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TO: Planning Commission 
 
FROM: Sarah Selden, Senior Planner 
 Planning and Building Services 
 
SUBJECT: Forest Highlands Neighborhood Planning – Work Session #2 (PP 15-0006) 
 
DATE: April 27, 2017     MEETING DATE: May 8, 2017 
 
 
ACTION 
 
Review and provide feedback on the planning process to address zoning and development in 
the Forest Highlands neighborhood, as identified by respondents to the fall 2016 Forest 
Highlands neighborhood survey.  
 
BACKGROUND 
 
Forest Highlands is a residential neighborhood that includes Lake Oswego High School, 
Woodmont Park, and a portion of Tryon Creek State Natural Area. There is no commercially-
zoned land in the neighborhood. The table below identifies the acreage of each Comprehensive 
Plan Map designation. This shows that the most land is designated R-7.5, which is also the 
designation with the most unincorporated area. Unincorporated parcels in Forest Highlands are 
primarily zoned R-20 (minimum 20,000 sq. ft. per dwelling unit), with the exception of lots 
abutting Country Club Road that are zoned R-8.5. This Clackamas County low-density zoning is 
designated by the County Comprehensive Plan for areas with physical site conditions such as 
soils, slope, and drainage; lack of public infrastructure; and distance from transit and 
commercial uses. 
 

Lake Oswego 
Comprehensive 

Plan Map 
Designation 

R-15 R-10 R-7.5 R-5 R-3 

Total Area 
(acres) 64  120  186  23  3 

Unincorporated 
Area (acres) 0 32 63 3 < 1 
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Planning History 
In 1984, the State acknowledged the City’s first Comprehensive Plan, which was adopted by the 
Lake Oswego City Council in 1978. At that time, some areas of Forest Highlands received Plan 
designations that matched then existing zoning. This included the eastern edge along Boca 
Ratan and portions along Country Club Road designated R-10; Timberline Drive, Hood View 
Lane, and Country Commons designated R-15; and Red Fox Hills designated R-5. The remainder 
of the neighborhood was designated as “Future Urbanizable” which was intended for areas 
where urban services would not be required. With the State’s acknowledgement, the City was 
required to review this designation after five years, during 1983-1984, to determine if it should 
be redesignated for urban development. As part of this redesignation process, the City was 
required to show that it’s overall residential density maintained compliance with the State’s 
Metropolitan Housing Rule (OAR 660-007), which requires Lake Oswego, among other metro-
area cities, to “provide for an overall density of ten or more dwelling units per net buildable 
acre.” At that time, the City had an average density of 10.2 dwelling units/acre.  
 
In 1987, following a three year planning process with the Forest Highlands neighborhood, the 
current Comprehensive Plan Map designations were adopted by City Council for the remaining 
area. The neighborhood’s preference to retain the R-20 County zoning (2.18 dwelling 
units/acre) did not maintain compliance with State density requirements, and multiple 
attempts were made to reach consensus on a balanced density allocation.  
 
In 1996, the neighborhood was selected by City Council to create a neighborhood plan. A set of 
alternative zoning scenarios was developed based on the neighborhood steering committee’s 
draft plan, which included downzoning some areas balanced with upzoning some parcels near 
the edges of the neighborhood primarily along Boones Ferry Road and Country Club Road. By 
May 1998, the neighborhood had not been able to come to agreement on distribution of 
density, and the City directed staff to other projects. Since then, the association has continued 
to voice concern about the R-7.5 zoning, however there was no additional planning work with 
the City.  
 
As the association described in their March presentation, until the last decade, development in 
Forest Highlands maintained a large lot, rural character. In the last ten years, however, the pace 
of development has increased and with it residential lots have become smaller and homes 
larger. On the other hand, the market has responded with larger lots than could be developed 
under current zoning; the majority of new homes constructed in the last 20 years have been in 
the R-7.5 zone, and the median lot size for these homes is approximately 19,000 sq. ft.  
Nevertheless, the association feels burdened with an ongoing task to negotiate with developers 
over their desired neighborhood character, and the prevalence of these “oversized” lots, which 
are further dividable, creates uncertainty for neighbors.   
 
At the end of 2014, the Forest Highlands Neighborhood Association applied to the City for 
neighborhood planning assistance to again pursue changes to the neighborhood’s Zoning and 
Comprehensive Plan Map designations. The Planning Commission reviewed this request, and 
recommended starting with a neighborhood survey to help scope the planning project and 
gauge the level of consensus amongst property owners. 
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Current Planning Work 
In the fall of 2016, the association conducted an online survey through Survey Monkey, which 
was publicized through a mailing to all neighborhood property owners, and through 
Nextdoor.com. The association received 239 responses, representing approximately 28.5% of 
property owners (see Attachment 1 for survey results). The association presented their survey 
results to the Planning Commission on March 13, and asked the Commission to identify 
questions and information needs for a subsequent work session. The discussion section below 
provides additional information on potential regulatory approaches to respond to 
neighborhood interests and concerns, and outlines next steps in developing land use 
amendments for the Forest Highlands neighborhood. 
 
DISCUSSION 
 
Two regulatory approaches have been discussed by the association and staff to address the 
neighborhood’s development concerns: Zoning/Comprehensive Plan Map amendments, and 
Community Development Code amendments. A third regulatory approach, which would not 
require intervention by the City, is for property owners to voluntarily record deed restrictions 
limiting development density on their properties. 
 
Zoning/Comprehensive Plan Map Amendments 
The objective of amending the Zoning and Comprehensive Plan Maps would be to ensure that 
lot sizes in new development are consistent with the desired neighborhood character. 
Limitations on density may be appropriate where future build-out of 7,500 sq. ft. lots would 
conflict with that character. This approach responds to the survey results, where 55% of 
respondents cited “large lot sizes” and 42% cited “rural character” as reasons they chose live in 
Forest Highlands; 89% of respondents said they support zone changes that would preserve 
current character, increase minimum lot sizes, and increase setbacks between homes. 
 
Retention of large lots is also consistent with historical development pattern in Forest 
Highlands, where land divisions have been proposed at a much lower density than allowed by 
zoning.   
 
Lake Oswego’s Community Development Code sets a minimum lot area for each zone (e.g. new 
lots created in the R-7.5 zone must be at least 7,500 sq. ft. in area; in the R-15 zone, 15,000 sq. 
ft.). When lots are created through a subdivision, however, (creation of four or more lots) the 
code also sets a minimum density. This standard requires subdivided parcels to achieve a 
minimum density of 80% of the maximum number of lots allowed (e.g. five net developable 
acres in the R-7.5 zone have a maximum density of 29 lots and a minimum density of 23 lots). 
The minimum density for subdivisions is a regional requirement of Metro Title 1: Housing 
Capacity, in the Regional Functional Plan. When lots are partitioned into two or three lots, 
however, the minimum density does not apply. This is how most newer lots have been created 
in the Forest Highlands neighborhood. The majority of new homes constructed in the last 20 
years have been in the R-7.5 zone, and the median lot size for these homes is approximately 
19,000 sq. ft.  
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One of the first steps in exploring a zone change is to determine how it will impact the City’s 
capacity for new housing. This determination must be made in order to develop a compliance 
strategy for both State and Metro requirements related to housing capacity: 

 The State Metropolitan Housing Rule requires that Lake Oswego provide for an average 
residential density of at least 10 dwelling units/acre (see Attachment 2). 

 The Metro Functional Plan requires that any reduction in housing capacity be made up 
in another location where the additional density is likely to be realized within the 
region’s current 20-year planning period (see Attachment 3).  
 

The City’s Geographic Information Systems (GIS) staff are working on an analysis of buildable 
land capacity for the Forest Highlands neighborhood. This analysis was last conducted on a 
citywide scale in 2010, prior to updating the Comprehensive Plan, to determine if housing 
needs could be met over the next 20 years as required by the State. Due to the scale of analysis, 
buildable land was aggregated by zone and constraints applied, rather than looking at capacity 
on a lot-by-lot or neighborhood-by-neighborhood basis. While it is appropriate to apply a 
similar set of baseline assumptions for the Forest Highlands analysis, the neighborhood-scale of 
this exercise provides an opportunity for a more fine-grained analysis of development 
opportunities and constraints.   
 
Included in Baseline Inventory of Buildable Land 
 Vacant parcels 
 “Part-vacant” parcels (2.5 times minimum lot size for zone)  
 Deduct 20% of gross area as an “under-build” factor (assumption that lots will be larger 

than minimum size for zone, consistent with the minimum density requirement for 
subdivisions) 

 Deduct 20% of gross area for streets, access lanes, and frontage improvements 
 Deduct area with greater than 25% slope 

 
Potential Additional Factors for Forest Highlands 
 New development occurring in Clackamas County, both single-home development and 

land divisions allowed to be served by septic due to distance from City sewer 
connection; this assumes the City does not extend sewer ahead of development 

 Existing deed restrictions that prohibit lot division  
 Infeasibility of land division/siting additional homes due to placement of future 

dwellings on oversized lots  
 Potential increase in “under-build” factor due to high percentage of buildable lands with 

streams and wetlands (i.e. as compared to citywide analysis), notwithstanding existing 
code options for transferring density on- and- off-site 

 
After the inventory of buildable land has been completed for the current Comprehensive Plan 
Map designations, alternative zoning scenarios can be tested and the corresponding housing 
capacity numbers compared against current designations. Association representatives have met 
with the City to review initial maps and identify development constraints, and will continue to 
collaborate on the analysis. 
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Community Development Code Amendments 
In addition to the neighborhood’s interest in retaining large lots, survey respondents identified 
a desire to ensure homes are “right sized” for the lots, and to increase privacy and separation 
between homes. These are factors are regulated by the Code through dimensional 
requirements for minimum setbacks, and maximum floor area, lot coverage, and height.  
 
Lot coverage and building floor area are both scaled based on lot size, and lot coverage is also 
scaled to the actual height of the structure. Additional height limitations also apply to flag lots. 
Yard setbacks are consistent across the low-density residential zones, with the exception of 
interior side setbacks, which are slightly smaller for the R-7.5 zone (15 ft. total, 5 ft. min.) as 
compared to R-10 and R-15 (10 ft. min.).  
 
NEXT STEPS AND QUESTIONS FOR THE COMMISSION 
 
If the Planning Commission recommends an approach that includes amending the 
Comprehensive Plan and/or Community Development Code, the following timeline provides for 
a public hearing process beginning as early as this fall. 
 
May 8  Planning Commission Work Session #2: feedback on process and approach 
June 6 Forest Highlands Neighborhood Association annual meeting. Report on planning 

process to membership 
June  Complete housing capacity analysis (current Comprehensive Plan Map) 
July   Test alternative approaches, and conduct 2nd survey of property owners 
August  Refine strategy based on neighborhood input 
Sept.  11   Planning Commission Work Session #3: Review public input and refined strategy, 

and provide direction for final draft amendments 
Sept. 18 Measure 56 notice to property owners (35 days prior to hearing) 
Oct. 23 Planning Commission Public Hearing 
 
Questions for the Commission 
The Commission’s feedback is appreciated: 

 Are there any additional constraints or factors that should be considered in the 
buildable land analysis? 

 The association’s first priority is to amend the zoning to increase minimum lot sizes and 
provide greater certainty and consistency in the way Forest Highlands develops. One 
way to approach the regional (Metro) requirement of no net loss of density (when 
downzoning) is to replace any lost capacity through a concurrent up-zone.1 Should the 
neighborhood association explore any other strategies for replacing lost housing 
capacity? 

                                                      
1 Metro requires that any up-zone occur first, and the downzone must be within two years of up-zoning. Metro 
Code 3.07.120.c 
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 What other regulatory or non-regulatory strategies should be considered in addressing 
the association’s desire to protect neighborhood character? 

 
ATTACHMENTS 
 

1. Fall 2016 Forest Highlands Neighborhood Survey Results 
2. Excerpt of OAR 660-007, Metropolitan Housing Rule 
3. Excerpt of Metro Functional Plan, Title 1: Housing Capacity 
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Q6 Why did you choose to live, rent or own

property in the Forest Highlands

neighborhood? Check all that apply.

Answered: 239 Skipped: 0

Proximity to

Portland

Large lot sizes

Availability

of a build-a...

Quality of the

school district

Prefer mature

neighborhoods
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downtown Lak...

Others in my

family live-...

Proximity to
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Proximity to
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Other
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Q7 Please rate the neighborhood

characteristics that are most important to

maintain in Forest Highlands.

Answered: 239 Skipped: 0
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SF (the square foot of an R15 zoned lot).

 With our current R7.5 zoning, the same size

houses could be built on a lot that is half
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potential of high density development or

subdivisions within Forest Highlands.  How

should the Forest Highlands board address

potential high density development?
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Total 239
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42.55% 100

34.89% 82

7.66% 18

7.66% 18

7.23% 17

Q11 Setbacks specify where a home can be

placed relative to the street, property line

and surrounding structures. Smaller lots

have a more efficient structure so they

enjoy smaller setbacks (i.e. First Addition).

Larger lots have larger setbacks.  Setbacks

are tied to the underlying zoning. Our

current R7.5 zoning creates the potential for

builders/developers who (for example) can

build a 5,000 SF home on a 14,000 SF lot,

but use the more lenient R7.5 setbacks.This

results in big homes set close to the

property lines. Considering this scenario,

how should the Forest Highlands NA board
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10.88% 26

89.12% 213

Q12 The following photos illustrate the type

of construction that current zoning and
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meaning a minimum lot size of 7,500 square
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preserve current character, increase the

minimum lot sizes, and increase setbacks

between new homes.
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30.96% 74
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Answered: 239 Skipped: 0

Total Respondents: 239  

Move density

closer to...

Update overall

building...

Update the %

of imperviou...

No opinion,

don't know.

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Answer Choices Responses

Move density closer to infrastructure (e.g. smaller lots closer to main roads and arteries like Country Club and Boones Ferry)

Update overall building requirements (e.g. setbacks, lot coverage, height restrictions)

Update the % of impervious coverage (from the home, driveway, hardscape) to non-impervious requirements 

No opinion, don't know.
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Q14 What methods would you support to

improve safety for non-vehicular traffic

within Forest Highlands?  Check all that

apply.

Answered: 239 Skipped: 0
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11.44% 27

Q16 Do you plan to develop your property?
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DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

DIVISION 7  

METROPOLITAN HOUSING  

(Excerpt) 

660-007-0035  

Minimum Residential Density Allocation for New Construction  

The following standards shall apply to those jurisdictions which provide the opportunity for at least 50 
percent of new residential units to be attached single family housing or multiple family housing: 

(1) The Cities of Cornelius, Durham, Fairview, Happy Valley and Sherwood must provide for an overall 
density of six or more dwelling units per net buildable acre. These are relatively small cities with some 
growth potential (i.e. with a regionally coordinated population projection of less than 8,000 persons for the 
active planning area).  

(2) Clackamas and Washington Counties, and the cities of Forest Grove, Gladstone, Milwaukie, Oregon 
City, Troutdale, Tualatin, West Linn and Wilsonville must provide for an overall density of eight or more 
dwelling units per net buildable acre.  

(3) Multnomah County and the cities of Portland, Gresham, Beaverton, Hillsboro, Lake Oswego and 
Tigard must provide for an overall density of ten or more dwelling units per net buildable acre. These are 
larger urbanized jurisdictions with regionally coordinated population projections of 50,000 or more for their 
active planning areas, which encompass or are near major employment centers, and which are situated 
along regional transportation corridors.  

(4) Regional housing density and mix standards as stated in OAR 660-007-0030 and sections (1), (2), 
and (3) of this rule do not apply to small developed cities which had less than 50 acres of buildable land in 
1977 as determined by criteria used in Metro's UGB Findings. These cities include King City, Rivergrove, 
Maywood Park, Johnson City and Wood Village.  

Stat. Auth.: ORS 197.040  
Stats. Implemented: ORS 197.295 - 197.314 & 197.475 - 197.490  
Hist.: LCD 10-1981, f. & ef. 12-11-81; LCDC 1-1987, f. & ef. 2-18-87; LCDD 1-2012, f. & cert. ef. 2-14-12  
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standards are included in most titles. If local jurisdictions 

demonstrate to Metro that they meet the performance standard, 

they have met that requirement of the title. Standard methods 

of compliance are also included in the plan to establish one 

very specific way that jurisdictions may meet a title 

requirement, but these standard methods are not the only way 

a city or county may show compliance. In addition, certain 

mandatory requirements that apply to all cities and counties 

are established by this functional plan. 

(Ordinance 97-715B, Sec. 1.) 

 

REGIONAL FUNCTIONAL PLAN REQUIREMENTS 

Title 1: Housing Capacity 

3.07.110 Purpose and Intent 

The Regional Framework Plan calls for a compact urban form 

and a “fair-share” approach to meeting regional housing 

needs. It is the purpose of Title 1 to accomplish these 

policies by requiring each city and county to maintain or 

increase its housing capacity except as provided in section 

3.07.120. 

(Ordinance 97-715B, Sec. 1. Ordinance 02-969B, Sec. 1. Ordinance 10-1244B, 

Sec. 2.) 

 

3.07.120 Housing Capacity  

(a) A city or county may reduce the minimum zoned capacity 

of the Central City or a Regional Center, Town Center, 

Corridor, Station Community or Main Street under 

subsection (d) or (e). A city or county may reduce its 

minimum zoned capacity in other locations under 

subsections (c), (d) or (e).  

(b) Each city and county shall adopt a minimum dwelling unit 

density for each zone in which dwelling units are 

authorized except for zones that authorize mixed-use as 

defined in section 3.07.1010(gg). If a city or county 

has not adopted a minimum density for such a zone prior 

to March 16, 2011, the city or county shall adopt a 

minimum density that is at least 80 percent of the 

maximum density.  

(c) A city or county may reduce its minimum zoned capacity 

by one of the following actions if it increases minimum 

zoned capacity by an equal or greater amount in other 
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places where the increase is reasonably likely to be 

realized within the 20-year planning period of Metro’s 

last capacity analysis under ORS 197.299: 

(1) Reduce the minimum dwelling unit density, described 

in subsection (b), for one or more zones; 

(2) Revise the development criteria or standards for 

one or more zones; or  

(3) Change its zoning map such that the city’s or 

county’s minimum zoned capacity would be reduced.  

Action to reduce minimum zoned capacity may be taken any 

time within two years after action to increase capacity. 

(d) A city or county may reduce the minimum zoned capacity 

of a zone without increasing minimum zoned capacity in 

another zone for one or more of the following purposes: 

(1) To re-zone the area to allow industrial use under 

Title 4 of this chapter or an educational or 

medical facility similar in scale to those listed 

in section 3.07.1340(d)(5)(B)(i) of Title 13 of 

this chapter; or 

(2) To protect natural resources pursuant to Titles 3 

or 13 of this chapter. 

(e) A city or county may reduce the minimum zoned capacity 

of a single lot or parcel so long as the reduction has a 

negligible effect on the city’s or county’s overall 

minimum zoned residential capacity.  

(f) A city or county may amend its comprehensive plan and 

land use regulations to transfer minimum zoned capacity 

to another city or county upon a demonstration that: 

(1) A transfer between designated Centers, Corridors or 

Station Communities does not result in a net 

reduction in the minimum zoned capacities of the 

Centers, Corridors or Station Communities involved 

in the transfer; and 

(2) The increase in minimum zoned capacity is 

reasonably likely to be realized within the 20-year 

planning period of Metro’s last capacity analysis 

under ORS 197.299. 

(g) A city or county shall authorize the establishment of at 

least one accessory dwelling unit for each detached 

single-family dwelling unit in each zone that authorizes 

detached single-family dwellings. The authorization may 
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be subject to reasonable regulation for siting and 

design purposes. 

(Ordinance 97-715B, Sec. 1. Ordinance 02-972A, Sec. 1. Ordinance 02-969B, 

Sec. 1. Ordinance 07-1137A, Sec. 1. Ordinance 10-1244B, Sec. 2. Ordinance 

15-1357.) 

Title 2 Regional Parking Policy  

Title 2 is repealed. 

(Ordinance 97-715B, Sec. 1. Ordinance 10-1241B, Sec. 6.) 

Title 3: Water Quality And Flood Management 

3.07.310 Intent 

To protect the beneficial water uses and functions and values of 

resources within the Water Quality and Flood Management Areas by 

limiting or mitigating the impact on these areas from development 

activities and protecting life and property from dangers 

associated with flooding. 

(Ordinance 97-715B, Sec. 1. Ordinance 98-730C, Sec. 1. Ordinance 00-839, 

Sec. 1. Ordinance 05-1077C, Sec. 6.) 

3.07.320 Applicability 

(a) Title 3 applies to: 

(1) Development in Water Quality Resource and Flood 

Management Areas. 

(2) Development which may cause temporary or permanent 

erosion on any property within the Metro Boundary. 

(b) Title 3 does not apply to work necessary to protect, 

repair, maintain, or replace existing structures, 

utility facilities, roadways, driveways, accessory uses 

and exterior improvements in response to emergencies 

provided that after the emergency has passed, adverse 

impacts are mitigated in accordance with the performance 

standards in Section 3.07.340. 

(Ordinance 97-715B, Sec. 1. Ordinance 98-730C, Sec. 1. Ordinance 00-839, 

Sec. 1. Ordinance 02-972A, Sec. 1. Ordinance 05-1077C, Sec. 6.) 

3.07.330 Implementation Alternatives for Cities and Counties 

(a) Cities and counties shall comply with this title in one 

of the following ways: 
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