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ADDENDUM TO DESIGN GUIDELINES:
DESIGN DISTRICT THRESHOLDS

Section 33.825.030 of the Portland Zoning Code outlines the procedures for Major and
Minor Design Review. Major Design Reviews are processed through the Type III
procedure, which requires a public hearing. Minor Design Reviews are processed
through the Type I procedure; they are approved by staff based on specific criteria. A
hearing is held if the decision is appealed.

The level of Desigﬁ Review is determined by the type of development, the value of the
improvements, or the location of the project. There are three threshold levels for use
throughout the City:

Threshold 1: ~ New buildings over 1,000 square feet in area or exterior alterations
valued over $200,000 {in 1990 dollars) require Major Design Review.
Smaller projects require Minor Design Review.

Threshold 2: New development or exterior alterations, valued over $1,000,000 (in
1990 dollars), require Major Design Review. Smaller projects require
Minor Design Review.

Threshold 3:  New, primary buildings require Major Design Review. New accessory
buildings and expansions of existing primary buildings require Minor
Design Review. Other projects do not require Design Review.

The thresholds are also applied to the Special District Design Zones, so designated for
their particular character or historic vahie. In these cases, all projects within the Design
Zone are subject to the thresholds as follows:

Districts assigned to Threshold 1
* Downtown Design District
Skidmore/Old Town Historic Design Subdistrict
Yamhill Historic Design Subdistrict
NW 13th Street Historic Design Subdistrict
The blocks zoned CX in the NW Triangle Plan area which abut the North
Park Blocks

City Government Information TDD (for Hearing & Speech Impaired): (503) 796-6868



Districts assigned to Threshold 2:

* Macadam Design District
* All areas in the Central City Plan District subject to design review that are not

covered by Threshold 1
* All areas outside the Central City Plan District with a CXd or EXd designation

Districts assigned to Threshold 3:
¢ Lair Hill Design District
* Ladd’'s Addition Design District

Special Terwilliger Blvd. Design District Thresholds:
Major Design Review:
* New development that would be visible from Terwilliger Blvd., except for
houses. |
Minor Design Review:

* New houses visible from Terwilliger Blvd.
¢ Alterations to existing development that is visible from Terwilliger Blvd.

Exempt from Design Review:
* New development that will not be visible from Terwilliger Blvd.

* Alterations to existing development that will not be visible from
Terwilliger Blvd.

The Planning Permit Center staff can answer any questions about the design review
process or the assigned thresholds. The telephone number is 823-7526.
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Within the Macadam Corridor, (shown on the map on
page 9), the Design Guidelines contained in this
document must in the view of the Design
Commission be met by each new development or
remodeling requiring a building permit.
Additionaily, within those parts of the Corridor
which are also within the Wil lamette River
Greenway, the Greenway requirements listed in
Chapter 77 of Title 33, the City Planning and
Zoning Code, must also be met.

Major projects are reviewed by the full Design
Commission at a public hearing for which notice
is given. Ordinarily, the Design Commission
will render a decision at the hearing. This
decision may be tentative, to be finalized when
completed by introduction of appropriate
findings at a subsequent hearing. Projects
which are found to be minor will be reviewed
administratively. Appeals of such
administrative reviews are to the full Design
Commission,

The Design Commission may approve, approve with
conditions, or deny request for design review
approval brought before them. The Commission's
decision may be appealed to the City Council
within 14 days of the final decision by any
person with standing. Standing is limited to
those who participated in person, in writing, or
through a representative prior to or at the
hearing and who raised objections which were not
resolved by the Commission's decision.

Background and History for
Macadam Corridor Design Review

The Macadam Avenue Corridor has been shaped by
people responding to its role as a
transportation route and by changes in the
nature of transportation on this route. During
the City's early growth, lands between the
Willamette River and Macadam developed into an
industrial area where many firms took advantage
of both river and land transportation modes.
The area was close to the downtown, abutted the
river on the navigable side of Ross Island, was
provided with rail service and tied together by
Macadam Avenue. The area west of the Avenue
filled with supporting industrial and commercial
activities and back from Macadam, housing. Much
of this housing was constructed to meet the
needs of those employed in the industries along
this stretch of the river.

Industrial development with its attendant rait,
auto and truck traffic on Macadam has
historically separated the Willamette from the
residential neighborhoods west of the avenue.

Over the decades and particularly since World
War II much of the industry in the Corridor has
relocated, This migration of industrial
activity is attributable to shifts in industrial
technology, emphasizing horizontal rather than
vertical industrial plants, and changes in
shipping facility needs requiring large areas of
land for support. The role of the Macadam area
as part of the City's marine industrial base has
steadily declined except in the northern area
where much larger land area is available to meet
river-related industrial needs. For a time non



river-related industrial plants replaced the
marine based operations but were not as vigorous
as earlier development.

The softness of these new firms coupled with the
resurgence of the downtown and inner city
residential neighborhoods fostered
redevelopment. This was capitalized on by the
Johns Landing private urban renewal project of
the 1970's.

Johns lLanding established new standards of
design and land use direction on both sides of
Macadam. For the first time significant
residential development between Macadam and the
Willamette was realized. Also, for the first
time, Macadam became a regional shopping area.
The Landing's campus atmosphere contrasted
sharply with the functionalist industrial
facilities to the north and south of the
project. In addition to the development of
housing and major retailing, Johns Landing
introduced targe scale commercial offices into
the area.

The Johns Landing project made realization
possibie of the long term objective of creating
more public access to the river. Coupling the
pubTlic creation of Willamette Park with the
agreement by the Landing to dedicate and develop
a recreational trail along the river produced
the first opportunities for public enjoyment of
the river in this part of the City.

The objective of greater public access to the
river in this area was formalized with the
adoption of the Willamette River Greenway Plan
and its implementing ordinances. The bulk of

the Macadam Corridor was designated and zaned
for scenic development under the Greenway Plan.
The implementing WSD (Willamette Scenic
Development) overlay zoning was imposed with the
following intent statement explaining the City's
objective for the Greenway in this area:

Intent: To allow for use and development
consistent with the underlying zoning while
allowing for public use and enjoyment of
the waterfront and enhancing the river's
scenic qualities,

Concurrent with the emergence of the Johns
Landing project was the formation of the
Corbett, Ierwi]]iger, Lair Hill Planning
Committee” and ultimately the adoption of the
Corbett, Terwilliger, Lair Hi11 Policy Plan.
The process of developing the policy plan began
in 1972 in response to three factors:

1. The effects of urban renewal in the
South Auditorium area and its potential
impact on the future development of the
Lair Hill and Corbett neighborhood.

2, The construction of the Johns Landing
development and its effect on the
surrounding Terwilliger residential
neighborhood.

3. The possible improvements to Macadam
Avenue and their effect on business in
the Macadam Corridor.

The policy plan was approved by the Planning
Commission in 1976 and was adopted in part by
the Council in 1977. The second and third

*In 1984 the Corbett, Terwilliger, Lair Hill Plarning Committee was renamed
the Corbett, Terwilliger, Lair Hil) Neighborhood Association.
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issues listed above relate directly to problems
of new development within the commercially and
industrially zoned tands along Macadam,

Since the policy planning effort was completed,
the 3.35 million dollar Macadam Improvement
Project has been finished and a significant
nurber of industrial firms have relocated out of
the Corridor. The Macadam Improvement Project
resulted in Macadam being widened, rebuilt and
landscaped with a planted median strip to create
a full boulevard treatment. The recommendation
of the Macadam Avenue Improvement Project
included, in addition to specific proposals for
right-of-way improvements and landscaping, the
following language:

“Implement a design zone with sign control in
the Corridor to guide future development.”

Macadam Avenue is designated as a boulevard in
the City's Arterial Streets Classification
Policy. This designation is intended to assist
in beautification of the City and has been
implemented in part through the Macadam Avenue
Improvement Project. The Corbett, Terwilliger,
Lair Hill Plan states that steps should be taken
to "ensure quality development in a single entry
corridor to the CBD," (page 112 of the plan).
However, while consideration of such factors as
urban design and sign control have been
repeatedly called for, they were beyond the
scope of earlier planning activities.

Macadam Avenue functions as a corridor for
sub-regional trips from Sellwoocd, Dunthorpe,
parts of Lake Oswego, West Linn and Oregon City.
Over 23,000 vehicles a day travel Macadam; many

of them commuting to the cenmter city. In
addition to its boulevard designation, Macadam
is also shown as a major city traffic street and
a major city transit street in the Arterial
Streets Classification Policy. The vehicles,
autos, trucks and public transit that travel
Macadam separate the residential neighborhood
west of Macadam and the Wil lamette. The
bridging of Macadam has been a significant
concern of the Corbett, Terwilliger and Lair
Hill neighborhood and the City for some time.
One of the neighborhood's original reasons for
supporting the Macadam Avenue improvements was
to improve for pedestrians access across the
boulevard to the Greenway Trail and Willamette
Park. The sub-committee appointed by the
Neighborhood Association to work with the staff
on the Macadam Study set improved access across
Macadam to the river as a major objective of the
Study.

The neighborhood has also stressed a strong
desire to avoid strip commercial development
along Macadam. One of the goals for the Macadam
Corridor included in the Neighborthood Policy
Plan (Page 11 of 1977 document) although not
adopted by the Council, is "Commercial drive-in
facilities shall be discouraged in order to
avoid ...commercial strip development." It was
Council's recognition of this continuing concern
that prompted the study which produced these
guidelines. Strip commercial redevelopment
could conflict with both long standing
neighborhood concerns and the public's
investment of the Macadam Avenue Improvement
Project.



The 1977 Corbett, Terwilliger, Lair Hill Policy
Plan concludes (Page 10) that “A shift in land
use along the river can be expected. The
Willamette Greenway Plan, which will be a
component of the Comprehensive Plan, is
currently studying this part of the river with
the intent of proposing that the land along the
river, south of the Marquam Bridge be eventually
converted to residential, commercial and
recreational use.”" This understanding is
reflected in the intent statement accompanying
Polticy C previously quoted (page 3).

Urban waterfront redevelopment has been popular
over the last ten to fifteen years nationwide.
Such developments are limited by the Willamette
Greenway Plan, for the most part, to lands
upstream from the Broadway Bridge. The area
with the greatest potential for private
waterfront redevelopment along the Willamette in
Portland is the Macadam Corridor, This
potential helped create the enviromment that
attracted the Johns Landing project. Today it
continues to support that project and to attract
new development proposals.

This potential and the long standing concern of
the neighborhood and the City prompt public
review of new development proposals within the
Macadam Corridor. In requiring such a review it
is appropriate and to the benefit of both the
public and the development community for the
City to publish these guidelines of design
acceptability. This document is intended to
convey to project developers the public's design
concerns within the Macadam Corridor. It will
also be used by the Design Commission in the
review of project plans for design
acceptability.

The Review Process

Authority and procedures for design review and
approval are established by Chapter 33.62 of the
Portland City Code. The goals and guidelines
are intended to supplement and aid
implementation of that Chapter and other
chapters of the City Zoning Code. The adopted
quidelines are used by the Design Review
Commission to review projects requiring building
permits within the Design Zone.

Major projects are reviewed by the Design
Commission. Proposals will be reviewed as
either major or minor projects. A minor project
is one that the Planning Director and Design
Commission Chair find will not significantly
affect the character, use and future development
of the Macadam Avenue Corridor. Minor projects
are reviewed by the Planning Director or the
Director's .delegated staff. Where there is both
a Design Zone and a Sign Zone the sign review
will be administered by the Design Commission.
In its decision, the Design Commission shall
establish findings which address the project's
compliance with the Macadam Corridor Design
Guidelines.

Upon receipt of a complete application and
drawings adequately describing the project, a
hearing on the proposed project will be
scheduled with the Design Commission. The
Neighborhood Association and area business
association{s) will be notified of the
application by the Bureau of Planning and the
date and time of the Commission's hearing. A
recommendation from neighborhood and business
groups fifteen days prior to the date of the
hearing will be requested. These



recommendations will be a part of the staff
report to the Design Commission. The date of
the Design Commission hearing will be not more
than 60 days following the date of receipt of
the complete application. Unless the applicant
or other person with standing objects to any
aspect of a decision of the Design Commission,
the decision is final. Those wishing to appeal
a Design Commission decision have 14 days in
which to file the appeal. Appeals are heard by
the Portland City Council. The Commission and
the Council may approve, deny or approve with
conditions,

Project designers are strongly encouraged to
request a preapplication conference with the
Bureau of Planning prior to formal application
for Design Review. Such meetings provide an
opportunity for informal discussion of the
specific circumstances of the project and how
the guidelines might affect the development.

Application Requirements

Applications for Design Review may he obtained
at the Portland Bureau of Planning and City
Permit Center, both located at 1120 S.4W. Fifth
Avenue. An application for Design Review must
be accompanied by ten sets of plans and
renderings including the following:

- A written statement explaining how the
proposed design responds to the Macadam
Corridor Guidelines;

- A masterplan including proposed land use,
building heights, densities, building
placement, parking amount and placement, and

pedestrian, transit and vehicular features and
access, including public rights-of-way,
private streets and easements;

A site plan showing the dimensions and
arrangement of proposed and existing buildings
and other structures and any changes in
existing development or use of existing
facilities;

Drawings or other materials completely
describing the architectural scale, style,
siting, lighting, building material, color and
exterior finishes to be used in the proposed
project;

A landscape plan indicating the location of
proposed trails, easements, planting,
screenings, plant materials, views and special
natural features located on the site; and

In addition, prior to erection of any signs, the
following information must be submitted for
Design Review. '

- The location, type, size, color, shape and

height of all permanent signs, and of all
incidental signs relating to the Greenway.
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The following goals are general statements of
the aim of the Design Review process in the
Macadam Corridor. Design guidelines are used by
the Design Commission to review projects
requiring building permits within the design
zone. The goals provide a framework for the
Design Review process.

Create and improve connections, both physical and
visual, between the river, Greenway Trail, Willamette
Park and the residential community west of Macadam.

Encourage opportunities for public use and enjoyment
of the waterfront.

Promote a quality of development in this scenic entry
corridor to the Downtown that complements
Macadam's landscape treatment.

Require excellence in design for projects within the
Corridor, particularly by assuring that new development
contributes to the formation of a rich and diverse
mixture of uses and styles in scale with each other.

Add to the scenic qualities of the river and the
Greenway Trail.

Promote compatibility of new development with the
river, surrounding uses and the neighborhood.

These goals express the desired ends of the
Design Review process. They are drawn from the
design concerns raised during the last

decade-and-a-half of planning activity on
Macadam. They reflect ideas and statements
included in the Corbett, Terwilliger and Lair
Hi11 Policy Plan (1977}, the Arterial Streets
Classification Policy, the Macadam Avenue
Improvement Project, the 1983 Report and
Recommendations on Land Use and Urban Design in
t he Macadam Corridor, the Comprehensive Plan and
the Willamette River Greenway Plan. They also
reflect concerns rajsed by area business,
neighborhood and environmental interest groups
who participaed in their development.
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1-

Visual Connections

Issue:

A major attraction of Portland and perhaps
the single, most significant amenity within
the Corbett, Terwilliger, Lair Hill
neighborhood is the Willamette River. The
development of Willamette Park and the
Greenway Trail not only enhance the scenic
qualities of the river and offer
recreational opportunities, but they also
add to the beauty of the City. The river
itself, long invisible because of
intervening development, has been visually
united with the City by recent redevelopment
activity. Significant opportunity exists
for additional redevelopment activity along
the Corridor. Failure to take advantage of
these opportunities would detract from the
potential attractiveness of the City and the
reatization of the Willamette River
Greenway.

Guideline:

Create public views to the river, Greenway
Trail and Willamette Park from Macadam
Avenue and other public parks and
rights-of-way west of Macadam as well as
“views from the river and the Greenway to the
west.

12

In Doing This:

® Promote physical and visual contact
between the river and the area west of
Macadam Avenue.

® Orient buildings which front Macadam
Avenue to preserve views of the river,
Willamette Park and the Greenway.

® Integrate the east and west sides of
Macadam Avenue by creating views of the
river which align with streets on the east
side of Macadam.

® Take particular advantage of opportunities
to create and protect views which align
with Southwest Texas, Florida, Pendleton,
Idaho, Nebraska, Dakota and Hamilton
Streets,

e Rooftops of buildings should be carefully
designed to enhance views,

® Plant on site trees which will grow to a
sufficient height to soften new
development and screen parking areas while
selecting species and planting locations
which enhance view corridors to the
river.
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Example 1

Two possible building footprints, Proposal A fosters a view by
locating the narrower building frontage on Macadam. Proposal B

East-west right-of way alignments such as Richardson Court can

be preserved as view corridors by carefully locating new
eliminates possible views from Macadam by using the building's building and landscaping.

long dimension on the Macadam frontage.
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ampla 3

Buildings which are designed with attractive roof tops can add
to the quality of public and private views fram hillside
locations.

14



2.

Physical Connections

Issue:

Macadam itself, with four lames of traffic
and over 23,000 vehicles traveling the
avenue each day, separates the residential
community to the west from the river, the
Greenway and Willamette Park. This sense of
separation can be either mitigated or
worsened by the design and Tayout of new
devel opment.

Guideline:

Create a common sense of unity that ties
both sides of Macadam together with each
other, the river to the east and the
residential area to the west. Create public
walkways that physically connect the Macadam
Avenue right-of-way with Willamette Park,
the Greenway Trail and the Willamette

River.,

In Doing This:

e Orient structures and parking areas to
facilitate access for pedestrians between
ad jacent uses.

e Extend street tree plantings west of
Macadam.

e Reinfarce connections for pedestrians
between the Willamette River Greenway and
Macadam Avenue.

® Provide safe, comfortable places where
people can slow down, sit and relax.
Locate these places adjacent to sidewalks,
walkways and the Greenway Trail.

e Provide sidewalks and pathways through
larger developments with landscaping which
screens or separates these from parking
and motor vehicle manuevering areas.

e Provide walkways which link parking areas
to district-wide access systems for
pedestrians,

Exampie 1

A clearly identified pathway
gsystem is necessary if the
Greenway i5 to be used by
the public.

15



Such commections can be constructed from landscape materials
like vines and low plantings as well as trees. Views into
interior spaces a jacent or near walkways connect these
interior spaces and activities to the pedestrian,

16

Example 4

The provision of places to slow
down, sit, relax along sidewalks,
trails and walkways adds to the
attractiveness of these circula-
tion systems.

Example 3

Provision of trees on both sides of this sidewalk provides an
attract ive landscape canopy which extends west of Macadam and
creates a viswal tie to the Johns Landing “campus"
enviromment.






