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Lake Oswego Code Evaluation Narrative 

Introduction:  Following is an evaluation of the Design Requirements relative to the Block 137 

Project.  Images shown here are provided for ease of reference.  Images included and many additional 

drawings and details can be viewed at a larger scale in the full size drawings issued with this document.  

This narrative includes updated information in response to the City’s November 22, 2013 letter and the 

email of December 19, 2013. 
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3 Overview 

10 LOC 50.11.004 DOWNTOWN REDEVELOPMENT DESIGN DISTRICT Article 5 - Building Siting and 

Massing 

15 EXCEPTION 1:  Ground floor residential use in retail area 

19 EXCEPTION 2:     A fifth story is provided on a portion of the west facing exterior façade and 

some limited interior facades but all within the overall height limit of 60 feet.    
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31 EXCEPTION 3:  Less than 80% Storefront Glazing abutting pedestrian ways on Building C only 
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63 EXCEPTION 4:  Shared parking arrangement for Residential, Project Related Retail, and City 

Public Parking. 

64 LOC 50.11.004 Article 10 - Parking Lot Design 

65 EXCEPTION 5:  Retail Parking Structure Entrance breaks the retail storefront pattern on First 

Street, a prime pedestrian way. 

66 LOC 50.11.004 Article 11 - Parking Structures 
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BLOCK 137 - Development Review Commission 

 

Overview 
 

Block 137 is a proposed redevelopment of the Wizer Block in downtown Lake Oswego, located 

between First and Second Streets, A Avenue, and Evergreen Road. Block 137 will consist of no more 

than 228 residential units, 28,000 square feet of ground floor retail space, 457 underground parking 

spaces, 210 bike parking spaces, and 168 to 228 resident storage spaces. Block 137 will bring upscale 

retail and housing with resort-like amenities to the heart of Lake Oswego, providing new living 

options and enhancing the town’s village character. 

Block 137 will consist of three buildings, all under the EC zone and Downtown Design District 60 foot 

height allowance.  No exceptions to the height allowance are being requested. The three buildings 

will create an east-west public walkway between First and Second streets, and a north-south 

pedestrian walkway connecting Evergreen to the east-west walkway, creating the experience of three 

separate buildings, making Block 137 traversable and bringing life into the core of the development. 

The design and operational objective of the public walkway is to create a mix of places to sit, walk, 

stand, and enjoy the property while surrounded by beautiful landscaping. 

Block 137 also will bring new retail and restaurants to downtown Lake Oswego, enhancing the local 

shopping and dining experience, and increasing the desirability of the area as a destination and as a 

place to live. Retail spaces will be located along both A Avenue and First Street for active use and 

minimum traffic implications for nearby neighborhoods. 

A traffic study for the development has been completed by Kittelson & Associates, a nationally 

acclaimed transportation engineering firm. The firm concludes that when the building is occupied all 

study intersections are forecast to continue to operate at acceptable levels during the peak P.M. 

traffic hour.  

Because many potential residents will choose Block 137 for its close proximity to restaurants, retail, 

and services, the increased amount of foot traffic may help reduce the impact on automobile traffic. 

This especially may be the case for residents who are retired and drive less at peak times, or for 

residents who are young professionals taking public transportation to work or who work non-typical 

hours either from home or elsewhere.    

The proposed development will maintain and enhance the town’s village character by providing 

consolidated parking in an underground structure, rather than surface parking. In addition, Block 137 

provides more parking than city code requires. With an adequate parking supply, traffic congestion 

will be reduced as the need for drivers to circle the block looking for a convenient parking space will 

be eliminated. Once parked, users can travel by foot instead of car, further reducing congestion and 
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contributing to the village experience. 

To ensure this long-lasting, well-rooted development will survive for the next century and age with 

dignity, world-class architects are sourcing the highest quality materials to contribute to this 

development. The building’s design will complement the European-influenced architectural styles 

prevalent in Lake Oswego. Design elements will include all three styles in the Lake Oswego design 

standards--Oregon Rustic, Arts and Crafts, and English Tudor styles--tailored with layers of detail. 

The thoughtful design will appeal to best-in-class local retailers and restaurateurs, in turn attracting 

shoppers and diners, two key elements of village character.

 

Illustration from the Downtown Redevelopment Design District Code, figure 

50.05.004-G, demonstrating mixed-use residential development. 

 

 

 

 

 

 

 

 

Rendering of Block 

137 along A Avenue,  

borrowing from the 

historic Oregon Rustic 

style
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The building design will incorporate the “Lake Oswego Style,” which is defined by the code as: 

“A building design that borrows from the City’s historic architectural traditions including the 

Arts and Crafts, English Tudor and the Oregon Rustic styles. Buildings which use complex 

massing, asymmetrical composition and natural materials exemplify this style (see photos and 

descriptions in LOC 50.11.001, Appendix A: Lake Oswego Style). Adherence to the "Lake 

Oswego Style" is not intended to require historical replication. Modern designs interpreting, 

quoting or utilizing the above noted stylistic forms are also encompassed within the 

definition.”  

Block 137 will be designed to a high standard using architecture that will meet both city code and the 

community’s design expectations.  

A small number of exceptions to the development code have been requested as part of the review 

process. Each exception has been requested in an effort to further improve the project. The 

exceptions are:  
 

• Public Parking: The use of public parking to meet retail parking requirements will mirror the 

exception that was granted across First Street for the development of Lake View Village. This 

will provide the city and the community with the benefit of public parking. 

• Residential on Second Street: Because this frontage is directly across the street from 

townhomes, residential uses are retained here to offer more compatibility with the existing 

neighborhood. Keeping Second Street largely residential in nature will help reduce the level 

of retail traffic along the street as well. 

• Fifth Story: The fifth story will make use of the existing roofline and is a design element 

needed to respond to the drop and rise in topography, and to retain residential uses on 

Second Street. This proposed story will occur in less than a third of the building perimeter. 

With or without the fifth story, the building will still be the same height. The story will be 

contained within a residential dormer and below the 60’ height allowance. 

• Retail Parking Entrance along Storefront:  The storefront pattern along First Street will 

include the retail parking entrance.  This location is adjacent to the existing vehicle parking 

entrance into Lake View Village, which will direct vehicles to a location easily identifiable 

by the public. This weather protected below grade parking will expand the public parking 

available to shoppers and diners visiting the heart of Lake Oswego.  

• Reduced Storefront Glazing:  A slight reduction in storefront glazing is requested to allow 

for the retail parking entrance to be located on First Street, where the entrance will be 

adjacent to the existing entrance into Lake View Village.  

•  Structured Parking Ramp: Physical characteristics of the site make compliance with the 

driveway criteria impractical. Driveways are typically exposed to the weather as well as 

needing to accommodate large vehicles such as moving trucks and emergency vehicles.  Here 

the driveway is completely covered, indoors and the vehicle size is limited to smaller vehicles. 
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City code regulates the number of stories within the designated 60-foot height limit. Four stories are 

permitted, if the fourth story is residential and contained within a gabled or hipped roof. This is not 

an exception in the code and is allowed in residential form. The fourth story will be set back 

significantly, 5 feet, from the third story, and the fifth story is set back 4’-8”  feet further, for a total 

fifth floor setback of 9’-8” feet, making the upper stories largely invisible from the street. The gabled 

architecture creates the upper portion; the design brings light and life to this space. The setbacks 

will make the five story building appear like a three story structure to the pedestrian on the street. 

Block 137 is also designed to enhance its surroundings, with the goal of obtaining LEED Platinum 

certification once completed. LEED, “Leadership in Energy & Environmental Design,” is a ratings 

system by the U.S. Green Building Council, and Platinum is the highest certification available. 

Block 137 is anticipated to feature significant amenities for residents, including a landscaped 

courtyard with BBQs, a water feature, outdoor fireplace, bocce ball court, and putting green. Interior 

amenities are anticipated to include a spa and fitness center, club room with wine storage and chef’s 

kitchen, pet grooming studio, underground parking and storage, controlled building access, and a lake 

view conservatory for special events. All amenities are intended to provide the best in residential 

services to match the high-quality of the development’s design and construction. 

These amenities and features will help the building attract and retain quality residents.  According to 

market studies, it is likely that many of the residences at Block 137 will be occupied by Lake Oswegans 

looking to downsize, including empty nesters, retirees, and others who are interested to live near retail 

and restaurants while remaining in Lake Oswego. Other residents might include busy professionals, 

young couples, and mature individuals who choose Block 137 for ease of maintenance and increased 

security, and couples with small children who may be deciding on a location before moving to a larger 

residence in which to raise their families.   

The developers already have been contacted by over fifty people who have expressed interest in 

living at Block 137. Most of the people on this waiting list are long-time Lake Oswego residents who 

are planning to: 

• Downsize; 

• Retire in the near future; 

• Move their parents closer to them; 

• Have a second residence that would be easy to maintain; or 

• Simply move to an upscale one-level residence in a highly walkable Lake Oswego location. 

With regard to the residences themselves, it is anticipated that there will be a mix of one, two, and 

three bedrooms from which to choose. The average square footage of the residences is anticipated 

to be greater than the average for typical city-center developments. This is in part because the 

number of two and three bedroom residences has been increased.  
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Development Team 
 

Mission: The company’s mission is to create an exceptional collection of homes, such that the 

residents will continue to discover and appreciate the quality and design for years to come. The 

team has spent significant time over the past two years understanding the Lake Oswego community, 

and is dedicated to developing a high quality project that reflects the city’s ideals and values. 

Community Input: Developers are committed to an ongoing, collaborative and transparent design 

process for Block 137. Over the last year, they have shared designs, gathered city, LORA, 

neighborhood and community input, and modified plans to create the best solution for the location. 

These conversations are ongoing and the developers will continue to incorporate resident feedback 

as the development moves forward. 

 

Public Benefits of Block 137 
 

The development will enhance Lake Oswego’s downtown with an excellent design and upscale 

amenities that suit the community. Anticipated benefits include: 

1. Revitalization of a significant block in central downtown. The redevelopment of Block 137 

builds on the long-term vision for East End revitalization, completing a three block project 

that began with Lake View Village and A Street Station, resulting in a more active and vibrant 

downtown. 

2. Housing that meets community needs. New, high-end residential units will provide a 

desirable option for downtown living in Lake Oswego. Residences will include modern 

amenities and will be designed to appeal to local downsizers looking for a “lock and leave,” 

walkable lifestyle, as well as young professionals wishing to live in Lake Oswego. 

3. Parking for retail and the public. Block 137 will provide ample parking for its residents, as well 

as parking for shoppers, diners, and visitors to downtown Lake Oswego. 

4. Additional downtown Lake Oswego retail. Retail space in the proposed development will 

help meet community demand for additional shopping and dining while complementing 

existing businesses in Lake View Village. 

5. Increased property tax revenue. The redevelopment of Block 137 could potentially increase 

tax revenue for the property to an estimated $680,000 per year, a significant rise from the 

property’s $50,157 annual taxes in 2012. 

6. CET tax revenue to LOSD. A Construction Excise Tax (CET) from the proposed 

development, estimated to be a quarter of a million dollars, would directly benefit the 

Lake Oswego School District. 

7. Job creation. Following an estimated 1,000-1,200 temporary construction jobs, the 

proposed development is anticipated to create 106-117 permanent jobs (retail and 
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residential management) upon opening, adding new jobs to those currently existing at this 

location. 

8. Vibrant village core.  Through aesthetics and amenities, Block 137 will contribute to the 

vibrancy of Lake Oswego’s village core, adding public parking, architectural interest, 

community spaces and walkways, and public art. New residents will frequent restaurants and 

other businesses throughout the day and into the evening, enhancing the village-like feel of 

Lake Oswego. 

 

 

Revitalization of Downtown Lake Oswego 
 

At the LORA special meeting held on March 31, 2009, LORA Board members heard David Leland of 

Leland Consulting Group speak about the process of the revitalization of downtown Lake Oswego, 

and the “why and how of healthy downtowns.” Here are some excerpts from the meeting record of 

Mr. Leland’s comments: 

 

He commented that housing was an important component in creating places for people to live at 

medium and higher densities, and which were in walking distance of the downtown resources.… 

He discussed the components of a downtown that made it a place where businesses could be strong 

and profitable. He cited high retail sales, higher rental rates, and a higher tax base as indicators of a 

successful downtown…. 

He stated his belief that as a community strengthened its downtown, it strengthened the value of the 

overall community. He described downtown revitalization as the most effective frontline economic 

development that the City could take on in terms of building value. (Emphasis added). 
 

He discussed how protecting and enhancing a community’s value increased the community’s 

livability and quality of life. He indicated how a healthy downtown related directly to the 

community’s health…. 

He spoke of the dangers of complacency. He noted that Lake Oswego had a legacy that it needed to 

strengthen by becoming more competitive as a city and maintaining the value and quality of the 

community through leadership and foresight. He pointed out that if a city did not compete for 

customers and investment, other cities would take them…. 

He reviewed the tools and tactics that needed to work together to make a great downtown. He 

discussed the importance of treating a downtown as a business enterprise and the elements for doing 

so…. 

He discussed how high quality development and strong place making principles created higher rents 

and resulted in a project that appreciated in value as an asset over time. He commented that Lake 
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Oswego was one of the communities that could reach that paradigm. 

He discussed the characteristics of place making: sense of place, livability, sense of community, 

activating vibrant public spaces, and pedestrian amenities…. 

Overall, Mr. Leland’s presentation to LORA was a roadmap, to help the city of Lake Oswego continue 

to grow in order to remain strong and healthy. 

Block 137 has been designed to help meet these goals. It is an exciting development for Lake Oswego, 

and we thank you for your consideration. 
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NARRATIVE INTRODUCTION 

The following narrative provides an evaluation of the Lake Oswego Development Standards.  The format 

indicates the development standard in serif style font followed by an evaluation of this project in non-

serif style font (as is used in this paragraph).  The first standard is 50.05.004 starting below. 

_____________________________________________________________________________________ 

 50.05.004 DOWNTOWN REDEVELOPMENT DESIGN DISTRICT 

3.  RELATIONSHIP TO OTHER DEVELOPMENT STANDARDS 

a.  LOC 50.05.004.5 to 50.05.004.7 supersede LOC 50.06.001.5, Commercial, Industrial, and Multi-Family 
Development Standards for Approval, in its entirety for developments subject to this overlay district. 

b.  LOC 50.05.004.8 shall apply in addition to the requirements of LOC 50.06.004.1, Landscaping, Screening and 
Buffering, but exceptions to the requirements of LOC 50.06.004.1 may be granted as provided in LOC 
50.08.005, Downtown Redevelopment District Exceptions to Standards. 

c.  The parking standards (LOC 50.06.002) apply in full, but the requirements may be modified as provided in 
LOC 50.05.004.9, and exceptions may be granted as provided in LOC 50.08.005, Downtown Redevelopment 
District Exceptions to Standards. 

d.  LOC 50.05.004.12 shall apply in addition to street standards contained in the remainder of this Code. 

e.  In the event of conflict between this overlay section and any other provision of this Code, the provisions in 
this section shall apply. 

4.  DEFINITION OF VILLAGE CHARACTER 

As used in this section, "village character" means a community of small-scale structures that appears and operates 
like a traditional small town. A village is typically composed of an assembly of smaller mixed used structures often 
centered on a square or other public space or gathering area, such as a body of water, a transportation route or a 
landmark building. Adherence to village character is not intended to require an historical reproduction of a turn of 
the century small town, but rather to encourage the development of a sophisticated 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. 

 RESPONSE:  This general statement of village character does not contain any numerical standards 

on the number of stories that embody or are consistent with village character nor does it contain 

any definition of the height of structures that would be consistent with village character.  Instead, it 

establishes a general character statement referring to “development of a sophisticated small city 

that is pedestrian friendly”, “a sense of community and attracts people to the downtown…using 

similar design concepts as small towns and neighborhood centers”, using “small-scale structures 

that appear and operate like a traditional small town.”  This character statement is then 

implemented through a series of objective and numerical standards and through consistency with 

the Lake Oswego Style.  The balance of this narrative demonstrates that the project meets the 

definition of village character both through strict adherence to the village character density and 

height allowances and conformance to the Lake Oswego Style. 
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5.  BUILDING SITING AND MASSING 

Building siting and massing shall create a village character by compliance with the following requirements: 

a.  Complex Massing Required 

New buildings shall use the siting and massing characteristics of the Lake Oswego Style such as complex 
massing and asymmetrical composition. See 50.11.001, Appendix A – Lake Oswego Style. 

RESPONSE:  Lake Oswego Style is defined under LOC 50.10.003. 

“A building design that borrows from the City’s historic architectural traditions 

including the Arts and Crafts, English Tudor and the Oregon Rustic styles. 

Buildings which use complex massing, asymmetrical composition and natural 

materials exemplify this style (see photos and descriptions in LOC 50.11.001, 

Appendix A: Lake Oswego Style). Adherence to the "Lake Oswego Style" is not 

intended to require historical replication. Modern designs interpreting, quoting or 

utilizing the above noted stylistic forms are also encompassed within the 

definition.” 
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The project design borrows and interprets each of the architectural traditions listed above in 3 separate 

buildings creating complex massing in an asymmetrical composition with natural, high-quality materials.  

A full description of the design and its Lake Oswego Style is presented here.  It is also important to note 

that the site is zoned EC and is within the Downtown Redevelopment Design District.  The EC zone 

establishes a height allowance of 60 feet on this site.  See LOC 50.04.001-14.  Consistent with this EC 

zone height allowance, the Downtown Redevelopment Design District contains adopted code language 

stating that the 60-foot height allowance complies with village character: 

“Building siting and massing shall create a village character by compliance with the following 

requirements:  e. Height Limit.  No building shall be taller than 60 feet in height.” (Emphasis added) 

Village character is therefore preserved through the 60 foot height limit. 

A fourth story is also permitted on this site if that story is occupied by residential use and is contained in 

a gabled or hipped roof.  LOC 50.05.004(5)(d).  This is not an exception.  Instead it is permitted if the 

development meets the residential use and gabled roof condition.  A fifth story is allowed if we meet the 

criteria for an exception.  LOC 50.08.005(1). 

It is within this code context that we address the design of the proposed development of Block 137 in 

the Lake Oswego Style. 

The proposal includes three buildings situated on a full block divided by pedestrian ways and a 

courtyard.  Each of the buildings comply with the Lake Oswego Style by utilizing the characteristics of 

the listed styles to create an overall massing that is of a similar scale to the surrounding buildings and a 

comfortable scale to the pedestrian.  Massing incorporates characteristic elements common to the 

three Lake Oswego styles. Detail, pattern, and proportioning differentiate the three styles. Each of the 

three buildings incorporates these design elements as follows.   

Building A Utilizes Characteristic Elements of the Oregon Rustic Style 

• Complex intersecting pitched gable roofs that break the massing into smaller scale forms both at 

the roof and at the pedestrian level. 

• Asymmetrical composition incorporating pitched roofs with offset, prominent chimney forms 

and patterned with windows of varying proportions creating focal points along the façade. 

• Simple geometric forms and pattern making through proportioning of dormers, chimneys, 

windows, canopies, steps and jogs in the building form, recessed portions of the facades such as 

building wall at the decks, smaller pane breakdowns at retail upper glazing and at deck 

locations. 

• Recessed and stepped back upper levels creating an eave line at the third level at a height 

common to adjacent existing buildings and at a comfortable pedestrian scale. 

• Textured natural stone used as a foundation, siding, planters, and seat walls at the pedestrian 

level and chimneys; used in conjunction with horizontal siding and wood accent fields adjacent 

strategically placed elements in the façade and at the dormers. 

• The pitched roof forms, dormers and divided window patterns—which are common to all three 

styles—combined with material and paint colors often found in nature are evocative of the 

National Park Style used for lodges, ranger stations, shelters and lookouts. 
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• Windows are trimmed with a narrow but deep extending board that creates a heavy shadow 

line emulating wide trim boards of the past while acknowledging the lesser functional need of a 

wide trim board with today’s precise material manufacture and joinery.  The trim element 

defines a larger block of windows such that they are framed within the larger façade wall. 

• Deck railings use simple rustic steel shapes for the guard topped with a wood railing for warmth 

and softness to the touch. 

• Sconce fixtures on the retail level, pole fixtures in the pedestrian walkway, benches, waste 

containers, and hardware details such as sign bracketing combine the simple, functional, crafted 

vernacular common to the Arts and Crafts style, the Oregon Rustic Style and the Tudor style thus 

unifying the buildings as one development.   

• Simple flat canopy design with linear wood soffit of a character similar to the wood panels 

adjacent glazing also found on this building.  

Building B Utilizes Characteristic Elements of the Arts and Crafts Style 

• Complex intersecting pitched gable roofs that break the massing into smaller scale forms both at 

the roof and at the pedestrian level. 

• Asymmetrical composition incorporating pitched roofs with offset, prominent chimney forms 

and patterned with windows of varying proportions creating focal points along the façade. 

• Simple geometric forms and pattern making through proportioning of dormers, chimneys, 

windows, canopies, steps and jogs in the building form, recessed portions of the facades such as 

building wall at the decks, smaller pane breakdowns at retail upper glazing and at deck 

locations. 

• Recessed and stepped back upper levels creating an eave line at the third level at a height 

common to adjacent existing buildings and at a comfortable pedestrian scale.  

• Masonry building base of earthy red brick with textured natural stone used as planters and seat 

walls at the pedestrian level. 

• Brick and horizontal siding used in combination with wood accent fields adjacent strategically 

placed elements in the façade and at the dormers. 

• The pitched roof forms, dormers and divided window patterns—which are common to all three 

styles—combined with regionally common material and paint colors draw reference from the 

Arts and Crafts style. 

• Windows are trimmed with a narrow but deep extending board that creates a heavy shadow 

line emulating wide trim boards of the past while acknowledging the lesser functional need of a 

wide trim board with today’s precise material manufacture and joinery. The trim element 

defines a smaller blocks of windows such that they are framed within the larger façade wall in 

the tradition of punched opening. 

• Deck railings use simple rustic steel shapes crafted into a geometric pattern reminiscent of hand 

crafted details of homes of this vernacular. 

• Sconce fixtures on the retail level, pole fixtures in the pedestrian walkway, benches, waste 

containers, and hardware details such as sign bracketing combine the simple, functional, crafted 

vernacular common to the Arts and Crafts style, the Oregon Rustic Style and the Tudor style thus 

unifying the buildings as one development.   

• Simple flat canopy design with ribbed metal soffit creating a heavier shadow line and a 

smoother surface than the wood panels used in building A.  
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Building C Utilizes Characteristic Elements of the English Tudor Style 

• Complex intersecting pitched gable roofs that break the massing into smaller scale forms both at 

the roof and at the pedestrian level. 

• Asymmetrical composition incorporating pitched roofs with offset, prominent chimney forms 

and patterned with windows of varying proportions creating focal points along the façade 

• Simple geometric forms and pattern making through proportioning of dormers, chimneys, 

windows, canopies, steps and jogs in the building form, recessed portions of the facades such as 

building wall at the decks, smaller pane breakdowns at retail upper glazing and at deck 

locations. 

• Recessed and stepped back upper levels creating an eave line at the third level at a height 

common to adjacent existing buildings and at a comfortable pedestrian scale.  

• Brick construction with design patterns such as row-lock, soldier course and inset panels in 

combination with stucco construction. 

• Masonry building base of earthy red brick with textured natural stone used as planters and seat 

walls at the pedestrian level. 

• High contrast color patterns of brick, stucco, board and batten siding, and trims which create 

bands of shadow reminiscent of half-timbering, along with wood accent fields adjacent 

strategically placed elements in the façade and at the dormers. 

• The pitched roof forms, dormers and divided window patterns—which are common to all three 

styles—are representative the historic Tudor style. 

• The high contrast of white stucco divided by shadow reveals and trimmed at the eave with dark 

painted wood trims are reminiscent of the traditional Tudor board and stucco patterns. 

• Windows are trimmed with a heavier width (than the other buildings) but deep extending board 

that creates a heavy shadow line emulating wide trim boards of the past while acknowledging 

the lesser functional need of a wide trim board with today’s precise material manufacture and 

joinery.  The trim element defines the window edges as a frame against which the stucco is 

finished.  This gives the frame a heavier appearance than the other two buildings which is 

inspired by the timbering that is traditional to Tudor style. 

• Deck railings use simple rustic steel shapes to create the recognizable Tudor ‘x’ pattern 

• Sconce fixtures on the retail level, pole fixtures in the pedestrian walkway, benches, waste 

containers, and hardware details such as sign bracketing combine the simple, functional, crafted 

vernacular common to the Arts and Crafts style, the Oregon Rustic Style and the Tudor style thus 

unifying the buildings as one development.   

• Typical canopy design of standing seam shed roof with metal supports back to the masonry wall 

painted black to evoke the wrought iron brackets and supports of traditional Tudor style.  

• A special canopy design at the round-about formed of glass and metal support elements which 

will allow light transmission through the canopy and produce changing shadow patterns on the 

south facing façade to enliven it as the time passes.  Metal supports back to the masonry wall 

are painted black to evoke the wrought iron brackets and supports of traditional Tudor style.  

This summary of the design response to the characteristic elements is further highlighted below in 

response to each of the development standards.  Each building incorporates the design elements in a 

manner that is responsive to the City’s design direction and weaves the development into the existing 

design fabric in the immediate vicinity. 
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b.  Pedestrian Oriented Siting 

New commercial buildings shall be sited in order to maximize the amount of building frontage abutting 

pedestrian ways. 

RESPONSE:  The lower level of Buildings A and C on Block 137 are designated for active commercial use.  

Building B has no commercial use.  The commercial elements on A and C maximize the amount of 

building frontage on the abutting pedestrian ways in compliance with this criterion.   

Building A fronts the public way along A Avenue.  By incorporating the existing maple tree and stepping 

back at the NW corner, the building allows maximum retail frontage while creating intimate outdoor 

spaces appropriate for dining establishments.  The stone and brick walls at the base provide interest, 

texture, and scale.  They are complemented by the stone planters, pavers, and art in the public way, 

which creates niches, benches, and focal points enticing to passers by.  These add to the pedestrian 

experience though their offering of respite, topics for art conversation, separation from the vehicular 

paths, shade and wind protection, dappled light, and intimate scale. Canopies and signage further create 

an intimate pedestrian scale by bringing down the perceived vertical height and forming outdoor 

‘rooms’. 

Building C fronts the public way along First Street. The form allows maximum frontage on First while 

also bridging Building A with the east-west pedestrian street on the North and Building B with the north-

south pedestrian street on the South.  These two on-site pedestrian streets evoke the village market of 

the past where one may stroll, chat, and shop free of vehicular impact.  On First, the brick paved public 

right of way is deep allowing ample room for parking, pedestrians, art display and seating.  On the 

storefront facade, the textured masonry materials, at pedestrian level on each of the building facades, 

provides interest, texture, and scale.  It breaks the display glazing into neighborhood-shop-size snippets 

with evening lighting for display of wares.  The proportion and patterning of materials at the base is 

complemented by the stone planters, pavers, and art in the public way which creates niches, benches, 

and focal points enticing to passers by.  These elements add to the pedestrian experience though their 

offering of respite, topics for art conversation, separation from the vehicular paths, shade and wind 

protection, dappled light, and intimate scale. Canopies and signage further create an intimate 

pedestrian scale by effectively reducing any perceived verticality and forming outdoor ‘rooms’.  At the 

round-about on the SE corner of the block, the building steps back to create niches for dining and 

presents itself formally as it turns the corner.  The corner retail becomes a special place with its angled 

façade enveloping Lake View Village across the street, the fountain at the center of the round-about, 

and the view of Millennium Plaza Park. 

 

 

EXCEPTION 1:  Ground floor residential use in retail area 

 

Figure 50.03.003.A, below left, designates an area along Second Street and along Evergreen where 

residential is allowed on the ground floor on Block 137.  The goal is to create an urban division between 

primarily retail uses on A Avenue, Evergreen, and First Street and primarily residential uses on Second 

Street.  Building A provides the desired pedestrian level retail use at the corner of A Avenue/Second 

Street, and residential is an allowed use along a portion of Second Street and Evergreen.  The amount of 

ground floor residential use located along Second Street and Evergreen and internal to Block 137 varies 
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from the figure. See image below right, indicating with gray shading the location of ground level 

residential on Block 137 which is located within what would otherwise be the retail area. 
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The proposed ground floor residential uses on Evergreen, B Street and the internal areas fronting these 

streets qualify for an exception under LOC 50.05.008(1)(iii). Objective 13 of the East End Development 

Plan [Section 600 Area Wide Objectives…page 38] is:  

“To provide for a mix of uses and intensification of the land utilization within the Redevelopment Area 

that will assure the economic viability of new development and contribute to the restoration of the 

economic viability fo the entire area, as well as to create a 24-hour downtown with a high level of 

activity and vitality.”   

The LO Urban Design Plan Objectives (page 4) also state the desire “for high-density housing to provide 

greater intensity of use at the retail core…” and “utilize alleys for pedestrian zones”  (UPD Section 4.2) 

The residential use on the ground floor along Second Street and Evergreen (and within the inside court 

of the development) better advances all of these objectives and the objectives of the UDP for the 

following reasons: 

 

• The other side of Second Street is in residential use.  Thus, maintaining the residential character 

of the ground floor on the project side of Second creates a graceful transition into the 
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commercial core and protects the residential feel of the existing Second Street uses.  This design 

implements the objective above to intensify and create a mix of uses but also renders them 

compatible while implementing the UDP objective to bring high density residential use to the 

core to support the downtown. 

• The internal residential ground floor is the continuation of the residential unit from Second 

Streets and Evergreen. Therefore the internal areas serve the same purpose as the external 

edge and are dependent on one another.  The internal edge is created by the project design; the 

creation of 3 buildings to build the experience of a reduced scale across the block.  The City has 

determined that the internal passageways in essence expands  the retail edge into the site.  The 

3-building design requires the residential units to wrap into what would have been the  interior 

of the project, along these passageways.  In this way the project more strongly implements the 

UDP by creating an opportunity for the preferred high-density housing through retention of the 

ground floor residential use while also breaking down the mass of the one-block design into 3 

traversable smaller buildings..  

• The project also implements the UDP by creating and utilizing alleyways for more pedestrian 

access through the site from Evergreen to the pedstrian pathway and from First to Second 

Street. 

• Creates a street edge with townhouse entrances, stepped back façades, landscaping, street 

trees and eave lines at level three similar to the uses across the street, again supporting the mix 

of uses, intensification of uses and high density residential use prefered under the UDP. 

• The high level of activity and vitality contained in the objective above and the UDP is equally or 

better achieved through the following design measures associated with the ground floor 

residential: 

• Integrates and consolidates parking below  the development rather than in the center of the 

development, allowing the creation of the passageways and thus the need for this exception. 

• Enhances the pedestrian experience at the street level with varying experiences, planters and 

patios along the sidewalk edge, paths to front doors, and street furniture. 

• Creates a lively and attractive urban core experience by increasing the density and mix of uses, 

integrating these uses vertically in buildings as well as horizontally on street level. 

• Townhomes at street level and residential units with decks at mid level and residential units 

hidden in the roof at the upper level enhance residential character through variety and vitality.   

• Project provides high density retail activity centered by First Street, with pedestrian-oriented 

walkways providing other opportunities to enjoy landscaping planters, espaliers, and artwork, 

solar access, special signage and lighting. 

 

 

For these reasons, the alternative design with residential use on ground floor accomplishes the purpose 

of the Urban Design Plan in a manner that is equal or superior to a project designed to the retail 

standard. 

 

c. Roof Forms 

New buildings shall use gable or hipped roof forms. Flat roofed building shall only be allowed pursuant to 
LOC 50.08.005. 
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RESPONSE:  Buildings A, B and C utilize pitched dormers and gable roof forms throughout.  These roof 

forms create the rhythm which breaks down the scale of the building mass, unites the buildings on the 

block and evokes the familiarity of residential scale.  Flat roofs are utilized on the project in limited areas 

including the mechanical equipment platform troughs at the apparent ridge line of each building and the 

restaurant space at the corner of First Street and A Avenue. The recessed equipment platforms allow 

equipment to be screened from view by the adjacent sloping roofs.  The restaurant space with a lower 

profile provided by the flat roof provides a pedestrian scale to the plaza at First Street and A Avenue.  

This one-story form in the ‘elbow’ of the corner engages the plaza to create indoor-outdoor  dining, to 

participate with the pedestrian activity on the plaza, to identify by focal point the restaurant use and to 

differentiate it from the residential use above.  This lower form with a flat roof allows Building A to step 

down to meet the pedestrian, which reinforces the goals of village scale, mixed use, vibrancy, and 24 

hour vitality. 

d. Number of Stories 

New buildings shall be at least two stories tall, and new and remodeled building shall be no greater than three 
stories tall, except: 

i.  Fourth Story 

A fourth story may be permitted subject the following: 

(1) The fourth story is residential and is contained within a gabled or hipped roof; 
(2) The site is sloping and the structure has three or fewer stories on the uphill side; 
(3) The fourth story is significantly stepped back from the building plane created by the lower stories; or  
(4) Fourth story design elements are used to break up the mass of a building, create visual interest and 

variety, hide mechanical equipment, define an entry or define a particular building’s function. 
Examples of such design elements include dormers, towers, turrets, clerestories, and similar features. 

RESPONSE:  All buildings on the Block 137 site are above three stories.  Each utilizes one or more of 

conditions (1)-(4) to permit the 4th story.  The conditions that permit the fourth story are stated as 

alternatives.  A project must satisfy at least one of the conditions.  As described below the proposed 

project satisfies several of the conditions.  

Building A – Building A has a ground floor retail use with three residential levels.  In the building a 4th 

story is residential and contained with in the gabled roof, is stepped back from the facade plane created 

by the three lower stories with a five-foot setback, and utilizes dormers and deep overhangs as design 

elements to break up the mass of the building in compliance with these criteria.  A fifth story is 

contained within the roof form of the building along the pedestrian walkway easement, just as the 4th 

story is within the roof form.  See image below.  The fifth story is an exception addressed below. 

Building B – Building B contains 4 residential levels on most of the building and 5 residential levels on a 

portion of Second Street and at the Conservatory on Evergreen Road. The 4th story is contained within 

the gabled roof, the 4th story is again set back by 5 feet, the building is comparable in height and eave 

line with adjacent housing across Second Street, and the dormers and decks and other features are used 

to break up the mass of the building, create visual interest, and define the residential function of the 

building.  Thus Building B satisfies at least three of the conditions that permit a fourth story. A fifth story 
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is contained within the roof form of the building just as the 4th story is within the roof form.  See image 

below.  The fifth story is an exception addressed below. 

Building C – Building C is has a ground floor retail level plus three upper residential levels for a total of 

four stories. Along the interior pedestrian walkway, there are 5 stories all in residential use.  Building C 

equally complies with the conditions that permit a 4th story through the use of dormers, a five-foot 

stepped back façade, and an eave at the third level to break up the mass.  The roofs also hide 

mechanical equipment as in Building B.  A fifth story is contained within the roof form of the building 

just as the 4th story is within the roof form. The fifth story is an exception addressed below 

Together the design elements of the 3 buildings all incorporate several of the conditions that permit a 

fourth story in compliance with this standard.  By using some of the same elements on each building and 

façade, the project creates a design continuity that further implements the Lake Oswego Style.  The 

building also incorporates these multiple objectives while maintaining an overall building height under 

the permitted height of 60 feet and consistent with the village character as defined by LOC 

50.05.004(5)(e). 

EXCEPTION 2:     A fifth story is provided on a portion of the west facing exterior façade and some 

limited interior facades but all within the overall height limit of 60 feet.   Specifically, an additional 

story is located in: 

1. A portion of the west façade of Building B along Second Street. 

2. The Conservatory gable on Building B on Evergreen. 

3. A portion of the South Façade of Building A at the interior court. 

4. A portion of the East façade of Building C at the interior court. 

See diagrams below for locations of the fifth story. 

 

The 5th story is located within the roof of the 4 story gabled roof.  The fifth story meets the exception 

criteria because it equally or better meets the standard and is consistent with the UDP objectives.  The 

UDP recites Urban Design Plan Objectives.  Those objectives include:  “create development areas for 

high-density housing to provide greater intensity of use to the retail core, cultural and recreational 

activities” (Policy 1.9).  The UDP also contains Development Guidelines that are intended to establish a 

design preference. In the area of height and massing, the UDP states that the “recommendations may 

be modified upon evaluation of private development projects that meet the intent of the Urban Design 

Concept.”  Those concepts include the following language: “Form: Multifamily housing of two-and three-

story configuration with a mid-rise component being highly desirable.”  The standard definition for mid-

rise is defined as a building between 5 and 12 stories.  The Downtown Design District and the EC zone 

reflect this UDP preference for a mid-rise component downtown by establishing the 60-foot height 

allowance that would accommodate a 5-story building. This limited exception for a 5th story within the 

60-foot height allowance is certainly equally or more supportive of the standard and the purpose of the 

UDP which states a high desire for a mid-rise component downtown based on the following:.  The 

building height including the 5th story complies with the overall height limit of 60 feet as zoned.  

Eliminating the “5th story” would not reduce the height of the buildings because the additional height 

comes from the sloping site grades and the provision of adjacent retail with a higher floor-to floor 

dimension than a residential structure.  In other words the overall height of the building would not be 

reduced by removing the limited fifth story.  Instead, retail would be provided at the ground floor in a 

20-foot, one-story dimension.  This would not change the overall mass of the proposed building. Instead 
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it would reduce the opportunities to articulate the façade leading to a bulkier appearance than the 

proposed project. 

  
 

 
The fifth story provides the mid-rise component preferred under the UDP and within the code permitted 

height limitation and supports the significant direction to provide high density housing to support the 

retail core.   

1. Additionally, the 5th story meets that same criteria that allow a 4th story, supporting the 

residential density encouraged by the UDP and blending the UDP-preferred mid-rise component 

into an architectural form that is consistent with the surrounding building heights.: 

 

                         
Step back at 4

th
 /5

th
 story shown  4

th
/5

th
 stories not visible viewed from 

pedestrian level 

 

a. the 5th story “façade walls” are stepped back five feet from the 4th story and 9’-10” feet 

from the 3rd story,  

b. these 5 and 9’-8”-foot setbacks are not only comparable in height and eave line with 

housing across Second Street but are also obscured from the pedestrian view. Based on 

the setback, a pedestrian along the site frontage will not be able to see the 4th or 5th 

story as illustrated here.  , and 
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c. dormers and decks and other features are used to break up the mass of the building, 

create visual interest, and define the residential function of the building.   

d. The roofs also hide mechanical equipment.   

           

 

The following evaluation and images provides understanding from a few reference points. 

  Building A 

 

 

 Building B 

 

Building C 

  

Building A:   

• 5 units occur in the fifth story as measured from courtyard grade 

• Additional courtyard side story is a result of higher floor-to floor of ground floor retail on the 

street side of the building. 

 

Building B:   

• 4 units occur in the fifth story as measured from grade 
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• Additional ‘story’ is a result of sloping site grades  Building C:  

• 4 units occur in the fifth story as measured from grade 

• Additional courtyard side story is a result of ground floor retail on the street side of the building. 

 

These cross sections demonstrate that the 5th story is aligned with the 4th story and within the 

same height allowance. 

 
Most notably here, the fifth story is all contained within the 60-foot allowable height limit.  No 

exceptions to height are required.  By using the architecture of a fifth story the allowed height and FAR 

is further articulated in the façade achieving a smaller scale and finer fabric to the building.  The 

alternative design with an additional level of residential in certain locations accomplishes the purpose of 

the Urban Design Plan in a manner that is equal or superior to a project designed to this standard. 

                 

ii.  Single Story 

Single story construction may be permitted subject to the following: 

(1)  It is limited to a small portion of a taller structure, such as an entry area, canopy over an outdoor 
restaurant, building ends or wings which relate to open space or as a step down to an adjacent one 
story viable existing structure; or 

(2)  When a minimum height of 20 ft. is maintained at the right-of-way or street side building edge. 

RESPONSE:  Single story construction is located only at the restaurant space at the corner of A Avenue 

and First Street.  It is limited to a small portion of a taller structure, forms the entry to a restaurant, and 

relates to open space.  It is also more than 20 feet in height on the street side building edge. 

e.  Height Limit 

No building shall be taller than 60 ft. in height. No flat roofed building shall be taller than 41 ft. in height. 
Height shall be measured pursuant to this Code. 

RESPONSE:  All buildings are below the 60 foot height limit.  The height of each building varies along its 

length due to changes in grade.  Height of Building A is 47 to 52 feet; Building B is 55 to 58 feet; and 

Building C is 51 to 54 feet.  The small area of flat roof on Building A is less than 41 feet in height. 

f.  Entrances 

When a new building is constructed or an existing building is substantially remodeled, the primary building 
entrances shall be oriented to pedestrian ways along streets to encourage increased pedestrian density on 
existing streets, sidewalks and other public ways. Secondary building entrances or tenant space shall be required 
along alleys to take advantage of and enhance the intimate scale of the alley space, as illustrated in Figure 
50.05.004-A: Alley with Entrances and Figure 50.05.004-B: Alley without Entrances, below. 

RESPONSE:  All three buildings provide an entrance lobby at the pedestrian way along the street to 

encourage increased pedestrian density.  Secondary entries are located along the two pedestrian streets 

(the ‘alley’ mentioned in the code) within the block to take advantage of access to the courtyard, below 

grade parking, and the public pedestrian way.  Each building has a street address reflecting its lobby 
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location which allows separate identity while each secondary entry (‘alley’ mentioned in the code) 

allows the block to function in an integrated manner as a neighborhood. 

Building A – Building A’s lobby fronts on A Avenue and on the internal pedestrian street. The lobby 

bisects the at-grade level providing glazed visual and physical connection to the rest of the block.  

Building A houses the leasing office and building management offices at its lobby.   The A Lobby space 

presents the development’s most public face to A Avenue and creates space for active pedestrian level 

use.  This lobby also is adjacent to the connection to the Retail below-grade parking pedestrian entrance 

and elevator.  It is the central lobby for the block and is designed to invite and increase pedestrian 

activity within and around the project. 

Building B – Building B’s lobby fronts on Second Street with a secondary entry fronting on Evergreen.  As 

the largest of the three buildings on the block, a third access point connects to the Community 

Room/Club Lounge and the private outdoor courtyard.  This building with its “C” shape connects to the 

two internal pedestrian streets and the below grade parking as well. 

Building C – Building C’s lobby fronts on First Street with a secondary entry off the intersection of the 

internal pedestrian streets and adjacent the Community Room/Club Lounge. 

All three buildings place primary building address lobbies at the city street and utilize two internal 

pedestrian streets as the ‘alley’ demonstrated in these images, (below).  Each street lobby creates a 

street presence with a recessed entry door, glazing, visible address identification, lighting, and canopy. 

 

Figure 50.05.004-A: Alley with Entrances   Figure 50.05.004-B: Alley without Entrances 

g.  Street Corners 

New structures shall be located to preserve or create strong building edges at street corners. Structures may 
"cut the corner" to create a building entry or to provide pedestrian space but shall use building design elements 
to create a structured corner as illustrated in Figure 50.05.004-C: Building Design at Street Corners, below. 

 

Figure 50.05.004-C: Building Design at Street Corners  
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RESPONSE: Each corner on Block 137 has a unique identity.  

A Avenue/First Street –This corner provides community identity for the block.  A Avenue is a busy urban 

street and First Street is known for its retail activity.  The large maple tree on this corner is being 

preserved.  Doing so allows a stepped back building corner which celebrates this active intersection and 

offers opportunity for the active retail use (probably restaurant) to spill out onto the corner. 

A Avenue/Second Street – This corner joins an active avenue and a residential street.  The steep down 

grade of Second Street (from A) and the clearly residential character on both sides of the street, lends 

itself to a neighborhood gateway.  The active retail is oriented to A Avenue.  As it turns the corner, 

Building A’s character transforms to residential as its primary public face.  Storefront is replaced by 

divided and smaller scale windows, linear more residential scale planters, and the presence of 

residential style decks.   

Second Street/Evergreen – This corner is embedded in the residential character of the existing 

neighborhoods.  It holds its place quietly at the corner so as to blend in with the open lushness of 

Millennium Plaza Park and contentment of the residential neighbors.  The roof forms simply turn the 

corner with recognizable residential roof form.  The stoops of the walk-up units reinforce at pedestrian 

level a home-like character in detail, scale, materials and placement. 

First Street/Evergreen – This corner invokes an identity of celebration.  The round-about brings an 

inward focus to Millennium Park, Lake View Village Retail, and Building C.  This is a gathering point.  

Building C steps back adjacent to the prominent retail entrance fronting the intersection, sides tuck in, 

and offer planters, art, and seating to meet, converse, and view surroundings. A bright glass 

canopyextends over the corner as an invitation, while a stately façade announces proud presence in this 

important location.  In the past, this corner may have been the intersection of the church, the market, 

and the civic building.  In this location, Building C completes the representative center of downtown 

Lake Oswego.  At the pedestrian level, steps in the façade, in conjunction with planter walls and pavers 

adorned with dining furniture, create outdoor rooms for visitors to see and be seen. (See also P 48) 

6.  BUILDING DESIGN 

Building elements shall be designed to create a village character through compliance with the following 
requirements: 

a.  Lake Oswego Style Required 

Buildings shall be designed using building design elements of the Lake Oswego Style to create distinctive 
buildings which have richly textured, visually engaging facades. See LOC 50.11.001, Appendix A – Lake 
Oswego Style. 

RESPONSE:  All three buildings utilize reference to the three Lake Oswego Styles.  The project is 

composed of three buildings.  Massing incorporates characteristic elements common to the three Lake 

Oswego styles, complex massing and asymmetrical composition of simple geometric forms with detailed 

facade elements.  Detail, materials, pattern, and proportioning differentiate the three styles and thus 

the three buildings. Each of the three buildings incorporates these design elements as follows:  
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Building A Utilizes Characteristic Elements of the Oregon Rustic Style  

• Complex intersecting pitched gable roofs that break the massing into smaller scale forms both at 

the roof and at the pedestrian level.  

• Asymmetrical composition incorporating pitched roofs with offset, prominent chimney forms 

and patterned with windows of varying proportions creating focal points along the façade. 

• Simple geometric forms and pattern making through proportioning of dormers, chimneys, 

windows, canopies, steps and jogs in the building form, 

recessed portions of the facades such as building wall at the 

decks, smaller pane breakdowns at retail upper glazing and 

at deck locations. 

• Upper levels are recessed and set into the roof, which has a 

low eave line at the third level. This eave line visually limits 

the scale of the building mass, and helps create a more 

comfortable pedestrian experience. The building appears 3 

stories from the pedestrian perspective, which 

complements the scale of existing context.  

• Textured natural stone used as a foundation, siding, 

planters, and seat walls at the pedestrian level and 

chimneys; used in conjunction with horizontal siding and 

wood accent fields adjacent strategically placed elements in 

the façade and at the dormers. 

• The pitched roof forms, dormers and divided window patterns—which are common to all three 

styles—combined with material and paint colors often found in nature are evocative of the 

National Park Style used for lodges, ranger stations, shelters and lookouts. 

• Windows are trimmed with a narrow but 

deep extending board that creates a heavy 

shadow line emulating wide trim boards of 

the past while acknowledging the lesser 

functional need of a wide trim board with 

today’s precise material manufacture and 

joinery.  The trim element defines a larger 

block of windows such that they are 

framed within the larger façade wall. 

• Deck railings use simple rustic steel shapes 

for the guard topped with a wood railing 

for warmth and softness to the touch. 

• Sconce fixtures on the retail level, pole fixtures in the pedestrian walkway, benches, waste 

containers, and hardware details such as sign bracketing combine the simple, functional, crafted 

vernacular common to the Arts and Crafts style, the Oregon Rustic Style and the Tudor style thus 

unifying the buildings as one development.   

• Simple flat canopy design with linear wood soffit of a character similar to the wood panels 

adjacent glazing also found on this building.  
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               BUILDING A NORTH FAÇADE AT EXISTING MAPLE  

 

Building B Utilizes Characteristic Elements of the Arts and Crafts 

Style 

• Complex intersecting pitched gable roofs that break the 

massing into smaller scale forms both at the roof and at the 

pedestrian level. 

• Asymmetrical composition incorporating pitched roofs with 

offset, prominent chimney forms and patterned with 

windows of varying proportions creating focal points along 

the façade. 

• Simple geometric forms and pattern making through 

proportioning of dormers, chimneys, windows, canopies, 

steps and jogs in the building form, recessed portions of the 

facades such as building wall at the decks, smaller pane 

breakdowns at retail upper glazing and at deck locations. 

• Recessed and stepped back upper levels creating 

an eave line at the third level at a height common 

to adjacent existing buildings and at a comfortable 

pedestrian scale.  

• Masonry building base of earthy red brick with 

textured natural stone used as planters and seat 

walls at the pedestrian level. 

• Brick and horizontal siding used in combination 

with wood accent fields adjacent strategically 

placed elements in the façade and at the dormers. 

• The pitched roof forms, dormers and divided 

window patterns—which are common to all three 

styles—combined with regionally common material 

and paint colors draw reference from the Arts and 

Crafts style. 

• Windows are trimmed with a narrow but deep 

extending board that creates a heavy shadow line 
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emulating wide trim boards of the past while acknowledging the lesser functional need of a 

wide trim board with today’s precise material manufacture and joinery. The trim element 

defines a smaller blocks of windows such that they are framed within the larger façade wall in 

the tradition of punched opening.  

• Deck railings use simple rustic steel shapes crafted into a geometric pattern reminiscent of hand 

crafted details of homes of this vernacular.         

      

• Sconce fixtures on the retail level, pole fixtures in the pedestrian walkway, benches, waste 

containers, and hardware details such as sign bracketing combine the simple, functional, crafted 

vernacular common to the Arts and Crafts style, the Oregon Rustic Style and the Tudor style thus 

unifying the buildings as one development.     

 

 

 

 

 

 

 

LIGHT FIXTURE ON SECOND ST 

     (Mounted to Brick)   

TOWNHOME ENTRANCE ALONG SECOND STREET 
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Building C Utilizes Characteristic Elements of the English Tudor Style 

• Complex intersecting pitched gable roofs that break the 

massing into smaller scale forms both at the roof and at the 

pedestrian level. 

• Asymmetrical composition incorporating pitched roofs with 

offset, prominent chimney forms and patterned with windows 

of varying proportions creating focal points along the façade. 

• Simple geometric forms and pattern making through 

proportioning of dormers, chimneys, windows, canopies, steps 

and jogs in the building form, recessed portions of the facades 

such as building wall at the decks, smaller pane breakdowns at 

retail upper glazing and at deck locations. 

• Recessed and stepped back upper levels creating an eave line 

at the third level at a height common to adjacent existing buildings and at a comfortable 

pedestrian scale.  

• Brick construction with design patterns such as row-lock, soldier course and inset panels in 

combination with stucco construction. 

• Masonry building base of 

earthy red brick with textured 

natural stone used as planters 

and seat walls at the 

pedestrian level. 

• High contrast color patterns of 

brick, stucco, board and 

batten siding, and trims which 

create bands of shadow 

reminiscent of half-timbering, 

along with wood accent fields 

adjacent strategically placed 

elements in the façade and at the dormers. 

• The pitched roof forms, dormers and divided window patterns—which are common to all three 

styles—are representative the historic Tudor style. 

• The high contrast of white stucco divided by recessed reveals and trimmed at the eave with dark 

painted wood trims are reminiscent of the traditional Tudor board and stucco patterns. 

• Windows are trimmed with a heavier width (than the other buildings) but deep extending board 

that creates a heavy shadow line emulating wide trim boards of the past while acknowledging 

the lesser functional need of a wide trim board with today’s precise material manufacture and 

joinery.  The trim element defines the window edges as a frame against which the stucco is 

finished.  This gives the frame a heavier appearance than the other two buildings which is 

inspired by the timbering that is traditional to Tudor style. 

• Deck railings use simple rustic steel shapes to create the recognizable Tudor ‘x’ pattern 

• Sconce fixtures on the retail level, pole fixtures in the pedestrian walkway, benches, waste 

containers, and hardware details such as sign bracketing combine the simple, functional, crafted 

vernacular common to the Arts and Crafts style, the Oregon Rustic Style and the Tudor style thus 

unifying the buildings as one development.   
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• Typical canopy design of standing seam shed roof with metal supports back to the masonry wall 

painted black to evoke the wrought iron brackets and supports of traditional Tudor style.  

• A special canopy design at the round-about formed of glass and metal support elements which 

will allow light transmission through the canopy and produce changing shadow patterns on the 

south facing façade to enliven it as the time passes.  Metal supports back to the masonry wall 

are painted black to evoke the wrought iron brackets and supports of traditional Tudor style.  

 

Each building incorporates the design elements in a manner that is responsive to the City’s design 

direction and weaves the development into the existing design fabric in the immediate vicinity. 

b.  Storefront Appearance Required 

Buildings fronting on streets or alleys designed for pedestrian use shall create a storefront appearance on the 
ground floor. This may be accomplished by changing buildings planes, materials or window patterns, or by 
creating a break in awning or canopy construction at intervals of about 25 ft. as illustrated in Figure 50.05.004-
D: Break in Awning or Canopy Construction. 

Figure 50.05.004-D: Break in Awning or Canopy Construction 

 

 

 

 

RESPONSE:  A storefront appearance is created at the street level of Buildings A and C.  (Building B does 

not contain retail.)   A storefront appearance is created through changing planes, materials, and window 

patterns and by creating a break in canopy construction at intervals. 

Building A fronts the public way along A Avenue.  By incorporating the existing maple tree and stepping 

back at the NW corner, the building allows maximum retail frontage while creating intimate outdoor 

spaces appropriate for dining establishments.  On the storefront facade, the natural and slightly rough 

stone and brick walls at the base provide interest, texture, and scale.  It breaks the display glazing into 

neighborhood-shop-size snippets with evening lighting for display of wares and a special mullion pattern 

above canopy level. These are complemented by the stone planters, pavers, and art in the public way, 

which creates niches, benches, and focal points enticing to passers by.  These add to the pedestrian 

experience though their offering of respite, topics for art conversation, separation from the vehicular 

paths, shade and wind protection, dappled light from trees and planting, and intimate scale. Canopies 

located at strategic intervals differentiate the intimate retail entry points and signage in the form of 

blade signs stemming from the canopies further create an intimate pedestrian scale by bringing down 

the perceived vertical height and forming outdoor ‘rooms’.  Canopies are different at each of the three 

buildings giving them individual character.  (See item g of this section for images.)The richness in 

building materials and space along with benches, pavers, planters and art form a high quality, timeless 
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background from which the retailers’ wares may be elegantly displayed and pedestrian shoppers may 

casually enjoy.  

Building C fronts the public way along First Street. The form allows maximum frontage on First while 

also bridging Building A with the east-west pedestrian street on the North and Building B with the north-

south pedestrian street on the South.  These two on-site pedestrian streets evoke the village market of 

the past where one may stroll, chat, and shop free of vehicular impact.  On First, the brick paved public 

right of way is deep allowing ample room for parking, pedestrians, art display and seating.  On the 

storefront facade, the textured brick at pedestrian level provides interest, texture, and scale.  It breaks 

the display glazing into neighborhood-shop-size snippets with evening lighting for display of wares and a 

special mullion pattern above canopy level.  The proportion and patterning of materials at the base is 

complemented by the stone planters, pavers, and art in the public way which creates niches, benches, 

and focal points enticing to passers by.  These elements add to the pedestrian experience though their 

offering of respite, topics for art conversation, separation from the vehicular paths, shade and wind 

protection, dappled light, and intimate scale. Canopies located at strategic intervals over retail entrances 

in each bay and signage in the form of blade signs stemming from the canopies further create an 

intimate pedestrian scale by bringing down the perceived vertical height and forming outdoor ‘rooms’.  

Canopies are different at each of the buildings.   (See item g of this section for images.)At the round-

about on the SE corner of the block, the building steps back to create niches for dining and presents 

itself formally as it turns the corner.  The corner retail becomes a special place with its angled façade 

enveloping Lake View Village across the street, the fountain at the center of the round-about, and the 

view of Millennium Plaza Park.  A special light glass canopy with a form different from other retail 

canopies on this building signifies the special importance placed upon this retail which is located at the 

center of the city.  

In addition, such design shall maximize the opportunity for window shopping through compliance 
with the following requirements: 

i. A minimum of 80% (linear measurement) of 
the exterior ground floor abutting pedestrian 
ways shall be designed as storefront with 
display windows and entry features. 

RESPONSE: Buildings A and C maximize the opportunity for 

window shopping at the exterior ground floor abutting 

pedestrian ways designed as storefront with display 

windows and entry features. However, Building C does not 

achieve the full 80% linear measurement of glazing due to 

interruption by the retail parking entrance.  Building B does 

not provide retail along Evergreen where it faces Millennium 

Plaza Park nor along Second Street where it faces existing 

residential.  Thus a storefront appearance is not desired. 

Instead these street-facing facades are intended to evoke 

the residential character of the adjacent block as the project 

turns the corner into the residential neighborhood.   
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EXCEPTION 3:  Less than 80% Storefront Glazing abutting pedestrian ways on Building C only. 

Building C provides for storefront glazing on the ground floor.  

The design follows the criteria but is unable to meet the full 80% of the pedestrian length on each 

separate pedestrian way due to: 

• Interruption by the retail parking garage entry on First Street 

• Provision of masonry at the building base ground floor in compliance with [50.11.04.6.c.i.] on 

First Street, Evergreen, and the round-about. 

 

Calculations are shown at right.  While ‘close’ the criteria cannot be met because: 

• In order to create a building base that is the predominately masonry at the base, the window 

pattern must be broken by the masonry material to meet the ground.  

•  The building would appear architecturally fragile at the ground surface if brick ended above the 

storefront.  

•  This would not be consistent with Tudor style architecture. 

• A retail parking entrance is required on First Street.  This parking entrance penalizes the 

storefront calculation. Yet the city has concurred that the location on First is appropriate. 

 

Though less than 80% Storefront Glazing is abutting pedestrian ways (Evergreen: 75%, Round-about: 

71%, First Street: 64% on Building C), the applicable Urban Design Plan criteria and code standard are 

equally or better met.  The UDP states: “create a high-density compact shopping district to serve as a 

retail core…” and “pedestrian-oriented alleys and pathways providing other retail access and 

opportunities.”  Evergreen, the round-about and First Street come very close to meeting the 80% glazing 

requirement to add pedestrian interest to the streetscape.  This slight reduction in glazing is needed to 

maintain the substance of the masonry base and to invoke the Tudor style. This slight reduction 

maintains the pedestrian interest in the space and is further supplemented by the interior passageways 

that enhance pedestrian access to the site, create other opportunities for retail and residential users 

and create a rich and dense environment for the retail uses, facilitating their success.  The frontages are 

enhanced by pedestrian-oriented lighting, signage and street furniture (UPD Section 4.2). Parking with 

this design is integrated and below grade, leaving the maximum retail frontage in glazing and active use.  

(UDP Section 4.2).  

 

The pedestrian experience is enhanced at the street level with varying experiences, planters and patios 

along the sidewalk edge, paths to front doors, and street furniture.  The proposed glazing and amenities 

creates a lively and attractive urban core experience by increasing the density and mix of uses, 

integrating these uses vertically in buildings as well as horizontally on street level. 

  
The alternative design with less than 80% Storefront Glazing abutting pedestrian ways on Building C 

accomplishes the purpose of the Urban Design Plan in a manner that is equal or superior to a project 

designed to this standard. 

 
The bottom edge of windows along pedestrian ways shall be constructed no more than 30 in. above 
the abutting walkway surface and shall be no closer than 12 in. above the walkway surface. 
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RESPONSE:  On Buildings A and C where retail windows are indicated, the windows are at least 12 inches 

and no more than 30 inches above the abutting walkway surface.  All retail is composed of glazing 

starting about 18” above the walkway and extending upward past the canopies where it terminates 

often with a special smaller mullion pattern. 

ii. Sufficient interior or soffit lighting to allow night-time window shopping shall be provided. 

RESPONSE:  Design of the interior retail space is not part of this design proposal.  However, the 

Evergreen Development guidelines imposed on future retail tenants will require lighting provisions for 

nighttime window shopping. Certainly the retail spaces have been provided here in a manner that will 

accommodate compliance with this interior lighting standard. 

c.  Materials 

i.  Ground Floor 

Buildings shall use masonry as the predominant building material for walls on the ground floor. "Masonry" 
includes fabricated bricks, blocks, stucco and glass. The design of these materials shall create an historic or 
vernacular Lake Oswego Style appearance as shown in LOC 50.11.001, Appendix A – Lake Oswego Style. 

RESPONSE:  All 3 buildings use masonry--defined as Brick, Stucco, Stone, and Glass-- as the predominant 

building material for walls on the ground floor.  

Building A utilizes slightly rough stacked stone and an earthy gray brick at the base.  This material 

extends upward to a cornice line between the retail and residential floors and envelopes the retail 

display glazing.  It also integrates with other stone elements including stone seating and planters along 

the public sidewalk. 

Building B utilizes slightly rough stacked stone and earthy red brick at the base.  This material extends 

upward to a cornice line between the grade and next level residential floors.  It also integrates with 

other stone elements including stone seating and planters along the public sidewalk. 

Building C utilizes two contrasting earthy brown brick colors at the base.  This material extends upward 

to a cornice line between the retail and residential floors and envelopes the retail display glazing.  It also 

integrates with other stone elements including stone seating and planters along the public sidewalk. 

ii.  Upper Stories 

Buildings shall use wood and glass as the predominant building materials for upper stories. These materials 
are intended to soften the appearance of a building that sits on a heavier appearing masonry/glass base and 
thereby effectively creating a mixed use village appearance. Wood siding or cedar shingles may be used. 

RESPONSE: All 3 buildings use noticeably lighter and softer materials as the predominant building 

materials for upper stories. 

Building A - Stone and brick are used at the base of the building.  Lap siding, wood balcony railings, and 

wood trims are used at the upper stories.  Stone chimneys and brick gables are used at key points to 

break down the massing, provide points of interest, and create rhythm in the façade. 
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Building B - Stone and brick are used at the base of the building.  Lap siding and wood trims are used at 

the upper stories.  Brick chimneys and brick gables are used at key points to break down the massing, 

provide points of interest, and create rhythm in the façade. 

Building C - Stone and brick are used at the base of the building.  Board and Batten siding and wood 

trims are used at the upper stories.  Brick chimneys and plaster gables are used at key points to break 

down the massing, provide points of interest, and create rhythm in the façade. 

 

iii.  Roof 

Roofs shall use the following roofing materials: 

(1) Slate, tile, shakes or wood shingles, or synthetic materials (e.g., concrete, pressed wood products, 
metal or other materials) that are designed to and do appear to be slate, tile, shake, or wood shingles. 

RESPONSE: The roofing material for all three buildings will be a recycled composition material that has 

the appearance of slate tiles.   

(2) Copper or zinc roofing materials in styles representative of period architecture in the Lake Oswego 
Style. Metal roofs other than copper and zinc shall only be allowed in subdued colors and on small 
roof sections, not as a whole roof application. 

RESPONSE: Metal roofs are not used on this project.  Metal soffits infill the residential entry canopies on 

Building B and Metal canopies are used on Building C. 

(3) If a new or substantially remodeled building utilizes a flat roof, materials that will not cause roof 
repairs (patching) to be readily visible. 

RESPONSE:  The limited roof area of the mechanical equipment recessed well is finished with a metal 

panel that will not cause roof repairs to be readily visible.  The one-story restaurant massing on Building 

A will be visible from the decks of the residential units above and will be of a uniformly colored 
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membrane that allows patching with matching welds.  Because it is visible from residential units, a 

ballast of river rock or similar is being considered, as well. 

iv.  Prohibited Materials 

The following exterior building materials or finishes are prohibited: 

(1)  Plastic, except when used to replicate old styles (e.g., vinyl clad windows, polyurethane moldings, 
plastic columns, etc.); 

(2)  Metal or vinyl siding; 

(3)  Mirrored glass; 

(4)  T-111 Type plywood; 

(5)  Corrugated metal or fiberglass; 

(6)  Standard form concrete block (not including split faced, colored or other block designs that mimic 
stone, brick or other similar masonry); and 

(7)  Backlit fabrics, except that awning signs may be backlit fabrics for individual letters or logos. 

RESPONSE:  None of the prohibited materials are used on this project.  Metal (house) siding and 

corrugated metal as indicated above, are not used.  Metal flashings, gutters, chimney caps, and 

architectural panels joining window frames are used in their usual building context to transition 

between building components and to keep the building water tight. 

d.  Ground Floor Design 

Buildings shall have a strong ground floor cornice designed to separate the ground floor functions and 
materials from the upper story or stories and to provide continuity with cornice placement on abutting 
buildings as shown in Figure 50.05.004-E: Ground Floor Design. 

Figure 50.05.004-E: Ground Floor Design 

 

 

 

Methods for compliance with this requirement include but are not limited to: 

i.  Use of the same or similar building materials and/or colors from storefront to storefront or building to 
building; or 

ii.  Painting the wood elements in the first floor storefront areas white, black, dark brown, dark green or gray-
blue. This color range is not intended to be an exclusive list, but is recommended to create compatibility 
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and design strength at the ground floor storefront level while encouraging diversity with multi-tenant 
buildings and in large lot (whole block) developments. 

RESPONSE:  All three buildings visually and materially separate the retail level from the residential level 

as well as create a base for the buildings.  Adjacent projects are Lake View Village (predominately white 

stucco with off-white ceramic tile or grey stone base and bronze anodized storefront) and Oswego 

Village Townhomes (white wood siding with red brick and grey stone base, white vinyl windows) and A 

Street Station predominately white stucco with grey stone or tile base and bronze anodized storefront.)  

The proposed development utilizes a similar building material and color palate from retail storefront to 

retail storefront at the ground floor level (option i. above).  The material and color palate varies from 

building to building but remains within the range of adjacent developments and of the hues noted as 

desirable (option ii. above). 

Building A has a natural gray stone base and planters which materially separate the retail level from the 

residential level with a stone cornice.  The cornice retains the same height along the façade and a similar 

height as Buildings C and B adjacent except where gabled ends with stone chimneys provide a pattern 

and form break with gray brick extending the entire height.  Building A façade materials, window frame 

color, and trims palate all fall within this gray to gray blue palate.  These colors are consistent with 

Oregon Rustic Style yet compatible with Building B’s Arts and Crafts style and Building C’s English Tudor 

style.  The retail storefront façade utilizes option (i) with similar building materials from storefront to 

storefront on Building A and option (ii) with compatible but different color ranges relative to Building C.  

Building B has natural gray stone planters at its brick base which materially separate the lower level 

housing from the upper residential levels with a brick cornice against contrasting horizontal siding.  The 

cornice retains the same height along much of the façade and a similar height as Buildings A and C 

adjacent except where gabled ends with chimneys provide a pattern and form break with brick 

extending the entire height.   Building B façade materials, window frame color, and trims palate fall 

within an earthy red/browns and cream accent palate.  These colors are consistent with Arts and Crafts 

style yet compatible with Building A’s Oregon Rustic style and Building C’s English Tudor style.  There is 

no retail storefront on this building 

Building C has a brick base which materially separates the retail level from the residential level with a 

brick cornice.  The cornice retains height along the entire façade and a similar height as Buildings A and 

B adjacent.In some locations on this building, such as at the round-about and the Conservatory,  a 

change in color or pattern of the brick forms the cornice line.  Building C façade materials, window 

frame color, and trims palate fall within an earthy brown with accent brick, cream stucco palate, and 

high contrast dark wood trim.  These colors are consistent with English Tudor style yet compatible with 

Building A’s Oregon Rustic style and Building B’s Arts and Crafts style. The retail storefront façade utilizes 

option (i) with similar building materials from storefront to storefront on Building C and option (ii) with 

compatible but different color ranges relative to Buildings A. 

e.  Molding Design 

Moldings, window casings and other trim elements shall be designed in a dimension and character reflecting 
the Lake Oswego Style. Larger dimensions may be used to exaggerate or illustrate a creative design concept or 
to match the scale of the new building. Moldings shall match or complement the detailing of adjacent buildings 
that comply with this section. 
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RESPONSE:  All three buildings utilize wood moldings, window casings and trims.  Buildings A and B 

utilize lap siding; Building C utilizes board and batten siding.  These trim elements enrich the detail, 

stabilize material joints, and emulate historic methods.   

           

WINDOW FRAMING TRIM SECTION DETAIL      WINDOW FRAMING TRIM JAMB DETAIL 

 

Building A    Vinyl clad windows will be utilized to meet current energy standards.  Windows will be 

trimmed with wood frames to create depth and shadow reminiscent of historic window framing.  Wood 

accent panels will be used strategically adjacent decks, at the recessed facades at the upper levels, and 

as an accent at the gabled ends.  Lap siding will be used to create fields of texture recognized by their 

scale and proportion to be residential in character.  Wood railings will cap the decorative metal deck 

railings. 

Building B    Vinyl clad windows will be utilized to meet current energy standards.  Windows will be 

trimmed with wood frames to create depth and shadow reminiscent of historic window framing.  Wood 

accent panels will be used strategically adjacent decks, at the recessed facades at the upper levels, and 

as an accent at the gabled ends.  Lap siding will be used to create fields of texture recognized by their 

scale and proportion to be residential in character.  Decorative metal deck railings use simple rustic steel 

shapes crafted into a geometric pattern reminiscent of hand crafted details of homes of this vernacular. 

Building C    Vinyl clad windows will be utilized to meet current energy standards.  Windows will be 

trimmed with wood frames to create depth and shadow reminiscent of historic window framing.  The 

trim is heavier at this Tudor building reflective of the traditional boards which frame the stucco.  Wood 

accent panels will be used strategically adjacent decks, at the recessed facades at the upper levels, and 

as an accent at the gabled ends.  Board and Batten siding will be used to create fields of texture 

recognized by their scale and proportion to be residential in character.  Decorative metal deck railings 

with their recognizable ‘x’ pattern evoking English Tudor style will adorn decks. Typical canopy design is 

a c-channel frame with wood soffit of a character similar to the wood panels adjacent blocks windows. A 
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special canopy design at the round-about which is formed of glass and steel elements which will allow 

light transmission through the canopy and produce changing shadow patterns on the south facing 

façade to enliven it as the time passes. 

 

BUILDING C 
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f.  Enclosure or Screening of Mechanical Equipment 

Mechanical equipment shall be mounted within gable or hip roof attics where possible. Roof mounted 
mechanical equipment on flat roofed structures shall be screened by parapet walls to the maximum degree 
possible. Site located mechanical equipment shall be installed in below grade vaults where possible. Other 
building mounted mechanical equipment shall be screened from view to the maximum degree possible. 

RESPONSE:  Mechanical equipment is hidden within the recessed roof areas at the roof ridgelines.  Site 

electrical equipment is enclosed within the building on the Evergreen/South side. Other site systems are 

enclosed within the below grade parking. Current studies indicate no need for revision to traffic control 

systems; additional ‘visible site boxes’ are not anticipated. 

g.  Awnings and Canopies for Weather Protection 

Buildings with more than one story shall provide awnings or canopies extending six ft. from window walls. 
Awnings shall be shed type with opened or closed ends as shown in Figure 50.05.004-F: Awning Design and 
Brick Pavement Panel. Curved awnings shall not be allowed. Awnings may have a front valance. 

Figure 50.05.004-F: Awning Design and Brick Pavement Panel 

 

 

 

 

RESPONSE:  Weather protection is provided at retail entrances on the pedestrian level via horizontal 

canopies.  These canopies extend at least 6 feet from the face of building and are mounted about 10 

feet above paving level. Canopies are constructed of painted steel supports in-filled with wood at 

Building A and metal panels at Building B.  Canopy horizontal surfaces reflect light differently and the 

pattern of wood boards creates a different character than the smooth metal panel.  The material 

changes at the soffit are noticeable as one traverses along the pedestrian level in conjunction with finish 

color and texture and shadow lines in the reveals.   Though Building B does not have retail at its base, 

canopies are positioned to identify points of entry into the building.  Building C canopies are black 

standing seam roofing with black metal supports back to the brick.  At the round-about the glass and 

metal canopy character is light and allows the play of shadows along the southern exposure as the day’s 

light changes.  
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WOOD PANEL SOFFIT (BUILDING A)     METAL AWNING (BUILDING C) 

 

 

 

CANOPY  with WOOD SOFFITS AT BLDG A 

                      

 



Block 137 Mixed Use Development   Originally Submitted September 11, 2013* 

___________________________________________________________________________ _______ 

{00213610;1}    

             Page 40 of 96 *supplemented Sept 20 & Oct 17 & Dec 5, 23, 2013 

 

 

WOOD PANEL SOFFIT (BUILDING A)     METAL AWNING (BUILDING C) 

h.  Outdoor Relationships 

Buildings shall be designed to open up to outdoor seating and display areas that are intended to be accessory to 
an indoor use, such as a restaurant or cafe. 

RESPONSE:  The retail spaces at the corner of A Avenue/First Street and First Street/Evergreen and 

those abutting the on-site pedestrian walkway from First Street have been envisioned for outdoor 

seating.  At the block corners, the buildings step back to provide space for seating, including around the 

preserved maple tree on A/First and at the round-about on Evergreen/First.  The sidewalk along First 

Street is wide, providing plenty of space for tables and display of wares in the public way.  Seating is also 

planned along the sides of the on-site pedestrian street adjacent to the retail space.  Mixed with potted 

plants and trees, above grade planters usable as benches, and colorful varied plantings, opportunity for 

inviting outdoor seating is provided along the entire east half of the site to complement similar business 

across the street at Lake View Village. 

i.  Mixed Use Residential 

Mixed use buildings with a residential component shall define the residential portion of the structure through 
the use of design elements such as decks, balconies, landscaping, chimneys, dormers, gable or hipped roofs or 
step backs above the second story to provide upper story deck areas as shown in Figure 50.05.004-E: Ground 
Floor Design and Figure 50.05.004-G: Mixed Use Residential. Masonry should be used for chimney 
construction. 

Figure 50.05.004-G: Mixed Use Residential 
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RESPONSE:  The residential component of this mixed use development is defined by the use of design 

elements including decks, balconies, landscaping, chimneys, dormers, gable roofs, and step backs in the 

upper stories.  Chimneys are constructed of stone or brick.  See images below. 

Building A                 

 

 

 

 

 

 

 

Building B     
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BUILDING B Note:  The Gable form located on the Evergreen Road building elevation has evolved since 

the LORA presentation.  The design now more clearly reflects the functions--4 stories of residential 

homes and an upper story which is a private gathering space, a ‘Conservatory’ for residents of Block 137.  

 The Conservatory provides a quality amenity with indoor/outdoor gathering and kitchen space and 

views of Lakewood Bay.  The southern glazing is operable but no access to the exterior is provided along 

the south elevation.  Exterior access is via the deck on the western roof slope, as it was at the time of 

the LORA presentation. 

The current design represents the goals of the project and the intent of the design code through the 

following: 

1. The proportion of the building massing, building height and number of stories has not changed 

from the prior design presented to LORA. 

2. The roof slope and form has not changed. 

3. The modification has slightly reduced the floor area of the upper level, thus the FAR has not 

increased. 

4. The location of residential and retail use has not changed from the prior design. 

5. The deck adjacent to the Conservatory has not changed. 

6. The brick, stone, shingles, wood panels, siding and glazing materials utilized remain the same as 

the prior design. 

7. The revised design better matches the functional use of the 5th floor space as a gathering space 

rather than as a residence. 

8. The revised design, by eliminating the chimney and providing an inset vertical stack of balconies 

at the gable end provides a character more in keeping with other gables on the same Building B. 

This unifies the building's design expression.  
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 Revised South Elevation Building B   West Elevation Building B 

9. The 3 foot step back in the façade plane at the 5th floor and at the roof edge provides more 

depth for shadow lines, changes in plane and texture than the prior design. 

                             

Prior Building B South Elevation                    Building A Gable end Elevation 

10. As seen above, the prior Building B South Elevation gable was very similar to the Building A 

gable elevations.  The revised design differentiates the Building B south gable end facade from 

the gabled end facades of Building A on which the chimney is centered on the gabled ends. The 

revised Building B design reinforces the differentiation which is part of the Village Character 

defined by variety in the individual buildings.  

11. The revised narrower residential window proportions on the south gable of Building B are more 

in keeping with the window proportions in the main body of Building B. 

12. The gathering space/Conservatory glazing is of similar proportion to retail and Community 

Room/Club Lounge glazing which is in keeping with its non-residential character. 
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13. The addition of wood panel trim in the center recess of the façade and adjacent window 

openings is more consistent with the same treatment on other Building B gable ends and in the 

main body of Building B. 

14. While the south gable elevation of Building B has evolved, it has done so with a result of 

conforming more closely to the design characteristics that make Building B unique from 

Buildings A and C.  This differentiation, in turn, reinforces the Village Character and improves the 

overall project. 
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15. Building C    

 

 

 

 

 

 

 

 

 

j.  Corner Buildings 

Buildings located on street corners shall: 

i. Be designed to complement and be compatible with other corner buildings at the same intersection by 
repeating or echoing the same pattern of corner treatment by creating similar focal points such as 
entries, towers, material or window elements, signage, etc. 

ii. Reinforce building corners by repeating facade elements such as signs, awnings and window and wall 
treatments on both "Avenue" and "Street" sides. 
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RESPONSE:  The project includes three different buildings located on four site corners.  Each corner on 

Block 137 has a unique identity when considered from the pedestrian level and when viewed as an 

overall form.  

A Avenue/First Street –This corner provides community identity for the block.  A Avenue is a busy urban 

street and First Street is known for its retail activity.  The large maple tree on this corner is being 

preserved.  Doing so allows a stepped back building corner which celebrates this active intersection and 

offers opportunity for the active retail use (probably restaurant) to spill out onto the corner.  The form 

of the building steps back all the way up providing opportunity for outdoor space to become the 

identity.  The steeply pitched roof on the upper levels of housing allows the project to incorporate decks 

and windows via dormers. The eave line at the third story allows the scale of the building to be 

perceived at this point thus minimizing verticality. 

A Avenue/Second Street – This corner joins an active avenue and a residential street.  The steep down 

grade of Second Street (from A) and the clearly residential character on both sides of the street lends 

itself to a neighborhood gateway.  The active retail is oriented to A Avenue.   As it turns the corner, 

Building A’s character transforms to residential just as its primary public face does.  Storefront is 

replaced by divided and smaller scale windows, linear more residential scale planters and presence of 

decks. Familiar residential pitched roofed forms, divided windows and chimneys along with units 

entering off the public sidewalk speak to the residential nature of Building A and Building B. 

Second Street/Evergreen – This corner is embedded in the residential character of the existing 

neighborhoods.  It holds its place quietly at the corner so as to blend in with the open lushness of 

Millennium Plaza Park and contentment of the residential neighbors.  The roof forms simply turn the 

corner with recognizable residential roof form.  The townhouse units reinforce at pedestrian level a 

home-like character in detail, scale, materials and placement. The goal for form, material, scale and 

detail at this corner is to blend in gracefully.   

Since the LORA meeting, we have revised and improved the unit entries off of Second Street in the 

following ways: 

1. We added a single door with a sidelight.   

2. We recessed the entry with adjacent painted wood trim panels.  

3. Each entry includes a ceiling light above the entry door and a sconce adjacent the entry which 

lights the address numbers.  

4.  We have added a paved entry with steps down/up to the front 

door surrounded by stone clad planters adjacent to each entry.  

These planters—extending about 5 feet from the building face—

contain a variety of plant materials lasting through the seasons.  

5. Each two story townhouse unit has an opportunity to further 

accessorize with flowers in the planters and by placing potted 

plants and furniture on their entry steps to create their 



Block 137 Mixed Use Development   Originally Submitted September 11, 2013* 

___________________________________________________________________________ _______ 

{00213610;1}    

             Page 47 of 96 *supplemented Sept 20 & Oct 17 & Dec 5, 23, 2013 

individual unit front door character. 

6. The sconce adjacent the townhomes is a special fixture which is different from the custom 

fixture based on a scaled down pedestrian walkway pole fixture which is located on the ground 

level retail facades.  The townhomes fixture is intended to light up the address numbers and 

provide some accent to the façade, highlighting the individual entrances to the townhomes.  The 

Second Street homes are unique and are thus treated in a different way than other units located 

on courtyard grade level. 

TOWNHOME ENTRY 

First Street/Evergreen - This corner invokes an identity of celebration.  The round-about brings an 

inward focus to Millennium Plaza Park, Lake View Village Retail, and Building C.  This is a gathering or 

staging point.  Building C design complements Lake View Village  as it similarly turns the corner with a 45 

degree façade, opens up the ground floor to the adjacent plaza, provides balconies overlooking the 

round-about, utilizes canopies and railings for pedestrian scale, and creates a prominent presence with a 

gable roof.  At the corner, Building C steps back around a prominent entry, sides tuck in, and offer 

planters, art, and seating for visitors to meet, converse, and view surroundings. A canopy extends over 

the corner as an invitation while a stately façade announces proud presence in this important location.  

Ornamental metal balcony railings and multi-pane windows recall memories of historic architecture 

while a geometric form at the ridge line offers a more modern abstraction of the village church bell or 

civic building clock.  In this location, the angled façade of Building C completes the representative center 

of downtown Lake Oswego.  At the pedestrian level, steps in the façade, in conjunction with planter 

walls and pavers adorned with dining furniture, create outdoor rooms for visitors to see and be seen.  

Since the LORA meeting, we have improved the façade at the round-about the following ways: 

1. Creates a focal point at entry 



Block 137 Mixed Use Development   Originally Submitted September 11, 2013* 

___________________________________________________________________________ _______ 

{00213610;1}    

             Page 48 of 96 *supplemented Sept 20 & Oct 17 & Dec 5, 23, 2013 

2. Strengthens retail element 

3. Includes strong transitional element between retail and residential 

4. Emphasizes entry with substantial light fixtures 

5. Emphasizes quality materials and hardware at Storefront 

6. Added a glass and steel canopy which will allow light to penetrate the canopy and shadows to 

play across the façade as the sunlight changes during the day.   

7. Recessed the entry and added adjacent painted wood trim panels.  

8. Added a brick reveal adjacent the entry and located a custom light fixture within its form. 

9. Changed the brick to a unique color (different from the rest of Building C) at this corner to give it 

extra presence.  

 

BUILDING C - SPECIAL RETAIL CORNER AT THE ROUND-ABOUT  

LEGEND: 

1. Retail signage  

2. Custom glass and steel canopy 

3. Horizontal wood on walls and soffit of portal 

4. Sconce light fixture in brick reveal 

1 

2 

3 

4 

5 

6 

7 

8 

 



Block 137 Mixed Use Development   Originally Submitted September 11, 2013* 

___________________________________________________________________________ _______ 

{00213610;1}    

             Page 49 of 96 *supplemented Sept 20 & Oct 17 & Dec 5, 23, 2013 

5. Wood storefront 

6. Custom wood entry doors with stainless steel door pulls 

7. Brick pavers inside entryway 

8. Stone planters to demarcate entry 

 Each building incorporates the design elements in a manner that is responsive to the City’s design 

direction and weaves the development into the existing design fabric in the immediate vicinity. 

 

iii. If the building "cuts" the corner at ground level, anchor the corner with a column supporting the 
upper levels or roof or with a free-standing column or obelisk. The area of the "cut" corner shall be 
equal to or greater than the public area in the abutting sidewalk as shown in LOC 50.11.001, 
Appendix A – Lake Oswego Style, Figure 2. 

RESPONSE:  Only the corner of Evergreen/First Street “cuts the corner” at ground level.  This criterion 

seems to apply to a standard block corner.  Placing a free standing column or obelisk at the corner of 

Evergreen/First Street is not applicable to the frontage of the round-about and would present itself like 

an applied and not intrinsic gesture especially as it would intrude into the vehicle realm.  In this case, the 

building form itself anchors the corner by turning its front face to the corner.  While it retains a gable 

form similar to other elements along First Street, the materials change slightly. The full brick gable 

provides a more stately presentation to the round-about than the plaster and trim emulating stucco and 

timber on First Street.  The building form steps back several feet for the full height creating space for 

tables, planter seats, and pots rather than “stepping forward.”  The “negative corner” this creates at the 

pedestrian level is especially valuable with southern exposure for sunny seating and gathering spaces as 

well as urban and territorial views from the area.  The form and design also complement the existing 

Lake View Village corner which is treated similarly. 

k.  Alley Space 

Alley space shall be designed to minimize service functions, to screen trash/storage areas and to enhance 
pedestrian/patron use. Outdoor cafe seating, landscaping, signage, lighting and display features shall be 

included in alley design where feasible. 

RESPONSE:  This criterion does not literally apply to this project.  Rather than an alley, the project is 

providing a pedestrian street as a public easement.  To the extent that public easement is viewed similar 

to an alley, the easement is populated with outdoor café seating, landscaping, signage, lighting, and 

access to below grade parking.  Additionally, it provides public pedestrian access connecting Blocks 136, 

137, and 138. 

7.  VIEW PROTECTION 

New development shall preserve and enhance any available views of Mount Hood and Lakewood Bay by 
compliance with the following requirements. These regulations are not intended as a guarantee that a view will be 
preserved or created, only to require special and significant efforts to maintain and provide views. 
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a. Street trees on "A" Avenue shall be selected and located to preserve views of Mt. Hood. 

RESPONSE:  The project intends to retain existing street trees and existing public improvements such as 

paving and art on A Avenue except where trees hinder safe travel to and from the underground parking.  

No trees will be selected or located in a manner that impedes views of Mt. Hood, in compliance with this 

criterion. 

b. New structures shall be designed and located to preserve and enhance views of Lakewood Bay from the south 
end of Block 138 and from the Lakewood Bay bluff. 

RESPONSE:  The development on Block 137 does not impact views from the south end of Block 138.  

This criterion is therefore not applicable. 

c. Restaurants, outdoor cafes, housing and hotels shall be oriented to available views, especially views of 
Lakewood Bay, where feasible. Public gathering places shall be designed to maximize any available toward 
Lakewood Bay. 

RESPONSE:  The development provides residences oriented to the view of Lakewood Bay as well as 

outdoor café/restaurant seating along First Street which capitalizes on this view.  Building B includes a 

conservatory (resident shared amenity space) with views over the bay. 

d.  Staff may require site sections, photographs, view diagrams, survey spot elevations, view easements and other 

similar tools in order to ensure compliance with the requirements of this section. 

RESPONSE:    The developer has taken photographs from the elevation of upper stories of Building B to 

substantiate potential resident views 
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VIEW OF LAKE FROM 5
TH

 STORY ELEVATION 

 

8.  LANDSCAPING AND SITE DESIGN REQUIREMENTS 

a.  Purpose. Landscaping shall be designed to enhance building design, enhance public views and spaces, define 
the street, provide buffers (screening) and transitions, and provide for a balance between shade and solar 
access. 

b.  Amount of Landscaping Required.  

i.  Landscaping on the site, visible from the ground, shall comply with the following amounts: 

(1)  Residential and live/work: 15% of the lot. 

(2)  Nonresidential development: 10% of the lot. 

RESPONSE: Landscaping on the site visible from the ground provides at minimum 21% coverage.  This 

includes architectural pavers, planter walls, potted trees and general landscaping. 

ii.  Vines on espaliers shall be placed along at least one building wall.  
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RESPONSE:  An Espaliered Tree is provided on the north façade of Building C with proximity to the 

pedestrian street entrance off of First Street, entrance to the below grade parking stair/elevator, leasing 

office, and Community Room/Club Lounge. The espaliered tree will be approximately 12-feet high and 

15-feet wide at the time of planting, along with a horizontal support structure. 

iii.  In addition to the landscaping required in subsection 8.b.i of this section, landscaping for screening and 
buffering shall be required:  

(1)  To screen public or private utility and storage areas and parking lots. 

(2)  As a separation between dissimilar uses. 

RESPONSE:  This project does not contain exposed utility features, storage areas or parking lots or 

dissimilar uses that require screening. Utilities are enclosed within the building form behind doors or 

within the underground parking structure.  Should a utility device become exposed, it will be screened 

with landscape. 

c.  Style and Design. 

i.  Landscaping shall be coordinated with the building design so that landscaping complements the building 
design. Landscape design shall incorporate elements such as iron/steel plant balconies, metal fences, 
railing and gates, masonry walls, window boxes, hanging plant brackets and other similar features that 
complement the character of the building design. 

ii.  Landscaping may be placed in pots, raised planters, or flower boxes.  

iv. Courtyards visible from the street or sidewalk shall be used to break up the scale and proportion of 
structures. (See LOC 50.05.004.6, Building Design.) Courtyards shall contain landscaping or features 
that complement the design of the building and the surrounding structures and landscaping. 
Courtyard amenities, including art or fountains, may be required as part of the design by the reviewing 
authority. 

RESPONSE:  The project utilizes many of the design elements suggested in this criteria.  Architectural 

metal fences and gates surround the private outdoor amenity space. Masonry planters scaled for use as 

seating are used in conjunction with trees in pots, architectural waste containers, pole light fixtures, 

planted screen privacy dividers, skylights into the below grade parking and other features to 

complement the character of the building design. Images of these elements are included in our 

drawings.   Courtyards are created at the SE and NE corners of the property as well as at the pedestrian 

street from Evergreen and the public easement pedestrian street passing east/west through the block. 

Art is provided both around the public right of way and via permanent art within the interior pedestrian 

streets. 
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v. Landscaping design shall be compatible with abutting or adjacent properties and shall consider the 
relationship of plantings, site furnishings and materials on those properties and the proposed site. 

RESPONSE:  The project utilizes architectural furnishings, plantings, and materials similar but not always 

identical to the existing character of those which are used on adjacent parcels such as Lake View Village 

and the public right of way.  For example, many of the plant species are the same, which will create a 

cohesive planting design with the adjacent properties, and the same bike rack, litter receptacle and 

bollard will be used as is located on adjacent properties.  

Existing planters will remain along A Avenue and First Street.  The intent is to retain the planters that 

exist in complement with Lake View Village along First Street.  

d.  Street Trees. Street trees shall be planted in conformance with the Street Tree List in the Lake Oswego Plant 
List, and City/LORA specifications for spacing, planting, root barriers, irrigation, lighting (up lighting and 
holiday lighting), etc. 

RESPONSE:  Existing street trees are to remain, with the exception of Second Street where existing trees 

are in poor health.  The project proposes 14 new street trees of the same species as existing at this 
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location. All of the proposed street trees are in conformance with the Lake Oswego Plant List and 

City/LORA specifications.   

e.  Ground Floor Residential Use. Residential uses at the ground floor shall be separated from sidewalks by a 
landscaped buffer (see LOC 50.05.004.6.d). The landscape buffer may include stairs, railings, walls, pilaster 
columns or other similar features. 

RESPONSE:  Ground floor residential occurs only on Second Street and Evergreen Road. The units on 

Evergreen are internally entered and the building is separated from the sidewalk with a stone clad 

landscape planter.  Units entering off the Second Street right-of-way are given separate entries which 

are recessed and flanked by raised stone clad planters which provide a buffer from the public sidewalk 

and further define the bounds of the individual unit entrances.  Due to grades with slope steeply south, 

some of these units are entered from steps up and others from steps down.  However, each entry has a 

clear identity complementary to units similarly sited across the street. 

f.  Green Landscaping.  

i.  Landscape design shall incorporate the following environmentally friendly design and planting concepts to 
the maximum degree possible: 

(1)  Utilize plant materials that are best suited for the areas of the site, e.g., water, soil, sun and shade. 

(2)  Use plant materials, soils, and soil amendments which minimize the use of fertilizers, particularly ones 
containing phosphate. 

(3)  Use drought tolerant plants, when possible, to minimize water usage. 

(4)  Incorporate native plantings and utilize plant materials which are grown in the Pacific Northwest. 

(5)  Use plant materials that are pest and disease resistant to minimize or avoid the use of pesticides and 
fungicides. 

(6)  Irrigation shall use methods and watering schedules which minimize water consumption. These may 
include drip, micro-spray or bubbler emitters for trees and shrub beds. Irrigation systems shall be 
designed with solar powered controllers when practicable. 

(7)  Design tree and vine placement to provide shade on ground and wall surfaces during warm months. 

RESPONSE: The landscape design utilizes native, indigenous and drought tolerant plants to create an 

environmentally friendly landscape that will require minimal water-use.  All planting soil will be 

imported and a custom soil mix will be utilized that is low in phosphates. Many of the plantings will be 

similar to other shrubs and groundcovers that are within Lake Oswego’s downtown that have been 

proven to be pest and disease resistant.  A variety of irrigation methods will be utilized including drip 

irrigation and micro-sprays that will minimize irrigation consumption. Trees are planned throughout the 

project to provide a pedestrian scale and shade.   

ii.  The landscape plans shall include instructions for the continued maintenance of the landscaping, which 
shall include the following: 
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(1)  When necessary, utilize soil amendments and soil mulches to preserve moisture content. 

(2)  Irrigation shall avoid systems which throw water into the air especially during high wind or high 
temperature periods. Watering should occur between 6:00 p.m. and 9:00 a.m. 

(3)  Plant during seasons when plants will be less stressed and requires less initial watering. 

(4)  Plant trees "bare root" when possible. 

(5)  When possible, plant turf by seed (not sod), to promote deep root development which will make the 
turf more drought tolerant. 

RESPONSE: The project will initially comply with these standards and include these landscaping 

management criteria on construction documents. 

g.  Street Furniture and Lighting 

Buildings shall incorporate street furniture and lighting within the public right-of-way and in private areas open 
to public pedestrian activity. Street furniture and lighting shall comply with designs approved by the City of 
Lake Oswego as shown in Figure 50.05.004-H: Street Furniture and Lighting. 

RESPONSE: All buildings on the site have incorporated street furniture and lighting within the public 

right of way and in private areas open to pedestrian activity.  The street furnishings in the public right of 

way are shown on the submitted documents and match the styles indicated. 

Figure 50.05.004-H: Street Furniture and Lighting 

 

 

 

 

h.  Brick Paving 

Where a development is proposed abutting to a sidewalk or intersection, brick paving shall be required for 
sidewalk surface detail panels on numbered streets and at primary building entrances as shown in the paving 
detail diagrams. Brick pavers shall be used to provide color and texture on north-south streets. The use of 
brick, cobbles or flagstones as pavement for other pedestrian ways, courtyards or parking lots is encouraged, 
but is not required. See Figure 50.05.004-I: Paving Materials and Design, below. 

RESPONSE: The project incorporates concrete paving materials to match those established at the round-

about on the SE corner.   

Existing improvements along Evergreen Road, First Street and along A Avenue are to remain.   
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Public Works has requested flexibility in the replacement of brick pavers along Second Street.  The 

project will work with Public Works and the City to incorporate the desired improvements along Second 

Street.   

Potential future upgrade of Second Street:  It is our understanding that these improvements will be 

funded through a separate City project.  However, we have reviewed the preliminary concept design 

and its potential impact on Building B.  We find it will primarily impact the entrances to the building and 

the townhomes.  Entry grades will rise from about one to three feet.  This will increase the number of 

internal or external steps or ramps to align building finish floor with new exterior grade elevations at 

doors located along the street. 

Figure 50.05.004-I: Paving     Figure 50.05.004-J: Wall Materials and Design     
Materials and Design 

 

i.  Walls 

New and substantially remodeled buildings shall use natural stone (preferably Columbia River Basalt) for 
retaining walls, courtyard walls or similar landscape applications as illustrated in Figure 50.05.004-J: Wall 
Materials and Design. 

RESPONSE: In compliance with this criterion, the project uses natural stone, planned to be Columbia 

River Basalt, in all of the stone seat walls at the planters adjacent to the public right-of-way.  The seat 

walls are an integral landscaping element of the proposal.  Further, natural stone is incorporated 

substantially in the stone building facades in compliance with this criterion. 

j.  Gates and Hangers 

Decorative iron gates and hangers for signs, flags and hanging baskets shall be required as part of the landscape 
plan and shall be designed in the Arts and Crafts style. 

RESPONSE: Decorative gates and fence are utilized around the private resident outdoor amenity space.  

Images of these gates are shown in the submission and are both in the character of sturdy traditional 

design like Arts and Crafts style with a modern simplicity that complements the design of other accent 

amenities such as the waste containers, light poles, bollards and other metal elements on the project. 

k.  Hanging Baskets 
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Any required landscaping shall include seasonal hanging flower baskets placed within parking lots and along 
streets and sidewalks. 

RESPONSE: The project is preserving any existing lighting poles along existing streets.  Where these 

poles are currently provided with hanging flower basket arms, they will remain.  The project assumes 

this condition is intended for above grade parking lots; flower baskets are not planned for the below 

grade parking. 

l.  Art 

The site design for a new or substantially remodeled existing building shall include locations for placing public 

or private art. 

RESPONSE: The project will provide same or similar locations for current plinths to accommodate the 

rotating Gallery Without Walls  Art located in the public right-of-way.  There are a variety of locations 

that can accommodate this art including the locations suggested on the submitted Art Location Plan.  As 

established in the development agreement, permanent art as part of the 1.5% for Art Program will be 

commissioned and installed.  Pieces will inhabit prominent positions such as at the pedestrian street 

easement so that they can be enjoyed by all. 

m.  Protecting Pedestrians 

In areas of potential vehicle/pedestrian conflict, City approved street furniture or bollards (see Figure 
50.05.004-H: Street Furniture and Lighting) shall be used to help create a "protected zone" for the pedestrian. 

RESPONSE:  

First Street Parking Entrance 

The project is providing bollards, convex mirrors, internal striping and signage, a change in pavement 

color and texture and adequate line of sight at the retail parking entry off of First Street. 

Primary Retail Parking 

Pedestrian Entrance adjacent 

the Pedestrian Walkway 

The primary retail parking 

elevator and stair are located at 

the intersection of the 

pedestrian walkway easement 

and the main leasing office and 

lobby at Building A.  The stair is 

weather protected and open to 

view by passers by, lit with 

electric fixtures and with a pair 

of skylights which demarcate the 

stair and elevator as well as 

provide natural light into the 
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parking vestibule.  Generous natural light that penetrates into the parking and electric lighting along 

with color paint and graphics serves as a beacon from within the parking to assist in way finding, and will 

maintain a safe, friendly environment.  A clear, illuminated sign indicates the public nature of this entry 

along the canopy edge, framing the large opening into the garage. Board-formed concrete planters help 

anchor the entry visually, while providing greenery to soften this transitional space. Built-in benches 

provide a comfortable place to sit, and implies a safe public environment. 

  

 

First Street Parking Entrance for Pedestrians  

A secondary parking access/egress point is located adjacent the retail parking ramp.  This stair 

connecting First Street and the Parking also connects to fire egress stairs and hallway from the 

residential units above.  This exit hallway will be opened for visibility and signed with way finding  

graphics to provide an easily identifiable, attractive, safe and well-lit path.  Below grade inside the 

parking, graphics, glass vestibules, electric lighting and signage will be provided to clearly identify the 

pathway. 
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Second Street Parking Entrance by Residents and Retail ADA Van 

A change in pavement color and texture will signify the vehicular zone as contemplated by this criterion.  

Parking is provided for residential guests within the below grade parking. The residential parking 

entrance off of Second Street will be access-controlled and gated.  Residents will be issued a card or fob 

which will activate the gates as they approach the gate.  Residential guest parking is co-located with the 
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residents’ parking.  Guests may pull their 

car into the curb cut entrance or park 

along the street for a short time.  Then 

proceed to an access control panel to 

notify an operator to open the gate for 

them or to enter a code they have been 

given via a cell phone call prior to arrival.  

(Many electronic access options are 

available to accommodate changes in 

facility management or needs).   

The access control panel will be located 

adjacent the parking entry so it is 

convenient and protected from weather.   

By providing guest parking stalls in a 

secured, safe, well lit, weather protected 

and close walking proximity to their host, 

we do not anticipate a desire for guests to 

park on the adjacent neighborhood 

streets.  

SECURE ENTRY WITH ACCESS CONTROL PANEL ADJACENT TO GATE 

  

 

Accessible Van Retail Patron Parking 

Retail parking entrance off of First Street will be 

signed and bang-bar protected for over height 

7‘-0’ vehicles including accessible Vans.  ADA Van 

parking will be provided for both residents and 

retail patrons via the Second Street parking 

entry.  Bang-bar, limited clearance signage, and 

alternate route signage at First Street parking 

entrance will route accessible vans to the Second 

Street Entry where the access control panel will 

allow them to achieve bypass entry into the 

residential parking.  Upon parking, signage will 

direct the patron to the primary retail parking 

vestibule with elevator which will surface 

adjacent Building A at the pedestrian walkway.  

ACCESSIBLE VAN RETAIL STALL PATH TO RETAIL ELEVATOR CORE 
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n.  Undergrounding of Utilities 

Overhead utilities shall be placed underground, unless the City Engineer determines that undergrounding is not 
practical based upon site conditions. 

RESPONSE:  No overhead utilities are anticipated for this project. 

9.  PARKING REQUIREMENTS 

Parking shall be designed to provide adequate, but not excessive, space while preserving and enhancing the village 
character of Lake Oswego, through compliance with the following criteria: 

a.  Number of Spaces 

New uses shall provide the number of parking spaces required under the City of Lake Oswego Parking 
Standards (LOC 50.06.002), modified as follows: 

i.  Because of the layout of downtown Lake Oswego and the ready availability of on-street parking and 
transit, the minimum parking requirement shall be 0.75 of the total required for each use pursuant to Table 
50.06.002-1, Minimum Off-Street Parking Space Requirements. 

ii.  Retail uses within 1,000 ft. of 100 or more residential units may further reduce their total parking 
requirements to 0.9 of the total spaces required after all other adjustments are made pursuant this section. 

iii.  Within the East End General Commercial zone only, only the parking modifiers permitted by the 
Downtown Redevelopment District Design Standards, and Development Size, or the Parking Study 
provision are permissible for reduction options. 

iv.  New uses within existing buildings may demonstrate compliance with the parking requirement through the 
use of existing spaces on adjacent property if the applicant complies with all of the following criteria:  

1)  The applicant demonstrates that the proposed use has substantially different peak period parking 
needs than uses served by the parking spaces on the adjacent property. Evidence necessary to support 
such demonstration may include a by-the-hour parking study, patron use evidence from register tapes, 
or written employees transportation and parking policies. 

(2)  The applicant demonstrates that he or she has permission of the owner of the adjacent property to 
utilize his or her property for parking, either by an easement or a parking agreement or leases that will 
last for the life of the use. 

(3)  The location of the adjacent property complies with LOC 50.05.004.9.b. 

v.  High turnover eating or drinking establishments such as coffee shops, ice cream parlors and "take-and-
bake" food services may vary from the parking requirements for restaurants by providing evidence that 
demonstrates the short term nature of their employee and patron parking needs. In no case, however, shall 
parking be reduced below the number of spaces that would be required for an equal size retail store. 

vi.  Existing on-street parking along the property frontage shall be used to calculate parking requirements. 

vii.  In the portion of the downtown shopping and business district shown on Figure 50.05.004-K: Downtown 
– No Required Parking, below, no parking shall be required for existing or proposed uses when: 
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(1)  A retail use locates in an existing structure, or 

(2)  An existing structure is expanded and the ground floor 
footprint does not increase in area. 

Figure 50.05.004-K: Downtown – No Required Parking 

 

 

b.  Employee and Patron Parking Restrictions 

Employee and patron parking shall be restricted to available parking within the commercial district as follows: 

i.  On-site parking, 

ii.  Owner or easement parking for patrons within 500 ft. of the business site, 

iii.  Owner or easement parking for employees within 1,000 ft. of the business site, or 

iii. On-street parking along the property frontage. 

RESPONSE:  The parking component of the project was determined based on discussions with the City of 

Lake Oswego as documented in the Development Agreement.  Section 2.4 of that Agreement 

contemplates that the project will include approximately 457 parking spaces.  These spaces will be 

comprised of a mix of retail, residential and general public parking.   

The provided parking conforms to the requirements of 50.06.002 and the modifiers permitted to the 

parking calculation listed above.  The submitted Parking Study assumed maximum number of approved 

units would be constructed with 104 one-bedroom residential units and 124 two-bedroom residential 

units for a total count of 228 residential units.  At a ratio of 1.25 spaces per unit for the one-bedroom 

units and 1.5 spaces per unit for the two-bedrooms, the total residential required minimum is 316 

spaces.  The applicant has then applied the downtown modifier of .75 for a total residential count of 237 

spaces.  Of the required 237 spaces, the number of guest spaces to be located for common or visitor use 

is 60.  The total required minimum count for residential uses is 237 spaces.  By providing the proposed 

322 residential spaces, the applicant is well within this minimum required residential parking.  Further, 

under Section 6.21 of the Development Agreement, the applicant and LORA determined that the 

residential component should have approximately 322 to 368 spaces.  The final number of units may 

vary as design progresses from perhaps 215 to the 228 maximum.   

Calculating for the maximum (by the development agreement) 228 units:  

    [( 104 1-br x 1.25) + (124 2-br+ x 1.50 )]x 0.75 modifier= 237 required parking spaces 

The applicant has conformed to this provision by providing 322 residential spaces. 

The project also contains 28,000 square feet of retail use.  The retail uses are the following: 
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Specialty Retail:  5,400 square feet at 3.3/1000  17.82 

Specialty Food: 4,700 square feet at 6.6/1000  31.02                 

Restaurant: 9,300 square feet at 13.3/1000             123.69 

Retail: 8,600 square feet at 3.3/1000.   28.38 

       200.91 = 201 x 0.75+0.90 = 135.67 = 136 TOTAL 

The total required retail parking at these ratios is 201 parking spaces.  Applying the downtown modifier 

of .75 and the pedestrian modifier of .9, results in a final required count of 136 spaces.  The project 

provides 135 underground spaces plus 27 existing on-street spaces plus 5 new on-street spaces, for a 

total of 32 on-street spaces, and resulting in a total of 167 spaces in compliance with this criterion.   

Together, the total parking count for the residential and retail components of the project is 457 spaces 

in compliance with the Development Agreement and the code required minimums.   

The shared use of these 135 retail spaces also is required under the Development Agreement.  Pursuant 

to Sections 2.4 and Exhibit F-2 of the Development Agreement, the applicant will make 135 of the retail 

spaces available for public parking under the terms of the Parking Lease.  Of these 135 spaces, 48 will be 

dedicated to tenants, patrons and employees of the Retail Component between the hours of 8:00 am to 

5:00 pm, Monday through Friday.  Thus, users of the retail will be able to exclusively use 48 of these 135 

spaces during weekdays between 8:00 and 5:00 pm as well as the balance of the retail stalls in 

conjunction with other public users.  These ratios of exclusive site-related retail and general retail and 

public parking are consistent with the parking ratios at the adjacent Lakeview Village as stated in Exhibit 

F-2 of the Development Agreement. 

EXCEPTION 4:  Shared parking arrangement for Residential, Project Related Retail, and City Public 

Parking. 

The shared parking arrangement identified in the Development Agreement and memorialized in this 

application requires an exception to the parking standards.  We believe the public benefit of the 

provision is equal to or better than the original code which limited downtown parking.  The premise is 

that adequate parking exists [500.05.004-9-a Downtown Redevelopment District] on the street and in 

shared uses such that new parking may be reduced by some factor.  The parking calculated meets the 

criteria AND addresses the city required parking criterion of the Development Agreement.  

The proposal for shared parking is equally or more supportive of the standard and consistent with the 

UDP.  The UDP states a preference for “parking integrated in public rights-of-way and specified auto 

courts” and “parking at the street level buffered.”  (UDP Section 4.2 and 4.3). A further preference is to 

“create an overall vehicular circulation structure specifically designed to enhance various development 

opportunities.”  (UDP at Section 1.2).  Shared public and private parking, located below grade 

accomplishes these purposes in a manner that is equally or more supportive of the standard.  The 

shared parking will provide the code required retail and residential parking while also making available 

additional parking for the public to retail or visit other locations in the core area.  This shared parking is 

buffered at the street level through its location completely below grade, and will create and enhance 
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opportunities for existing and new retailers consistent with the purpose of the UDP.  In addition the 

shared parking:   

 

• Permits  high-density housing that will feed the existing and growing retail core.  

• Serves public and private uses that support the critical retail core. 

• Enhances the pedestrian experience at the street level with varying experiences, planters and 

patios along the sidewalk edge, paths to front doors, and street furniture with parking hidden 

below grade. 

• Creates a lively and attractive urban core experience by accommodating the density and mix of 

uses, integrating these uses vertically in buildings, including parking, as well as horizontally on 

street level. 

 

 

The alternative design with shared public and private parking accomplishes the purpose of the Urban 

Design Plan in a manner that is equal or superior to a project designed to this standard. 

 

10.  PARKING LOT DESIGN 

Parking shall be designed in compliance with the following criteria: 

a. Parking configuration and circulation shall be designed to provide access from streets within the district and 
direct traffic away from residential zones, particularly delivery vehicles. Off-site, signal or signage 
improvements may be required if needed to direct traffic away from residential zones. 

RESPONSE: Access to the parking area has been designed to comply with this criterion.  There is one, 

centralized vehicle access to the site’s retail uses.  This vehicle access has been located on First Street for 

a number of reasons.  First, the access is mid-block and located across from the existing access to 

Lakeview Village.  Both access points provide public parking for uses in the area as well as parking to 

serve the on-site uses.  In terms of vehicular circulation, the optimal condition is to locate access points 

for like uses in direct alignment, minimizing vehicular conflicts, and providing clear way finding and 

navigation for pedestrians.  The access on First Street will be the only vehicle access point on the   First 

Street frontage.  In this way, all vehicles will have a clear entrance and egress point and pedestrians will 

not have to navigate multiple curb cuts. In addition, the entrance has been designed to protect against 

vehicular and pedestrian conflicts using a change in paving color and texture and lighted bollards at the 

juncture of pedestrian and vehicular crossing.   

Further, providing the retail entrance on the retail frontage of the project directs cars away from the 

residential zones, including delivery vehicles.  The project has been designed to turn the corner onto the 

residential frontages by integrating residential design elements as the project moves from a retail 

frontage to a residential frontage.  This helps weave the project into the area by softening the First 

Street design elements as the project bends into the residential streets.  To complement this 

progression, the access for retail cars to the site also is removed from these more residential frontages 

protecting the nature, feel and character of these streets. 
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Because the design of the project directs retail vehicles away from residential streets and to First and A 

streets, no additional improvements are required to direct traffic away from residential zones.  The only 

access to the site from Second Street is residential access in conformance with other like residential uses 

in the area.   

Submitted studies performed in conjunction with Lake Oswego design and planning departments 

indicate no off-site, signal or signage improvements are required. 

b. Driveways to parking areas shall be located to avoid breaking the storefront pattern along primary pedestrian 
ways. First Street south of "B" Avenue shall be considered a primary pedestrian way. 

EXCEPTION 5:  Retail Parking Structure Entrance breaks the retail storefront pattern on First Street, a 

prime pedestrian way. 

One centralized vehicle access is provided for the site’s retail uses.  This vehicle access has been located 

on First Street for a number of reasons.  First, the access is mid-block and across from the existing access 

to Lakeview Village.  Both access points provide public parking for uses in the area as well as parking to 

serve the on-site uses.  In terms of vehicular circulation, the optimal condition is to locate access points 

for like uses in direct alignment, minimizing vehicular conflicts, and providing clear way-finding and 

navigation for pedestrians.  The access on First will be the only access point on the west side of the block 

frontage The access on First Street will be the only vehicle access point on the   First Street frontage..  In 

this way, all vehicles will have a clear entrance and egress point and pedestrians will not have to 

navigate multiple curb cuts. In addition, the entrance has been designed to protect against vehicular and 

pedestrian conflicts using a change in paving color and texture and lighted bollards at the juncture of 

pedestrian and vehicular crossing.   

Further, providing the retail entrance on the retail frontage of the project directs cars away from the 

residential zones, including delivery vehicles.  The project has been designed to turn the corner onto the 

residential frontages by integrating residential design elements as the project moves from a retail 

frontage to a residential frontage.  This helps weave the project into the area by softening the First 

Street design elements as the project bends into the residential streets.  To complement this 

progression, the access for retail cars to the site also is removed from these more residential frontages 

protecting the nature, feel and character of these streets. 

Because the design of the project directs retail vehicles away from residential streets and to First and A 

streets, no additional improvements are required to direct traffic away from residential zones.  The only 

access to the site from Second Street is residential access in conformance with other like residential uses 

in the area. 

We have provided an entrance that makes parking convenient, weather protected, and safe as well as 

integrated with the designated pedestrian way design.  The parking egress has been located on First 

Street to protect the residentially oriented frontages on the other site streets and to approximately align 

operationally and aesthetically with the existing entrance to Lake View Village.  The entrance has 

minimal impact on the storefront pattern and permits sub-grade retail and public parking that is 

screened by active ground floor uses.  The parking opening utilizes similar materials, colors, scale and 

character to integrate into the storefront patterning.  
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The UDP states in relevant part: “create an overall vehicular circulation structure specifically designed to 

enhance various development opportunities.”  (UDP Section 1.2).  Breaking the retail store front 

pattern, as proposed here furthers this purpose as follows: 

 

• Provides an entrance to structured below grade parking that limits retail traffic on Second Street 

and is organized physically and operationally with the entrance to Lakeview Village. 

• Allows active development at the ground floor that connects to adjacent blocks with pedestrian 

walkways across the site creating a pattern that specifically creates access and other 

opportunities for pedestrian and vehicle access to nearby uses.  

• Integrates and consolidates parking with the development. 

• Enhances the pedestrian experience at the street level with varying experiences, planters and 

patios along the sidewalk edge, paths to front doors, and street furniture. 

• Allows retail at the pedestrian level, leaving active pedestrian level space for development 

opportunities.   
The alternative design with storefront pattern broken to provide for retail parking access accomplishes 

the purpose of the Urban Design Plan in a manner that is equal or superior to a project designed to this 

standard. 

 he parking egress has been located on First Street to protect the residentially oriented frontages on the 

other site streets and to approximately align operationally and aesthetically with the existing entrance 

to Lakeview Village.  The entrance has minimal impact on the storefront pattern and permits sub-grade 

retail and public parking that is screened by active ground floor uses.  The parking opening utilizes 

similar materials, colors, scale and character to integrate into the storefront patterning.  

c. Parking lots and structures shall be sited and designed to mitigate adverse lighting and noise impacts 
on residents. The reflection of sound by the lake surface shall be specifically considered. 

RESPONSE: The parking is below grade which, compared to at grade parking, minimizes and contains 

adverse lighting and noise impacts on existing residents and the new residents with homes above the 

parking on Block 137.  Additionally adjacent lighting of the garage opening is downcast, and the bollard 

lighting provides a pedestrian both visual clarity and symbolic definition of the cross path.  The ramp 

itself is designed with a generally flat alignment at the juncture with the pedestrian walk which places 

vehicle headlamps in the anticipated plane above grade.  Headlamps are further located in an already 

established pathway of vehicle travel across the street. 

11.  PARKING STRUCTURES 

In addition to compliance with the requirements of LOC 50.05.004.10, a proposed parking structure or garage shall 
comply with the following design standards: 

a. Retail storefronts at the ground level of parking structures shall be located at the periphery of parking areas and 
structures. The street side of residential parking structures may contain facilities or services for residents, such 
as laundry rooms, lobbies, or exercise rooms. 

RESPONSE: As the Block 137 parking structure is below grade, the parking criterion does not apply.  

b.  Building materials shall complement abutting building materials as illustrated in Figure 50.05.004-L: Parking 
Structure Building Materials and Entries. In cases where a parking structure extends to the periphery of a site, 
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the design of the structure shall reflect the massing, fenestration and detailing of adjacent and abutting 
buildings.          
 Figure 50.05.004-L: Parking Structure Building Materials and Entries 

 

 

 

 

 

Response: Project includes below grade parking.  Where the exit ramps present themselves at the public 

right-of-way, the architecture reflects the materials and details of the new development. 

 

Secure Entrance with intercom/keypad communication   

 

Building B:  The opening to residential parking on Second Street is framed in brick as are other openings 

in the same façade.  The security gate will be a custom designed metal gate of a character to blend with 

the multi-paned windows and the character of the Arts and Craft style metal balcony railings. Gates are 

hinged on the jambs and open inside the parking such that operation will not impede the sidewalk or 

the street.   See image of gate below. 
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CHARACTER IMAGE FOR RESIDENTIAL BI SWING 

GATES (IMAGE ONLY SHOWING ONE SIDE) 

 

 

Building C:  The opening to retail parking on First Street is framed in brick and stone as used in the Retail 

Façade.  As the parking will be managed by the city, the type of gate or door, if any, is yet to be 

determined. 

b. Architectural elements such as a frieze, cornice, trellis or other device shall be continued from a 
residential portion of the building onto a parking structure. 

RESPONSE: Criterion is not applicable to this project.  

 

c. Entries shall be designed to be subordinate to the pedestrian entry in scale and detailing. If possible, 
parking structure entries shall be located away from the street, to the side or rear of the building. 

RESPONSE:  The project provides small scale openings minimally required for safe passage and clear 

view of pedestrians and automobiles.   

Building B:  The opening to residential parking on Second Street is sized to accommodate one lane of 

traffic in each direction.  The ramp serving the opening from parking provides a relatively flat platform at 

the top of the ramp to wait as security opens the gate and to allow cautious entrance into the public 

way.  A change of paving texture and color indicates a vehicular crossing to pedestrians on the right-of-

way.  Lighting also will provide indication of the opening and the intersection of vehicular and 

pedestrian travel during nighttime hours. 

Building C:  The opening to retail parking on First Street is sized to accommodate one lane of traffic in 

each direction.  As retail is required to front the public right-of-way, the opening alignment is consistent 

with the retail façade. The ramp serving the opening from parking provides a relatively flat platform at 

the top of the ramp to wait and to allow cautious entrance into the public way.  A change of paving 

texture and color as well as bollards indicates a vehicular crossing to pedestrians on the right-of-way. 

Lighting also will provide indication of the opening and the intersection of vehicular and pedestrian 

travel during nighttime hours.   
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d. If possible, parking structures should be designed so that portions of the parking structure decks are used for 
landscaping or entry courts to abutting buildings. 

RESPONSE: This criterion does not apply.  The parking for the project is all sub-grade. 

e. Parking structures shall be detailed at ground level in a manner similar to adjacent or abutting buildings in order 
to create a strong/emphasized base. 

RESPONSE: This criterion does not apply to this project.  The parking is all sub-grade 

 

12.  STREET, ALLEY AND SIDEWALK DESIGN 

Street, sidewalk and alley design shall safely and efficiently provide for vehicular and pedestrian travel while 
enhancing village character through compliance with the following design standards. These standards shall apply in 
addition to any other City requirements for street, alley or sidewalk design. In the event of a conflict, the provisions 
of this section shall control. 

a.  Compliance with Comprehensive Plan 

Development shall comply with the Major Street System Policies contained in the Goal 12, Transportation 
Chapter of the Comprehensive Plan. Pursuant to this element, "A" Avenue and State Street are classified as 
major arterials, "B" Avenue from State Street to Fifth Street and First through Fifth Streets from "A" to "B" 
Avenues is classified as major collectors. 

RESPONSE:  This criterion does not apply as the comprehensive plan major street systems are out side 

the boundary of Block 137 development. 

b.  "A" Avenue 

Any improvements to "A" Avenue shall be designed and constructed in conformance with the 1994 Concept 
Plan as it exists now or may in the future be amended by LORA. This plan identifies turn lane configuration, 
island location, signal location and general scope of the project. "A" Avenue shall be designed to blend with 
and continue the design themes of the Demonstration Street Project as shown in Figure 50.05.004-M: 
Demonstration Street Project, or in conformance with the completed construction plans for the next phase if 
such plans are available and have been approved by LORA. 

Figure 50.05.004-M: Demonstration Street Project 

 

RESPONSE: This criterion does not apply as no improvements to A Avenue are being made. 
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c.  Intersection Design 

i.  Intersections on "A" and "B" Avenues shall create crosswalks in a different material and texture than the 
street paving (e.g., concrete, cobbles, or brick) to bridge the intervening streets. 

RESPONSE: This criterion does not apply as no improvements to A Avenue are being made. 

ii.  Curb extensions shall be created at all intersections where feasible from a traffic management standpoint 
and unless such extensions would interfere with the turning and stopping requirements of emergency 
service vehicles (e.g., fire trucks, ambulances), buses or delivery vehicles. Such extensions will be designed 
to accommodate the turning and stopping requirements of such vehicles. 

RESPONSE: This criterion does not apply as no improvements to intersections are being made. 

d.  Sidewalks 

Sidewalk design shall consider and encourage opportunities for outdoor cafes, pushcart vendors, seasonal 
sidewalk sales, festivals and similar uses and activities which enliven pedestrian walkways. 

RESPONSE: Existing sidewalks are to remain at Evergreen, First Street, and A Avenue.  As Second Street 

is a residential street, provisions for retail have not been made.  However, the project is working with 

the city to improve the landscape and street trees along Second Street as it is currently narrow, steep, 

and unadorned. 

e.  Alleys 

Alleys shall be incorporated into design plans as pedestrian and vehicular accessways. 

RESPONSE: This criterion is assumed to relate to the two pedestrian paths provided at the site.  There 

are no alleys or vehicular accessways through the block.  

f.  Undergrounding of Utilities 

 Utilities shall be placed underground where feasible. 

RESPONSE: All utilities are anticipated to be located underground on this block.  

g.  Angle Parking 

 On numbered streets, angle parking shall be installed when it will maximize the number of spaces provided and 
still comply with the capacity, service level and safety requirements of the street system. 

RESPONSE: The ground level plan submitted shows that public angled parking is designed to be 

maximized on First Street, along with provisions for loading zones. 
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_________________________________________________________________  

 

Other Development Standards 
Additional standards that may apply to this project are addressed below: 

_________________________________________________________________ 
 
LOC 50.04 DIMENSIONAL STANDARDS 
 

 
 

RESPONSE:  Provided by the design for this project:  

FAR:  2.99:1 (under 3.0:1 max);  

Lot Coverage:  79%;   

Maximum Height:  All buildings are below the 60 foot height limit.  The height of each building varies 

along its length due to changes in grade.  Height of Building A is 47 to 52 feet; Building B is 55 to 58 feet; 

and Building C is 51 to 54 feet.  The flat roofed portion of Building A is less than 41 feet in height. 

 

LOC 50.06 DEVELOPMENT STANDARDS 

 

RESPONSE:  Parking provided by the design for this project as indicated in LOC 50.05: 

Bicycle Parking Residential: 55 Required 200 or more Provided in residential parking garage 

Bicycle Parking Retail:  9   Required 10 Provided 

TOTAL:    64 Required 210+ Provided 
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LOC 50.06.003.1  ACCESS 

 

   

RESPONSE:  Structured Parking ramps are provided for both residential and retail parking access below 

grade.  The ramps are not Fire Access Roads and are not the primary means of providing emergency 

vehicle access.  References from LOC are listed in Garamond Text Type: 

b.    Standards for Approval 
 
iii.    Driveway Grades 
 
(2)    The maximum grade of a driveway for all other uses shall be 15%. 

 

As shown below in the Civil cross section drawings, the retail driveway ramp and the residential 

driveway ramp are at or below 15% grade. 

 
(3)    For all uses except residential structures of four units or less, there shall be a landing 
area where a driveway used by multiple drivers meets the public street. The landing area shall 
be a minimum of 25 ft. long and shall have a maximum grade of 5%. The length and grade 
of the landing area described in this subsection presupposes that the abutting street has been 
fully improved to its ultimate anticipated width. If a driveway is proposed on a street that is 
not fully improved, and the development proposal is anticipated to proceed prior to the 
improvement of the street, the City Engineer shall determine the location and grade of the 
future street improvement and the applicant shall design the driveway and site grading so 
that this standard will not be compromised when the street is improved in the future. 

 

As shown on the inserted cross sections below, the landing area for the retail and residential ramps is at 

least 25 feet long and both have a maximum grade of 5%.   

 
(4)    Along the traveled way, grade breaks shall not exceed an algebraic difference of 9% 
unless accomplished by the construction of a vertical curve complying with the City’s 
Standard Details. 

 

Each grade break or transition area shown below on the residential and retail ramp has been designed 

to not exceed 9% in compliance with this criterion. 
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(5)    The maximum cross-slope of a driveway shall be 5%, except for that portion of a 
driveway which must blend with an adjacent street grade that exceeds 5%. When blending is 
necessary, the length of the blended section shall be limited to 30 ft. 

 

The maximum cross slope is designed and engineered, as shown below, at or below 5%.   

Thus the revised driveway ramp configurations meet the numerical requirements for grade, landing area 

and transition and do not require any exceptions.   

  

See design of ramps below:  

First Street Ramp Cross Section 
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Second Street Ramp Cross Sections (above and below) 
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LOC 50.06.003.2.b.i.(4) DRIVEWAY APPROACH DESIGN 

 

RESPONSE:  Civil drawings indicate the ramps and approaches.  These drawings have been noted 

indicating design to AASHTO standard for safety, sufficient sight distance, and a generally level transition 

dimension appropriate to making a safe entrance and safe exit into or out of the parking. 

. 

 

LOC 50.06.004.4 ON-SITE CIRCULATION 

RESPONSE:  Site plan and landscape plan indicate one dedicated pedestrian easement extending across 

the site east-west and one private property pedestrian access extending across the site north-south.   

 

LOC 50.06.003.5 TRANSIT 

RESPONSE:  The referenced standards are being adhered to and sidewalk frontage for the transit stop is 

indicated on our submitted drawings. 

 

LOC 50.06.004.2  FENCES 

RESPONSE:   

Retaining walls:   none over 4 feet in height.  Planter walls are under four feet, as well. 

Fence: is provided only adjacent the private outdoor courtyard, is not abutting a street, and is 

less than 4 feet tall.  
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Screening of a fence wall or retaining wall over six feet in height by an evergreen hedge is not 

applicable. 

No fences, walls or other structures are within the public utility easements.  

 

LOC 50.06.004.3 LIGHTING STANDARD  

RESPONSE: The City has determined that the east-west pedestrian walkway constitutes a “public 

pathway” and thus LOC 50.06.004.3.b.i applies.  Subsection (b)(i) states: 

b. Standards for Approval 

i. Public Pathways and Accessways 

Low level lighting of less than 0.3 average foot-candles and with a maximum 
uniformity of illuminating ratio not to exceed 20:1 shall be required in all zones, 
except the PF and PNA zones, unless the applicant can show that no night use of 
such facilities is planned. 

However, subsection (v)(i)(a) also provides that federal or state requirements that provide a higher 

illumination value than required by this Code supersede as a required alternative or exception.   

In relation to the east-west pathway, the City has recognized that “lighting at the emergency exits from 

the residential units onto the public way will need to meet building code standards for fire/life/safety but 

the pathway itself must meet the Development Code lighting standards….”  The International Building 

Code requires a minimum of 1.0fc for fire/life/safety egress lighting.  See IBC Section 1003.2.9.1.  The 

egress lighting under the IBC is required to extend through the means of egress, including the exit 

discharge (See IBC Section 1006.1).  The exit discharge is defined as “that portion of a means of egress 

system between the termination of an exit and a public way.”  Here the egress system extends from the 

exit to the adjacent rights of way, particularly in this site circumstance where the egress path is internal 

to the project site and must be illuminated to the IBC 1.0 fc until it enters the right of way in the public 

domain.  

Thus, under the LOC, the property is permitted to apply the 1.0 fc along the entire pathway to comply 

with the IBC and to ensure safe fire/life/safety egress.  This proposal therefore conforms to Subsection 

(v)(i)(a) to meet the federal IBC requirements and accordingly to protect public safety and welfare. 

While the north-south walkway is not a permanent public easement and therefore not required to 

conform to the Development Code standards applicable to such an easement, it is also required to 

conform to the IBC 1.0 fc standard for safe egress.  It also serves as an exit discharge as that term is 

defined above, as it is the portion of the means of egress between the termination of an exit and the 

public way.  The proposed lighting on the internal exit discharge paths under the IBC will be consistent 

throughout the project with a 1.0 fc continuing from the north-south path to the east-west path. 
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The submitted site plan, landscape plan, and lighting plan indicate lighting types and locations of lighting 

in relationship to other site elements.  The submitted photometric plan indicates lighting design for the 

on-site lighting.  It is our understanding that the current street and right-of-way lighting is to remain, as 

right-of-ways are not being improved under this project.  Thus existing to remain photo metrics have not 

been shown for these areas. 

 

LOC 50.06.006.01 WEAK FOUNDATION SOILS 

RESPONSE:  A geotechnical report that addresses soils concerns and recommends design criteria 

appropriate to the type of soils and type of structure is included in this submission. 

 

LOC 50.06.006.03.a DRAINAGE FOR MINISTERIAL AND MINOR DEVELOPMENT  

RESPONSE:  Drainage report is included with submission. Alterations of drainage patterns do not 

adversely affect other properties.  All roof drains connect to an approved system.  See civil drawings 

indicating containment of storm flow through pipes and landscape drawings indicating on-site storm 

flow to planters. 

 

LOC 50.06.008.1-6 UTILITY STANDARD 

RESPONSE:  Submitted documents indicate location of main utilities into the property.   

The design has not been developed to a point to locate the FDC’s on each of the buildings.  However, we 

understand they must be within close proximity of the street adjacent the building.  We will work with 

the Fire Marshal to determine the best placement on each of the three buildings. 

Fully sprinklered buildings are anticipated.   We acknowledge that Fire Marshal will require type 1 

standpipes in all required stairwells and FDC locations will have to be approved by the fire department. 

 

LOC 50.07.003 (CONDITION) TRAFFIC IMPACT STUDY  

RESPONSE:  A traffic study has been submitted.  Results indicate that no upgrades to intersections are 

required.  The developer worked with City Traffic and Transportation staff to address all criteria. 
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LOC 50.08 ADJUSTMENTS, ALTERNATIVES, AND VARIANCES 

 

RESPONSE:  These items are addressed within this narrative.  They are identified in BLUE HEADERS 

throughout this narrative.  Exception summaries have been deleted from TAB 3. 

 

LOC Chapter 39 SYSTEMS DEVELOPMENT CHARGES 

RESPONSE:  SDCs for this project have been addressed in the development agreement. 

 

LOC Chapter 42 STREETS AND SIDEWALKS 

RESPONSE:  The existing Second Street right-of-way pedestrian walk will be replaced under this project.  

The city is exploring additional leveling of the roadway and gutter, raising of the sidewalk, and widening 

of the sidewalk under a separate City funded project.  We understand no frontage improvement will be 

required along A Avenue, First Street, or Evergreen other than reconstructing the curb and sidewalks 

where necessary to close off existing driveway approaches.  We understand there is a paving 

moratorium on A Avenue due to the recent paving work from Tenth Street down to State Street. 
 

 

LOC Chapter 55  TREE REMOVAL AND PROTECTION 

RESPONSE:  A site plan has been submitted that includes the location, species and diameter of all trees 

that are five inches in diameter, or greater on the block.  The maple tree on the north east corner of the 

site is being preserved.  An arborist has evaluated all trees and a report has been submitted in a 

separate volume of this submission.  Trees will be specified to be protected during construction activity 
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LOC Chapter 47 SIGNS 

RESPONSE:  Signs will be reviewed more in depth at the time of building permit review.  General sign 

locations and approximate sizes have been indicated with dashed outline on elevation drawings of the 

submission to explain the design planning behind signage.  Generally, signs will be suspended below the 

canopies and in the band above the pedestrian level glazing.    

 

LOC Chapter 50 Misc Development Code Items 

LOC Chapter 50.50.004.8.c BRICK PAVERS ON SIDEWALKS 

RESPONSE:  The submitted landscape and site plans indicate existing paving materials on the block in 

compliance with this criteria and with modifications as requested by the City. Where the 9 existing 

driveways are in filled, they will be fitted with brick and concrete paving to match the existing in type 

and color (to the degree it is available).  The existing paving within the public right of way is to remain.  

Except that Second Street ROW is to be repaired under the project By replacing the sidewalk with new 

concrete paving and tree wells.  Note there is a separate potential project to improve Second Street. 

 

 

LOC 50.06.011 VISION CLEARANCE 

RESPONSE:  No vegetation, fence or signage is located higher than 30 inches within the ‘vision clearance 

triangle’ per the Civil Sheet C3.0, of which a portion is shown below. 
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Historic Resources Advisory Board 

Project is considering reuse of certain elements of the existing Wizer Grocery Site as shown: 

 

See letter from HRAB on next page that was included with Pre-App summary from the city.  The 

design team and developer met with this group to review the project and our ideas.  While 

there was a push to consider use of the shepherds-hook light fixtures, we have been unable to 

find an economical way to utilize them.  They will require a complete rework as a custom design 

to meet today’s standards.  Utilizing them as a decorative element is also challenging.   We 

believe reuse of the mosaics, wood beams, and decking as well as preserving the maple tree is a 

positive approach.
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LORA Board Suggested Changes to the Block 137 Project Design 

August 27, 2013 LORA Meeting 

 ____________________________________________________________________________________ 

1. Address waste needs for pets/dogs as part of the project design. 

 RESPONSE:  The development addresses pet needs in several ways. The objective for 

each of these methods is to help ensure that the residents, guests, and public visitors to 

the site and surrounding areas will not experience negative impacts of unmanaged pet 

waste. To encourage responsible pet care and for the privilege of having a pet, we will 

be doing the following: 

 

1. The development will incorporate sensitively designed pet waste bag dispensers 

and trash receptacles at exterior door locations for proper pet waste disposal.  

2. The landscape planter design will designate one or more specific locations for 

outdoor pet relief so that the designated area is well known, identified, and 

maintained preserving the visual and aromatic experience at building entries and 

shared spaces.   

3. The developer also is researching best practices for on-site and indoor 

accommodations within the below grade parking, possibly to be located in the 

pet grooming studio, for pets to relieve themselves on the premises. Two 

systems being researched are the Porch Potty Premium, 

http://www.porchpotty.com, and K9Grass, http://www.k9grass.com.  

4. Residents with pets will be assessed pet rent, and will be responsible for 

adherence to the rules and regulations of the development addressing pet waste 

and management. Pet owners will be required to pick up pet waste and deposit 

it in the appropriate receptacle.  

5. Building management will periodically review the areas around the development 

to determine if pet waste is being appropriately managed. Any resident who 

violates the pet waste policies may be subject to fines. 

6. The developer will explore further methods of encouraging responsible pet 

ownership, such as education seminars for residents regarding pet care. 
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2. Allow public and neighborhoods to reserve Community Room.  

RESPONSE:  Initially, the building amenities, including the Club Lounge referred to as the 

Community Room, will be for residents to interact with each other, relax, hold events 

and the like. This use will include the residents, their family and their guests. These 

private rooms are typical of luxury residential buildings and are important amenities for 

building community amongst the residents.  

1. One reason these amenities will initially be for residents’ use only is to help 

ensure a successful development. These private amenities are essential to 

attract and maintain quality residents. The amenities are tools needed for the 

marketing of the residences, and the exclusivity of use provides incentive for 

potential residents to want to live in the building. 

2. It is however our intention to explore the possibility of allowing community use 

in the future. After the initial stages of occupancy and stabilization, we envision 

there may be opportunities to reserve building amenities for neighborhood 

meetings or the like that extend beyond the residents of the building. 

3. There are several amenities already planned on the site that are public. The 

block has been divided into three buildings instead of one continuous building.  

This opens up a significant passage through the block in a public access 

easement across the site connecting First and Second Streets.  Installations of 

public art will be incorporated into this new public pedestrian esplanade, 

creating an environment for community at the street level. 

3. Provide garbage cans along Pedestrian Street.  

RESPONSE:  At the time of our LORA presentation, we were 

able to show you the type of trash receptacles we have 

selected (shown here) but we had not yet indicated all 

locations they 

 would be provided on the block.  Drawing L2.0 (a portion 

shown here) now shows receptacles at periodic locations along 

both the east-west and north-south pedestrian walkways.  It is important to also retain 

sufficient and well designed 

receptacles in the courtyard to 

maintain adequate coverage once 

patterns of use indicate where 

additional receptacles are needed. 
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4. Provide additional landscaping for Pedestrian Street to soften the streetscape.  

 

 

 

RESPONSE:  The pedestrian street is the gateway to this location we concur that 

landscaping is a key to its success.  Our design and operational objective is to create a 

mix of places to sit, to walk,  to stand, and to enjoy while surrounded by beautiful 

landscaping so that we can facilitate community happening on the street.  As requested 

by LORA as seen in this image (from sheet L2.0)  we have added the following: 

1. Potted tree planters which can provide shade and a sense of privacy between 

dining tables, as well as  

2. Additional benches adjacent to raised planters at strategic locations along the 

building walls.   

3. Where the space is tight, we have added an espaliered tree on the building wall 

in a raised planter to provide interest and greenery to the space. Combined with 

art and the screening of lower height plantings, we envision this pedestrian 

street to be a series of intimate spaces clustered along the length of the walk. 

These improvements bring the additional requested landscaping to the site and soften 

the streetscape. 

5. Provide plug-in spaces for electric vehicles.  

RESPONSE:  As requested by LORA, we have identified up to 6 spaces to potentially be 

reserved for charging of electric vehicles at locations on Parking Levels P1 and P2. The 

goal will be two for retail, two for residential, and two for visitors. 
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6. For safety purposes, provide design elements to clearly delineate pedestrian space and the parking 

garage driveway on First Street.  

 
 

 

RESPONSE:   In response, we have designed the following elements to clearly delineate 

the pedestrian space and the parking driveway on First Street. 

1. The retail parking access on First Street will be the only access point on the west 

side of the block frontage.  In this way, all vehicles will have a clear entrance and 

egress point and pedestrians will not have to navigate multiple curb cuts.  

2. The design of the parking ramp provides a nearly level point at the juncture with 

the public way.  This provides a place for vehicles to come to rest while the 

driver assesses the public way for clear passage.  

3.  The entrance has been designed to protect against vehicular and pedestrian 

conflicts using a change in paving color and texture and provision of lighted 

bollards at the juncture of pedestrian and vehicular crossing.  We are exploring 

the potential for the lighted bollards to change from steady to ‘blinking’ lights 

when a vehicle is on the exit ramp from the garage.   

4. We will provide strategically placed convex mirrors at the parking entrance, as 

well, to aid both pedestrian and driver in identifying each other’s presence. 
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7. Improve the visibility at the corners of the Building C ramp to the parking garage to improve 

pedestrian safety.  

RESPONSE:  The design of the Building C ramp includes the following features to 

improve pedestrian safety: 

1. As stated above, the design of the parking ramp provides a relatively level point 

at the juncture with the public way. This provides a place for vehicles to come to 

rest while the driver assesses the public way for clear passage.   

2. Further, the current design for the opening of the parking entrance balances the 

criteria of the design code which limits breaks in the retail storefront with a safe, 

contained, and well defined intersection design.   

3. The bollards and paving color and texture change further alert pedestrians to the 

crossing vehicular path.   

4. Pedestrians are discouraged from walking on the ramp and encouraged to utilize 

the weather protected stair and an elevator at Building A.  This entry has 

visibility at the intersection of the two Pedestrian Walkways and is flanked by 

sculptural skylights which both demarcate the pedestrian entrance and provide 

natural light into the below grade parking. 

 
5. At the location of the retail parking opening, we have studied creating a wider 

opening at the vehicle entry.  Due to the location of structural columns, this 

option is difficult.  We are working with the Lake Oswego Building Department 

to evaluate the potential to move the fire exit door (south of the vehicular 

opening) inward to the west.  This would create a ‘covered landing’ which might 

offer additional pedestrian-vehicle visibility. 

8. Design the ramp in a safe manner so that audible warning devices are not necessary.  

RESPONSE:  We agree with the LORA that the design of the First Street parking ramp 

and entrance can be accomplished without the need for an audible device for 



Block 137 Mixed Use Development   Originally Submitted September 11, 2013* 

___________________________________________________________________________ _______ 

{00213610;1}    

             Page 87 of 96 *supplemented Sept 20 & Oct 17 & Dec 5, 23, 2013 

pedestrian safety.  As designed currently, the ramp and opening meet design and 

city standards.  Through consultation with traffic engineers along with research of 

other facilities, several specific elements have been identified to specifically address 

the auto/pedestrian crossing: 

1. The parking ramp slope is reduced by half to a landing prior to the garage exit 

from the building.  This coupled with signage to yield to pedestrians will alert the 

driver of the potential for pedestrian crossings ahead.  On the exterior, differing 

paving and sidewalk textures along with bollards will alert the pedestrians to the 

intersection. 

2. The garage entrance will have a low wall perpendicular to the building facade on 

either side to prevent pedestrians from crossing the opening at the threshold of 

the ramp.  Further, bollards will be located beyond this low wall to alert and 

direct pedestrians to a central point in the width of the sidewalk approximately 

4-6 feet away from the face of the building at the driveway crossing.  This 4-6 

foot distance from the façade of the building not only matches the pedestrian 

thoroughfare along the project but more importantly serves to extend and 

widen the view corridor coming out of the parking garage. 

These elements are used very successfully in other properties, and in fact serve to mimic 

the similar pedestrian situation across the street at Lake View Village. The size of this 

public portion of the parking garage is not large compared with other buildings where 

similar or less controls are successfully in place.   

Some downtown garages with less ability to direct pedestrians with bollards etc. have 

used audible or visual signals to alert pedestrians.  These measures are used when a 

known problem exists and the sidewalks can’t be modified with bollards.  It is not clear 

that this extra measure of notification to pedestrians is warranted for this project given 

the other precautions.  Should there be evidence more notice is needed, we would 

suggest the use of lights in the bollards at the crossing points that would flash when a 

car is coming out of the building.  Rather than horns or building mounted lights, this 

approach would best complement the design and feel of the area.  

 

 

9. Devise a way to keep balcony areas from becoming unsightly due to residents using them for storage.  

Options could include 1) not allowing decks to project from the buildings; 2) design the railings to screen 

items on the decks from public view; and 3) develop and enforce appropriate CC&Rs.  
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RESPONSE:   We understand the concern that, if cluttered, a balcony may become 

unsightly and we share the design objective to eliminate that potential.  Protruding 

balconies (rather than inset balconies) were requested in the neighborhood meetings to 

more clearly evoke the residential use (rather than office use) above the retail.  

However, we have done the following to address LORA’s concerns:  

1. The rules and regulations will be developed to contain strict rules regarding the 

content and use of balconies to preserve the intended appearance of the 

development.  Similar rules have proven effective in other like developments. 

2. We are providing a balcony rail patterned design which helps to obscure items 

on decks without obscuring the views and light from the units.   

3. To discourage use of decks as storage, secure bike storage and secure storage 

closets are offered in the parking structure.   

4. We envision that the well maintained character of the surrounding village will 

encourage the use of decks for enjoying a pleasant day outdoors while viewing 

nearby village activities and larger view perspectives. 

With these measures in response to this concern, we feel confident that the balconies will 

retain their residential character and remain an attractive asset of the development. 

10. Look at ways to further break-up length of Building A along A Avenue.  

RESPONSE:  In response to this request, we have studied ways to further break-up the 

length of Building A along A Avenue as follows: 

1. We have studied each building elevation to find the blend that provides variety 

in a pleasing rhythm.   

2. We understand that ‘Village Character’ means the variety occurs often enough 

to create the appearance of several smaller buildings constructed adjacent each 

other.  We also understand that too many changes in character too near each 

other can appear chaotic rather than well planned.   

3.  The building is divided in to several architectural patterns along the North 

Façade.  See B-A-C-A Pattern diagram shown here.  

We have used gable ends labeled ‘A’ in the 

diagram, to break up the eave line creating 

building part ‘B’ and building part ‘C’ in the 

diagram.  Part ‘B’ is composed of a lower eave line 

with balconies inset into the roof.  Part ‘C’ utilizes 

a higher eave line, vertical chimney elements and 

a repetitive pattern of protruding balconies and patterned glazing to create a 

different character.  This distinction is further evident in plan as parts ‘C’ and ‘B’ 

step back from the street while parts ‘A’ lean forward.  The symmetry of parts 
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‘A’ also act as anchors to the overall composition which tie the differing parts 

together with a recognizable form and character.  

4. Further, the addition of street trees and sidewalk landscaping and furnishings 

will create even more cadence to this frontage creating natural breaks in the 

lengths of the façade.  As we complete renderings of these facades these 

natural breaks will be more evident.  For now, one can view the cross section 

together with the landscaping notes below to review the pattern.  

With this explanation and illustration, we believe we have looked at ways to break up the 

façade and have done that successfully with the architecture and landscape pattern. 
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11. Need to project the roof/eave line on Building B beyond the face of the brick chimneys 

 

CURRENT DESIGN SECTION AND ELEVATION. 
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       WITH SUGGESTED CONTINUOUS EAVE      

                   AS DESIGNED 

       AS DESIGNED 

RESPONSE:   Based on LORA’s comment, we studied this option and found that projecting the 

roofs further beyond the chimneys created strange proportions.   

1. We understand the thinking is that it may provide another level of scale breakdown in 

the overall elevation.  We found that, instead, the roof eave created a protracted 

horizontality to the overall elevation.   
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2. Our goal is to break down the overall elevation into smaller repetitive segments defined 

by the vertical chimneys.   

3. Another move we have made is to step back the chimneys as they project above the 

eave (as seen in the section drawing above.)  This decreases the vertical scale and 

dominance of the chimney while still emphasizing the vertical townhome pattern and 

rhythm.   

4. Of additional consideration, we projected the eaves to break the chimneys on the A 

street elevation of Building A.  In order to provide a variety of expressions that will 

reinforce the Village Character; we believe retaining the vertical chimney element (and 

not extending the eave) gives Building B individual and unique design details.  The 

continuous eave line will emphasize the horizontality and length of the façade whereas 

the vertical chimneys reference the individual vertical townhome characteristics of the 

elevations across the street.  

 

12. Add an open, metal railing on top of the continuous solid parapet at the narrow, recessed balconies 

on Level 3. 

  

STUDY RAILING OPTION 

RESPONSE:   Previously, we envisioned this balcony railing as shown in the image, left, 

above.   This design protects the coping at the parapet by eliminating holes that might 

leak and eliminates a ‘step’ for children to climb on.  We will continue to study the 

parapet—and include perhaps a 1-foot high metal rail on an adjacent a 30-inch tall 

parapet wall similar to the sketch shown above, right- and determine whether this 
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adequately addresses the various functional, maintenance, and safety concerns in 

addition to providing added design character at balconies at this building level. 

 

 

 

13. Windows at recessed level 3 in Building B should be subdivided like other residential windows.  

                   

South Elevation     West Elevation  

RESPONSE:   We understand there are two items under consideration here.  One is the 

thought that divided windows should be utilized in the recessed levels under the roof 

eaves on both the West and South elevations.  The second is in regard to the use of 

window divisions as shown on the West Elevation but not on the South Elevation of 

Building B (in the initial submittal).   

For the first item, the windows on the recessed balconies of the 3rd floor have been 

modified to include divided window panes as requested by LORA. 

For the second item, the design intent is that the window patterning indicated on the 

west elevation wraps the corner and extends on the south elevation such that the 

language is consistent on both elevations.  Thus as requested by LORA, the south 

elevation has been adjusted, as shown here, to reflect the same fenestration language 

and pattern on both elevations.   
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14. Add some level of detail/interest at soffits of longer roof overhangs at Building B level 3.  

RESPONSE:  We understand due to the receding ground grades, the consideration is 

that these soffits may be visible from Millennium Plaza Park.  We envision these soffits 

with a linear wood pattern (like decking) that is painted to match the brown wood 

panels adjacent windows on the elevations of Building B.  This will brighten the shaded 

balcony as well as provide some contrast when viewed from the sidewalk or street level.  

This soffit appearance with some detail ridges and valleys, will create shadow lines on 

the soffit surface so that it is not a stark, monolithic, flat white surface. This will provide 

a character similar to the image (of another building) shown below. 

 

                Wood Soffit from below 
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15. Need more detail at the entrances and windows for the ground floor residential units on Second 

Street.  Design needs to compliment the townhome entrances across the street.  Also, single door 

entrances slightly recessed would be more appropriate than flush double doors at such small units.  

 

 

 

RESPONSE:   Since the LORA meeting, and based on this comment, we have revised 

these entrances in the following ways: 

1. We added a single door with a sidelight.   

2. We recessed the entry with adjacent painted wood trim panels.  

3. Each entry includes a ceiling light above the entry door and a sconce adjacent 

the entry which lights the address numbers.  

4.  We have added a paved entry with steps down/up to the front door surrounded 

by stone clad planters adjacent to each entry.  These planters ---extending about 

5 feet from the building face—will contain a variety of plant materials lasting 

through the seasons.  
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5. Each two story townhouse unit has an opportunity to further accessorize with 

flowers in the 5 foot deep, in plan, planters and by placing potted plants and 

furniture on their entry steps to create their individual unit front door character. 

6. The sconce adjacent to the townhomes is a special fixture which is different from 

the custom fixture based on a scaled down pedestrian walkway pole fixture 

which is located on the ground level retail facades.  The townhomes fixture is 

intended to light up the address numbers and provide some accent to the 

façade highlighting the individual entrances to the townhomes.  The second 

street homes are unique and are thus treated in a different way than other units 

located on courtyard grade level.    

 

16. Change the color of the white stucco on Building C along First Street. 

RESPONSE:   We understand concerns that rain will mark the stucco over time and that 

some Tudor style homes in the community show stained stucco.   This staining is often a 

sign that the rain is running directly down the face of the stucco. With the detail below, 

we believe we can avoid that concern: 

1. With careful detailing of material alignments, flashings, and trims, the drips fall 

away from the stucco surface so staining and moss formation are minimized.  It 

is our intention to design and detail such that this is the case.   

2. We have also heard that the community desires color rather than ‘beige.’   

3. With the shaded reveal lines and stucco shapes they form, and dark painted 

ridge trims we are emulating the strongly contrasting white stucco and dark 

painted wood trim boards of the Tudor style in response to the parameters for 

Lake Oswego style. With careful detailing, the white stucco will be a successful 

implementation of this style direction. 

 


