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McLoughlin Corridor Historic Studies

In the future, our community fabric of thriving neighborhoods, shops, 
restaurants and services is green and sustainable; healthy and safe; 
woven together by walkable tree-lined streets, trails, natural area 

and open spaces; and strengthened by our diversified local economy, 
great educational opportunities and engaged citizens.

- Mission statement of the McLoughlin Area Plan, 2010
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Introduction
• Corridor revitalization will encompass all 

areas within a ½ mile area around the Park 
Ave Light Rail Station. 

• Phase II of the Park Avenue Community 
Project will develop design standards for 
the commercial and multi-family zones 
within one-half mile of Park 
Avenue/McLoughlin Boulevard 
intersection

• Plan will support the community’s long-term 
vision for the Park Avenue Station area
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Methodology
• County provided several studies, 

associated with land use and 
transportation, conducted within the 
McLoughlin Corridor over past 30 years. 

• Studies were reviewed and analyzed for 
potential gaps in development, 
employment, land use, and 
transportation information that would 
influence the long-range planning of the 
McLoughlin Corridor.
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Historical Studies Reviewed 
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Oak Grove Transportation Growth Management Plan Draft

Clackamas County Department of Transportation & Development, 1994-95
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Purpose: 
Provide direction for new growth and development 
for Oak Grove over the next 50 years with a mixture 
of services, employment and housing in a single, 
concentrated, walkable area.

Community Outcome:
The plan did not receive community 
consensus and was not approved.

Project Partners:
• Foothill Planning Associates 
• Oak Lodge Community Council 
• Clackamas County Urban Green
• Portland State University 
• Oak Lodge Sanitary District 
• Oregon Department of Transportation 
• Metro 
• North Clackamas County Parks & 

Recreation District 
• TriMet



McLoughlin Corridor Land Use and Transportation Study

Clackamas County, 1998-99 
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Purpose: 
Provide community preferred design alternatives for 
the McLoughlin Corridor, including recommended 
cross-sections and other street design and 
transportation improvements, and recommendations 
related to zoning and land use. 

Project Partners: 
• ODOT
• W&H Pacific, Inc. 
• DKS Associates 
• Hobson Johnson
• Pacific Rim Resources

Community Outcome:
Key recommendations from the plan were adopted, 
including implementing transit-oriented development 
standards while retaining existing zoning.



Trolley Trail Master Plan
Clackamas County North Clackamas Parks and Recreation, 2002-04
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Purpose: 
Analyze and recommend a trail alignment, 
environmentally-sensitive trail design features, 
amenities, and safety and security measures for 
the six-mile trail corridor to guide   the future 
development and safe use and operation of the 
Trolley Trail as a nonmotorized recreational and 
commuter trail.

Trolley Trail Map 2013
North Clackamas Parks & Recreation District 

Project Partners: 
Unknown at this time

Community Outcome: 
Construction of the six-mile Trolley Trail from 
Gladstone to Milwaukie on the east side of 
the Willamette River was completed in 2012.



Portland-Milwaukie Light Rail Project: 

Locally Preferred Alternative Report 
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Purpose: 
Analyze proposed station areas along the Southeast Portland, 
Milwaukie, and North Clackamas County portions of the 
proposed Portland-Milwaukie light rail alignment. 

TriMet, 2007-08

Project Partners:
• ODOT
• Portland-Milwaukie Citizen Advisory Committee
• City of Oregon City Commission 
• TriMet Board of Directors 
• Multnomah County Board of Commissioners
• Joint Policy Advisory Committee on Transportation (JPACT)
• Milwaukie City Council 
• City of Portland Council 
• Clackamas County Board of Commissioners
• Metro Council 

Community Outcome:
The proposal was adopted by Metro Council July 2008. The 
Portland-Milwaukie light rail line, (MAX Orange Line), opened in 
September 2015, with its southern terminus at the corner of 
Park Avenue and McLoughlin Boulevard. The SE Park Ave Park-
and-ride is across the street, with a parking garage for 
approximately 400 cars and 100 bicycles. 



Tourism Development Task Force
Clackamas County Tourism Department 2008-09
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Purpose:
Studied issues related to tourism and make 
recommendations to the Board of County 
Commissioners to ensure continued tourism 
development.

Community Outcome:
No follow up/action since report was completed. 

Project Partners:
• Clackamas County Tourism Development Council
• Clackamas County Tourism & Cultural Affairs 
• Travel Oregon 
• Clackamas County Arts Alliance
• Regional Arts and Cultural Council

Tourism Development FY 19-20  Proposed Budget

Resources Requirements



Park Avenue Station Area Planning Project/Neighborhood Plan
Clackamas County Planning & Zoning 2010-12
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Purpose: 
Adopt a Park Avenue Station Area Plan and 
supporting zoning ordinances to provide for 
diverse and thriving housing, commercial 
and economic opportunities in the area 
within one-half mile around the new light-
rail station planned for the intersection of 
Park Avenue and McLoughlin Boulevard in 
unincorporated Oak Grove.

Project Partners:
• Oregon Department of Transportation 
• David Evans and Associates 
• Laurence Qamar Architecture and Town 

Planning
• Leland Consulting Group
• Zenn Associates 
• Oregon Department of Transportation

Community Outcome: 
Proposed high density housing with a minimum of 20 units/acre. The project lacked a robust public 
involvement component and the plan was ultimately not adopted by the Board of County Commissioners 
in 2012 largely due to opposition voiced by some community members.



Park Avenue Community Project-Phase 1 
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Purpose:
The study identifies community-based organizations and 
stakeholder groups, assesses overall community 
awareness, opinions, and support for the McLoughlin 
Area Plan vision to better understand the demographics 
and cultural/economic diversity of the area. 

Clackamas County Planning & Zoning, 2018-19 

Project Partners:
• McLoughlin Area Plan Implementation Team (MAP-IT)
• Park Ave Community Advisory Committee 
• Metro

Community Outcome:
Phase I of the Park Avenue Community Project has 
moved on to Phase II of their efforts. 
The County and MAP-IT will work with their 
committees as well as planning consultants to engage 
with the community and present options for code 
refinements and develop anti-displacement strategies. 
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Land Use and Transportation Study Objectives Comparison within Clackamas County
Study Zoning/Land Use Transportation Plan Urban and Outdoor 

Recreation Enhancement 
Business/Employment

Oak Grove Transportation 
Growth Management Plan Draft
1994-95

Clackamas County Department of 
Transportation & Development 

-Increase identity through neighborhood 
signs 
-Revise local residential street standards
-Create more compatible zoning in Oak 
Grove. 

-Street connectivity 
-Side street enhancement 

-Pedestrian Corridor enhancement 
-Develop a trail on Portland Traction 
Company Trolley Line 

-Business development coordination 

McLoughlin Corridor Land Use 
and Transportation Study
1998-99

Clackamas County  

-Retain existing zoning and implementation 
of Transit Oriented Development Standards 
- Enforce sign ordinance and encourage 
connections between

- Street Design (Cross Sections) 
- Access Management 
-Street Classification 
-TriMet Bus Improvements and 
circulation 

- Pedestrian and Bicycle Facilities and 
circulation 
- Develop continuous bike lanes, 
sidewalks, lighting, landscape buffers 
and elimination of on-street parking 
directly on McLoughlin Blvd

- Evaluate the suitability of an Urban 
Business Area overlay as a means of 
addressing access management 

Trolley Trail Master Plan
2002-04
Clackamas County North Clackamas 
Parks & Recreation District 

-Develop intersection improvements 
and safety /security features
-Connection of community facilities 

- Develop five potential trailheads and 
25 pedestrian access points from 
neighborhood roads
- landscaping enhancement 

Portland-Milwaukie Light Rail 
Project: Locally Preferred 
Alternative Report
2007-08

TriMet

-Updated industrial and commercial zoning 
standards for connectivity 

-Portland- Milwaukie Light Rail 
Alternative Evaluation 
Local Transit improvements include 
-Connecting to the southern end 
alignment, Park Ave terminus
-Include rail station stops 
-Park and ride
-Bus improvements 
-Consider Maintenance Facility and 
future streetcar improvements 

- Pedestrian and park and ride 
enhancement 

-Rehabilitation of business and 
business incentive around the 
updated light rail. 

Tourism Development Task 
Force 2008-09

Clackamas County Tourism 
Department

-Marketing and asset development strategies -Enhanced street connections 
between McLoughlin Boulevard and 
the Willamette River with public 
access areas/sites on the riverfront 

-Focused on outdoor recreation 
aspect of Clackamas County
-Acquisition of riverfront for public 
access and use

-Optimizing economic impacts of the 
tourism industry
-Potential tour opportunity within 
the corridor  

Park Avenue Station Area 
Planning Project/ Neighborhood 
Plan 2010-12
Clackamas County Planning & 
Zoning 

-Develop code standards that promote 
compact development and a mix of uses in 
the station area
- Connective Urban Housing Alternative 
around SE Park Avenue 

-Transit-oriented development
-Revitalization of side streets

-Slight inclusion of parks or 
community gardens into a 
comprehensive development plan
-Landscaping provided in the 
redevelopment 

-Attractive public and private 
investment
-Connective Mixed-use development 
concept alternative 

Park Avenue Community Project 
– Phase 1 2018-19
Clackamas County Planning & 
Zoning 

-Update Land use development and design 
standards for commercial area
-Protect, preserve, and increase workforce 
and surrounding residential areas 

-Transit supportive development 
-Focus on side street development 

-Pedestrian connectivity 
-Enhance natural areas and open 
space 
-Community events

-Support development within 
commercial areas and the 
McLoughlin Corridor
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Lead Agency and Outcomes/Community Response Comparison
Project Title Lead Agency Other Project Partners Date of 

Study Outcomes and Community Response
Oak Grove Transportation 
Growth Management Plan 
Draft

Clackamas County 
Department of 
Transportation & 
Development 

Foothill Planning
Associates
Oak Lodge Community Council
Clackamas County
Oregon Department of Transportation
Metro
North Clackamas
County Parks & Recreation District
TriMet

1994-95 The plan did not receive community consensus and was not approved 

McLoughlin Corridor Land 
Use and Transportation 
Study

Clackamas County ODOT
W&H Pacific, Inc. 
DKS Associates 
Hobson Johnson
Pacific Rim Resources 

1998-99 Final design alternatives plan for the McLoughlin Corridor approved by the 
County 

Trolley Trail Master Plan Clackamas County 
North Clackamas Parks 
&Recreation District 

Unknown 2002-04 Construction of the six-mile Trolley Trail from Gladstone to Milwaukie on 
the east side of the Willamette River was completed in 2012

Portland-Milwaukie Light 
Rail Project: Locally 
Preferred Alternative 
Report

TriMet (Tri-County 
Metropolitan Transit 
District of Oregon)

Portland-Milwaukie Citizen Advisory Committee
City of Oregon City Commission 
TriMet Board of Directors 
Multnomah County Board of Commissioners
Joint Policy Advisory Committee on Transportation 
Milwaukie City Council 
City of Portland Council 
Clackamas County Board of Commissioners
Metro Council 

2007-08 The Portland-Milwaukie light rail line, known as the MAX Orange Line, 
opened in September 2015, with its southern terminus at the corner of Park 
Avenue and McLoughlin Boulevard in unincorporated Clackamas County. 
There is a park-and-ride across the street from the station, with a parking 
garage that holds approximately 400 cars and 100 bicycles.

Tourism Development Task 
Force

Clackamas County 
Tourism Department 

Clackamas County Tourism Development Council 
Clackamas County Tourism & Cultural Affairs 
Travel Oregon 
Clackamas County Arts Alliance
Regional Arts and Cultural Council

2008-09 Not implemented into the County plan 

Park Avenue Station Area 
Planning Project/ 
Neighborhood Plan

Clackamas County 
Planning & Zoning 
Division 

Clackamas County Planning & Zoning Division 
Oregon Department of Transportation 
David Evans and Associates 
Laurence Qamar Architecture and Town Planning
Leland Consulting Group
Zenn Associates 
Oregon Department of Transportation 

2010-12 The recommendations were submitted to the Clackamas County Planning 
Commission in late 2011 and the Board of Commissioners in early 2012. 
There was community opposition and the plan was not adopted

Park Avenue Community 
Project – Phase 1

Clackamas County 
Planning and Zoning 

McLoughlin Area Plan Implementation Team 
Park Ave Community Advisory Committee 
Metro

2017-19 McLoughlin Area Plan (MAP) Implementation Team and County received 
Metro 2040 grant. Recommendations for extensive public engagement 
strategies to implement in Phase II. Community expressed the need for 
pedestrian and open space enhancement



POTENTIAL NEXT STEPS

In order to address the needs of the McLoughlin Corridor and 
community members, future studies should be considered to develop 
a comprehensive and cohesive design and to increase understanding 
of the redevelopment potential of the corridor.
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Economic Development
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• Study undeveloped parcels near light-rail station
• Market study to determine viable redevelopment uses 
• Feasibility study to identify catalyst redevelopment opportunities
• Feasibility study to include analysis of high/medium/ low density scenarios
• Site specific urban renewal plan
• Explore other areas for affordable/workforce housing and how it can be provided
• Explore how to develop employment uses
• Review past commercial development patterns
• Study retail and commercial shifts 
• Investigate current tourism to supplement existing data and future economic 

benefit
• Identify specific code language that restricts cohesive development



Public Involvement
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• In addition to the Park Avenue Phase II Visioning project, consider expanding 
the project in subsequent phase to also include visioning of the rest of the 
corridor (Oak Grove, Jennings Lodge, and Gladstone).



Natural Areas and Transportation Improvements
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• Study specific locations within the McLoughlin Corridor to implement pedestrian and street 
connectivity directly to the SE Park Ave Light Rail Station.

• Investigate where natural areas can be enhanced and integrated with development. 
• Identify a Station Area Boundary and development standards to reinforce the area identity and 

increase eligibility for infrastructure funding.

Park Avenue Community Phase I Engagement PowerPoint 



Questions?
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Multi-Jurisdictional Permit Fee/SDC Comparison

Clackamas County and Portland Metro Region



Purpose

• Capture development costs throughout region

– Permit fees

– SDCs

• Focus in Clackamas County and Portland metro area

• Provide comparison

– Total cost

– Cost per SF

• Identify competitiveness of fee structures
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Methodology

• References three prototypical development types:

• Includes tenant improvement build-out

• Assumptions based on typical user/building needs

• Application of jurisdictional permitting fees, SDCs, land use review, and “other” 

non-typical fees as applicable. 
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80,000 SF 80,000 SF 200,000 SF



Product
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Product
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Findings
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Questions?
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