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McLoughlin Boulevard: Opportunity Sites

This one-mile stretch of McLoughlin hosts a number of underutilized or vacant sites that could be redeveloped into business clusters, small parks, neighborhood 
plazas or community centers.  Some of these are identified below.
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Former Jiffy Lube Site
The northeast corner of McLoughlin and Oak Grove is the former location of a Jiffy Lube and now serves as an underutilized edge of the Fred Meyer parking lot. 
This site provides an excellent opportunity for a partnership between the Oak Grove community and Fred Meyer with benefits to both parties. 

The corner could be transformed into a pleasant outdoor space, with abundant tree canopy, bioswales to treat stormwater runoff from the large parking lot, 
and a gathering place for both Fred Meyer and Oak Grove community events.

Existing

Proposed

McLoughlin Boulevard: Design Concepts
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McLoughlin Boulevard: Design Concepts
Street Definition

Proposed

Existing

Existing poor street definition on McLoughlin Boulevard could be improved with the addition of a 
planted buffer, street trees, complete sidewalks, and pedestrian-oriented lighting.
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Street Definition

Proposed

Existing

The existing stretch of McLoughlin Boulevard reads like a wide open space. Street trees and reduced 
setbacks on new development create a sense of enclosure, which has been shown to calm traffic.
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McLoughlin Boulevard: Design Concepts
Corner of Oak Grove Boulevard and McLoughlin Boulevard

McLoughlin Way and Oak Grove Square

The twenty-five foot grass and dirt slope between McLoughlin Way and 
McLoughlin Boulevard is state property, sits mostly unused today, and 
provides a unique opportunity to jump-start change in the corridor. 

The intersection of Oak Grove Boulevard and McLoughlin is an important commercial center for Oak Grove. It is also ripe for transformation into a vibrant 
community-serving, pedestrian-friendly node. Three out of four corners of this intersection can be enhanced to strengthen Oak Grove identity and further 
reinforce this intersection as a commercial node. 

Adjacent to the McLoughlin Way site is Oak Grove Square, an underutilized 
shopping development with two vacant former chain restaurants facing 
McLoughlin Boulevard, a sizeable parking lot, and a row of shops and 
offices. 

Underutilized public land between McLoughlin Boulevard and McLoughlin Way

Oak Grove Square shown above McLoughlin Way

Existing

Existing
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A small pathway, benches, and a bioswale could be designed on the lower 
part of the McLoughlin Way site benefitting businesses. Partnerships could 
be explored with adjacent businesses for shared maintenance agreements. 
In the longer-term, McLoughlin Way and Oak Grove Square could form a 
convenient location for an Oak Grove transit hub.

McLoughlin Way and Oak Grove Square

Proposed

Proposed

Proposed
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A plaza between buildings facing McLoughlin Boulevard would provide leisure 
space to shoppers or office workers and connect McLoughlin to the paths in 
Oak Grove Square. 

Pedestrian-oriented lighting and uniform Oak Grove signage could be installed 
to make the space feel safe, identifiable and unique. 

McLoughlin Way and Oak Grove Square

Zoning changes, such as a reduced maximum setback, could foster a more 
pedestrian-friendly environment with opportunities for new businesses, 
pleasant connections between buildings, and office uses on second floors. 

A tree-lined pathway from McLoughlin Way through the site to Oak Grove 
Boulevard would tie the areas together and provide opportunities for the 
clustering of complementary businesses. 

Proposed

McLoughlin Boulevard: Design Concepts
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Courtney Avenue
Between Oak Grove Boulevard and Park Avenue lies a struggling strip mall on the west side of McLoughlin, with a large fenced-in grass lot behind it. A proposed 
two-story building could feature a retail/office mix with parking in the back instead of in the front. Entrances to shops could face the sidewalk, complemented 
by entrances in the back. A small community park with a playground and picnic tables could put the empty, fenced-in grass lot to use and create an east-west 
connection to surrounding apartment complexes and mobile home lots. 

Existing

Proposed
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Programming 
Recommendations
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Programming Recommendations

Many of the specific projects discussed previously are long-term possibilities 
that depend on funding availability, regulatory approval, and/or political and 
public support. However, there are many things the community can do today 
to activate the neighborhood and address concerns. 

Community events

Farmers markets 
Farmers markets are a community-building tool and provide convenient 
access to healthy foods, in addition to creating a community destination. 
A market could also serve as an economic development tool, as market 
patrons will likely frequent other Oak Grove businesses and vendors will 
provide income to the market host. Along Rupert Drive, the Oak Grove 
United Methodist Church’s front parking lot provides a good opportunity for 
utilizing space that is largely vacant outside of Sunday service and weekday 
business hours.

Block parties 
Block parties are designed to build community by providing a forum for 
neighbors to meet one another. These events are also important for 
stimulating community activism, as neighbors can educate one another 
about community issues through information kiosks, demonstration 
projects or group activities. The block party could also take the form of an 
Oak Grove Boulevard street fair combined with extended shopping hours 
to simultaneously benefit local businesses. Utilizing existing assets like 
Rivervilla Park on the Willamette River or promoting an event to celebrate the 
upcoming Trolley Trail redevelopment are other convenient opportunities 
that promote and celebrate the neighborhood identity.

Community Gardens 
Many residents have expressed interest in additional community gardening 
opportunities. Shared space agreements with area schools, churches and 
existing parks could be pursued for creating gardens on currently underutilized 
spaces. There are numerous programs and resources for learning about 
community gardening, including the Portland Bureau of Planning and 
Sustainability’s Urban Growth Bounty program, the Portland Fruit Tree 
Project, and Oregon State University Extension Services.  Using the public 
right of way and green spaces for new fruit- and nut-generating species is 
another form of community gardening that could beautify the streetscape 
and build community, while also producing local food. 

Flatbush Community Garden, New York: Community gardens beautify the streetscape 
and produce local food.

Gresham Farmers Market: Farmers Markets create community destinations. 
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Business coordination
While business coordination can take on different levels of complexity, it can be 
as simple as neighboring businesses talking with one another, understanding 
each others’ needs and possibly discovering mutually beneficial goals.  

•• Business roundtables can be informal or membership-based groups where 
area businesses discuss issues in the local business community, including 
things like street cleaning, marketing storefront façade improvements 
or parking issues. The purpose is to discover how individual business 
resources can be maximized to address common needs.

•• Standardizing business hours is a strategy that provides a convenience 
to the consumer and allows for area businesses to capitalize upon each 
others’ success. The concept of business clustering is not new - Oak Grove 
Boulevard and many businesses on McLoughlin have the opportunity to 
capitalize on these clusters when consumers can accomplish multiple 
errands at one time. This strategy cannot be effective if businesses have 
irregular hours. 

Enhance security
One concern highlighted during various public outreach efforts was a fear 
that crime would increase due to Trolley Trail redevelopment, the incoming 
PMLR and population density increases. While this is not a certainty, there 
are several measures that the community can pursue to ensure that current 
safety levels are maintained or even improved.

•• Activate the public space and street with more family and community-
oriented activities. Similar to any neighborhood watch program, having 
eyes on the street can reduce the potential for crime. Currently, vacant 
businesses and blank facades provide a relatively barren streetscape.

•• Add pedestrian-oriented lighting. Pedestrian-scale lighting helps improve 
pedestrian comfort, while also enhancing the character and identity 
of Oak Grove. The McLoughlin Corridor Study calls for street lighting 
along the entire corridor and pedestrian-scale lighting at boulevard 
intersections. Similar lighting along Oak Grove Boulevard will greatly 
improve nighttime walkability. 

•• Visible security around Park Avenue station area and along Trolley Trail. 
This can be a partnership with TriMet, Clackamas County police and/or 
neighborhood watch programs. Community volunteers can supplement 
security budgets that might have limited capacity. 
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Policy Tools
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Policy Tools

While it is difficult to retroactively address development issues, policy 
mechanisms can guide future development and community change. Several 
of the possibilities described require governmental authority to implement, 
though community pressure can help move initiatives forward.

Advocate for implementation of existing plans
Many existing plans for the Oak Grove area, including the McLoughlin 
Corridor Study and the Action Plan for a Sustainable Clackamas County, 
have recommended promising policies and projects that are not being 
fully implemented. It is the citizens’ responsibility to hold government 
accountable for these plans and advocate for their 
implementation. 

Design Guidelines/Zoning Code Overlays
Design guidelines and zoning code overlays are two 
related tools that Oak Grove can use to make sure 
new development and land uses are consistent with 
the public interest. Enforcement of specific design 
guidelines or zoning code overlays could benefit Oak Grove in a number of 
ways:

•• Impervious Surface - Incorporate a stringent allowable percentage 
of impervious surface on new developments, based on type of land 
use. This could be paired with a requirement that all, or a significant 
percentage, of stormwater be retained or infiltrated onsite. Considering 
the large parking lots and impervious roof surfaces of McLoughlin big-
box retail, this type of policy could have a big impact. These strategies 
are consistent with the Leadership in Environmental and Energy Design 
(LEED) Neighborhood Development rating system. The Clackamas County 
proposed zoning amendments related to water runoff management fall 
far short of this standard. 

•• Tree coverage – Ample tree coverage standards for new development 
could help to increase shading and habitat and could help to counter 
the urban heat island effect, even in highly impervious areas. Current 
Clackamas County code does not require street trees in front of building 
facades. 

•• Form-based code – A form-based approach to 
zoning influences physical form by illustrating 
expected outcomes both graphically and with 
photographs. The Clark County, WA Highway 99 
Sub-Area Plan, which deals with a stretch of road 
very similar to McLoughlin, utilizes this approach. 
This type of code is highly dependent upon public 
participation and can be used to create active 
environments for pedestrians and/or bicyclists. 
It also can dictate building setbacks and parking 
locations to create more active streetscapes, promote mixed-use through 
building form and can be used to match architectural styles in order to 
preserve neighborhood character. 

•• Transparency - New development guidelines can include requirements 
for the percentage of window coverage on building fronts which will 
improve streetscape attractiveness and provide for more eyes on the 
street.

•• Protecting affordable housing – New guidelines could mandate that 
some percentage of affordable housing is included in any new residential 
development project. This is especially important in Oak Grove, given the 
lower median income levels discussed previously.



73Oak Grove Neighborhood Center Plan

Special Highway Designations

Special Transportation Area (STA)
A Special Transportation Area (STA) is a highway segment designation that 
may be applied when the segment bisects an existing/planned business 
district or community center. The designation is a way for communities to 
reduce the posted speed limit, giving more priority to pedestrians, bicyclists 
and transit. The accompanying design characteristics of an STA call for mixed-
use, reduced building setbacks, ample sidewalks and crossings, convenient 
automobile and pedestrian circulation, and parking lots located behind or on 
the side of buildings. 

As an area between a city limit and the urban growth boundary that is 
currently experiencing a pattern of strip development, the Oak Grove stretch 
of McLoughlin Boulevard is eligible for STA designation consideration. Just 
north of Oak Grove, the City of Milwaukie has already established an STA on 
a portion of McLoughlin.  

Urban Business Area (UBA)
An Urban Business Area (UBA) is a highway segment designation that 
recognizes pockets of commercial activity or future nodes where vehicular 
accessibility is important to continued economic vitality. The designation 
prioritizes commercial clustering, shared parking lots, and multimodal access 
management strategies.  

At this time, UBAs may only be located on statewide highways where speeds 
are less than 35 miles per hour; currently, McLoughlin has a posted speed of 
40 miles per hour. However, the access management strategies employed 
in a UBA could certainly be of value to the Oak Grove community regardless 
of designation and the designation itself may be of interest at some point in 
the future. 

A segment of McLoughlin Boulevard 
through Milwaukie is a designated 
Special Transportation Area. 
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Small business development
Enhancing local support of small businesses, through incentives and new 
policy programs, could have a significant impact on the Oak Grove Boulevard 
business climate. Current programs at the County level focus more on 
identifying state and federal assistance options and “how-to” resources 
for starting your own business. While these resources are valuable, policy 
changes may prove more effective in terms of economic development 
impacts. 

•• The Portland Development Commission’s business clustering concept 
seeks to develop inter-related business types in proximity to one 
another. A policy geared toward the development of Clackamas County 
neighborhood centers could be similarly effective. This type of program 
could bring many neighborhood services and entertainment options to 
the area including small grocers, bicycle shops, restaurants and other 
business types discussed previously. The cluster could be based upon the 
need to satisfy daily shopping needs in one location.

•• Clackamas County currently operates its North Clackamas Enterprise 
Zone, which promotes business development in industrial zones through 
tax abatement incentives for the new investment. This type of program 
could also be offered for small businesses, providing financial incentive 
for businesses to locate in Oak Grove, while the County would not have 
to provide any direct funding. There is simply a delay in tax collection 
from these new businesses. 

Capital improvement projects list
A community needs to be prepared with the knowledge of how they want 
their community to change. One outcome of the McLoughlin Area Plan will 
likely be project ideas to add to the county’s capital improvement projects 
list. This is an excellent platform for Oak Grove to assert some of its needs 
and desires. 

Policy Tools
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Implementation
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ODOT

PDC 

Pedestrian-oriented 
lighting

Plat

PMLR

Riparian zones

Street definition

Street furniture

Street trees

Sustainability

TAC

Oregon Department of Transportation

Portland Development Commission

Street lights which are lower to the ground and 
intended to light pedestrian sidewalks and pathways 
rather than the road

A drawn-to-scale map showing the divisions on a 
piece of land

Portland-Milwaukie Light Rail

Areas situated on the bank of a river or other body 
of water. Riparian zones prevent erosion and filter 
pollutants, protecting aquatic ecosystems.

The degree to which use areas are visibly differentiated 
along a street (i.e., the street from the bike lane, the 
shoulder from the sidewalk, etc.)

Collective term for items installed on roads for various 
purposes.  Examples include benches, transit shelters, 
fountains, phone boxes, and garbage cans 

Trees planted along a street that provide shade and a 
sense of enclosure, habitat benefits and protection of 
pedestrians from the street

Philosophy of balancing economic opportunity, 
community well-being, and the natural environment 
in planning and decision-making

Technical Advisory Committee

Glossary


