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 503-496-1545  503-657-7892    nkraushaar@orcity.org   
Phone     Fax      E-mail 
  
PRIMARY CONTRACTOR  
 Mike Crawford       President    
Name          Title  

 Pioneer Waterproofing           
Agency/Organization  

 1800 SE Water Avenue           
Address (if post office box, include street address)  
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 Wendy Schmidt, PE      Project Engineer   
Name          Title  
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Agency/Organization  
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City        State-Province    Zip-Postal Code  
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Phone     Fax      E-mail 
 
PLEASE ADDRESS EACH OF THE FOLLOWING AREAS IN YOUR SUPPORTING DOCUMENTATION. 
ADHERING TO THE BELOW SEQUENCE WHEN POSSIBLE.  
 

• General description of the project.  
 
• Completion date contained in contract. Any time extensions granted should be addressed in the 

submittal,  
 

• Construction schedule, management, and control techniques used.  
 

• Safety performance including number of lost-time injuries per 1,000 man hours worked and 
overall safety program employed during the construction phase.  
 

• Environmental considerations including special steps taken to preserve and protect the 
environment, endangered species, etc., during the construction phase.  
 

• Community relations---a summary of the efforts by the agency, consultant and contractor to 
protect public lives and property, minimize public inconvenience and improve relations.  
 

• Unusual accomplishments under adverse conditions, including but not limited to, adverse 
weather, soil or site conditions, or other occurrences over which there was no control.  
 

• Additional considerations you would like to bring to the attention of the project review panel such 
as innovations in technology and/or management applications during the project. Include a 
description of special aspects of the project.  

 
NOTE: Supporting documentation is limited to twenty (20) pages, exclusive of photographs and 
nomination form. This submittal will not be returned. Include one "hard" copy and one electronic copy 
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of the project. 
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Address (if post office box, include street address)  

 Portland     OR    97201   
City        State-Province    Zip-Postal Code  

 503-295-4911  503-295-4901   gordonmunro@kennedyjenks.com  
Phone     Fax      E-mail 
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Before restoration, the Promenade was in need of structural and 
aesthetic repairs.  Failing conditions (clockwise from top right): 
missing wall caps, cracked stone walls, spalled concrete, and failing 
concrete hand rails. 

Historical photo of the Promenade at the time of 
original completion, c.1938 

Project Description 

The McLoughlin Promenade is one of Oregon City’s notable landmarks and a 
central feature within the historic McLoughlin Conservation District. 

In 1851, Dr. John McLoughlin, “Father of Oregon”, dedicated a 7.8 acre linear 
parcel on the bluff above downtown Oregon City overlooking the Willamette to the 
citizens of Oregon City for use as a public park. 
Under the direction of President Franklin D. 
Roosevelt in 1938, the Promenade was 
improved with a concrete pathway lined by 
stone walls as well as an adjoining Grand 
Staircase and underpass.  The work was 
constructed as a Works Progress Administration 
(WPA) project to provide employment during 
the height of the Great Depression. Today, the 

McLoughlin Promenade is one of the most 
functional historic landmarks in the City, 
providing majestic views of downtown Oregon City and the Willamette River.  The 
Promenade serves as a connection between the City’s Municipal Elevator, the 
McLoughlin House, and the Museum of the Oregon Territory. 

Despite maintenance over the 
years, this local treasure had begun to 
deteriorate over time. In order to 
restore the safety and historical 
integrity of the McLoughlin 
Promenade, the City was awarded 
funding through President Barack 
Obama’s American Recovery and 
Reinvestment Act of 2009 (ARRA), 
intended to provide Americans with 
employment opportunities in the 
midst of current economic challenges. 
The project scope included careful, 
historically sensitive restoration of the 
Promenade, including tuckpointing 
(cutting out the mortar joints and 
replacing them) and replacement of 
wall and pier caps along the rock walls, replacement of the grand staircase, 
reconstruction of unstable sections of stone wall, graffiti removal, and spalled concrete 
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Grand Staircase under demolition. 

repair.  The restoration improved the safety, structural and aesthetic functions of the 
Promenade, preserving this historical landmark as a multimodal functional and 
recreational asset for generations to come. 

Schedule 

The Promenade project partners worked together to coordinate, ultimately 
finishing the project ahead of schedule.  The final completion date in the contract was 
scheduled for September 2010, with the option to close the project during the winter 
months, given that the mortar used in the project is sensitive to extreme temperatures.  
The project was thus completed three months early in June 2010, allowing the public to 
enjoy the Promenade all summer long.   

The construction schedule was maintained through 
weekly construction meetings attended by project managers 
from the City, consultant, contractor, and the Oregon 
Department of Transportation (ODOT).  Continuous 
coordination and communication between all parties ensured 
that each stayed on schedule, completing their work in a timely 
manner and allowing the project to progress efficiently.  At each 
meeting, the construction for the next two weeks was discussed 
to provide ample time to prepare and schedule work and 
associated documentation, ensuring that the City received the 
best final product on or ahead of schedule.   

The City’s consultant, Wallis Engineering, was heavily 
involved in the project design phase and served as construction 
project engineer.  The project engineer brought a thorough 
understanding of the design into the field, providing the 

knowledge and flexibility to make fast, effective design changes that kept the project on 
schedule.  The partnership extended to contractor requests for information, differing 
site conditions, construction sequencing, and design changes.  This high level of 
responsiveness and cooperation by the City and consultant resulted in no claims against 
the City.   

Construction Management 

The City, contractor and consultant employed a team approach to construction 
management.  This approach was based on open communication to help coordinate 
efforts between the multiple project stakeholders.  The strong relationship during 
construction between the City of Oregon City, Pioneer Waterproofing, Inc., and Wallis 
Engineering resulted in a very successful project with quality construction.  City staff 
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The location of the work site more 
than 70 feet above the roadway 
meant safety was a priority. 

The containment system ensured worker safety and contained hazardous debris.  From left: brackets 
mounted onto the existing structure, containment system in place, worker with full harness. 

filled critical project roles as project manager for construction and inspector, while the 
consultant provided construction engineering.  All the project partners effectively and 
responsively communicated with each other to move the project schedule forward and 
address each issue as it arose.   

State and federal agencies were key project partners as well.  ODOT provided 
project management and administration in compliance with federal ARRA funding 
requirements.  In addition, ODOT executed the construction contract directly with 
contractor, and ODOT local agency construction liaisons attended weekly meetings, 
approved change orders, and made payments to the contractor.  The Federal Highway 
Administration (FHWA) was also an agency partner, by assuring compliance with 
federal standards and approving funding authorizations.   

Safety Performance 

The project’s contractor and City inspector placed a great 
deal of importance on safety.  OSHA regulations for shoring, hard 
hats, and other safety equipment were strictly adhered to.  Evidence 
of their commitment to public and worker safety is the clean safety 
record of the project.  No injuries occurred during the project, 
resulting in no lost time per 1,000 man hours worked.   

Because the work site was along the edge of a 70 to 80-
foot-tall bluff above public right-of-way, special safety precautions 
were necessary to prioritize worker safety.  The contractor was 

required to develop and implement a Work Containment Plan to 
ensure worker safety and prevent hazardous construction debris 
from falling onto the railroad and highway located below the 
bluff.  The contractor constructed a custom containment system which included 
mounting a series of brackets onto the Promenade wall and adjoining sidewalk and 
providing a space for work on the outside of the wall.   
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Pedestrian-
specific detour 
routes and 
signage during 
construction. 

Workers wore harnesses bolted into the sidewalk while working on the 
containment system at all times.  The containment system was designed and stamped by 
a structural engineer and effectively protected employees and contained all associated 
equipment and debris.  The contractor took the extra step of inviting OSHA to the job 
site to review the containment system; OSHA found the containment system and all 
equipment to be in complete compliance with safety regulations.  The system worked 
very effectively to protect workers’ safety throughout the project. 

The City also prioritized public safety near the work zone.  The traffic control plan 
focused on pedestrian and bicyclist needs as it included only minimal closure of an 
adjacent street.  Flaggers were utilized in the beginning of the project to allow trucks to 
safely enter and exit the staging area.  To minimize pedestrian inconvenience, the 
project work was divided into Sections A-F and pedestrian traffic was diverted around 
each active section while work was being completed.  Each section was fenced and 
temporary signage and detour maps were used to inform the public of an alternate 
route.  The original contract limited closure to one section at a time, however, the City 
and consultant amended the contract during construction to allow two sections to be 
close at a time in order to allow the work to progress more quickly.  While the Grand 
Staircase was under construction, pedestrians were detoured to either a nearby street or 
the adjacent municipal elevator, which extended its hours to accommodate pedestrians 
during construction.  Construction did not impact access to any businesses.   

 

Environmental Considerations 

Environmental impacts of the project were minimal, as the construction entailed 
wall repair and stair replacement to an existing facility.  The ARRA-funded project was 
required to meet NEPA requirements, including a comprehensive environmental review 
through ODOT and FHWA.  The project qualified for a categorical exclusion, as it 
presented a minimal impact on the environment with no new ground disturbance.  The 
project did not include any work in environmentally sensitive areas: there were no 
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forecasted effects on waterways, biological and threatened or endangered species, 
wetlands, or removal of trees or vegetation.   

Any risks for environmental impacts were minimized through careful 
monitoring and evaluation during the project.  As the project area was over a waterway, 
the Work Containment Plan implemented measures to prevent impacts to protected 
features from construction waste, debris, and rubble, such as dust, concrete debris, 
sawcutting byproducts and slag.  The conveyance of concrete form agents to wetlands, 
drainage ditches, etc was prohibited.  The contractor was required to perform 
compliance testing for turbidity limits on Singer Creek while construction was occurring 
in the vicinity.  Those test results showed no turbidity issues during construction.  All 
water discharged into Singer Creek was in compliance with the City of Oregon City’s 
NPDES Permit, which limited the turbidity level in NTU of the receiving waters to less 
than a 10% increase.  Additionally, ODOT paid special attention to shrub and tree 
disturbance during the spring migration season to comply with the Migratory Bird 
Treaty Act, though the project did not include removal of any trees or shrubs.   

Several provisions were implemented to control erosion on and adjacent to the 
project site.  The contractor was required to prepare and implement an erosion and 
sedimentation control plan.  Although there was potential for significant mortar and 
soil-laden runoff from the project work areas, effective erosion control measures were 
designed in relation to the existing drainage system.  All mortar mixing was contained 
within a mixing area, then the rinse water and mortar waste were detained in a water 
tank and allowed to settle out before the waste water was discharged to public sanitary 
sewer.  Runoff from the underpass was observed to enter a nearby stream through two 
drainage gates that discharge directly to the stream, thus the contractor was able install 
temporary piping below the existing grates to collect the drainage and route it to a 
temporary filter system.  Finally, runoff from the Grand Staircase was treated with filter 
bags installed directly below the drainage outlet.   

The Promenade restoration minimized use of new materials by rehabilitating an 
existing resource rather than constructing an entirely new facility.  Long-term, the 
historically sensitive repairs will keep the Promenade functioning as a multimodal 
facility that provides a direct connection between the residential neighborhood on top of 
the bluff and the Main Street business district along the river below, reducing the City’s 
dependence on automobile transportation. 
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Golden chisel in hand, Oregon City 
Mayor Alice Norris (left) along with 
Public Works Director/City Engineer 
Nancy Kraushaar ceremonially 
kick-off construction. 

Community Relations 

The Promenade is a locally designated historical structure and citizens 
committed their support to restoring the facility.  In order to properly preserve this local 
treasure, the City hired a consultant in 2001 to survey the historic landmark and 
identify needed repairs.  Serious safety and cosmetic issues including cracked pavement, 
missing and broken concrete rails, missing rebar in fencing, and extensive water damage 
to the concrete work along the support walls were discovered, and a repair schedule was 
consequently created.  Nearly a third of the repairs were completed in 2005 by Pioneer 
Waterproofing.  This project completed the remaining phases of the project, again 
working with Pioneer Waterproofing as the prime contractor.   

The project was included in the City’s Transportation System Plan (TSP), 
which went through a thorough public review process before adoption by the City 
Commission in 2006.  The project received approval from the Historic Review Board 
and the City Commission over a series of public hearings.  Testimony in support of the 
project was submitted by the Parks and Recreation Advisory Committee, 

Transportation Advisory Committee, Metro regional government, 
State Historical Preservation Office, the State Heritage 
Conservation Division, and the Oregon City Planning 
Department.   

The City worked to inform and engage the public 
throughout the project.  The community was invited to participate 
in a construction kick-off celebration where Mayor Alice Norris 
ceremonially began the work on the Promenade with a golden 
chisel.  The event brought together City staff, elected officials, 
agency staff, ODOT/FHWA staff and the consultant with the 
community to enjoy ice cream and share information about the 
upcoming project.  During construction, the City kept the public 
informed through quarterly project updates in the City’s 
newsletter, Trail News, delivered to every resident, project updates 
posted on the City’s website, and several construction notices to 
the adjacent businesses and residents.   

Measures were taken to secure the project site after work hours to ensure the 
public’s safety.  The construction area was located on top of a bluff, meaning that there 
were additional public safety risks due to the height, particularly since the contractor 
was removing and repairing the pedestrian railings along the edge of the bluff.  The 
work area was fenced and temporary barricades were put in place where the contractor 
removed the permanent railings for replacement.  The removal of the railings was 
coordinated with the installation of the containment system to ensure that nothing fell 
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on the pedestrians, trains or vehicles below.  The new hand rails make the Promenade 
safer for users by reducing dangers associated with the height of the bluff. 

Unusual Accomplishments 

There were 2 unusual conditions of the project that 
should receive specific attention.  The first was the project’s 
dramatically accelerated timeline, 3 months ahead of schedule.  
The contractor, Pioneer Waterproofing, Inc., submitted hot 
and cold-weather procedures to permit construction during the 
winter months, such as the use of heat lamps and burlap to 
mitigate the effects of cold temperatures on the mortar.  This 
creative solution allowed the residents of the area to enjoy the 
Promenade beginning in the summer of 2010. 

The second challenge involved the site itself, and the 
challenges of working near the edge of a 70’ cliff.  The Work 
Containment Plan, specifically designed for this site, assisted 
with the accident-free record of this project, as delineated in the 
Safety Performance section on page 3 of this document. 

Additional Considerations 

A top priority for this project was restoring the Promenade in a historically 
sensitive manner.  High quality materials and workmanship were central to achieving 
this objective.   

The McLoughlin Promenade is a locally designated historic structure and is 
eligible for the National Register of Historic Places, as determined by the Oregon State 
Historic Preservation Office (SHPO), ODOT, and the Heritage Conservation Division 
at the State Parks and Recreation Department.  State and City officials and 
archaeological subconsultants concluded that the restoration project would have no 
adverse affect on the historical integrity of the Promenade or the abutting district and 
historic structures.  The restoration work helped to preserve the Promenade and extend 
the facility life. 

The City engaged with SHPO very early in the process to ensure that all work 
done on the Promenade would be historically accurate.  SHPO was an important 
project partner, providing input into construction details to ensure that new materials 
used were historically appropriate. 

The City, consultant and contractor took extra steps to ensure that restoration 
work matched existing conditions.  This started with ensuring that the contractor had 

Cold-weather procedures, including 
heat lamps and burlap, allowed the 
contractor to continue work through the 
winter and complete restorations three 
months ahead of schedule.  
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Installation of precast concrete handrails specifically 
designed to match condition of existing historical rails. 

staff with the skills necessary to complete the job.  The construction documents 
specified that the contractor had to have completed projects listed or eligible for listing 
on the National Register, including at least three separate stone restoration projects, and 
employ masonry laborers with at least five years of experience.  A significant amount of 
time was spent finding the perfect mortar and concrete mixtures to accurately reflect the 
site.  The contractor completed a petroglyphic laboratory analysis of existing mortar to 
match the new mortar.  In addition, the contractor was required to complete a test 
sample for each item of work (pier resetting, repointing stone masonry, mortar wall cap, 
mortar pier cap, etc.) for approval by the construction project manager and historic 
planner to demonstrate that the various types of stonework matched the existing stone 
wall.  Similarly, the contractor matched the existing concrete mix on the grand staircase, 
including rock gradation, and rebuilt the stairs to match the historical rise/run ratio, 
originally designed to allow a horse to ascend the staircase.   

Matching the appearance of the precast concrete 
handrails was particularly important for the project.  The 
consultant prepared the contract drawings identifying which 
of the precast handrails were to be replaced, and the design 
details for the replacement rails.  The original contract called 
for selective rail replacement, but a series of contract Change 
Orders allowed for nearly every rail to be replaced to take 
advantage of the contractor’s specialty in this area, while 
removing sidewalk replacement from the project for 
completion by City crews at a later date.  By precasting the 
rails, the contractor was able to achieve a finish for the new 
rails that replicated the rough-surfaced existing rails.  To 
ensure a high quality product, the City required that an 
independent special inspector be present at the rail casting 
facility to inspect rails as they were cast.  This historical 
sensitivity and attention to detail resulted in successful 
restoration of the Promenade. 
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PROJECT LOCATION MAP 



Project Area - 
Sections A & B

Project Area - 
Sections C-F
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PROJECT PHOTOGRAPHS 

 



Before Construction:

Failing concrete handrail

Cracked stone wall



Before Construction:

Missing wall cap

Deteriorated mortar Spalling concrete



After Construction:



After Construction:



After Construction:
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PROJECT RECOGNITION 

 

• January 14, 2010 The Oregonian article 
• June 4, 2010 Daily Journal of Commerce article 
• June 26, 2006 Letter from Sarah Jalving, SHPO Historic Compliance Specialist 
• February 5, 2009 Letter from Stephen Poyser, PhD, SHPO Historic Compliance 

Specialist 
• June 21, 2006 City Commission of Oregon City Resolution No. 06-25 
• April 16, 2008 City Commission of Oregon City Resolution No. 08-11 
• May 15, 2006 Letter from Andrew Cotugno, Metro Planning Director 
• April 22, 2008 Letter from Ted Leybold, Metro MTIP Manager 
• January 29, 2009 Letter from Bill Blanchard, Oregon City Transportation Advisory 

Committee 
• Letter from Oregon City Parks and Recreation Advisory Committee 
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