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INTRODUCTION
As part of the Lake Grove Village Center Parking Management Plan (LGVC PMP), this memorandum
provides a summary of potential parking strategies for the project as well as opportunities and barriers
to implementation. These concepts include the framework for developing a parking management plan
and parking ordinances. This memorandum also provides a closer look into potential locations for public
parking facilities.
IDENTIFYING PARKING MANAGEMENT STRATEGIES
Currently, parking throughout the study area varies based on time of day and type of use. While this
study explores ways to more efficiently utilize parking, the entire function of the system must be
considered; broad ranges of parking management strategies were considered. The strategies included
four main areas of focus: Parking Management (City and Private Business), Parking Capacity, Alternative
Modes, and City code changes.

Parking
Management

Parking
Capacity

Alternative
Travel Modes

Code
Changes

For each category, possible strategies were identified and numbered to address the gaps/deficiencies in
the system and enhance existing practices. When identifying opportunities and barriers to specific
strategies, the goals and objectives from Technical Memorandum #2 were considered (See Appendix A).
Narratives of possible strategies are summarized under each category below.
PARKING MANAGEMENT (PM)
Parking management is a tool to more efficiently use existing parking resources. Recent field
observations indicate some spot locations with high parking utilization but an overall adequate parking
supply to meet the study area’s parking demand. However, stakeholder interviews indicate there is also
both a real and perceived lack of available parking in some areas of the LGVC and poorly defined onstreet parking in other areas.
The difference between actual parking supply and the perception of available parking supply is an
opportunity that can be addressed by the City and private property owners with parking management
tools. Brief descriptions of the opportunities are shown below. The opportunities are organized by who
would need to take the lead role in implementation.
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PRIVATE PROPERTY OWNER LED PARKING MANAGEMENT STRATEGIES
In addition the parking management opportunities for the City, private property owners may also take
steps to more efficiently manage parking on, or near private property. Some of these opportunities can
be implemented by a single property owner while others require cooperation by multiple property
owners.
1. Establish a Transportation Management Association (TMA) (PM-1) for LGVC business owners.
TMAs, as defined by the Transportation Demand Management (TDM) Encyclopedia, are nonprofit, member-controlled organizations that provide transportation services in a particular
area, such as a commercial district, mall, medical center or industrial park. They are generally
public-private partnerships, consisting primarily of area businesses with local government
support. Transportation Management Coordinators (TMC) are professionals who work for TMAs
or individual employers. TMAs are usually more cost effective than programs managed by
individual businesses.
The establishment of a TMA may often be the first step in a series of parking management
strategies. Once the TMA has established itself, it can work with the City to establish a parking
benefit district to set up the community to receive funds from other parking management
strategies (i.e. funds from enforcement efforts and metered parking).
2. Continue to expand employer-based transportation programs and incentives (PM-2). In areas
where parking is privately owned, the program pays employees to reduce parking demand. In
this case the payment is to support using an alternative to their car such as walking, riding a
bicycle or using transit. Elements of these programs can include:


Establish a “Guaranteed Ride Home” (GRH) program (PM-2a). Encourage alternative
transportation by providing employees who use alternative transportation a guaranteed
way to get home in the event of a personal emergency. The business recognizes that
asking an employee to become an alternative mode user means potential trade-offs. The
GRH program will ensure transportation would be provided for the employee to get
home in case of illness or some other unforeseen crisis.



Establish rideshare system for employees (PM-2b). Businesses can establish a system to
encourage ridesharing/carpooling among employees. This can be combined with other
incentives and programs to encourage use. This is most applicable with larger employers.



Provide employee preferential parking for carpools (PM-2c). A business could provide
parking incentives for carpools. The business has the flexibility to establish the
qualifications (i.e. define the number of occupants-typically 2 or 3) and the incentive
type. The incentive can be whatever the business deems appropriate such as a
designated parking space, long-term parking in a time restricted zone, or monetary
compensation. This approach would require enforcement at some level and in cases
where the designated parking spot(s) are not on private property coordination with the
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City. This opportunity could also work if businesses joined together to establish a broader
pool of potential commute buddies. This process may require surveys and an outreach
program prior to implementation.


Provide parking cash out (PM-2d). Parking cash out can be deployed by businesses that
offer free or subsided parking to employees1. This opportunity allows employers to offer
cash payment in agreement that the employee will no longer utilize a parking space,
effectively reducing parking demand and providing more on-site parking for customers.



Establish alternative work schedules (PM-2e). An alternative work schedule modifies
the parking demand by time of day. It is most effective for offices but could be
considered elsewhere. The alternative work schedule moves away from the standard
9:00 am to 5:00 pm schedule and allows business to identify peak parking demand
periods and shift staffing time accordingly to lower parking demand during peak times.

3. Reevaluate or establish time restrictions in off-street lots to encourage turnover (PM-3).
Currently, some off-street parking lots have a portion of their spaces that are timed. Posting a
time restriction conveys intent to the user and encourages turnover.
4. Identify satellite parking areas for employee parking (PM-4). Satellite parking includes
directing employees to a particular agreed upon location for the work day. It generally includes
a permit and agreement with existing area users and can be a parking lot or on-street. These
locations are generally not located on-site or close to the place of employment and may benefit
from a parking shuttle depending on the distance.
5. Establish parking agreements between businesses that do not have the same business hours
(PM-5). The goal of shared parking is to more uniformly utilize existing parking resources. This
can be done by pairing businesses with different peak parking demands together to utilize the
same parking spaces during different times of the day. This can be an agreement between
property owners or between residential areas (most likely during the week). Code changes could
be considered to apply the agreed upon shared parking area to the parking requirements of the
participating businesses.
CITY LED PARKING MANAGEMENT STRATEGIES
Seven opportunities to address parking management have been identified which, if adopted, require
implementation by the City.
1. Determine desired use for on-street parking (PM-6). Currently on-street parking within the
LGVC is a small portion of the parking supply and is generally unrestricted (with the exception of
two stalls). Establishing the desired use for on-street parking (patrons or employees/residents)
will dictate future implementation of parking strategies.
1

Ideal for businesses that lease parking spaces or lots rather than own.
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2. Post consistent bailment (liability) notices among LGVC businesses (PM-7). Bailment
establishes responsibility. Posting bailment releases business owners of liability in their parking
lots and could improve willingness of owners to enter into shared parking agreements. If posted
(ticket, sign, etc.), the owner states that no responsibility or “bailment” is created for anyone
using the lot. This relieves a property owner for any liability for loss, theft, damage, etc., that
might occur if a person parks a vehicle on a facility with posted bailment. The City could
facilitate the creation of consistent bailment language for the LGVC business owners to then
utilize on their properties, encouraging shared use of parking lots.
3. Conduct an annual parking utilization study (PM-8). Completing a parking supply and utilization
inventory annually, or on some other set interval, and then sharing those observations with the
residents and businesses in the LGVC would help to align parking perceptions with actual
parking supply and demand. This could also indicate when to implement additional parking
management strategies.
4. Increase towing/enforcement efforts (PM-9). This opportunity would include additional
personnel to inspect and enforce parking restrictions. It would likely be deployed in conjunction
with additional parking restrictions such as time restrictions, parking meters, permits, and/or a
parking benefit district. In the near term, parking demand is low enough that additional
enforcement may not be needed. However if parking demand increased in the future, then
additional enforcement may be beneficial.
5. Establish residential parking permit program (PM-10, PM-11). Permit parking can be used to
limit parking supply to designated users. Permit parking is often used to reserve parking supply
for local residents and employees who need long term parking. Motorists are generally notified
by restriction signage placed along the block face. Residential permit parking does not currently
exist within or adjacent to the LGVC and would be a long-term solution. Once a residential
permit program is in place, parking agreements with adjacent businesses could be developed to
maximize parking supply. Residential parking programs can still allow visitors to park for certain
periods of time.
6. Put metered parking in unrestricted parking areas (PM-12). Parking pricing means that users
pay for parking, which is a change from how parking is currently managed in the study area. It
may be implemented to respond to a variety of parking related concerns including reducing
parking demand, reducing vehicle traffic, or to generate revenue for improvement administered
by a transportation management area (TMA). Parking meters are a primary method to achieving
parking pricing.
Two strategies are available for administering parking pricing/parking meters:


Have the City install, monitor and enforce the meters in the LGVC district on public on
and off-street facilities. Any revenues generated from this method would belong to the
City and would go to the general fund.
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Have business owners in the area independently install, monitor and enforce parking
meters in accordance with City code. If this is the case, business owners could decide
how to utilize the revenue.

7. Create a parking benefit district (P-13). A parking benefit district is an area which utilizes
charges for the use of the parking to support community improvements. The boundaries can be
established by residents and/or merchants. A portion of the revenues generated by the parking
charges (by users and/or property owners) can be utilized for local improvements identified by
the community within the boundaries of the benefit district. Possible improvement
opportunities include facility improvements to promote walking, cycling and transit use, or
other public benefit projects such as visual (art) within the area boundaries. A parking benefit
district also has the added benefit of creating an incentive for alternative modes of
transportation and can help reduce single occupant vehicle miles traveled. The City would most
likely need to be involved in implementation of the improvements and an established pay-topark system should already be in place.
PARKING CAPACITY (CAP)
As the area experiences redevelopment, the demand for parking is likely to increase for both resident
parking as well as business parking. Full build out of the LGVC with multi-story mixed-use
redevelopment would likely require additional parking. Amendments to the existing code could help
reduce the amount, and proximity, of parking requirements for new construction. If additional parking
capacity is needed, it can come in three forms:
1. Provide more on-street parking (Cap-1, Cap-5, Cap-6). Most customers, employees, and
residents would prefer to park close to their destination. As the area redevelops, additional onstreet parking could be considered. Additional on-street parking will need to conform to City
street standards. Construction costs would vary on a per block basis. As more properties are
redeveloped City code could be modified to allow property owners to choose to exchange
property right-of-way to create a wider street with angled parking, which creates more parking
spaces than existing parallel parking. This approach would need to be implemented for an entire
block face on lower volume streets to be feasible.
Another potential strategy to increase on-street parking within the LGVC is to modify the crosssection and circulation of access roads that travels behind businesses (Cap-6). For example,
reconfigure the access road from Boones Ferry Road (McDonald’s access) to Bryant Road. If
travel on this road were changed to one-way westbound, then there would be potential to
convert the cross-section of the road to include a parking lane to accommodate between 7-9
cars, depending on emergency access requirements. Further investigation into this strategy
found that concerns about emergency access and planned improvements associated with the
Boones Ferry Road project make this strategy infeasible.
2. Restripe existing off-street surface lots with poorly maintained/designed striping (Cap-2).
When the Boones Ferry Road project is constructed, the geometry of some parking lots will be
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impacted. Some businesses may benefit from restriping their existing lot to better utilize the
space available for parking stalls.
3. Construct public surface parking lot(s) (Cap-3). Developing an off-street surface parking lot(s)
for public parking is another option for creating additional parking supply. This can be done
through repurposing existing underutilized lot(s) or creating a new lot(s). The average cost to
build a surface parking lot is approximately $7,500 to $12,000 per parking space2.
Implementation of a new or repurposed parking lot may also be the first phase of a larger
parking structure to serve future needs. Depending on the size and number of lots
desired/necessary to serve the demand, a shuttle system may be desirable to serve area
businesses.
4. Construct a new public parking structure(s) (Cap-4). A parking structure would be an option to
increase the parking capacity to serve the growing needs of the area; however, it is also a
substantial investment. The average cost to build a structured parking lot is approximately
$30,000 to $45,000 per parking stall3. Other factors that need to be considered with this
opportunity include ownership, property size, maintenance, and distance from desired
destinations. Depending on the size and number of lots desired/necessary to serve the demand,
a shuttle system may be desirable to serve area businesses. A well placed structure could be a
resource for an employee to use in the near-term and a residential/customer resource in the
long-term. A poorly placed parking structure could sit underutilized in the near-term given the
availability of existing parking.
As part of this memorandum, two potential sites for public parking (surface lot or structure) were
identified based on information presented in Technical Memorandum #3. A third site is expected to be
determined during future advisory committee meetings and will be evaluated through further revisions
of this memorandum.
Of the two sites, one is located at the south end of the LGVC and the other is at a more centralized
location (see Figure 1):
South Site – This site was chosen due to its proximity to locations with constrained parking. This
property is at 16444 Boones Ferry Road, the former site of Round Table Pizza and is currently
used to supplement employee parking for Lake Grove Shopping Center, which shares a property
line to the east. No zone change needed and site is large enough to be considered for mixed-use
development. Approximately 82 parking stalls could be striped on a surface lot at this site, with
an additional 87 parking stalls per added level.
Central Site – Located off of Oakridge Road, this site proposes the consolidation of two
properties to create a public surface parking lot with potential to be a parking structure (4284
and 4270 Oakridge Road). This site would require rezoning, as one of the properties (4284
2
3

Estimate does not include maintenance or enforcement
Estimate does not include maintenance or enforcement
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Oakridge Road) is currently zoned as Neighborhood Commercial. A public parking facility would
be an allowed use in the General Commercial (GC), East End Commercial (EC), Mixed Use (MU),
and Foothills Mixed Use (FMU) zones. Approximately 73 parking stalls could be striped on a
surface lot at this site.
As indicated by the potential parking capture zones in Figure 1, an additional location for public parking
should be considered in the north zone to better serve the full LGVC.
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ALTERNATIVE TRAVEL MODES (ALT)
Parking demand can also be managed by the promotion and use of alternative travel modes. An
enhanced multimodal transportation system can also reduce traffic congestion and encourage LGVC
visitors to travel between businesses without getting in a car. Alternative modes include transit,
bicycling, and walking.
Currently, TriMet transit lines service the LGVC on Boones Ferry Road and Kruse Way via Route 37 and
Route 384. Both lines only run Monday through Friday; there is no weekend service through the study
area for either route. Route 37 through the study area begins service between 7:00 and 7:30 AM and
finishes between 4:30 and 5:15 PM. Route 38 through the study area begins service between 6:00 and
6:30 AM and finishes between 5:45 and 6:15 PM. There are opportunities to better serve the area with
increased transit headways and weekend service and enhanced stop amenities. Connections to transit
service and amenities are also opportunities to enhance the overall system function and desirability of
utilizing alternative modes in the LGVC.
The current bicycle system within the study area is limited but can become a more viable means to
reaching and exploring the area as it is improved. The Boones Ferry Road project will greatly increase
bicycle access by providing dedicated bike lanes on Boones Ferry Road for the length of the study area,
but side streets lack facilities. Addressing the bicycle connection deficiencies would provide a more
cohesive mixed-use community and alternatives to driving, especially for local community members,
and thus reducing area parking demand. Additionally, a safe and desirable pedestrian network increases
the effectiveness of public parking facilities by increasing the safety and convenience of pedestrians
traveling between the parking facility and their destination.
Ultimately, every resident, employee, and customer becomes a pedestrian. During the field
observations, the sidewalk system was incomplete throughout the study area with many existing
sidewalks in need of repair. Addressing the pedestrian connection deficiencies would provide a more
cohesive mixed-use community and alternates to driving, and thus reducing area parking demand.
Within the study area, opportunities exist to enhance the connection to transit, overall system function,
and desirability of utilizing alternative modes in the LGVC.
Boosting travel by alternative modes could be achieved in four ways:
1. Improve transit opportunities (ALT-5, ALT-6, ALT-7, ALT-9). The opportunities identified to
address the transit deficiencies within the LGVC include: increasing the frequency of transit
routes serving the area, identify future strategic stops to better serve redevelopment,
enhancing access to transit stops, and improving the transit stops themselves (visibility,
awareness, and amenities).

4

Route 37 runs along Boones Ferry Road. Route 38 runs on Kruse way and north of Kruse Way on Boones Ferry
Road.
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2. Enhance the pedestrian environment (ALT-3, ALT-4, ALT-9). Opportunities to address the
pedestrian deficiencies within the LGVC include: street furniture, landscaping and pedestrian
scale lighting to make walking more convenient and attractive. Future development should
focus on preserving the human scale and character of the neighborhood by using design
techniques to maintain a visual interest for pedestrians.
3. Improve bicycle/pedestrian connections (residential areas to commercial and public uses)
(ALT-1, ALT-2). Both the bicycle and pedestrian networks and connections have been identified
as deficiencies. There is an opportunity to encourage the creation of a truly multi-modal
atmosphere. As development occurs, it will enhance the mixed-use community vision for the
area as well as reduce the parking demand from users that live nearby or have access to transit.
Additionally, opportunities exist to enhance the existing facility connectivity, both along Boones
Ferry Road as well as directionally (east-west, north-south). In order to serve all users,
opportunities to upgrade existing facilities to meet current ADA standards should be considered.
Establishing wayfinding signage could improve the pedestrian experience throughout the LGVC.
There is also potential to add sharrows to side streets to facilitate bicycle connections within the
LGVC.
4. Add bicycle parking (ALT-8, ALT-9). Bicycle parking can come in many shapes and sizes. The
recently redeveloped parcels include bicycle rack parking. There is an opportunity to continue to
encourage this aspect as redevelopment occurs. Additionally, an opportunity exists to
strategically place bicycle parking at key destinations or potentially revise city parking code to
provide vehicle parking credit for providing bicycle parking. The City should also consider
providing bicycle parking amenities within the public right-of-way and potentially a centrally
located bike corral.
CODE
Lake Oswego’s development code already includes many of the typical parking management strategies:
parking maximums, allowances for on-street parking and shared parking, landscaping and screening
standards for parking lots, and local street cross-sections that include sidewalks and on-street parking.
However, there are opportunities to further refine some of these standards to improve their
effectiveness. Code concepts addressing these opportunities are described below. In addition, potential
issues related to timing are also noted as some code amendments should not go into effect until certain
steps have been taken (e.g., after the establishment of a parking district and provision of public parking
facilities).
1. Reduce parking minimums and maximums for office uses (Code-1). The code establishes
parking minimums for non-residential uses based on floor area of the use and the number of
employees. The maximum number of spaces for non-residential uses is 125% of the minimum.
The analysis of parking in the LGVC found that retail uses were generally parked at capacity, but
office uses were potentially over-parked by approximately 30%. The current code requires a
minimum of 3.33 parking spaces per 1000 square feet of gross floor area (GFA) for “Office uses,
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including business and management services except medical or dental”. This is also more than
the 2.7 parking spaces per 1000 square feet GFA allowed for office uses in the Regional
Transportation Framework Plan. In order to address this issue, the amount of parking required
for office uses could be “right-sized” to better reflect parking demand in the LGVC.
2. Provide reductions to parking minimums that benefit small sites and encourage use of Parking
Study method (Code-2). The code already includes a number of ways to reduce minimum
number of parking spaces required:







25% reduction within 500’ of a public parking facility
10% reduction when providing a Village Gathering Place
15% for very large buildings (over 20,000 sq. ft.)
10 – 15% reduction for access to transit facilities (within 50’ to 500’)
15% reduction for Bicycle and Pedestrian Access (100 residential units within 1000’)
Variable reduction established through a Parking Study

However, not all of these options are available in all situations. In particular, some of the
smaller sites within the LGVC may not be able to take advantage of any of the numerical
reductions until such time as one or more public parking facilities are developed. Having an
across-the-board reduction of 25% in the LGVC rather than the menu approach currently
available may be more equitable to smaller sites and would be similar to the Downtown
Redevelopment District. Also identifying ways to encourage the use of the parking study
method may help ensure that parking is “right-sized”.
3. Expand locations where off-street parking can be located (Code-3). The code allows some
flexibility in terms of what parking spaces can be counted toward meeting the minimum
required parking. In the LGVC parking lost due to the improvements on Boones Ferry Road may
count toward meeting the parking standard for building expansions and on-street parking
abutting the site may be counted. However, remote lots have to be within 500 ft. for customers
and 1,000 feet for employees of the property line of the use to be served. It appears the code
may provide an exception in LGVC by noting that access to parking facilities shall be based on
the Parking Facilities and Access Coordination Map, Figure 50.05.007-U. However, the language
is confusing and the map is focused on the potential location of future public parking garages.
In general, the code should be amended to provide more flexibility for the location of off-site
parking within the Village Center (e.g., within 1000 feet or anywhere within the LGVC) to better
allow shared parking and future parking garages. Figure 50.05.007-U should be deleted or
updated. A key issue that should be considered is whether 100% of a developments required
parking can be off-site (e.g., in a parking garage).
4. Improve vehicular and/or pedestrian cross-access connections (Code-4). Historically, the goal
of creating connections between developments through cross-access easements and driveways
has been almost impossible to achieve in redevelopment projects. It isn’t currently required by
the code and property owners have little or no motivation to provide cross-access easements.
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In some cases, providing a cross-access drive aisle may result in a loss of required landscaping.
One potential incentive might be to allow the access drive aisle within a cross-access easement
to count as “hardscape” for the purposes of calculating required landscaping. However, this
solution would result in a reduction in the amount of landscaping within the Village Center,
which may be contrary to the desires of the community. As an alternative, instead of requiring a
vehicular connection, where a development is setback from the street consider requiring a
pedestrian connection to adjacent sites, so that pedestrians can easily walk between
developments without having to hike through the perimeter landscaping or travel out-ofdirection.
5. Reduce setbacks to allow for more efficient parking lot layout (Code-5). The code currently
requires that parking be setback 10’ from a building. This requirement, as well as other setback
and screening standards, makes it difficult to site the buildings and parking on a lot in an
efficient manner. The minimum setbacks should be reduced to allow greater flexibility in site
design. Evaluate using a minimum canopy coverage standard similar to Tigard’s for parking lots
rather than a specific number of landscape islands.
6. Reduce parking space and drive aisle sizes (Code-6). The code allows for up to 50% of parking
spaces to be compact; however, compact spaces can be hard to enforce. Developers may prefer
to have more flexibility in the minimum size of all spaces so that they can maximize efficiency in
the design of their parking lots. To reduce the amount of land dedicated to parking as well as to
facilitate the redevelopment of smaller sites, consider allowing use of the more compact parking
lot dimensional standards shown in Figure 50.06.002-A (FMU: Off-Street Parking Matrix for FMU
Zone) within LGVC.
7. Delete Special Street Setback requirement (Code-7). The City Code (LOC 50.22.035) currently
specifies a special street setback of 50 feet from the centerline of Boones Ferry Road between
Mercantile Drive and Madrona Avenue, potentially resulting in a 100-foot right-of-way adjacent
to redeveloped properties. The special street setback is intended to preserve an obstructionfree area along public rights-of-way in anticipation of future street improvements, such as
additional lanes, pedestrian and bicycle facilities, transit facilities, drainage management
improvements, lighting, and street landscaping. The special street setback of 50 feet from the
centerline of Boones Ferry Road between Mercantile Drive and Madrona Avenue can be deleted
once the Boones Ferry Road improvements are completed along the Phase 1 section of the
project.
8. Better enable shared parking by allowing long-term leases (Code-8). The code states that
within the LGVC, shared parking and access agreements are encouraged to provide for greater
flexibility and more efficient use of private parking areas. However, currently if the remote
parking lot is not owned by the owner of the property of the use to be served, the owner has to
obtain an exclusive permanent easement in the remote lot so as to permit parking from the use
to be served on the remote lot. Based on the stakeholder interviews, we know that property
owners are willing to share their parking on an informal basis. An “exclusive permanent
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easement” has been obtained in a few cases (primarily from churches). However, providing an
“exclusive permanent easement” may be a non-starter for most property owners. Allowing
developers to provide evidence of a long term (e.g., 5 year) lease on off-site parking spaces may
be adequate in the LGVC especially given the likelihood and goal that a public parking facility will
be available in the future should the leased parking no longer be available.
9. Improve Local Street connections and on-street parking opportunities through fee-in-lieu
(Code-9). The City’s 2014 Transportation System Plan includes policies supporting pedestrian
connectivity. The TSP describes a range of improvements for Local Streets. The LGVC Plan
includes specific recommendations for Village Cross-Streets (i.e., all Local Streets within the
LGVC boundary). The LGVC Plan notes that the provision of on-street parking can be used to
supplement the private parking supply within the Village Center. Within the Village Center, onstreet parking is desired where right-of-way allows and the design concept for Village CrossStreets features an urban streetscape character including on-street parking within the adjacent
one or two blocks from Boones Ferry Road. However, on-street parking in single-family areas
adjacent to the Village Center is a concern for the neighborhoods.
Many of the Village Cross-Streets are currently not built to the standards described in the LGVC
Plan. This does not appear to be a code issue, but rather one of timing (i.e., the pace at which
redevelopment is occurring) and the availability of public funds make the improvements. In
addition, mature trees and other natural features will prevent some of these streets from being
built out to the full cross-section. Even so, there may be opportunities to provide additional onstreet parking on cross-streets. Fee-in-lieu of parking is typically used to pay for a parking
structure or municipal parking lot. However, prior to those projects being available, it could
potentially the in-lieu fees be used to fund street improvements that include on-street parking.
The added benefit of this approach would be improvements to the sidewalk system and
pedestrian connectivity.
OPPORTUNITIES AND BARRIERS
The key to successfully evaluating possible strategies is to explore the trade-offs associated with
implementing the proposed strategies. For each of the possible strategy, a set of opportunities and
barriers is provided to indicate the benefits and limitations of implementing each strategy (see Appendix
A). Not all of the possible strategies listed in this table are expected to be implemented through the
study area; rather, the list provides a range of strategies that can be considered for implementation
based on the applicability and appropriateness of the concept to address location-specific needs.
The potential improvement concepts for the study area have opportunities and barriers that are
associated with implementing them. Opportunities arise from the ability to implement the improvement
with very little impact to the transportation system, land use in the study area, or the community.
Constraints or limitations occur when the existing environment is not conducive to implementing
improvements and/or the impacts of implementation conflicts with the goals of the project. When
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identifying opportunities and barriers to specific strategies, the goals and objectives from Technical
Memorandum #2 were also considered.
FEASIBILITY OF POSSIBLE STRATEGIES
With so many different potential improvements available, it is important to develop a strategy to
evaluate, prioritize, and rank the ease of implementation for those improvements. The potential
improvements can be divided into three categories for evaluation:

Easy

Moderate

• Low cost
• Minimal impact to right-ofway
• Minimal impact to modes
of travel or land uses
• Benefits alternative modes
of travel (i.e., not singleoccupancy vehicle)

• Right-of-way acquisition
• Need for additional funding
and/or administration
• Time frame of the project
• May be dependent on
implementation of other
strategies
• Need broad consensus
among stakeholders

Challenging
• Funding requirements
• Significant impacts to
adjacent properties
• Right-of-way
• Potential for complex
coordination

A smart, integrated Parking Management Plan minimizes the financial cost for a municipality, creates a
positive operational and effective transportation environment, encourages economic development, and
helps a community to become more environmentally sustainable. Important to implementation is
maximizing available resources before investing in new ones.
PROPOSED PARKING MANAGEMENT STRATEGIES
The previous section identified a variety of potential ways to address the future needs. For each
improvement concept, possible strategies were determined that could be used along the LGVC to
address the future deficiencies. In addition to addressing potential parking deficiencies, strategies are
also presented that could help reduce auto reliance and promote alternative modes of travel.
TIMELINE
Not all recommendations can or should be implemented at once; the timeframes listed below indicates
a potential timeline for the executing recommended strategies.
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Short-Term
(0-5 Years)

Intermediate
(5-10 Years)

Long-Term
(10+ Years)

RECOMMENDED PARKING MANAGEMENT STRATEGIES
Table 1 takes the possible strategies and classifies them according to the categories discussed above.
The Parking Management Plan will refine the selected strategies as implementation details are
developed. During the evaluation process, a few of the potential strategies were determined to not fully
support the goals of the project and are not recommended for inclusion in the Parking Management
Plan. These projects are summarized at the end of this section.
Table 1. Recommended Parking Management Strategies
ID
Code
Code-1

Recommended Strategy

Reduce parking minimums and maximums for office uses
Provide reductions to parking minimums that benefit small sites (flat
Code-2
25% in LGVC) and encourage use of parking study method
Code-3 Expand locations where off-street parking can be located
Incentivize vehicular and/or pedestrian cross-access connections by
Code-4 allowing the access drive aisle within a cross-access easement to count
as “hardscape” for the purposes of calculating required landscaping
Reduce setbacks for parking lots to allow for more efficient parking lot
Code-5
layout
Code-6 Reduce parking space and drive aisle sizes somewhat for all spaces
Delete “Special Street Setback” requirement after Boones Ferry Road
Code-7
improvements are constructed
Code-8 Better enable shared parking by allowing long-term leases
Improve Local Street connections and on-street parking opportunities
Code-9
through fee-in-lieu
Parking Management (Private)
Establish a Transportation Management Association (TMA) for LGVC
PM-1
business owners
Continue and expand employer-based transportation programs and
PM-2
incentives
PM-2a Establish a “Guaranteed Ride Home” (GRH) program
PM-2b Establish rideshare system for employees
PM-2c Provide employee preferential parking for carpools
PM-2d Provide a parking cash out
PM-2e Establish alternative work schedules
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Feasibility and
Timeline (Years)
0-5
0-5
0-5
0-5

0-5
0-5
0-5
0-5
0-5

0-5
0-5
0-5
0-5
0-5
0-5
0-5
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ID

Recommended Strategy
Reevaluate or establish time restrictions in off-street lots to encourage
PM-3
turnover
PM-4 Identify satellite areas for employee parking (monitored by businesses)
Establish parking agreements between businesses that do not have the
PM-5
same business hours.
Parking Management (Public)
Determine desired use for on-street parking:
PM-6
 Patrons (time restricted)
 Employees/residents (unrestricted)
PM-7 Post consistent bailment (liability) notices among LGVC businesses
PM-8 Conduct an annual parking utilization study
PM-9 Increase towing/enforcement efforts
PM-10 Establish residential parking permit program
Establish parking agreements with adjacent residential neighborhood
PM-11
during the week
PM-12 Put metered parking in unrestricted parking areas
PM-13 Create a parking benefit district
Alternative Travel Modes
Enhance bicycle/pedestrian connectivity to create/improve access
ALT-1 between Boones Ferry Road and the surrounding neighborhoods (i.e.
bike sharrows, pedestrian paths)
ALT-2 Improve area sidewalks and ADA accessibility
Install signage for user orientation
 Bike routes
ALT-3
 Public parking
 Directional/landmark
 LGVC map (you are here)
ALT-4 Sponsor events to promote alternative modes
ALT-5 Increase transit route frequency
ALT-6 Increase transit stops
Improve bus stop locations (increase visibility, awareness and
ALT-7
amenities)
Consider strategic placement of safe and secure bicycle parking at key
ALT-8 destinations (schools, parks, large employment centers, churches,
transit stops etc.)
Continue to encourage bicycle/pedestrian amenities (bike racks, bike
ALT-9 lockers, recharging station, covered areas, seating/sidewalk furniture,
trash receptacles) with redevelopment
Capacity
Cap-1 Stripe On-street spaces
Stripe existing off-street surface lots with poorly maintained/designed
Cap-2
striping
Cap-3 Create public surface parking lot(s)
Cap-4 Construct a new public parking structure(s)
Cap-5 Provide on-street angle parking (head-in) with redevelopment
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Feasibility and
Timeline (Years)
0-5
5-10
0-5
0-5

0-5
0-5
0-5
5-10
5-10
5-10
5-10

0-5/5-10
0-5/5-10
0-5

0-5
5-10
5-10
0-5
0-5

0-5

0-5/ 5-10
0-5
5-10/10+
10+
5-10/10+
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Some projects were not deemed feasible during initial investigation. These projects are listed below:


PM-9: Increase towing/enforcement efforts – This strategy is effective in managing turnover by
towing and/or ticketing violators. Within the LGVC, violation of current parking restrictions was
not determined to be a concern; this strategy would not provide enough benefit compared to
the cost of implementing enforcement.



Cap-6: Change access road (behind McDonald’s) to one-way (heading southwest) and provide
on-street parking – This strategy was deemed infeasible due to concerns about emergency
vehicle access and planned improvements for the Boones Ferry Road project.

RECOMMENDED PUBLIC PARKING FINANCE OPTIONS AND STRATEGIES
Potential funding sources and revenue streams that could be used to support implementation of an
enhanced parking management district in the Lake Grove Village Center as well as to plan for and
support development of new parking supplies. Consideration of creative and new funding mechanisms
is prudent given the costs associated with the provision of parking necessary to support existing
demands, encourage the reduction of surface parking and provide for and encourage new development
in the future.
This listing of potential sources is not necessarily exhaustive, nor are these sources intended to be
mutually exclusive. In the case of funding for new parking facilities, it has been found throughout
Oregon, the Pacific Northwest and the country, that funding for parking facilities in emerging urban
areas (particularly garages) generally requires application of multiple sources – for what might be
considered as layered financing. The complete list of potential funding strategies is summarized in
Appendix D.
MOST VIABLE FUNDING STRATEGIES FOR LAKE GROVE
From this review of potential parking funding options, several concluding observations are offered as a
basis for selecting the most viable options for parking facilities that may be considered by the City of
Lake Oswego. Be certain to tailor the funding program to the Lake Grove Village Center redevelopment
and policy objectives to be served by any proposed public parking facility. In particular, address the
question of whether and to what degree fees from parking revenues can or should be expected to cover
operating and/or debt service expenses. Funding options include:
1. Use a local assessment method to develop capital. Of the two principal assessments methods
on businesses/property available in the state of Oregon, the Local Improvement District (LID)
mechanism is generally preferred for capital development with Parking and Business
Improvement Areas or Districts (BIA/BID) useful to generate funding for operations and
marketing. LIDS offer improved marketability to investors with greater assurance of debt
repayment. LID financing can be used as one component of a revenue bond without need for
General Obligation (GO) bond backing (and drawing down the available debt capacity of the
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city). Finally, LIDs offer the advantage of a more established precedent of successful application
throughout the state of Oregon.
2. Use bonding to develop capital. If funding of capital costs requires bonding, revenue bonding is
typically preferred by a public agency because the taxing jurisdiction’s debt limits are not
affected. However, unless utilization and revenue projections (including sources such as LID) are
strong and predictable enough to not only cover debt service and operations but also provide a
coverage cushion, the reality is that GO backing may be required.
3. Investigate public-private partnerships. Look to public-private partnerships as a means to
better use public parking to leverage desired redevelopment, assure utilization of the parking
facility being developed, and offer financial savings. However, public-private partnerships
require clear understanding of the financial feasibility and risks associated with a particular
project as well as the public costs and benefits that can be expected.
4. Consider tax-increment financing. Urban renewal offers a tested method for catalyzing
infrastructure investments in urbanizing areas. This is an approach that the City should seriously
consider as the parking infrastructure will bring value to the district by attracting and making
feasible new private development; thus supporting generation of tax increment.
The City will need to review the list outlined above and evaluate those options most conducive to, and
supportive of the Lake Grove Village Center vision. It should be reiterated that, in the case of public
parking facility development, the use of multiple funding sources represents the rule rather than the
exception for public financing.
NEXT STEPS
This memorandum is a first draft in developing a collection of strategies for the LGVC Parking
Management Plan. The recommendations were intended to act as a discussion point and will be further
developed through revision of this memorandum, technical and stakeholder committee discussions and
through public meetings and outreach efforts to ensure broad support and understanding.
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Improvement
Focus

PM-1

Possible Strategy
Establish a Transportation
Management Association (TMA) for
LGVC business owners

Continue and expand employer-based
transportation programs and incentives
PM-2

Establish a “Guaranteed Ride Home”
(GRH) program

Parking Management (Private)

PM-2a

PM-2b

PM-2c

Establish rideshare system for
employees
Continue to provide employee
preferential parking for carpools

 TMA would require less daily effort from each
business, representatives could advocate on behalf
of multiple businesses
 Facilitate continued stakeholder involvement
 Consistency for employees
 Opportunity to increase turnover rates
 Employer-based programs would provide greater
flexibility
 Discourage workers from using patron parking
 Improves ability to use alternative modes of
transportation
 Provides security
 Conveys to employees that employer understands
potential trade-offs of alternative transportation vs.
car
 Encourages alternative mode of travel
 Frees up parking for patrons
 Reduce congestion (more people per lot space)
 Reduce carbon footprint
 Better ability to manage use

Barriers





Willingness of business/neighborhood participation
Resistance to change
Funding
Would need a champion/lead

Comments

Human behavior
Coordination and assistance in matching users
Ability of employees to coordinate travel
Availability/location of underutilized areas
Enforcement

Moderate
Challenging

 Related to PM-2
 Timeline: Start with TMA, add optional benefit
district, and then pay-to-park

 Willingness of business/neighborhood participation
 Resistance to change
 Would need a champion/lead
(Initial focus could be rideshare, bike and walk
programs)
 Consistency among businesses
 Funding







Easy


(Current practice)

 Already in code


(Current practice)

Provide a parking cash out

 Reduces concurrent on-site parking demand
 Employer based






Establish alternative work schedules

 Reduces on-site parking demand
 Employer based
















PM-2d

PM-2e

PM-3

Reevaluate or establish time
restrictions in off-street lots to
encourage turnover
Create satellite areas for employee
parking (monitored by businesses)

PM-4

1

Opportunities

Feasibility

Appendix A - Parking Management Strategies: Evaluation Matrix
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Increase turnover
Opens up parking for patrons (vs. employees)
More efficient use of spaces
Retain corridor and neighborhood parking for
patrons and residents
 Opportunity to increase turnover rates
 Consistency for employees
 Better ability to manage use





Added cost for employers
Enforcement
Free parking already available for employees
Minimal alternative transportation modes currently
available
Requires work load flexibility
Doesn’t necessarily encourage alternative
transportation
Most effective for office use
Not a solution for employee parking
Enforcement
Determining the correct timing restrictions
Location, maintenance, and safety
Satellite shuttle may be required, depending on
location (comes at a cost)
Best if coupled with pricing at interior “premium”
locations.
Distance from destination
Private Enforcement1 (Local users only)

A-1

Parking Management
(Private)

Opportunities

PM-7

PM-8

 Provide additional parking for businesses with
parking demand at different hours
 More efficient use of underutilized weekend lots

 Significant coordination among businesses
 Monitoring of parking agreements, need to
address/educate on liability concerns
 Provides most benefit in conjunction with code
changes to shared parking (CC-8)

Determine desired use for on-street
parking:
 Patrons (time restricted)
 Employees/residents (unrestricted)

 With only 89 on-street stalls in the LGVC, this would
be a low impact change

 Enforcement
 Determining the correct timing restrictions
 Variable land use throughout LGVC dictates
different needs

Post consistent bailment (liability)
notices among LGVC businesses

 Opportunity for consistent/aesthetic signage
 Encourages shared parking
 Alleviates some liability concerns

 Cost
 Agreement among all business owners
 Only applicable to parking lot

Conduct an annual parking utilization
study

 Increases public knowledge of parking supply
 Provides indication of when to implement additional
parking management strategies

 Cost
 Distribution of information

Increase ticketing/enforcement efforts

 Increases accountability
 Limits impacts to surrounding areas
 Can be made into a concentrated effort to minimize
cost

 Cost
 Resources
 Need

Establish residential parking permit
program

 Reserves parking for specific users
 Reduces business spillover into residential areas







Establish parking agreements with
adjacent residential neighborhood
during the week

 Increase off-site employee parking during the
weekday
 Maximizes parking supplies through controlled
allocation of stalls




PM-9

PM-10

PM-11

PM-12

Barriers

Establish parking agreements between
businesses that do not have the same
business hours.
PM-5

PM-6

Parking Management (Public)

Possible Strategy

Put metered parking in unrestricted
parking areas
 On/Off-street
 Public/Private
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 Can vary duration to meet needs
 Encourage alternative modes of transportation
 Revenue from parking fee (potential to combine
with Parking Benefit District)
 Could be implemented for on-street parking created
from new development/rebuilding of local streets










Reserves parking for specific users
Management/administration (cost)
Distribution of permits
Enforcement
Consensus from neighborhoods to establish permit
program
Feeling of ownership by residents
Significant coordination among businesses as well
as neighborhoods
Monitoring of parking agreements
Provides most benefit in conjunction with
weekday/weekend business agreement
Administration
Significant change in parking strategy for area
Enforcement
Administration/education
Maintenance
Could encourage spillover into neighborhoods

Comments

Feasibility

Improvement
Focus

Easy
Moderate
Challenging

 Related to Code-8 (Long-term leases)

 Could be in conjunction with shared parking
agreements (Code-8)

 Long-term consideration
 Could be implemented if/when parking in the
neighborhoods becomes problematic
 Could be paired with PM-11 and PM-13

 Long-term consideration
 Would require a residential parking permit
program be in place

 Timeline: Sign/stripe on-street, TMA, Optional
parking benefit district, then metered parking

A-2

Parking Management
(Public)

Possible Strategy

 Fund public amenities that can attract customers
(e.g. cleaning the sidewalks, planting street trees,
improving store facades, putting the overhead utility
wires underground, and ensuring public safety)






Stripe on-street spaces

 Improves parking efficiency
 Improves awareness
 Could be easier transition to future metering of
spaces

 Less flexibility in parking
 Matching street standards
 Right-of-way availability

Stripe existing off-street surface lots
with poorly maintained/designed
striping







 Shared use
 Determining most efficient size/layout
 Privately owned lots not managed by City

Create public surface parking lot(s)















Cap-1

Capacity

Cap-3

Construct a new public parking
structure(s)
Cap-4

Cap-5

Cap-6

Barriers

Create a parking benefit district

PM-13

Cap-2

Opportunities

Does not require new construction
Not as costly as a parking structure
Efficient (defined spaces)
Easily accessible
Opportunity to diversify type of parking (HOV,
hybrid, employee)
Not as costly as a parking structure
Increase available parking
Easily accessible
HOV/hybrid surface lot
Short-term solution
Can be phase 1 of parking structure
Employee parking
Allows nearby parking for businesses
Sense of security
Revenue from usage fees
Increase available parking
High density parking
Employee parking

Provide on-street angle parking (headin) with redevelopment

 Increased convenience
 More parking

Change access road (behind
McDonald’s) to one-way (heading
southwest) and provide on-street
parking

 Increases on-street parking capacity
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Comments

Feasibility

Improvement
Focus

Easy
Moderate
Challenging

Create new codes specific to area
Could require businesses to pay fee for parking
Administration
Best for areas with significant public parking (onstreet, pay lots)
 Improvements must occur within district boundary

 Related to Code-6 (Parking stall width)

 Location, operation, maintenance, cleanliness
 Determining size (or need for multiple, smaller
scale, lots)
 Aesthetics
 Enforcement of parking

 Cost to build, cost for parking
 Location, operation, maintenance, security,
cleanliness
 Aesthetics near residential neighborhoods
 Structure ownership
 Distance from destination
 ~$20,000/space
 Safety, more conflict points
 Adequate ROW or street width
 Driving confusion
 Out-of-direction travel
 Increased traffic behind businesses

 Emergency vehicle access concerns
 Planned Boones Ferry Road improvements
preclude this strategy

A-3

Possible Strategy
Enhance bicycle/pedestrian
connectivity to create/improve access
between Boones Ferry Road and the
surrounding neighborhoods (i.e. bike
sharrows, pedestrian paths)

Opportunities





ALT-1



Improve area sidewalks and ADA
accessibility




Alternative Travel Modes

ALT-2

ALT-3



Install signage for user orientation
 Bike routes
 Public parking
 Directional/landmark
LGVC map (“you are here”)
Sponsor events to promote alternative
modes

ALT-4

Increase transit route frequency
ALT-5














Barriers

Comments

Improves access to neighborhoods
Decrease cars on road
Improves safety for alternative modes
Better connectivity encourages walking and
promotes better access to local businesses and
communities
Modifications of existing facilities would create a
public awareness of alternative modes
Provide pedestrian amenities (street furniture,
landscaping, pedestrian lighting, preserve human
scale)
Better connectivity from the street to land uses
encourages walking and promotes better access to
local businesses and communities
Attract more users to the area
Provide pedestrian amenities (street furniture,
landscaping, pedestrian lighting, preserve human
scale)
Aesthetics
Enhances neighborhood/mixed use atmosphere
Provide pedestrian amenities (pedestrian lighting,
preserve human scale)

 Modify current roadway cross-sections to provide
space for striped bicycle lane
 New bicycle lane concepts (such as sharrows on
lower volume roads) would require public
education
 Implementation cost (striping, signing and righ-ofway)
 No bike parking at destinations
 Boones Ferry Road for experienced users (speed)

 Cost
 Maintenance
 Design consistent with Boones Ferry Road
improvements and LGVC



Community involvement
Alternative transportation awareness
Enhances neighborhood/mixed use atmosphere
Potential for businesses to capitalize on publicity

 Cost
 Sponsorship
 Coordination




Alleviate parking congestion
Reduce carbon footprint
Increase connectivity

 Sufficient ridership
 Frequency of service
 Funding




 Cost
 Existing topography
 Right-of-way






Sufficient ridership
Frequency of service
Funding
Requires coordination with TriMet



Improve bus stop locations (increase
visibility, awareness and amenities)

 Aesthetics
 Livability
 Enhances neighborhood/mixed use atmosphere

 Funding, maintenance, cleanliness
 Transit frequency
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Moderate
Challenging



 Alleviate parking congestion
 Reduce carbon footprint
 Improves access to and visibility of transit option

ALT-7

Easy

 May require redevelopment for some facilities
 Different than business-sponsored
improvements

Increase transit stops
ALT-6

Feasibility

Improvement
Focus

A-4

Alternative Travel Modes

ALT-8

ALT-9

Code-1

Code-2

Possible Strategy
Consider strategic placement of safe
and secure bicycle parking at key
destinations (schools, parks, large
employment centers, churches, transit
stops etc.)
Continue to encourage
bicycle/pedestrian amenities (bike
racks, bike lockers, recharging station,
covered areas, seating/sidewalk
furniture, trash receptacles) with
redevelopment

Reduce parking minimums and
maximums for office uses to be
consistent with Metro (2.7 spaces per
1,000 ft2 GFA)

Provide reductions to parking
minimums that benefit small sites (flat
25% in LGVC) and encourage use of
parking study method

Code

Expand locations where off-street
parking can be located
Code-3

Code-4

Code-5

Incentivize vehicular and/or pedestrian
cross-access connections by allowing
the access drive aisle within a crossaccess easement to count as
“hardscape” for the purposes of
calculating required landscaping
Reduce setbacks for parking lots to
allow for more efficient parking lot
layout
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Opportunities





Barriers

Comments

 May be difficult to implement in areas with limited
dimensions
 May create obstacle for pedestrians



 Better connectivity from the street to land uses
encourages walking and promotes better access to
local businesses and communities
 Safety
 Enhances neighborhood/mixed use atmosphere
 Provide pedestrian amenities (street furniture,
landscaping, pedestrian lighting, preserve human
scale)
 Low maintenance
 Encourages bike ridership
 Low impact
 Facilitates culture shift for transportation options
 Office uses are currently over-parked by
approximately 30%
 More efficiently use available space
 Can be implemented immediately for minimal cost
 Could make land available for stormwater,
landscaping, land for business, etc.
 More equitable to smaller sites
 Similar to the Downtown Redevelopment District
 “Right-sized” parking
 Can be implemented immediately for minimal cost

 Modify current side-street cross-sections to provide
space for bicycle lane
 Initial cost of installation
 As development occurs

 Business responsibility


Low maintenance
Encourages bike ridership
Low impact
Facilitates culture shift for transportation options

Feasibility

Improvement
Focus

Easy
Moderate
Challenging


(Current practice)

 Resistance to change existing condition
 Perception that parking is at capacity
 Non-conforming parking lot (restriping could
require lot be brought back to code)

 Change would make consistent with Metro
 Only applicable within the LGVC
 Reflects current demand for office use


 Resistance to change existing condition
 Perception that parking is at capacity
 Some uses have high utilization

 Assumes parking structure in the future
 May not make sense with Code-1

 Clarify existing code language
 Increased flexibility
 Allows greater potential for using future public
parking facility as credit to meet minimum
 Can be implemented immediately for minimal cost
 Alternative transportation system grows into it
 Could enhance pedestrian connectivity
 Decreases out of direction travel
 Reduces congestion on public street system
 Facilitates shared parking
 Can be implemented immediately for minimal cost

 Credit for required parking could be allowed further
away from businesses than users are willing to walk
 (For success this change requires good pedestrian
connectivity)

 Current language is not clear
 The map/figure currently in the code should
be removed (confusing)
 Should be considered with future public
parking

 In some cases, providing a cross-access drive aisle
may result in a loss of required landscaping
 Potential for conflicts with LGVC landscaping goals
 Loses “softscape” for ”hardscape”

 Formalizes pedestrian-made pathways
 Eventually, want sidewalk only to facilitate
role of access for pedestrians
 Places circulation concerns over capacity
 Potential to add language to allow adjacent
lots to share a buffer (double count)

 Improve efficiency of parking/building site layout
 Increased flexibility in design
 Can be implemented immediately for minimal cost

 Reduced setbacks for parking may result in less
right-of-way for other uses such as landscaping
pedestrian facilities, bike lanes, transit amenities
and on-street parking

A-5

Possible Strategy

Barriers

 More flexible than current code language allowing
50% “compact” spaces
 Maximizes efficiency in design
 Reduces amount of land dedicated to parking
 Can be implemented immediately for minimal cost
 Special setback requirement will no longer be
needed once Boones Ferry Road project is complete
 Additional land will be available for development

 Perception of decreased mobility
 May constrict use of larger vehicles in some
locations

Better enable shared parking by
allowing long-term leases

 Greater flexibility and more efficient use of private
parking areas
 Would encourage more property owners to share
their parking

 If public parking is not available by the end of the
lease period, could be a parking shortfall if leases
aren’t extended

Improve Local Street connections and
on-street parking opportunities
through fee-in-lieu

 Supports City’s 2014 TSP
 On-street parking can be used to supplement the
private parking supply within the LGVC
 Way to use in-lieu fees before need for public
parking structure or lot are established
 Improvements to the sidewalk system and
pedestrian connectivity

 Reduces amount of parking provided on-site
 Prior to amending the code to allow fee-in-lieu, the
City will have to establish a parking district or other
mechanism to collect and spend the money.

Reduce parking space and drive aisle
sizes somewhat for all spaces
Code-6

Delete “Special Street Setback”
requirement
Code-7

Code

Opportunities

Code-8

Code-9

LAKE GROVE VILLAGE CENTER PARKING MANAGEMENT PLAN

Comments

Feasibility

Improvement
Focus

Easy
Moderate
Challenging

 Code amendment can’t be implemented until after
construction of the Boones Ferry Refinement Plan

 This would make the most sense paired with
PM-13 (Parking Benefit District)
 Within the LGVC only
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LAND USE PLANNING

•

Memorandum

TRANSPORTATION PLANNING

•

PROJECT MANAGEMENT

Date:

March 25, 2015

To:

Johanna Hastay, City of Lake Oswego

From:

Cathy Corliss, Principal

cc:

Scott Harmon and Angela Rogge, DEA
Rick Williams, Rick Williams Consulting

Re:

Lake Grove Village Center Parking Management Plan - follow up on development
code issues

Per our meeting on March 18th, on the following page is a comparison of the City of Lake Oswego
minimum parking requirements (TABLE 50.06.002-3: MINIMUM OFF-STREET PARKING SPACE
REQUIREMENTS) with the requirements in Metro’s Regional Transportation Functional Plan Title 4,
3.08.410 Parking Management (RTFP)1 if available. The RTFP requires that cities and county
establish minimum and maximums parking ratios no higher than those in Table 3.08-3. With the
exception of “Secondary dwelling units”, “Office” use, and “Specialty food store”, the City’s current
parking standards appear to be in compliance with the RTFP requirements.
In the case of “Secondary dwelling units”, jurisdictions are required to allow the establishment of at
least one accessory dwelling unit for each detached single family dwelling unit in each zone that
authorizes detached single-family dwellings. The authorization may be subject to reasonable
regulation for siting and design purposes. However, it is unclear whether requiring an additional
parking space would be considered a siting or design standard. For both “Office” and “Specialty food
store” the City’s required minimum appears to exceed what is allowed by the RTFP; however, in the
case of “Specialty food stores”, if developed as a part of a shopping center, the blended rate for the
shopping center may be compliant with the RTFP. In the case of “Sports club/recreation facilities”,
it’s hard to tell how the two standards compare. The City’s standard is lower than the RTFP for
“Sports club/recreation facilities”, but the RTFP categorizes “Tennis and racquetball courts”
separately and has a lower parking ratio for this category.
The RTFP also establishes parking maximums for Zone A (Transit and Pedestrian Accessible Areas)
and Zone B (the rest of the region). The City’s parking maximums, which are 125% of the parking
minimum generally appear to comply with the Zone B parking maximums. For example, in the case
of Office, the RTFP Zone A maximum is 3.4 spaces per 1,000 sq. ft. G.F.A. and the Zone B maximum is
4.1 spaces per 1,000 sq. ft. G.F.A. The City requires a minimum of 3.33 spaces per 1,000 sq. ft. G.F.A.,
which equates to a maximum parking standard of 4.16 spaces per 1,000 sq. ft. G.F.A. However, in a
few cases (e.g., Specialty food store), the City’s requirements may exceed the RTFP’s parking
minimums as well as the maximums.
1 TITLE 4: REGIONAL PARKING MANAGEMENT 3.08.410 Parking Management, Table 3.08-3 is
attached to this memo. ftp://ftp.oregonmetro.gov/dist/tran/HUD/Pre-application/Preapp%20attachments/Attachments/AttachG_transp_functional_plan.pdf
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Type of Use

LO Parking Space Required

RTFP (requirements may not exceed)

(A) RESIDENTIAL
1. Single-family dwelling and duplex

1 space per dwelling unit

2. Secondary dwelling unit

1 space per unit (in addition to 1
space required for main dwelling
unit)

3. Multi-family

25% of the required parking for
multi-family use shall be located to
provide for common or visitor use
i. Studio/efficiency 1 space per unit
ii. 1 bedroom 1.25 spaces per unit
iii. 2 or more bedrooms 1.5 spaces per unit

1 space per dwelling unit

1 space per unit for residential unit less
than 500 sf
1.25 spaces per unit
1.5 spaces per unit
1.75 spaces per unit for 3 bedrooms

4. Rooming and boarding house; bed and 1 space per each guest room plus 1
breakfast
for owner
(B) COMMERCIAL RESIDENTIAL
1. Hotel or motel

1 space per unit

1 space per unit

2. Assisted living facility

0.5 space per unit plus 1 per 3
employees

1 space per unit for residential unit less
than 500 sf, one bedroom

3. Hospital

1.5 spaces per bed

(C) PLACES OF PUBLIC ASSEMBLY
1. Churches, clubs, lodges, meeting rooms, 1 space per 4 seats of maximum
and auditoria
capacity, or 1 space per each 5
occupants based on maximum
capacity as calculated under the
provisions of the Uniform Building
Code
2. Library, reading room, museum, art
gallery

1.88 spaces per 1,000 sq. ft. plus 1
space per 2 employees on the peak
shift

3. Nursery, day or child care facility,
kindergarten

2.5 spaces per 1,000 sq. ft. G.F.A.

4. Elementary or middle school or
equivalent private or parochial school

16.6 spaces per 1,000 sq. ft. G.F.A in
the auditorium or 2 spaces per
classroom, whichever is greater

5. Senior high and equivalent private or
parochial school

0.2 spaces per number of students
and staff

Places of worship 0.5 spaces/seat

0.2 spaces per number of students and
staff
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Type of Use
6. College; commercial school for adults

LO Parking Space Required

RTFP (requirements may not exceed)

3 spaces per 1,000 sq. ft. G.F.A.
(excluding dorms)

0.2 spaces per number of students and
staff

1. Stadium, arena, theater

1 space/4 seats (fixed seating)

Movie Theater 0.3 spaces/seat

2. Bowling alley

3 spaces per lane plus 0.5 space per
employee

3. Sports club/recreation facilities,
including billiard and pool parlors, video
arcades, dance hall, gymnasium, health
club

2 spaces per 1,000 sq. ft. G.F.A.

4.3 spaces per 1,000 sq. ft. G.F.A.
1.0 spaces per 1,000 sq. ft. G.F.A. for Tennis
Racquetball Courts

1. Office, including business and
management services except medical or
dental

3.33 spaces per 1,000 sq. ft. G.F.A.

2.7 spaces per 1,000 sq. ft. G.F.A.

2. Medical and dental offices or clinics
including accessory laboratories for
medicine, dentistry, veterinarian practice
or other practices of the healing arts

3.9 spaces per 1,000 sq. ft. G.F.A.

3.9 spaces per 1,000 sq. ft. G.F.A.

3. Bank

2.5 spaces per 1,000 sq. ft. G.F.A.

4.3 spaces per 1,000 sq. ft. G.F.A. (with
drive-in)

4. Supermarket

2.9 spaces per 1,000 sq. ft. G.F.A.

4.1 spaces per 1,000 sq. ft. G.F.A. (retail
sales including shopping centers)

5. Convenience food store

2.2 spaces per 1,000 sq. ft. G.F.A.

4.1 spaces per 1,000 sq. ft. G.F.A. (retail
sales including shopping centers)

6. Specialty food stores, such as coffee,
bagels, juice bars (take-out food/drink
primarily)

6.6 spaces per 1,000 sq. ft. G.F.A.

4.1 spaces per 1,000 sq. ft. G.F.A. (retail
sales including shopping centers)

7. Eating or drinking establishment

13.3 spaces per 1,000 sq. ft. G.F.A.

15.3 spaces per 1,000 sq. ft. G.F.A.

8. Eating or drinking establishment with
drive-up window

9.9 spaces per 1,000 sq. ft. G.F.A.

9.9 spaces per 1,000 sq. ft. G.F.A.

9. Barber shop, beauty salon, personal
care services, such as nail, tanning, and
therapeutic massage salons

4 spaces per 1,000 sq. ft. G.F.A. plus
0.5 space per station

10. Retail sales and rentals, except as
otherwise specified herein [2]

3.3 spaces per 1,000 sq. ft. G.F.A.

(D) COMMERCIAL AMUSEMENTS

(E) COMMERCIAL

4.1 spaces per 1,000 sq. ft. G.F.A. (retail
sales including shopping centers)

11. Heavy equipment rentals, such as yard 1 space per 1,000 sq. ft. G.F.A. plus
and tool equipment
0.5 per employee
12. Service or repair shop, such as

1.6 spaces per 1,000 sq. ft. G.F.A
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Type of Use

LO Parking Space Required

RTFP (requirements may not exceed)

electronic and home appliance repair,
upholstery
13. Automotive repair garage and service
station

1.6 spaces per 1,000 sq. ft. G.F.A. plus
0.5 per employee

14. Mortuary

1 space per 5 seats based on
maximum auditorium capacity plus
1.5 space per employee

15. Martial arts, music, dance, gymnastics, 1 space per 100 square feet G.F.A. of
yoga studios
lesson activity floor area, plus 0.5
space per employee
(F) BULK MERCHANDISE
1. Furniture, appliance store building
materials

2 spaces per 1,000 sq. ft. G.F.A.

2. Auto, boat or trailer sales

1 space per 1,000 sq. ft. G.F.A. of
building plus 0.5 space per employee

3. Truck, trailer and automobile rental
parking lot

0.75 space per employee on largest
shift

(G) INDUSTRIAL
1. Light industrial, industrial park,
manufacturing

1.6 spaces per 1,000 sq. ft. G.F.A.

1.6 spaces per 1,000 sq. ft. G.F.A.

2. Storage, warehouse, wholesale
establishment, freight terminal, truck or
auto storage

1 space per 1,500 sq. ft. G.F.A. or
0.3 spaces per 1,000 sq. ft. G.F.A.; parking
0.75 space per employee based on ratios apply to warehouses 150,000 gsf or
maximum shift, whichever is greater greater

3. Mini-storage facility

3.33 spaces per 1,000 sq. ft. of gross
office floor area plus 1 space for
resident manager
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LAKE GROVE, OR
FINANCIAL CONSIDERATIONS

Funding Opportunities & Mechanisms
This section includes an evaluation of potential funding sources and revenue streams that could be used to
support implementation of an enhanced parking management district in the Lake Grove Village Center as
well as to plan for and support development of new parking supplies. Consideration of creative and new
funding mechanisms is prudent given the costs associated with the provision of parking necessary to support
existing demands, encourage the reduction/elimination of surface parking and provide for and encourage
new development in the future.
A variety of funding opportunities and mechanisms are identified herein for consideration by City elected
officials, City staff, and the community. This listing of potential sources is not necessarily exhaustive, as other
communities have used yet additional sources – which may or may not be applicable to current conditions in
the Lake Grove Village Center. Nor are these sources intended to be mutually exclusive. In the case of
funding for new parking facilities, it has been found throughout Oregon, the Pacific Northwest and the
country, that funding for parking facilities in emerging urban areas (particularly garages) generally requires
application of multiple sources – for what might be considered as layered financing.
It should be noted the use of fees continues to evolve as various State Laws or City ordinances are
authorized. Consideration of implementation of fees should be reviewed by the City Attorney to determine
their consistency and feasibility in light of applicable laws.
The funding options provided below assume a more detailed discussion of the role of the City in future
funding of parking and public discussion regarding the desire to use public funds to build and operate parking
that would grow the existing public supply. Additionally, it is clear from experiences in other cities that more
than one source of funding will be necessary to finance facilities (lots and/or garages) with public resources,
particularly in the near-term or until market conditions, density and constraints on the supply drive parking
rates upward.
Options Affecting Customers
On-Street Parking Fees
Many cities elect to collect on-street revenues through parking meters and/or sale of permits and direct net
revenues to parking development enterprise funds. Potential permits include resident permits, business
permits, or shopper permits. Additionally, commuters may be able to purchase permits to park in residential
areas where parking supply during daytime hours is available. Such funds can then be used to
construct/bond for additional off-street parking facility development, to support a Business Improvement
District, and/or to support Transportation Demand Management strategies.
At present, the City of Lake Oswego does not have an established system of fees/rates for use of its on-street
system. Increasing the revenue potential within this system should be tied to a clear and objective
understanding of the base costs necessary to support, maintain and operate the system as well as demand

factors that would support rate increases. Recent data collection work conducted as a part of the Lake Grove
Village Parking Management Plan indicate low to moderate on street parking occupancies at this time, which
are not conducive to fee parking at this time. On-going data collection that monitors on-street occupancy
and demand should be routinized within the district parking management plan to inform decision-making to
time transitions to paid parking as appropriate to demand (e.g., using the 85% occupancy standard).
Off-street User Revenues
These revenues represent the foundation of any parking facility’s revenue structure. Fees would be imposed
in any City owned and/or controlled off-street facilities in the form of hourly, daily and monthly charges.
Event Ticketing Surcharges
This would impose parking charges in conjunction with local and regional center facilities (e.g., performing
arts, sports and concert arenas). Fees are generally buried in the cost of event ticketing.
Parking Fine Revenues
Collected for violations related to overtime, improper parking and illegal parking in handicapped spaces, with
a portion of such revenue directed to parking development enterprise funds.
Options Affecting Businesses
Parking & Business Improvement Area or District (BIA and BID)
An assessment of businesses rather than property owners. The assessment formula can be based on a
number of measurable factors such as assessed values, gross sales, square footage, number of employees, or
other factors established by the local legislative authority. For instance, Salem, OR assesses such a fee/tax on
businesses located in its downtown Parking District to support parking services and future supply.
Options Affecting Property Owners
Local Improvement District (LID)
A well-established mechanism whereby benefiting property owners are assessed to pay the cost of a major
public improvement (including parking). An LID is a property tax assessment that requires "buy-in" by
property owners within a specifically identified boundary. LIDs usually result as a consequence of a petition
process requiring a majority of owners to agree to an assessment for a specific purpose (in this case, a
parking garage).
Options Affecting Developers
Fee-in-Lieu
Usually an option given to developers to pay the local jurisdiction an "in-lieu" fee as a way to opt-out of
providing parking with a new private development (usually the fee-in-lieu option is associated with minimum
parking standards). Payment of a fee-in-lieu then provides the developer certain access entitlements into
public parking facilities proximate to the development site (i.e., in “downtown”).
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Fees-in-lieu can range from a fee assessed at less than the actual cost of construction, to the full cost of
parking construction. Many cities use fees-in-lieu as a source for funding public parking facilities. Generally,
fees-in-lieu do not provide sufficient revenue to fully fund a facility and are combined with other revenue
sources to fully “pencil” a project (e.g., parking charges/rates, on-street meters, etc.). The frequent
experience by some cities showing fees-in-lieu haven’t adequately funded public parking facilities has led to
diminished use of this fee.
If an in-lieu parking fee is considered by the City, there needs to be greater policy clarity on the intent and
purpose of the fee and the City's role in using the fees to either increase parking supply in the future or
increase access capacity through enhancement of alternative mode programs. Lack of specificity in this
regard limits discussion of the type of in-lieu fee developed, the rate itself and the programs and strategies
that would need to be in place to implement desired outcomes. A very useful guide to the diversity of
parking in-lieu fee programs, advantages and disadvantages, how rates are set within different municipality
information on other American cities with in-lieu fee programs is Donald Shoup, Journal of Planning and
Education Research, 18:307-320, 1999.
Public / Private Development Partnerships
Public parking can be an effective tool to facilitate area development. Development partnerships are most
likely found with mixed-use projects where parking is used to reduce the costs of jointly developed private
office; retail or residential use(s) and/or the private development can serve to defray some of the public cost
in developing parking.
Public / private development can occur through a variety of arrangements including:
1. Public acquisition of land and sale or lease of land/air rights not needed for parking to accommodate
supporting private use;
2. Private development of integrated mixed-use development with sale or lease-back of the public parking
portion upon completion – as a turn-key project; and
3. Responsibility for public sector involvement directly by the City, through a public development authority
(PDA), or other special purpose entity such as a public facility district created for the project district or
downtown area.
Options Affecting the General Public
General Obligation (GO) Bonds
Involving use of local jurisdiction issued non-voted or voted bonds to develop parking facilities, subject to
overall debt limit requirements. With GO bonding, the municipality pledges its full faith and credit to
repayment of the debt from general fund resources. In effect, general fund revenues would be reserved to
repay debt that could not be supported by parking revenues alone. Again, there may be imposed limits on
the municipality for voter approved or non-voted debt. Whether this would be an option for Lake Oswego
would be a factor of current debt.
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Refinancing GO Bonds
This involves refinancing existing debt at lower rates and pushing the savings from the general fund to debt
coverage for a new parking facility. In these times of lower interest rates, the City of Lake Oswego may have
already maximized this option.
Revenue Bonds
Pledging parking fee and other designated revenue sources to the repayment of bonds but without the need
to pledge full faith and credit of the issuing authority. Revenue bonding is not appropriate in situations
where a local jurisdiction’s overall debt limit is a factor and projected revenues are inadequate or not
deemed of sufficient certainty to cover required debt service (plus a debt coverage factor).
63-20 Financing
Identified as a potential alternative to traditional GO, revenue bond and LID bond financing. 63-20 financing
(after the IRS Revenue Ruling 63-20) allows a qualified non-profit corporation to issue tax-exempt bonds on
behalf of a government. Financed assets must be “capital” and must be turned over free and clear to the
government by the time that bonded indebtedness is retired. When a municipality uses this technique to
finance a public facility, it can contract for the services of a non-profit corporation (as the “issuer”) and a
builder. The issuer acts on behalf of the municipality, but has no real business interest in the asset being
acquired.
Community or Urban Renewal (Tax Increment Financing)
Though originally created for the limited purpose of financing the redevelopment of blighted communities,
tax increment financing (TIF) has developed into an integral part of the revenue structure of many local
governments across Oregon and the nation. The rapid growth of TIF as an economic development technique
of choice to finance land acquisition, site development and property rehabilitation/revitalization began in the
early 1980’s. Tax increment financing can provide an on-going source of local property tax revenue that can
be used to finance economic development projects, and other physical infrastructure projects, without
having to raise property tax rates. Moreover, TIF can leverage future general fund revenues to support the
repayment of property- tax backed debt, without having to go directly to voters for approval, and without
violating debt limitations.
State & Federal Grants
In the past, a variety of state and federal grant programs have been applied to funding parking structures in
business districts. In the current environment of more limited state/federal funding, there may no longer be
any readily identifiable programs as suitable for parking facility development.
General Fund Contribution
Local jurisdictions may make either one-time capital or on-going operating contributions to a downtownparking program.
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Most viable strategies for Lake Grove
From this review of potential parking funding options, several concluding observations are offered as a basis
for selecting the most viable options for parking facilities that may be considered by the City of Lake Oswego:
1. Tailor the funding program to the Lake Grove Village Center redevelopment and policy objectives to be
served by any proposed public parking facility. In particular, address the question of whether and to what
degree fees from parking revenues can or should be expected to cover operating and/or debt service
expenses.
2. Of the two principal assessments methods on businesses/property available in the state of Oregon, the
LID mechanism is generally preferred for capital development with BIA/BID useful to generate funding
for operations and marketing. Local Improvement Districts (LIDs) offer improved marketability to
investors with greater assurance of debt repayment. LID financing can be used as one component of a
revenue bond without need for GO bond backing (and drawing down the available debt capacity of the
city). Finally, LIDs offer the advantage of a more established precedent of successful application
throughout the state of Oregon.
3. If funding of capital costs requires bonding, revenue bonding is typically preferred by a public agency
because the taxing jurisdiction’s debt limits are not affected. However, unless utilization and revenue
projections (including sources such as LID) are strong and predictable enough to not only cover debt
service and operations but also provide a coverage cushion, the reality is that GO backing may be
required.
4. Look to public-private partnerships as a means to better use public parking to leverage desired
redevelopment, assure utilization of the parking facility being developed, and offer financial savings.
However, public-private partnerships require clear understanding of the financial feasibility and risks
associated with a particular project as well as the public costs and benefits that can be expected.
5. Urban renewal offers a tested method for catalyzing infrastructure investments in urbanizing areas. This
is an approach that the City should seriously consider as the parking infrastructure will bring value to the
district by attracting and making feasible new private development; thus supporting generation of tax
increment.
The City will need to review the list outlined above and evaluate those options most conducive to, and
supportive of the Lake Grove Village Center vision. It should be reiterated that, in the case of public parking
facility development, the use of multiple funding sources represents the rule rather than the exception for
public financing.

SUMMARY
It is apparent that as interest and investment in the Lake Grove Village Center grows, so too will demand for
parking. New development, a faster pace of trip growth, losses of current parking supply on surface lots,
parking and transportation demand management programs and/or other events can work to accelerate or
moderate the need for new parking supply.
The current parking market in Lake Grove suggests the feasibility of a new parking structure(s) will require
additional sources of revenue beyond current City resources. To this end, the process for considering how a
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new parking facility will eventually be developed in the district needs to be initiated if the City is to be
prepared to meet future demand and support existing business’ continued growth. Similarly, a “package” of
funding options will need to be developed and implemented. This process is recommended as a near to midterm strategy in the overall parking management plan for the Lake Grove Village Center.
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