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B. Maximum building heights.

1. Generally. The maximum building heights are shown on Map 532-2.

2. Height Opportunity Areas. In the Height Opportunity Areas shown on Map
532-2:

a.

Height may be increased to 90 feet if the maximum building coverage is
20 percent or less;

Height may be increased to 80 feet if the maximum building coverage is
25 percent or less;

Adjustments and modifications the standards of this paragraph are
prohibited.

3. Jantzen Beach subdistrict. In the Jantzen Beach subdistrict, adjustment may
be requested to increase height to the maximum height limit shown on Map
532-2. Heights above the maximum height limit shown on Map 532-2 are
prohibited.

33.532.220 Minimum and Maximum Floor Area

A.

Purpose. These regulations encourage dense, mixed-use development in the
pedestrian district, and reinforce the Jantzen Beach subdistrict as a transit-
supportive, mixed-use neighborhood.

Where these regulations apply. The regulations of Subsection C apply in the
pedestrian district outside of the Jantzen Beach subdistrict to sites where the
proposal will result in an increase of at least 2,000 square feet of floor area on the
site. The regulations of Subsection D apply in the Jantzen Beach subdistrict.

Maximum FAR in the pedestrian district outside Jantzen Beach subdistrict. In
the pedestrian district outside of the Jantzen Beach subdistrict, floor area used for

parking is not counted toward maximum floor area. Floor area in residential uses is
counted toward maximum floor area.

1. Generally. Except as specified in C.2, the maximum FAR is 0.75:1.

2. Residential bonus.

a.

For each square foot of floor area developed as housing, a bonus of 1
square foot of additional floor area is earned, up to an additional floor area
ratio of 3:1. The 3:1 is in addition to the 0.75.

The bonus floor area must be in residential use. The bonus floor area is
not eligible for a bonus.

The property owner must execute a covenant with the City ensuring
continuation and maintenance of the bonus floor area in housing by the
property owner. The covenant must comply with the requirements of
33.700.060.

D. Minimum and maximum floor area in Jantzen Beach subdistrict. In the
Jantzen Beach subdistrict, floor area used for parking is not counted toward
minimum or maximum floor area. Floor area in residential uses is counted toward
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F.

minimum and maximum floor area. Transfers of floor area between subareas is
prohibited.

1.

Purpose. These regulations ensure that development is distributed throughout
the Jantzen Beach subdistrict to maximize the positive benefits of pedestrian-
friendly, properly-scaled development without the negative impacts of over-
sized buildings surrounded by large surface parking lots.

West subarea. In the West subarea of the Jantzen Beach subdistrict:

a. Minimum. The minimum amount of the West subarea that must be
covered with buildings is 300,000 square feet;

b. Maximum. The maximum amount of floor area allowed is 1,152,000
square feet;

East subarea. In the East subarea of the Jantzen Beach subdistrict:

a. Minimum. The minimum amount of East subarea that must be covered
with buildings is 300,000
square feet;

b. Maximum. The maximum amount of floor area allowed is 1,052,000
square feet;

Residential bonus.

a. This bonus is available only for residential floor area. For each square foot
of floor area developed as residential, a bonus of 1 square foot of
additional floor area is earned.

b. The bonus floor area must be in residential use, and must be built within
the Jantzen Beach subdistrict. The bonus floor area is not eligible for a
bonus.

c. The property owner must execute a covenant with the City ensuring
continuation and maintenance of the bonus floor area in residential use
by the property owner. The covenant must comply with the requirements
of 33.700.060.

Adjustments to maximum floor area or maximum FAR. Adjustments to the
maximum floor area or FAR regulations of this Chapter must meet the following
approval criterion in addition to the approval criteria of Chapter 33.805: The
transportation system is capable of supporting the proposal in addition to the
existing uses in the area. Evaluation factors including capacity of Interstate 5 on
and off ramps on Hayden Island.

Land Divisions in the Jantzen Beach Subdistrict.

1.

Supplemental application requirement. Applications for land divisions in the
Jantzen Beach subdistrict must specify how the minimum and maximum floor
area required by this chapter will be allocated to each lot, parcel, and tract.

Supplemental approval criterion. The allocation of minimum and maximum

floor area to each lot, parcel, and tract must be found to still meet the
requirements of this chapter.
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3. The applicant must execute a covenant with the City which is attached to and
recorded with the deed of each lot, parcel, and tract. The covenant must
identify the minimum and maximum floor area designated for each lot, parcel
and tract.

33. 532.230 Transition Between Zones

A. Purpose. These regulations limit some of the negative impacts of larger-scale
development in commercial or industrial zones on buildings in adjacent residential
zones. Requiring development to step down near the residential zones avoids
having an abrupt transition between the zones, as does the limitation on large
blank walls facing residential sites.

B. Where these regulations apply. The regulations of this section apply to sites in
commercial and industrial zones.

C. Maximum building height.

1. Sites abutting a residential zone. On the portion of a site within 30 feet of a
residential zone, the maximum building height is 25 feet. See Figure 532-1.

2. Sites across a street from a residential zone. On the portion of a site within 15

feet of the lot line across the street from a residential zone, the maximum
building height is 25 feet. See Figure 532-2.

Figure 532-1
Height limits on sites abutting R zones
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Figure 532-2
Height limits on sites across a street from R zones
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D. Required windows above the ground floor.

1.

Sites abutting a residential zone. On the portion of a site within 30 feet of a
residential zone, at least 15 percent of the area of the facade above the ground
level must be windows. This requirement is in addition to any required ground
floor windows.

Sites across a street from a residential zone. On the portion of a site within 15
feet of the lot line across the street from a residential zone, at least 15 percent
of the area of the facade above the ground level must be windows. This
requirement is in addition to any required ground floor windows.

33.532.240 Transfer of Residential Density

A.

Purpose. Residential density is limited by the Portland International Airport Noise
Impact Overlay Zone (the “x” overlay zone), which applies to much of the plan
district. In some instances, residential development is tied to previous Multnomah
County Comprehensive Plan designations. Allowing transfers of residential density
provides development flexibility while adhering to the limits of the overlay zone.

Density transfers. Residential density may be transferred among sites in the plan
district if all of the following are met:

1.

The receiving sites must be located within the same or lesser noise contour of
the x overlay as the sending sites;

The receiving site must be in a C or R zone;

The maximum density allowed on the receiving site, including transferred
density, is 1 dwelling unit per 700 square feet of site area; and

The property owners of both sending and receiving sites must execute a
covenant with the City that is attached to and recorded with the deeds of both
the sending and receiving sites reflecting the respective increase and decrease
of potential density. The covenant must meet the requirements of Section
33.700.060.

33.532.245 Maximum Setbacks in Commercial Zones
The maximum setbacks that apply to sites in Commercial zones in Pedestrian Districts
apply to all sites in Commercial zones in the plan district.

33.532.250 Main Entrance

A.

Purpose. Locating the main entrance of a use near the street provides convenient
pedestrian access between the use and public sidewalks and transit facilities, and
so promotes walking and the use of transit.

Where these regulations apply. The regulations of this section apply to sites in

commercial zones. If a site has frontage on more than one street, and one of the
streets is an Island Core Access Street, the main entrance must face the Core
Street. If the site has frontage on two Core Access Streets, or on two non-Core

Access Streets, this standard must be met on only one of the frontages. Island

Main Core Access Streets are shown on Map 532-3.
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C.

Hayden Island Plan District

Location. For each building, at least one main entrance must:
1. Be within 25 feet of a street;
2. Allow pedestrians to both enter and exit the building; and
3. Either:

a. Face the street; or

b. Be at an angle of up to 45 degrees from the street, measured from the
street property line, as shown in Figure 532-3, below.

Unlocked during regular business hours. The main entrance that meets the
standards of Subsection C, above, must be unlocked during regular business
hours.

Figure 532-3 Main Entrance
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33.532.255 Buildings Fronting on Internal Accessways

A.

Purpose. Internal accessways allow an alternative for larger retail buildings on very
large sites to provide functional pedestrian connections, building locations, and
main entrance placement without meeting the standards of the base zone. These
larger retail buildings can still meet the intent of the base zone regulations and be
transit-supportive and pedestrian-friendly by requiring the building to meet
standards associated with transit streets on the internal accessway. These
accessways provide a finer network of street and pedestrian connectivity linking
development to public streets.

Where these regulations apply. The regulations of this section apply to buildings
in the Jantzen Beach subdistrict where a single use occupies over 60,000 square
feet of floor area in a single story.

Building regulations. Buildings which front on an internal accessway are exempt
from the maximum building setback, ground floor windows and transit street main
entrance standards of the base zone and the Hayden Island plan district if the
buildings meet the base zone standard for maximum building setback, ground floor
windows and transit street main entrance along an internal accessway. The
internal accessway must meet the requirements for Subsection D.
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D. Internal accessways. The internal accessway must meet the following:

1.

The internal accessway must have at least one auto travel lane, curbs, and an
unobstructed sidewalk which separates the building from the curb.

The drive aisle may be up to 25 feet wide, and must provide a direct
connection to an Island commercial core street or to a Transit Station.

One of the following must be met, as shown in Figure 532-4:

a. The sidewalk must be at least 15 feet wide and planted with trees a
maximum of 30 feet on center. Trees must be planted in the center of
unpaved tree wells at least 18 square feet, with a minimum dimension of
3 feet. The unpaved area may be covered with a tree grate. Tree wells
must be adjacent to the curb, and must be located so there is at least 6
feet of unobstructed sidewalk; or

b. The sidewalk must be at least 10 feet wide. There must be a planting strip
at least 5 feet wide. The planting strip must be between the curb and the
sidewalk, and be landscaped to at least the L1 standard, except that trees
cannot be grouped.

Parallel parking is allowed between the sidewalk and the drive aisle provided if
it is at least 50 feet from the main entrance. Parallel parking may reduce the
width of the sidewalk to 10 feet with trees a maximum of 30 feet on center or 6
feet with a 4-foot wide planting strip.

33.532.260 Street Connectivity

A. Purpose. The connectivity requirement ensures that adequate street and
pedestrian/bicycle connections will be provided for local access to development
and access for emergency vehicles. This regulation implements the Hayden Island
Master Street Plan and improves vehicular, pedestrian, and bicycle movement
throughout the plan district, while reducing congestion. Where full street
connections are not feasible, pedestrian and bicycle connections provide access
for those users most sensitive to the lack of direct connections.

B. Requirements.

1.

The Portland Bureau of Transportation determines the location and widths of
rights-of-way and extent and timing of street improvements based on the
Hayden Island Master Street Plan in the Transportation Element of the
Comprehensive Plan.

New street alignments as identified in the Hayden Island Master Street Plan
are regulated by Chapter 17.88.
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Figure 532-4
Buildings On Internal Accessways
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33.532.270 Drive-Through Facilities

A. Purpose.

1.

In the area west of Center Avenue which is designated as a pedestrian district,
these regulations discourage development that adversely affects the pedestrian
environment, and limits auto-oriented uses.

The area east of Center Avenue is not designated as a pedestrian district and is
appropriate for auto-oriented uses, based on the current uses and the
proximity to the bridge; these uses serve both those in autos and those on foot.
These regulations preserve the ability of existing and future businesses to have
drive-through facilities.

B. Regulation.

1.

West of Center Avenue, drive-through facilities are prohibited on the portion of
a site within a pedestrian district. This prohibition includes curb cuts and
driveways used for access to the drive-through facility, stacking lanes for
queuing vehicles, and the facility itself, such as the drive-up window or gas
pump island.

East of Center Avenue, drive-through facilities are allowed on the portion of a

site within a CN2 zone. Access must be from N. Jantzen Drive, but location is
not otherwise limited to particular streets.
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