
November 19, 2015 
 
Dear Mayor and City Council members: 
 
On behalf of the Division Design Initiative, we are submitting the attached Top Ten 
Policy Recommendations for the City of Portland. These policies have been 
endorsed by many community leadership organizations including: the Division 
Clinton Business Association (DCBA), the Hawthorne Boulevard Business 
Association (HBBA), the Richmond Neighborhood Association (RNA), the Mount 
Tabor Neighborhood Association (MTNA) and the Division Design Committee 
(DDC). The attached Top Ten policies represent a response to extensive community 
outreach, research, and stakeholder engagement over the past 18 months to create 
proactive approaches to engage community members in the planning and design of 
their neighborhoods.  
 
The redevelopment of SE Division St can be viewed as a pilot effort or a prototype of 
what is being proposed in the Comprehensive Plan.  Although the changes have 
brought benefits, our experience during the past three years of growth and change 
has led us to summarize the accompanying concerns of the community as follows.  
 
Concerns Frequently Expressed by Division Neighborhood Residents, 
Property and Business Owners: 
 A reduction in safety on adjacent neighborhood streets due to increased traffic 

speeds and volumes, and increased congestion on Division and Powell 
 New development that creates discontinuity with existing neighborhood patterns, 

style, materials and building form. 
 Loss of solar access for nearby residents 
 Decrease in availability of parking for residents and customers 
 Lack of access to green space and public gathering spaces to serve residents 
 Dramatic neighborhood socio-economic changes, gentrification, and increasing 

lack of affordability of housing and loss/lack of neighborhood-serving businesses 
 Lack of adequate design standards, and planning/design review criteria to ensure 

compatibility 
 Lack of information, notification, or meaningful ability to participate in the 

planning process 
 
We would like to highlight that the attached Top Ten Policy Recommendations are 
applicable city-wide and are not intended to reduce overall density, but simply to 
advance quality urban infill density that is more compatible, with fewer development 
impacts. We believe that we can accommodate our increasing population and long-
range planning and sustainability goals if the following are better analyzed and 
incorporated into our Comprehensive Plan Update. 
 
Growth Scenarios are Incomplete & Need Additional 
Analysis & Refinement:  
 
We encourage the City Council not to approve the Draft Comprehensive Plan 
without directing further assessment of some important missing components not fully 
analyzed as part of the published Growth Scenarios Report. We respectfully request 
the City Council to direct the Bureau of Planning & Sustainability (BPS) staff to 
conduct the following additional analysis: 
 
1. Study Growth Scenario Alternatives for Increasing Infill Density with Fewer 

Development Impacts:  
 Higher density on wider streets, North-South corridors and major arterials, 

higher density at major intersection nodes to balance the reductions proposed 
below. 

 Reduce/refine scale of development on narrower streets and older street-car 
era main streets with special character. 
 

 

 
((D))VISION 
DESIGN INITIATIVE 
 
3534 SE Main Street, Portland Oregon, 97214 
www.DivisionDesignInitiative.org  
ilovedivision@gmail.com 

 
 
 

DIVISION DESIGN COMMITTEE 
An inter-neighborhood coalition collaborating  
to refine a shared vision for a growing Division 
 
 
Division/Clinton Business Association  

Sydney Mead, DCBA Chair 

 
 
Hosford Abernethy Neighborhood District  

Linda Nettekoven, HAND Board 

David Aulwes, Landscape Architect 

 
 
Mount Tabor Neighborhood Association  

James Smith, Architect/MTNA Board 
 
 
Richmond Neighborhood Association  

Heather Flint Chatto, Planner, RNA Board 

Debby Hochhalter, Resident 

Cyd Manro, Chair, RNA Board 

 
 
South Tabor Neighborhood Association  

Sandra Hay Magdalena, STNA Board Chair 
 
 
Southeast Uplift  

Bob Kellett, SEUL Staff 
 
 
Sustainable Southeast 

Liz Potter, Community Representative 

 
 
 
 
 
 



2. Evaluate a more comprehensive “Missing Middle” Neighborhood Infill Scenario in addition to the “Centers 
& Corridors” growth scenario. This would mean further assessment of existing and potential increased 
neighborhood units achieved through additional Accessory Dwelling Units (ADU’s), conversions of existing 
houses into duplexes, and more small-medium infill housing types like courtyards, row houses, etc on major 
arterials and narrow streets that when balanced with the suggestions in item two below could achieve our 
density goals in a more context-sensitive manner.  
 

3. Evaluate sustainability Impacts of focusing more density on N-S corridors (including environmental, social 
and economic impacts), and likely reduced shading impacts, as well as the value of maintaining reasonable fair 
and equitable solar access in order to: 
 Economic: retain existing economic value of residential and commercially developed properties. 
 Social: contribute to public health, well-being, and thermal comfort; and  
 Environmental: reduce costly energy consumption, generate alternative energy sources, and foster 

community resilience and sustainability. 
 

Continue Portland’s Leadership in Sustainability with more aggressive goals, 
programs and incentives 

 
4. Direct staff to research and return with a recommendation to Council for a set of further incentives and 

programs that support greater innovation, climate resiliency and sustainability including:  
a. Application of a “Green Factor” Program (used in Germany and Seattle) for the City of Portland or similar 

program that sets higher performance criteria and requirements for sustainable site and landscape 
requirements in new buildings. These programs help reduce urban heat island effect, advance resilient cool 
cities, and improved air quality benefits. 

b. Assess impacts and value of tree preservation related to urban heat island protection, create 
recommendations and incentives for preserving large mature trees, and establish design goals and 
standards for maintaining spaces where large trees can be planted in the future. 

c. Create relevant Incentive programs (Top 10 Policy #7,#8,#9) for: 
• “Zero Energy” verified buildings 
• Incentives for Beneficial Projects: waive transportation impact fees (SDC’s) for beneficial community 

uses such as affordable housing, senior housing, daycare, and alternative transit-oriented businesses. 
• Adaptive reuse of older commercial buildings with special character (see report by preservation Green 

Lab, “Older, Smaller, Better” on the key value that mixed vintage buildings bring to communities) 
 

Close the Residential Floor Area Ratio Code Loophole in Mixed Use Buildings 
(Top 10 Policy #2) 
 
Community members have expressed extensive concerns about the overly built-out, boxy nature of recent 
developments, the creation of large blank walls, flat facades, the lack of context-sensitivity, and buildings with 
significant impacts on adjacent residents and neighboring buildings.  

 
5. Direct staff to come back with a recommendation for how to implement the residential FAR requirement 

now, in an expedited manner that does require the community to wait for code improvements until 2017. The 
floor area ratio requirement will help restore a more reasonable building envelope and create better code 
consistency and parity for the residential development in mixed use buildings. 
 

We encourage you to consider the concerns expressed in the nearly 300 Division Perceptions Survey responses 
(attached), as well as the goals and pro-active solutions presented by the Division Design Committee. A description 
of the work of the DDC is attached for reference as well as our policy recommendations. These highlight important 
policy opportunities that can help Portland to grow into a more compact, livable city through innovative design that is 
both dense and sensitive to community context. Thank you for the opportunity to comment and for your work to help 
the City of Portland balance long-term goals for increased density with current community priorities. 

 
Heather Flint Chatto, Planner & Urban Designer, LEED AP   
Richmond Neighborhood Association Board member, Division Design Committee member 
2121 SE 32nd Avenue, Portland OR 97214 
 

 
 



       ATTACHMENT A 
 
About the Division Design Initiative 
The Division Design Committee is the implementing committee of the Division Design Initiative (DDI), a 
community grassroots project to help give a greater voice in the future of design, planning and evolution of 
Division Street. This work began in December 2013 with the unanimous authorization by the Richmond 
Neighborhood Association to form an inter-neighborhood committee to a) respond to community design 
issues and concerns and to b) make further recommendations for implementation of the Division Green 
Street/Main Street Plan.  
 
The Division Design Initiative maintains a Design Committee of elected and appointed members 
representing seven neighborhood and business associations including the Richmond Neighborhood 
Association, Hosford Abernethy Association, Mount Tabor, South Tabor, Southeast Uplift, Sustainable 
Southeast, and the Division Clinton Business Association. The boundaries of the project are the existing 
Division Green Street/Main Street Plan extents which span Division Street from 11th through 60th Street. 
 
How much effort has been put into the Division Design Initiative 
 
• Extensive Community Engagement & Research: Listening to the community over 18 Division Design 

Committee meetings open to the public to discuss community goals and design priorities; through 
surveys, tabulating results and priorities and translating into DDI documents. The DDI has held large 
public events to map community priorities, organized public forums on infill and managing growth, and 
walking tours to engage neighbors and get feedback. In May 2015 the DDI also held a stakeholder 
workshop with City planning staff, City Bureau of Housing, neighborhood and business association 
leaders, affordable housing buildings, Division property owners, architecture and real estate 
professionals, local developers, and building efficiency nonprofits to discuss strategies to address 
affordable, green and adaptive reuse.  
 

• Development of Tools including a Working Draft of Division Design Guidelines + Draft Toolkit for 
Neighborhood Design: DDI products are intended to guide policy makers, developers, and give the 
community specific tools, strategies and, importantly, language that allows them to describe the issues 
and be constructively involved in the ongoing discussions about development on Division. 
 

• Policy Recommendations: DDI work has not only clearly identified the issues, but most importantly, 
has proposed solutions, through Design Guidelines and now a Policy Framework including: 
  
a. Community Notification & Engagement Recommendations (supported by RNA, DCBA, HAND, 

HBBA, Laurelhurst NA, and others) 
b. Top Ten Policy Recommendations – Community-wide application (Endorsement of all 10 received by 

the Division Clinton Business Association, Richmond Neighborhood Association and the Hawthorne 
Area Business Association). 

c. Comprehensive Plan Recommendations 
d. Mixed Use Zoning Recommendations - City-wide and specific to Division 
e. Division Perception Survey - http://divisiondesigninitiative.org/division-perceptions-survey 

 
These recommendations for additional clear and objective development standards improve upon Portland’s 
current system by establishing a finer level of control over shape and size of buildings and are tailored, in a 
sensible way, to the context of main street environments like Division. 
 
 

  



 
(Excerpt from the Draft Division Design Guidelines) 

 
Background & Current Conditions 
"Since 2012, the Division corridor has undergone a rapid transformation unparalleled in the history of 
Eastside development and well beyond what was envisioned in the Green Street Main Plan.  The area 
between SE 30th and 50th Avenues has seen the arrival of close to 400 new residential units with 
accompanying commercial spaces.  On one hand, the street has become a vibrant commercial corridor 
attracting visitors from other parts of the city and the region.  However, for many long-residents, the 
dramatic transformation of the corridor represents a tsunami of growth that has been quite traumatic, 
causing a deep sense of loss for the small, locally-serving, “village-like” atmosphere, special streetcar/main 
street character, eclectic street identity that has shifted seemingly overnight to serve a higher-end level of 
business and rental market, making it less affordable to local businesses. This loss of affordability has also 
impacted the housing rental prices, making the new developments out of reach for many renters and 
causing concerns about gentrification, increased traffic congestion on traditionally quiet residential streets, 
parking problems and other impacts such as loss of solar access, privacy and displacement of residents.  Of 
great concern is that the majority of this private development of eight blocks of the Division corridor is in 
direct contradiction to broad community concern expressed in the media, in public testimony and in 
neighborhood surveys responses. With few avenues to help shape the changes occurring all around them, 
there is a good deal of anger and frustration in the Division community, some of it perhaps masking a sense 
of grief and loss, even of despair. Citizens have deep connections to their neighborhoods and “psychology 
of place” is important consideration for planners and designers when areas of our city are experiencing rapid 
growth and change. 
 
For Division, some of the breaks in our civic fabric may have happened with the Mt Hood Freeway project 
that, when ultimately abandoned, led to a fragmentation, displacement, and later disinvestment of public and 
private improvements for next 40 years. The impacts of this legacy of disinvestment further led to ongoing 
decline of street and land conditions. It should also be recognized that this history has also contributed to 
the identity of Division as a small scale, affordable, funky and eclectic, blue collar “maker” street with a 
collection of scattered historic buildings. With the rapid redevelopment of Division from both public 
investments in the Division Streetscape project and extensive new private large development projects over 
the span of 18-24 months, the long-standing neighborhood character and identity as well as social fabric of 
the neighborhood has been significantly altered. This has left many residents without either the policy or 
political framework to have a voice in the evolution of their neighborhood. This has caused a crisis within the 
local Division community that some may paint as growth/no growth, density/anti-density. We see this same 
crisis reflected citywide.  
 
By creating design guidelines that help us connect to our history, sense of place, and unique identity we 
hope to help heal some of these impacts and collectively shape a common vision for the future evolution of 

Division.  
******************************************End of Excerpt*************************************************************** 
The Division Design Initiative has actively worked to help shift the dialogue away from complexities that 
polarize communities when discussing issues of density to the fundamental importance of DESIGN, ideally 
focusing less on where we may be divided towards what we can agree upon as shared goals. The attached 
Top Ten Policy Recommendations for the City of Portland help represent these shared goals and have the 
endorsements from many leadership organizations as evidence of a collective desire for future density 
with less impacts, and community involvement in neighborhood planning to ensure more context-
sensitive design. 



Division Design Initiative  
TOP TEN POLICY RECOMMENDATIONS FOR PORTLAND 

The following are proactive solutions based on broad community input to fix current planning and zoning policies.  
The intent is a no net density loss approach to encourage additional infill density with fewer impacts. 

Background: Recent development on Division is a sharp contrast to its traditional small-scale 
main street character and form. We have seen a great deal of new development that often fea-
ture flat facades and rooflines, large blank walls, inconsistency in quality of materials, as well 
as privacy, light, noise, parking, and traffic impacts that have caused significant community de-
sign concerns. Much of this development has occurred despite more than 2-years of community 
outcry expressed in the media, public testimony, letters, surveys and neighborhood meetings. 
As we plan our growth strategy in the Comprehensive Plan and new Mixed Use Zone changes 
proposed by the by the City’s MUZ Advisory Committee, we can - through more context sensi-
tive design – encourage compact density and infill that meet our population goals within our 
urban corridors in a more unifying, intentional manner that preserves what is special and 
character-defining while allowing us to grow into a more compact city.  

Improve notification and enable constructive community engagement about growth Eight large buildings in 18-24 
months is major redevelopment, yet the neighborhood had no meaningful opportunity for real input.  
(See DDI Notification and Community Engagement Policy Recommendations) 
     
    Close the Residential Floor Area Ratio Code Gap Now  - There is cur-
rently no Floor Area Ratio (FAR) requirement for the residential portion of 
mixed use buildings which results in overly boxy, bulky buildings as projects 
build to the maximum envelope allowed. The City (through their Mixed Use 
Zones Proposal) is recommending this be fixed as part of the Comprehensive 
Plan adoption but it would not take effect until 2017. We recommend this be 
a top priority for the City to take immediate action to fix now.  
 

  Add Permit Review Criteria for Assessing Compatibility with Neighborhood Context (see draft Division Design guide-
lines Compatibility section & comment letter to the City of Portland Hearings Examiner re: land use appeal by Brentwood 
Darlington Neighborhood). Request additional permit submittal requirements be added including: 
 

a. Elevations showing proposed development in context of adjacent 
building/block development, 

b. Solar shading analysis, privacy and view impact drawing 
c. Statement of features/approaches used to demonstrate alignment 

with community design goals and preferences if formal guidelines exist 
d. If no parking is required, provide a transportation demand manage-

ment plan for mitigation of impacts (this could include annual bus 
passes for residents, shared/conjunctive use parking, on site car or 
bike-share options, etc.) 

 

Older, smaller neighborhoods with more traditional main street character and buildings of one and two stories need better review requirements to 
assess compatibility with neighborhood context and adjacent residential.  Good transitions in scale, screening, articulated massing and design fea-
tures make the difference. The best projects are innovative in design, of durable quality materials, and show respect for the neighborhood by reflect-
ing design preferences and desired features (note: “reflect” does not =replicate), rather than rejecting existing neighborhood architectural patterns.  



11.19.15    Top Ten Policy Recommendations for the City of Portland 

 
 

Develop Density Transition Zones & Foster the “Missing Middle” – The Current Comp Plan Growth Strategy focuses 
on corridors and centers but leaves out small-medium “plexes”, town/rowhouses, and courtyard style housing (promoted 
in the past with the City’s “Courtyard housing design competition”). These building types may blend better within the 
existing neighborhood fabric and could help relieve some of the development pressure on older commercial corridors 
with special character like Division, Hawthorne, etc. (See Eli Spevak proposal, and Metro Innovative Design & Develop-
ment Codes – Transitions Section) 

Missing Middle - Good Example of medium-scale sensitive infill designed increased density at 25th & Division: Three new modern rowhouses blend in 
with neighborhood scale, details and simple variation of windows and patterns without being overly repetitious. 

 

❺Create Incentives for Reuse & Preservation of Existing Buildings with Special Community character - Are there some 
areas where we don’t want the zoning to transfer automatically? As shown in the study noted below, retaining a mix of 
diverse building vintages and sizes has been proven to encourage economic vitality, more diversity, a greater number of 
jobs, less chain stores, and more affordability for small businesses and tenants. We may need other incentives that sup-
port adaptive reuse of these such as waivers of SDC, transfer of development rights (not just for historic properties), etc. 
(See Report on “Older, Smaller, Better: Measuring how the character of buildings and blocks influences urban vitality”, by 
Preservation Green Lab, National Trust for Historic Preservation, May 2014) 
 

 
Older buildings with streetcar era main street character are scattered along our East-West Portland corridors. These often have been in disuse or 
disrepair but may be important buildings of quality materials and significant character that when preserved create areas of distinction and identity. 
Many feature common design characteristics such as recessed entries, raised sills, large storefront windows with small clerestory windows above, 
articulated rooflines, deco or craftsman details, brick or wood exteriors, and often angled cut façade entrances on corner buildings. Let’s preserve 
these special buildings and make it easier to do so with good incentives. The greenest building is the one you aren’t building…but perhaps the one you 
are adapting. 
 



11.19.15    Top Ten Policy Recommendations for the City of Portland 

 
“Pearl on the String” Commercial Node- Cluster of Commercial at 20th-22nd & SE Division Street, including Bar Avignon, Mirador,  

New Seasons, and multiple eateries. 
 

 
❻ Relate Building Height to Street Width & Consider Nodal Focus. 
Set different goals for narrow vs. wider streets and focus some den-
sity into nodes – visualize a “Pearls on a String” concept with the 
pearls as the commercial focus with residential or lower scale devel-
opment as the string. This was a priority expressed for future devel-
opment in the Division Green Street Main Street Plan. (See 
Urbsworks Policy Recommendations, Division Green Street Main 
Street Plan) 

 
 

 
❼ Consider Incentives in new Mixed Use Proposal 
for community amenities, including: high performance 
buildings/zero energy buildings, preservation and 
adaptive reuse of older buildings, provision of reasona-
bly priced housing, and alternative transit-oriented or 
other community beneficial uses (daycare, small cor-
ner grocery stores, affordable/senior housing). Incen-
tives may include waivers of SDC’s, fast track permit-
ting, bonus in square footage, or other benefits. 
 
❽  Incorporate solar policy into zoning code amend-
ments to support more high performance buildings 
and minimize/mitigate solar shading of adjacent infill  
– Encourage further study of more N/S corridor density 
which has less shading impacts than on E/W corridors. 
(See New Buildings Institute Policy, state solar access 
policy OR 227.190, and other Oregon community solar 
policies such as Ashland, Jackson County, et al). 
 
 

Adaptive Reuse of older structure with  



11.19.15    Top Ten Policy Recommendations for the City of Portland 

 
❾ Enhance/maintain community livability through access to sun, 
air, light, privacy and public views for current and new resi-
dents/businesses. Address privacy issues via increased requirements 
for placement of and side setbacks to maintain air and light (e.g. varied 
rooflines, lightwells, stepbacks and stepdowns in heights), minimize 
privacy impacts (i.e. increased rear landscape screening requirements, 
sensitive location of balconies), protection of important viewsheds 
(e.g. reduction of large blank walls, maintain public view of community 
monuments such as the Hollywood Theater, Bagdad Theater, SE Hills). 
(These issues influence mixed use zoning requirements in development; 
also see Urbsworks research on lightwells and consideration of upper 
level skyplane context in NY Code; DDI Comment Letter to the City of 
Portland Re: Comp Plan & Mixed Use Zones) 
 
 
 
 
 
❿  The City should employ broader tracking of and accountability 
for development impacts. Portland, and state of Oregon do not re-
quire documentation nor impacts analysis resulting from a new devel-
opment beyond fee impacts to traffic, sewer and parks. However most 
states require this. Critical issues could be documented during permit 
submittal and review. Recommended issues to be tracked should in-
clude impacts to:  

a. Health (e.g., noise, air quality, safety) 
b. Environment (e.g., loss of habitat, mature trees/heat island ef-

fect, climate change) 
c. Community (e.g., loss of historic resources, important public 

viewsheds) 
d. Economy (e.g., loss of affordable residential and commercial 

spaces, loss of solar access for energy generation, food produc-
tion, etc.) 
 

“What gets measured, gets managed. 
What doesn’t get measured gets lost.” 

 
        Let’s not lose track of the things that matter most. 
 
 

 

POSITIVE EXAMPLES

Good example of adaptive reuse with new construction that is 
both modern and uses traditional materials of wood and 
metal, balconies, generous storefronts and stepped roofs. Res-
idential above turns inward to a central open air courtyard 
that helps avoid privacy impacts and maintains access to air 
and light. 
 

 
Move the House Project:  Example of positive building form in 
newer construction, sustainable design elements including:  

 breaking up building massing into sections with 4th floor 
upper roof stepbacks, balconies, and articulation,  

 creating transparency with glass skybridge and pedestrian 
paseos,  

 references similar storefront window patterns in nearby 
older blocks 

 incorporation or art and education through sculpture and  
interpretive signage 

 Green features such as living roofs, bioswales at rear, and 
preservation and design around a mature tree, and mov-

Want to take action? 
1. Comment on these draft recommendations – email ilovedivision@gmail.com with 

specific edits. 
2. Ask your Neighborhood or Business Association to take a position on these 

recommendations. Contact: Richmond NA -richmondpdx@gmail.com; Division/Clinton Busi-
ness Assoc. - dcbakatie@gmail.com 

3. Write a letter to the City expressing your support for any or all of these recom-
mendations Contact: cputestimony@portlandoregon.gov, note, for testimony it must in-
clude your name and address! 
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