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BACKGROUND AND CONTEXT 
 

This working paper provides a demographic analysis and an assessment of real estate market 

trends in downtown Lake Oswego.  These trends will ultimately inform the type, scale, uses, 

and feasibility of Lake Oswego’s potential downtown library and north anchor project.  As 

stated at the initial meeting with the LORA Board, when the feasibility study was authorized, 

its purpose was to assess development opportunities for the downtown while establishing a 

successful library for the community, and stimulating growth, foot traffic, and economic 

benefits to local businesses in Lake Oswego’s core.  More specifically, the challenges are to 

determine which mix of uses will simultaneously: 

 

1. Address the community’s demand for new, interesting and exciting components that will 

attract Lake Oswego residents to the downtown area; 

2. Create a strong sense of place and community within the downtown; 

3. Help strengthen retail shops along State, First and Second Streets and along A and B 

Avenues; 

4. Create a stronger gateway to the future development of the Foothills District project; and 

5. Expand community services by offering a high quality, state-of-the-art library in the heart of 

downtown. 

 

This Demographic Analysis and Market Trends component of the feasibility study has been 

underway since the beginning of the assignment.  The preparation of this document, however, 

comes at a midpoint in the project during which the stakeholders have been active in 

meetings, gaining an understanding of the library opportunity, taking walking tours of the 

downtown, and other information exchanges.  Further, the confidential interviews of 25 

leaders from a variety of local interests (business, culture, education, library, neighborhood 

leadership, and more) also contributed to ideas and opinions about Downtown Lake Oswego. 

 

Therefore, a key purpose of the Demographic Analysis and Market Trends is to further identify 

facts and patterns that help to establish a basis for a development program.  The development 

program, being prepared under separate cover, is a more specific recipe for recommendations 

as part of the feasibility study.   

 

It is also appropriate to point out that in the course of this work to date, certain premises have 

arisen—in part based on the research, the discussions with stakeholders and business and 

community leaders, observations about the downtown, and more.  These premises can be 

summarized in part as follows: 

 

1. Downtown Lake Oswego is geographically contained, if not constrained.  The First 

Addition residential community on the north and west, along with the lake on the south, 

essentially sets a boundary around the downtown in three directions.  The only direction 

that downtown can grow from in terms of intensity and urbanization (in addition to infill) is 

in the Foothills District.  The Foothills District, a separate and significant project, is 

underway with predevelopment Phase I research, analysis, and planning.   

 

2. Because the downtown core of Lake Oswego is contained, introducing large amounts of 

retail is not realistic.  First and Second Streets and portions of A Avenue form the 

dominant part of the downtown retail district.  While some retail exists on State Street, this 

is a weaker retailing street because it is one-sided and carries large volumes of traffic, 

and is a less pedestrian friendly environment than on A Avenue, First and Second streets, 

and B Avenue. 
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3. With advisory services (by Leland Consulting Group) for a great many downtowns 

throughout the country, certain trends are evident from other cities that either are or can 

be replicated in Downtown Lake Oswego.  One of these is that in smaller downtowns 

such as Lake Oswego, food (eating and drinking establishments) will play a major anchor 

role in the retailing mix of tenants.  Whereas a department store or very large national 

chain store might serve as an anchor in regional or community center, food tends to be a 

significant anchoring element in a downtown of this scale.  This is very much the case in 

Lake View Village with the dominance of quality restaurants reinforcing the tenant mix at 

this highly successful mixed-use project. 

 

4. Land prices in Downtown Lake Oswego, currently estimated at $75 to $125 per square foot, 

cannot support new development of one story buildings as has been the case in history 

when land prices were low.  These land prices require, from an economic perspective, 

buildings of three and four stories and in some cases even higher.  And while retail, food 

and some select services should be the dominant ground level land use, stories two, three, 

four or higher should definitely not have retail tenants.  Multi-level retail can only work in the 

most intense of marketplaces with tens of thousands of pedestrians visiting the site each 

day.  Upper floors (second and above) can either serve as office space or housing.  

Housing is strongly recommended.  That is not to entirely discourage office development, 

however, office development is a use that can fit very comfortably in the Foothills District 

where larger footprint buildings can be established to accommodate larger corporate users, 

and single purpose buildings. 

 

5. Market-based parking requirements for housing are more favorable than for office space.  In 

a suburban market such as Lake Oswego, office will need 3 to 3.5 spaces per thousand 

square feet of office space.  In contrast, a housing unit will only require 1 to 1.25 spaces per 

thousand square feet.  The parking differential is therefore significant.  Further, a resident 

living in Downtown Lake Oswego can be there (downtown) seven days a week, offering an 

opportunity for shopping, dining in local restaurants, frequenting entertainment venues with 

friends, and visiting the library, Millennium Park, and other points of interest.  Office space 

tends to be a five-day-a-week operation with buildings closing at 5:00 p.m. on weeknights 

and empty on the weekends.  A fairly strong premise is that housing should dominate the 

upper floors of buildings in the downtown.  This premise is particularly relevant to Downtown  

Lake Oswego, given the increasing number of middle-age and older one- and two-person 

households that currently live in Lake Oswego—people who may want to stay in town and 

want quality housing of a smaller size within walking distance to dining, services, and social 

and cultural facilities. 

 

 

Current Market Conditions: “The Descent Slows” 
 

The recession that began in late 2008 with sharp declines in the credit crunch and 

homebuilding industries has since spread to nearly every other part of the economy, across 

the country, and even around the world.  The cumulative 3.2 percent GDP decline recorded 

recently is the largest since the 1930s.  Now, most economists believe that the US economy is 

―bouncing along the bottom.‖  The recession introduces two relevant questions for 

development of the Lake Oswego North Anchor Project.  First, when will the Oregon and U.S. 

economies recover such that consumer spending can begin to increase and new real estate 

development can take place in Lake Oswego?  Second, how will the future consumer and real 

estate development environments be different from the past?   
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Forecasting in the Fog 
 

Figure 1 shows the difficultly of ―forecasting in the fog.‖  Pre-crash data shows a red-hot 

market in which all real estate products—whether single family homes or commercial real 

estate--were funded and sold or leased quickly, while post-crash data shows just the opposite.  

Neither can be relied upon to accurately predict long-term trends.   

Figure 1. Forecasting in the Fog 

2007 20092007 2009

 

Source: Leland Consulting Group. 

The future reality is yet to be discovered and, for planning purposes, we are working from a 

belief that somewhere in the middle is a reasonably safe predictor of future stabilization.  This 

principle is likely to be true with respect to measurements such as annual housing starts, 

commercial real estate absorption, and other metrics in Lake Oswego. 

 

The downturn and eventual upturn—expected by many in 2011 or later—will be ―lumpy.‖  

Some markets—defined geographically or by real estate product type—will fare much better 

than others.  For example, at present, the apartment market is in most cases seen as a more 

desirable area for investment than single family homes—which are in most areas overbuilt.  A 

population bubble of 25 to 34 year olds (primary apartment renters) is now entering the 

demographic pipeline with some strength. 

 

Dallas has been the country’s best major single family home market while the average sale 

price in Las Vegas and Phoenix (with severe overbuilding) is down approximately 50% from 

mid-2007. 

 

Likewise, in retail, some stores will fare better than others or even be more profitable than 

before.  Sales among fast food and casual restaurants are up.  Movie theaters are doing well 

as consumers redefine leisure as dinner and a movie rather than a weeklong beach vacation. 
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The Primary Market Area 
 

This market reconnaissance identified key market areas by use and relevance.  The primary 

retail trade area is shown below in a 2009 Retail Market Study conducted by Marketek for the 

City of Lake Oswego.  Although this study focused entirely around retail trends, the defined 

market area nearly represents the components of a three-mile ring around the downtown area 

west of the Willamette.  

Figure 2. The Primary Market Area for Lake Oswego 

 

Source: ESRI, Leland Consulting Group. 

This market area is considered representative of most typical usage of the downtown retail 

services.  Therefore, the evaluation of market trends presented in this report will use the 

primary market area defined by Marketek. 

 

 

SocioDemographic Attributes of Downtown Lake Oswego 
 

Table 1 below demonstrates sociodemographic attributes of the population within the defined 

market area, as compared to the city of Lake Oswego, Clackamas County, the Portland MSA, 

and the State of Oregon.  
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Table 1. Sociodemographic Profile of the Primary Market Area and Related Areas1 

Demographic Attribute Primary 
Market 

Area 

City of Lake 
Oswego 

Clackamas 
County 

Portland-
Vancouver 

(MSA) 

State of 
Oregon 

2010 Total Population 
120,074 37,928 384,785 2,255,276 3,865,839 

2010 Household Population 
118,467 37,743 380,438 2,221,379 3,784,219 

2010 Family Population 
93,034 30,316 315,648 1,740,809 2,967,198 

2010 Population Density 
1,990.20 3,665.80 206 337.4 40.3 

2010 Total Households 
48,974 15,796 144,733 866,944 1,508,399 

2010 Average Household Size 
2.42 2.39 2.63 2.56 2.51 

2010 Family Households 
31,246 10,239 102,225 558,096 979,636 

2010 Average Family Size 
2.98 2.96 3.09 3.12 3.03 

2010 Median HH Income 
77,017 83,343 66,333 61,823 53,104 

2010 Per Capita Income 
43,159 47,889 31,850 29,095 26,026 

2000-2010 Pop: Annual Grwth Rt 
0.77 0.71 1.26 1.54 1.2 

2000-2010 HHs: Annual Grwth Rt 
0.74 0.66 1.19 1.48 1.21 

2000-2010 Fams: Annual Grwth Rt 
0.61 0.56 1.07 1.38 1.08 

2000-2010 PCI: Annual Grwth Rt 
1.79 1.27 2.01 2.19 2.14 

2000 Occupied Housing Units 
45,395 14,769 128,201 745,531 1,333,723 

2000 Occupied HU: 1+2 Person HH 
28,559 9,424 74,238 449,509 827,467 

Percent 1 and 2 person households 
62.9 63.8 57.9 60.3 62 

Source: ESRI, Leland Consulting Group 

Table 1 highlights the following attributes: 

 

 The market area shows an annual growth rate of 0.77 percent, less than half that of the 

county and of the Portland – Vancouver MSA. 

 Nearly 63 percent of the market area, as well as the City of Lake Oswego, is composed of 

one- and two-person households.  This, combined with an aging population, indicates a 

trend toward urban housing. 

 The median annual household income within the market area exceeds that of Clackamas 

County by nearly $11,000, and it exceeds the State’s median household income by nearly 

$24,000.  However, incomes within the defined market area are less than that of the entire 

city of Lake Oswego by $6,326, indicating that there is greater spending potential among 

residents of the City as a whole than simply in the defined market area.  If the project serves 

as a strong anchor, drawing destination traffic to the downtown area, Downtown could 

benefit from a wider market area to serve its retail, and would therefore also benefit from 

greater spending potential. 

 

 

Population Growth 
 

Figure 3 illustrates total population growth throughout the primary market area since 1990, 

and also identifies the estimated 2010 population and adjusted projections for 2015.  Figure 3 

shows stronger population growth between 1990 and 2000, and slower growth between 2000 

and 2010, after which time the growth rate is projected to continue to slow, though not decline.  

                                                           
1
 2010 data estimated. 
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Figure 3. Total Population Growth within the Primary Market Area between 1990 
and 20152 
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Source: ESRI, Leland Consulting Group. 

Figure 4. Median Household Income
3
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Source: Leland Consulting Group. 

Median Household Income within the primary market area has increased by approximately 
$35,000 within the last 20 years. 

                                                           
2
 2010 and 2015 data estimated. 

3
 2010 and 2015 data estimated. 
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TAPESTRY SEGMENTATION 
 

―Tapestry segmentation‖ is one way of evaluating the demographics of a given area.  Tapestry 

segments go beyond raw data to indicate who the residents of an area are in terms of their 

lifestyles, pastimes, families, recreational and housing choices, and other attributes.  For 

example, tapestry segments suggest what kinds of entertainment people like and what kinds 

of cars they drive.   

 

While tapestry segments are often more intuitive than pure Census data, they are based on a 

variety of public and private data including the US Census and other sources.  The segments 

are evaluated and defined by ESRI Business Analyst, a private proprietary data service. 

 

Understanding more about these demographic groups or segments can help to shape a the 

portrait of the community, and the potential pool of households and individuals who may 

choose to shop, live, work, and recreate in Downtown Lake Oswego. 

 

Figure 5 below shows the top ten tapestry segments present in the primary market area and 

the prevalence of these groups nationally.  The top five segments are described in detail on 

the pages that follow.   

Figure 5. Top Ten Tapestry Segments, Primary Market Area 

0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.0% 14.0% 16.0% 18.0%

02. Suburban Splendor

09. Urban Chic

13. In Style

16. Enterprising 
Professionals

22. Metropolitans

07. Exurbanites

06. Sophisticated Squires

03. Connoisseurs

36. Old and Newcomers

01. Top Rung

Lake Oswego US
 

Source: Leland Consulting Group, ESRI Business Analyst.  
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Suburban Splendor 
 

 
 

Demographic 
Suburban Splendor residents are families who 

live in growing suburban neighborhoods.  Married 

couple families with and without children 

comprise 8 in 10 of these households.  

Household growth in these suburbs is 2 percent 

annually.  The median age is 41.4 years, and half 

of the population is aged 35–64 years.  These 

low-diversity neighborhoods are predominantly 

white. 

 

Socioeconomic 
These successful suburbanites are the epitome 

of upward mobility, just a couple of rungs below 

Top Rung in affluence.  Suburban Splendor 

residents have a median household income of 

$128,712 and a median net worth of $676,192.  

The wealth of Suburban Splendor residents is 

more than double that of the U.S. median.  Labor 

force participation rates are high for both men 

and women; many households are two income.  

Most employed residents work in management, 

professional positions, and sales.  They 

supplement their salaries with income from 

interest, dividends, and rental property at a rate 

much higher than the national level.  Well 

educated, more than half the population aged 25 

years and older hold a bachelor’s or graduate 

degree. 

 

Residential 
Sharing the lead with Top Rung for 

homeownership at 91 percent, Suburban 

Splendor neighborhoods are located in 

metropolitan areas throughout the U.S.  Their 

large, luxurious homes have a median home 

value of $396,762.  Located in growing 

neighborhoods, 60 percent of the houses are 

relatively new, built after 1979.  Because two-

income households commonly require multiple 

vehicles, it is not surprising that 85 percent of 

these households own two or more vehicles. 

 

Preferences 
Hot tubs, espresso machines, granite 

countertops, and the latest interior design 

amenities are featured in Suburban Splendor 

homes.  A main focus is home improvement and 

remodeling projects done mostly by contractors, 

although residents will tackle interior painting 

jobs.  They own a wide array of electric tools that 

they may or may not use regularly.  Residents 

hire a lawn maintenance service to cut the grass 

but like to plant their own shrubs and trees; treat 

their lawn with fertilizer, weed control, or 

insecticide; and sow grass seed.  They have all 

the latest electronic gadgets including digital 

camcorders, video game systems, projection 

screen TVs, and numerous cell phones.  This 

market prefers to own or lease a minivan or full-

size SUV and is one of the top markets for 

owning or leasing a luxury car. 

 

They devote free time to family; travel; and self-

improvement pursuits such as physical fitness, 

reading, visiting museums, and attending the 

theater.  They keep fit by working out weekly at a 

club or exercising on a treadmill or stationary bike 

at home in addition to skiing, ice skating, playing 

tennis and golf, and bicycling.  They read the 

newspaper, books, and magazines (particularly 

epicurean, airline, travel, business, finance, and 

boating).  Because they travel extensively in the 

United States and overseas for business and 

pleasure, they rack up the miles in frequent flyer 

programs.  A favorite hobby is furniture 

refinishing.  When listening to the radio, they 

prefer classical music as well as all-news, all-talk, 

news/ talk, and sports programs. 

 

Suburban Splendor residents are members of 

business clubs and are active investors, using 

the Internet to track and trade their stocks, 

bonds, and funds.  They hold home equity credit 

lines, consult with financial planners, use stock 

rating services, and own life insurance policies 

valued at approximately $500,000.  They shop at 

upscale retailers, home stores, and wholesalers.  
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Urban Chic 
 

 
 

Demographic 
Urban Chic residents are professionals who live a 

sophisticated, exclusive lifestyle.  More than half 

of these households are married-couple families, 

similar to the U.S. proportion.  Fewer than half of 

them have children.  Unlike the rest of the United 

States, there is a smaller proportion of single 

parents and a higher proportion of singles and 

shared households.  The median age of 42.4 

years is older than the U.S. median of 36.9 years, 

while the diversity index of 52 is lower than the 

U.S. figure of 61. 

 

Socioeconomic 
A median household income of $89,317 and a 

median net worth of $324,280 enable residents of 

Urban Chic neighborhoods to live in style.  They 

are well-educated; more than half of residents 

aged 25 years and older hold a bachelor’s or 

graduate degree; 80 percent have attended 

college.  They work in a variety of occupations, 

especially professional, management, and sales 

positions in the scientific and technical services, 

educational services, and health care industry 

sectors.  Twenty percent of these households 

earn income from self-employment ventures; 55 

percent receive additional income from 

investments. 

 

Residential 
Major concentrations of Urban Chic 

neighborhoods are found in urban areas on the 

northern and southern California coasts and 

along the east coast.  These neighborhoods 

parallel the United States for housing type and 

homeownership.  Homes range in age from pre-

World War II to post-2000, and types from high-

rises to single-family houses.  Sixty-three percent 

of the housing is single-family; 27 percent is 

apartments in multiunit buildings.  The rate of 

homeownership is 67 percent.  The median home 

value is $554,159, more than three and one-half 

times the U.S. median. 

 

Preferences 
Urban Chic residents focus more on their lifestyle 

than ambience.  They travel extensively, visit 

museums, attend dance performances, shop at 

upscale stores, and do volunteer work.  To stay 

fit, they downhill ski; go backpacking, hiking, and 

biking; practice yoga; do aerobics; play tennis; 

and lift weights.  They buy natural or organic food 

and take a multitude of vitamins and dietary 

supplements.  They drink imported wine and truly 

appreciate a good cup of coffee.  

 

These busy, tech-savvy residents use PCs 

extensively.  This is a top segment to own an 

Apple computer.  They go online to arrange 

travel; get the latest news; check their investment 

portfolios; trade stocks; and buy books, clothes, 

flowers, and tickets to concerts and sports 

events.  They use credit cards, often charging 

more than $700 a month.  They also own shares 

in stocks, tax-exempt funds, mutual funds, and 

money market funds.  They will occasionally use 

a financial planner or brokerage firm. 

 

Urban Chic is one of Tapestry’s top segments for 

radio listening; these residents tune in to classical 

music, all-talk, and public radio.  They are also 

avid readers of newspapers; books; and general 

editorial, news and entertainment, business, and 

home service magazines.  They seldom watch 

TV; however, their favorite channels broadcast 

news programs and documentaries. 
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In Style 
 

 
 

Demographic 
In Style residents live in the suburbs but prefer 

the city lifestyle.  Professional couples 

predominate.  Household distributions by type 

are similar to those of the United States.  

Married-couple families represent 54 percent of 

households.  Households without children 

(married couples without children, single-person, 

shared, and other family types), comprise more 

than two-thirds of all households.  T his count is 

increasing.  The population is slightly older, with 

a median age of 39.9 years.  There is little 

diversity in these neighborhoods. 

 

Socioeconomic 
In Style residents are prosperous, with a median 

household income of $71,177 and a median net 

worth of $188,492.  Wages and salaries provide 

income for 84 percent of the households; 47 

percent also receive some form of investment 

income.  In Style residents are more educated 

compared to the U.S. level: 42 percent of the 

population aged 25 years and older hold a 

bachelor’s or graduate degree.  Labor force 

participation is 70 percent; unemployment is 8.2 

percent.  Forty-six percent of employed residents 

have professional or management positions, with 

above average concentrations in the finance, 

insurance, health care, technical services, and 

education industry sectors. 

 

Residential 
In Style residents live in affluent neighborhoods 

of metropolitan areas across the country.  More 

suburban than urban, they embrace an urbane 

lifestyle; 14 percent prefer townhouses to 

traditional single-family homes chosen by 56 

percent of the households.  The median home 

value is $224,030.  The 69 percent rate of 

homeownership is just slightly above average.  

More than three-quarters of the housing was built 

in the last 30 years. 

 

Preferences 
Computer savvy In Style residents go online daily 

to research real estate information; do their 

banking; track investments; trade stocks; book 

travel; and buy computer hardware or software, 

concert tickets, or tickets to sporting events.  

They use a financial planner and invest in stocks, 

bonds, money market funds, money market bank 

accounts, and securities.  Looking toward the 

future, residents hold life insurance policies and 

contribute to IRA and 401(k) retirement accounts.  

To maintain their homes, they hire professional 

household cleaning services and contractors to 

remodel their kitchens. 

 

Residents stay fit by exercising, eating a healthy 

diet to control their weight, buying low-fat foods, 

and taking vitamins.  They attend live musical 

performances and gamble at casinos.  They take 

domestic vacations to hike, golf, and go 

backpacking.  They read magazines, listen to 

news-talk radio, and watch professional sports 

events and golf on TV. 
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Enterprising Professionals 
 

 
 

Demographic 
Young, educated, single, married, working 

professionals, residents of Enterprising 

Professionals neighborhoods have a median age 

of 32.4 years.  Forty-three percent of the 

households are singles who live alone or share 

housing with roommates, and 43 percent are 

married couple families.  One of the fastest-

growing markets, with an annual household 

growth of 2.2 percent per year since 2000, the 

households in this segment comprise 

approximately 2 percent of total U.S. households.  

The diversity of the population is similar to that of 

the U.S.  Most of the residents are white; 

however, 12 percent are Asian.  

 

Socioeconomic  
Median household income is $70,207; the 

median net worth of $79,982 is growing.  Ninety 

percent of the households earn income from 

wages and salaries; 39 percent receive income 

from investments.  This is an educated group: 

approximately half of the population aged 25 

years and older hold a bachelor’s or graduate 

degree; more than three in four have attended 

college.  These working professionals are 

employed in various jobs, especially in 

management, finance, computer, sales, and 

office/administrative support.  Labor force 

participation is 75 percent. 

 

 

 

 

Residential 
Enterprising Professionals residents move 

frequently to find growth opportunities and better 

jobs, especially in cities such as Chicago, 

Atlanta, and Seattle.  Forty-six percent of the 

households are located in the South, 29 percent 

are in the West, and 20 percent are in the 

Midwest.  They prefer to own instead of rent in 

newer neighborhoods of townhouses or 

apartments.  The median value is $229,129 for 

owner occupied houses.  For those who rent, the 

average gross rent is 36 percent higher than the 

U.S. average. 

 

Preferences 
They are young and mobile with growing 

consumer clout.  Those who rent hold renter’s 

insurance policies.  They rely on cell phones and 

e-mail to stay in touch.  They go online to 

download videos and music, track their 

investments, and shop for items, including 

personal computers and software.  They own 

laptops, video game systems, and digital 

camcorders.  They love to travel abroad and in 

the U.S. often.  They play video games, visit 

theme parks, jog, and swim.  They read 

computer, science, and technology magazines 

and listen to alternative, public-all-talk, and sports 

radio.  They eat out at Cheesecake Factory and 

Chili’s Grill and Bar.  They shop for groceries at 

stores such as Publix and Albertson’s. 
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Metropolitans 
 

 
 

Demographic 
Residents of Metropolitans communities prefer to 

live in older city neighborhoods.  Approximately 

half of these households are singles who live 

alone or with others; 40 percent are married-

couple families.  One in four of the residents is 

aged 20–34 years; the median age is 37.6 years.  

Diversity is low; most of the population is white. 

 

Socioeconomic 
The labor force participation rate of 68 percent is 

well above average; the unemployment rate is 

8.2 percent.  Half of the residents who are 

employed work in professional or managerial 

positions.  More than 75 percent of the population 

aged 25 years and older have attended college 

or completed a degree program.  Thirty percent 

have earned a bachelor’s degree, and 23 percent 

hold a graduate degree.  The median household 

income is $61,965; the median net worth is 

$116,217.  Nearly half of the households earn 

extra income from interest, dividends, and rental 

properties. 

 

 

 

Residential 
Distributed throughout the country, residents of 

Metropolitans neighborhoods live in an eclectic 

mix of single family homes and multiunit 

buildings.  Sixty percent of the housing units were 

built before 1960.  These neighborhoods change 

slowly; since 2000, the annual household growth 

is 0.4 percent.  The homeownership rate is 60 

percent, and the median home value is $195,115. 

 

Preferences 
Metropolitans residents are no different from 

other owners of older homes who incur costs for 

maintenance and remodeling.  They will contract 

for lawn maintenance and professional 

housecleaning services.  Many will own or lease 

a station wagon.  Planning for the future, 

residents own shares in investment funds, 

contribute to IRA savings accounts, and hold 

large life insurance policies.  

 

These residents pursue an active, urbane 

lifestyle.  They travel frequently for business and 

pleasure.  They listen to jazz, classical, public, 

and alternative music radio.  They go to rock 

concerts, watch foreign films on DVD, read 

women’s fashion magazines, and play a musical 

instrument.  They also practice yoga and go 

kayaking, hiking/backpacking, and water and 

snow skiing.  Active members of their 

communities, Metropolitans residents join civic 

clubs, volunteer for environmental causes, 

address public meetings, and work for a political 

party or candidate.  They also belong to business 

clubs and contribute to PBS.  They prefer to own 

and use a laptop computer, preferably an Apple.  

They go online daily to download music and buy 

books, airline tickets, CDs, and clothes.  They 

also order merchandise by mail or over the 

phone.
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DEMOGRAPHICS 
 

Age Distribution in Population of Primary Market Area 
 

Figure 6 shows the distribution of ages for residents in the primary market area since 1990, 

including 2010 estimates and adjusted projections for 2015.   

Figure 6. Total Population Growth within the Primary Market Area4 

1990 2000 2010 2015

Age 0-19 26.4% 26.7% 23.8% 22.9%

Age 20-34 22% 18.0% 18.2% 19.0%

Age 35-54 10.5% 36.1% 30.4% 27.9%

Age 55-64 3.8% 9.1% 15.5% 15.2%

Age 65+ 3.50% 10.1% 12.2% 15.0%

0.0%

5.0%

10.0%

15.0%

20.0%

25.0%

30.0%

35.0%

40.0%

 

Source: Leland Consulting Group, ESRI Business Analyst.  

Highlights pertaining to age distribution within the market area include: 

 

 Age distribution in the 1990s favored a younger population, including children, 20-34 year 

olds, and 35-54 year olds with a small percentage of the population exceeding 55 years of 

age. 

 Between 1990 and 2000, the market area showed a substantial increase of 35-54 year olds 

as well as 54-64 year olds and retirees (over 65). 

 

                                                           
4
 2010 and 2015 data estimated. 
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 In 2000, although the percentage of children (0-19 years) remained stationary, the market 

area witnessed a shift toward older age groups with a nearly 7 percent increase in retirees 

over 65. 

 2010 is estimated to show a decline in 35-54 year olds and a more balanced distribution 

across age groups. 

 It is projected that by 2015, people over the age of 55 will comprise 30 percent of the 

population within the market area.  Another 27.9 percent will include adults between 35 and 

55 years old. 

 Market trends indicate that the primary market show an aging population that will invariably 

display different shopping and housing preferences than their younger counterparts.  

 

 

Changing Lifestyle Preferences 
 

The nation’s changing demographics—embodied in an evolving set of lifestyles and 

preferences—will have a dramatic impact on retailing today and in the future.  

 

The lifestyles and preferences of the three primary shopping generations—Baby Boomers, 

Generation X, and Generation Y/Echo Boomers--will have the greatest impact.  As the largest 

and probably most influential market in downtown Lake Oswego, the Baby Boomers offer one 

example of how demographic changes will affect downtown residential and retail markets.   

 

As they have in the past, Baby Boomers (between the ages of 43 and 61) will exert a 

considerable influence on the next generation of retail, due in part to the sheer size of the 

cohort.  By 2030, approximately 80 million, or one in five Americans, will be at or past the age 

of retirement—the largest senior population the country has ever seen.  Studies indicate that 

as many as a third of this boomer population is at least somewhat likely to relocate to a more 

urban setting—for the arts, convenience, excitement, and to continue participating part-time in 

the workforce.  Their preferences for comfortable, convenient, meaningful, and experiential 

retail; community connections; and other amenities, should be taken into account in 

Downtown Lake Oswego. 

Table 2. Major Generations and their Share of National Population  

Generation Born Age

Today 

(2010)

Percent of 

National  

Population

(2006)

Eisenhowers Before 1946 65+ 16% 48

Baby Boomers 1946 - 1964 46 - 64 26% 76

Generation X 1965 - 1980 30 - 45 21% 62

Gen Y / Echo Boomers 1981 - 1999 11 - 29 28% 83

Post Echo After 2000   0 - 10 9% 28

Total National 

Population 

in Millions 

(2006)

 

Source: RCLCo., Claritas, Inc., National Center for Health Statistics, Leland Consulting Group. 
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Aspects of Baby Boomers’ profiles include: 

  

 First experimentation and idealism, then hedonism; boomers see themselves as ―forever 

young.‖  ―Baby Boomers have made it pretty clear that 1) they’re not ready for the rocking 

chairs yet and 2) they’re not planning to scrimp along the way.‖  (PlainVanillaShell) 

 ―The quest for sensuous gratification has long since shifted its focus to products like 

artisanal cheese and single-malt Scotch… [Their energy] has been diverted into aerobics 

and yoga.‖ (Newsweek) 

 Many are down-sizing and urbanizing, seeking residential and, thus, retail choices close to 

home.   

 Appreciate implicit nods to aging bodies: scattered seating; less stooping for items; clear 

aisles, easy-to-read signage. 

 Preferred retailers: Whole Foods; wine tasting rooms; art galleries. 

 

 

Ethnicity and Education 
 

While Lake Oswego is mostly Caucasian (93.7 percent in 2000) within the 5 minute drive time 

area, it is becoming more diverse, projected to decrease to 91.6 percent  white by 2014.  The 

Asian or Pacific Islander ethnic group is projected to grow from 3.5 percent in 2009 to 4.0 

percent by 2014.  The Hispanic ethnic group is expected to grow from 3.3 percent to 4.0 

percent by 2014.   

Table 3. Main Ethnic Groups in Lake Oswego5 

Main Ethnic Groups within Lake Oswego

5 Minute 10 Minute 15 Minute

2000 93.7% 90.9% 86.1%

2009 92.4% 89.0% 83.2%

2014 91.6% 87.7% 81.5%

2000 2.7% 4.0% 4.2%

2009 3.5% 5.0% 5.3%

2014 4.0% 5.7% 6.0%

2000 2.3% 3.0% 6.1%

2009 3.3% 4.4% 8.8%

2014 4.0% 5.3% 10.6%

White 

Asian or Pacific Islander 

Hispanic 

 

Source: Leland Consulting Group, ESRI Business Analyst.   

                                                           
5
 2009 and 2014 data estimated. 
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Figure 7. Estimated 2010 Population 25+ by Educational Attainment 

1% 2%

12%

21%

7%34%

23%

2010 Population 25+ by Educational 

Attainment

Less than 9th Grade

9th - 12th Grade, 
No Diploma

High School 
Graduate

Some College, No 
Degree

Associate Degree
 

Source: Leland Consulting Group, ESRI Business Analyst. 

The figure above indicates that the population with the market area has achieved very high 

levels of education, with 62 percent of adults 25 and over having achieved some college.  This 

is a highly educated community that values, among other things, education and the use of its 

library services. 

 

 

Commutershed 
 

As shown in Figure 8, residents of Lake Oswego commute to work throughout the 

Metropolitan region.  However the greatest commuting exchanges of both residents of Lake 

Oswego and people employed in Lake Oswego occur between Lake Oswego and Portland. 

 

Approximately 12 percent of Lake Oswego residents work in Lake Oswego.  Nearly 37 

percent of Lake Oswego residents work in Portland.  About 24 percent of workers employed in 

Lake Oswego commute from Portland.   
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Figure 8. Where Lake Oswego Residents Work 

 

Source: Leland Consulting Group, ESRI Business Analyst. 

With at least 185 jobs per square mile, Downtown Portland shows the highest employment 

concentration of Lake Oswego residents.  Another strong commuting pattern can be seen 

emanating from Lake Oswego to Kruse Way and continuing diffusely out along Highway 217 

and into Hillsboro.  After Portland, Beaverton and Tigard show the highest commuter 

exchange with Lake Oswego compared to other cities within the metropolitan region. 
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Figure 9 below translates the data from Figure 8 into a map format, illustrating the commute 

destinations for Lake Oswego residents.  As shown above, the most popular destination is the 

City of Portland, followed by Lake Oswego itself, and various Washington County locations. 

Figure 9. Commuting Patterns of Lake Oswego Residents 

0 – 12 Workers /Sq.Mile

2008 Workers Per Square Mile

13 – 30 Workers /Sq.Mile

31 – 67 Workers /Sq.Mile

68 – 117 Workers /Sq.Mile

118 – 184 Workers /Sq.Mile

185 – 370 Workers /Sq.Mile
 

Source: US Census Bureau.   
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OFFICE ASSESSMENT 
 

Nationally, the office market may continue to struggle to recover until the unemployment rate 

decreases significantly and job growth occurs.  International finance firm UBS
6
 considers the 

office outlook to be the least positive of the sectors, due to the severity of job losses.  The 

vacancy rate of the office sector continues to rise, with a projected peak of 19 percent in 2010.  

The report forecasts weak demand to suppress absorption and result in a rent decrease of by 

an estimated 3 percent in 2010. 

 

Historically, Lake Oswego has had more substantial vacancy rates relative to Kruse Way, at 

times nearly 15 percent higher.  Figure 10 below, published by CB Richard Ellis, provides a 

historical comparison of Lake Oswego vacancy rates relative to Kruse Way.   

 

Although Kruse Way boasts the highest concentration of Class A office space outside of 

downtown Portland, forecasts for 2009 and 2010 showed projected office vacancy in Kruse 

Way to top 20 percent.  According to PSU’s Quarterly & Urban Development Journal
7
, the 

Washington Square/Kruse Way submarket ranks 6
th
 in total vacancy, with 21.1 percent, of the 

total leasable area of 6,140,468 square feet sitting vacant at the end of the first quarter. 

Figure 10. Lake Oswego and Kruse Way Vacancy Rates 

  

Source: CB Richard Ellis, The Oregonian.  

A recent DJC article
8
 describes the past few years of vacancies and crisis in Kruse way.  

―According to Gordon King, vice president at Colliers International, two waves of vacancy 

have already hit Kruse Way.  The first came in 2006, when the mortgage meltdown led to the 

vacancy rate rising from 3.7 percent in the second quarter to 10 percent by the end of the 

year.  Then, the overall economic collapse contributed to the vacancy rate rising from 15 

percent to 23 percent in the fourth quarter of 2008.  Now, King said, companies’ relocations to 

downtown Portland will likely trigger a third wave.‖ 

 

                                                           
6
 Global Real Estate Research, Outlook 2010 – US, UBS 

7
 Center for Real Estate, Quarterly & Urban Development Journal, 2

nd
 Quarter 2010 

8
 “Kruse Way no longer belle of the ball”, Daily Journal of Commerce, April 8,2010 
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Another factor that has impacted vacancy at Kruse Way was the construction of Kruse Oaks 

III at 5500 Meadows Road, which introduced another 110,000 square feet of supply into the 

market.  

 

In consideration of existing excess supply and capital markets remaining frozen, and very cost 

conscious business environment, new construction office buildings would be a hard sell to 

lenders and lower cost existing space would likely be preferred over new construction.   

 

 

Signs of Recovery 
 

Nationally, office markets are showing gradual signs of recovery.  

 

 National office vacancy levels are down for the first times since 2007, closing at 30 basis 

points lower than the previous quarter. 

 58 percent of US markets showed positive absorption in the second quarter of 2010. 

 For the first time since early 2008, rents are stabilizing and landlords are offering fewer 

concessions for tenant improvements or rent abatement as the market improves. 

 

In Kruse Way, similar trends are emerging with Q2 of 2010 showing 90,000 square feet of 

office leases.  Note: these are shorter term observations.  The appeal of Kruse Way office will 

recover once the overall market becomes stronger.   
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DOWNTOWN RETAIL 
 

2009 was a very, very tough year for retailers, retail developers, and commercial property 

owners, as demonstrated by a sharp drop in consumer spending, the bankruptcy of the 

nation’s second largest mall operator General Growth properties, and a wide variety of store 

closures.   

 

In the short term, the name of the game is to keep existing stores open, operating, and 

profitable, by using every tool available.  In the long term, though, there will be opportunities to 

help existing retailers expand, attract new shops and fill vacant spaces, and eventually vacant 

or underdeveloped properties.  

 

As Lake Oswego reflects on the conditions of its downtown retail core and its strategy going 

forward, it is important to remember the fundamentals of retail.  According to the Urban Land 

Institute, these fundamentals are: 

 

 Central location.  Stores should be conveniently located vis a vis their target markets.  For 

example, office supply stores will naturally locate downtown near their target markets.  

Home and garden stores geared towards large-lot homes will not.  Careful analysis of target 

markets will reveal which retailers are right for downtown. 

 High visibility.  Retailers almost always seek locations where they are likely to be seen by 

thousands of passers-by every day.  Most retail that is hidden will struggle.  This principle 

may be important on some of Downtown Lake Oswego’s less-traveled streets. 

 Easy access.  Shoppers should be able to get to stores easily, whether by car, transit, foot, 

bike, or other mode. 

 Continuity.  Pedestrian-oriented retail destinations and districts should feature continuous 

retail or active frontages.  When storefronts are empty, shoppers turn around. 

 

Figure 11. Ten Principles for Rebuilding Neighborhood Retail  

1. Great Streets Need Great Champions 

2. It Takes a Vision 

3. Think Residential 

4. Honor the Pedestrian 

5. Parking is Power 

 

6. Merchandise and Lease Proactively 

7. Make it Happen 

8. Be Clean, Safe, and Friendly 

9. Extend Day into Night 

10. Manage for Change 

 

Source: Urban Land Institute. 

 

Retail Assessment 
 

In a report by UBS
9
, the outlook for retail remains negative, but has improved over 2009.  

Consumer confidence is growing.  The Consumer Confidence Index (CCI) rose from 30 in the 

first quarter 20009 to 52 in the third quarter, and is projected to reach 85 in 2010.  UBS also 

notes that necessity based retail, such as food and drug sales have been more resilient than 

economically sensitive retail.  Grocery-anchored centers are expected to hold up well through 

                                                           
9
 Global Real Estate Research, Outlook 2010 – US, UBS 
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2012.  The Portland metropolitan area has fared better than many other areas across the 

nation, as seen in Figure 12.  

Figure 12. Nationwide Retail Vacancy Rate 

 

Source: UBS.   

 

Retail in Transition 
 

The economic downturn has had a substantial impact on shoppers’ behavior and on the types 

of businesses that survive in today’s environment.  Between 2009 and 2010 alone, we have 

seen dramatic shifts both in consumer behavior and retail formats that are expanding and 

thriving despite challenging times.  Below is a chart that depicts the shifts in retail activity 

within the last year. 

 

According to RetailWire and Dechert-Hampe & Co., ―the convenience and ease of shopping 

afforded by neighborhood markets and other small format grocery is predicted to have 

continued appeal to consumers.‖  Convenience, value, having a unique format and a focus on 

consumer groups are seen as growing trends in retail, as well as the continued decline of the 

department store. 
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Figure 13. Retail in Flux: Dominant Types of Retail Activity and Development 
Patterns in 2009 and 2010  

  

Source: Colliers International. 

While mixed use development declined marginally, neighborhood centers saw a 12 percent 

increase between 2009 and 2010.  With many big box retailers having gone out of business in 

2009 and 2010, Power Center development saw a sharp decline, while walkable outdoor 

lifestyle centers and freestanding retail development grew.  Although these trends depict 

direct responses to the economic downturn, we are also witnessing longer tern trends as 

consumers’ interests shift toward different retail formats and concepts.  These trends are 

shown in Figure 14 and the text that follows.   
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Figure 14. Key Retail Trends  

 

Sharply Increasing 

Types of Retail 

Key Consumer 

Expectations  

 

Trends Affecting 

Retailers  

 

Most Promising  

Retail Concepts 

 

 Small format grocery 

 Extreme 

discount/dollar 

 Neighborhood markets 

 Value for the money 

 Convenient locations 

 Quality customer 

service 

 Pleasant shopping 

experience 

 Multi-channel 

integration 

 Speed of shopping 

 Green/eco-friendly 

 Difficult economic 

conditions 

 Aging of baby boomers 

 Search for value 

 Health/wellness 

 Convenience/time- 

starved families 

 Energy conservation/ 

gas prices 

 Growing Hispanic 

population 

 Quick/fresh small 

format grocery 

 Experiential stores 

(Apple, etc) 

 Mission-focused  

(quick trip) 

 Consumer-centric 

(Best Buy) 

 Targeted ethnic stores 

 Age-targeted stores 

(seniors, teens) 

 Lifestyle stores 

(Outdoor world, etc) 

 Home delivery 

(Peapod, etc) 

Source: Leland Consulting Group, RetailWire, Dechert-Hampe & Co. 

 

Consumers are increasingly considering value, smaller format retail stores as boomers 

downsize and Generation X appreciates more unique, local retail.  As we understood in 

Stakeholder Interviews, consumers are searching for value, convenience, and time.  These 

preferences are reflected in the types of retailers you find in different shopping centers.  

Downtowns typically behave differently than other shopping center formats and yet, when 

determining the feasibility of an anchor, we are really assessing the strength of an anchor 

retailer or service provider to either catalyze new development or strengthen existing retail, 

therefore having a halo effect on other businesses as well. 

 

Community and neighborhood shopping centers offer useful insight into developing strongly 

anchored retail.  

 

A neighborhood center is defined as a center anchored by a supermarket or drugstore.  

―These anchors are supported by stores offering pharmaceuticals and health-related products, 

sundries, snacks and personal services.  A neighborhood center is usually configured as a 

straight-line strip with no enclosed walkway or mall area, although a canopy may connect the 

storefronts.‖
10

  

 

Stakeholder Interviews indicated a strong interest in a specialty grocer as well as retaining 

Rite Aid within the downtown area, but in a newer, more comfortable building for shoppers.  

With existing grocery and drugstore anchors, Downtown Lake Oswego functions partly like a 

Neighborhood Center. 

 

                                                           
10

 ICSC Shopping Center Definitions 
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Services are very heavily used within these centers, as they are in Downtown Lake Oswego, 

where community members enjoy the amenities and services not found in larger downtowns 

that would otherwise typically serve a neighborhood or community shopping center.  

 

In the same way, a community center offers a great variety of goods and apparel, ranging in 

format types and price points.  The tenants most commonly found in Community and ―Super 

Community‖ shopping centers, along with their median sizes and sales per square foot, are 

show below.   

Table 4. Tenants Most Commonly Found in Neighborhood Shopping Centers  

1 Supermarket

2 Medical and dental

3 Unisex hair

4 Nail salon

5 Pizza

6 Restaurant with liquor

7 Dry cleaner

8 Sandwich shop

9 Chinese fast food

10 Women's hair salon

11 Bank

12 Dollar store/novelties

13 Restaurant without liquor

14 Drugstore/pharmacy

15 Video/CD/DVD rentals

16 Telephone store/telecom store

17 Liquor/wine

18 Coffee/tea

19 Insurance

20 Mailing/Packaging

Rank and Tenant Classification

 

Source: Urban Land Institute, International Council of Shopping Centers.  
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Table 5. Size and Sales for Most Common Community Shopping Centers Tenants 

Tenant Classification Median GLA 

(square feet)

Median Sales 

(square feet) per SF of GLA

General Merchandise

Dollar store/novelties 8,048 $141.44

Food

Supermarket 52,376 $485.75

Food Service

Restaurant without liquor 3,200 $249.25

Restaurant with liquor 4,900 $357.98

Sandwich shop 1,500 $325.21

Pizza 1,702 $303.86

Chinese fast food 1,978 $223.25

Mexican fast food 2,359 $377.68

Clothing and Accessories

Women's specialty 3,642 $222.96

Women's ready-to-wear 4,240 $220.81

Shoes

Family shoes 3,475 $189.77

Home Furnishings

Furniture 7,696 $156.40

Home Appliances/Music

Electronics-general 2,500 $302.20

Other Retail

Telephone store/telecom store 1,810 $220.46

Cosmetics/beauty supplies 1,600 $297.60

Personal Service

Dry cleaner 1,500 $149.33

Unisex hair 1,340 $185.17

Nail salon 1,200 $147.19

Financial

Bank 3,370 n/a

Offices (Other than Financial)

Medical and Dental 1,600 $290.00  

Source: Urban Land Institute, International Council of Shopping Centers.  
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Retail Spending in Downtown Lake Oswego 
 

Downtown Lake Oswego has enjoyed substantial retail development including Lake View 

Village, which introduced 95,000 square feet of retail space into the heart of Lake Oswego.  

Coupled with numerous mixed use projects with housing residential, office, and retail below, 

Downtown Lake Oswego has become a comfortable community that provides a variety of 

retail goods, services and amenities. 

 

In order to understand how Lake Oswego resident shop, the spending habits of residents 

within the primary market area were evaluated.  Throughout stakeholder interviews, we found 

a particular interest in apparel and food-related retail.  

Figure 15. Average Household Spending, Primary Market Area 

 

Source: Leland Consulting Group, ESRI Business Analyst.   

Figure 15 depicts average annual household expenditures on goods and services within the 

market area.  Figure 16 is demonstrates how people within the market area spend their 

money on apparel relative to the national average.  The black line depicts the national 

average.  Anything above signals increased spending above the national average, while bars 

showing spending below the line indicate that Lake Oswego residents spend less than the 

national average.  As this spending is often relative to median income, median household 

income is included as an additional measure.  If spending is consistent with the variation in 

income, residents of the primary market area spend as much on those goods relative to the 

national average as their income is relative to the national average. 
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Figure 16. Spending Potential on Apparel, Products and Services Relative to 
Median Household Income 

So

Source: ESRI, Leland Consulting Group. 

From the above chart, it is evident that residents of the primary market area earn well above 

the national average for Median Household Income, yet they spend equivalent or less than the 

national average on Men’s clothing, Women’s Clothing, and footwear.  Similarly, they spend 

slightly more than the national average on children’s clothing and well above the national 

average on watches and jewelry.  

 

This can be explained, in part, by a rise in aging baby boomers interested in downsizing within 

the primary market area. 
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Figure 17. Food Spending Compared to Household Income 

 

Source: ESRI, Leland Consulting Group. 

Figure 17 above indicates that the higher household incomes in Lake Oswego correspond 

with a higher level of spending on food at home and away from home.  This data corresponds 

with the great interest in food—at home and away—revealed during stakeholder interviews 

conducted for this project.  Stakeholder interviews indicated an interest in lower-priced deli 

options or burger restaurants in the downtown area, and that the downtown market is far 

being oversaturated with restaurants.  Since residents of the market area spend significantly 

higher amounts on food than the national average, additional food uses in the retail 

component of a North Anchor project would be prudent. 
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Retail Leakage 
 

A leakage analysis shows the amount of spending potential compared to the actual sales 

within the market area.  It can be used to calculate potential additional new retail space that 

the market area could accommodate.  A study conducted in 2009 by Marketek indicates that 

nearly $537,480,145 of spending potential is spent outside of Lake Oswego that could 

otherwise be spent within the community.  Table 6 below indicates the distribution of 

demand/spending potential relative to leakage for the same goods and services. 

Table 6. Retail Demand, Supply, and Leakage in the Primary Market Area 

Merchandise Category Demand Supply (Leakage)

Spending 

Potential

Retail

 Sales

or Surplus

Shoppers Goods

Apparel $59,011,766 $29,704,416 ($29,307,350)

Home Furnishings $57,947,241 $43,354,631 ($14,592,610)

Electronics and Appliances $54,097,893 $54,647,608 $549,715

Home Improvement & Gardening $75,985,916 $14,300,215 ($61,685,701)

Sporting Goods, Hobbies, Books & Music $25,542,377 $21,434,832 ($4,107,545)

General Merchandise $330,014,439 $86,291,703 ($243,722,736)

Miscellaneous Specialty Retail 

(florist, office supplies, gift stores, etc.) $30,326,459 $22,555,699 ($7,770,760)

Convenience Goods

Grocery $312,567,090 $260,091,327 ($52,475,763)

Health/Personal Care $47,008,045 $29,157,890 ($17,850,155)

Restaurants $281,800,006 $175,832,481 ($105,967,525)

Total Leakage ($537,480,145)
 

Source: Leland Consulting Group, ESRI Business Analyst.  

Leakage Analysis Findings: 

 

 General merchandise is heavily in demand and experiences heavy leakage. 

 Similarly, restaurants are in high demand and experience leakage of $105,967,525.  

Additional restaurants would enhance Downtown Lake Oswego’s retail environment, 

particularly those that serve varied price points and different formats—for example, quick 

serve restaurants, delis, and sandwich shops.  Additional retail along these lines could 

minimize leakage. 

 Likewise, grocery experiences leakage of nearly $52,000,000.  An additional specialty 

grocer within the downtown area might help minimize leakage while supporting the 

spending habits of people within the primary market area who spend more on food than the 

average American instead of apparel. 
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HOUSING 
 

Who Moves Downtown? 
 

One- and two-person households comprise the vast majority of downtown residents in any 

city.  Successful downtowns offer single people and young couples proximity to jobs, social 

opportunities, and neighborhood services.  Downtown living can offer older households fewer 

maintenance hassles and greater convenience than large detached homes in suburban areas.  

Families with children are less likely to pioneer in emerging downtown neighborhoods.  These 

families typically seek larger homes in established neighborhoods that they believe offer the 

best schools. 

 

Young residents at the start of their careers are often the first to pioneer downtown 

neighborhoods.  In these ―early‖ years of an urban neighborhood’s evolution, many of the 

amenities such as shopping, parks, restaurants, and entertainment may not be fully 

developed.  However, downtowns that have a critical mass of population, services, and 

amenities are able to attract older and wealthier households.  

 

Primarily made up of one- and two-person households, downtown residents may be: 

 

 A married, childless couple; 

 A single worker; 

 A single parent with one child; 

 Older empty nesters; 

 Roommates; or 

 Retirees. 

 

 

What Trends Are Driving Downtown Housing Markets? 
 

Reversing a long period of decline, the 1990s brought revitalization and population increases 

to many downtowns.  A survey of 48 downtowns found that 78 percent experienced population 

growth in the 1990s
1
.  Moreover, cities as diverse as Houston, Cleveland, Denver, Memphis, 

and Seattle anticipate more than doubling their downtown populations between 2000 and 

2010.  The growing popularity of downtown living has not happened by accident but reflects 

the cumulative effect of several trends.  These include: 

 

 Individuals working longer hours and more families with both adults working.  These 

households need convenient access to jobs, restaurants and other services, and many do 

not have time to care for a detached house. 

 Traffic congestion has decreased the appeal of long distance commutes. 

 A growing number of households without children.  Downtown living offers these 

households reduced home maintenance hassles and increased access to shopping, culture, 

and entertainment. 

 An aging population has new housing needs that are not met by suburban detached 

housing. 

 Public policies have encouraged conversion of disused commercial and industrial buildings 

space to residential use. 
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Additional Trends Include: 

 

More childless households 

 

Commutes are longer 

 

An aging population seeks 

alternative housing options 

 
 Nationally, just 32.8 percent of 

households contain children.  

 58% of households have two or 

fewer members.  

 The ―empty nester‖ population is 

predicted to be the fastest 

growing demographic segment 

of the population for the next 20 

years. 

 

Source: U.S. Census and Leland 

Consulting Group. 

 

 Nationally, the average rush 

hour delay totaled 62 hours per 

year in 2002, 46 more hours 

than in 1982. 

 

 
 
 
 
 

Source: 2002 Urban Mobility Study, 

Texas Transportation Institute. 

 

 The National Association of 

Homebuilders found that 17 

percent of the general 

population, but 24 percent of 

those over 55, would prefer a 

$150,000 townhouse in an 

urban center over a similarly 

priced detached house in a 

suburban area. 

 

Source: Myers, Dowell and Elizabeth 

Gearing “Current Preferences and 

Future Demand for Denser 

Residential Environments.”  

 



LAKE OSWEGO NORTH END DOWNTOWN REVITALIZATION - DRAFT   |   LELAND CONSULTING GROUP  PAGE 35 

Housing Demographics for Lake Oswego 
 

As anticipated, within the primary market area there is a high percentage of one- and two-

person households (62.9 percent).  The map below shows the distribution of two-person 

households within a half- and one-mile radius of the downtown area. 

Figure 18. Distribution of Two-Person Households 

 

Source: ESRI, Leland Consulting Group. 

The area within and surrounding the downtown are resoundingly occupied by one and two 

person households who show a great interest in living downtown  in more dense, urban 

housing.  Coinciding with the age distribution of the primary market area, it is no surprise that 

aging boomers and older populations live closer to the downtown area and will continue to do 

so as urban amenities evolve and greater convenient retail and destination food uses are 

integrated into the downtown. 

 

 

Housing Units by Type 
 

Within the primary market area, as shown in Figure 19, there has been an increase in both 

owner occupied and rental housing during the last 20 years.  The distribution of housing types 

has risen uniformly, however, with similar proportions of owner occupied and rental housing 

rising.  Vacancy has increased by nearly 3,000 units over 20 years, an anticipated response to 

the housing crash and financial crisis. 
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Figure 19. Number of Housing Units by Type within the Primary Market Area 

 

Source: ESRI, Leland Consulting Group. 

According to a December 2009 RMLS Area report, compared to December of 2008, 

residential sales in December 2009 saw a 9.8% decrease in sales price, with an average 

sales price of $486,300.   

 

James Howsley of Miller Nash
11

 expects the homebuilding industry will begin to recover in the 

middle of the second quarter of 2010, with sustained improvement until 2002 level average 

housing starts are reached.  His projection is based on an analysis of historic average annual 

housing starts, (accounting for the overbuilding that occurred during the housing bubble and 

the subsequent lack of housing starts during the recession), housing replacement needs, 

immigration rates, and other demographic dynamics.  He states that national housing starts 

averaged 1,544,000 annually from 1978 to the end of 2007.   

 

Census data suggests there currently is a national surplus of 1.6 million housing units, but it 

does not take into account the pent up demand due to combined households, like college 

graduates who may still be living with their parents or unrelated individuals rooming together 

to save money through the recession.  Howsley predicts a supply shortage of modest income 

single family homes and apartments in the next two years, as the labor market begins to 

stabilize and these heads of households start to demand their own housing.  He predicts that 

upcoming demand will be highest for construction of smaller, entry-level houses with fewer 

amenities, catering to the demand of those moving out on their own for the first time.  

                                                           
11

 “Demographics, Development, and Demand: Is Housing Headed  for Another Bust or Robust Times?”, James Howsley, 
Miller Nash, Groundbreaking News, Winter 2010 
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According to the Census, the Portland-Vancouver PMSA posted 14,331 new privately owned 

housing units, 10,422 of which were single family homes, in 2002.  

 
 

Housing Rental Assessment  
 

National Apartment Trends 
 

UBS deems the outlook for the apartment market as the most positive of all the investment 

property types, for the near future.  Declining homeownership rates, growth in the primary 

renter age bracket and an increasing household formation rate are cited as favorable 

demographics for apartment rentals.12  Below average construction levels are also cited as a 

factor that will lead to higher demand for apartments in the near future.  The UBS report also 

notes that the short term of apartment leases, usually no longer than 1 year, allows for a quick 

response to improving financial conditions.  Finally, Fannie Mae and Freddie Mac continue 

lending for multi-family mortgages, whereas capital for other property types may be tight. 

 

Area Apartment Forecasts 
 

The Barry Apartment report
13

 expects to see permits issued for only 1,000 to 1,500 units in 

2010 in the Portland metropolitan area.  2009 added only 850 new multifamily housing units 

as opposed to a ten year average of 4,000 units per year.  The report also anticipates 

vacancies reaching 7.0 to 7.5 percent by the end of 2010, but expects a quick rebound with 

pent up demand from young adults, which will trigger a shortage of apartments by 2012.  

Studios and 3-bedroom apartments currently have the lowest vacancy rates.  The report also 

expects cap rates for apartments to rise to a more normal level of 6.25 to 7.5 percent for 

urban properties and 7.25 to 8.0 percent for suburban properties.  However, the report 

includes a quote from Clyde Holland of Holland Partner Group, ―For new development to 

underwrite in most markets today, rental rates must increase 25 to 40 percent‖.   

 

The Barry report estimates that 3,100 new luxury rental units have or will come online starting 

in mid-2008 continuing into late 2010, due to condo conversions, with at least 500 more units 

from the shadow supply of row houses and condominiums, which has put pressure on luxury 

apartments in the $1,200 and above range.   

 

Norris & Stevens
14

 cites current lending restrictions as a barrier to apartment investors, but 

also expresses doubts that the Metro Area will see many distressed apartment sales that 

would further deteriorate the market.  Compared to other commercial real estate, the 

apartment market is holding up fairly well, with a few concessions on the part of landlords  

to attract tenants.   

 

There is an opportunity for medium income/medium rental apartments coming online in 2012-

2014.  The luxury apartment market is saturated with an overbuilt condo market and several 

conversions, while there has been a lull in apartment construction during 2009, 2010 which 

will probably continue into 2011 with the current difficulty in securing financing.  However, pent 

up demand may drive rental rates up by 2012.  

                                                           
12

 Global Real Estate Research, Outlook 2010 – US, UBS 
13

 The Barry Apartment Report, Mark D. Barry, Winter 2010 
14

 Norris & Stevens, Apartment Investors Journal, Fall/Winter 2009-2010 
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Table 7. Comparable Apartments for Rent 

Oswego Pointe $525 $599 $843 $1,125 $1,215 $1,596

Forest Rim $825 $1,072 $1,050 $1,334 $1,150 $1,495

Oswegan $850

Unit Rents ($)

1 BRStudio 2 BR/2BA 3BR/2BA

 

Table 8. Comparable Apartments for Rent by Unit Size 

Oswego Pointe 922 1,300

Forest Rim 452 642 724 875 1,062 1,190

Oswegan 680

3 BR/2BA

Unit Sizes (SF)

Studio 1 BR 2 BR/2BA

 

Table 9. Recent Sales of Newly Constructed Apartments 

Property City Price Units CAP Price/Unit 

Year 

Built Sale Date

Elaine Station Portland $2,600,000 39 9.9% $66,667 2008 1/2/2009

Las Brisas Portland $4,815,000 48 6.6% $100,313 2005 2/19/2009

Raven Apts Portland $2,725,000 36 7.6% $75,694 2004 3/18/2009

Recent  Sales of Newly Constructed Apartments

 

Source: Norris & Stevens, Apartment Investor Journal, Fall/Winter 2009-2010. 
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LAKE OSWEGO LIBRARY BACKGROUND1 
 
 
Built in 1983, the Lake Oswego Library has grown to be a valued fixture within the Lake 
Oswego community, enjoying the highest library circulation in the state, a large pool of 
volunteers, and a very active, educated and enthusiastic customer base.  
 
 

Existing Facilities 
 
The Lake Oswego Library occupies 27,100 square feet in the heart of the First Addition 
Neighborhood.  It serves as the main City Library and in addition to library services, also 
provides children’s library services, an expanding computer center, meeting rooms, and 
common areas visible from the mezzanine for public gatherings and presentations.  The 
existing library houses approximately 35.7 FTE (full time equivalent) employees and nearly 
500 volunteers.  To accommodate both customers and employees, the library offers 67 
parking stalls (61 surface parking stalls on site and 10 on street), which under-serves 
employees and the community and its needs.  Boasting nearly 1,000 visitors per day, the 
library needs more parking as shown in Figure 1 below, which demonstrates a typically full 
surface parking lot. 
 

Figure 1: Library Parking 

 

Source: Bing.com, Leland Consulting Group 

A common indicator of a library’s capacity is space availability at the top and bottom shelves 
of each aisle.  It is easy to observe when walking through the existing facility that there is no 
additional capacity to grow.  In addition to top and bottom shelves being consumed with 
materials, so too is floor space as well as computer stations as shown in Figure 2. 

                                                           
1
 A portion of this summary can also be found in the Development Program Memorandum, as it informs the history of the 

library’s spatial needs, relationships and most importantly how the library program fits on the site and within the context of 
the larger development program. 
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Figure 2: Shelves at the Lake Oswego Library 

 

Source: Lake Oswego Library Staff and Bill Baars, Library Director. 

 
As the library houses no dedicated community space, events held at the library must take 
place in the center.  Impermanent shelves on wheels are rotated out of the center of the 
library to accommodate events which are then heard by the rest of ground and upper level 
floors from the mezzanine.  
 
The library must also house dedicated work space and office space for employees and 
volunteers.  The limited size of the existing facility significantly under-serves this need which 
reduces efficiency and creates operational challenges for library staff who both need 
dedicated work space as well as the ability to serve visitors by stepping away from the service 
desks.   
 
In summary, the library suffers operational challenges from limited space, challenges with 
parking and access, an absence of adequate facilities to accommodate community events 
and meetings, limited space flexibility, as well as challenges from an aging facility.  There are 
many other operational difficulties presented by the undersized and over-served facility.  This 
presents a challenging contrast to the library’s growing demand and use within the Lake 
Oswego community. 
 

Library Studies 
 
Since its construction, eight studies have been conducted by various consultants to assess 
the usage and community needs for the library.  In 1988, the Library Growth Task force 
recognized that the library had reached maximum capacity for its current building.  At the time, 
registered borrowers hovered around 17,000.  Today the number is closer to 34,000 out of a 
service area of 40,000 people.  Similarly, circulation was at approximately 444,000 and today 
it exceeds 1.4 million annually.  Finally, the library’s collection has grown from 104,726 to 
208,242 volumes.   
 
A 1992 study showed the need for a 42,000 square foot facility or the addition of 5,000 square 
feet to the existing facility.  With rapidly growing needs for additional space, a 1996 study 
recommended a 46,248 square foot facility to house 177,000 items by 2012. With the success 
and popularity of the Lake Oswego Library, that number of items has already been exceeded 
by 31,000 items.  To meet ever growing demand, in 2006 and 2008, a 66,000 square foot 
library was recommended to accommodate current and future growth Library Service 
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Standard Guidelines for library construction. This space would include ample storage space 
and large offices.  
 

A Successful Library 
 
With an estimated population of 37,000 in 2009, the Lake Oswego community, as well as 
neighboring communities, takes considerable advantage of the 26-year old facility.  As 
mentioned, the library enjoys approximately 1,000 visitors per day. 
 
Over the last 10 years, the Library has seen a progressive increase in circulation (the total 
number of items checked out annually) from over 900,000 materials to over 1.4 million, as 
depicted in Figure 3 below. 

Figure 3: Total Circulation 2000-2008 

Source: Institute of Museum and Library Services  
 
 
Library visitation has also increased substantially from nearly 189,000 in 2000 to 374,000 in 
2008 as seen in Figure 4. 
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Figure 4: Total Annual Library Visits 2000 and 2008 

Source: Institute of Museum and Library Services
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In addition to garnering a high volume of visitors and ever increasing materials circulation, the 
Library performs well relative to other neighboring libraries in the state and nationally.  Figure 
5 compares the total per capita circulation at the Lake Oswego Library with the Multnomah 
County Central Library, as well as statewide and national circulation averages.  Results show 
that Lake Oswego’s per capita circulation more than doubles the state average and more than 
quadruples the national per capita circulation average.  Moreover, Multnomah County is 
typically known to have the most active per capita circulation and visitation in the state.  In 
reality, however, Lake Oswego’s library outperforms Multnomah County’s Central Library on 
both fronts. 

Figure 5: Total Circulation Per Capita and Library Visits Per Capita 
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As mentioned, the library continues to expand its collection to the benefit of its visitors but also 
detriment of other frequently circulated items that must be taken off the shelves to make room 
for new items, particularly with new and evolving media. It is no surprise then that the 
availability of both audio and video materials have doubled between 2000 and 2008, and that 
print materials have risen from just over 141,000 to 154,300 within that same timeframe. 
 
In 2000, the Lake Oswego Library housed seven public internet terminals per stationary outlet 
and as of 2008, that amount grew to 33. The library has also seen an increase in program 
attendance within the last decade. Total programs have nearly doubled between 2004 and 
2008 and attendance has increased from just over 7,500 in 2004 to over 20,200 in 2008 as 
seen in Figure 6. Children’s program attendance has also increased by 4,435 between 2000 
and 2008.

 2
 

Figure 6: Total Program Attendance 2004-2008 
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Source: Institute of Museum and Library Services  

Summary 
 

The Lake Oswego Library has seen substantial growth in its collection, expanded 
technological capacity, programming, and visitorship despite having a facility that reached its 
capacity in 1988 and has presented operational challenges ever since. That said, parking 
constraints and access, insufficient meeting space, and insufficient office space are among 
the primary concerns for a library staff with a captive and engaged community that is 
interested in expanding use of its library.  

                                                           

2
 Source: Institute of Museum and Library Services  
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INTRODUCTION 
 
Libraries represent an ever-evolving importance in communities today. Today, libraries are hubs for 
community activity. In addition to checking out books and materials, patrons often visit the library for 
community events and organizational meetings, children’s activities, research and resources, and the 
use of new technology. In this challenging economies, including today’s, library visitorship rises. 
Libraries also serve as important town halls and safe activity centers for children afterschool and 
usage by people of all ages is on the rise. 
 
In addition to the qualitative value libraries bring as resource centers and iconic community gathering 
places, libraries contribute an economic, or halo effect to their neighboring businesses.  
 
Central libraries serve a unique function in downtowns, often attracting people who live further in the 
outskirts into a downtown area they may not otherwise visit. Lake Oswego is no different. While the 
city’s population was estimated to be approximately 37,000 in 2009, the library service area is 
estimated to be 40,000, encompassing Lake Oswego residents as well as residents from neighboring 
communities, cities, and the county.  
 
This memorandum aims to offer insight into the economic benefits of libraries and new library 
development as well as changing trends libraries are seeing given new technology.  
 

 
LIBRARIES ARE ON THE RISE 
 
Due to an evolving need by library patrons as well as adaptations by American public libraries, 
visitation and usage of public libraries is on the rise. 
 
The Institute of Museum and Library Services reports an increase between 1997 and 2007 of per 
capita library usage, particularly in metro areas, especially relative to rural areas. Urban, metro library 
use has not only seen a rise in per capita visitation, but also in per capita circulated materials, meaning 
the number of materials checked out. This figure has risen much more rapidly in ten years than it has 
in non-metro areas, indicating that libraries are on the rise in urban areas especially.1 According to a 
Harris Poll, 68 percent of all Americans have a library card, a number that has risen from five percent 
in 2006. 2 
 
The rise in library usage is explained by many factors, including increases in the availability of 
technology, different media resources, and community gathering and event facilities.  
 
A recent Harris poll found that library visitors continue to view the library as a critical fixture in their 
communities. The poll estimates that 92 percent of Americans “view their library as an important 
educational resource” while “70 percent consider it a pillar of the community.” Seventy one percent 
consider it a community center, 70 percent a family destination, and 69 percent cultural center. 3 
Young people are still very much drawn to the library, including 40 percent of 18-30 year olds who are 
likely to visit the library when faced with a problem. 
 
Equally important, however, reading is on the rise and library users still find their resources more 
reliable than Internet searches.  Internet terminals have become more prevalent in modern libraries—
increasing by 90 percent per capita since 2000.4 
 

                                                             
1 “Service Trends in US Public Libraries.” Institute of Museum and Library Services, December 2009. 
2  Harris Poll, August 2008. 
3  Harris Poll, August 2008. 
4 “Service Trends in US Public Libraries.” Institute of Museum and Library Services, December 2009. 
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Given the rise of the internet and numerous online resources, it would be easy to assume that library 
visitation would decline, but library visitors recognize resources of a different quality and standard than 
is found on the internet. The results of search engine research can often be unreliable, have improper 
or insufficient citations. Ebooks are typically not accessible for free and can be costly. The question 
regarding internet resources is not a question of volume but a question of access as well as quality and 
an informed advisor to help distinguish good resources from bad. To most library users, the preference 
remains the library to seek important information. To others, the library is the only source of computer 
access. A 2006 survey reported by Hart Research indicates that 70 percent of people on computers in 
libraries only have access via that source. While that number may progressively decline, the 
importance of the library as a digital connection is still quite critical.5 
 
However, technological changes libraries are already witnessing span beyond the availability of 
multimedia resources for visitors. The Multnomah County Library Main Branch demonstrates a newer 
innovation to library facilities—the use of RFID or Radio Frequency Identification, a system that 
enables library visitors to check their own materials out at the entrance. Library staff sees this as a 
welcome technology, in that it frees up resources to be able to give patrons individual and more 
personalized attention. This advent also aids in the efficient design and use of space. 
 
In person visits have also increased by 10 percent since a 2006 American Library Association survey 
while visits to the library website have also increased substantially. Our knowledge of retail indicates 
that retailers who are able to integrate their customersʼ online experiences with their store operations 
perform better (in terms of sales) in the digital age. In this capacity, libraries operate very similarly. 
Libraries are increasingly offering online media and resources to their patrons as well. Visitorship to 
library websites have increased by nearly 17 percent since 2006.6 
 
Prevailing research indicates that libraries are on the rise and becoming increasingly important despite 
technological changes in the market. 
 
 

THE VALUE OF LIBRARIES IN DOWNTOWNS:  
QUALITATIVE AND ECONOMIC IMPACTS OF LIBRARIES 

 
Libraries provide both a qualitative and quantitative benefits to communities, particularly to downtowns. 
 
Great downtowns provide a varied mix of destination uses that attract visitors who may otherwise not 
frequent downtown. The greater the mix of uses, the more vibrant it will be.  Libraries are known to 
draw tourists and local suburbanites, they help contribute to public safety and quality of life. New York 
State libraries saw nearly 11.5 times the attendance to their public libraries as they did their sporting 
events in 2008.7 Likewise, the Carnegie Library of Pittsburgh found the library to be the most visited 
regional asset, attracting more visitors than the Carnegie Science Center and Pittsburgh Steelers 
combined. 8 
 

                                                             
5 “Making Cities Stronger:  Public Library Contribution to Local Economic Development”.  Urban Libraries 
Council. January 2007.  
6  Harris Poll, 2008. 
7 New York Libraries: How They Stack Up!  Revised October 2008. 
8 Making Cities Stronger:  Public Library Contribution to Local Economic Development”.  Urban Libraries Council. January 
2007.  

“Library is an anchor store that won’t go out of business no matter how bad the economy gets. In 
fact, the worse it gets, the more traffic we see.” 
-James LaRue, Director of the Douglas County Libraries 
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The Urban Libraries Council cites that libraries today contribute to early childhood literacy as well as 
the adult community members by scheduling workforce initiatives with career training, job and career 
searches. Libraries also often provide workshops and resources for small business owners.9  
 
In a South Carolina Public Library Economic Impact Study, 49 percent of members of the business 
community cited the library as their source for business research. Fifty three attribute their business’ 
success to their library.10 
 
Libraries have a broader psychological impact on the community by sending a message that the local 
government is committed to education.  Libraries are trusted public places and often do not suffer the 
same kind of public scrutiny that other government entities have to manage. Instead, they evoke a 
sense of community pride.  They offer assistance to those in need of employment services, and can 
bridge the digital divide between classes and generations. 11 Likewise, ninety two percent of 
respondents in the South Carolina survey agreed that libraries contribute to quality of life. Thirty eight 
percent suggested that they attract new businesses, and 44 percent suggested they attract new 
patrons.12 
 

Retailers Want to be Near Libraries 
 
Studies show that libraries generate frequent repeat foot traffic to neighboring businesses without 
competing for sales, and in fact increase sales for adjacent and nearby businesses.  In downtowns, 
libraries also create “economically vibrant urban spaces” and contribute to an 18-hour downtown with 
activity in the mornings, afternoon, and evenings for different library patrons.  
 
Libraries are increasingly finding themselves in mixed use development projects, and in Astacadero, 
California, the incorporation of a new library in the project presented exciting opportunities for retailers. 
Unable to secure a lease with two large bookstore chains, the developer elected to lease an anchor 
space to the library, which would assure him that he has secured a long-term tenant. In the process, 
retailers responded positively as they knew foot traffic would increase as well. 13 
 
Libraries are increasingly locating in malls for this very reason, and in the process, catering to patrons 
who may not otherwise visit the library. 
 
Research from numerous studies also shows that between 25 and 75 percent of library visits are 
combined with shopping and other business in the neighboring area. Average spending among 
different studies shows an additional $23-25 in spending that would not have otherwise been spent if 
not for a visit to the library. For example: 
 
Seattle Library14: 
+ The Seattle Library attributes nearly $16 million in new spending to the construction of its new 

library, built in 2004.  
+ The library’s circulation doubled to nearly 8,000 people per day. 
+ The new and innovative design as well as the presence of a new high tech library have created 

the imaged of a city “icon” that attracts the creative class because of the knowledge and brand it 
builds as a city with the desired amenities for new business. 

                                                             
9  Making Cities Stronger:  Public Library Contribution to Local Economic Development”.  Urban Libraries Council. 
January 2007.  
10 “South Carolina Public Library Economic Impact Study.”  The School of Library and Information Science, 

University of South Carolina, January, 2005. 
11  Making Cities Stronger:  Public Library Contribution to Local Economic Development”.  Urban Libraries Council. 
January 2007.  
12 “South Carolina Public Library Economic Impact Study.”  The School of Library and Information Science, University of 
South Carolina, January, 2005. 
13Making Cities Stronger:  Public Library Contribution to Local Economic Development”.  Urban Libraries Council. January 
2007.  
14 Seattle Public Library Central Library: Economic Benefits Assessment, 2005. 
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+ Most importantly, restaurants, coffee shops, and hotels noticed the greatest increase in business 
as a result of the new library. 

+ The new library is attracting a large number of suburbanites into the city.  32 percent of 
visitors cited the library as their main reason for visiting downtown. 

 
 
Just as in Seattle, libraries typically see a jump in visits following a remodel or relocation. 
Whether it is a new, larger facility, better location, access, parking, visibility, architectural 
interest, marketing or all of the above, cities enjoy ample new visitors to their new facilities.  
 
After expanding its downtown branch, Denver’s library visits also doubled from 1,500 to 3,000 
daily.15 
 

Mixed-Use Development and Private Investment 
 
Libraries function as anchors in that they lure visitors from wide geographic areas into their 
communities. Much like retail anchors, they are valued for their ability to attract other retailers, 
visitors, and halo spending. Unlike retailers, libraries offer assurances of long-term tenancy.  
 
Given a shaky economic environment, retailers fight to survive for market segment share as 
well as the attention and dollars of the customers in their market area. In a similar economic 
environment, libraries act as resources for people, businesses, and community organizations 
that are struggling. In a troubled economy, libraries often thrive. Since libraries are also public 
institutions, there is minimal to no financial risk of closing their location, and developers in 
mixed use projects can be assured of long term tenancy.  
 
Likewise, libraries share parking efficiently with residential and hotel uses, as most residential 
uses parking at night, while libraries use it during the day. Entertainment and restaurants, 
particularly dinner-oriented dining work compatibly with libraries as shared parking uses. 
 
Examples of mixed use libraries include: 
 
Hollywood Library and Bookmark Apartments 
 
The library opened in 2002 as the largest circulation branch in Multnomah County. The library 
houses a 13,000 square foot library with 47 market rate apartments at a total of 44,000 square 
feet, and a small ground floor café at just over 800 square feet.  
 
Given that the library requires the architecture of an iconic building, the exterior façade of the 
library and accompanying residential units above were required to be of a higher quality 
matching the need for an iconic civic building. Though this added to construction costs, it also 
elevated the overall look of the building. Also, this project worked well because the housing 
units were rental housing, which eliminates the complication of multiple owners above the 
library. 
 
The library played a key role in securing the financing needed for the project, especially with 
the mix of affordable housing units. 
 
The library, residential, and café shared parking well, which minimized the number of needed 
spaces (only 28 total) and reduce project costs.16 
 
 
 

                                                             
15 The Thriving Library, successful strategies for challenging times.  “The Library’s contribution 
to downtown revitalization and economic development”.  Marylaine Block 
16 “Hollywood Library and Bookmark Apartments”.  Metro Centers case study. 
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Other Projects Include: 
 

+ The Sellwood-Moreland Library/Library Lofts in which the library signed 30-year lease 
for the ground floor anchor tenant of the mixed-use building, 2002. 17 

 
+ The Kansas City Downtown Council formed an LLC to purchase the National Bank 

Building, renovated and leased to the library as part of a larger tax-increment 
financed project that included offices, retail and housing.  18 

 
 

SUMMARY 
Research indicates that despite technological innovations and increasing use of the internet, 
libraries today are on the rise because of the greater functions they serve within a community. 
No longer are they simply a repository for books. Instead, they offer meeting rooms for 
community groups, workshops and education for visitors of all ages, important resources for 
patrons and so much more. 
 
More and more frequently, libraries are also serving as a strong economic driver and anchor 
in development projects and malls because of their leasing reliability, and large attractors for 
patrons from throughout their service areas. Their compatibility with other land uses and 
parking compatibility make them sought after anchors.

                                                             
17 “County Library Mixed-Use Buildings”.   Community Building Sourcebook, Portland, Oregon. 

 
18 The Thriving Library, successful strategies for challenging times.  “The Library’s contribution 
to downtown revitalization and economic development”.  Marylaine Block. 
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INTRODUCTION 
 

The confidential interview process is a technique for communicating in a small and 

confidential format.  It allows Leland Consulting Group, as strategic advisors, to understand 

the hopes, concerns, willingness, resistance, and other forces that must be understood in 

order for development and revitalization to go forward. 

 

The purpose of the stakeholder interview process is to gather confidential information from 

community leaders and activists.  This information is used to assure that the team develops a 

plan that solves the right problems and employs an approach that responds appropriately to 

local conditions.  The interview process elicits candid, directed commentary and builds an 

environment that leads to trust and collaboration from the start.  

 

 

Process   
 

Using a process developed by the Urban Land Institute nearly 40 years ago, and in 

collaboration with LORA, Leland Consulting Group scheduled consecutive 50-minute 

interviews with approximately 25 community leaders divided into groups of three to four 

people.  All commentary was documented but is not attributed to any individual and is used 

exclusively to encourage a thorough understanding of the community’s interests and needs 

from a cross section of leaders.  

 

This process aims to identify patterns among comments from stakeholders and as such, we 

have organized and catalogued comments related to particular topics that were of interest to 

each interview group. 

 

You will find consolidated findings and patterns identified in the stakeholder interviews in the 

following pages.  

 

  

LIBRARY 
 

 
 

Although opinions about the library design, location, services, and character varied, 

the confidential stakeholder interviews illuminated the community’s overwhelming 

support for a library that will meet the current needs of the community with the future 

needs of Lake Oswego’s students, small businesses, community groups, and library 

visitors. 

 

Stakeholders emphasized the need for an iconic civic building with the comfortable 

community feel of the existing downtown.  Topics of particular interest were 

integrating technology and meeting space—elements of a “library of the future” in 

the development of a new facility. 

 

Stakeholders also stressed the civic and symbolic importance of a downtown library. 
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With the possibility of schools consolidating, it will be very important to consider proximity to 

the schools so that kids can be bused to the library after school.  It will also be important to 

remember access for school buses.   

 

In favor of library downtown but want to understand why a library is necessary, how it will be 

built and how it will be financed. 

 

The library would be a very good anchor in the downtown area because of how busy it always 

is. 

 

Having the library downtown creates an important civic presence and draws for the Lake 

Oswego population. 

 

It is important that if the library is built it has the iconic presence of an historic civic building, 

not just a privately developed and contemporary building. 

 

The library should last 50 to 100 years in its design and construction. 

 

It is very important to locate a library near different transit options so downtown would be a 

perfect location, especially with the streetcar line.  

 

Chuck’s Coffee Shop is often used as a community meeting space for PTA and because it is 

warm, cozy, and offers space.  The library should offer similar space because there is a great 

need that isn’t being met by enough spaces downtown. 

 

A library is an emotionally laden place, much like a school or a church.  To have a successful 

library experience, when a visitor enters a library there doesn’t need to be that intake of breath 

that occurs when you enter an overwhelming or cutting-edge space.  The visitor should have 

that outflow of breath, that sigh, that people give when they enter a place that is welcoming, a 

place where they feel they can find what they need, whether it is information, escape, or 

simply a connection with other people and other minds. 

 

 

HOUSING 
 

 
 

Interest in additional housing in the downtown area was reflected throughout the 

interviews and across demographic groups.  Stakeholders resoundingly agreed that 

in order to support downtown businesses and build a stronger base for foot traffic, 

retail spending, and comfortable living for Lake Oswego’s older population, more 

dense multi-family housing (owner and renter-occupied housing) would be needed.  

This was reflected by downtown business and property owners as well as downtown 

residents.  

 

Many community members emphasized the importance of retaining Lake Oswego’s 

older citizens who will eventually downsize but have few options within Lake 

Oswego for where to move affordably.  They stressed that retaining those 

community members will help circulate very loyal spending back into the 

community, which would present an added benefit and support the intent of an 

“anchor” catalyst development. 
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Downtown needs more housing diversity to accommodate changing populations. 

 

Within the next five years, many older Lake Oswego residents (55 years old and over) will be 

downsizing their homes.  This group will need more affordable one-level apartments.  

 

Older demographics would prefer taller residential buildings with elevators, one level units 

with views at somewhere between $200,000 to $300,000.  This demographic is very 

committed to Lake Oswego and would prefer to stay in Lake Oswego as they downsize but 

there is currently nowhere for them to go. 

 

Aging downtown residents are also big downtown spenders, purchasing on average 25 

percent of toys.  

 

Although the City is considering development in the Foothills, this should not preclude 

development in the North End of downtown.  The views are different and residents might also 

be different.  

 

 

RETAIL 
 

 
 

 

Unique Retail for Lake Oswego’s Downtown 
 

Downtown needs more art galleries and artsy shops to create a more unique impression and 

draw people in from other areas.  We do not want to mimic Bridgeport Village or downtown 

Portland.  By offering something unique and special and capitalizing on Lake Oswego’s focus 

on art, downtown can create its own identity. 

 

Lake Oswego should bring a mix of national retailers to help attract people from across the 

area but focus more on local neighborhood shops. 

 

Local business owners are the ones who support the community by donating to school clubs 

and organizations.  Dollars spent at national retailers leave Lake Oswego.  Focusing on 

unique, local businesses will help dollars spent in downtown recirculate downtown. 

 

Discussions of retail within the proposed library site inevitably resulted in greater 

discussions of retail within the downtown core.  The prospect of creating an anchor 

was inextricably linked to the effect it would have on downtown retail and what type 

of retail development stakeholders were interested in seeing.  Among the numerous 

priorities for downtown retail were to preserve the unique character of the downtown, 

offer more diverse options for dining and entertainment at different price points, and 

encourage retail development that meets the growing needs of different demographic 

groups like Lake Oswego’s young people and aging populations. 

 

Stakeholders stressed the importance of preserving affordable services and local 

businesses in the downtown core, but also improving upon the look of and function 

of downtown buildings.  
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This project needs to consider creating affordable retail space that encourages local 

businesses to grow and offers rents that more unique local tenants can pay. 

 

We do not want everything to look like Lake View Village and Bridgeport Village—the North 

Anchor can have its own character and make downtown diverse. 

 

The farmer’s market does a wonderful job at pulling people from across the area to downtown, 

but those dollars don’t stay there.  In a new development, we need to create opportunity for 

local businesses as well.  

 

 

Preserving Existing Services 
 

Everything that someone might need is readily available downtown.  For example, a key-

making shop, a hair salon, a pharmacy.  Other downtowns become so fancy that they 

eliminate some of those basic convenience services that are very important to the Lake 

Oswego community.  Those must be preserved. 

 

Although the physical building isn’t attractive, Rite Aid provides an important function in the 

downtown.  Would Rite Aid consider moving nearby and free up their building for 

redevelopment? 

 

 

Lake View Village 
 

Despite a down economy, activity at Lake View Village is up because of the unique and social 

character of the Lake Oswego community. 

 

Lake View Village has had an enormous impact on downtown businesses and more 

development like that would be very good for the downtown. 

 

Restaurants have been especially successful at Lake View Village and it is wonderful to see 

people out on the streets meeting with their neighbors. 

 

 

Need for Additional Specialty Grocery Uses 
 

Trader Joe’s would be a huge draw to downtown.  Many people already drive to the location 

off of I-5 instead of shopping at the downtown grocery stores. 

 

Existing downtown grocers do not all have enough of a selection to satisfy our needs.  

 

Often go to nearby grocers outside of downtown because it is more convenient. 

 

 

Need for More Restaurant Uses 
 

Downtown needs another sandwich shop. 
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Downtown needs more breakfast and lunch shops and a deli.  

 

Chuck’s Coffee Shop is a great location and is always full.  More shops like Chuck’s would 

complement their business and give people diverse places to go for coffee.  

 

We need an inexpensive burger place where young people can grab a meal.  There is no 

such thing in the downtown and people have to go down Macadam for 10 minutes. 

 

Lake Oswego needs more diverse restaurants at different price points. 

 

 

Need for more Men’s and Women’s Apparel Stores 
 

There are currently no men’s shops other than Pendleton’s.  

 

A mid-range men’s shop would help people to continue coming to downtown. 

 

The Glass Butterfly attracts teenage and older women but we need more women’s apparel 

that accommodates younger generations than Chico’s. 

 

 

Need for More Entertainment Uses,  
Particularly for Younger Populations 
 

Young people currently have nowhere to go, eat, or shop downtown.  There are no clothing 

shops that young people would want to use.  

 

Young people really enjoy resale clothing shops—it might be good to consider some of those 

as you find in the Hawthorne area in Portland. 

 

The Lakewood Theatre would be great to have downtown, as it might attract some younger 

audiences.  

 

Downtown would benefit from a movie theatre, a club, or entertainment facilities that draw 

young people downtown.  

 

Currently, young people have no need to come to the downtown area unless it is to get ice 

cream.  A library would be a great draw but it would need to be supported by other retail. 

 

 

Retail Development Between A and B on First 
 

Blocks between A and B are greatly underdeveloped.  As we consider this anchor project, we 

should be thinking in the larger context of how that impacts the entire block between A and B 

as well as State Street and First. 

 

Developing the block between A and B will intensify the diversity of retail.  It is very important 

that the downtown has a more diverse mix of stores and services. 
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The study group should investigate using the alleys as another shopping district between the 

library and Lake View Village. 

 

 

DENSITY AND BUILDING HEIGHTS 
 

 
 

Downtown needs more density in order to support downtown retail.  

 

The First Addition Neighborhood wouldn’t be bothered by building taller as its views aren’t 

impacted by taller development. 

 

Strongly supportive of taller buildings particularly for downtown residents as they would want 

nice views of Mount Hood. 

 

Downtown Lake Oswego cannot stay at a small scale if it wants to grow.  

 

Four stories isn’t tall enough! Build eight! 

 

Other development projects have previously proposed taller building heights and met some 

opposition from the neighborhood.  Lake Oswego needs to go with the times and break away 

from 50 year old building heights. 

 

 

TRANSPORTATION AND PARKING PLANNING 
 

 
 

Some people find it hard to find on-street parking while others find parking in the downtown 

abundant. 

 

A streetcar would be very convenient to draw people in from downtown Portland and 

additional parking would be helpful. 

 

We want ample parking but not so much that it creates the perception that downtown isn’t 

busy.  Northwest 23
rd

 is a great example.  People circle for a long time before finding a 

parking spot, but it does not stop them from shopping there. 

 

Parking lots are located at all 100 percent corners.  We would like to see redevelopment there 

such that there is enough space to park but that downtown feels walkable and that you want 

to shop throughout the downtown. 

 

Stakeholders who were interviewed strongly favored density and raising building 

height limits to accommodate more residential development and therefore more foot 

traffic to the downtown area. 

While stakeholders would like the project team to investigate traffic impacts of 

higher density development, the prospect of greater traffic to the downtown area 

was more welcome by interviewed stakeholders, as it would support downtown  

businesses. 
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PUBLIC FINANCE  
 

 
 

People appreciate development but feel as though that development and public dollars need 

to be handled responsibly. 

 

A bond measure may be a tough sell in this economic environment and/or in the near future. 

 

Other projects such as City Hall, the West End Building, and public utilities expenses might 

make this project a challenging sell for a bond measure. 

 

There is concern that a public facility would take additional potentially private dollars off the 

tax rolls. 

 

The project should use LORA funds to help contribute to development costs. 

 

Would be supportive of a lease-back option for funding the library. 

 

The library endowment should be used to fund the project or additional funds should be raised 

through private fundraising. 

 

Although a bond measure could be a tough sell, it encourages public input and approval, 

which would help in building interest and support for a library. 

 

 

WEST END BUILDING 
 

 
 

The West End Building remains an important issue that needs to be resolved. 

 

The economy hasn’t played favorably to holding the West End Building. 

 

The West End is not the center of activity. 

 

That the City continues to owe a lot of money on the West End Building may compel people to 

oppose another new project with public money until the West End Building concerns are 

resolved. 

While stakeholders overwhelmingly support efforts to create a strong library in the 

downtown area, many stakeholders expressed great interest in how the project would be 

financed and expressed strong interest in investigating and developing creative financing 

options including but not limited to: public-private partnerships, employing LORA funds, and 

raising private funds through the library’s endowment. 

 

Questions regarding the West End Building were raised.  While few stakeholders raised the 

question of filling vacancies in the West End Building with library facilities, many stated that 

the West End Building would be an inappropriate location for the City’s central library.  The 

discussion did encourage further review into financing options in light of the current 

economy and the status of public facilities such as the West End Building and City Hall. 
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CONFIDENTIAL STAKEHOLDER INTERVIEWS 

Downtown residents and nearby East side residents would never go to the library at the West 

End Building because it’s too far and isolated for the library. 

 

Residents of the First Addition Neighborhood would be pleased to retain the library in the 

downtown area instead of moving it to the West End Building. 

 

There is a great deal of money being invested in a small area.  This may become a concern 

for Lake Grove residents where rent is cheaper and parking is abundant.  Additional education 

as to the need for a library downtown might be necessary. 

 

 

PROPERTY EAST OF STATE STREET 
 

The property is difficult to access, parking is a challenge. 

 

This property should not be used as retail because it is difficult to access.  It could instead be 

an ideal location for employee parking for downtown employees. 

 

This site could also become an ideal gateway into the Foothills project, using the intersection 

of B and State Street as a crosswalk with a staircase below. 
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REGULATORY REVIEW 
 

This document summarizes the zoning and design standards that apply to the North End 
redevelopment area.  These regulations will guide the uses, scale, appearance, and other attributes of 
development that takes place in the area.  The study area identified by Lake Oswego City Council and 
LORA staff is zoned EC for East End Commercial District as reflected in Figure 1.  The proposed site 
does not abut any other zoning district, though it is in close proximity to the R-2 residential zone just to 
the north in the First Addition Neighborhood. 

Figure 1. Downtown Lake Oswego Zoning Map 

 

Source: Leland Consulting Group 

 

LAKE OSWEGO COMMUNITY DEVELOPMENT CODE 
 
The sections of the City of Lake Oswego Community Development Code that apply to the North 
Anchor Project are Articles 50.11 - Commercial Zones and 50.65 - Downtown Redevelopment District 
Design. 
 
The purpose of the East End Commercial District is to “implement comprehensive plan policies 
directing revitalization of the East End Business District.  The district should guide and encourage 
development and redevelopment of the East End Business District.” 
 
The East End Commercial District offers great flexibility and diversity for mixed use development 
including varieties of retail, services, civic uses, office, and residential space.  A library, residential, and 
service-related office are all permitted uses under the specified code.  Manufacturing is not an 
allowable use, though artist studio space is permitted. 
 
Specific permitted product and use types within the EC zone are listed in the following pages. 
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REGULATORY REVIEW 
 

PERMITTED USES 
 

Uses Permitted Uses Conditional Uses Specifically  
Prohibited Uses 

Residential R-0 Density with a maximum of 
3.0:1 FAR 
+ A minimum of 4 units 
+ No minimum for parcels 

under 6,000 ft. 
+ Use not allowed East of 2

nd
 

at the ground floor 
 

Residential Care Housing 
and Congregate Housing 

Residential Use at R-0, R-
3, and R-5, R-7.5, R-10, 
R-15 density 

Retail - Food Food markets not to exceed 
35,000 SF 
 

  

 Food Markets under 25,000 SF 
 

  

 Delicatessen, 
No Table Service 
 

  

 Specialized Food Stores 
 

  

 Bakery where foods are 
manufactured elsewhere and/or 
on site and sold on site. 
 

  

Retail - General 
Merchandise 
 

Over 20,000 SF of apparel and 
accessory department stores, 
building supply, garden, 
sporting goods, furniture etc. 
 
Not to exceed 35,000 SF  per 
business 
 

  

 10,000-20,000 SF of apparel 
and accessory department 
stores, building supply, garden, 
sporting goods, furniture etc. 
 

  

 Under 10,000 SF of apparel 
and accessory department 
stores, building supply, garden, 
sporting goods, furniture etc. 
 

  

 Auto Sales 
 

  

Retail - 
Restaurant/ 
Drinking 

Restaurants with or without an 
associated lounge; Bar or 
cocktail lounge with retail malt 
beverage license 
 

 Take-out only restaurants 
with or without a drive-in 
window 
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REGULATORY REVIEW 
 

 

Uses Permitted Uses Conditional Uses Specifically  
Prohibited Uses 

Services - 
Personal 

Laundries and cleaning places; 
Tailor shops and related services 
 

  

 Barber and beauty shops 
 

  

 Clothing rental 
 

  

 Mortuaries 
 

  

 Upholstery Shops 
 

  

 Radio and television and home 
appliance repair 
 

  

Services - 
Business 

Sign Shops 
 

Car Wash Equipment Rental 

 Adjustment and collection agencies; 
Credit Agencies 
 

  

 Advertising agencies and 
commercial artists 
 

  

 Auto rental 
 

  

 Business Management Services; 
Services to buildings (cleaning, 
extermination); Telephone Services; 
Misc business services 
 

  

 Duplicating, addressing, 
stenography, blueprinting, 
photocopying, and mailing 
 

  

 Employment agencies 
 

  

 Office equipment rental and repair 
agencies; Equipment Service and 
repair places for appliances and 
small engines 
 

  

 Private off-street parking 
 

  

 Vehicle Repair in entirely enclosed 
buildings; Auto service stations 
where it is the primary use only, 
 

  

 Accounting, auditing, and 
bookkeeping 
 

  

 Computer services 
 

  

 Printing, publishing, lithographic 
shop; Commercial photography 
studio 
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REGULATORY REVIEW 
 

 

Uses Permitted Uses Conditional Uses Specifically  
Prohibited Uses 

Services - 
Finance, 
Insurance and 
Real Estate 

Financial and banking 
institutions, insurance, bond 
carriers, agents, brokers and 
services.  Real Estate Brokers, 
agents, and services 
 

 Other veterinary facilities 

Services – 
Lodging 
Places 

Hotels, motels, and associated 
retail uses located within the 
hotel or motel that are intended 
to serve guests 
 

  

Services -
Medical, Health 

Hospital; Clinic, Outpatient; 
Medical Dental Laboratories; 
orthopedic equipment supplies, 
rental, sale & service; 
Totally enclosed veterinary 
facilities; Ambulance service 
 

  

Services - 
Professional 

Architectural; Artists studios, 
including those that use industrial 
tools; engineering including 
surveying; law; landscape 
architecture; professional; 
regional or corporate 
headquarter offices. 
 

  

Services - 
Amusement 

Art Galleries; Billiard and pool 
parlors; Bowliing Alleys;  

 Outdoor Commercial 
entertainment 
 

 Dance studios and dance 
schools 

 Recreation facility / 
Indoor or outdoor pool, 
athletic fields 

 Racquet clubs and health clubs 
 

  

 Theaters indoors 
 

  

Services - 
Educational 

Nurseries, Daycare centers   
 

 Public or Private educational 
Institutions; Vocational Schools; 
Music Schools 
 

  

Services - 
Membership 
Organizations, 
Officers 

Business and professional; Civil, 
social, Fraternal; Charitable; 
Labor; Political; Religious, not 
including churches 
 

  

Public Service 
Facilities 

Major Public Facilities; Minor 
Public Facilities 
 

  

Manufacturing   Light manufacturing, 
processing, or assembly 
of a product 
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REGULATORY REVIEW 
 

SITE DEVELOPMENT LIMITATIONS AND  
REDEVELOPMENT DISTRICT DESIGN STANDARDS 
 
Article 50.65 of the City of Lake Oswego Community Development Code emphasizes the development 
of small scale structures that encourage a Village Character that operates like a traditional small town.  
As the code specifies, this is not to suggest “historical reproduction of a turn of the century small town” 
but instead to encourage “the development of a small city that is pedestrian friendly, creates a sense of 
community and attracts people to the Downtown in the same manner and using similar design 
concepts as historic small towns and neighborhood centers.” 
 
Below are the site limitations for the East End Commercial Zone: 
 
Category Requirements 

FAR Maximum 3:0:1 
 

Lot Coverage None 
 

Building Heights 60 ft. 
No flat roofed building shall be taller than 41 ft. 
 

Minimum Perimeter Setback 15 ft 
 

Parking 0.75 of the total required for each use. 
0.9 of the total required for retail of 1000 feet within 100 feet of residential. 
Retail storefronts shall be at the periphery of parking areas and structures. 
Please see parking analysis for additional parking design and structure 
requirements. 
 

Complex Massing Complex massing and asymmetrical composition for new buildings 
 

Pedestrian-Oriented Siting To maximize building frontage abutting pedestrian ways 
 

Roof Forms Gabled or hipped roofs for commercial buildings 
 

Number of Stories Minimum of two stories tall 
Max of three stories, unless: 
4

th
 story is residential with gabled or hipped roof 

Sloping site with ≤3 stories on the uphill side 
4

th
 story is significantly stepped back from building plane. 

4
th

 story is used to create visual interest and variety. 
 

Entrances Entrances oriented along pedestrians ways along streets to encourage 
pedestrian density.  Secondary entrances along alleys to encourage 
intimate scale of alley space. 
 

Street Corners Buildings located to preserve strong building edges at street corners.  
Corners can be cut to create an entry or pedestrian space but must create 
a structured corner. 
 

Storefront Appearance Minimum 80 percent of exterior ground floor abutting pedestrian ways 
should include storefront windows and displays. 
Sufficient interior/soffit lighting for night-time window shopping. 
Bottom edge of window must be between 12 and 30 inches of the walkway 
surface. 
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REGULATORY REVIEW 
 

 

Materials requirements, 
Design elements and features 

See specified code for materials and design elements requirements by 
roof, ground floor, upper story, as well as prohibited materials.  Section 
50.65.30 
 

Alley Space Minimize service functions, screen trash, enhance pedestrian use. 
 
Outdoor café seating, landscaping signage, lighting, and display features 
shall be included in alley design where feasible. 
 

View Protection There are no specific requirements for this particular site’s location. 
 

Street  Furniture, Lighting, and 
Trees 

Incorporate furniture, lighting, and street trees as specified in Appendix 
50.65, Figure 8 of the Community Development Code.  
 
Street Trees must comply with Downtown Street Tree Plan as condition of 
approval. 
  

Utilities Must be placed underground for new construction buildings. 
 

Landscaping Commercial:  15 percent minimum 
Residential: 20 percent minimum 
Public Facilities:  20 percent minimum 
 
There are currently no provisions for landscaping requirements for mixed 
use facilities.  The recommendation will be to request a code change to 
allow for a mixed use facility that addresses landscaping requirements to 
accommodate a mix of uses. 
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DEVELOPMENT PROGRAM 
 

INTRODUCTION 
 
Preparation of a development program for the Lake Oswego library/downtown North Anchor 
begins with establishing a statement describing the overall purpose for the project.  This 
statement of the project intent or vision is analogous to the relationship between a mission 
statement and a business plan.  It is a guiding statement against which later program details 
can be tested for compliance with and for support of the overall objectives. 
 
By definition, a development program is a narrative and numerical description of how a 
property or an area should be developed.  The program serves as a guide to the physical 
planners (land planners, architects, landscape architects, and others) who will be responsible 
for translating the program into the physical land use, transportation, utility, and economic 
development plans.   
 
The development program describes the overall identity and role for the project including 
components, possibly a theme, and attributes of the project in keeping with the overall 
objectives.  A primary objective of a downtown anchor is to attract residents and visitors to 
visit and regularly use the library, to come to downtown Lake Oswego, to participate in the 
opportunities, activities, stores, services, and other features of the core area, and to contribute 
to maintaining an economically viable condition through active participation and visits.  The 
library and anchor should contribute to the positive, long-term identity of the downtown. 
 
Product development recommendations in terms of land uses, buildings, parking facilities, 
amenities and public realm characteristics are based on research and analysis of market 
trends, guiding recommendations of stakeholders and local leaders, financial conditions and 
tools, and other factors that can help inform the City Council and the LORA Board of the 
feasibility of moving this project forward into subsequent phases. 
 
In early 2010, the LORA Board authorized a feasibility study to evaluate the needs for and 
role of locating a new major library in downtown Lake Oswego.  This proposed library would 
replace the old and smaller library located in Lake Oswego‘s First Addition.  Before 
proceeding with additional phases of work, the LORA Board of Directors instructed LORA staff 
that the feasibility study should examine the location and cost of a major library, the role it can 
play in the downtown, and related impacts having to do with size, scale, services, total costs, 
financing mechanisms as well as other land uses that might be affected or influenced by the 
presence of the North Anchor project.  As expressed to the LORA Board, the intent of the 
feasibility study is to reach an 80 percent confidence level such that the initial research, 
planning and analysis can provide LORA and the City Council with sufficient information to 
make confident going-forward decisions. 
 
The project team, working closely with LORA staff, includes Leland Consulting Group, Urban 
Strategists and Development Advisors, KPFF Consulting Engineers, Myhre Group Architects, 
DKS Associates, Rick Williams Consulting, and GEL Oregon.  In close cooperation with the 
project team, programming involves identifying and formulating concepts for the library and 
anchor project, including: 
 

 Need and role of a North Anchor to the downtown 

 Size and recommended components of a new library 

 Location of the library (a given by LORA regarding North Anchor) 

 Role of the library in the community and benefits to downtown  

 Relationship of the library to other existing and potential development  

 Recommended size and scale of future downtown development 

 Transportation, utility and parking requirements and implications 

 Timing implications 

 Estimated development costs 

 Potential sources of financing  

 Related recommendations 
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DEVELOPMENT PROGRAM 
 

CHALLENGES 
 
Preparing a development program for the Lake Oswego library/downtown North Anchor is 
challenging.  It is not a decision in isolation.  Rather, the intended project has two different, yet 
compatible goals—providing a high quality library that will serve the public for decades to 
come, and anchoring the north end of the retail district in a manner that encourages additional 
development and revitalization between the anchors—Lake View Village as the south anchor.  
In addition to the traditional factors of market conditions, site conditions, City policies, access, 
infrastructure, and other related factors, programming for this significant project is further 
impacted by a wide and sometimes potentially conflicting array of expectations, hopes, 
concerns and ideals.  It is the nature of big projects and this undertaking represents a big 
project.   
 
It comes at a time when America is beginning to emerge from a recession with varying levels 
of wealth depletion impacts and high unemployment.  Sources of traditional real estate 
financing are presently not available or if so, only on a highly restricted basis.  It is understood 
at the beginning of the programming process that immediate development is not likely.  It will 
take some time, in the judgment of the consultant team and LORA staff, to work through 
issues, weigh the costs and the benefits, and understand the complexity of adding such a 
potential significant element into the heart of the community and similar decisions.   
 
As stated to the LORA Board at the time the feasibility study was authorized, no architectural 
designs will be produced as part of this phase of work.  The reason for that decision is that 
without knowing the outcome of the feasibility evaluation in terms of size, scale, desired 
image, the types of land uses that might be an integral part of structure, parking requirements, 
and other components, it is very difficult to make the right architectural design selection.  
Were the project to have a residential component, certain skills and experience will be 
required in that product line.  Similarly, if ground level activities are to integrate retail shops, 
then that form of architectural experience is warranted.  And to further complicate the 
architectural decision, it is unknown at this point who might be the developer and/or ultimate 
owner.  It could be a mixed use project with joint development between the City and a 
developer (similar to Lake View Village).  It could even be a privately developed project with a 
lease back to the City with future purchase options by the City.  Those are details that have to 
be worked out as part of the feasibility study (and beyond) and will inform the LORA Board 
and City Council after the results of Phase 1 are known and how to proceed into subsequent 
phases. 
 
 

STAKEHOLDERS 
 
This is a project with many interested parties.  The participants, or ―stakeholders‖ in this 
process, as they are frequently known, include: 
 

 City of Lake Oswego 

 Downtown property owners 

 Downtown business owners and operators 

 Elected officials 

 Neighborhood group representatives 

 Citizens at large 

 Library advocates 

 Representatives of the arts 

 Special interest groups, and 

 Others 
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DEVELOPMENT PROGRAM 
 

A stakeholders group has worked closely with the development team and LORA staff 
throughout the process.  This stakeholders group represents a cross section of leadership and 
interests in Lake Oswego generally and the library/North Anchor projects in particular. 
 
In addition, Leland Consulting Group conducted confidential interviews with approximately 25 
citizen leaders representing a diversity of interests – business, property ownership, the arts, 
library supporters, neighborhood leaders and others.  The purpose of these interviews, using 
a technique developed over 35 years ago by the Urban Land Institute, is designed to reveal 
patterns of opinion, attitude trends, prevailing thoughts, ideas, concerns, suggestions, and 
hopes.  By maintaining anonymity of specific comments, the interviewees had the freedom to 
be fully expressive.  The findings of that process are summarized in a separate report called 
Stakeholder Interviews Summary.  The combination of the ongoing Stakeholders Advisory 
Group, working with the consulting team, and the findings of the confidential leader interviews 
help to form a platform of understanding to guide the consultant team in preparing this 
development program. 
 
 

MORE ABOUT PROGRAMMING 
 
While the goal of the study and project is intended to ultimately result in successful 
implementation of a library and North Anchor development, the feasibility study identifies the 
benefits and the risks.  The program should strongly consider the goals of the library board 
and City leadership as well as vested interests of the greater community including property 
owners and businesses in downtown Lake Oswego.   
 
As a given to the feasibility study, the location of the North Anchor is at 1

st
 Street at the 

intersection of B Avenue, extending to State Street (Highway 43).  The additional and equally 
vigorous layer of considerations that impact the feasibility study and the resulting program 
consist of: 
 

 Market willingness to live, work and shop in downtown Lake Oswego and the future, 
expanded physical environment both in the downtown and Foothills District; 

 Market capacity to pay for new products offered to the market—either through rents, 
home ownership or retail and office rents; 

 Ability to establish private sector construction and long-term debt for development of 
revitalization in the downtown; 

 Lending and loan underwriting policies and criteria once stabilized as reliable lending 
practices (currently in flux); 

 Achieving levels of profitability commensurate with risk to attract private development 
capital into the downtown and future development opportunities; and 

 Establishing arrangements of land uses that can be successfully introduced in terms of 
intensification with sufficient velocity (rate of development and sales and leasing) to return 
the revenues necessary to justify the investments.   

 
Hence, the emerging development strategy and resulting program should thoughtfully 
consider the needs of the potential residents who will live in the downtown, business owners, 
employers and shoppers who will come downtown, the highly successful and well attended 
library interests of the greater Lake Oswego community, and visitors who are attracted to the 
quality of life as demonstrated through the positive changes that are occurring in downtown 
Lake Oswego.   
 
The library/North Anchor project must successfully establish a sense of place in and of itself 
and in doing so, strengthen the value base that currently exists, but in many respects is 
underdeveloped in the retail district in contrast to the highly successful Lake View Village.  
The North Anchor, properly designed, can assist in forming a catalyst to strengthen the core 
and provide opportunity to create redevelopment opportunities between A and B Avenues not 
only along 1

st
 Street, but along State Street and Second Street as well. 
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LIBRARY PROGRAM 
 
Built in 1983, the Lake Oswego Library has grown to be a valued fixture within the Lake 
Oswego community, enjoying the highest library circulation in the state, a large pool of 
volunteers, and a very active, educated and enthusiastic customer base.  
 
 

Existing Facilities 
 
The Lake Oswego Library occupies 27,738 square feet in the heart of the First Addition 
Neighborhood.  It serves as the main City Library and in addition to library services, also 
provides children‘s library services, an expanding computer center, meeting rooms, and 
common areas visible from the mezzanine for public gatherings and presentations.  The 
existing library houses approximately 35.7 FTE (full time equivalent) employees and nearly 
500 volunteers.  To accommodate both customers and employees, the library offers 67 
parking stalls, which under-serves employees and the community and its needs.  Boasting 
nearly 1,000 visitors per day, the library needs more parking.  
 
A common indicator of a library‘s capacity is space availability at the top and bottom shelves 
of each aisle.  It is easy to observe when walking through the existing facility that there is no 
additional capacity to grow.  In addition to top and bottom shelves being consumed with 
materials, so too is floor space as well as computer stations.  As the library houses no 
dedicated community space, events held at the library must take place in the center.  
Impermanent shelves on wheels are rotated out of the center of the library to accommodate 
events which are then heard by the rest of ground and upper level floors from the mezzanine.  
 
The library must also house dedicated work space and office space for employees and 
volunteers.  The limited size of the existing facility significantly under-serves this need which 
reduces efficiency and creates operational challenges for library staff who both need 
dedicated work space as well as the ability to serve visitors by stepping away from the service 
desks.  There are many other operational challenges presented by the undersized and over-
served facility. 
 
 

Library Studies 
 
Since its construction, eight studies have been conducted by various consultants to assess 
the usage and community needs for the library.  In 1988, the Library Growth Task force 
recognized that the library had reached maximum capacity for its current building.  At the time, 
registered borrowers hovered around 17,000.  Today the number is closer to 34,000.  
Similarly, circulation was at approximately 444,000 and today it exceeds 1.4 million annually.  
Finally, the library‘s collection has grown from 104,726 to 208,242 volumes.   
 
A 1992 study showed the need for a 42,000 square foot facility or the addition of 5,000 square 
feet to the existing facility.  An additional study in 1996, recommended a 46,248 square foot 
facility to house 177,000 items by 2012.  That number of items has already been exceeded by 
31,000 items.  To meet ever growing demand, in 2006 and 2008, a 66,000 square foot library 
was recommended to accommodate current and future growth Library Service Standard 
Guidelines for library construction. 
 
 

A Successful Library 
 
With a population of 37,000, the Lake Oswego community, as well as neighboring 
communities, takes considerable advantage of the 26-year old facility.  The library enjoys 
approximately 1,000 visitors per day with a total circulation of nearly 1,431,000 annually.  
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Recommended Library Program 
 
In collaboration with the library director, staff, and stakeholders, the project team built its 
recommendations from previous studies the City had commissioned as well as current and 
growing needs of the library.  
 
In determining the library program, the project team diagramed the spatial needs of library 
rooms, their visual and interactive relationships with one another.  Below are illustrations of 
the spatial relationships for a two-story library. 
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The library program was developed in collaboration with the library staff, users, stakeholders, 
and in consideration of previous studies.  Following is a program description, detailing room 
types and sizes recommended both in a previous study as well as part of the North Anchor 
study.  While a 2006 library study prescribes a 66,000 square foot library, this program 
distributes an identical configuration of rooms, offices, and circulation space at a slightly more 
efficient use of space. 
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Lake Oswego North End Downtown / Library Feasibility Study 6/7/2010

Conceptual Library Assessment/Program/Needs Analysis 

Space Description

# Level Level 1

Sq. Ft.

Level 2

Sq. Ft.

Community 

Space

Level Level 1

Sq. Ft.

Level 2

Sq. Ft.

Community 

Space

1.1 Public Entrance/Lobby 1 310 1 284

1.2 Community Café TBD 400 TBD 366

1.3 Friends of the Library Sales & Donations 1 1,132 1 1,036

1.4 Materials Return Slots 1 in GSF 1 in GSF

1.5 Community Multi-Purpose Room TBD 2,815 TBD 2,575

1.5.1 Community Muti-Purpose Rm. Storage TBD 588 TBD 538

1.6 Library Conference Room 1 620 1 565

1.7 Multi-Purpose Electronic Classroom TBD 754 TBD 690

1.8 Public Restrooms 1 in GSF 1 in GSF

1.9 Display Gallery 1 431 1 394

1.10 Exterior Public Plaza TBD TBD

2.1 Circulation Desk 1 471 1 430

2.2 Circulation Workroom 1 2,310 1 2,113

2.3 Circulation Service Office 1 127 1 127

2.4 Volunteer Coordinator Office 1 319 1 319

2.5 Technical Services Workroom 2 998 2 913

2.6 Technical Service 2 139 2 127

2.7 Public Copy Center; Level 1 1 106 1 97

2.8 Public Copy Center; Level 2 2 156 2 143

2.9 Checkout & Shelf Surface Reserves 1 756 1 690

2.10 New/Rental Material & Subject Highlight Area 1 1,241 1 1,135

2.11 A-V Media Collections 1 3,830 1 3,437

3.1 Information Service Desk 2 345 2 316

3.2 Information Services Workroom 2 984 2 900

3.3 Information Services Office 2 139 2 139

3.4 Reference Collection, Adult/Teen 2 1,330 2 1,215

3.5 Adult Public Access Computers 2 1,702 2 1,557

3.6 Adult Circulating Fiction & Genre Book Collection 2 3,455 2 3,161

3.7 Adult Circulation Nonfiction Book Collection 2 6,068 2 5,514

3.8 Adult Art Book Collections Alcove 2 871 2 795

3.8 Adult Magazine, Newspaper Browsing & Backfiles 2 1,445 2 1,320

3.10 Library Reading Room 2 778 2 710

3.11 Local History & Genealogy Alcove 2 565 2 515

4.1 Teen AreaEntrance/Service Desk 2 115 2 105

4.2 Teen Homework Media Access & Computing 2 502 2 459

4.3 Teen Book & Media Collections 2 1,929 2 1,765

4.4 Teen Magazine Display & Backfiles 2 138 2 125

5.1 Group Study Room A 1 100 1 100

5.2 Group Study Room B 1 240 1 240

5.3 Group Study Room C 2 150 2 150

5.4 Group Study Room D 2 150 2 150

6.1 Children's Area Entrance/New Display/Service Desk 1 397 1 363

6.2 Youth Services Workroom 1 750 1 685

6.3 Youth Services Office 1 139 1 139

6.4 Children's Reference Collection 1 244 1 223

6.5 Children's Public Access Computing 1 441 1 440

6.6 Children's A-V Media Collections 1 822 1 750

6.7 Children's Circulating Book Collections 1 4,687 1 4,276

6.8 Children's Magazine Display & Backfiles 1 220 1 200

6.9 Children's Picture Books & Board Books 1 1,017 1 930

6.10 Children's Story Time Area 1 620 1 567

6.11 Children's Story Time Area Room/Storage 1 525 1 480

6.12 Family Restrooms 1 in GSF 1 in GSF

7.1 Library Reception and Administration 2 299 2 260

7.2 Library Director's Office 2 261 2 260

7.3 Information Tech. Coordinator Office/Workroom 2 327 2 285

8.1 Staff/Mail/Deliveries Entrance & Loading Dock 1 100 1 90

8.2 Staff Room/Kitchen 1 754 1 690

8.3 Staff Restroom 1&2 in GSF in GSF 1&2 in GSF in GSF

8.4 Custodial Closet/Supplies 1 102 1 90

9.1 General Storage Room A 1 280 1 255

9.2 General Storage Room B 2 280 2 255

9.3 Mechanical Room 1 in GSF 1 in GSF

9.4 Electrical/Telecommunication Room 1 in GSF 1 in GSF

Total Assignable Square Feet; Level 1 22,781 20,861

Total Level 1 GSF @ 70% net-to-gross 32,544 29,801

Total Assignable Square Feet; Level 2 23,126 21,139

Total Level 2 GSF @ 70% net-to-gross 33,037 30,199

2006 Library Study 2010 LORA North End Study
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INFLUENCING DOWNTOWN RETAIL  
AND MIXED USE DEVELOPMENT 
 
Downtown Lake Oswego has had a long history of success.  It is certainly one of the most 
attractive Town Centers in the state of Oregon and in the Pacific Northwest.  Its idyllic setting 
on Lake Oswego, a very high standard for development required by the City in all of its public-
private partnerships, the success of Lake View Village in setting a new standard for quality of 
architecture, shopping opportunities, dining, and more all contribute to an environment with 
significant advantages over many if not most Town Centers. 
 
Downtown is a symbolic and literal heart of the community.  There is a correlation between 
successful downtowns and successful communities.  The health, desirability and 
attractiveness of the downtown are a reflection of the health and desirability of the community 
at large. 
 
That said, there is still much to be done.  The Lake Oswego downtown retail core is 
geographically limited.  It is comparatively small in scale relative to other Town Centers.  The 
presence of established neighborhoods on the west and north contain the downtown in those 
directions.  To the west is the lake, and to the east is the future opportunity area for significant 
redevelopment—Lake Oswego‘s Foothills District. 
 
The retail district in downtown Lake Oswego is relatively compact.  The distance between A 
Avenue and B Avenue along 1

st
 Street is 400 feet (approximately the length of two downtown 

Portland city blocks).  It is not large, but it is sufficient.  This is particularly so when coupled 
with the role that A Avenue plays as part of the retailing district, a more limited but 
nonetheless presence of shops on B Avenue, and along Second Street.  It is of sufficient 
scale to be a highly successful Town Center. 
 
Still, portions of the downtown have weak, and in some cases underperforming, retail.  The 
two prime corners (A Avenue and 1

st
 Street and B Avenue and 1

st
 Street) are occupied on 

three of the four corners by surface parking lots—a significant weakness in an urban context.  
Downtown parking should be available, but not so prominent, taking highly visible and 
valuable corner locations for storing automobiles. 
 
Land values in the downtown have risen significantly in the past decade.  Land values are 
reported to be in the range of $75 to $125 per square foot, although there have not been 
many recent transactions that reflect the impact of the recession.  Transactions and 
appraisals will need to validate actual market land value trends. 
 
However, at the land values cited above, removing a one-story building in downtown Lake 
Oswego cannot be economically justified by replacing it with a similar one-story building.  For 
the economics to come close to feasible, future redevelopment must be carried out with taller 
buildings.  One of the questions posed repeatedly to people in the stakeholder and leaders 
groups was willingness to support higher building heights.  Very interestingly, three and four 
story buildings were almost universally encouraged and in some cases, even higher buildings 
were suggested for consideration.  It will take this level of redevelopment intensity to be able 
to support the land economics prevalent in Lake Oswego‘s downtown.  The same will be true 
in the Foothills to overcome the impacts of infrastructure costs, land acquisition and 
redevelopment, removal of underperforming buildings, and more. 
 
The character or development theme of downtown Lake Oswego is largely set.  It is an area 
of some convenience shopping, some services, but by and large the shops offer specialty 
shopping and food as a dominant land use.  This is not unusual at all for town centers of this 
size.  The ―anchor tenants‖ at Lake View Village are restaurants.  The restaurants create the 
‗draw‘ that brings people to this successful mixed use project again and again, and through 
this combination of food and specialty shopping, Lake View Village achieves success. 
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It is not unreasonable to assume that the same strategy will work between the north and south 
anchors along Street, along Second Avenue, and to a more challenging degree along State 
Street.  The one-sided retail and heavily trafficked arterial on State Street does not support 
comfortable, leisurely walking and shopping. 
 
The consultant team believes that for the library North Anchor project to be successful, it 
should serve all of the anticipated needs of the general public that seek the benefits and 
services of a library and at the same time, form a catalyst that will influence revitalization of 
Lake Oswego‘s downtown retail and mixed use core.   
 
While the surface parking lots provide convenience to the one-story shopping environment 
along 1

st
 Street, three and four story development cannot co-exist with surface parking lots 

and achieve the overall revitalization effect that is necessary to bring private capital, and 
therefore significant additional tax base into the downtown.  As context, Leland Consulting 
Group has been strategic advisor on more than 80 downtowns.  The traditional capital 
structure on average for public and private investment is approximately $4 or $5 private 
dollars to each public dollar.  While no individual project may precisely hit that ratio, on 
average the consolidated impact of all projects can be expected to fall in that range. 
 
Furthermore, Lake Oswego‘s downtown benefits from ample parking, though current code 
makes much of that parking unavailable (as described more thoroughly in Rick Williams‘ 
Parking Analysis memorandum).  Also, current timing for on-street parking is actually less 
favorable for downtown Lake Oswego‘s shopping environment.  Since successful retail needs 
ample parking, retailers would consider a public parking garage (instead of an inaccessible 
private surface lot) as a valuable asset for development and growth.  
 
Additionally, retail development can work on the ground floor level providing there is retailing 
continuity— shops next to shops next to shops—continuation of attractive and inviting 
storefronts that pull the customer along and into one interesting shop after another.  What is 
more important than the total amount of retail square footage is the type, character, quality, 
and location of those retail offerings.  
 
Some of the older buildings in downtown Lake Oswego are entirely too deep (from the 
sidewalk to the back of the building) to effectively support retail uses throughout their entire 
space.  Retail space generally wants to be 50 to 60 feet deep.  However, Portland‘s Pearl 
District works very successfully with ―liner stores‖ that may in some cases be only 20 or 25 
feet deep.  It is more important for the downtown to have a number of smaller, highly 
successful shops than a few very large underperforming shops.  Retail, for all practical 
purposes, will only work on the first floor.  Most efforts in the Portland region to introduce 
second floor retail have resulted in failure or underperformance (Yamhill Market, Galleria, 
John‘s Landing, other).   
 
Upper floor uses gain their identity from the first floor uses.  A successful shop or a restaurant 
can support quality office space or quality housing on the upper floors.  Further, housing in the 
downtown directly supports retail activity hence the symbiotic relationship between residence 
and retail, and particularly so in supporting restaurants and public gathering places. 
 
In some respects, additional residential development in the downtown has desirability over 
office space.  For one thing, the retail and food-purchasing ratio of residents is much higher 
than for office workers.  Further, it takes fewer parking spaces to park a condominium or 
quality apartment than it does to park office space.  Additionally, residents that live in the 
downtown 24-7 tend to use the shops and restaurants in the evenings and on weekends—not 
the case with office space.  That is not to discourage office development in the downtown, but 
rather to more enthusiastically encourage housing as being more beneficial to the overall 
downtown.  That benefit extends to the library as well.  Many town centers have 8 to 5 
weekday banks occupying key corner locations—doing little for a seven day, 18 hour 
downtown. 
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Just as residential development is integral to promoting 18 hour downtown, so too are hotels, 
which encourage evening street-level foot traffic because they are limited in amenities and do 
not have restaurants.  Often high end, boutique hotels encourage guests to dine at 
neighboring restaurants within a walkable distance.  In addition to the added value of more 
loyal downtown residents committed to supporting their neighborhood retail, hotels also 
introduce out of town visitors and guests.  The Lakeshore Inn currently represents the only 
hotel in the downtown area.  With possible plans to redevelop this lakefront hotel, downtown 
will need a replacement to meet minimum hotel demand for the downtown area.  While plans 
for a hotel have been introduced for the Wizer site, it is unclear whether that hotel program will 
be developed soon.  Also, downtown demand can only realistically support one boutique 
hotel.  While a hotel operator might enjoy a waterfront location (for which the Wizer site would 
be optimal), downtown would more strongly benefit from a hotel at the north end, 
encouraging, along with a library, a hub of activity mirroring, complementing, and encouraging 
more active foot traffic between Millennium Park and the north end of downtown along 1

st
 

Street. 
 
It is for all these reasons that the development program for the North Anchor site must 
integrate a mix of uses including the appropriate configuration of library, housing, parking, 
retail, and hotel.  
 

DEVELOPMENT PROGRAM 
 
Following combined workshops with the project team, feedback from stakeholder interviews 
and routine discussions with the Stakeholder‘s Advisory Group, the project team worked to 
combine the outlined spatial relationships of the library with its needed square footage on the 
site.  This was used first to determine whether a library would be feasible at this site, and 
secondly to determine its relationship with compatible land uses.  It is important to note that 
this exercise used massing diagrams assembled by Bob Boileau of Myhre Group Architects.  
The purpose of these diagrams is to understand the interaction between the project‘s different 
land uses, as well as its scale within the larger downtown.  The project team did not proceed 
to architecture, so specific design elements, windows, and finishes can be incorporated in 
later design phases of the project. 
 
After calculating the library square footage over the given footprint, the project team 
determined that a 60,000 square foot library could fit comfortably on the half block east of 1

st
 

Street off of B Avenue, as seen in the Figure 1 below.  
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Figure 1: Lake Oswego Library Footprint 

 
Source: Myhre Group Architects, Leland Consulting Group 

 

Lake Oswego‘s new library would be 60,000 square feet distributed over two stories with a 
prominent, iconic entrance, at the corner of 1

st
 Street and B Avenue.  Per stakeholders‘ 

requests, the library would feature an art gallery adjacent to lobby, a 2,600 square foot 
conferencing/meeting space with a 1,500 square foot cafe at ground floor corner of 1

st
 Street 

and B Avenue.  The prominent library entrance would open upon a paved, covered plaza 
along 1

st
 Street that can either be closed off for events, or remain open for traffic access to the 

First Addition Neighborhood.  An example of a similar design can be seen in Figure 2 below at 
the Arlene Schnitzer Concert Hall.  

Figure 2: Plaza at the Arlene Schnitzer Concert Hall 

 
Source: Wikipedia 
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As mentioned, this paved plaza would be available for outdoor café seating, could be closed 
off for events, or open for traffic to the neighborhood.  Just as is seen above in downtown 
Portland, the plaza would follow the existing upward slope along 1

st
 Street. 

 
A 50,600 square foot (84 room) three story boutique hotel would be built above the library.  
This hotel would encourage active foot traffic within the downtown and would share and 
manage a public green roof above the library overlooking Mount Hood and the Willamette 
River.  The hotel entrance would be located along the plaza off 1

st
 Street.  A hotel also shares 

parking with a library wonderfully, as its parking is occupied mostly overnight, when the library 
is closed.  The program configuration is shown in Figure 3.  
 

Figure 3: Development Program Massing Diagrams 

 
Source: Myhre Group Architects, Leland Consulting Group 

 

The project team investigated various parking options including below grade parking 
underneath the library.  This proved unfavorable, as it nearly doubled the cost of the parking 
garage per stall.  More importantly, development experience shows that building a parking 
garage below the library would communicate to users that the garage was exclusive to the 
library.  While the current library suffers from a dearth of accessible parking, providing ample 
library-only parking would benefit the library, but not the larger downtown.  
 
Instead, the project team determined that building a 200 parking stall public garage on the 
quarter block west of 1

st
 Street on B Avenue would both benefit the library and the larger 

downtown by introducing a garage mirroring Lake View Village at the north end.  Flanking 1
st
 

Street with visible and accessible public garages at the north and south ends could entice 
more retailers and inspire property owners to redevelop the blocks between A and B Avenues. 
 
Since the library would be built as an iconic civic structure with visual stature from Millennium 
Park, it is important that the public parking garage reflect the design aesthetic of the larger 
downtown—looking nicer than an ordinary garage.  As such, the north and south sides can 
both be flanked by either row-housing or one-level residential units, with more decorative 
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architectural elements to mask the garage.  Masking the garage with housing helps bring 
more residents into the downtown (improving the seven day, 18 hour downtown environment) 
and creates a more dynamic and engaging structure.  Likewise, both rental housing and a 
hotel offer perfect compliments to library parking, as they are used at night when the library is 
closed. 
 
 

MAXIMIZED DEVELOPMENT OPPORTUNITIES 
 
As programmed, the library, hotel, restaurant, and availability of a public parking garage are 
all strong anchors which would be expected to contribute to higher foot traffic along 1

st
 Street 

between Millennium Park and B Avenue.  
 
In addition to introducing more people to Lake Oswego‘s downtown, a strong North Anchor 
could help inspire property owners to pursue redevelopment of the blocks between A and B 
Avenues along 1

st
 Street.  

 
Given the opportunities for downtown‘s growth as a result of the North Anchor project, the 
project team investigated the maximized development potential within those blocks given 
code, and arrived at approximately 500,000 square feet of development potential (in addition 
to the library, restaurant, parking, housing and hotel defined in areas one and two) within the 
downtown.  This is illustrated and detailed in figures four and five below. 

Figure 4: Maximized Development Opportunities Diagram 

 
Source: Myhre Group Architects, Leland Consulting Group 
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Figure 5: Maximized Development Opportunities Diagram 

Library     

(s.f.)

Hotel         

(s.f.)

Housing    

(s.f.)

Housing     

(units)

Office         

(s.f.)

Retail         

(s.f.)

Parking    

(s.f.)    

Parking    

(stalls)    

Conferencing/ 

Community Space

Public Greenroof/ 

Courtyard

Total

Area 1 60,000 50,600 50,600 64 1,500 2,600 7,500 122,200 *

Area 2 32,200 20 7,300 71,700 200 111,200

Area 3 62,400 79 15,600 30,300 40,300 120 148,600

Area 4 62,400 79 15,600 30,300 40,300 120 148,600

Area 5 62,400 79 15,600 30,300 40,300 120 148,600

Area 6 35,400 45 8,850 14,375 9,300 30 67,925

TOTAL 60,000 50,600 305,400 366 55,650 114,075 201,900 590 2,600 7,500 747,100

Housing as an alternative to hotel in Area 1. Only one or the other.

Number of units corresponding to square footage (not in addition).

Land Uses: Quantities

* Total square footage not including housing in Area 1  
Source: Myhre Group Architects, Leland Consulting Group 

 

It is important to note, however, that challenges with land assembly for the various parcels 
within areas three, four, five, and six will make achieving such levels of density and 
development at once challenging, unless the City is able to facilitate land assembly.  These 
difficulties could compromise certain building and parking efficiencies achieved by developing 
a larger parcel at once. 
 
Nonetheless, this development potential is most successfully achieved if both the north and 
south ends of downtown are anchored by strong tenants including a library, restaurants, and 
public parking.  The presence of these factors will help expand visitors‘ use of the larger 
downtown area, and attract developers, property owners, and retailers toward achieving 
greater downtown redevelopment and growth. 
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Technical Memorandum 
 
DATE: October 8, 2010 
 
TO:  Jane Blackstone, City of Lake Oswego 
 
FROM: Alan Snook, AICP 
  Miranda Wells, EIT 
 
SUBJECT: Downtown Lake Oswego North Anchor Redevelopment  

Future Transportation Operations 
                                                     P10077-000 

 
The purpose of this memorandum is to document the results from the traffic analysis conducted 
for the “North Anchor” area of downtown Lake Oswego, and identify potential impacts 
associated with the proposed redevelopment plans for the area. This memorandum summarizes 
the redevelopment plans, methodology for analysis, corresponding traffic operations, and 
potential mitigation strategies when impacts occur. It should be noted that this analysis is 
focused on exploring the sensitivity of the surrounding transportation network with regards to the 
proposed development.  

Executive Summary 
The downtown Lake Oswego area known as “North Anchor” is proposed to be redeveloped and 
for analysis purposes includes a library, hotel, retail, and housing. The redevelopment may occur 
in stages with the blocks containing the library, hotel, retail, and housing occurring first. Traffic 
analysis was conducted on this first portion of redevelopment to determine potential impacts and 
capacity constraints, then explored mitigation strategies and adding additional development in 
the area.  
 
An initial analysis of 2020 No-Build p.m. peak conditions was done and that analysis indicated, 
the intersections with the least amount of capacity are the intersections along OR 43. With the 
intersection of OR 43/A Avenue being over capacity. All of the other intersections under City 
jurisdiction met standards (LOS D or better). The addition of the proposed development (Areas 1 
and 2) still showed OR 43/A Avenue over capacity, and now OR 43/B Avenue is at capacity, and 
over ODOT jurisdictional standards. All City intersections still met standards. 
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To address capacity issues, two potential roadway improvements were evaluated at the two 
signalized intersections along OR 43 that do not meet standards. These recommendations would 
provide more capacity for redevelopment in the “North Anchor” area and are as follows: 
 

• SW A Avenue/OR 43: add a southbound right turn pocket  
• SW B Avenue/OR 43: restripe the eastbound right turn lane to allow a shared right/left 

turn lane  
 
If the above recommended mitigations were implemented, then additional development could be 
pursued as well. Future traffic analysis indicated that approximately half of the additional 
proposed development beyond Areas 1 and 2 could be accommodated before the roadway 
network would be over capacity for the p.m. peak 2020 planning horizon. 
 

Project Description 
The full proposal redevelopment plan for the “North Anchor” area is portioned into six specific 
areas (see Figure 1). Area 1 includes a new library, hotel, residential, and retail land uses. Area 2 
includes a mixture of residential and supportive parking. Area 1 does not have any parking on 
site, and parking for this area would be provided in Area 2 by a parking structure. Areas 3 
through 6 include a mixture of residential, office, retail, and parking. 
 

Assumptions 
The following section documents the assumptions that were used in the traffic analysis for the 
proposed redevelopment of the downtown Lake Oswego “North Anchor” area.  

Analysis Scenarios 
For the purpose of this analysis there were two redevelopment analysis scenarios and a no-build 
scenario for a basis of comparison. The planning horizon is assumed to be 2020 and based on 
existing conditions analysis the p.m. peak hour has the highest level of traffic activity and 
therefore the p.m. peak hour was also selected as the analysis period for the future planning 
horizon. The No-Build scenario assumes approved comprehensive plan, existing lane 
configurations, and existing intersection control with optimized signal timings. The build 
scenarios assume the following 
 

• Scenario 1: Areas 1 and 2 of the redevelopment plan is completed, existing lane 
configuration and control with optimized signal timings.  

• Scenario 2: Adds Areas 3 through 6 incrementally, existing lane configuration and 
control with optimized signal timings.  
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Traffic Volumes 
Background growth for streets in the study area was estimated using Metro’s 2005 and 2035 
(State RTP) Regional Travel Demand Models.  Linear annual growth rates (2.1% to 2.8%) were 
seen on the streets along regional connections (Highway 43 and A Avenue) based on the model 
that represents the downtown Lake Oswego area projections. The average annual growth rate 
(2.4%) calculated from the values obtained in the model was applied to all intersections within 
the study area to determine the base 2020 No-Build traffic volumes. The 2020 No-Build traffic 
volumes used in the traffic analysis in this memo are provided in Figure 2. 

Trip Distribution 
Trip distribution for the redevelopment area was estimated using Metro’s Regional Travel 
Demand Model.  The transportation Analysis Zone in the travel demand model, which represents 
downtown Lake Oswego, was used to estimate trip distribution to/from the major roadways in 
the study area. The trip distribution for the redevelopment area is provided in Figure 3.  

Trip Generation 
The project traffic expected to be generated by land uses for each area was calculated using the 
ITE Trip Generation Handbook1 and were based on the given size of each development (see 
Attachment A). In the redevelopment area there are existing land uses that generate traffic, 
therefore, to determine the total future traffic that in the area, the existing site traffic was 
subtracted from the network, and the projected new project traffic was added back in. The 
existing site traffic was also calculated using the ITE Trip Generation Handbook. Table 1 
provides a summary of the existing and net new project traffic for Areas 1 and 2. Attachment B 
provides detailed calculations for the trip generation by individual land use. 
 

Table 1 – Area 1 and Area 2 PM Peak Hour Trip Generation 

Redevelopment Area  Total Trip Generation 

In  Out  Total 

Area 1 and 2 Existing Traffic Removed  (97)  (172)  (267) 

Area 1 and 2 Proposed Traffic Added  277  236  513 

Net New Traffic  180  64  246 
 
The total net new project traffic for Scenario 1, as shown in Table 1, was distributed to the 
network using trip distribution patterns shown in Figure 3 to determine the total added project 
traffic (see Figure 4). This traffic was then added to the base 2020 No-Build traffic volumes in 
Figure 2 to develop the 2020 Scenario 1 traffic volumes (see Figure 5) used in the traffic 
analysis.  
 

                                                 
1 Trip Generation, 8th Edition, Institute of Transportation Engineers 
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Intersection Operations 
An intersection's level of service (LOS) is similar to a "report card" rating, based on average 
vehicle delay. Level of service A, B and C indicates conditions where vehicles can move freely.  
Level of service D and E are progressively worse. Level of service for the 2020 No-Build 
scenario and 2020 Scenario 1 were obtained using Synchro 7 which follows the 2000 Highway 
Capacity Manual2 methodology. 

Performance standards for study intersections vary depending on the jurisdiction of the roadway.  
Study intersections for this project are currently under two jurisdictions, ODOT and the City of 
Lake Oswego. The agency standard for ODOT intersection is a volume-to-capacity (v/c) of 0.99 
or better, and the City of Lake Oswego standard is a level of service (LOS) D or better. All 
intersections along OR 43 are under ODOT jurisdiction, and all other intersections are under the 
City of Lake Oswego jurisdiction.  
 
Table 2 lists the future 2020 No-Build intersection performance in comparison with 2020 
Scenario 1 intersection performance. This analysis was performed using the traffic volumes 
provided in previous figures and the existing roadway configuration with optimized signal 
timings.  
 
Table 2:  2020 PM Peak Hour Intersection Performance 

Intersection 
Intersection
Control 

2020 No‐Build  2020 Scenario 1 
LOS V/C LOS  V/C

SW D Avenue/OR 43  Unsignalized  A/F  0.91  A/F  0.99 

SW D Avenue/SW 1st Street  All‐Way Stop  A  0.15  A  0.15 

SW C Avenue/SW 1st Street  Unsignalized  A/A  0.04  A/A  0.04 

SW C Avenue/SW 2nd Street  Unsignalized  A/A  0.05  A/A  0.06 

SW B Avenue/OR 43  Signal  D  0.96  D  1.00 

SW B Avenue/SW 1st Street  Unsignalized  A/C  0.24  A/D  0.35 

SW B Avenue/SW 2nd Street  Unsignalized  A/C  0.19  A/D  0.29 

SW A Avenue/OR 43  Signal  D  1.02  D  1.04 

SW A Avenue/SW 1st Street  Signal  B  0.70  B  0.71 

SW A Avenue/SW 2nd Street  Signal  A  0.53  A  0.52 

Notes:  LOS = Level of service, V/C = Volume-to-Capacity  
 V/C for unsignalized intersections = v/c for worst street, V/C for signalized intersection = v/c for intersection 
 X/X for unsignalized LOS = Main street worst LOS/Side street (stop control) worst LOS 
 X for all-way stop LOS = Average intersection delay, X for signalized intersections LOS = Average intersection delay 
 Bold = Intersections not meeting jurisdictional standards 
 
As can be seen in Table 2, the intersection of SW A Avenue/OR 43 is operating above 
jurisdictional standards in both the 2020 No-Build and 2020 Scenario 1. A potential mitigation 

                                                 
2 2000 Highway Capacity Manual, Transportation Research Board, 2000 



Downtown Lake Oswego North Anchor Redevelopment 
Future Analysis  

 
 
 

10 | P a g e  
 

strategy of a southbound right turn pocket was tested. This allowed for adequate operations 
under both the 2020 No-Build as well as Scenario 1. 
 
The intersection of SW B Avenue/OR 43 is over jurisdictional standards with the added project 
trips, but meets standards under the 2020 No-Build. A potential mitigation strategy tested was to 
restripe the eastbound approach lanes from a separate right and left turn, to a separate left turn 
with a shared right/left lane. Table 3 provides a summary of operations for the 2020 No-Build 
scenario mitigated in comparison to the 2020 Scenario 1 mitigated.  
 
Table 3:  P.M. Peak Hour Intersection Performance: No-Build (Mitigated) vs. Scenario 1 (Mitigated) 

Intersection 
Intersection 
Control 

2020 No‐Build 
(Mitigated) 

2020 Scenario 1 
(Mitigated) 

LOS V/C LOS  V/C
SW D Avenue/OR 43  Unsignalized  A/F  0.90  A/F  0.97 

SW D Avenue/SW 1st Street  All‐Way Stop  A  0.15  A  0.15 

SW C Avenue/SW 1st Street  Unsignalized  A/A  0.04  A/A  0.04 

SW C Avenue/SW 2nd Street  Unsignalized  A/A  0.05  A/A  0.06 

SW B Avenue/OR 43  Signal  C  0.87  C  0.91 

SW B Avenue/SW 1st Street  Unsignalized  A/C  0.24  A/D  0.35 

SW B Avenue/SW 2nd Street  Unsignalized  A/C  0.21  A/D  0.29 

SW A Avenue/OR 43  Signal  C  0.90  C  0.91 

SW A Avenue/SW 1st Street  Signal  B  0.68  B  0.68 

SW A Avenue/SW 2nd Street  Signal  A  0.51  A  0.51 

Notes:  LOS = Level of service, V/C = Volume-to-Capacity  
 V/C for unsignalized intersections = v/c for worst street, V/C for signalized intersection = v/c for intersection 
 X/X for unsignalized LOS = Main street worst LOS/Side street (stop control) worst LOS 
 X for all-way stop LOS = Average intersection delay, X for signalized intersections LOS = Average intersection delay 
 
As can be seen in Table 4, with the addition of project traffic from Areas 1 and 2 (Scenario 1), 
and with the proposed mitigations, all intersections would meet jurisdictional standards. In 
additions, there is additional capacity at the intersections for more potential redevelopment to 
occur. 

Scenario 2 
This scenario is an incremental analysis of the additional development of Areas 3 through 6 to 
determine how much potential redevelopment can be added to the proposed Areas 1 and 2 until 
the traffic network reaches or exceeds capacity (volume to capacity ratios at or greater than 1.0). 
Using the ITE Trip Generation Handbook, existing and proposed trip generation for each area 
was calculated to determine the total new projected trip generation for each sub area. 
 
Utilizing the net new trip generation for Areas 3 through 6, incremental analysis was conducted 
using one sub area at a time starting with sub area 3. Operations analysis assuming the potential 
redevelopment of Areas 1 through 3 showed that all intersections were expected to operate 
within jurisdictional standards, and all are expected to operate at or below a 1.0.  
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Operations analysis was then conducted assuming Scenario 1 was in place with the addition of 
Areas 3 and 4. Table 4 shows a summary of the p.m. peak hour results from this operational 
analysis in comparison to the results from the redevelopment of just Areas 1 and 2.  
 
Table 4:  P.M. Peak Hour Intersection Performance: Scenario 1 (Mitigated) vs. Scenario 2 (Mitigated) 

Intersection 
Intersection 
Control 

2020 Scenario 1 
(Mitigated) 

2020 Scenario 2
(Mitigated)* 

LOS V/C LOS  V/C
SW D Avenue/OR 43  Unsignalized  A/F  0.97  A/F  1.10 

SW D Avenue/SW 1st Street  All‐Way Stop  A  0.15  A  0.19 

SW C Avenue/SW 1st Street  Unsignalized  A/A  0.04  A/A  0.04 

SW C Avenue/SW 2nd Street  Unsignalized  A/A  0.06  A/A  0.07 

SW B Avenue/OR 43  Signal  C  0.91  D  0.96 

SW B Avenue/SW 1st Street  Unsignalized  A/D  0.35  A/E  0.54 

SW B Avenue/SW 2nd Street  Unsignalized  A/D  0.29  A/E  0.41 

SW A Avenue/OR 43  Signal  C  0.91  C  0.94 

SW A Avenue/SW 1st Street  Signal  B  0.68  B  0.76 

SW A Avenue/SW 2nd Street  Signal  A  0.51  A  0.52 

*Scenario 2 includes project traffic from Areas 1 through 4 
Notes:  LOS = Level of service, V/C = Volume-to-Capacity  
 V/C for unsignalized intersections = v/c for worst street, V/C for signalized intersection = v/c for intersection 
 X/X for unsignalized LOS = Main street worst LOS/Side street (stop control) worst LOS 
 X for all-way stop LOS = Average intersection delay, X for signalized intersections LOS = Average intersection delay 
 Bold = Intersections not meeting jurisdictional standards 
 
As shown in this table, the only intersection operating above a volume to capacity ratio of 1.0 is 
the intersection of SW D Avenue/OR 43. It is important to note that the eastbound movement 
causing the intersection to operate above available capacity is a small fraction of the network 
traffic. Additionally, the traffic added to that intersection from the project is only a small portion 
of the total intersection traffic (7% from Scenario 1 and 14% from Scenario 2) and that the total 
eastbound movement is less than 30 cars. Figure 6 provides a graphical representation of the 
project traffic contribution by intersection for Scenario 1 (Areas 1 and 2) and Scenario 2 
(assumes Areas 3 and 4) and Table 5 provides a summary of the total added project traffic for 
Areas 3 and 4 
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Table 1 – Area 3 and Area 4 PM Peak Hour Trip Generation 

Redevelopment Area  Total Trip Generation 

In  Out  Total 

Area 3 Existing Traffic Removed  (32)  (47)  (79) 

Area 3 Proposed Traffic Added  98  155  253 

Area 3 Net New Traffic  66  109  174 

Area 4 Existing Traffic Removed  (49)  (63)  (112) 

Area 4 Proposed Traffic Added  98  155  253 

Area 4 Net New Traffic  49  92  141 
 
Because the intersection of SW D Avenue/OR 43 is over capacity with Areas 1 through 4 project 
traffic added to the network and because it is not anticipated that any other areas would be 
developed by 2020, no further traffic operations analysis of additional areas was conducted.   
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Additional Traffic Sensitivity Analysis 
Additional sensitivity analysis for the future year 2025 was conducted to determine if any 
additional areas could be redeveloped. All analysis for future years was assumed to be on the 
mitigated street network with optimized signal timings. Table 5 shows a summary of the 2020 
No-Build mitigated network in comparison with the 2025 No-Build mitigated network.  
 
Table 5:  2020 vs. 20205 P.M. Peak Hour Intersection Comparison 

Intersection 
Intersection 
Control 

2020 No‐Build
(Mitigated) 

2025 No‐Build
(Mitigated) 

LOS V/C LOS  V/C
SW D Avenue/OR 43  Unsignalized  A/F  0.90  A/F  2.03 

SW D Avenue/SW 1st Street  All‐Way Stop  A  0.15  A  0.17 

SW C Avenue/SW 1st Street  Unsignalized  A/A  0.04  A/A  0.04 

SW C Avenue/SW 2nd Street  Unsignalized  A/A  0.05  A/B  0.11 

SW B Avenue/OR 43  Signal  C  0.87  D  0.99 

SW B Avenue/SW 1st Street  Unsignalized  A/C  0.24  A/C  0.33 

SW B Avenue/SW 2nd Street  Unsignalized  A/C  0.21  A/D  0.29 

SW A Avenue/OR 43  Signal  C  0.90  D  1.02 

SW A Avenue/SW 1st Street  Signal  B  0.68  B  0.77 

SW A Avenue/SW 2nd Street  Signal  A  0.51  A  0.58 

Notes:  LOS = Level of service, V/C = Volume-to-Capacity  
 V/C for unsignalized intersections = v/c for worst street, V/C for signalized intersection = v/c for intersection 
 X/X for unsignalized LOS = Main street worst LOS/Side street (stop control) worst LOS 
 X for all-way stop LOS = Average intersection delay, X for signalized intersections LOS = Average intersection delay 
 Bold = Intersections not meeting jurisdictional standards 
 
As can be seen in Table 6, by the year 2025 two intersections are above jurisdictional standards 
and are over capacity. This indicates that even with the potential improvements in the study area, 
the transportation network is very sensitive to moderate growth on corridors and would need 
more extensive mitigation to extend beyond a planning horizon of 2025. 

Signal Warrant Analysis 
Signal warrants were evaluated at all unsignalized study intersections to see if they would meet 
signal warrants. As part of this study only p.m. peak hour counts have been collected and 
therefore only signal warrant three (p.m. peak hour) was evaluated. Table 6 provides a summary 
of the results from the warrant analysis for all unsignalized intersections. As can be seen in Table 
6, these intersections do not meet signal warrants. 
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Table 6 – Summary of Signal Warrant Analysis 

2020 No‐Build  2020 Scenario 1  2020 Scenario 2 

Intersection  Warrant Met?  Warrant Met?  Warrant Met? 
SW D Avenue/OR 43  No  No  No 

SW D Avenue/SW 1st Street  No  No  No 

SW C Avenue/SW 1st Street  No  No  No 

SW C Avenue/SW 2nd Street  No  No  No 

SW B Avenue/SW 2nd Street  No  No  No 

 

Mitigation Strategies 
Based on the traffic analysis for downtown Lake Oswego “North Anchor” area potential 
recommendations to accommodate the proposed redevelopment of Areas 1 and 2 (and up to 
Areas 3 through 4) include:  
 

• SW A Avenue/OR 43: add a southbound right turn pocket  
• SW B Avenue/OR 43: restripe the eastbound right turn lane to allow a shared right/left 

turn lane  
 
The analysis in this memorandum focused on a sensitivity of the transportation network for the 
feasibility of the potential redevelopment of the “North Anchor” area. Additional and more 
detailed analysis should be done when, and if, the proposed development is moved forward to a 
development and construction stage because the assumptions in this memorandum related to land 
use or size of development may change over time.  
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Library     

(s.f.)

Hotel         

(s.f.)

Housing    

(s.f.)

Housing     

(units)

Office         

(s.f.)

Retail         

(s.f.)

Parking    

(s.f.)    

Parking    

(stalls)    

Conferencing/ 

Community Space

Public Greenroof/ 

Courtyard

Total

Area 1 60,000 50,600 50,600 64 1,500 2,600 7,500 122,200 *

Area 2 32,200 41 7,300 71,700 200 111,200

Area 3 62,400 79 15,600 30,300 40,300 120 148,600

Area 4 62,400 79 15,600 30,300 40,300 120 148,600

Area 5 62,400 79 15,600 30,300 40,300 120 148,600

Area 6 35,400 45 8,850 14,375 9,300 30 67,925

TOTAL 60,000 50,600 305,400 387 55,650 114,075 201,900 590 2,600 7,500 747,100

Housing as an alternative to hotel in Area 1. Only one or the other.

Number of units corresponding to square footage (not in addition).

Preliminary Lake Oswego Downtown Revitalization Development Program (DRAFT)

Land Uses: Quantities

* Total square footage not including housing in Area 1
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Library (sf) Hotel (sf)
Hotel 
(rooms)

Housing 
(s.f)

Housing 
(units) Office (sf) Retail (sf) In Out Total In Out Total In Out Total In Out Total In Out Total In Out Total

Area 1 60,000 50,600 84 50,600 64 1,500 153 141 295 27 20 47 37 21 58 ‐ ‐ ‐ 11 14 25 228 196 424
Area 2 32,200 41 7,300 ‐ ‐ ‐ ‐ ‐ ‐ 32 18 50 ‐ ‐ ‐ 17 22 39 49 40 89
Area 3 62,400 79 15,600 30,300 ‐ ‐ ‐ ‐ ‐ ‐ 40 23 63 16 80 96 41 53 94 98 155 253
Area 4 62,400 79 15,600 30,300 ‐ ‐ ‐ ‐ ‐ ‐ 40 23 63 16 80 96 41 53 94 98 155 253
Area 5 62,400 79 15,600 30,300 ‐ ‐ ‐ ‐ ‐ ‐ 40 23 63 16 80 96 41 53 94 98 155 253
Area 6 35,400 45 8,850 14,375 ‐ ‐ ‐ ‐ ‐ ‐ 33 18 51 15 74 89 25 31 56 72 123 196
Total 60,000 50,600 84 305,400 387 55,650 114,075 153 141 295 27 20 47 222 125 347 64 313 378 177 225 403 644 825 1,469

Sp Retail 
(sf)

Gen Office 
(sf)

Med Office 
(sf)

Hair Salon 
(sf)

High 
Turnover 
Resturant 

(sf) In Out Total In Out Total In Out Total In Out Total In Out Total In Out Total

Area 1 18,700 14,500 ‐ ‐ ‐ 29 37 66 16 79 95 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐ 45 116 161
Area 2 ‐ ‐ 7,650 3,700 6,500 ‐ ‐ ‐ ‐ ‐ ‐ 8 21 29 1 4 5 43 30 72 52 56 106
Area 3 20,000 ‐ ‐ 6,500 ‐ 31 39 69 ‐ ‐ ‐ ‐ ‐ ‐ 2 8 9 ‐ ‐ ‐ 32 47 79
Area 4 37,800 49 63 112 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐ 49 63 112
Total 76,500 14,500 7,650 10,200 6,500 109 139 248 16 79 95 8 21 29 3 12 15 43 30 72 179 281 459

Total

Proposed Land Use

Existing Land Use

Specialty Retail Center 
(814)

General Office Building 
(710)

Medical‐Dental Office 
Building (720) Hair Salon (918)

High‐Turnover (Sit‐
Down) Restaurant 

(932) Total

Library (590)  Hotel (310) 

Residentail 
Condo/Townhome 

(230) 
General Office Building 

(710)
Specialty Retail Center 

(814)
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M E M O R A N D U M  

DATE:  September 21, 2010 (updated September 29, 2010) 

TO:  Dave Leland, Leland Consulting Group 

CC:  Jane Blackstone, City of Lake Oswego 

FROM:  Andrew Haliburton 

RE:  Lake Oswego North Anchor Feasibility Study    PROJECT NO.:  310046  

 

           

PURPOSE 
To review existing public and franchised utilities for the proposed North Anchor redevelopment area 
by gathering information from available records, performing feasibility‐level existing conditions 
assessment, capacity impacts and to comment on opportunities and constraints concerning utility 
infrastructure needed to support potential redevelopment. 
 
STUDY AREA 
This utility study is centered on the south half of Block 30, Lake Oswego – bounded by C Avenue and B 
Avenue, and by First Street and State Street. 
 
This review also covers the adjacent area of direct influence, loosely bounded by C Avenue and A 
Avenue, to the north and south respectively; and by State Street and Second Avenue, to the east and 
west.  To the extent that gravity‐flow utilities (wastewater and stormwater) can convey flows across 
the study area from upstream areas of the contributing basin, the whole catchment is considered.   
 
DOWNTOWN GRID 
City block frontage is 400’ along the long axis (north‐south) and 260’ along the short axis (east‐west).  
The short side (120’+20’+120’) is broken by a 20’‐wide mid‐block service alley which is dedicated 
public right‐of‐way.  The mid‐block alleys are named after the street lying to the west, so the alley 
lying between State Street and First Street is 1st Alley (“first” is written out for streets and abbreviated 
for alleys to help differentiate between them). 
 
The alleys are the primary utility corridor for the following utilities: sanitary sewer, stormwater, gas, 
overhead power and telecom.  The alleys also serve as primary commercial delivery entrance and 
garbage/recycling services. 
 
Streets in the downtown grid typically have a 60‐foot right‐of‐way width.  First Street has an 80‐foot 
right‐of‐way width. 
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OPPORTUNITIES & CONSTRAINTS – DOWNTOWN UTILITIES 
 
A significant influence on the redevelopment potential of downtown blocks is the existing twenty‐
foot‐wide mid‐block service alleys.  If the programming needs of a new development project require 
more than 120 feet along the short side (for example Lake View Village), then vacation of the mid‐
block alley may become necessary.  Experience shows that this can be achieved through a 
combination of utility relocations and otherwise accommodating the service and access functions of 
the alley. 
 
OPPORTUNITIES 

• 1st Alley provides access and circulation for businesses and garbage/recycling services. 
• Multiple options exist for relocating gravity lines in 1st Alley around a North Anchor footprint. 
• First Street has an 80‐foot‐wide right‐of‐way. 
• First Street accommodates fewer existing utilities than 1st Alley. 
• First Street could be described as not fully utilized, as a potential utility corridor, although 

significant street improvements were recently completed and would be impacted by running 
additional utilities in this right‐of‐way. 

• Opening a corridor between State Street and First Street, as an extension of the existing open 
lot used for parking, offers significant potential for utilities. 

• It would be possible to vacate 1st Alley through the north half of Block 49 (Study Area 4) for 
development, providing utilities could be relocated either into the corridor identified above, 
or into State Street.  However, it would not be possible to extend this vacation into the 
southern half of this block (Study Area 6) due to critical utilities serving the Lake View Village 
development.  

 
CONSTRAINTS 

• 1st Alley is an important utility corridor for sewer, storm, gas, overhead power and telecom. 
• C Avenue does not connect to State Street due to grade difference and private development. 
• The open lot fronting State Street, between A and B Avenues, is a vital utility corridor. 
• The missing link of C Avenue between State Street and 1st Alley necessitates the utilization of 

1st Alley for local access and circulation both north of, and south of, C Avenue. 
• The gravity flow utilities are the most challenging to relocate.  Two issues of primary concern 

are the property service connection point (location and depth), as well as the depth of the 
main line to which the lateral is connected. 

• New structure can be built over existing utilities, but this requires large side and overhead 
clearances to be designed for maintenance/repair work, as well as access easements and 
agreements recorded against respective property.  This is a significant encumbrance to 
development of a large footprint.  An example of this can be seen at 3rd Alley on the north 
side of B Avenue. 

• The preferred solution is to re‐route utilities around the development and to vacate the 
existing right‐of‐way so new development is unencumbered. 
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SUMMARY OF EXISTING INFRASTRUCTURE 
 
WASTEWATER 
An  8”  sanitary  sewer  line  runs  along  2nd Alley on western boundary of development  area.   An 8” 
sanitary  line runs along First Street  into development area  from the north and turns to run along B 
Avenue.   This 8” sanitary  line runs along B Avenue from First Street to 1st Alley.   An 8” sanitary  line 
runs into development area along 1st Alley between C Avenue and A Avenue.  From this 8” line in 1st 
Alley,  a 12”  line  runs eastward,  crosses  State  Street between A Avenue  and B Avenue,  and heads 
north to Tryon Creek Wastewater Treatment Plant. 
 
Most of these  lines date from around 1936.   They are clay pipes  in fair condition with moderate to 
steep  slopes.    Initial  calculations  indicate  that  capacity  is  not  a  limiting  factor.    It  has  been 
demonstrated that a cost‐effective approach to extending the working life of these pipes and reduce 
I&I (infiltration and inflow) is in‐place lining with PVC. 
 
Multiple options exist to relocate existing 8” sanitary sewer  lines  in 1st Alley around a North Anchor 
development footprint: 
 

o Option A: A new 8” sanitary sewer  line along  the north boundary of  the North Anchor 
development  can  redirect  the  sanitary  sewer  in  1st  Alley  to  the  existing  sanitary  line 
flowing north on State Street.   The  location of  the pipe  in relation  to  the property  line 
would  depend  on  if  the  land  owner  of  Tax  Lots  540/544,  to  the  north,  would  be 
amenable to having the  line (and easement) placed on their property.    If an agreement 
cannot  be made with  the  owner  of  that  property  (or  if  the  existing  building  on  that 
property  limits the feasibility of that  location), the sewer  line could be placed under an 
overhanging portion of the new development.   The estimated construction cost for this 
improvement option  is approximately $80,000, excluding design  fees, other associated 
utility  relocations, permits  and property  acquisition/easement  costs.   This option does 
have the potential to impact the North Anchor development by reducing the footprint of 
the first story.   

 
o Option B: A new 8” sanitary sewer line flowing north in 1st Alley can redirect the existing 

southerly sanitary  flows towards an existing sanitary  line  flowing north on State Street.  
The open Tax Lot 600 on State Street (opposite C Avenue) could be utilized for this new 
sewer line, if an agreement can be made with the owner of that tax lot.  This option does 
not constrain  the  first  story  footprint of  the North Anchor project as Option A has  the 
potential  to  do.    The  estimated  construction  cost  for  this  improvement  option  is 
approximately  $90,000,  excluding  design  fees,  other  associated  utility  relocations, 
permits and property acquisition/easement costs. 

 
o Option C: A new 8” sewer line could be routed around the North Anchor by running west 

to  First  Street,  south  on  First  Street  to  connect  and  combine with  the  existing  sewer 
crossing B Avenue diagonally from First Street to 1st Alley (Estimate approx. $160,000). 
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STORMWATER  
The surface slope of the downtown is generally down from NW to SE.  A 10” storm drain runs through 
2nd Alley to a manhole on B Avenue.  In 1st Alley, between B Avenue and C Avenue, a footing drain and 
roof drain run parallel  into a catch basin, which connects  to a manhole on B Avenue.   A 12” storm 
drain carries storm water from catch basin in 1st Alley between B Avenue and C Avenue to a manhole 
on B Avenue.  A 12” storm drain runs along B Avenue between 2nd Alley and 1st Alley; then becomes 
18” storm drain between 1st Alley and State Street. Several catch basins exist on State Street near B 
Avenue and carry water to 18” storm drain running along State Street. 
 
The B Avenue Storm Drain  Improvement Project  is an unfunded project on the City’s CIP  list.    If the 
North  Anchor  project  occurs  before  the  storm  drain  is  rebuilt,  the  development  project  should 
include an appropriate proportion of the storm drain  improvements.    It should be assumed that all 
inlets  and  catchbasins  in  the  public  right‐of‐way  will  need  to  be  relocated  as  part  of  public 
improvements associated with the downtown revitalization area. 
 
Records  show  that  the  existing  storm  lines  in  First  Street  and  B  Avenue  pre‐date  1969,  but  their 
condition  is unknown.   The entire downtown revitalization area has been developed and represents 
nearly 100 percent  impervious  surfaces, generating  runoff  that  is untreated and unrestrained.   For 
the  purposes  of  this  study,  any  new  development will  have  a  positive  impact  on  capacity  of  the 
existing stormwater system through the use of contemporary stormwater management BMPs  (best 
management practices) for low‐impact development.  
 
Anticipated  storm  drainage  service  for  the  North  Anchor  development  is  similar  to  the  scope  of 
sanitary  sewer  relocation work described above.   Some economy can be achieved by  installing  the 
storm lines concurrent with the sanitary sewer lines. 
 

o Option A: A  new  8”  storm  sewer  line  along  the  north  boundary  of  the North Anchor 
development  can  redirect  the  drainage  flowing  south  on  1st  Alley  to  the  storm main 
flowing south on State Street.   The  location of  the pipe  in relation  to  the property  line 
would  depend  on  if  the  land  owner  of  Tax  Lots  540/544,  to  the  north,  would  be 
amenable to having the  line (and easement) placed on their property.    If an agreement 
cannot  be made with  the  owner  of  that  property  (or  if  the  existing  building  on  that 
property  limits the  feasibility of that  location), the storm  line could be placed under an 
overhanging portion of the new development.   The estimated construction cost for this 
improvement option  is approximately $20,000 (assuming economy of construction with 
sewer improvements), excluding design fees, other associated utility relocations, permits 
and property acquisition/easement costs.  This option does have the potential to impact 
the North Anchor development by reducing the footprint of the first story. 
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o Option B: A new 8” storm sewer  line flowing north  in 1st Alley can redirect the existing 
southerly drainage  flows  towards an existing  storm  line  flowing north on  State  Street.  
The open Tax Lot 600 on State Street (opposite C Avenue) could be utilized for this new 
storm line, if an agreement can be made with the owner of that tax lot.  This option does 
not constrain  the  first  story  footprint of  the North Anchor project as Option A has  the 
potential  to  do.    The  estimated  construction  cost  for  this  improvement  option  is 
approximately $48,000  (assuming economy of construction with sewer  improvements), 
excluding  design  fees,  other  associated  utility  relocations,  permits  and  property 
acquisition/easement costs. 

 
o Option C: A new 8” storm line could be routed around the North Anchor by running west 

to First Street,  then south on First Street  to connect with other storm  lines  lying at an 
appropriate depth (deeper than typical storm lines; Estimate approx. $40,000). 

 
WATER 
A 6” water main runs along First Street through project area.  This line was recently replaced between 
A Avenue and B Avenue with the recent First Street  improvements.   A 6” main runs on State Street 
along the frontage of Block 49, between A Avenue and B Avenue.  A 12” main also runs along the east 
side of State Street.  An 8” main runs along B Avenue through development area. 
 
Records show water mains are ductile  iron and their condition  is understood to be satisfactory and 
would need to be verified.  It should be assumed that the City will want to replace the 6” main in First 
Street north of B Avenue if and when public improvements are made on this street. 
 

o The  anticipated  development  does  not  impact  the  existing water  distribution  system; 
however the fire marshal may require fire flow demands from the project to be modeled.  
This model would assess  the existing  system’s performance during  the event of a  fire, 
and may indicate that pipe upgrades in the vicinity of the project are necessary to sustain 
required pipe pressures. 

 
o The estimated cost of water main replacement in First Street is $45,000. 
 
o Three  fire hydrants  (two on State Street and one on First Street) and one private FDC 

(Fire Department Connection) lie within the project area and would be impacted by new 
construction.    The  estimated  relocation  cost  for  these  three  hydrants  and  one  FDC  is 
$22,000. 

 
o One additional fire hydrant may be required along First Street between B Avenue and C 

Avenue.  The estimated cost for this hydrant and its service line is $28,000. 
 
o Additionally, up  to  three new FDCs  can be anticipated  for  the new development.   The 

estimated construction cost for 3 FDCs with backflow check valves is $15,000.  However, 
this  cost  doesn’t  include  typical  primary  fire  protection  connection  comprising  Fire 
Department  Double  Detector  Check  assembly  and  vaults.    If  these  items  are  not 
budgeted for elsewhere, this cost estimate should be increased to $75,000. 
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FRANCHISED UTILITY NETWORKS 
o 360 Networks has underground facilities  in a fiber optics duct bank running down State 

Street, at about 9 feet west of the center of road. Bank  includes 12 x 1.25” HDPE ducts 
contained in 4 x 4” PVC. No conflicts are anticipated. 

o Level 3 has underground  fiber optic  cables  running down  State  Street  at  about 9  feet 
west of center of road. Cables are contained in a 1.5” HDPE duct which is contained in 4 ‐ 
4” PVC.  No conflicts are anticipated. 

o Comcast has aerial facilities running along east side of State Street, west side of 1st Alley, 
south  side  B  Avenue,  and  south  side  of  C  Avenue.  Relocation  underground  of  aerial 
facilities is proposed along 1st Alley between A Ave and C Ave, along B Ave between State 
Street and 2nd Street, and along 2nd Alley between A Ave and C Ave.   Comcast also has 
underground facilities scattered throughout the project area, most of which reside in 2nd 
Alley and 3rd Alley, between B Avenue and C Avenue.  

o PGE has  transmission  circuits along east  side of State Street,  south  side of A Ave, and 
south side of B Ave. Transmission lines also in 1st Alley and 2nd Alley, between B Ave and 
C Ave.  

o Qwest has underground facilities located along B Ave from State Street to 2nd Alley, along 
2nd Alley between B Ave and C Ave, along  First  Street between B Ave and C Ave, and 
along 1st Alley between B Ave and A Ave. 

o The cost to underground utilities in a developed urban setting is high.  Smaller franchise 
utilities can cost about $225 per foot to underground.  Larger utilities, such as PGE with 
high  voltage  and  transmission  line  requirements,  can  cost  about  $450  per  foot  to 
underground.  Some economy of scale can be achieved by installing both the smaller and 
larger  utilities  below  ground  concurrently;  however  this  requires  a  detailed  level  of 
design before determining accurate costs.  For the purposes of this feasibility study, the 
construction  costs  for  undergrounding  of  existing  aerial  utility  lines  could  range  from 
$800,000  to  $1,400,000,  excluding  design  fees,  permits  and  any  property 
acquisition/easement costs. 

o NW Natural has major gas  lines running  in 1st and 2nd Alley between A Ave and C Ave.  
Relocation of a 4” section of gas line running through project area between B Ave and C 
Ave  in 1st Alley  is proposed.   To maintain adequate gas pressures  in  the  lines, a 4” gas 
main will likely need to be extended through 1st Street, between B Ave and C Ave.   The 
estimated  construction  cost  for  this  improvement  option  is  approximately  $55,000, 
excluding design fees, other associated utility relocations and permits. 

o Portland and Western Railroad has railroad  tracks parallel and  just  to  the east of State 
Street.  No conflicts are anticipated.  This study assumes that existing utility crossings of 
the railroad tracks will be utilized. 

 
COST ESTIMATE INFORMATION 
The  cost  estimates  provided  in  this  study  are  very  preliminary  and  intended  for  feasibily‐level 
discussion purposes.   Cost estimates with a higher  level of  confidence would necessarily  require a 
more detailed definition of project area and assessment of existing  infrastructure.   Since the  library 
portion of the project  is a public facility, utilities  located within the right of way may be required to 
relocate their facilities at their own expense.  This would be a topic to elevate in discussions with the 
City of Lake Oswego. 
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Draft - EXECUTIVE SUMMARY - Draft 
2010 Downtown Parking Study 

 
I. PURPOSE  
 
To derive objective information and data necessary to develop and implement a comprehensive, 
effective and workable parking management plan for Downtown Lake Oswego.  To maximize the 
parking supply and strategically support the development of a vibrant, growing and attractive 
destination for shopping, working, living, recreation and entertainment. 
 
II. STUDY AREA 
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III. FORMAT OF THE PARKNG SUPPLY 
 

On-street parking format 
 

 Of the total 777 stalls, 415 spaces (or 53%) are No Limit stalls. This is a very high percentage of the 
on-street system dedicated to long-term use in a downtown setting.   

 Stalls more generally associated with visitor needs (1 and 2-hours) make up just 35.6% of the on-
street supply, with 122 1-hour stalls (15.7%) and 155 2-hour stalls (19.9%).   

 With seven different stall designations, the relatively small supply of on-street parking in the 
downtown could be perceived as confusing to first time visitors to the downtown and seems to be 
formatted to favor long-term (possibly employee) parking.   

 

Parking Inventory – Downtown Study Zone 

Downtown Lake Oswego Parking Stall Breakout 

On-Street Stalls by Type Number of Stalls % of Total Stalls 

15 minutes 3 <1% 

1 hour 122 15.7% 

2 hours 155 19.9% 

4 hours 74 9.5% 

6 hours 6 <1% 

No Limit 415 53.4% 

Electric Vehicles Only 2 <1% 

On-Street Parking Stalls 777 100% 

Public Off-Street Stalls (5 sites) 532 24.5% 

Private Off-Street Stalls (87 sites) 1,637 75.5% 

Total Off-Street Parking Stalls 2,169 100% 

Total Supply Surveyed 2,434  

 
Off-street parking format 
 
A total of 2,169 off-street stalls were surveyed in 92 facilities.   

 

 Within this supply, the City owns 532 stalls distributed across 5 sites. This represents approximately 
24.5% of the off-street supply. 

 The remaining 1,637 stalls are dispersed throughout the downtown on 87 structures and/or surface 
lots that are privately owned.  This puts about 75.5% of off-street supply in private control, which is 
not unusual, but means strategic opportunities for shared use agreements and managing existing 
supply through centralized and consolidated programming becomes more complex. 
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IV. UTILIZATION AND OCCUPANCY 
 
On-street – Entire Study Zone 
 

 The highest peak hour for the on-street inventory in the downtown was between 2:00 and 3:00 PM. 
At this hour, nearly half (49.3%) of the surveyed stalls in the study area were occupied.   

 During the 2:00 – 3:00 PM peak hour, 383 on-street stalls are occupied leaving 394 empty stalls 
available within the downtown.   

 The average time stay for all on-street parkers is 2 hours and 22 minutes. 

 Average length of stay by users is stalls designated 1-hour (1 hr/19 minutes) exceeds the posted 
limit. 

 Parking is readily available on-street throughout the day, with some pockets of high occupancy on 
specific block faces (though those block faces are generally adjacent to blocks with available 
parking).    

On-Street Parking Summary by Time Stay 

Downtown Lake Oswego Parking Study Area – On-Street Stalls Only 

Type of Stall # of Stalls Peak Hour 
Peak 

Occupancy 
Vehicles 
Parked 

Stalls 
Available 

(empty) 

Average 
Length of 

Stay 

All Stalls 777 
2:00 – 3:00 

pm 
49.3% 383 394 2 hr/ 22 min 

Usage by Time Stay 

15 minutes 3 Noon – 1 PM  100% 0 0 N/A 

1 hour 122 Noon  – 3 PM  44.3% 54 68 1 hr/ 19 min 

2 hours 155 11 PM - Noon 51.6% 80 75 1 hr/ 26 min 

4 hours 74 2 PM – 3 PM 58.1% 43 31 2 hr/ 32 min 

6 hours 6 10 AM – 3 PM 100% 6 0 3 hr/ 43 min 

No Limit 415 1 PM – 2 PM 52.0% 216 199 3 hr/ 51 min 

Electric 
Vehicle  

2 N/A 0% 0 2 N/A 
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Private Public

Off-Street Parking Summary – Entire Study Area 

 
A combined total of 2,169 off-street parking stalls were surveyed hourly within the study area.   

Table 5 
Off-Street Parking Summary  

Type of Stall # of Lots # of Stalls Peak Hour Peak Occupancy 
Stalls Available 

(empty) 

All Stalls 92 2,169 1:00 – 2:00 pm 61.6% 832 

Usage by Type 

Private Lots 87 1,637 1:00 – 2:00 pm 57.6% 694 

Public Lots 5 532 1:00 – 2:00 pm 74.1% 138 

 

 The overall occupancy of the off-street system within the downtown study area is 62% at the peak 
hour of 1:00 – 2:00 PM. 

 The combined off-street system is underutilized, having an abundance of available parking, totaling 
832 stalls during the peak hour. 1   

 The majority of available supply is in private ownership, which may involve conversations and 
partnerships with private owners to manage underutilized parking into a system of more efficient 
use (e.g., shared use agreements). 

 
Figure E 

Off-Street Occupancy by Hour of Day 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                           
1
 When combined with the on-street system, approximately 1,250 total stalls are empty and available at the peak hours in 

downtown Lake Oswego. 
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VI. HIGH OCCUPANCY NODE 
 

 
 
On-street – High Occupancy Node 
 
The High Occupancy Node is very small (92 stalls total) and like the larger downtown favors No Limit 
Parking stalls (which comprise 63% of all on-street parking in this node).  One-hour stalls make up 29.3% 
of the remaining on-street supply (27 stalls) and there are two, 2-hour stalls.  The high number of No-
Limit stalls is unusual in an area that appears to strive for high retail activity and active street frontage 
for business. 

 

Downtown Lake Oswego Parking Stall Breakout – High Occupancy Node 

On-Street Stalls by Type Number of Stalls % of Total Stalls 

1 hour 27 29.3% 

2 hours 2 7.6% 

No Limit 58 63.0% 

On-Street Parking Stalls 92 100% 

 

 The peak hour is between 12:00 to 1:00 PM for the on-street system in this node.  At this hour, 
84.8% of the 92 parking stalls are occupied.   

  

100%  –   85%   
84 %  –   7 5%   
74 %  –   6 5%   
<64 %   
No parking   

On - Street Peak Hour Occupancies   
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 Even though this is a very small node, this is a significant increase in peak occupancy when 
contrasted to the larger study area, which tops out at 49.3. 

 The overall node maintains an average length of stay of 2 hours and 17 minutes, which is a little less 
than the overall downtown average of 2 hours and 22 minutes.   

 As with the larger study zone, the overall duration of stay average is influenced by the number of 
No-Limit stalls, which actually have a much longer average than the rest of the downtown (4 hours 
and 17 minutes versus 3 hours and 51 minutes).  This may not be compatible with the type of 
downtown retail/restaurant uses that characterize this sector of the downtown.   

 Despite the small number of stalls on-street, this node contains two off the largest off-street 
facilities within the study zone, comprising a combined 492 stalls.  The ability to capture more of this 
supply for longer term stays would likely facilitate turnover rates that are more supportive of retail. 

 

Downtown Lake Oswego Parking Study Area – High Occupancy Node 

Type of Stall # of Stalls Peak Hour 
Peak 

Occupancy 

Stalls Available 

(empty) 

Average Length 
of Stay 

All Stalls  92 12:00 – 1:00 PM  84.8% 14 2 hr/ 17 min 

Usage by Time Stay 

1 hour 27 
12:00 – 1:00 PM 
2:00 – 3:00 PM 
4:00 – 5:00 PM 

88.9% 3 1 hr/19 min 

2 hours 7 
3:00 – 4:00 PM 

6:00 – 7:00 PM 
85.7% 1 1 hr/ 23 min 

No Limit 58 12:00 – 1:00 PM 84.5% 9 4 hr/ 17 min 

 
Off-street – High Occupancy Node 
 

 The Node contains 554 of the total 2,169 off-street parking stalls in the larger study area, 
approximately 26% of the total off-street supply.   

 The combined public/private off-street peak hour occupancy in the Node of Highest Occupancy is 
65.5%, leaving 191 stalls empty and available. 

 One-quarter of all off-street parking is located within the boundaries of the High Occupancy Node, 
presenting an opportunity to move employees currently parking on-street in the Node to 
conveniently located and proximate off-street options. 

 

High Occupancy Node - Off-Street Parking Summary  

Type of Stall # of Lots # of Stalls Peak Hour Peak Occupancy 
Stalls Available 

(empty) 

All Stalls 6 554 1:00 – 2:00 PM 65.5% 191 

Usage by Type 

Private Lots 5 199 9:00 – 10:00 AM 63.8% 72 

Public Lots 1 355 1:00 – 2:00 PM 68.5% 112 
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VI. KEY FINDNGS 
 
On-street 
 
 The time stay format of on-street parking tends to favor long-term parking.  This may not be the 

ideal format in the future as efforts to grow/expand ground level retail/restaurant activity are 
pursued. 

 The peak hour is between 2:00 – 3:00 PM.  At this time, 383 on-street stalls are occupied leaving 394 
empty stalls available within the downtown.   

 The average time stay for all on-street parkers is 2 hours and 22 minutes. 

 The average duration of stay by user in stalls designated 1-hour (1 hr/19 minutes) exceeds the 
posted limit.  This suggests that 1-hour stalls may not be appropriate for on-street parking 
downtown. 

 Parking is readily available on-street throughout the day, with some pockets of high occupancy on 
specific block faces (though those block faces are generally adjacent to blocks with available 
parking). 

 
Off-street 
 

 There is an abundance off-street parking within the downtown at this time.  In the peak hour, 832 
stalls are empty and available in lots throughout the study area.   

 Within the High Occupancy Node, there are 191 empty and available stalls during the peak hour.   
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 The overall occupancy of the off-street system within the downtown study area is 62% at the peak 
hour of 1:00 – 2:00 PM. 

 The majority of available supply is in private ownership, which may involve conversations and 
partnerships with private owners to manage underutilized parking into a system of more efficient 
use (e.g., shared use agreements). 

 
VI. SUMMARY 
 
The data analysis of the Lake Oswego parking inventory indicates that the system is operating at a 
moderate level of capacity.  Turnover falls below the standard generally established for an area 
aggressively supporting ground level retail.  Also, data suggests that there is an abundant supply of 
available parking distributed throughout the downtown.  At the peak hour there are approximately 
1,250 empty stalls in the combined on/off-street supply.   
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Introduction 

 

 
In June 2010, LORA staff requested financial analysis to update projections of 
anticipated tax increment revenue and debt capacity for strategic planning purposes 
related to a presupposed set of redevelopment projects for the East End Urban Renewal 
District.  
 
A. Andrew Parks, CPA, a project team member working on the Lake Oswego North End 
Downtown/Library Feasibility Study led by Leland Consulting Group, has worked 
closely with LORA and City staff to complete the analysis. A set of reasonable 
assumptions, debt terms, project cost or funding estimates and estimated project timing 
were used to develop several financial forecast alternatives and models to assist staff, the 
LORA Board and City Council in their decision-making.  
 
The report is organized to include an executive summary followed by documentation of 
the current status of maximum indebtedness, existing urban renewal debt, property taxes, 
policy issues, taxable assessed value (TAV) analysis, project descriptions and funding 
sources and detailed financial proformas. 
 
Executive Summary 
 
Based upon assumptions utilized, the Agency’s net available debt capacity through fiscal 
year 2014-15 is projected to range between $22 million and $62 million. The low range 
estimate of $22 million represents a “worst case” projection that assumes there is no 
development in the District, thereby limiting annual increases in taxable assessed value 
(TAV) to three percent (3%) annually, and the Agency issues revenue bonds with a 
maturity of fifteen years with true interest cost of four and one-half percent (4.5%), 
providing a debt coverage ratio (DCR) of 1.25, and a one-year debt service reserve. The 
high range estimate of $62 million assumes development activity in the District is 
consistent with prior years activity resulting in annual increases to TAV of nearly seven 
percent (6.85%) with the Agency issuing full faith and credit (FF&C) obligations with a 
maturity of twenty-five years with true interest cost of four and one-half percent (4.5%), 
and a DCR of 1.0. 
 
In the analysis, funding capacity is most significantly impacted by: a. the type of debt 
used to fund projects and programs, b. the change in the amount of increase in property 
taxes, and c. utilizing the full amount of property taxes and not excluding City staff cost 
costs associated with project development and program management. Net debt capacity 
increases approximately seventy-three percent (73%) when FF&C obligations are used 
instead of urban renewal revenue bonds in fiscal year 2011. Net debt capacity is 
increased approximately six percent (6%) in fiscal year 2011 increasing to twenty-nine 
percent (29%) in fiscal year 2015 if TAV increases by its historical average rate of 
approximately seven percent (6.85%) compared to the no development assumption of 
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three percent (3%) annual increases to TAV. Using the full amount of property taxes 
received and not excluding City staff costs to determine funding available to support debt 
service increases debt capacity by approximately sixteen percent (16%). 
 
Net debt capacity was compared to the estimated urban renewal funding of LORA 
projects and programs during the next five and ten years. The comparison reflects net 
debt capacity under several alternatives relative to a draft schedule of funding for 
potential redevelopment projects the Agency may fund during the next several years. 
These projects, provided by Agency staff, are: 

 
• Portland to Lake Oswego Streetcar Project 
• North Anchor Library and Mixed-Use Development Project 
• North Anchor Parking Structure Project 
• B Avenue Street Improvements 
• Lakefront Park – phase II 
• Other redevelopment projects 

 
All projects are listed in the 2004 LORA East End Redevelopment Plan.  (Note that the 
Streetcar Project will likely require a modification to the existing Transit Center/Streetcar 
Service project description in the Plan.)  As projected by staff, the total funds from the 
Agency for these projects during the next five years (fiscal years ending in 2011-2015) is 
$48 million.  City contractual services and operating costs for this same period are 
estimated to be $3.3 million. 
 

Schedule of Potential Projects – FYE 2011-2015 
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Several alternative financial proformas were prepared utilizing the project schedule 
above.  Revenue amounts varied given the change in TAV and resulting change to 
property taxes. The amount of debt issues varied depending on the debt capabilities given 
the bond type and property tax revenue. The analysis indicates the Agency can expect a 
funding gap of up to $22 million if it utilizes revenue bonds and realizes no increase in 
TAV from new development during the five-year period of fiscal year 2011-2015.  
 
The Agency can expect to have the capacity to fully fund the projects and programs 
above if it were to utilize FF&C obligations with growth in TAV from new development 
of approximately two percent (1.93%, or one-half the historical average) annually. The 
following table reflects a summary of the findings, including funding gap and whether or 
not the Agency will meet the stated debt coverage ratio requirement, from the various 
alternative sources (property taxes, interest and debt issues) and uses (capital projects, 
other costs, debt service and debt service reserve funding) given the various assumptions 
noted.  
 
Additionally, following the table are three graphs that show the Agency’s debt capacity 
given a no growth, mid-growth, and historical growth environment with three different 
debt issue assumptions: FF&C obligations with 25 year maturity and 1.0 DCR, FF&C 
obligations with 25 year maturity and 1.25 DCR, and revenue bond with 15 year 
maturity, 1.25 DCR and one-year debt service reserve. The graphs also show the 
Agency’s amended plan remaining maximum indebtedness and the cumulative costs for 
potential projects, programs and administrative support. 
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Lake Oswego Redevelopment Agency  
Summary of Sources Uses Financial Projections 
 
Assumptions and definitions 
$51.4 Million in projects and programs FY 2011 – FY 2015 
2 bond issues, FY 2012 and FY 2014 
Refund existing taxable bonds in FY 2011 
Refund existing tax-exempt bonds in FY 2012 
 
Taxable Assessed Value (TAV) Growth 
Min – existing TAV increases three percent (3%) annually, no growth from development 
Mid – existing TAV increases three percent (3%) annually, plus increase from new 
development of nearly two percent (1.93%) annually (one-half of average past ten years) 
Historical- existing TAV increases three percent (3%) annually, plus increase from new 
development at nearly four percent (3.85%) annually  
 
Definitions 
FFCO – Full Faith and Credit Obligations, twenty-five year term  
Rev – Revenue Bonds, fifteen-year term 
DCR – Debt coverage ratio 
Funding Gap – shortfall of debt capacity to complete projects/programs by end of fiscal 
year 2015 and maintain the stated debt coverage ratio 
 
 
 
 
Scenario 

 
TAV 

Growth 
assumptions 

 
Debt Term 
Years and 

Credit Type 

 
Debt 

Interest 
Rate 

 
 
 

DCR 

 
Meet all 

DCR 

Funding 
Gap to 

meet DCR 
(millions) 

1 Min 15 – Rev 4.5% 1.25 Yes $ 21 
 

2 
 

Min 
 

25 - FFCO 
 

4.5% 
 

1.25 
No, 

4 yrs 
low of 
1.15 

 
$  3 

 
3 

 
Min 

 
25 – FFCO 

 
4.50% 

 
1.00 

 
Yes 

 
$  0 

 
4 

 
Mid 

 
15 – Rev 

 
4.50% 

 
1.25 

 
Yes 

 
$ 17 

 
5 

 
Mid 

 
25 - FFCO 

 
4.50% 

 
1.25 

 
Yes 

 
$   0 

 
6 

 
Mid 

 
25 - FFCO 

 
4.50% 

 
1.00 

 
Yes 

 
$   0 

 
7 

 
Historical 

 
15 – Rev 

 
4.50% 

 
1.25 

 
Yes 

 
$ 12 

 
8 

 
Historical 

 
25 - FFCO 

 
4.50% 

 
1.25 

 
Yes 

 
$   0 

 
9 

 
Historical 

 
25 – FFCO 

 
4.50% 

 
1.00 

 
Yes 

 
$   0 
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Current Status of Maximum Indebtedness 
 
As of June 30, 2010, the Agency has $62.9 million remaining of its authorized maximum 
indebtedness ($93.8 million). Of this amount, $51.1 million is allocated to projects and 
$11.8 million to administrative and other costs.  
 

The estimated urban renewal funding associated with the projects noted above total 
$48.66 million, leaving a balance of approximately $2.43 million for other projects and or 
programs. Additionally, the estimated administrative and other costs to carry out and 
complete the projects and programs noted above are approximately $4.5 million, leaving 
a balance of approximately $7.3 million that may, through plan amendments, be 
reallocated. 
 
Existing Urban Renewal Debt 
 
The Agency issued $17.395 million of variable rate securities in 2005. As of June 30, 
2010 there remains a balance of $14.345 million, $4.68 million taxable and $9.665 
million tax-exempt. The expectation at the time of issuance was that fixed rate securities 
would be issued when credit market conditions were favorable and or additional 
securities were necessary to fund projects. There is no prepayment penalty. The Agency’s 
existing outstanding debt and its scheduled principal amortization (in thousands) is 
below. 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Existing Cash Balances 
 
The Agency has an unaudited ending cash balance between its Construction Fund and its 
Debt Service Fund of approximately $7.0 million. In all financial models and alternatives 
cash is used to call and repay existing taxable debt in fiscal year 2011-12 ($4.68 million). 
 
Property Taxes 
 
The Agency’s tax levy in fiscal year ended June 30, 2010 of $3.268 million reflects an 
increase of 84.7% since fiscal year ended June 30, 2004. This is an average annual 
increase of 10.7%. This is due to new development and annual increases to taxable 
assessed value (TAV) of existing developed properties. A significant factor of the tax 
levy increase is attributable to the increase in TAV on the “frozen base” of $45.8 million. 
In fiscal year 2003-04, approximately thirty percent (30%) of the tax levy increase was 
due to increased TAV on the “frozen base” amount. In fiscal year 2009-10 the impact of 
TAV increases on the “frozen base” is approximately twenty percent (20%). As the 
assessed value of the district continues to increase, the impact of increases on the frozen 
base will diminish, and thus the pace of increase in the tax levy will as well. 
 
Urban Renewal Property Taxes 
FYE 1989 - 2022  (1989 – 2010 actual, 2011 – 2022 forecast scenarios) 
(amounts in thousands) 
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Policy Issues 
 
In addition to the various projects identified and associated administrative issues, e.g., 
potential plan amendments to implement some of the projects, the amount of available 
funding in the next several years varies considerably depending on policy decisions of the 
City Council related to debt. Specifically, a. whether or not to use the City’s full faith and 
credit to enhance the security or not, b. if using the City’s FF&C what should the debt 
policies between the City and LORA be, e.g., require a DCR of 1.25 or lesser ratio, and c. 
whether to exclude contractual payments to the City for staff to determine debt capacity. 
 
Revenue Bond versus City’s Full Faith and Credit 
 
The financial analysis included consideration of the Agency’s and City’s existing debt 
and planned projects to identify the potential debt alternatives for the Agency and City to 
consider for funding the urban renewal plan. The alternatives identified include the use of 
revenue bonds, secured by the property taxes of the Agency and Full Faith and Credit 
Obligations (FF&C obligations) of the City passed through to the Agency. These 
alternatives were discussed with City staff and the City’s financial advisor. During those 
discussions it was noted that the use of FF&C obligations was identified and is the 
preferred debt type for the Lake Oswego Interceptor Sewer project (LOIS). Additionally, 
although LORA is a separate taxing entity, it was noted that the expectation is that the 
City will not allow a default of LORA’s debt due to the anticipated negative effects such 
a default would have on the City. If this is the case, as LORA and the City Council 
consider the Agency’s redevelopment plans, it is reasonable to consider the implications 
of utilizing the City’s full faith and credit to secure debt issued for urban renewal projects 
and related costs.    
 
Historically LORA has issued revenue bonds to fund various projects and related costs of 
the Agency since its inception in 1989. The financial analysis included herein considered 
the continued use of revenue bonds as well as the use of full, faith and credit obligations. 
An excerpt from the Agency’s most recent revenue bond issue states the legal separation 
of the City and the Agency. “The Series 2005 Bonds and the interest thereon are not a debt of the 
City of Lake Oswego, Oregon (the City ), the State of Oregon (the State ) or any of its political 
subdivisions; and neither the City, the State nor any of its political subdivisions is liable on them, and in 
no event shall the Series 2005 Bonds or such interest be payable out of any funds or properties other 
than those of the Issuer as in the Indenture set forth.”  
 
As stated in the excerpt above, revenue bonds limit the sources of debt repayment to 
specific sources. With a revenue source limitation lenders require additional 
consideration by the borrower including but not limited to funding debt service reserves, 
higher debt coverage ratios, and increased interest costs. Additionally, due in part to 
current economic conditions and past and anticipated legislative actions, revenue bonds 
issued for urban renewal projects and secured by property taxes generated through 
Oregon’s urban renewal taxing statutes have become more challenging to fund and terms 
have reduced debt capacity of urban renewal agencies. The most significant of these are 
the limited number of lenders in this market, lenders shortening maturities to fifteen years 
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or less, and limiting the revenue used to support the amount of the borrowing to the 
amount of current property taxes collected. 
 
The use of full faith and credit obligations to fund LORA projects and related costs 
increases debt capacity and funding available for the program, at lesser interest cost. The 
additional debt capacity and funding becomes available due to the elimination for the 
requirement of the debt service reserve and the ability to extend maturities. Additionally, 
regardless of which form of debt is issued the amount of property taxes levied and 
collected remains the same.  
 
The ability to issue urban renewal revenue bonds with a term greater than a fifteen-year 
maturity will be quite challenging. Additionally, urban renewal secured bonds will likely 
require a minimum 1.25 debt coverage and a one-year debt service reserve. FF&C 
obligations used in this analysis have a twenty-five year maturity, use a 1.25 debt 
coverage (although not required) and do not have a debt service reserve.  
 
As noted above, the Agency has historically issued revenue bonds to fund urban renewal 
projects. This was also the case with other City revenue supported functions, e.g., water 
and sewer capital projects were funded with revenue bonds. Recently the City considered 
and approved the use of FF&C obligations to fund the Lake Oswego Interceptor Sewer 
(LOIS) project. September 21, 2010 the City sold $35 million of FF&C obligations with a 
maturity of twenty-five years and true interest cost of approximately 3.4%. Per the City’s 
financial advisor the interest rate spread between FF&C obligations and revenue bonds is 
approximately seventy-five basis points (.75%). 
 
Debt Coverage Ratio and Debt Service Reserve 
 
The current debt coverage ratio required by the Series 2005A and 2005B revenue bonds 
is 1.25. This requires the Agency to generate no less than $1.25 of “net revenues” for 
each $1.00 in debt service, regardless of the amount of other available funding to pay 
debt service. Current discussions with lenders indicate the debt coverage ratio 
requirement is anticipated to be 1.25 or greater for similar revenue bonds.  
 
Although the Series 2005A and 2005B Revenue Bonds do not include a debt service 
reserve requirement, lenders indicate one year of debt service will be required for revenue 
bonds with no such requirement for FF&C obligations. The impact of a debt service 
reserve is to reduce funding available for projects and increase the effective cost of 
funding, as interest paid on the reserve balance exceeds interest earned on the investment 
of the reserves.  
 
As noted above, FF&C obligations do not include a debt coverage ratio requirement. 
Although there would not be a DCR requirement, the financial analysis included herein 
includes scenarios utilizing FF&C obligations with debt coverage ratios of 1.25 and 1.0. 
The analysis eliminates the use of debt service reserves with FF&C obligations.  
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Administration Program Costs Impacts on Debt Capacity and Coverage Ratio 
 
Revenue bonds generally define and utilize “net revenue” to determine the amount of 
revenue that is available to repay debt service and the debt coverage ratio. Net revenue is 
gross revenue reduced by the amount of operating expenses, transfers, and the repayment 
of other debt. The “net revenue” definition is common and applicable to utility and other 
continuing operations of borrowers. However, this definition may not be as appropriate or 
applicable to urban renewal programs. Typically, urban renewal programs are 
development oriented and do not necessarily have continuing operating expenses like a 
utility. The costs associated with staff for the urban renewal program typically are costs 
necessary to complete a particular development or series of developments. Staffing costs 
generally vary with the development program activity, which is generally funded with 
debt proceeds. 
 
Although other urban renewal agencies have issued revenue bonds that have not reduced 
revenue by the amount of operating expenses and transfers, LORA’s most recent variable 
rate debt issue did. At the time, the Agency’s “operating costs” and transfers were less 
than $400,000. With the present increase in pre-development activity these costs have 
increased to approximately $700,000 in fiscal year 2010 and are budgeted similarly in 
fiscal year 2011. 
 
Including staff costs and other operating costs in the determination of “net revenue” 
effectively reduces LORA’s debt capacity by approximately $6.0 to $8.3 million. This 
assumes $700,000 in costs and maintaining a debt coverage ratio of 1.25, with repayment 
of fifteen years for revenue bonds or twenty-five years for FF&C obligations. 
 
Interest Rate and Costs 
 
Revenue bonds typically require an interest rate premium of approximately seventy-five 
basis points (.75%), above FF&C obligations. The interest rate premium for revenue 
bonds results in additional annual debt service of approximately $7,500 per each $1 
million of debt (assuming the same maturity). 
 
Costs for a FF&C obligation will be approximately one-percent less than a revenue bond. 
Additionally, revenue bonds will include requirements for additional bonds to be issued 
including but not limited to maintaining debt coverage ratios, additional debt service 
reserves, and priority of payment of debt. 
 
Impacts to City’s Bond Rating for the Use of the City’s Full Faith and Credit 
 
The City is limited in the amount of its’ debt outstanding to three percent (3%) of the 
City’s real market value. The limitation excludes debt that is secured by specific sources 
of revenue other than property taxes. As of June 30, 2010, the City’s estimated debt limit 
is $260 million and has an outstanding debt balance subject to the limit of approximately 
$21 million (8%), providing $239 million (92%) remaining capacity.  
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In fiscal year 2014 the City’s estimated debt limit is $276 million and existing general 
obligation debt outstanding of $13 million (5%), providing an estimated debt margin of 
$263 million (95%). This estimate is calculated assuming the City’s real market value 
(RMV) will remain unchanged during fiscal years 2011 and 2012, increasing three 
percent (3%) per year in fiscal years 2013 and 2014, and the City makes its scheduled 
general obligation debt payments. It does not include the impact of other general 
obligation bonds the City may issue. 
 
As noted above the City’s use of FF&C obligations to fund LORA projects and programs 
that utilize LORA property taxes for repayment will not impact the City’s statutorily 
established debt limit. Per discussion with the City’s financial advisor and with the City’s 
rating agencies the City’s use of FF&C obligations, secured by LORA property tax 
revenues, are not expected to negatively impact the City’s Aaa bond rating.  
 
The City and LORA may desire to approve a debt policy that would provide various 
terms and conditions for the use of the City’s FF&C for LORA funding, e.g., maintaining 
a debt coverage ratio and requiring a certain level of present value savings over revenue 
bonds or other alternatives.  
 
City of Lake Oswego 
Schedule of Debt Limit and G.O. Debt Outstanding 
Fiscal Years 2009-2022 (2009-2011 actual, 2012-2022 projected) 
 

 
 
Taxable Assessed Value (TAV) Analysis 
 
The Agency’s maximum property tax levy is determined by the Agency’s taxable 
assessed value in excess of its frozen base applied to the overlapping taxing jurisdictions 
tax rates. This amount is often referred to as the Agency’s “tax increment”. An analysis 
of the Agency’s TAV reveals that although real market value (RMV) in the Agency and 
in the City of Lake Oswego has declined, TAV has continued to increase. The analysis in 
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this project also projects that the TAV within the Agency will continue to increase by no 
less than three percent (3%) annually and that it would take several years of continuing 
reductions in RMV to change this assumption. (Please see the Schedule of Taxable 
Assessed Value to Real Market Value - Urban Renewal Agency Properties below) 
 
This situation exists because individual property’s taxable assessed value moves 
separately from its real market value and as long as it’s TAV is less than it’s RMV, the 
TAV increases by a maximum of three percent (3%) per year.  
 
An analysis of the Agency’s TAV relative to it’s RMV indicates a ratio of approximately 
sixty-one percent (60,8%), indicating the overall TAV of the Agency will increase by 
approximately three percent (3%) per year unless there is substantial negative change to 
RMV. A closer look at the individual properties indicates that approximately seventy-five 
percent (75%) of the taxable assessed value in the Agency has a TAV/RMV ratio of less 
than seventy percent (70%). There is only one property with a TAV/RMV ratio of greater 
than eighty percent (80%) and that property represents only three percent (3%) of the 
Agency’s TAV. Based on this analysis, the finding that the Agency’s TAV is well below 
it’s RMV, and the history of RMV for the Agency, the risk that TAV will not increase by 
approximately three percent (3%) annually is very low. 
 

 
Potential Plan Amendments 
 
Some of the projects or components included in this analysis may require amendments to 
the plan. The scope of the financial analysis did not contemplate the evaluation of this, 
however for your convenience the following excerpt from the Amended Plan adopted in 
2004 related to the definition of substantial plan amendments is provided:  
“The following amendments or changes to the Plan shall be considered substantial 
amendments: 1. Adding land to the urban renewal area (except such minor additions of 
land as may be authorized by statute as not constituting a substantial amendment.) 2. 
Extending the date after which no bonded indebtedness shall be issued with respect to the 
Plan or any project undertaken or to be undertaken under the Plan. 3. Increasing the 
maximum amount of bonded indebtedness excluding bonded indebtedness issued to 
refinance or refund existing bonded indebtedness issued or to be issued under the Plan. 
4. Adding a new project, activity or program which: a. Serves or performs a substantially 
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different function from any project, activity or program specified in this Plan; and b. Is 
estimated to cost (excluding administrative costs) in excess of $500,000 adjusted 
annually from 1991 at a rate equal to the construction cost index applicable to the 
Redevelopment area. 5. Making other changes in the Plan that alter the major 
assumptions, purposes and objectives underlying this Plan. All amendments or changes 
in this Plan that are not substantial amendments as specified above shall be considered 
minor amendments. Minor amendments shall include identification of property for 
acquisition pursuant to projects, activities or programs specified in this Plan for public 
use or for private redevelopment. From time to time during the implementation of this 
Plan, the City Council may officially approve amendments or modifications to the City’s 
Comprehensive Plan and implementing ordinances. Furthermore, the City Council may 
from time to time amend or approve new codes, regulations or ordinances that affect the 
implementation of this Plan. When such amendments, modifications, or approvals have 
been officially enacted by the City Council, such amendments, modifications or approvals 
that affect the provisions of this Plan shall be deemed a minor amendment to the Plan 
and shall, by reference, become a part of this Plan.” 
 
The above definition may be impacted by legislative changes made in 2009 that provide 
further limitations on changes, particularly increases in maximum indebtedness or 
extending the life of the Agency. Additional changes are anticipated as the 2011 
legislature convenes.
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Project Descriptions and Funding Sources 
 
 
Portland to Lake Oswego Streetcar Project 
 
Description 
Design and construct the extension of the Portland Streetcar from its existing terminus in 
South Waterfront to Lake Oswego. 
 
Location 
Generally on the Willamette Shore Line right-of-way into the Foothills District 
terminating at the Oswego Village shopping center. 
 
Purpose 
The project will provide for more safe, reliable and sustainable transit service between 
Lake Oswego and downtown Portland.  It will help to meet the demand for additional 
travel between the two regional centers as growth occurs within the Highway 43 corridor.  
The streetcar will also be a catalyst for developing a vibrant sustainable neighborhood in 
the Foothills District.  The project is multi-jurisdictional including Metro, TriMet, City of 
Portland, City of Lake Oswego, Multnomah County, Clackamas County, and ODOT. 
 
Project Cost 
$380 to $458 million 
 
Funding Sources 
Federal Transit Administration New Starts Program 
LORA 
Local Improvement District bonds 
Fees from System Development Charges 
Metropolitan Transportation Improvement Program (Metro) 
Donated right-of-way along the Willamette Shore Line railroad 
Other local, region, state and federal funding sources 
 
Funding Assumptions 
$7 million for a portion of Lake Oswego’s share of the design and construction costs 
 
Source: LORA 

Remaining design and construction costs to be paid for by all other funding sources listed
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North Anchor Library and Mixed-Use Development 
 
Description 
This potential mixed-use development project could include a new 60,000 square-foot 
public library with 50,000 square-foot of either a hotel or housing above the library and 
4,000 square feet of retail and community uses at the ground floor supporting the library. 
 
Location 
The half-block north of B Avenue between State Street and 1st Street 
 
Purpose 
A new library at the north end of the downtown business district would help strengthen the 
retail core along 1st Street.  The high volume of patron use at the library would benefit 
nearby businesses by generating repeat foot traffic without competing for sales of existing 
retailers.  The new library would provide for additional space for library and community 
purposes.  It would improve access for library patrons and eliminate the traffic concerns at 
its existing location in the First Addition neighborhood. By including a hotel or housing 
units, additional foot traffic for the retail district will be generated as well. 
 
Project Cost 
$52 million 
Includes: 

− $14 million for project development, library design, and property acquisition for 
both the library and parking sites 

− $26 million for construction of the library 
− $12 million for retail and hotel or housing 

 
Funding Sources 
LORA 
Clackamas County Library District  
General obligation bonds 
Endowments and donations 
Sale/lease of existing property 
Private sector  
 
Funding Assumptions 
$14 million for project development, library design and property acquisition for the entire 
site 
$4 million for a portion of the library construction 
Source:  LORA 

$22 million for the remainder of library construction 
Sources:  Clackamas County Library District  
 General obligation bonds 
 Endowments and donations 

$12 million for retail and hotel or housing 
Source: Private
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North Anchor Parking Structure 
 
Description 
Build a new mixed-use 200-space parking garage as part of the North Anchor 
redevelopment project to provide parking for both the library and general retail purposes 
in downtown. The mix of uses could include 32,000 square feet of housing and 7,300 
square feet of retail. 
 
Location 
The northeast corner of B Avenue and 1st Street 
 
Purpose 
The project provides parking to serve the new mixed-use library project along with 
general downtown retail.  By providing public parking commensurate with a reduction in 
parking code requirements will allow for a more orderly redevelopment of smaller 
commercial properties in the retail core area along 1st Street.  The addition of housing 
will add foot traffic to nearby retail businesses.  
 
Project Cost 
$14 million 
 
Funding Sources 
LORA 
Private 
 
Funding Assumptions 
$8 million for the 200-space parking structure 
Source: LORA 

$6 million for housing and retail space 
Source: Private 
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B Avenue Street Improvements 
 
Description 
Street improvements will be needed to B Avenue with development of the North Anchor 
mixed-use development and parking structure. 
 
Location 
B Avenue between State Street and 5th Avenue 
 
Purpose 
Provide for improved operations along B Avenue including pedestrian and bicycle 
facilities and other streetscape amenities. 
 
Project Cost 
$2 million 
 
Funding Source 
LORA 
 
Funding Assumptions 
All $2 million will be paid for using LORA funding 



 

    page 19 of 31 

 
Lakefront Park (phase 2) 
 
Description 
The second and final phase of Lakefront Park will complete the park plan around 
Lakewood Bay connecting Millennium Park to Lakefront Park.  The project includes 
purchasing the Lakeshore Inn and adjacent office building properties and designing and 
constructing the new park. 
 
Location 
Between State Street and Lakewood Bay just south of Millennium Plaza Park 
 
Purpose 
Complete the master park plan in downtown around the northeast end of Lakewood Bay 
 
Project Cost 
$6 million 
 
Funding Source 
LORA 
 
Funding Assumptions 
The $6 million, which includes property acquisition and park design and construction, 
will be paid for using LORA funding 
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Other Redevelopment Projects 
 
Description 
Other projects in the East End Urban Renewal Area could include: 

− Block 137 (Wizer’s) redevelopment 
− Block 45 (Safeway) redevelopment 
− Oswego Village redevelopment 
− 1st Street retail redevelopment between A and B avenues 
− State Street redevelopment  

 
Location 
Multiple locations 
 
Purpose 
General public/private redevelopment 
 
Project Cost 
$6 million plus 
 
Funding Source 
LORA 
 
Funding Assumptions 
$6 million plus of LORA funding is assumed to be needed for one or more of the projects 
listed. 
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Façade Grant Program 
 
Description 
An ongoing program for funding façade improvements for buildings in the district. 
 
Location 
Unspecified 
 
Purpose 
Improve the looks and character of existing buildings in the district. 
 
Project Cost 
$100,000 per year 
 
Funding Source 
LORA 
 
Funding Assumptions 
All façade grants will be funded using LORA funding 
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Detailed Financial Projection Scenarios 
 
The following detailed financial projections provide projected property tax income for 
fiscal years 2011 through 2021 and if beyond fiscal year 2021 to the fiscal year the 
outstanding debt from new debt can be fully repaid. Information for fiscal years 2022 – 
up to two years prior to the fiscal year in which outstanding debt may be fully repaid is 
omitted from presentation due to space limitations. Debt issues are projected in fiscal 
year 2012 and 2014 and include fully refunding the existing variable rate obligations. 
 
The schedules also include potential project cost information, projected administration 
and other costs, projected debt service and debt service reserves, total sources and total 
uses, beginning and ending balance and the balance of maximum indebtedness by fiscal 
year for projects, other costs and total. Also shown is the projected outstanding debt 
balances by fiscal year and the debt coverage requirement or desired debt coverage ratio 
and the estimated DCR with an indication of yes or no as to whether the forecast reflected 
meeting the debt coverage ratio or not. Years that forecasts indicate the DCR are not met 
are highlighted yellow. 
 
Alternatives with the final fiscal year highlighted in green reflect the fiscal year that the 
ending available balance is adequate to repay the outstanding balance of debt at that time. 
 
The various assumptions utilized for each alternative are noted at the bottom of each 
forecast.
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