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TO: Planning Commission 
 
FROM: Sarah Selden, Senior Planner 
 Department of Planning and Building Services 
 
SUBJECT: Uplands Neighborhood – Work Session #3 (PP 15-0005) 
 
DATE: May 6, 2016    DATE OF MEETING: May 9, 2016 
 
 
ACTION 

Provide feedback on Uplands Neighborhood Plan and R-10 Overlay code concepts that are 
being developed as part of the Uplands Neighborhood Plan. 
 
BACKGROUND 

The Planning Commission has held two work sessions on the Uplands Neighborhood Plan. The 
Commission met in November 2015 to receive an update on the Neighborhood Planning 
Committee’s work, to review the first draft of the plan, and provide suggestions for refining the 
draft (work session #1). 
 
The Commission held work session #2 on March 28, 2016 to review proposed code concepts for 
the Uplands R-10 Overlay, which would implement the neighborhood’s land use objectives with 
a set of neighborhood-specific development standards. The overlay is being developed together 
with the plan and the two components will go to hearing at the same time.  
 
DISCUSSION 

Since the last work session, the Uplands Land Use Subcommittee met twice to consider the 
Commission’s feedback and continue work on the overlay code concepts. One of the meetings 
was held with Engineering Department staff to discuss neighborhood right-of-way guidelines. 
The following discussion provides an overview of two topics that will be presented at work 
session #3 on May 9. The neighborhood planning committee and staff will elaborate on these 
issues in the meeting presentation.  
 
Topic 1: Flag Lot Limitations vs. Re-Zoning  

The draft neighborhood plan includes a Land Use Objective that states: “Make flag lot 
development more compatible with the predominant R-10 neighborhood development pattern 
to help preserve the character of the neighborhood.” The proposed action items include 
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limiting flag lot partitions to two total lots, with one flag. As noted in the staff memo for work 
session #2, this would impact approximately 20 lots sized between 30,000 and 40,000 sq. ft., 
which could potentially be divided as a 3-lot partition under current R-10 zoning.  
 
At the last work session, the Commission asked if changing the zoning from R-10 to R-12 or R-15 
would be a simpler to achieve the neighborhood’s objective. This alternative was explored. 
 
Where lots are similarly sized throughout a neighborhood and their size does not align with an 
existing residential zone, it could make sense to create a new zoning category, as was done in 
First Addition with the R-6 zone. In Uplands, however, lot size varies widely and a review of the 
taxlot list does not clearly point to the establishment of a new zoning designation. 
  
If the neighborhood and City supported downzoning the Uplands R-10 zone, the simplest 
approach would be to use an already established zoning category. The lowest density 
residential zone and Comprehensive Plan designation in Lake Oswego is R-15. This is the next 
largest lot category after R-10.In considering the potential effects of larger zoning, it’s helpful to 
determine how many lots would comply with the minimum lot size for the zone, and whether 
the number of 3-lot partitions resulting in two flag lots would be reduced. It is also helpful to 
consider whether existing structures would become non-conforming to new dimensional 
requirements (e.g., setbacks), and whether resulting development could differ. At the May 9 
work session, staff and planning committee members will present a brief analysis of an R-15 
zoning scenario and how this fits with the neighborhood plan objectives.  

 

Topic 2: Public Right-of-Way Facilities and Encroachments: 

Streets in the Uplands neighborhood generally have rights-of-way (ROW) that are much wider 
than the publically improved area. The Wembley Park ROW generally ranges from 60-80 ft. 
Other neighborhood streets are generally 50-60 ft. wide, with the exception of Ridgecrest and 
Egan Way. These ROW widths are much broader than the paved roadways, which are typically 
20-30 ft. in the interior of the neighborhood (Wembley, Uplands, Prestwick, Glen Eagles, Crest, 
Ridgecrest, Egan).  
 
In most of Uplands, the area between the paved travel lane and private property line lacks 
curbs, pathways or sidewalks, which help to define the ROW edge. This area typically serves 
either as an extension of the abutting property owner’s landscaping (shrubs and hedges, trees 
lawn, fences, rocks); privately maintained parking areas (paved or graveled), roadside drainage 
ditches; or pathways in very limited locations.    
 
City Code (Article 42.18 Public Rights-of-Way and Easements) requires a permit for 
encroachments in the ROW, with some exceptions for lawns, plants and trees, guardrails and 
handrails, and mailboxes. The Engineering Department recommends that any property owner 
making improvements near the road contact the City to review their proposal. This is important 
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because the ROW serves as a system of connected facilities that require movement or flow: 
vehicle, bike and pedestrian travel, and stormwater drainage. Altering the ROW can have 
significant impacts on the flow of these systems, and particularly for stormwater, could have 
impacts on downstream neighbors. The flow of these systems and the hilly neighborhood 
topography make each ROW location unique; this necessitates a site-specific approach for ROW 
improvements. 
 
The neighborhood and City have observed that private improvements in the right-of-way can 
help to beautify the neighborhood, but are typically done in an un-coordinated manner, often 
without review by the City for potential encroachment permits. The Uplands planning 
committee would like to use the neighborhood plan to begin identifying a more consistent and 
coordinated pattern of ROW improvements, and to communicate these guidelines to residents. 
The Engineering Department would benefit from having a plan for neighborhood ROW 
improvements to better guide requests from property owners, and to serve as a starting place 
for public improvements. Attachment 1 to this memo provides a set of draft objectives and 
action steps for the public ROW, developed collaboratively between neighborhood planning 
committee members, Engineering and Planning staff. 
 
CONCLUSION 

At the May 9 work session, planning committee members and staff will expand upon these 
concepts and seek feedback from the Commission to help make refinements to the draft 
Uplands Neighborhood Plan. 
 
ATTACHMENTS: 
1. Draft Neighborhood Plan Objectives and Action Steps for the Right-of-Way, 04/29/16 
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Uplands Neighborhood Plan Transportation Chapter 
Right-of-Way Guidelines 
04-29-16 Draft 
 
 
Objectives 
 
Public Right-of-Way 
 

1. Use the space between the paved travel lane and private property line in a way that 
preserves the natural flow of pedestrian travel and stormwater drainage.  

 
2. Design the right-of-way edge with a cohesive pattern of vegetation, off-street parking 

and stormwater management facilities. 
 

3. Promote the need for site-specific infrastructure solutions, necessitated by the diverse 
neighborhood topography. 

 
Guidelines 
 
 
Action Steps 
 

1. Develop a preliminary (10-20%) design concept plan for Uplands Drive and Wembley 
Park Road. The design plan will provide guidance to the Engineering Department to 
respond to property owners who wish to improve the right-of-way area abutting their 
property, or who are required to make frontage improvements with redevelopment. It 
should be developed through a collaborative process between engineers, planners, and 
property owners along the roads.  

 
The plan will identify designs appropriate for the diverse topographic, hydrologic, 
geologic, and lot pattern conditions in the neighborhood. Based on these conditions and 
the available ROW area, it will identify: 

• Street cross sections and plan views 
• Stormwater management approaches 
• Pedestrian space and locations 
• Parking space and locations 
• Landscape design character 
• Edge treatments 

 
A design plan will help to create a more consistent pattern of transportation and 
stormwater facilities that support the natural flow and functions. It is intended to 
improve the ROW area over time, absent of a full reconstruction of the ROW.  

ATTACHMENT 1 
PP 15-0005 
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2. Distribute a set of ROW guidelines to all Uplands residents that outlines the required 

process for making improvements in the abutting right-of-way area, and encourages 
residents to make improvements that are consistent with the desired neighborhood 
character. The following guidelines should be included: 

• Prior to making any improvements near the road, contact the City’s Engineering 
Department to determine of the area is in the public right-of-way, to discuss 
your plans and determine if the improvements could be permitted, and if an 
Encroachment Permit is needed under LOC 42.18.1010 Encroachments Within 
Public Rights-of-Way/Easements. 
 

• A 3-ft. wide pedestrian travel path must be maintained along the shoulder of the 
paved roadway. 
 

• If a bike or pedestrian pathway is planned for the ROW, new trees should not be 
planted in this area, and should instead be located on private property. 
 

• New pavement for driveways and or/on-street parking should be minimized to 
(insert stormwater goal) and provide space for stormwater management and 
landscaping. 
 

• New gravel placed in the ROW should have a minimum diameter of 1.5 inch (or 
more, depending on slope) and should be open-graded fractured rock to 
minimize erosion and allow for stormwater infiltration.  
 

• Where possible, hard surfaces (e.g. rock or brick walls, asphalt driveways and 
parking areas, graveled surfaces) should be balanced with vegetation to support 
stormwater infiltration and contribute to the landscaped neighborhood 
character. 
 

• Where on-street parking spaces are provided, pervious materials should be used 
rather than asphalt. 




