic
Westridge/Childs

Type 2: Mid Century Modern

Type 3: Late 20th Century Eclectic

Rosewood/Lake Forest
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Type 3: Late 20th Century Eclectic

Type 2: Mid Century Modern

Type 3: Late 20th Century Eclectic

Oak Creek/Westlake/Lake Forest

Mountain Park/Holly Orchard/John’s Woods
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Lake Grove/Bryant
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Type 1: Early 20th Century Traditional

Type 2: Mid Century Modern

Type 3: Late 20th Century Eclectic

Type 4: Traditional Revival

Evergreen/Lakewood/ 
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Type 4: Traditional 
Revival
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Early 20th Century Traditional (1890-1930)
BUILDING FORM TYPE 1:

ARCHITECTURAL STYLES

Prominent architectural styles found in Lake Oswego include Craftsman Bungalows, 
Oregon Rustic, Arts and Crafts, English Cottage, Cape Cod, English Tudor, and 
other early twentieth century styles. Modern interpretations of these styles are also 
common.

HEIGHT, MASSING, AND PROPORTIONS

• Typical building heights range from 1.5 to 2.5 stories.
• Most houses have a simple rectangular massing and proportions tend to be 

balanced between more vertical and horizontal orientation.

ROOFS

• Most houses have simple pitched roofs with either a front or side gable.
• Roofs are typically a medium (30-45 degree) to steep (>45 degree) pitch.
• Roof dormers are common.
• Eaves are typically deep and may have soffits or be open eaves.

FACADE ELEMENTS

Front porches are very common and may be either open or enclosed with large 
windows.

FACADE MATERIALS

Wood clapboard siding is the predominant primary siding material. Some buildings 
have brick or stone accents.

WINDOWS

• Windows typically have vertical proportions and are ordered on the facade. 
• Small window panes are common compared to undivided glass windows.

GARAGES

Garages are typically accessed from rear alleys and are typically not visible from the 
front of the house.
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ARCHITECTURAL STYLES

Prominent architectural styles include Ranch Houses, Art Deco, 1970’s Split Level,  
and Pacific NW Style. 

HEIGHT, MASSING, AND PROPORTIONS

• Typical building heights range from 1 to 2.5 stories, and often split half levels.
• Most houses have a simple rectangular massing that emphasizes the 

horizontality of the roof with deep overhanging eaves.  Proportions tend to be 
elongated horizontally.

ROOFS

• Most houses have a simple low pitched single shed, gable, or hip roof, typically 
with eave to the front.

• Low shed dormers reminiscent of earlier craftsman bungalow are not 
uncommon. Scissor roofs in which high windows at the roof ridge are 
common. 

• Roofs are typically a (15-30 degree) slope.
• Gabled dormers are not common.
• Eaves are typically deep and without soffits.

FACADE ELEMENTS

House fronts rarely have covered porches or other social gathering places toward 
the public street. Uncovered decks on upper levels help emphasize the horizontal 
proportions with horizontal railings.

FACADE MATERIALS

• Horizontal wood clapboard, vertical wood tongue and groove or board and 
batten siding are primary siding material. Some buildings have brick or stone 
bases.

• One or maximum two primary natural materials were common rather than a 
mix of many. 

Mid-Century Modern (1930-1970)
BUILDING FORM TYPE 2:
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WINDOWS

• Windows typically have square or horizontal proportions as broad “curtain 
wall” windows with sliding glass doors.

• Large undivided window panes are common compared to earlier divided 
lites.    

GARAGES

Garages are typically accessed from the front street with garage doors facing the 
street on the primary facade. However, in this era, the garages usually did not fully 
dominate the facade, as is the case in many later-20th century house designs.  
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ARCHITECTURAL STYLES

This form type encompasses a variety of style types that are prominent in residential 
construction from 1970 to the present. The term “eclectic” is used to describe this 
form type because the architecture often draws from and sometimes combines a 
variety of styles. In Lake Oswego, these houses typically refer to styles and elements 
from the early 20th century but may also draw from mid century modern styles. 
One commonality that connects houses in this form type is that their form is less 
predictable and consistent as in earlier eras. There may be similar elements or 
materials within a subdivision built by the same developer, but broader patterns of 
architectural style are difficult to identify. 

These houses do share some commonalities that are typical of residential 
construction during this era. Houses are larger than previous early 20th century and 
mid century eras. Garages feature prominently on the facade and typically include 
2-3 bays. Building massing is complex and usually includes multiple roof forms, and 
most houses incorporate multiple materials on the facade.

HEIGHT, MASSING, AND PROPORTIONS

• Typical house heights range from 2 to 3 stories.
• More complex and/or asymmetric massing compared to the simpler forms of 

both early 20th century and mid century areas.
• While traditional design elements were used, such as dormers and gables, the 

scale and proportions of those elements vary widely.  

ROOFS

• Roof slopes vary widely from flat to steep.
• In referring to early 20th century styles, many houses include front gables or 

dormers or a mix of both.
• More complex modern roofs such as scissor roofs are sometimes combined 

with the more traditional roof shapes.

FACADE ELEMENTS

• The garage is often a dominant element of the front facade. 
• Front porches, stoops, or patios are less common than early 20th century styles, 

but bay windows or picture windows are sometimes used to create a connection 
to the street.

Late 20th Century Eclectic (1970-2020)
BUILDING FORM TYPE 3:
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FACADE MATERIALS

• Horizontal wood clapboard, vertical wood tongue and groove or board and 
batten siding are primary siding material. Some buildings have brick or stone 
bases.

• The mixing of multiple materials is common.

WINDOWS

• Window types are most commonly traditional, vertically proportioned 
windows but other window proportions and shapes are commonly mixed in 
on the same facade, including square windows, arches, and circles. 

• Large window panes along with large divided lite windows are often used 
together.   

GARAGES

• Garages are typically accessed from the front street with garage doors 
facing the street on the primary facade. Garages feature prominently on the 
facade and typically include 2-3 bays. 

• Some houses use design treatments and materials to blend the garage with 
the main facade.
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ARCHITECTURAL STYLES

In the 1980s-1990s, there was a renewed interest in the traditional housing design 
of the late-19th to early 20th century as well as a later renewed interest in the simple 
forms of mid century modern houses.  These “revivals” of both earlier traditional and 
modern styles, are increasingly done with more accurate adherence to the design and 
building patterns of those eras. This form type, Traditional Revival, encompasses a 
range of forms that revive 20th century traditional style patterns, such as craftsman 
bungalows, foursquare, cape cod, and colonial. 

HEIGHT, MASSING, AND PROPORTIONS

• Typical house heights range from 1.5 to 3 stories.
• A return to the simpler assemblages of traditional house geometries seen in 

early 20th century traditional housing. 
• Common use of symmetrical and balanced primary building masses.
• The addition of smaller traditional design elements such as a few well placed 

dormers, bay windows, full front porches, and prominent front entrances.  

ROOFS

• As in early 20th century traditional styles, roof forms are balanced symmetries 
using gables, hip roofs, mansard roofs, eave front or gable front.  

• Asymmetrical roofs, single sheds, or inverted gables are not used.
• Dormers are limited in number and scale.  

FACADE ELEMENTS

• Reviving early 20th century emphasis on pedestrian-friendly neighborhoods,  
there is a return of front social spaces such as deep from porches, balconies, 
small bay windows, and front living terraces.  

• Garage doors rarely are placed on the front of the house, except in very steep 
uphill sites where the garage door is set close to the street sidewalk with the 
house rising above.   

Traditional Revival (1980-2020)
BUILDING FORM TYPE 4:
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FACADE MATERIALS

• A revival of emphasizing only one dominant facade material is most 
common, such as horizontal wood clapboard, vertical wood tongue and 
groove, board and batten, brick or stone.

• If two materials are used, care is taken to convey a structural function to 
the materials, in which heavier masonry materials are below lighter wood 
materials.  

WINDOWS

• Windows types returned to simple traditional vertically proportioned 
windows.   

• Vertically proportioned windows are most common as they refer to the 
vertical proportions of people, and the economical short span of small lintels 
over windows rather than long span beams.   

GARAGES

• A revival of pedestrian-oriented and socially engaging house fronts 
necessitated the de-emphasis of the garage on the face of houses.  

• Garages are pushed back behind the front face of the house preferably a full 
car depth.  

• Rear alleyways to access garages in the back of yards fully removes them 
from the front facade.  
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ARCHITECTURAL STYLES

In the 1980s and 1990s there began a higher appreciation for both early 20th century 
and mid century modern style elements with a much more careful adherence to 
the proportions, scale, materials, and detailing of those earlier eras. This form type 
includes houses that show a revived appreciation for the simpler forms of mid 
century modern forms such as ranches and split level houses.

HEIGHT, MASSING, AND PROPORTIONS

• Typical house heights range from 1 to 3 stories.
• A return to the simpler forms of mid century modern housing. 
• Like the earlier mid century modern type, an economy and reverence to simple, 

unifying forms are emphasized.
• Houses tend to me more broad and horizontally proportioned.

ROOFS

• Simple modern roofs such as single sheds, asymmetrical gables, clerestories, 
hips and gable are used.

• One or two primary roofs cover the house.
• Roofs are typically a low to medium (15-30 degree) slope.
• Eaves are typically deep and without soffits

FACADE ELEMENTS

Front porches are not common, but not incompatible either.  Decks and terraces with 
horizontally proportioned railings are common. 

FACADE MATERIALS

• Horizontal wood clapboard, vertical wood tongue and groove or board and 
batten siding are primary siding material. Some buildings have brick or stone 
bases. 

• Multiple materials are not common, with an adherence to only one or two 
monolithic materials.

• Unlike Traditional Revival, these styles may use limited cantilevering of horizontal 
elements such as balconies.  

Modern Revival (1990-2020)
BUILDING FORM TYPE 5:
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WINDOWS

Referring often to mid century modernism, large glass “curtain walls” and 
horizontal or square proportioned picture windows are common, as is the case 
with many later-20th century house designs. Divided lights are uncommon.   

GARAGES

• Garages are typically accessed from the front street with garage doors 
facing the street on the primary facade.

• Garage doors may be made less prominent by recessing them below 
or beside the main facade, or using a material similar to the facade to 
camouflage them. 
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OVERVIEW

Context and Purpose
As with many cities across the region and state, House 
Bill 2001 will require a significant shift in the way the 
City of Lake Oswego plans for and regulates residential 
development. The City must allow for a set of middle 
housing types in all residential zones, including duplexes, 
triplexes, quadplexes, townhouses, and cottage cluster 
housing. 
Yet, the City includes a mosaic of different residential 
neighborhoods with varied development patterns, 
natural settings, and socioeconomic profiles. Integrating 
middle housing types into this fabric will require a 
detailed understanding of the existing conditions of each 
neighborhood.
The purpose of this analysis is to use quantitative data to 
describe the essential physical and demographic makeup 
of Lake Oswego’s residential neighborhoods. This analysis 
will be used to inform a more in-depth, qualitative study and 
preparation of a Neighborhood Character Report. 

Organization
The analysis is organized in three sections, each with a 
series of maps that display key measures.

NEIGHBORHOOD FORM
• Streets and Buildings
• Zoning and Neighborhoods
• Era of Development
• Lot Size
• Building Front Setback.
• Lot Coverage
• Floor Area Ratio
• Tree Canopy

SOCIOECONOMIC CONDITIONS
• Household Income
• Age
• Education
• Tenure
• People of Color
• Vulnerability to Displacement 

HOUSING MARKET CONDITIONS
• Home Sales and Prices
• Multi-Family Housing Inventory
• Property Value Assessment



Neighborhood Form
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STREETS AND BUILDINGS

Source: City of Lake Oswego and Metro Regional Land Information 
System (RLIS)

Why is this important?
• This map simplifies the built form of the city by 

distilling it to the essential elements of buildings 
and streets. 

• Streets are an important way that people 
experience a neighborhood. A street grid with 
regular rectangular blocks can feel ordered 
and legible, giving people a sense of place in a 
wider area. Streets that follow hillsides or are 
curvilinear may feel more organic and provide a 
sense of connection to the unique landscape of 
a place.  

• Building fronts follow the street layout. The 
footprint of buildings, shown in this map, is a 
sign of whether buildings and architecture are a 
dominant visual element in a neighborhood, or if 
other elements such as nature and trees may be 
more prominent..

Key findings

• This portrayal clearly conveys the neighborhoods 
that are more intensely developed, such as the 
historic neighborhoods on the east side of the 
city, and less intensely developed areas, such as 
the Forest Highlands or Palisades neighborhood.

• The map also shows places where intensity of 
buildings is clustered around an open space. The 
Mountain Park and Westlake neighborhoods fit 
this pattern. Additionally, the properties that front 
the lake tend to be more intensely developed.
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ZONING AND NEIGHBORHOODS

Source: City of Lake Oswego and Metro Regional 
Land Information System (RLIS)

Why is this important?
• Zoning is often correlated with the existing character 

of the land uses and form of a neighborhood. However, 
it may differ depending on the extent to which existing 
developments utilize the most intense land use permitted 
under existing entitlements.

• Middle housing development standards will partly be 
determined by the existing development standards that 
apply to single-family housing in each zone.

Key findings
• Higher density residential zones tend to be located in the 

older neighborhoods on the east side of the city, as well 
as the newer neighborhoods in the northwest, such as 
Westlake.

• R-10 and R-7.5 are the two most common residential 
zones in the city, followed by R-15 and R-5.
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ERA OF DEVELOPMENT

Why is this important?
• Residential development patterns and architectural 

styles often reflect the predominant trends and 
preferences of an era. 

• Housing built during the same era often displays 
similar patterns, which are often reinforced by 
zoning standards that preserve those patterns.

• New middle housing might be more incompatible 
within single-era neighborhoods than within 
mixed-era neighborhoods, because single-
era neighborhoods will have more salient and 
consistent development patterns.  

Key findings
• First Addition, Old Town, Hallinan, and Lake View 

Villas (Lake Grove) were the first historic plats 
in the city. These neighborhoods have a unique 
character associated with their early development. 
These neighborhoods have also seen a significant 
amount of infill with newer housing.

• Areas initially developed during the 1950s-2000s 
have experienced less infill and are likely more 
homogeneous in character.

• Few neighborhoods are made up of housing built 
in a single era. Exceptions include Mountain Park, 
John’s Woods, Holly Orchard, Westridge, Palisades, 
Oak Creek, and Westlake.

• Infrastructure conditions vary by era as well. Older 
neighborhoods have few to no sidewalks. Newer 
pocket neighborhoods may be developed on 
private lanes or have many flag lots. Source: City of Lake Oswego and Metro 

Regional Land Information System (RLIS)
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LOT SIZE

Why is this important?
• In neighborhoods with mostly single family 

housing, lot size is a good measure of residential 
density. 

• Lot size and shape patterns establish the basic 
rhythm of development along the street.

• Minimum lot size standards will have a significant 
effect on where and how middle housing is 
developed in existing neighborhoods

Key findings
• Lot sizes vary widely across the City, from 5,000-

7,500 square feet in older neighborhoods on the 
east side, to 20,000 square feet or larger in some 
areas such as Palisades and other neighborhoods 
surrounding the lake.

• In most neighborhoods, lot sizes are relatively 
similar across properties. This may indicate 
that the City’s neighborhoods are relatively 
homogeneous in socioeconomic terms, as lot 
size tends to correlate with property values and 
housing costs.

• Areas with small nonconforming lots may present 
special challenges for middle housing. State 
requirements will permit some form of middle 
housing on these nonconforming lots. Requests 
for variances may be more common on these lots.

Source: City of Lake Oswego and Metro 
Regional Land Information System (RLIS)
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LOT SIZE BY NEIGHBORHOOD Lot sizes by neighborhood, developed single-family residential lots (sq. ft.)

Why is this important?
• This chart shows the distribution of lot sizes in each 

neighborhood. The median lot size is a good measure for a 
typical lot size in that neighborhood. 

• The bars in this chart provide an estimate of the range 
of lot sizes in the neighborhood: 75% of lots in the 
neighborhood fall within the size range of the bar.

Key findings
• Some neighborhoods have a narrower range of lot sizes. 

These include Hallinan, Oak Creek, Waluga, Holly Orchard, 
Westlake, and Bryant. This may indicate a more consistent 
and predictable development pattern.

• Most of the Childs neighborhood was built as one 
development, which is why there it has an even narrower 
range of lot sizes.

• Some neighborhoods have a much wider range of lot sizes, 
such as Old Town, McVey-South Shore, Lakeview-Summit. 
Forest Highlands, and Glenmorrie. Development patterns 
in these neighborhoods may be more diverse. These 
neighborhoods may include some very large lots that could 
be subdivided.

LEGENDLEGEND

Median lot size

75% of lots fall within this range

Source: City of Lake Oswego and Metro 
Regional Land Information System (RLIS)
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FRONT SETBACKS

Source: City of Lake Oswego and Metro 
Regional Land Information System (RLIS)

Why is this important?
• Front setbacks influence how buildings are 

experienced from the street, the sense of enclosure 
or openness on the street, and the visual impacts of 
driveways, garages, and main entrances.

• Middle housing buildings could have a more 
prominent presence on the street. Most middle 
housing types include multiple units on the same 
lot or multiple attached units, so they can be larger 
overall structures if the developer sees a market 
potential for large units in this format. Townhouses 
are a good example of a middle housing type with a 
larger presence on the street.

• Note: Side and rear setbacks also influence 
neighborhood character, but there is no data available 
on existing setbacks.

Key findings
• Both older and newer neighborhoods have generally 

smaller front setbacks with buildings placed closer to 
the street.

• Topography influences setbacks. In some areas, 
buildings are closer to the street with steeper grades 
in the rear yard. In other areas, buildings are set back 
from the street with steeper grades in the front yard.

• Setbacks can vary widely within neighborhoods.
• The City has unique standards for sloping/steep 

lots that may need to be recalibrated to account for 
middle housing.
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LOT COVERAGE

Source: City of Lake Oswego and Metro 
Regional Land Information System (RLIS)

Why is this important?
• The size of a building footprint in relation to the lot 

size affects how dense or “built-up” a neighborhood 
feels. Lot coverage is an indicator of the relationship 
of open to built space on a site.

• Some middle housing buildings may have higher 
lot coverage than typical single family houses, 
such as townhomes. Lot coverage regulations can 
encourage or discourage certain building forms and 
heights.

Key findings
• Lot coverage is generally higher in older 

neighborhoods like First Addition, newer 
neighborhoods like Westlake, and new infill in all 
neighborhoods. 

• Mountain Park includes some areas with high lot 
coverage, but this is the result of clustering buildings 
around topography, and the overall neighborhood 
has a generous amount of open space.

• Several neighborhoods have a wide range of lot 
coverages which may reflect topography, era of 
development, or other factors. This likely reflects 
new infill development being mixed in with older, 
lower density housing. 

• Middle housing may accelerate infill development, 
so it will be important to consider how that might 
impact the character of neighborhoods differently 
based on their existing lot coverage pattern.
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LOT COVERAGE BY NEIGHBORHOOD Lot coverage by neighborhood, developed single-family residential lots

Why is this important?
• This chart shows the distribution of lot coverage in each 

neighborhood. 
• The bars in this chart provide a sense for the range of lot 

coverage levels in the neighborhood: 75% of the lots in the 
neighborhood fall within the lot coverage range of the bar.

Key findings
• Few neighborhoods have a median lot coverage that is 

above 30%. Most neighborhoods (14 of the 26) have a 
median lot coverage that is between 20-30%. 

• The First Addition-Forest Hills neighborhoods has a median 
lot coverage that is similar to many other neighborhoods, 
but many properties skew toward the higher end of lot 
coverage. This may be driven by the significant amount 
of infill and new development in the neighborhood. New 
developments are more likely to maximize lot coverage 
than older houses.

• Maximum lot coverage standards range from 25% to 55% 
depending on the zone, height of building, and housing 
type. In lower density zones (R-7.5, R-10, and R-15), the 
maximum lot coverage ranges from 25 to 35%. 

• In some neighborhoods, maximum lot coverage may be 
significantly higher than typical existing lot coverage levels. 
Middle housing development could result in more new 
developments that maximize allowed lot coverage.

• Most of the Childs neighborhood was built as one 
development, which is why there there is little range in the 
lot coverage.

LEGEND

Median lot coverage

75% of lots fall within this range

Source: City of Lake Oswego and Metro 
Regional Land Information System (RLIS)
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FLOOR AREA RATIO

Source: City of Lake Oswego and Metro Regional Land 
Information System (RLIS)

Why is this important?
• Floor Area Ratio (FAR) compares the amount 

of total floor area on the lot with the size of the 
lot. It is a measure of how dense or “built-up” a 
neighborhood feels. A higher ratio indicates a larger 
building in relation to its lot.

• Middle housing buildings may be larger and have a 
higher FAR than single-family houses. Lake Oswego 
currently uses FAR to regulate bulk and scale, which 
may need to be adjusted to account for middle 
housing development

Key findings
• Similar to other measures, FAR is higher in older 

areas like First Addition and newer subdivisions on 
the west side of the city.

• FARs are also higher on lake front properties, likely 
because they have large houses on small or narrow 
lots. Many of these lots are nonconforming.

• FARs are much lower in the low density, rural 
residential areas on the periphery of the city. In 
many instances, this is much lower than allowed 
by zoning. This is contrasted by many newer infill 
houses that max out FAR, lot coverage, or both.
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FLOOR AREA RATIO BY NEIGHBORHOOD FAR by neighborhood, developed single-family residential lots

Why is this important?
• This chart shows the distribution of FAR in each 

neighborhood. 
• The bars in this chart provide a sense for the range of 

FAR levels in the neighborhood: 75% of the lots in the 
neighborhood fall within the range of the bar.

Key findings
• Few neighborhoods have a median FAR that is above 0.30, 

though most neighborhoods include some properties with 
FAR levels in the range of 0.30-0.40. 

• In lower density zones (R-7.5, R-10, and R-15), the 
maximum FAR ranges from approximately 0.35 to 0.50 
depending on the size of the lot. In medium density zones 
(R-5 and R-6), maximum FAR ranges from typically 0.40 to 
0.55 depending on the size of the lot.

• Neighborhoods with existing properties that skew on the 
lower end of the FAR range may be experiencing new 
development that is significantly higher than most existing 
FARs in the neighborhoods. This trend could be accelerated 
by middle housing zone changes if more developments 
occur that maximize FAR.

• Most of the Childs neighborhood was built as one 
development, which is why there there is little range in the 
FAR.

LEGEND

Median FAR

75% of lots fall within this range
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TREES AND SENSITIVE LANDS

Source: City of Lake Oswego and Metro 
Regional Land Information System (RLIS)

Why is this important?
• In addition to their ecological and climate benefits, 

trees are a prominent element of the visual 
character of neighborhoods and enhance livability 
and walkability.

• Special regulations apply to development on 
Sensitive Lands, which include stream corridors, 
wetlands, habitat areas, and tree groves. These 
regulations are intended to protect wildlife habitat, 
improve water quality, and control water pollution.

Key findings
• Neighborhoods with larger lots generally have a 

more developed tree canopy and taller, mature 
trees, such as Palisades, Lake Grove, Lake Forest, 
Rosewood, Bryant, and North Shore/Country Club.

• Neighborhoods with smaller lots tend to have a 
less developed tree canopy with fewer mature 
trees. There may be more street trees and fewer 
trees on private property in side or rear yards.

• Forested hillsides are a prominent element of Lake 
Oswego’s landscape in multiple areas, including 
Tryon Creek Natural Area, Mountain Park, Cook’s 
Butte, and Iron Mountain.

• Different types of landscapes evoke different 
character. Areas with predominantly street trees 
or smaller stature trees in formal landscapes have 
a more ordered and urban/suburban character. 
Areas with mature native conifers, riparian 
vegetation, and sensitive lands areas have a more 
natural or rural character.



Socioeconomic Conditions
Note: The data in this section is only available at the census tract level. 
Census tracts typically include more than one neighborhood, and some 
tracts include areas outside of the city and in adjacent jurisdictions. 
Therefore, this data may not show important differences between 
specific neighborhoods that are in the same census tract.
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HOUSEHOLD INCOME

Source: U.S. Department of Housing and Urban Development, Comprehensive 
Housing Affordability Strategy 5-Year Sample (2013-2017)

Why is this important?
• Areas with a higher median household income may 

indicate that those neighborhoods have few housing 
options that are affordable to lower income households.

• Middle housing in areas with lower median household 
income may provide more affordable housing options for 
lower income households. At the same time, new middle 
housing development may also spur redevelopment 
which could result in displacement of lower income 
households currently living in the neighborhood.

Key findings
• The census tract that includes Mountain Park, Holly 

Orchard, Waluga, and John’s Woods has the lowest 
median income level at $88,761.

• The census tract that includes Palisades, Blue Heron, 
Westridge, and portions of Childs and McVey-South 
Shore has the highest median income level at $162,188. 
This may be the influenced by large lot single-family 
housing in this area.

Disclaimer: Census tracts are larger areas, therefore the data are highly 
generalized.
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EDUCATION

Source: American Community Survey 5-Year Sample (2014-2018)

Why is this important?
• Education levels are a strong predictor of income 

and economic mobility and security. 
• Neighborhoods with lower education levels may 

have more households that are vulnerable to 
displacement.

Key findings
• The following neighborhoods have a lower 

percentage of households with a bachelor degree 
than other areas of the city: Mountain Park, Bryant, 
Rosewood, Hallinan, Glenmorrie, Skylands.

• Looking regionally at educational attainment, 
Washington County’s population that holds a 
bachelor’s degree or higher is 44% and Portland’s 
population that holds a bachelor’s degree or higher 
is 50%.
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AGE

Source: American Community Survey 5-Year Sample (2014-2018)

Why is this important?
• People have different housing needs and 

preferences throughout their life. The age 
distribution of the population in a neighborhood 
can be an indicator of future changes in land use. 

• Areas with a higher median age may include more 
households without children and potentially a 
higher proportion of elderly people. These areas 
may experience more infill and redevelopment 
as seniors downsize and new cohorts of families 
with children move in.

Key findings
• Neighborhoods in the northwest part of the city 

have the lowest median age. This includes Oak 
Creek, Lake Forest, Westlake and Waluga. These 
neighborhoods may include more households 
with children.

• Neighborhoods north of Oswego Lake have the 
highest median age. This data is consistent with 
recent infill and redevelopment trends. Significant 
infill development has occurred in neighborhoods 
such as First Addition, Evergreen, and Lake Grove.
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TENURE

Source: American Community Survey 5-Year Sample (2014-2018)

1 Source: Oregon Housing and Community Services, “Severe Rent 
Burden in 2020”. Available at: https://www.oregon.gov/lcd/UP/
Documents/2020%20Severe%20Burden%20by%20City%2014-18.pdf

Why is this important?
• Renters are more susceptible to housing instability 

and displacement that can occur as a result of price 
increases or redevelopment.

Key findings
• The Census tract centered on the Mountain 

Park neighborhood has significantly more renter 
households than most other neighborhoods in the City.

• Holly Orchard and John’s Wood are also within that 
Census tract, but it is unlikely that those areas have as 
high a number of renters because they are developed 
with mostly single-family houses.

• In 2020, 24% of Lake Oswego renter households were 
paying more than 50% of their income on housing.1 
These renters, considered “severely cost burdened”, 
are most likely to be displaced by rising rent levels. No 
data is available on rent burden at the census tract 
level.

• Middle housing development of conversion of existing 
homes may add rental housing to neighborhoods that 
currently lack rentals.



Lake Oswego Middle Housing Implementation Neighborhood Conditions Analysis • FINAL20

PEOPLE OF COLOR

1 For the purpose of this analysis, people of color include people in the 
following groups: American Indian or Alaska Native, Black or African American, 
Asian and Pacific Islander, people of two or more races, and the Hispanic 
population.

Source: American Community Survey 5-Year Sample (2014-2018)

Why is this important?
• People of color1 are more likely to have lower 

incomes and lower overall wealth, and are thus 
more likely to experience housing insecurity, 
vulnerability to homelessness, and lack access to 
homeownership due to systemic racism.

• People of color are more likely to experience 
discriminatory practices in leasing, mortgage 
lending, and home buying which may present 
barriers to meeting their housing needs, in addition 
to discriminatory practices which may negatively 
impact their employment options.

Key findings
• Neighborhoods in the northwest and west part 

of the city generally have more households 
that include people of color. There seems to 
be a correlation between areas higher housing 
densities and more multifamily housing and higher 
proportions of people of color.
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VULNERABILITY TO DISPLACEMENT

Source; Analysis of data from American Community Survey 5-Year 
Sample (2014-2018) and U.S. HUD, Comprehensive Housing 
Affordability Strategy 5-Year Sample (2013-2017)

Why is this important?
• The Displacement Vulnerability Index (DVI) attempts 

to identify census tracts which may include more 
households that are vulnerable to residential 
displacement due to rising housing prices. 

• A tract is determined to have a “risk factor” for 
displacement if it has a higher share of low income 
households, households without a bachelor’s 
degree, renters, or people of color than the citywide 
average of that measure.

• A tract may have anywhere between 0 to 4 risk 
factors, as illustrated on the map. More risk factors 
indicates a higher share of households potentially 
vulnerable to displacement in that tract.

Key findings
• Census tracts in the northwest portion of the 

City have the highest number of risk factors for 
displacement relative to other areas in the city.

• The census tract in the central part of the city, 
north of the lake, has the next highest number of 
risk factors. However, this data may be skewed by 
households in the Foothills neighborhood, which 
is predominantly multi-family housing, while other 
neighborhoods are predominantly single-family 
housing. 

• Note that this map does not attempt to identify 
areas or properties where development is more 
likely to occur. See the next section, Housing Market 
Conditions, for an analysis of where middle housing 
development may be more likely.



Housing Market Conditions
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HOME SALES AND PRICES
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Source: Redfin, 2018-2020

Why is this important?
• This data indicates both where for-sale housing 

prices are higher and lower across the City, and 
where more or less houses have been sold in the 
last 2 years.

• Areas with a high number of recent sales 
may indicate high demand in that particular 
neighborhood, which may indicate that properties 
are more likely to redevelop with middle housing 
types.

Key findings
• There have been a high number of sales in the 

Mountain Park neighborhood, which may indicate 
increasing demand. The effect of middle housing 
allowances on the zoning and redevelopment 
prospects in this area should be considered, given 
that it has a higher displacement risk.

• This data may also indicate market pressure in 
the First Addition, Old Town, Hallinan, and McVey-
South Shore neighborhoods. 

• The Hallinan, Glenmorrie, and Lake Grove 
neighborhoods are adjacent to neighborhoods with 
higher average sale prices, which can indicate that 
prices will rise in those neighborhoods and make 
redevelopment more likely.
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EXISTING MULTI-FAMILY 
HOUSING AND TOWNHOUSES

Source: Metro Regional Land Information System (RLIS)

Why is this important?
• This map illustrates where existing middle 

housing, and multi-family housing more broadly, 
is located in the city. Currently, the City regulates 
any housing three units or greater as multi-family, 
which will need to be modified to exclude middle 
housing types such as triplexes and quadplexes.

• New middle housing may be more easily 
integrated into neighborhoods that already include 
some middle housing multi-family housing.

Key findings
• Most multi-family housing in the City takes the 

form of larger apartment complexes in a few 
areas, particularly Foothills, Mountain Park, and 
Westlake. 

• Duplexes are the only middle housing type that 
is generally present in the residential zones of 
Lake Oswego. There are very few to no existing 
triplexes and quadplexes. 

• There are small concentrations of townhouses 
in Lake Oswego in Oak Creek, Evergreen, First 
Addition and Mountain Park.

• The area centered around downtown Lake 
Oswego in First Addition has the greatest mix of 
housing types.
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PROPERTY VALUE ASSESSMENT

Source: Metro Regional Land Information System (RLIS)

Why is this important?
• Current property values can provide an indication 

of whether a site may be financially attractive for 
redevelopment from the perspective of a developer.

• The Land-to-Improvement Value Ratio (“L:I ratio”) is a 
measure of the market value of the land divided by the 
market value of the improvements (buildings) on that 
land. 

• A higher L:I ratio indicates that the land may be of high 
value compared to the building. This may indicate that 
housing prices or rents are higher in that area, or the 
existing structure has not been recently renovated, or 
the structure is small compared to the size of the lot. 
These are signs that it may be economically feasible to 
acquire and subdivide or redevelop the property.

Key findings
• Many properties along the lake or canals have high 

L:I ratios. These properties may have older houses on 
highly valued lakefront properties. 

• L:I ratios tend to be higher in older neighborhoods, 
on the east side of the city including First Addition, 
Evergreen, Lakewood, Hallinan, and the eastern part of 
McVey-South Shore.

• There are some concentrations of properties with high 
L:I ratios in Uplands, Lake Grove, Blue Heron, and Bryant.

• More recently developed neighborhoods such as 
Westlake, Mountain Park, and Oak Creek have low L:I 
ratios, indicating that redevelopment may be less likely 
in those areas.
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Appendix B
Neighborhood Character 
Survey Report



Lake Oswego Neighborhood Character Report
880 responses

What neighborhood do you live in?

832 

1
Forest Highlands 10.2%

2
Palisades 9.7%

3
First Addition 9.6%

4
Mountain Park 7.7%

5
Lake Grove 5.8%

6
Bryant 5.4%

7
McVey-South Shore 5.3%

out of 880 answered

/ 85 resp.

/ 81 resp.

/ 80 resp.

/ 64 resp.

/ 48 resp.

/ 45 resp.

/ 44 resp.



7

8
Westlake 5.2%

9
Lake Forest 3.7%

10
Hallinan 3.5%

11
Evergreen 3.4%

12
Blue Heron 3.2%

13
Westridge 3.2%

14
Uplands 3.1%

15
Lakewood 2.8%

16
Glenmorrie 2.6%

17
Holly Orchard 2.2%

18
North Shore-Country Club District 1.9%

/ 43 resp.

/ 31 resp.

/ 29 resp.

/ 28 resp.

/ 27 resp.

/ 27 resp.

/ 26 resp.

/ 23 resp.

/ 22 resp.

/ 18 resp.

/ 16 resp.



18

19
Childs 1.8%

20
Oak Creek 1.8%

21
Waluga 1.6%

22
Rosewood 1.4%

23
John's Woods 1.3%

24
Foothills 1.0%

25
Lakeview-Summit 0.8%

26
Old Town 0.8%

27
Birdshill 0.4%

28
Skylands 0.4%

/ 15 resp.

/ 15 resp.

/ 13 resp.

/ 12 resp.

/ 11 resp.

/ 8 resp.

/ 7 resp.

/ 7 resp.

/ 3 resp.

/ 3 resp.



Most houses are a similar size in proportion to the lot or yard.

875 

1
Yes 69.4%

2
No 30.6%

out of 880 answered

/ 607 resp.

/ 268 resp.



Most houses are a similar size in proportion to the lot or yard.

875 

3.7 Average rating

9.3%

1

9.7%

2

23.7%

3

21.1%

4

36.2%

5

out of 880 answered

81 resp. 85 resp. 207 resp. 185 resp. 317 resp.

Not desirable Somewhat desirable Very desirable



House façades and architecture are a dominant visual element when
viewed from the street.

871 

1
Yes 83.4%

2
No 16.6%

out of 880 answered

/ 726 resp.

/ 145 resp.



House façades and architecture are a dominant visual element when
viewed from the street.

879 

3.8 Average rating

4.3%

1

8.1%

2

22.6%

3

28.9%

4

36.1%

5

out of 880 answered

38 resp. 71 resp. 199 resp. 254 resp. 317 resp.

Not desirable Somewhat desirable Very desirable



Trees or landscaping are a dominant visual element when viewed from the
street.

878 

1
Yes 92.6%

2
No 7.4%

out of 880 answered

/ 813 resp.

/ 65 resp.



Trees or landscaping are a dominant visual element when viewed from the
street.

876 

4.5 Average rating

1.8%

1

2.6%

2

8.0%

3

22.9%

4

64.6%

5

out of 880 answered

16 resp. 23 resp. 70 resp. 201 resp. 566 resp.

Not desirable Somewhat desirable Very desirable



The architectural style of houses is similar across the neighborhood.

877 

1
Yes 41.3%

2
No 58.7%

out of 880 answered

/ 362 resp.

/ 515 resp.



The architectural style of houses is similar across the neighborhood.

878 

3.1 Average rating

14.9%

1

19.5%

2

29.4%

3

17.3%

4

18.9%

5

out of 880 answered

131 resp. 171 resp. 258 resp. 152 resp. 166 resp.

Not desirable Somewhat desirable Very desriable



The facades of houses are simple. They typically include a 1-2 materials
and few changes in rooflines or other architectural details

873 

1
Yes 47.9%

2
No 52.1%

out of 880 answered

/ 418 resp.

/ 455 resp.



The facades of houses are simple. They typically include a 1-2 materials
and few changes in rooflines or other architectural details

877 

2.8 Average rating

17.8%

1

25.4%

2

29.1%

3

15.8%

4

11.9%

5

out of 880 answered

156 resp. 223 resp. 255 resp. 139 resp. 104 resp.

Not desirable Somewhat desirable Very desirable



The facades of houses are more complex. They include 3-4 materials and
may have several rooflines or other details such as gables or bay windows.

874 

1
Yes 69.2%

2
No 30.8%

out of 880 answered

/ 605 resp.

/ 269 resp.



The facades of houses are more complex. They include 3-4 materials and
may have several rooflines, or other details such as gables or bay windows.

873 

3.5 Average rating

6.5%

1

14.3%

2

27.9%

3

29.4%

4

21.8%

5

out of 880 answered

57 resp. 125 resp. 244 resp. 257 resp. 190 resp.

Not desirable Somewhat desirable Very desirable



Front yards are planted heavily with shrubs, trees, and gardens.

878 

1
Yes 77.7%

2
No 22.3%

out of 880 answered

/ 682 resp.

/ 196 resp.



Front yards are planted heavily with shrubs, trees, and gardens.

878 

4.1 Average rating

2.1%

1

5.1%

2

18.7%

3

26.8%

4

47.4%

5

out of 880 answered

18 resp. 45 resp. 164 resp. 235 resp. 416 resp.

Not desirable Somewhat desirable Very desirable



Front yards are mostly open lawn area.

875 

1
Yes 31.7%

2
No 68.3%

out of 880 answered

/ 277 resp.

/ 598 resp.



Front yards are mostly open lawn area.

875 

2.7 Average rating

15.5%

1

30.4%

2

31.8%

3

11.8%

4

10.5%

5

out of 880 answered

136 resp. 266 resp. 278 resp. 103 resp. 92 resp.

Not desirable Somewhat desirable Very desirable



Entrances to houses are visible from the street and may be emphasized
with certain features, like a porch or columns.

878 

1
Yes 70.4%

2
No 29.6%

out of 880 answered

/ 618 resp.

/ 260 resp.



Entrances to houses are visible from the street and may be emphasized
with certain features, like a porch or columns.

876 

3.5 Average rating

4.2%

1

11.8%

2

34.4%

3

28.9%

4

20.8%

5

out of 880 answered

37 resp. 103 resp. 301 resp. 253 resp. 182 resp.

Not desirable Somewhat desirable Very desirable



Houses are set back a far distance from the street.

878 

1
Yes 40.0%

2
No 60.0%

out of 880 answered

/ 351 resp.

/ 527 resp.



Houses are set back a far distance from the street.

876 

3.3 Average rating

6.2%

1

18.7%

2

30.9%

3

23.7%

4

20.4%

5

out of 880 answered

54 resp. 164 resp. 271 resp. 208 resp. 179 resp.

Not desirable Somewhat desirable Very desirable



Many homes are not visible from the street because they are built on flag
lots (private driveways serving more than one lot).

878 

1
Yes 30.8%

2
No 69.2%

out of 880 answered

/ 270 resp.

/ 608 resp.



Many homes are not visible from the street because they are built on flag
lots (private driveways serving more than one lot).

875 

2.1 Average rating

39.0%

1

28.6%

2

22.1%

3

6.3%

4

4.1%

5

out of 880 answered

341 resp. 250 resp. 193 resp. 55 resp. 36 resp.

Not desirable Somewhat desirable Very desirable



There are large spaces between the sides of houses.

879 

1
Yes 51.5%

2
No 48.5%

out of 880 answered

/ 453 resp.

/ 426 resp.



There are large spaces between the sides of houses.

874 

4.1 Average rating

2.3%

1

5.9%

2

19.3%

3

25.1%

4

47.4%

5

out of 880 answered

20 resp. 52 resp. 169 resp. 219 resp. 414 resp.

Not desirable Somewhat desirable Very desirable



Garages are a major visual element when viewed from the street.

875 

1
Yes 71.3%

2
No 28.7%

out of 880 answered

/ 624 resp.

/ 251 resp.



Garages are a major visual element when viewed from the street.

878 

2.3 Average rating

26.0%

1

36.2%

2

27.3%

3

6.8%

4

3.6%

5

out of 880 answered

228 resp. 318 resp. 240 resp. 60 resp. 32 resp.

Not desirable Somewhat desirable Very desirable



Some houses appear taller than others due to steep slopes.

878 

1
Yes 50.0%

2
No 50.0%

out of 880 answered

/ 439 resp.

/ 439 resp.



Some houses appear taller than others due to steep slopes.

875 

2.7 Average rating

11.9%

1

26.5%

2

46.1%

3

11.0%

4

4.6%

5

out of 880 answered

104 resp. 232 resp. 403 resp. 96 resp. 40 resp.

Not desirable Somewhat desirable Very desirable



There is not enough space for cars to park along the street.

877 

1
Yes 49.8%

2
No 50.2%

out of 880 answered

/ 437 resp.

/ 440 resp.



There is not enough space for cars to park along the street.

878 

2.4 Average rating

39.7%

1

17.5%

2

18.5%

3

12.1%

4

12.2%

5

out of 880 answered

349 resp. 154 resp. 162 resp. 106 resp. 107 resp.

Not desirable Somewhat desirable Very desirable
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