
South Waterfront
 Code & Design Guideline 

Update Project
 

Portland City Council Hearing 
December 2, 2009



Project Components
Greenway Development Plan Amendments

Amend Zoning Code Provisions and Design 
Guidelines to better address Greenway 
Development Plan option in the Zoning Code

Design Guideline Amendments

Amend Design Guideline package to better 
address greenway review process

General Zoning Code Updates
-

 

Repeal “required”

 

residential use area

-

 

Allow hotels in South Waterfront

- Address proposed street plan amendments

- Required Ground Floor Retail



Project Partners & Public Outreach
Project Partners
•Portland Parks & Recreation
•Portland Development Commission
•Portland Office of Transportation
•Bureau of Environmental Services
•Bureau of Development Services

Public Outreach
•Greenway Partnership Group
•North Macadam Urban Renewal Advisory Committee
•SWNI Parks and Open Space Committee
•South Portland Neighborhood Association
•Homestead Neighborhood  Association
•South Waterfront Community Organization
•Portland Parks Board



Greenway  
Amendments



Greenway Development Plan



Greenway Development Plan 











General Code 
Amendments



Required Residential Development Areas

Section 33.510.230
Intended to “promote new 
housing in areas suitable 
and attractive for housing.”

New development must 
include at least 1 dwelling 
unit per 1,000 sq. ft. of net site 
area (43 units per acre or 
about 40 units on typical block 
in South Waterfront).



Amendment

Recommend
Repeal required residential development area provisions 
applicable to South Waterfront

Amend Map 510-5 to remove required area

Basis
Residential development is successful in district and 
occupies most of target area.

Other portions of target area now a focus of institutional 
uses which require an unnecessary and costly 
“modification”

 

to requirements to be approved by City.



Hotel Exemption from Retail Size Limits

Section 33.510.116
Intended to “promote 
neighborhood-serving 
commercial development and 
help reduce traffic congestion 
associated with large-scale 
retailers.”

Allows retail uses up to 40,000 sq. 
ft. by right and up to 60,000 sq. 
ft. as a conditional use.

Code defines hotels as a retail 
use.



Recommend
Amend Zoning Code to exempt “Hotels”

 
from the 

requirements of Section 33.510.116 regarding retail 
sales and service uses over 

Basis
Hotels have similar trip generation and 
transportation impacts as residential uses which 
are allowed outright in district.

Amendment



Street Plan Related Amendments

Existing Amended



The following maps of the Central City Plan District 
are proposed to be amended:

Amendments

Map 510-1:  Central City Plan District and Subdistricts
Map 510-2:  Floor Area Ratios
Map 510-3:

 

Maximum Heights
Map 510-4:

 

Bonus Options Target Areas 
Map 510-5:

 

Required Residential Development Areas
Map 510-6:

 

Required Building Lines
Map 510-7:

 

Active Use Areas
Map 510-8:

 

Core and Parking Sectors 
Map 510-9:

 

Parking Access Restricted Streets
Map 510-10:

 

Areas Where Additional Uses are Allowed in the OS Zone
Map 510-11:

 

Special Areas
Map 510-12:

 

Streetcar Alignment 
Map 510-15:

 

South Waterfront Greenway Public Access
Map 510-16:

 

South Waterfront Height Opportunity Area
Map 510-17:

 

South Waterfront 2002 Top of Bank Line



Current Map Amended Map



Retail  Sales & 
Service 

Amendment



-

 

Public Realm

-

 

Key Streets and Intersections

-

 

Public Open Space Areas & Parks

Problem Statement:

What tools can be developed to 
direct retail uses and other ground 
floor uses to activate the:



Existing Retail Sales & Service Uses



Central City Plan District

Zoning Code Provisions -
 

Current Approach:

Section 33.510.215,  
Required Building Lines

Section 33.510.220,  
Ground Floor Windows

Section 33.510.225,  
Ground Floor Active Uses

Section 33.510.226,  
Minimum Active Floor Area



Amendment:
 South Waterfront Design Guidelines

A1-1 Develop River Edge Variety

A1-2 Incorporate Active Uses Along The River

B1-2 Enhance Accessway Transitions

B2-1 Incorporate Outdoor Light That Responds To Different To Different Uses

* Add Retail Focus Area Map to Design Guideline A1-2



Amendment:
 Zoning Code

New Section
33.510.252.D Required Ground Floor Retail Sales and Service Uses

 

in the 
South Waterfront Subdistrict

Purpose:
Requirement ensures that Retail Sales and Service uses are developed 
at key locations throughout the South Waterfront; these uses activate 
and enrich the public realm.  The requirement specifically focuses on 
Retail Sales and Service uses because they generate more activity and 
interaction with the public realm that do other active ground floor 
uses, and help to establish and reinforce a lively and vibrant public 
realm at key locations throughout the district.



Amendment:
 Zoning Code

New Section
33.510.252.D Required Ground 
Floor Retail Sales and Service 
Uses in the South Waterfront 
Subdistrict

Standard:
Buildings must be designed and 
constructed to accommodate 
Retail Sales and Service uses.  This 
standard must be met along the 
ground floor walls that front a 
sidewalk, plaza, greenway, or 
other public open space .  Ground 
level wall areas include the exterior 
wall areas up to 9 feet above 
finished grade.

Standard applies to 50% of areas 
shown on Map 510-21.





Requested Action:

Adopt:
Proposed amendments to

 

South 
Waterfront Design Guidelines & South 
Waterfront Greenway Design 
Guidelines

Adopt:
Proposed package of amendments to 
the

 

Portland Zoning Code





Extras



South Waterfront Design Guidelines
Section I: Introduction

Applicant
Central City 

Fundamental 
Design 

Guidelines

Section II:

South Waterfront 
Design 

Guidelines 
(2002)

Permit

Section III:

South 
Waterfront  
Greenway 

Design 
Guidelines

Section IV:

South Waterfront 
Greenway Design 

Guidelines: 
Greenway 

Development Plan 
Option

within g overlay:

Required:
for all development 
within the g overlay

Optional:
if applicant chooses to 
follow the Greenway 

Development Plan 
schematic design



New Guideline:

 

Intended to activate interface 
riverfront with public uses

New Guideline:

 

Intended to activate areas where 
greenway interfaces with streets, 
accessways, and public open 
space areas

New Guideline:

 

Intended to provide places for 
people and special activities 
to be close to river 

New Guideline:

 

Intended to ensure high quality 
materials and design influence 
the what and how art, 
furnishings, and other materials 
are incorporated into the 
greenway

New Section:

 

Guidelines specific to 
Greenway Development Plan 
option

New Section:

 

Additional information specific 
to Greenway Development 
Plan option
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